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DECISION OF THE PLANNING COMMISSION 

 
CLASS 3 DESIGN REVIEW, CLASS 3 SITE PLAN REVIEW, CLASS 2 ZONING 

ADJUSTMENT, CLASS 2 DRIVEWAY APPROACH PERMIT CASE NO. DR-SPR-ADJ-

DAP19-11 

 

APPLICATION NO. : 19-120768-DR, 19-120770-RP, 19-12795-ZO, 19-12796-ZO 
 

NOTICE OF DECISION DATE: JANUARY 8, 2020 
 

SUMMARY: Proposed development of a new 246-unit multiple-family residential 
apartment complex. 
 

REQUEST: A Class 3 Design Review and Class 3 Site Plan Review application for 
development of a 246 multi-family residential apartment complex, with a Class 2 
Driveway Approach Permit for a new driveway access to 25th Street NE, and a Class 
2 Adjustment request to eliminate the required 10 foot zone-to-zone setback 
adjacent to a residential zone as required by SRC Chapter 514, Table 514-5, for 
property approximately 11.9 acres in size, zoned RM-II (Multi-Family Residential), 
and located at 2600 Center Street NE - 97301 (Marion County Assessors Map and 
Tax Lot number: 073W24C / 00100). 

 

APPLICANT: Mountain West Investment Corporation 
 

LOCATION: 2575 Center St NE 
 

CRITERIA: Salem Revised Code (SRC) Chapter(s) 225.005(e), 220.005(f)(3), 
250.005(e)(2), 804.025(d) 

 

FINDINGS: The findings are in the attached Decision dated January 8, 2020 
 

DECISION: The Planning Commission DENIED APPROVED Class 3 Design 
Review / Class 3 Site Plan Review / Class 2 Zoning Adjustment /  Class 2 Driveway 
Approach Permit Case No. DR-SPR-ADJ-DAP19-11 subject to the following 
conditions of approval: 
 

Class 3 Design Review: 
 

Condition 1: A minimum of 259 trees shall be incorporated into the landscape 
design, not including street trees planted in the public right-of-way. 
 

Class 3 Site Plan Review: 
 

Condition 2: Development of the solid waste service area shall conform to all 
applicable standards of SRC Chapter 800. 
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Condition 3: A minimum of 26 trees are required to be replanted for the 13 trees proposed 
to be removed beyond 75 percent. These replacement trees are in addition to the tree 
planting requirements of Chapters 702 and 807. 
 

Condition 4: Construct the full boundary street improvement of 25th Street NE from Center 
Street NE to D Street NE to local street standards. 
 

Condition 5: Prior to the issuance of building permits, record the final plat for subdivision 
case no. CPC-ZC-SUB-ADJ19-02, and record the final plat to further subdivide Lot 1 of 
CPC-ZC-SUB-ADJ19-02, referenced by subdivision application number 19-120764-LD. 
 

Condition 6: Per SUB-UGA17-05, Condition 3: As a condition of cumulative transportation 
impacts exceeding 2,380 average daily trips on the original development site, the applicant 
shall be required to convert the intersection of D Street NE and 23rd Street NE to an all-way 
stop-controlled intersection. 

 

Condition 7: Pursuant to SUB-UGA17-05 Condition 4 and CPC-ZC-SUB-ADJ19-02 
Condition 12(ii), the applicant shall pay a proportional share of improvements located at the 
intersection of Center Street NE and 17th Street NE. The proportional share shall be $134 
per ADT, to be paid at the time of building permit issuance. This fee amount shall be 
adjusted annually based on the December to December Engineering News Record 
Averaged Rates for Los Angeles, Seattle, and San Francisco. 
 

Condition 8: Pursuant to CPC-ZC-SUB-ADJ19-02 Condition 13, prior to certificate of 
occupancy, an east-west pedestrian path shall be developed connecting 25th Street NE and 
Park Avenue NE as shown in the application materials. A public access easement shall be 
recorded for public use of this path. 
 

Condition 9: Pursuant to CPC-ZC-SUB-ADJ19-02 Condition 11, prior to certificate of 
occupancy, a north-south pedestrian connection shall be developed as shown on the 
application materials.  A public access easement shall be recorded for public use of this 
path.   
 

Condition 10: Pursuant to SUB-UGA17-05 Condition 23 and CPC-ZC-SUB-ADJ19-02 
Condition 10, construct interior transportation systems that provide for multimodal access 
from 25th Street NE to the eastern boundary of the subject property.   
 

Condition 11: Align the proposed driveway approach to 25th Street NE with the intersection 
of B Street NE pursuant to PWDS. 
 

Condition 12: Extend water and stormwater mains as needed along the property frontage 
in the future 25th Street NE right-of-way. 
 

Condition 13: Construct the proposed sewer main as needed along the property frontage 
in the future 25th Street NE right-of-way. 
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Condition 14: Design and construct a storm drainage system at the time of development in 
compliance with Salem Revised Code (SRC) Chapter 71 and Public Works Design 
Standards (PWDS). 
 
 

VOTE:  

 
Yes  7  No  0 Absent  0   

 

 
 
 
 

 
 
 
 
 

 
Case Manager: Aaron Panko, APanko@cityofsalem.net, 503-540-2356 
 
This decision is final unless written appeal from an aggrieved party is filed with the City of 
Salem Planning Division, Room 320, 555 Liberty Street SE, Salem OR 97301, no later than 
5:00 p.m., January 23, 2020 Any person who presented evidence or testimony at the 
hearing may appeal the decision.  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) 225, 220, 250, 804.  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 City Council will review the appeal at a public hearing.  After the 
hearing, the City Council 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 320, City Hall, 555 Liberty Street 
SE, during regular business hours. 

 
 
 

http://www.cityofsalem.net/planning 
 
\\allcity\amanda\amandaforms\4431Type2-3NoticeOfDecision.doc
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FACTS & FINDINGS 

CLASS 3 DESIGN REVIEW / CLASS 3 SITE PLAN REVIEW / CLASS 2 ADJUSTMENT 
/ CLASS 2 DRIVEWAY APPROACH PERMIT CASE NO. DR-SPR-ADJ-DAP19-11 

JANUARY 8, 2020 
 

PROCEDURAL FINDINGS 
 

1. On August 14, 2017, a consolidated Subdivision and Urban Growth Area 
Preliminary Declaration (SUB-UGA17-05) was approved to divide approximately 
47 acres of the former North Campus of the Oregon State Hospital into 5 lots, 
ranging in size from 1.78 acres to 25.18 acres. 

 
2. On April 24, 2019, a consolidated Minor Comprehensive Plan Map Amendment, 

Zone Change, Tentative Subdivision, and Class 2 Adjustment (CPC-ZC-SUB-
ADJ19-02), changing the map designations for a portion of the North Campus from 
“Community Services – Health” to “Single Family Residential” and “Multiple Family 
Residential”, changing the zoning from PH (Public and Private Health Services) to 
RS (Single Family Residential) and RM-II (Multiple Family Residential), and a 
subdivision to further divide Lot 5 (SUB-UGA17-05) into four lots.  

 
3. On October 15, 2019, design review, site plan review, adjustment, and driveway 

approach permit applications were submitted to develop the subject property with 
a 246-unit multi-family residential use. After additional information was requested 
from the applicant, the applications were deemed complete for processing on 
December 18, 2019. The 120-day State mandated decision deadline for this case 
is April 16, 2020. 
 

4. A public hearing before the City of Salem Planning Commission was conducted on 
January 7, 2020, at 5:30 p.m. in the Salem City Council Chambers, Civic Center 
Room 240, located at 555 Liberty Street SE. Notice of public hearing was sent by 
mail to surrounding property owners pursuant to Salem Revised Code (SRC) 
requirements on December 18, 2019. Public hearing notice was posted on the 
property on December 27, 2019 by the applicant pursuant to SRC requirements. 

 
PROPOSAL 
 
The applicant has submitted Class 3 Design Review, Class 3 Site Plan Review, Class 2 
Adjustment, and Class 2 Driveway Approach Permit applications for development of a 
246-unit multiple family residential apartment complex for property located at 2600 
Center Street NE - 97301 (Attachment A). 
 
APPLICANT’S PLANS AND STATEMENT 
 
The applicant’s proposed site plan and building plans are included as Attachment B, and 
the applicant’s statement and supplemental statements addressing the applicable 
approval criteria for the consolidated request is included as Attachment C. 
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SUMMARY OF RECORD 
 
The following items are submitted to the record and are available upon request: All 
materials submitted by the applicant, including any applicable professional studies such 
as traffic impact analysis, geologic assessments, and stormwater reports; any materials 
and comments from public agencies, City departments, neighborhood associations, and 
the public; and all documents referenced in this report. 
 

SUBSTANTIVE FINDINGS 
 
1. Salem Area Comprehensive Plan (SACP) 

 
The Salem Area Comprehensive Plan (SACP) map designation for the subject 
property is "Multi-Family Residential". The subject property is within the Urban Growth 
Boundary and is located outside the Urban Service Area. 

 
2. Zoning 

 
The subject property is zoned RM-II (Multi-Family Residential). The proposed use 
includes development of a 246-unit multiple family residential apartment complex. 
Multi-family uses are allowed as a permitted use in the RM-II zone. 
 
Zoning designations for surrounding properties is as follows: 
 
North: RS (Single Family Residential) – Future single-family residential subdivision; 
South: PH (Public and Private Health Services) – Vacant; 
East: Across Park Avenue NE, RD (Duplex Residential) – Residential uses 
West: Across 25th Street NE, PH (Public and Private Health Services) – Future City 

Park, parking lot, Yaquina Hall 
 

3. Neighborhood Association Comments 
 

The subject property is adjacent to Northeast Neighbors (NEN) and Northeast Salem 
Community Association (NESCA), both neighborhoods were provided notice of the 
request. Testimony was received from NEN and NESCA indicating support for the 
proposed development. 
 

4. Public Comments 
 
Five written public comments were received prior to the public hearing objecting to the 
request. Testimony was received at the public hearing from three members of the 
public objecting to the proposed development. 
 

5. City Department and Public Agency Comments 
 
The Building and Safety Division reviewed the proposal and indicated no objections. 
 
The Fire Department reviewed the proposed and indicated that the site plan shows 
aerial truck driving access throughout the site. The Fire Department is unable to 
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determine if aerial access is required for the buildings as building heights were not 
provided. If aerial access is required it needs to be provided 15-30 feet from the 
buildings. Water supply was not shown on the plans. Fire hydrants are required to be 
located so all portions of the structures are within 600 feet (400 if the structure does 
not have an approved fire sprinkler system). The Fire Department will provide 
comments on items including fire department access and water supply at the time of 
building permit plan review. 
 
The Public Works Department has reviewed the proposal and provided a memo 
included as Attachment D. 
 
Cherriots has reviewed the proposal and commented that it appears that sidewalks 
are not planned for the entire frontage of 25th Street. Pedestrian access to center 
street is key to providing safe routes for people wanting to access transit. Center 
Street is part of Cherriots Core Network and provides high frequency service. 
Cherriots would like to see sidewalks along 25th Street NE required as part of the 
development. 
 
Staff Response: As a condition of site plan review approval, the applicant is required 
to construct the full boundary street improvement of 25th Street NE from Center Street 
NE to D Street NE to Local street standards, this includes the requested sidewalk 
improvements from the subject property to the existing public sidewalk at Center 
Street NE. 
 
Salem-Keizer Public Schools has reviewed the proposal and submitted a memo dated 
December 31, 2019, which is included as Attachment E. 

 
6. CLASS 3 DESIGN REVIEW APPROVAL CRITERIA 
 

SRC Chapter 225.005(e)(2) provides that: 
 
A Class 3 Design Review shall be approved if all of the applicable design review 
guidelines are met. 
 
SRC 702.010 provides that multiple family developments shall comply with all of the 
applicable design review guidelines set forth in SRC Chapter 702. 
 
Open Space Design Review Guidelines and Standards 
 
702.015(b)(1) – Common Open Space 

 
(A) A variety of open space areas of sufficient size shall be provided for use by all 

residents. 
 
Finding: The corresponding design standard requires a minimum of 30 percent of 
the development site to have open space areas. The applicant indicates that 
approximately 259,824 square feet, or 50.3 percent, of open space area is 
provided including landscape areas, pathways and outdoor recreation areas. 
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(B) Common open space shall be distributed around buildings and throughout the site. 
 
Finding: A variety of common open space areas are distributed throughout the 
development site and around all proposed buildings. 
 

(C) The amount of perimeter setbacks used for common open space shall be 
minimized. 
 
Finding: The applicant’s statement indicates that approximately 15 percent of the 
open space area is provided at the perimeter setback line, consistent with the 
corresponding design standard which limits the amount of open space area that 
can be provided in the setback areas to no more than 50 percent. 
 

702.015(c)(1) – Children’s Play Areas and Adult Recreation Areas 
 

(A) A variety of common open area opportunities shall be provided for enjoyment by 
all residents. 

 
Finding: Common open areas are provided for the proposed multi-family 
residential use including landscaping, walkways, adult and child outdoor recreation 
areas, swimming pools and an indoor recreation building providing a variety of 
active and passive recreational amenities. 

 
(B) Children’s play and/or adult recreation areas shall be located centrally within the 

development. 
 

Finding: Common open area opportunities are provided central to the 
development site. 

 
(C) Children’s play areas, if provided, shall be located in a manner to incorporate 

safety into the design by including such things as locating play areas to be visible 
from dwelling units, locating play areas away from physical barriers such as 
driveways and parking areas, and selection of play equipment with safe designs. 

 
Finding: The open space plan indicates that the children’s play area is located 
central to the development site, away from driveways and parking areas. 

 
702.015(d)(1) – Private Open Space. 
 
(A) Individual private open space shall be provided for each dwelling unit in all newly 

constructed multiple family developments. 
 

Finding: Each of the proposed dwelling units is provided with a private open 
space area, ground floor units will have patios not less than 97 square feet in size, 
and upper floor units will have decks not less than 57 square feet in size, 
consistent with the corresponding design standard. 

 
(B) Private open space shall be easily accessible from the dwelling unit. 
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Finding: Private open space areas are accessible from each dwelling unit. 
 
(C) If private open space is located adjacent to common open space, a buffer between 

the two open space areas shall be provided. 
 

Finding: Ground floor private open space areas are separated from common 
open space areas by landscaping and/or fencing. 
 

Landscaping Design Review Guidelines and Standards 
 
702.020(b)(1) – General Landscaping 

 
(A) A variety of tree types shall be distributed throughout the site to maximize tree 

canopy. 
 

Finding: The corresponding design standard requires a minimum of one tree to be 
planted for every 2,000 square feet of gross floor area. The subject property is 
approximately 517,026 square feet in size, requiring a minimum of 259 trees 
(517,026 / 2,000 = 258.5). The preliminary landscape plan indicates that 239 trees 
will be provided on the subject property, and additional trees will be planted in the 
public right-of-way, which is not consistent with the design standards. 

 
Condition 1: A minimum of 259 trees shall be incorporated into the landscape 

design, not including street trees planted in the public right-of-
way. 

 
(B) Landscaping shall be used to shield the site from winter winds and summer sun. 

 
Finding: Trees and shrubs are proposed to be distributed throughout the 
development site to provide shade during the summer and to shield from winter 
winds. 
 

(C) Existing trees shall be preserved to the maximum extent possible. 
 
Finding: The existing conditions plan provided by the applicant indicates that 
there are 91 existing trees on the subject property. Ten of the existing trees will be 
preserved and incorporated into the site landscaping, 81 trees (89 percent) are 
proposed for removal. The applicant is required to provide additional plantings 
pursuant to SRC Chapter 807. 
 

(D) Where a development site abuts property zoned Residential Agriculture (RA) or 
Single Family Residential (RS), an appropriate combination of landscaping and 
screening shall be provided that is sufficient to buffer between the multiple family 
development and the abutting RA or RS zoned property. 
 
Finding: The site plan indicates that a setback, landscaping, and screening will be 
provided between proposed buildings 17, 18, 19, 22 and 23 and abutting single 
family residential zoned property in compliance with the corresponding standard. A 
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Class 2 Adjustment has been granted to eliminate the required vehicle use area 
setback adjacent to the RS zoned property. 

 
702.020(c)(1) – Street Frontage 
 
(A) The residential character of the site shall be enhanced with trees planted within 

the public right-of-way. 
 
Finding: The preliminary landscape plan indicates that existing trees will be 
retained and incorporated into the streetscape for 25th Street NE. 
 

702.020(d)(1) – Building Exteriors 
 

(A) Landscaping shall be planted to define and accentuate the primary entry way of 
each dwelling unit, or combination of dwelling units. 
 
Finding: The preliminary landscape plan indicates that shrubs and trees are 
proposed at dwelling unit entrances for each of the proposed buildings. 
 

(B) Vertical and horizontal landscape elements shall be provided along all exterior 
walls to soften the visual impact of buildings and create residential character. 
 
Finding: The proposed landscaping plan indicates a variety of trees, shrubs and 
ground cover will be provided along the exterior walls of the buildings. 
 

702.020(e)(1) – Privacy 
 

(A) Landscaping, or a combination of landscaping and fencing, shall be used to buffer 
the multiple family development from abutting properties. 
 
Finding: The site plan indicates that a setback, landscaping, and screening will be 
provided between proposed buildings 17, 18, 19, 22 and 23 and abutting single 
family residential zoned property in compliance with the corresponding standard. A 
Class 2 Adjustment has been granted to eliminate the required vehicle use area 
setback adjacent to the RS zoned property. 
 

(B) Landscaping shall be used to enhance the privacy of dwelling units. Methods may 
include fencing in combination with plant units. 
 
Finding: The preliminary landscape plan indicates that trees and shrubs will be 
provided around the exterior walls of the proposed building and a combination of 
landscaping and fencing will be used to screen ground floor private open space 
areas. 

 
702.020(f)(1) – Parking Areas 

 
(A) Canopy trees shall be distributed throughout the interior, and planted along the 

perimeter, of parking areas. 
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Finding: The preliminary landscape plan indicates that a variety of canopy trees 
will be provided throughout the proposed parking areas. 
 

Crime Prevention Through Environmental Design 
 
702.025(a)(1) – Safety Features for Residents 

 
(A) Multiple family developments shall be designed in a manner that considers crime 

prevention and resident safety. 
 
Finding: The applicant indicates that security lighting will be installed in the 
parking areas, public pathways and building entrances. All buildings have windows 
provided in habitable rooms which are oriented towards open space areas and the 
proposed parking area. 
 

(B) Landscaping and fencing shall be provided in a manner that does not obscure 
visual surveillance of common open space, parking areas, or dwelling unit 
entryways. 
 
Finding: The preliminary landscape plan and the applicant’s statement indicate 
that no fences or plant materials will be located in areas which obstruct visibility. 
 

Parking, Site Access, and Circulation 
 
702.030(b)(1) – General Parking and Site Access 

 
(A) Parking areas shall be designed to minimize the expanse of continuous parking. 

 
Finding: The applicant indicates that all parking areas are separated by 18 foot 
wide planter strips to minimize the length and appearance of continuous parking 
areas. 
 

(B) Pedestrian pathways shall be provided that connect to and between buildings, 
common open space, parking areas, and surrounding uses. 
 
Finding: The proposed site plan includes a pedestrian pathway which connects 
parking areas, common open space, recreational building, and dwelling units to 
each other and to public sidewalks. 
 

(C) Parking shall be located to maximize the convenience of residents. 
 
Finding: Off-street parking areas are distributed throughout the development site 
in near proximity to each of the proposed multi-family buildings, common open 
areas and recreational building. 
 

(D) Parking areas and circulation systems shall be designed in a manner that 
considers site topography, natural contours, and any abutting properties zoned 
Residential Agriculture (RA) or Single Family Residential (RS). 
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Finding: The subject property is relatively flat and abuts RS zoned property to the 
north and east. A Class 2 Adjustment has been granted to eliminate the required 
vehicle use area setback adjacent to the RS zoned property. 

 
702.030(c)(1) – Site Access 

 
(A) Accessibility to and from the site shall be provided for both automobiles and 

pedestrians. 
 

Finding: Vehicle entrance to the development site is provided by a driveway onto 
25th Street NE, a future public street. In addition, access to the multi-family 
apartment complex will be provided by a private alley accessway between two 
private cul-de-sacs. Pedestrian access to the site will be provided by a public 
sidewalk on 25th Street NE, and a multi-use pathway network connecting the 
development site to D Street Ne and Park Avenue NE. 

 
(B) Site access shall be provided in a manner that minimizes vehicle and pedestrian 

conflicts. 
 

Finding: Pedestrian accessways are provided throughout the development site. 
Where a pedestrian pathway crosses a vehicle use area, a pedestrian crossing is 
marked to minimize pedestrian and vehicle conflicts. 

 
(C) Where possible, driveway access shall be provided onto collector or local streets 

rather than arterial streets. 
 

Finding: The only access for the development site from a public street is from a 
driveway on 25th Street NE, which is classified as a local street on the Salem 
Transportation System Plan (TSP), the subject property does not directly abut a 
collector or arterial street. 

 
(D) Where possible, driveway access shall be consolidated with either existing or 

future driveways serving adjacent developments.  
 

Finding: Driveway access to the site is provided by a driveway approach on 25th 
Street NE, and driveways accessing two private cul-de-sacs. Access to parking 
spaces is also provided by a shared private vehicle accessway. Shared driveway 
access to abutting property to the south is not possible due to conflicting zoning. 

 
(E) Parking areas shall be located to minimize their visibility from the public right-of-

way and abutting properties. 
 

Finding: A Class 2 Adjustment has been granted to eliminate the required setback 
and screening for the off-street parking area adjacent to the abutting residential 
area. The development plans call for shared use of the private alley for access and 
maneuvering for the proposed multi-family use and proposed abutting single-
family dwellings. No visual barrier is proposed between the parking spaces for the 
multi-family use and proposed abutting single-family dwellings. 
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Building Mass & Façade Design 
 
702.035(b)(1) – General Siting and Building Mass 

 
(A) Buildings shall be sited with sensitivity to topography and natural landform. 

 
Finding: The subject property is relatively flat, the proposed buildings are sited to 
maximize dwelling unit density, while complying with development standards, 
including setbacks, landscaping, and off-street parking. 
 

(B) The development shall be designed to reinforce human scale. 
 
Finding: The proposed buildings comply with maximum height and minimum 
setback requirements of the underlying zone. 
 

(C) Buildings with long monotonous exterior walls shall be avoided. 
 
Finding: Vertical and/or horizontal offsets are proposed in the design for each 
building, avoiding or limiting the appearance of a building with a long monotonous 
exterior wall. No building dimension exceeds more than 150 feet in length. 
 

702.035(c)(1) – Compatibility 
 

(A) Contrast and compatibility shall be provided throughout the site through building 
design, size, and location. 
 
Finding: The proposed multi-family residential buildings are three stories in 
height, the design includes vertical and/or horizontal building offsets, as well as 
contrasting siding materials. 
 

(B) Appropriate transitions shall be provided between new buildings and structures on-
site and existing buildings and structures on abutting sites. 
 
Finding: The proposed buildings comply with the maximum height requirement 
and building setback requirements of the RM-II zone. The proposed height and 
setbacks for the proposed development provide an appropriate transition with 
abutting residential uses. A Class 2 Adjustment has been granted to eliminate the 
setback requirement for a vehicle use area adjacent to a future single-family 
residential subdivision. 
 

(C) Architectural elements and façade materials shall be used to provide continuity 
throughout the site. 
 
Finding: The proposed multi-family building design provides articulated building 
entrances and the use of contrasting building materials throughout the site. 
 

(D) The majority of dwelling units within the development shall be placed as close as 
possible to the street right-of-way. 
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Finding: The corresponding design standard requires sites with 75 feet or more of 
buildable width to have buildings placed at the setback line for a minimum of 50 
percent of the buildable width. There is approximately 520 feet of frontage 
adjacent to proposed 25th Street NE, minus the 10-foot setback to abutting 
property to the north and south, the buildable width is approximately 500 feet. The 
standard requires a minimum of 250 feet of building length to be provided on the 
setback line. 
 
Four proposed buildings are placed at or near the setback line adjacent to 25th 
Street NE with a combined building width of approximately 267 feet, exceeding the 
standard. Proposed building 16 is placed a few feet from the minimum setback line 
in order to provide for a meandering public sidewalk on 25th Street NE. 
 

(E) Architecturally defined and covered entryways shall be incorporated into the 
design of buildings. 
 
Finding: Articulated covered entryways or porticos are incorporated into the 
building designs at each entryway. 

 
702.035(d)(1) – Building Articulation 

 
(A) The appearance of building bulk shall be minimized by: 

(i) Establishing a building offset interval along building facades; and 
(ii) Dispersing windows throughout building facades. 

 
Finding: The design standards require windows to be provided in all habitable 
rooms, other than bathrooms, that face required setbacks, common open areas, 
and parking areas. The proposed plans indicate that windows will be provided in 
all habitable spaces which face towards open space and parking areas. 

 
(B) Articulation shall be provided at the common entry way to all residential buildings. 

 
Finding: Covered entry ways are provided at the individual entryways for each 
building. 
 

(C) Building roofs shall reinforce the residential character of the neighborhood. 
 
Finding: The design standards require that the horizontal length of roof shall not 
exceed 100 feet without providing a change of elevation of at least 4 feet. All roofs 
are proposed with a single ridgeline of overall length that is less than 100 feet in 
length. Longer buildings incorporate hip roofed ends to minimize roofline lengths 
consistent with this standard. 
 

Recycling 
 
702.040(a)(1) – On-Site Design and Location of Facilities 

 
(A) Facilities shall be provided to allow recycling opportunities for tenants that are as 

conveniently located as the trash receptacles, and that are in compliance with any 
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applicable federal, state, or local laws. 
 
Finding: Recycling areas are provided in the solid waste service enclosures 
distributed around the development site. Proposed solid waste enclosures comply 
with the development standards of SRC Chapter 800. 
 

(B) The design and materials of recycling areas shall be similar to the design and 
materials of the buildings within the development. 
 
Finding: The proposed design, building materials, and color scheme for the solid 
waste service areas are consistent with the materials of the proposed buildings. 
 

(C) Recycling areas shall be located to provide adequate access for franchised 
haulers, and shall have containers sufficient to allow collection of all recyclables 
collected by the haulers. 
 
Finding: Proposed solid waste enclosures comply with the development 
standards of SRC Chapter 800, including access for service vehicles. 

 
7. CLASS 3 SITE PLAN REVIEW APPROVAL CRITERIA 
 

SRC 220.005(f)(3) establishes the following criteria for a Class 3 Site Plan Review: 
 
Criterion 1: 
 
The application meets all applicable standards of the UDC. 
 
Finding:  The proposal includes a request to develop a 246-unit multiple-family 
residential apartment complex for property within the RM-II (Multi-Family Residential) 
zone. The following is a summary of the use and development standards of the RM-II 
zone (SRC Chapter 514). 
 
Development Standards – RM-II Zone: 
 
SRC 514.005(a) - Uses: 
Except as otherwise provided in Chapter 514, the permitted, special, conditional and 
prohibited uses in the RM-II zone are set forth in Table 514-1. 
 
Finding:  Multifamily uses are allowed as a permitted use in the RM-II zone per Table 
514-1. 
 
SRC 514.010(b) – Lot Standards: 
Lots within the RM-II zone shall conform to the standards set forth in Table 514-2. The 
minimum lot area for a multi-family use in the RM-II zone is 6,000 square feet, 
minimum lot width is 40 feet, minimum lot depth is 80 feet and the minimum street 
frontage requirement is 40 feet. 
 
Finding:  The subject property is proposed Lot 2 from tentative subdivision case no. 
CPC-ZC-SUB-ADJ19-02. Proposed Lot 2 is approximately 11.9 acres in size, and the 
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lot dimensions are approximately 755 feet in width and 887 feet in depth, with 
approximately 520 feet of street frontage on 25th Street NE, exceeding the minimum 
lot size requirement. 
 
SRC 514.010(c) – Dwelling Unit Density: 
Dwelling unit density within the RM-II zone shall conform to the standards set forth in 
Table 514-3. Maximum dwelling unit density cannot be varied or adjusted. 
 
Finding:  The subject property is approximately 517,026 square feet (11.9 acres) in 
size. Per Table 514-3, the minimum dwelling unit density is 12 units per acre and the 
maximum dwelling unit density if 28 units per acre. A minimum of 143 dwelling units 
and a maximum of 334 dwelling units are permitted for the subject property. Condition 
3 from CPC-ZC-SUB-ADJ19-02, limits the maximum number of dwelling units for the 
property to not more than 250 units. The proposed development includes 246 dwelling 
units, in compliance with the density allowance in Table 514-3, and previous 
conditions of approval. 
 
SRC 514.010(d) – Setbacks: 
Setbacks within the RM-II zone shall be provided as set forth in Tables 514-4 and 
514-5. 
 

North:  Adjacent to the north is property zoned RS (Single Family Residential). Per 
Table 514-5, buildings, accessory structures and vehicle use areas require a 
minimum 10-foot setback when abutting a residential zone. 
 
Finding: Proposed buildings 17, 18, 19, 22 and 23 are setback approximately 35 feet 
from the abutting property to the north. No vehicle use area setback is provided to the 
north. The applicant is requesting a Class 2 Adjustment to eliminate the setback 
requirement along the proposed private alley to the north. Findings for the Class 2 
Adjustment are included in Section 8 of this report. 
 
South:  Adjacent to the south is property zoned PH (Public and Private Health 
Services). Per Table 514-5, buildings, accessory structures and vehicle use areas 
require a minimum 10-foot setback when abutting a public zone. 
 
Finding: Proposed buildings 6, 7, 9, 11, and 12 abut the PH zoned property to the 
south, these buildings are placed on the 10-foot minimum setback line, in compliance 
with the minimum setback requirement. 
 
East:  Adjacent to the east is property zoned RS (Single Family Residential). Per 
Table 514-5, buildings, accessory structures and vehicle use areas require a 
minimum 10-foot setback when abutting a residential zone. 
 
Finding:  No vehicle use area setback is provided to the east. The applicant is 
requesting a Class 2 Adjustment to eliminate the required building and vehicle use 
area setback requirement. Findings for the Class 2 Adjustment are included in Section 
8 of this report. 
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West:  Adjacent to the west is future right-of-way for 25th Street NE, a public street. 
Per Table 514-4, buildings and accessory structures require a minimum 12-foot 
setback, plus one foot for each one foot of height over 12 feet but need not exceed 20 
feet in depth. Vehicle use areas require a minimum 12-foot setback. 
 
Finding: Proposed buildings 12, 13, 16, and 17 abut 25th Street NE and are greater 
than 20 feet in height, requiring a minimum 20-foot setback. Each of the buildings is 
placed at the 20-foot setback line, in compliance with the minimum setback 
requirement. The proposed vehicle use area is setback 20 feet from 25th Street NE. 
 
SRC 514.010(e) - Lot Coverage, Height: 
The maximum lot coverage allowance for all uses in the RM-II zone is 50 percent. The 
maximum building height allowance for multi-family uses is 50 feet. 
 
Finding:  The site plan indicates that the proposed building footprint is approximately 
81,715 square feet, for a lot coverage of approximately 15.8 percent (81,715 / 
517,026 = 15.8) for the total site, less than the maximum lot coverage allowance. The 
average height of the proposed multi-family buildings is approximately 35 feet, less 
than the 50-foot maximum height allowance. 

 
SRC 514.010(g) - Landscaping: 
Landscaping within the RM-II zone shall be provided as set forth in this subsection. 

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

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

Finding:  Landscape and irrigation plans will be reviewed for conformance with the 
requirements of SRC Chapters 806 and 807 at the time of building permit application 
review. 
 
SRC 514.010(h) – Outdoor Storage: 
Within the RM-II zone, outdoor storage shall be screened from streets and adjacent 
properties by a minimum 6-foot high sight-obscuring fence, wall, or hedge. 
 
Finding:  Outdoor storage areas are not provided for the proposed use. 
 
SRC 514.015 – Design Review: 
Multiple family development shall be subject to design review according to the 
multiple family design review guidelines or the multiple family design review standards 
set forth in SRC Chapter 702. 
 
Finding:  A Class 3 Design Review application has been submitted for the proposed 
multi-family development, findings are included in Section 6 of this report. 
 
General Development Standards SRC 800 
 
SRC 800.055(a) – Applicability. 
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Solid waste service area design standards shall apply to all new solid waste, 
recycling, and compostable services areas, where us of a solid waste, recycling, and 
compostable receptacle of 1 cubic yard or larger is proposed. 
 
Finding:  The site plan indicates that new solid waste enclosures with receptacles 
greater than 1 cubic yard in size are proposed. 
 
SRC 800.055(b) – Solid Waste Receptacle Placement Standards. 
All solid waste receptacles shall be placed at grade on a concrete pad that is a 
minimum of 4 inches thick, or on an asphalt pad that is a minimum of 6 inches thick. 
The pad shall have a slope of no more than 3 percent and shall be designed to 
discharge stormwater runoff. 

 
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 1-foot beyond the sides and rear of 

the receptacle. 
b. The pad area shall extend a minimum 3 feet beyond the front of the receptacle. 
c. In situations where receptacles face each other, a minimum four feet of pad 

area shall be required between the fronts of the facing receptacles. 
 

Finding:  The design and materials for the slab is not indicated in the proposed plans 
but will be reviewed for conformance with this development standard at the time of 
building permit review. The proposed receptacles do not appear to face each other. 

 
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 5 feet shall be provided between the receptacle and 
any combustible walls, combustible roof eave lines, or building or structure 
openings. 

 
Finding:  Adequate separation distance is provided within the enclosure. Receptacles 
will not be placed within 5 feet of a building or structure. 

 
3) Vertical Clearance. 

a. Receptacles 2 cubic yards or less in size shall be provided with a minimum of 8 
feet of unobstructed overhead or vertical clearance for servicing. 

b. Receptacles greater than 2 cubic yards in size shall be provided with a 
minimum of 14 feet of unobstructed overhead or vertical clearance for serving. 

 
Finding:  The applicant’s statement indicates that a roof cover will be provided 
protecting the trash container area from rain. Minimum vertical clearance for the roof 
cover for each proposed enclosure will be verified at the time of building permit. 

 
SRC 800.055(d) – Solid Waste Service Area Screening Standards. 
1) Solid waste, recycling, and compostable service areas shall be screened from all 

streets abutting the property and from all abutting residentially zoned property by a 
minimum six-foot-tall sight-obscuring fence or wall; provided, however, where 
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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. 
 

Finding:  The solid waste service areas are located within an enclosure, which 
provides screening from surrounding streets and residentially zoned areas. 

 
SRC 800.055(e) – Solid Waste Service Area Enclosure Standards. 
When enclosures area used for required screening or aesthetics, such enclosure shall 
conform to the following standards: 

 
1) Front Opening of Enclosure. The front opening of the enclosure shall be 

unobstructed and shall be a minimum of 12 feet in width. 
 

Finding:  The width of the proposed front opening for the enclosure is approximately 
18 feet, exceeding the minimum standard. 

 
2) Measures to Prevent Damage to Enclosure. 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 located 12 inches inside the perimeter 
of the outside walls of the enclosure, or a fixed bumper rail to prevent damage 
from receptacle impacts. 
 

Finding:  The proposed site plan indicates that the enclosure walls will be cmu block. 
A bumper curb 12 inches inside the perimeter of the enclosure walls is required, 
however the curb is not indicated on the proposed plans. 

 
Condition 2: Development of the solid waste service area shall conform to all 

applicable standards of SRC Chapter 800. 
 

3) Enclosure Gates. Any gate across the front opening of an enclosure shall swing 
freely without obstructions. For any opening that is 15 feet or greater in width, the 
gates shall open a minimum of 90 degrees. All gates shall have restrainers in the 
open and closed positions. 
 

Finding:  The proposed opening is greater than 15 feet in width, gates can swing to 
90 degrees in compliance with this provision. 
 
SRC 800.055(f) – Solid Waste Service Area Vehicle Access. 

 
1) Vehicle Operation Area. A vehicle operation area shall be provided for solid waste 

collection service vehicles that are free of obstructions and no less than 45 feet in 
length and 12 feet in width. Vehicle operation areas shall be made available in 
front of every receptacle. 
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Finding:  The proposed vehicle operation area meets the minimum dimensional 
requirements for service vehicle access. 
 
Off-Street Parking, Loading, and Driveways SRC 806 
 
SRC 806.005 - Off-Street Parking; When Required. 
Off-street parking shall be provided and maintained for each proposed new use or 
activity. 
 
SRC 806.010 - Proximity of Off-Street Parking to Use or Activity Served. 
Required off-street parking shall be located on the same development site as the use 
or activity it serves; or, within residential zones, required off-street parking may be 
located within 200 feet of the development site containing the use or activity it serves. 
 
Finding:  Required off-street parking spaces are provided on the same development 
site as the use or activity it serves. 

 
SRC 806.015 - Amount of Off-Street Parking. 
a) Minimum Required Off-Street Parking.  The minimum number of off-street parking 

spaces required for a multi-family use is 1.5 spaces per dwelling unit. 
 

b) Compact Parking.  Up to 75 percent of the minimum off-street parking spaces 
required under this Chapter may be compact parking spaces. 
 

c) Carpool and Vanpool Parking.  New developments with 60 or more required off-
street parking spaces, and falling within the Public Services and Industrial use 
classifications, and the Business and Professional Services use category, shall 
designate a minimum of 5 percent of their total off-street parking spaces for 
carpool or vanpool parking. 
 

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

Finding:  The proposed 246-unit multi-family residential apartment complex requires 
a minimum of 369 off-street parking spaces (246 x 1.5 = 369). The maximum off-
street parking allowance for the use is 646 spaces (369 x 1.75 = 645.75). The site 
plan indicates there are 431 parking spaces provided for the proposed use, consistent 
with the minimum and maximum off-street parking requirements. 
 
Of the spaces provided, 202 (47 percent) are compact size spaces. Carpool/vanpool 
spaces are not required for the proposed multi-family residential use. 
 
SRC 806.035 - Off-Street Parking and Vehicle Use Area Development Standards. 
 
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 
and Two Family shall be developed and maintained as provided in this section. 
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a) General Applicability.  The off-street parking and vehicle use area development 
standards set forth in this section 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 un-paved area. 
 

Finding:  Off-street parking and vehicle use area development standards apply to the 
new off-street parking area. 

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

required setbacks. 
 

Finding:  Except where a Class 2 Adjustment has been requested, the proposed off-
street parking area complies with all applicable setback requirements. 

 
c) Perimeter Setbacks and Landscaping. Perimeter setbacks shall be required for off-

street parking and vehicle use areas abutting streets, abutting interior front, side, 
and rear property lines, and adjacent to buildings and structures. 

 
Where an off-street parking or vehicular use area is located adjacent to a building 
or structure, the off-street parking or vehicle use area shall be setback from the 
exterior wall of the building or structure by a minimum 5-foot-wide landscape strip 
or by a minimum 5-foot-wide paved pedestrian walkway. 

 
Finding: All proposed vehicle use areas are setback a minimum of 5 feet from the 
exterior walls of buildings and structures. 

 
d) Interior Landscaping.  Interior landscaping shall be required for off-street parking 

areas 5,000 square feet or greater in size. 
 

Finding:  For off-street parking areas 50,000 square feet or greater in size, a 
minimum of 8 percent of the interior area of the off-street parking area shall be 
landscaped. The proposed site plan indicates that the off-street parking area is 
approximately 197,247 square feet in size, requiring a minimum of 153 square feet of 
interior parking lot landscaping (197,247 x 0.08 = 15,779.8). Approximately 20,887 
square feet of interior parking lot landscaping is proposed (approximately 10.6 
percent), exceeding the minimum requirement. 

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

minimum dimensions set forth in Table 806-6. 
 

Finding:  The proposed off-street parking spaces are sufficient to meet the minimum 
dimensions for standard and compact sized parking spaces. 

 
f) Additional Off-Street Parking Area Development Standards 806.035(f-m). 
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Finding:  The proposed off-street parking area is developed consistent with the 
additional standards for grade, surfacing, and drainage. Bumper guards or wheel 
barriers are not required in this case to prevent encroachment into a required setback 
or pedestrian pathway. Compact parking spaces shall be clearly marked indicating the 
spaces are reserved for compact parking only. The striping, and lighting will meet the 
standards of SRC 806. 
 
SRC 806.035(m) requires the off-street parking area shall be screened from abutting 
residentially zoned property; however, the applicant is requesting to eliminate the 
required setback, landscaping and screening required adjacent to the private vehicle 
accessway, findings for the Adjustment are included in Section 8 of this report. In 
other areas abutting RS zoned property, a 6-foot-tall privacy fence will be provided to 
screen the use from abutting residential areas. 
 
Bicycle Parking 
 
SRC 806.045 - General Applicability. 
Bicycle parking shall be provided and maintained for any new use or activity. 
 
SRC 806.050 – Proximity of Bicycle Parking to use or Activity Served. 
Bicycle parking shall be located on the same development site as the use or activity it 
serves. 
 
SRC 806.055 - Amount of Bicycle Parking. 
A multi-family use is required to have the greater of 4 bicycle spaces or a minimum of 
0.1 bicycle spaces per dwelling unit. 
 
Finding:  The proposed 246-unit apartment complex requires a minimum of 25 
bicycle parking spaces (246 x 0.1 = 24.6). The proposed site plan indicates that 25 
bicycle parking stalls will be provided for the proposed apartment complex. 
 
SRC 806.060 – Bicycle Parking Development Standards 
Unless otherwise provided under the UDC, bicycle parking areas shall be developed 
and maintained as set forth in this section. 

 
(a) Location. Except as otherwise provided in this section, bicycle parking shall be 
located outside a building. 
(1) Bicycle parking located outside a building shall be located within a convenient 

distance of, and be clearly visible from, the primary building entrance. In no 
event shall bicycle parking be located more than 50 feet from the primary 
building entrance, as measured along a direct pedestrian access route. 

(2) Where bicycle parking cannot be located outside a building, it may be located 
inside a building within a convenient distance of, and accessible from, the 
primary building entrance. 

 
Finding: The proposed site plan indicates that five exterior bicycle racks, each 
containing five bicycle parking spaces, will be provided throughout the development 
site. Bicycle parking spaces are located less than 50 feet from a building entrance. 
 



Facts & Findings - Class 3 Design Review / Class 3 Site Plan Review / Class 2 Adjustment / Class 2 
Driveway Approach Permit Case No. DR-SPR-ADJ-DAP19-11 

Page 19 
 

   

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

 
Finding: Direct access is provided from public sidewalks and pathways to the 
proposed bicycle parking spaces. 

 
(c) Dimensions. Bicycle parking spaces shall be a minimum of 6 feet by 2 feet, and 
shall be served by a minimum 4-foot-wide access aisle. 

(1) Bicycle parking spaces. Bicycle parking spaces shall be a minimum of six 
feet in length and two feet in width with the bicycle rack centered along the long 
edge of the bicycle parking space. Bicycle parking space width may be reduced, 
however, to a minimum of three feet between racks where the racks are located 
side-by-side. 
(2) Access aisles. Bicycle parking spaces shall be served by a minimum four-
foot-wide access aisle. Access aisles serving bicycle parking spaces may be 
located within the public right-of-way. 

 
Finding: The proposed bicycle parking spaces are consistent with the minimum 
dimensional and access standards of this section. 
 
(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. 
 
Finding: The proposed bicycle parking spaces are located on concrete pads, 
consistent with this development standard. 

 
(e) Bicycle racks. Where bicycle parking is provided in racks, the racks may be floor, 
wall, or ceiling racks. Bicycle racks shall meet the following standards. 

(1) Racks must support the bicycle frame in a stable position, in two or more 
places a minimum of six inches horizontally apart, without damage to wheels, 
frame, or components. 
(2) Racks must allow the bicycle frame and at least one wheel to be locked to 
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 not, meet these 
standards are shown in Figure 806-10. 
 

Finding: The proposed bicycle parking spaces are consistent with the development 
standards of this section. 
 
Off-Street Loading Areas 
 
SRC 806.065 - General Applicability.   
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Off-street loading areas shall be provided and maintained for each proposed new use 
or activity. 
 
SRC 806.070 – Proximity of Off-Street Loading Areas to Use or Activity Served.   
Off-street loading shall be located on the same development site as the use or activity 
it serves. 
 
SRC 806.075 - Amount of Off-Street Loading.   
For multiple family uses containing 200 or more dwelling units, a minimum of three 
off-street loading spaces are required per Table 806-9. Loading spaces shall be a 
minimum 12 feet in width, 19 feet in length, and have 12 feet of unobstructed vertical 
clearance. 
 
Finding:  Three off-street loading spaces are provided for the proposed development, 
meeting or exceeding the minimum dimensional standards. 

 
Landscaping 

 
All required setbacks shall be landscaped with a minimum of 1 plant unit per 20 
square feet of landscaped area. A minimum of 40 percent of the required number of 
plant units shall be a combination of mature trees, shade trees, evergreen/conifer 
trees, or ornamental trees. Plant materials and minimum plant unit values are defined 
in SRC Chapter 807, Table 807-2. 
 
All building permit applications for development subject to landscaping requirements 
shall include landscape and irrigation plans meeting the requirements of SRC Chapter 
807. 
 
Finding:  The proposed site plan indicates that approximately 179,395 square feet of 
landscaping is provided for the development site. A minimum of 8,967 plant units are 
required for the proposed development (179,395 / 20 = 8,969.8). Of the required plant 
units, a minimum of 448 plant units shall be a combination of mature trees, shade 
tree, evergreen/conifer trees, or ornamental trees. 
 
Landscape and irrigation plans will be reviewed for conformance with the 
requirements of SRC 807 at the time of building permit application review. 
 
SRC 807.015(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 this 
subsection. 
1) Removal of trees within required setbacks. When an existing tree or trees, as 

defined under SRC Chapter 808, within a required setback are proposed for 
removal, two new trees shall be planted for each tree removed. Replanted trees 
shall be of either a shade or evergreen variety with a minimum 1.5 inch caliper. 

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

Finding:  The existing conditions plan indicates that there are 91 trees on the subject 
property, and that 81 of the trees (89 percent) will be removed. For each tree removed 
beyond 68 (75 percent), a minimum of two replacement trees shall be incorporated 
into the landscape design. A minimum of 26 trees are required to be replanted for the 
13 trees proposed to be removed beyond 75 percent, replacement trees are in 
addition to the tree planting requirements of Chapters 702 and 807. 

 
Condition 3: A minimum of 26 trees are required to be replanted for the 13 trees 

proposed to be removed beyond 75 percent. These replacement 
trees are in addition to the tree planting requirements of Chapters 
702 and 807. 

 
Natural Resources 
 
SRC 601 - Floodplain: Public Works staff has reviewed the Flood Insurance Study 
and Flood Insurance Rate Maps and has determined that no floodplain or floodway 
areas exist on the subject property.  
 
SRC 808 - Preservation of Trees and Vegetation:  The City's tree preservation 
ordinance, under SRC Chapter 808, provides that no person shall remove a 
significant tree (Oregon White Oak greater than 24 inches in diameter at breast 
height) (SRC 808.015) or a tree or native vegetation in a riparian corridor (SRC 
808.020), unless the removal is excepted under SRC 808.030(a)(2), undertaken 
pursuant to a permit issued under SRC 808.030(d), undertaken pursuant to a tree 
conservation plan approved under SRC 808.035, or permitted by a variance granted 
under SRC 808.045. 
 
There are no protected trees identified on the subject property. 
 
SRC 809 - Wetlands: Grading and construction activities within wetlands are 
regulated by the Oregon Department of State Lands (DSL) and US Army Corps of 
Engineers. State and Federal wetland laws are also administered by the DSL and 
Army Corps, and potential impacts to jurisdictional wetlands are addressed through 
application and enforcement of appropriate mitigation measures. 
 
According to the Salem-Keizer Local Wetland Inventory (LWI) the subject property 
does not contain any wetland areas. 
 
SRC 810 - Landslide Hazards:  According to the City’s adopted landslide hazard 
susceptibility maps and SRC Chapter 810 (Landslide Hazards), there are no mapped 
landslide hazard areas on the subject property. The proposed multi-family residential 
activity adds two activity points to the proposal, which results in a total of two points, 
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indicating a low landslide risk, therefore a geologic assessment is not required for the 
proposed development. 
 
Criterion 2: 
 
The transportation system provides for the safe, orderly, and efficient circulation of 
traffic into and out of the proposed development, and negative impacts to the 
transportation system are mitigated adequately. 
 
Finding: The proposed development abuts future 25th Street NE. This street is 
designated as a future Local street in the Salem TSP. As required by land use case 
SUB-UGA17-05, adequate right-of-way will be dedicated, and the street will be 
improved to meet the Local street standard. If the street is not constructed prior to 
final occupancy, the applicant shall construct the full boundary street improvement of 
25th Street NE from Center Street NE to D Street NE to Local street standards as 
determined in the Salem TSP and in accordance with SRC Chapter 803 and PWDS. 

 
Condition 4: Construct the full boundary street improvement of 25th Street NE 

from Center Street NE to D Street NE to local street standards. 
 

The proposed development shows multiple accesses to Lot 1 of CPC-ZC-SUB-
ADJ19-02 providing for vehicular and pedestrian connectivity. The future subdivision 
of Lot 1 provides a private accessway as shown on the application materials. This 
private accessway provides multimodal access from 25th Street NE to Park Avenue 
NE, as required by Condition 10 of land use case number CPC-ZC-SUB-ADJ19-02. In 
order to provide safe, orderly, and efficient circulation of traffic into and out of the 
proposed development, prior to the issuance of building permits, record the final plat 
for subdivision case no. CPC-ZC-SUB-ADJ19-02, and record the final plat to further 
subdivide Lot 1 of CPC-ZC-SUB-ADJ19-02, referenced by subdivision application 
number 19-120764-LD, which provides this private access, prior to the issuance of 
building permits. 

 
Condition 5: Prior to the issuance of building permits, record the final plat for 

subdivision case no. CPC-ZC-SUB-ADJ19-02, and record the final 
plat to further subdivide Lot 1 of CPC-ZC-SUB-ADJ19-02, referenced 
by subdivision application number 19-120764-LD. 
 

Condition 6: Per SUB-UGA17-05, Condition 3: As a condition of cumulative 
transportation impacts exceeding 2,380 average daily trips on the 
original development site, the applicant shall be required to convert 
the intersection of D Street NE and 23rd Street NE to an all-way stop-
controlled intersection. 

 
Condition 7: Pursuant to SUB-UGA17-05 Condition 4 and CPC-ZC-SUB-ADJ19-

02 Condition 12(ii), the applicant shall pay a proportional share of 
improvements located at the intersection of Center Street NE and 
17th Street NE. The proportional share shall be $134 per ADT, to be 
paid at the time of building permit issuance. This fee amount shall be 
adjusted annually based on the December to December Engineering 
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News Record Averaged Rates for Los Angeles, Seattle, and San 
Francisco. 

 
Condition 8: Pursuant to CPC-ZC-SUB-ADJ19-02 Condition 13, prior to certificate 

of occupancy, an east-west pedestrian path shall be developed 
connecting 25th Street NE and Park Avenue NE as shown in the 
application materials. A public access easement shall be recorded 
for public use of this path. 

 
Condition 9: Pursuant to CPC-ZC-SUB-ADJ19-02 Condition 11, prior to certificate 

of occupancy, a north-south pedestrian connection shall be 
developed as shown on the application materials.  A public access 
easement shall be recorded for public use of this path.   

 
Condition 10: Pursuant to SUB-UGA17-05 Condition 23 and CPC-ZC-SUB-ADJ19-

02 Condition 10, construct interior transportation systems that 
provide for multimodal access from 25th Street NE to the eastern 
boundary of the subject property.   

 
Criterion 3: 
 
Parking areas and driveways are designed to facilitate safe and efficient movement of 
vehicles, bicycles, and pedestrians. 
 
Finding: The applicant’s proposed site plan shows that the driveway access onto 25th 
Street NE is located opposite B Street NE, but the centerlines of the driveway and B 
Street NE are not in alignment. The Assistant City Traffic Engineer has determined 
that this proposed alignment creates the potential for traffic conflicts. The applicant 
shall align the proposed driveway approach to 25th Street NE with the intersection of B 
Street NE pursuant to PWDS in order to provide for safe turning movements into and 
out of the property. 

 
Condition 11: Align the proposed driveway approach to 25th Street NE with the 

intersection of B Street NE pursuant to PWDS. 
 

Criterion 4: 
 
The proposed development will be adequately served with City water, sewer, 
stormwater facilities, and other utilities appropriate to the nature of the development. 
 
Finding:  The Public Works Department has reviewed the applicant’s preliminary plan 
for this site. The water, sewer, and storm infrastructure are available within 
surrounding streets/areas and are adequate to serve the proposed development. The 
applicant is proposing to connect to a future 8-inch water main and future 10-inch 
stormwater main to be located in 25th Street NE, to be constructed by others. They 
are also proposing to connect to a future 8-inch sewer main to be developed with 
future subdivision of Lot 1 of land use case number CPC-ZC-SUB-ADJ19-02. If the 
water and storm infrastructure is not yet available in 25th Street NE, the applicant shall 
extend water and stormwater mains as needed along the property frontage in the 
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future 25th Street NE right-of-way. The sewer main shall be constructed as part of the 
future subdivision of Lot 1 of land use case number CPC-ZC-SUB-ADJ19-02; the final 
plat of which shall be recorded prior to the issuance of building permits. 

 
Condition 12: Extend water and stormwater mains as needed along the property 

frontage in the future 25th Street NE right-of-way. 
 
Condition 13: Construct the proposed sewer main as needed along the property 

frontage in the future 25th Street NE right-of-way. 
 

The applicant’s engineer submitted a statement demonstrating compliance with 
Stormwater PWDS Appendix 004-E(4) and SRC Chapter 71. At the time of 
development, the applicant’s engineer shall design and construct a storm drainage 
system at the time of development in compliance with SRC Chapter 71 and PWDS. 

 
Condition 14: Design and construct a storm drainage system at the time of 

development in compliance with Salem Revised Code (SRC) 
Chapter 71 and Public Works Design Standards (PWDS). 

 
The applicant shall design and construct all utilities (sewer, water, and storm 
drainage) according to the PWDS and to the satisfaction of the Public Works Director. 

 
8. CLASS 2 ADJUSTMENT APPROVAL CRITERIA 

 
SRC Chapter 250.005(d)(2) provides that an applicant for a Class 2 Adjustment shall 
be granted if all of the following criteria are met: 
 
Criterion 1: 
 
The purpose underlying the specific development standard proposed for adjustment 
is: 

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

 
Finding:  The applicant is requesting a Class 2 Adjustment to eliminate the required 
setback between the proposed multi-family residential use, and a future single-family 
residential use to the north and the east. The proposed residential subdivision 
abutting the subject property will share use of a 26-foot wide private vehicle 
accessway which separates the two abutting uses. Off-street parking spaces for the 
proposed multi-family use have direct access to the 26-foot wide private vehicle 
access. The shared accessway will serve as a vehicle use area for the parking area, 
providing required maneuvering area for vehicles accessing the parking lot. No 
separation is provided between the vehicle use area and abutting single family 
residential uses. 
 
The applicant indicates that a 10-foot setback in this case is impractical and that the 
26-foot-wide private accessway provides a greater buffer than the 10-foot standard. 
Staff disagrees with this statement by the applicant. The shared accessway is also the 
vehicle use area serving parking spaces for the multi-family uses. The 10-foot setback 
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applies to all parts of a vehicle use area, including maneuvering areas, not just the 
parking spaces. 
 
The applicant has not demonstrated that the standard is clearly inapplicable to the 
proposed development and has not demonstrated that the proposal equally or better 
meets the intent of the setback and screening standard. 
 
The Planning Commission found that the zone-to-zone setback in this case is clearly 
inapplicable to the proposed development. The applicant is requesting to develop a 
multi-family apartment complex and single-family residential subdivision as one 
cohesive planned development with shared access to all uses provided by a private 
vehicle accessway. The applicant is unable to provide landscaping and screening at 
the perimeter as required by zoning code, and even though the vehicle use area 
setback is being reduced, the additional setback provided for the multi-family buildings 
reduces the visual impact of the proposed development.   
 
Criterion 2: 
 
If located within a residential zone, the proposed development will not detract from the 
livability or appearance of the residential area. 
 
Finding:  The applicant indicates that the Adjustment request is necessary because 
to preserve existing mature trees and vegetation along Park Avenue NE, access to 
the single-family residential subdivision will be provided by an internal private vehicle 
accessway. 
 
The required 10-foot vehicle use area setback is on the multi-family residential 
development side, and not on the single-family subdivision side. It is not clear why 
existing trees and vegetation on Park Avenue NE cannot be preserved if a 10-foot 
setback is provided for the multi-family residential use. In addition, existing trees and 
vegetation on Park Avenue NE may help to provide a buffer for the established 
residential areas surrounding the North Campus, but the applicant doesn’t explain 
how eliminating the setback will not detract from the livability or appearance of the 
proposed multi-family residential use relative to the proposed single-family residential 
subdivision it will abut. 
 
The Planning Commission found that the applicant’s development plan includes an 
innovative design concept integrating multi-family residential and single-family 
residential uses into one cohesive planned development. Because the single-family 
residential and multi-family residential uses are proposed to be developed at the 
same time, the proposal will not detract from the livability or appearance of the 
residential area. 
 
Criterion 3: 
 
If more than one adjustment has been requested, the cumulative effect of all the 
adjustments result in a project which is still consistent with the overall purpose of the 
zone. 
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Finding:  Only one adjustment has been requested to eliminate the minimum setback 
requirement, therefore this standard is not applicable. 
 

9. CLASS 2 DRIVEWAY APPROACH PERMIT APPROVAL CRITERIA 
 

Per SRC 804.015(a), a driveway approach permit shall be obtained prior to 
constructing any driveway approach. 
 
DRIVEWAY APPROACH PERMIT – 25th Street NE 
 
Analysis of the driveway approach based on relevant criteria in SRC 804.025(d) is as 
follows: 
 
Criterion 1: 
 
The proposed driveway approach meets the standards of this Chapter and the Public 
Works Design Standards. 
 
Finding:  The proposed driveway meets the standards for SRC 804 and Public Works 
Design Standards (PWDS). 
 
Criterion 2: 
 
No site conditions prevent placing the driveway approach in the required location. 
 
Finding:  There are no site conditions prohibiting the location of the proposed 
driveway. 
 
Criterion 3: 
 
The number of driveway approaches onto an arterial are minimized. 
 
Finding:  The proposed driveway is not accessing onto an arterial street. 
 
Criterion 4: 
 
The proposed driveway approach, where possible: 

a) Is shared with an adjacent property; or 
b) Takes access from the lowest classification of street abutting the property. 
 

Finding:  The proposed driveway is currently located with access to the lowest 
classification of street abutting the subject property. 
 
Criterion 5: 
 
The proposed driveway approach meets vision clearance standards. 
 
Finding:  The proposed driveway meets the PWDS vision clearance standards set 
forth in SRC Chapter 805. 
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Criterion 6: 
 
The proposed driveway approach does not create traffic hazards and provides for 
safe turning movements and access. 
 
Finding:  In order to not create traffic hazards and provide for safe turning 
movements and access, the applicant shall align the driveway approach with the 
intersection of 25th Street NE and B Street NE pursuant to PWDS. 
 
Criterion 7: 
 
The proposed driveway approach does not result in significant adverse impacts to the 
vicinity. 
 
Finding:  The proposed driveway approach provides access to 25th Street NE, a 
Local street. The location of the proposed driveway, as conditioned, does not have 
any adverse impacts to the adjacent properties or streets.   
 
Criterion 8: 
 
The proposed driveway approach minimizes impact to the functionality of adjacent 
streets and intersections. 
 
Finding:  The applicant shall align the proposed driveway approach to 25th Street NE 
with the intersection of B Street NE pursuant to PWDS. With completion of this 
condition, the proposed driveway approach minimizes the impact to the functionality 
of adjacent streets and intersections. 
 
Criterion 9: 
 
The proposed driveway approach balances the adverse impacts to residentially zoned 
property and the functionality of adjacent streets. 
 
Finding:  The proposed driveway approach is located in the vicinity of a residentially 
zoned area. The Assistant City Traffic Engineer has determined that the driveway, as 
conditioned, will not have an adverse impact to residentially zoned property or on the 
functionality of the adjacent streets. 

 
CONCLUSION 
 
Based on the facts and findings presented herein, the Planning Commission concludes 
that the proposed Class 3 Design Review, Class 3 Site Plan Review, and Class 2 
Adjustment, as conditioned, satisfy the applicable criteria contained under SRC 
225.005(e)(2), SRC 220.005(f)(3), SRC 250.005(d)(2), and SRC 804.025(d) for approval. 
 
 
Attachments: A.  Vicinity Map 
 B.  Proposed Site Plan and Building Elevations 
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 C. Applicant’s Written Statement 
 D. Public Works Memo 
 E. Salem-Keizer Public Schools Memo dated December 31, 2019 
 
Prepared by Aaron Panko, Planner III 
 
G:\CD\PLANNING\CASE APPLICATION Files 2011-On\DESIGN REVIEW\2019\Staff Reports\DR-SPR-ADJ-DAP19-11 (Facts and 
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Project Narrative for 
 

North Campus Apartments  
2600 Center Street N.E. 

Vacant Oregon State Hospital Land, Site Re-Development 
 

10-3-2019 

 
 

PART I.:  Site Plan Review – Class 3  
  Design Review – Class 3 
PART II. Adjustments – Class 2 
 
Applicant:     Owner: 
Mountain West Investment Corporation State of Oregon 
201 Ferry Street S.E. 
Salem, OR  97301 
Phone: 503-362-4580 
 
Property Address: 
2600 Center St. N.E., Salem Oregon 97301 
 
 
Legal & Assessor’s Map:  
Marion County Assessor’s No. 073w24c / 00100 
 
Lot Area: 
11.87 Acres 
 
Zoning: 
RM-2, Multiple Family Residential  
  
Neighborhood Association: 
North East Salem Community Association (NESCA) 
Northeast Neighbors Neighborhood Association (NEN) 
 
 
Architectural Consultant: 
Scott Beck Architect, LLC 
361 N.E. Third Avenue 
Canby, OR 97013 
(503) 266-9270 
 
Civil Engineering Consultant: 
Multi-Tech Engineering Services, Inc., Mark Grenz P.E. 
1155 13th Street S.E. 
Salem, OR, 97302 
(503) 363-9227 
 
 
 

 

jrae-ryan
Text Box
ATTACHMENT C
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PART I.:  Site Plan Review - Class 3, Design Review - Class 3 
Application Narrative 
 
Property Description: 
Proposal 
 

The proposed redevelopment of the North Campus site includes both Single Family and Multi-family zoned 
properties.   
 
This Application submittal is for the RM-II Multi-family portion of the land. The site is approximately 11.87 acres 
in area.    
 
North Campus Village Development:   
 
The North Campus Apartment project includes (246) living units consisting of one, two and three bedroom 
apartment flats with associated parking and site improvements.    Additional proposed structures include: a 
recreation building, maintenance building, central mail hut and multiple recycling enclosures.   
The proposed housing and site design will create a vibrant ‘village-like’ environment for family living, 
community gathering and outdoor activity.  The development will also promote a strong sense of connection to 
the surrounding neighborhood with major pedestrian pathways crossing the site in all directions.     
 
The scope of exterior site work includes: New driveway access, asphalt paving, public concrete curbs and 
walkways, handicap accessible parking, accessible route to the building, new landscaping upgrades, exterior 
walks and ramps and recreational outdoor spaces. 
 
The scope of proposed new buildings includes: 
one and three story buildings with painted James Hardie-lap and board and batt cement siding, asphalt 
composition roofing, vinyl windows, wood columns, painted metal doors and masonry column bases.   
 

Previous Land Use Action: 
The subject property was recently re-zoned from CSH – Community Service Hospital to RM-2, Multiple Family 
Residential.   Case No. CPC-ZC-SUB-ADJ 10-02. 
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Site Aerial Photo 
 
 

 
 

 

 
Zoning of Surrounding Properties 
 
North: RS (Single Family Residential)  
East: RS (Single Family Residential) 
South: PH (Public Health) 
West: PH (Public Health) 
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Proposed Use – Multi-family Housing   
 
The proposed project includes a total re-development of the RM-II zoned site.   
The site plan (Attached) indicates on-site parking of 431 spaces and 3 loading stalls.  The Apartment  
Development includes 246 living units and a Recreation Building.   
 
 
 

 
 

 



5 

Municipal Code Conformity to Title 10 - Zoning 
 
The following text addresses all applicable sections of the current Salem Revised Codes SRC Title 10 Zoning 
Code, followed by a written statement in highlighted italic text explaining how the proposed project conforms to 
the given requirement. 
 

 SRC Chapter 220 - Site Plan Review 
 

(3) Class 3 Site Plan Review. An application for Class 3 Site Plan Review shall be granted if: 
 

(A) The application meets all applicable standards of the UDC; 

This Narrative and Drawings will illustrate Conformance to the UDC Standards.  These include 

the following specific UDC Standards:   

SRC 225 - Design Review:  See pages 6-7. 

SRC 514 - RM-II (Multi-family Residential) Zone:  See pages 8-9. 

SRC 702 - Multiple family Design Review guidelines and standards:  See pages 9-26. 

SRC 800 - General Development Standards:  See pages 26-28. 

SRC 805 - Vision Clearance:  See page 30. 

SRC 806 - Off street Parking, Loading and Driveways:  See pages 30-34.  

SRC 807 - Landscaping and Screening:  See page 35. 

SRC 808 – Preservation of Trees and Vegetation:  See page 35 and the Tree assessment 

report dated August 30, 2019 and marked ‘Exhibit B’. 

 

Some instances require Adjustment approval to conform. See Part II Adjustments and Exhibit 

‘A’, pages 36-37. 

 

(B) The transportation system provides for the safe, orderly, and efficient circulation of traffic 

into and out of the proposed development, and negative impacts to the  

transportation system are mitigated adequately; 
Narrative and Drawings will illustrate Conformance.  Also refer to the attached Transportation 

 Impact Analysis dated September 2019 and marked ‘Exhibit C’.  
 
 

(C) Parking areas and driveways are designed to facilitate safe and efficient movement of 

vehicles, bicycles, and pedestrians; and 

Narrative and Drawings will show Conformance. 

 

(D) The proposed development will be adequately served with City water, sewer, storm water 

facilities, and other utilities appropriate to the nature of the development. (Ord No. 12-12; 

Ord No. 31-13) 

Water service: A single water meter will supply domestic water for the project.  An irrigation service will ‘T’ off 
downstream of the water meter and include backflow protection from landscaping irrigation.  Existing public 
water mains are adequate to serve the project.  
 
Fire Suppression: Several fire hydrants are located nearby and additional fire hydrants are proposed on site to 
provide fire suppression water to the proposed buildings.  In addition each building will be fitted with a 
commercial or residential fire sprinkler system. A single Fire Service tap is proposed.  Existing public water 
mains are adequate to serve the project. 
 
Sanitary sewer: Wastewater will be typical of an Apartment Project. One private sewer lateral will be provided 
to plumb to each Apartment Building and Rec. Building. The private sewer laterals will drain to the sewer tap 
into the public mains on Park Avenue NE and or 25th St. N.E.  Existing public sewer mains are adequate to 
serve the project. 
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Electrical: A single electrical meter will be used for the each living unit and the Rec. building.   
 
Natural Gas: The Rec. building will use a single natural gas meter and service.   
 
Phone / cable: New telephone and cable will be connect to each building. 
 
Storm drainage: Storm water runoff from the proposed buildings and new pavement surfaces will be managed 
through construction of catch basins and underground storm drain piping or sheet flow connecting to 
landscaped storm water drainage swales and rain garden basins.  Storm drainage design will comply with 
current engineering standards for on-site storage capacity requirements.  
 
Garbage: Trash and recycling dumpsters and portable recycling cans will be utilized.  Trash and recycling 
containers will be screened by 6’ tall trash enclosure with screened gates and a roof cover.  
 
US Mail: Mail delivery methods will be accommodated through a centralized mail facility near in the middle of 
the site as directed by the U.S. Postal Service. 
 
 

 SRC Chapter 225 - Design Review 
 

Sec. 225.001. - Purpose.  
The purpose of this chapter is to create a process to review development applications that are subject to 
design review guidelines and design review standards. (Prior Code, § 225.001; Ord. No. 12-12) 
 

Sec. 225.005. - Design review.  
(a)  Applicability. Design review approval is required for development applications that are subject to design 

review standards and guidelines.  

(b)  Classes.  

 (3)  Class 3 design review is design review that requires the application of design review guidelines.  

This submittal is requesting a Class 3 design review approval based upon the design review guidelines. 

(4)  If any portion of the proposed development does not meet all of the applicable design review standards, 
the entire development shall be subject to Class 3 design review.  

 This submittal meets all design review standards, with the exception of three criteria. Based upon  
 this requirement , the entire development is subject to  requesting a Class 3 design review guidelines. 
  

(c)  Procedure type.  

 (3)  Class 3 design review is processed as a Type III procedure under SRC chapter 300.  

(d)  Submittal requirements.  

(1)  Submittal requirements for pre-application conference. In addition to the submittal requirements for a 
pre-application conference under SRC chapter 300, an application for a Class 1, Class 2, or Class 3 
design review pre-application conference shall include the following:  

(A)  An existing conditions plan showing:  

(i)  Existing site conditions;  

(ii)  The use of all adjacent buildings;  

(iii)  The zoning of the site and adjacent properties;  

(iv)  Topography of the site; and  

(v)  Location of all trees and prominent landscape features.  

See Civil Engineer’s Existing Conditions Plan submittal drawing. 
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(B)  Schematic plans for the proposed development.  

(2)  Submittal requirements for Class 1, Class 2, and Class 3 design review. In addition to the submittal 
requirements set forth under SRC chapter 300, an application for Class 1, Class 2, or Class 3 design 
review shall include the following:  

(A)  A proposed site plan showing:  

(i)  The complete dimensions and setbacks of the lot, and all existing and proposed buildings and 
structures, including the location, size, height, proposed use, design, and gross floor area of 
each building.  

(ii)  All existing and proposed walls and fences, including the location, height, type of design, and 
composition.  

(iii)  The location and design of the existing and proposed on-site pedestrian and vehicle 
circulation system.  

(iv)  Locations and dimensions of all existing and proposed outdoor storage areas, including, but 
not limited to, trash collection and recycling areas.  

See Proposed Site Plan sheet A1.1 submittal drawing. 
 

(B)  Architectural drawings, renderings, or sketches showing all elevations of proposed buildings as 
they will appear on completion.  

See Architectural Floor Plans A2.0 through A2.4; and Building Exterior Elevation A3.0 through A3.4 submittal 
drawings. 

(C)  A landscape plan showing the location of natural features, trees, and plant materials proposed 
to be removed, retained, or planted; the amount, height, type, and location of landscaped areas, 
planting beds, and plant materials and provisions for irrigation.  

See Landscape Plan submittal drawing. 
 

(D)  A topographic survey and grading plan showing two-foot contour intervals on hillside lots and 
five-foot contour intervals on all other lots.  

See Site Civil Grading Plan submittal drawing. 
 

(E)  An open space plan showing locations of common and private open space, including active and 
passive recreational areas. The open space plan shall show the total area of individual 
classifications of proposed open space and shall be drawn to scale.  

See Opens Space Site Plan sheet A1.2 submittal drawing. 
 

(F)  A statement as to whether the application is intended to meet the standards or the guidelines.  

This application is intended to meet the Guidelines. 
We also tried to meet as many Standards as possible. 
 

 

(e)  Criteria.  

 (2)  A Class 2 or Class 3 design review shall be approved if all of the applicable design review guidelines 
are met.  

This applications meets and exceeds the Class 3 Design Review Guidelines. 
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 SRC Chapter 514 – RM-II (Multiple Family Residential) Zone 

 
Sec. 514.001. - Purpose.  

The purpose of the Multiple Family Residential-II (RM-II) Zone is to implement the multiple family 
residential designation of the Salem Area Comprehensive Plan through the identification of allowed uses and 
the establishment of development standards. The RM-II zone generally allows multiple family residential uses, 
along with a mix of other uses that are compatible with and/or provide services to the residential area. Sec. 
514.005. - Uses.  

 
The proposed Use:   Multiple- family Household Living is a Permitted use. 
 

 

Sec. 514.010. - Development standards.  
Development within the RM-II zone must comply with the development standards set forth in this section.  

 Lot standards. Lots within the RM-II zone shall conform to the standards set forth in Table 514-2.  

 

 

a. Lot Standards (SRC 514.010(b)): 
For a Multiple family living use, the RM-II zone requires a minimum lot area of 6,000 square feet, minimum 
lot width of 40 feet, minimum lot depth of 120 feet, maximum lot depth of 300% of average lot width, and 
minimum street frontage of 40 feet. 

The subject property meets the standards, with an area of 517,026 square feet, lot width of 518, minimum lot 
depth of 708 feet, and street frontage of 518 feet.   
 
b. Dwelling unit density (SRC 514.010(c)): 
 Dwelling unit density within the RM-II zone shall conform to the standards set  
 forth in Table 514-3. Maximum dwelling unit density cannot be varied or adjusted.  
 Per table:  6 dwelling units per acre minimum; 28 units per acre maximum. 
The submitted project meets this standard with 20.7 units per acre proposed. 
 
 
c. Setbacks (SRC 514.014(d)): 

Setbacks within the RM-II zone shall be provided as set forth in Table 514-4.  Special use standards also 
apply and are discussed later in this report. 
 

Abutting Street 
Minimum setbacks are 12 foot plus 1 foot for each foot of height over 12 feet, but need not exceed 20 feet.   
The proposed site plan meets the minimum of 20 feet setback. 
 
Vehicle Use Areas 
Minimum 12 foot setback. 
The proposed site plan meets the minimum 12 foot parking setback. 
 
Interior Side and Rear 
The subject property is adjacent to an RS-I on the north and east (side) and PH zone on the south (rear).  The 
minimum setbacks are based upon table 514.5:   
The minimum setback abutting RS-I zone is 10’ with a Type C Buffer. (This is increased to 35’ per Section 702 
Multi-family Residential Standards). 
The type C Buffer (requiring a fence) is in question adjacent to the Alley.   Table 514.5 has a footnote (1) 
Limitations and Qualifications :  (1) Zone-to-Zone setbacks are not required abutting an alley. 
This subject is addressed in the Adjustment Submittal. 
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The minimum setback abutting Public zones is 10’ with a Type C Buffer. 
The proposed site plan meets the mentioned 35’ setback to all RS-1 abutting yards and 10’ where abutting 
Public Hospital Zone. 
 

 

d. Lot Coverage, Height (SRC 514.010(e)): 
For a multiple family housing use, the RM-II zone allows maximum lot coverage of 50% and maximum 
height of 50 feet. 

The proposed lot coverage of 16 % and 34.5’ proposed maximum building height to the middle of the highest 
gable roof meet these requirement. 
 
 

 SRC Chapter 702 – Multiple family Design Review Guidelines & Standards. 
 
Sec. 702.001. - Purpose.  

The purpose of this chapter is to establish design review guidelines and design review standards for 
multiple family development.  

Sec. 702.005. - Multiple family design review.  
(a)  Except as provided under subsection (b) of this section, and unless otherwise provided in the UDC, design 

review under SRC chapter 225 is required for all multiple family development.  

Sec. 702.010. - Multiple family design review guidelines and design review standards.  
Multiple family development shall comply with either all of the applicable design review guidelines or all of 

the applicable design review standards set forth in this chapter. The design review guidelines and the design 
review standards set forth in this chapter are in addition to, and not in lieu of, all other applicable development 
standards in the UDC. Where the design review guidelines or the design review standards conflict with the 
development standards in the UDC, the design review guidelines and the design review standards shall be the 
applicable development standard.  

 

The Applicant is meeting the Guidelines of the Multi-Family Handbook SRC-702.  All guidelines have been 
outlined and addressed in this Narrative and on the attached Site Plan A1.1, Common Space Site Plan A1.2 
and the attached floor plan and exterior building elevation plans.  
 
In addition, the proposed Multi-family project meets all of the Design Review Standards with the exception of 
three.  
  
Since the Standards are generally more restrictive and precise compared to the Guidelines, the Standards will 
be mentioned in the text of this narrative as the criteria goal.  Where this project does not meet the Standards, 
Guideline criteria will is quoted and compliance will be described.    
 
Sec. 702.015. - Open space design review guidelines and standards.  
(a)  Open space design goals and objectives.  

(1)  Design goals.  

(A)   Implement Council goals and neighborhood policies that encourage open space in multiple family 
 developments;  

(B)  Provide common and private open space for active and passive uses;  

(C)  Encourage preservation of the natural open qualities which may exist on a site;  

(D)   Ensure that open space is accessible with pedestrian pathways available to all residents of the 
 development; and  

(E)  Provide visual relief from structural bulk.  

(2)  Design objectives.  

(A)  Locate open space throughout the site and in proximity to dwelling units;  
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(B)  Provide centrally located open space in increments large enough to accommodate intended 
 activities;  

(C)  Integrate open space with the natural topography;  

(D)  Maximize private open space for each dwelling unit;  

(E)  Preserve exposure to light, air, and visual access;  

(F)  Provide children's play areas interspersed and centrally located within multiple family 
 developments;  

(G)  Maximize visual relief from structural bulk;  

(H)  Provide separation between buildings on- and off-site;  

(I)   Promote active recreational opportunities within open space; and  

(J)  Provide pedestrian access to all common open space areas to promote active use.  

These Design Goals and Objectives have been considered and incorporated into the overall site and building 
design of the proposed project. 
 

 
(b)  Common open space.  

(1)  Design review guidelines.  

(A)  A variety of open space areas of sufficient size shall be provided for use by all residents.  

(B)  Common open space shall be distributed around buildings and throughout the site.  

(C)  The amount of perimeter setbacks used for common open space shall be minimized.  

All of these Guidelines are met on the proposed Site Plan sheet A1.1 and Open Space Site Plan sheet A1.2 
with a variety of open space distributed throughout the site including around all buildings.  Perimeter setbacks 
use for common open space are minimized. 
 

(2)  Design review standards.  

(A)  Common open space shall be provided in all newly constructed multiple family developments with 
five or more dwelling units as follows:  

(i)  A minimum of 30 percent of the gross site area shall be designated and permanently reserved 
as common open space. 
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Common Open space is defined as all site areas excluding buildings and paved parking and vehicle 

circulation areas.   

“Common open space means open area intended for shared use and enjoyment in a development. Common open 
space includes landscaping, walkways, play areas, swimming pools, roof gardens, or other open areas which provide 
active or passive recreational or visual amenities for residents. Common open space does not include parking areas, 
streets, or other areas designed for motor vehicle circulation or storage.”  

The proposed site plan meets this requirement with roughly 50% of the total site area reserved for common 
open space which includes landscape area, pathways, and all outdoor rec areas.   
259,824 s.f. open space / 517,026 s.f. total site = 50.3%. 
 

(ii)  Not more than 50 percent of the common open space shall be located in the required 
perimeter setbacks of the development.  

Per calculations shown on sheet A1.2:  38,441 s.f. of common open space occurs within the perimeter 
setbacks relative to 259,824 s.f. of total common open space= 15%. 
 

 

(iii)  Not more than 15 percent of the common open space shall be located on land with slopes 
greater than 25 percent.  

The only site areas that will have slopes greater than 25 percent will occur within storm drainage swales or rain 
gardens.  This represents less than 5% of the total common open space.  
 

(iv)  Indoor or covered recreation space may count toward the common open space requirement, 
provided such indoor or covered space does not exceed 30 percent of the common open 
space.  

The indoor Recreation Area proposed within the Rec. Building represents roughly 2,100 s.f. which is less than 
1% of the total common open space provided. 
 

(v)  At least one of the common open space areas provided within the development shall meet 
the size and dimensional standards set forth in Table 702-1. 

Table 702.1 requires a common open space area based upon more than 20 dwelling units at the following rate:  
1,000 s.f , plus 250 s.f. for every 20 units over 20 or portion thereof.   The minimum width is 25’ in any 
direction. 
 
This project proposes 246 units total. The minimum area is calculated as follows: 
1,000 s.f. + (226 units/ 20 x 250 s.f.) = 3,825 s.f. minimum. 
The site plan shows at least one common open space at the center of the site of 4,100 s.f with a minimum 
width of roughly 60’.  This requirement is met.   
 
 
(c)  Children's play areas and adult recreation areas.  

(1)  Design review guidelines.  

(A)  A variety of common open area opportunities shall be provided for enjoyment by all residents.  

(B)  Children's play and/or adult recreation areas shall be located centrally within the development.  

(C)  Children's play areas, if provided, shall be located in a manner to incorporate safety into the 
design by including such things as locating play areas to be visible from dwelling units, locating 
play areas away from physical barriers such as driveways and parking areas, and selection of play 
equipment with safe designs.  

 

All of these Guidelines are met on the proposed site plan with a variety of open space distributed throughout 
the site including a centrally located play area.  The proposed Children’s play area is visible from the dwelling 
units and located away from parking areas. 
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(2)  Design review standards.  

(A)  Outdoor children's play and/or adult recreation areas shall be provided, as set forth in Table 702-
2, in all newly constructed multiple family developments with 20 or more dwelling units. Outdoor 
children's play and/or adult recreation areas count toward meeting the common open space 
requirement.  

Table 702.2 requires a Children’s play area based upon more than 20 dwelling units at the following rate:   
950 s.f , plus 250 s.f. for every 20 units over 20 or portion thereof.   The minimum width is 25’ in any direction. 
 

 
This project proposes 246 units total. The minimum area is calculated as follows: 
950 s.f. + (226 units/ 20 x 250 s.f.) = 3,755 s.f. minimum. 
The site plan shows at least one common open space at the center of the site of 4,100 s.f with a minimum 
width of roughly 60’.  This requirement is met.   
 
 
Sec. 702.020. - Landscaping design review guidelines and standards.  
(a)  Landscaping design goals and objectives.  

(1)  Landscaping goals.  

(A)  Encourage a quality living environment for all residents of the City;  

(B)  Ensure aesthetic values in the construction of multiple family developments;  

(C)  Achieve compatibility between multiple family developments and surrounding land uses; and  

(D)  Encourage a mix of landscaping treatments and techniques to enhance multiple family 
 developments.  

(2)  Landscaping objectives.  

(A)  Provide adequate separation between abutting properties;  

(B)  Mitigate noise;  

(C)  Screen objectionable views;  

(D)  Establish a sense of place;  

(E)  Provide definition to dwelling unit entries and pedestrian pathways;  

(F)  Promote safety, security, and privacy;  

(G)  Enhance structural elements;  

(H)  Provide visual relief from blank exterior walls, building mass, and bulk;  

(I)  Help retain the long term value of property;  

(J)  Minimize the visual impact of impervious surfaces; and  

(K)  Provide protection from winter wind and summer sun.  

All of these Guidelines are met on the proposed landscape plan with a variety of private and common open 
space and pedestrian pathways defined by landscape design.  The proposed buildings and parking areas are 
minimized by the placement of landscaping to break up the design and provide shade and protection from 
winds. 
 

 

(b)  General landscaping.  

(1)  Design review guidelines.  

(A)  A variety of tree types shall be distributed throughout the site to maximize tree canopy.  
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(B)  Landscaping shall be used to shield the site from winter winds and summer sun.  

(C)  Existing trees shall be preserved to the maximum extent possible.  

(D)  Where a development site abuts property zoned Residential Agricultural (RA) or Single Family 
Residential (RS), an appropriate combination of landscaping and screening shall be provided that 
is sufficient to buffer between the multiple family development and the abutting RA or RS zoned 
property.  

All of these Guidelines are met on the proposed Site Landscape Plans L1.1, L1.2 and L1.3.    
(A)  A variety of landscape tree types will be distributed throughout the site to maximize a tree canopy.   
(B) Landscape tree and shrub placement will be provide shielding from wind and sun.  
(C)  Existing trees are preserved where possible.   
(D)  The site does abut RS-I zone.  Screening is provided at the N.W. corner of the site.  Screening between 
the Apartments and RS-I zone across the proposed alley to the North and East of the RM-II Multi-family site is 
referenced in the Site Adjustment portion of this narrative. 
 

 

 

 

(c)  Street frontage.  

(1)  Design review guidelines.  

(A)  The residential character of the site shall be enhanced with trees planted within the public right-
of-way.  

The proposed development design meets these Guidelines by meeting the following Standards. 
 

(2)  Design review standards.  

(A)  Trees shall be planted within the public right-of-way at one of the following ratios:  

(i)  Canopy trees. One canopy tree per 50 linear feet of street frontage, or fraction thereof.  

The attached Landscape Plans L1.1, L1.2 and L1.3 illustrate how this Standard is met.  Existing street trees in 
the right-of way will remain to the greatest extent possible.  Only those trees deemed un-healthy or occurring 
within new driveways will be removed.  New street trees are proposed to replace un-healthy trees as required 
to meet the one tree per 50 linear feet of street frontage.   
 

 
 
(d)  Building exteriors.  

(1)  Design review guidelines.  

(A)  Landscaping shall be planted to define and accentuate the primary entryway of each dwelling 
unit, or combination of dwelling units.  
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(B)  Vertical and horizontal landscape elements shall be provided along all exterior walls to soften the 
visual impact of buildings and create residential character.  

The proposed development design meets these Guidelines by meeting the following Standards. 
 

 

(2)  Design review standards.  

(A)  A minimum of two plant units, as set forth in SRC chapter 807, Table 807-2, shall be provided 
adjacent to the primary entryway of each dwelling unit, or combination of dwelling units.  

(B)  New trees shall be planted, or existing trees shall be preserved, at a minimum density of ten plant 
units per 60 linear feet of exterior building wall. Such trees shall be located not more than 25 feet 
from the edge of the building footprint.  

(C)  Shrubs, when used, shall be distributed around the perimeter of buildings at a minimum density 
of one plant unit per 15 linear feet of exterior building wall.  

The attached Landscape Plans L1.1, L1.2 and L1.3 illustrate how this Standard is met.   
The exterior of the buildings will be landscaped to provide a visually appealing development. Trees and shrubs 
will be planted in front of and around all buildings as shown on the landscape plan.  This will help provide 
shading and privacy for all residents. 
 

 

(e)  Privacy.  

(1)  Design review guidelines.  

(A)  Landscaping, or a combination of landscaping and fencing, shall be used to buffer the multiple 
family development from abutting properties.  

(B)  Landscaping shall be used to enhance the privacy of dwelling units. Methods may include fencing 
in combination with plant units.  

The proposed Landscape design provides landscape buffering between the Multi-family development and 
abutting properties.  In addition landscaping is used to create privacy between private patio areas and common 
outdoor areas and pathways.  
The proposed development design meets these Guidelines by meeting the following Standards. 
 

(2)  Design review standards.  

(A)  Ground level private open space shall be physically and visually separated from common open 
space with perimeter landscaping or perimeter fencing (see Figure 702-3).  

See all Building Floor Plans and Sheets L1.1, L1.2 and L1.3:  All ground level private open space areas 
(patios) will be screened and separated with landscaping and/ or fencing.  This will help provided privacy for 
the ground level residents.  This standard is met.   
 

FIGURE 702-3. SEPARATION OF PRIVATE AND COMMON OPEN SPACE 
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(f)  Parking areas.  

(1)  Design review guidelines.  

(A)  Canopy trees shall be distributed throughout the interior, and planted along the perimeter, of 
parking areas (see Figure 702-4 and Figure 702-5).  

The proposed Landscape Plan sheets L1.1, L1.2 and L1.3 illustrate canopy trees distributed throughout the 
site and along the perimeter of the site and all parking areas. 

 

(2)  Design review standards.  

(A)  A minimum of one canopy tree shall be planted along every 50 feet of the perimeter of parking 
areas. Trunks of the trees shall be located within 15 feet of the edge of the parking area (see Figure 
702-4).  

(B)  Canopy trees shall be planted within planter bays (see Figure 702-5).  

(C)  Planter bays shall be a minimum width of 18 feet.  

 

The proposed Site Design and Landscape plan generally meet these standards.  There are two triangular 
shaped parking areas in the southern portion of the site where the pavement widths and curb radii required for 
Fire Truck access do not allow for a tree spaced 50 feet apart or an 18’ wide planter finger every 6,700 s.f.  
Based upon this the Design Guidelines criteria is triggered. 
 

FIGURE 702-4. PARKING LOT LANDSCAPING  

 

FIGURE 702-5. PARKING LOT WITH CANOPY TREES  
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Sec. 702.025. - Crime prevention through environmental design.  
(a)  Safety features for residents  

(1)  Design review guidelines.  

(A)  Multiple family developments shall be designed in a manner that considers crime prevention and 
resident safety.  

(B)  Landscaping and fencing shall be provided in a manner that does not obscure visual surveillance 
of common open space, parking areas, or dwelling unit entryways.  

The proposed development design meets these Guidelines by meeting the following Standards. 
 

 

(2)  Design review standards.  

(A)  Fences, walls, and plant materials shall not be installed between street-facing dwelling units and 
public or private streets in locations that obstruct the visibility of dwelling unit entrances from the 
street. For purposes of this standard, the term "obstructed visibility" means the entry is not in view 
from the street along one-half or more of the dwelling unit's frontage. 

All Street facing dwelling units will have entrances fronting the street and will be un-obstructed by landscape 
materials. 

(B)  Landscaping and fencing adjacent to common open space, parking areas, and dwelling unit 
entryways shall be limited to a maximum height of three feet. 

All landscaping at these areas will be limited to 3 feet tall.  The fencing around the Rec. Building outdoor area 
will be 4 feet tall for safety purposes, but will be see through. 
  

(C)  Windows shall be provided in all habitable rooms, other than bathrooms, that face common open 
space, parking areas, and pedestrian paths.  

Windows are proposed in such a manner as mentioned to bring natural light into the Living Units but to also 
provide view of the mentioned public paths and outdoor spaces. 
 

(D)  Lighting shall be provided that illuminates all exterior dwelling unit entrances, parking areas, and 
pedestrian paths within the development.  

Building Entrances will be illuminated and parking areas and pedestrian pathways will have outdoor lighting to 
promote public safety. 
 

(E)  A completed "Enhanced Safety Assessment Report for Multi-Family Construction" shall be 
submitted. Compliance with the provisions of the assessment is advisable but not mandatory.  

The future Property Managers have A Safety Enhancement Program in place that is shared with all Tenants 
and updated on a regular basis. 
 

 

 

Sec. 702.030. - Parking, site access, and circulation.  
(a)  Parking, site access, and circulation design goals and objectives.  

(1)  Parking, site access, and circulation goals.  

(A)  Ensure safe and efficient site access, pedestrian and vehicle circulation, and parking in multiple 
family developments;  

(B)  Promote circulation and access for all modes of transportation;  

(C)  Encourage aesthetic and functional site design with consideration for natural contours and 
topography as it relates to parking and site access in multiple family developments; and  

(D)  Encourage pedestrian and vehicle circulation linkages which will integrate amenities within 
multiple family developments and with the surrounding area.  



17 

The proposed site design promotes safe and efficient access for both pedestrians and  
vehicles to the existing public streets and throughout the site.  A strong emphasis is placed upon pedestrian 
and bicycle circulation with a multi-modal pathway crossing the site. 

 

(2)  Parking, site access, and circulation objectives.  

(A)  Provide transportation connections to surrounding areas; 

The proposed driveways and pedestrian paths align with existing transportation routes. 
  

(B)  Promote accessibility to and within the site;  

The proposed pedestrian network and drive aisle layout connect all portions of the site. 
 

(C)  Integrate the design of parking areas and pedestrian pathways with natural contours and 
topography;  

The existing site grades are gently sloping and will be respected regarding site grading and drainage. 
(D)  Minimize views of parking areas from public rights-of-way;  

Nearly all of the proposed parking occurs between or behind buildings and is screened from the right of way 
with landscaping. 
 

(E)  Provide clear and identifiable connections to and between buildings;  

All buildings and site services are connected by a sidewalk network throughout the site. 
 

(F)  Minimize vehicle, pedestrian, and bicycle circulation conflicts;  

All pedestrian and bicycle circulation is clearly segregated from all parking areas and driveways.  Raised curbs 
provide this definition with frequent handicap access curb ramps ad marked crosswalks to promote safe 
crossing. 
 

(G)  Provide adequate lighting levels for parking and pedestrian pathways;  

All parking and pathway areas will be lighted with to a safe engineering standard. 
 
 (H)  Promote the separation of pedestrian, bicycle, and vehicular traffic;  
Clear Separation and buffering is provided. 
 

(I)  Maximize the convenience of parking for residents;  

All units will have direct and convenient access to on-site parking. 
 

(J)  Provide pedestrian access to common open space;  

All common open space is directly accessible from the on-site pedestrian network. 
(K)  Locate loading and service areas for ease of use with minimal conflict with on-site parking and 

circulation activities;  

Truck Loading stalls are located on the fringes of the site.  One loading stall is proposed across from the Rec. 
Building and the other two are located on the southern end of the site.  Trash and recycling facilities are 
distributed evenly across the site. 
 

(L)  Locate building entrances and exits to provide direct connections between parking areas and the 
street;  

All building entrances are adjacent to parking areas. 
 

(M)  Provide compatibility in design and materials between parking and the dwelling units; and  
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All parking areas have a walkway and minimum 10foot wide landscape strip between parking and building 
fronts. Each building entry walkway will have landscape on each side. 
 

(N)  Minimize the expanse of continuous parking areas. 

All parking areas are separated by 18’ wide planter strips on each end of parking rows unless limited by 
required fire truck access radii. 
 
 

  

(b)  General parking and site access.  

(1)  Design review guidelines.  

(A)  Parking areas shall be designed to minimize the expanse of continuous parking (see Figure 702-
6).  

All parking areas are separated by 18’ wide planter strips on each end of parking rows where possible to 
minimize the length of continuous parking areas. 
 

(B)  Pedestrian pathways shall be provided that connect to and between buildings, common open 
space, parking areas, and surrounding uses (see Figure 702-7).  

A pedestrian pathway network connects all buildings to each other and all parking and common open space. 
 

(C)  Parking shall be located to maximize the convenience of residents. 

All units have convenient parking near their main entryways.  Overflow parking is directly accessible by way of 
the provided sidewalk network. 

  

(D)  Parking areas and circulation systems shall be designed in a manner that considers site 
topography, natural contours, and any abutting properties zoned Residential Agriculture (RA) or 
Single Family Residential (RS). 

All parking and circulation has been thoughtfully configured to promote ease of circulation yet provide a level of 
landscape buffering to any adjacent Single Family use. 

 

  

(2)  Design review standards.  

(A)  Parking areas greater than 6,700 square feet in area shall be physically and visually separated 
with landscaped planter bays that are a minimum of 18 feet in width. Individual parking areas may 
be connected by an aisle or driveway (see Figure 702-6).  

As mentioned previously, two triangular shaped parking/ circulation areas of the site do not conform to this 
requirement due to drive aisles transitions and required Fire Truck access radii.  The Design review guidelines 
criteria are therefore triggered. 

(B)  Pedestrian pathways shall be provided that connect to and between buildings, common open 
space, and parking areas (see Figure 702-7).  

This standard it met by the proposed site design. 
 

(C)  Pathways connecting to and between buildings, common open space, and parking areas shall be 
separated from dwelling units by a minimum distance of ten feet. Separation shall be measured 
from the pathway edge closest to any dwelling unit.  

All pathways and dwelling units are separated by a 10’ minimum wide landscape planting strip. 
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(D)  Garages, carports, and parking areas shall be set back a minimum of 20 feet from the public right-
of-way. 

All proposed parking with the exception of 2 parking stalls adjacent to East Roundabout have a 20 foot 
minimum landscape setback.  The 2 stalls mentioned have a 17’ minimum landscape setback.  This triggers 
the Design Guidelines Criteria, which is met. 

  

 

(E)  Where a development site abuts, and is located uphill from, property zoned Residential Agriculture 
(RA) or Single Family Residential (RS), and the slope of the development site within 40 feet of the 
abutting RA or RS zoned property is 15 percent or greater, parking areas shall be set back not less 
than 20 feet from the property line of the abutting RA or RS zoned property. Decorative walls, 
earthen berms, fencing, landscaping, or any combination thereof shall be provided to prevent glare 
from headlights onto abutting properties.  

This standard is not applicable as the site grades relative to adjacent RS property is relatively flat. 
 

(F)  The design and materials of garages and carports shall be compatible with the design and 
materials of the dwelling units. 

No garages are proposed.  The proposed maintenance building will have an overhead door and a garage 
“carriage house” appearance.  The design of this building is compatible with the proposed Apartment and Rec. 
Building designs. 
 

 (G)  Areas of slope shall be avoided for placement of parking areas.  

This site is relatively flat and parking areas will have a gentle slope. 
 

(H)  Disturbance of environmentally sensitive areas shall be minimized in placement of parking areas.  

No environmentally sensitive areas occur on this site. 

 

FIGURE 702-6. CONCEPTUAL PARKING AREA LAYOUT  

 

FIGURE 702-7. PEDESTRIAN PATHWAYS [GRAPHIC]  
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(c)  Site access.  

(1)  Design review guidelines.  

(A)  Accessibility to and from the site shall be provided for both automobiles and pedestrians.  

The proposed site design promotes clear and efficient access for pedestrians and autos.  
 

(B)  Site access shall be provided in a manner that minimizes vehicle and pedestrian conflicts.  

The proposed site design provides circulation patterns that promote safe separation of pedestrian and cars..  
 

(C)  Where possible, driveway access shall be provided onto collector or local streets rather than 
arterial streets.  

All proposed driveways are located on secondary streets to minimize congestion. 
 

(D)  Where possible, driveway access shall be consolidated with either existing or future driveways 
serving adjacent developments.  

Driveway access limited in number and located across from existing street intersections where applicable. 
 

(E)  Parking areas shall be located to minimize their visibility from the public right-of-way and abutting 
properties (see Figure 702-8).  

All parking areas are proposed to the sides and rear of buildings where possible to minimize visibility from the 
public right of way and adjacent properties.  
 

 

(2)  Design review standards.  

(A)  Pedestrian pathways shall be provided that connect the development to the public sidewalks. 

All existing and new public sidewalks will be accessible and connected via the proposed on-site pedestrian 
pathway network. 
 

 (B)  Direct access from the street to individual units, clusters of units, or common interior lobbies shall 
be provided for residential buildings located within 32 feet of a public street.  

All buildings located within 32 feet of the public street will have a pathway from the building or unit entry and 
the public sidewalk. 
 

(C)  Where the development has frontage on more than one street, and such streets have different 
classifications in the Salem Transportation System Plan, driveway access shall be provided to the 
street with the lowest classification. 

All proposed driveway access are located on the lesser street regarding intensity of travel. 
.  

(D)  Where possible, driveway access shall be consolidated with either existing or future driveways 
serving adjacent developments. 

Driveway access is consolidated to minimize access points onto public streets.  A  shared access alley is 
proposed between the Multifamily and Single Family uses.  

  

(E)  Walls, fences, or landscaping shall be provided to buffer parking areas from public streets and 
abutting properties (see Figure 702-8). 

Landscaping is provided to buffer all parking areas from public streets and abutting properties.  As mentioned 
previously, a Class 2 Adjustment is requested elsewhere in this narrative for relief from a fence at the alley 
between Multifamily and Single Family uses. 
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FIGURE 702-8. PARKING AREAS BUFFERED FROM RIGHT-OF-WAY  

 

 
Sec. 702.035. - Building mass and facade design.  
(a)  Building mass and facade design goals and objectives.  

(1)  Building mass and facade design goals.  

(A)  Ensure that structures do not present excessive visual mass or bulk to public view or to adjoining 
properties;  

All proposed architecture is visually articulated vertically and horizontally to reduce the mass of all elevations. 
  

(B)  Achieve architecturally defined entryways, and building design that relates to human scale; 

All entryways are clearly defined with covered stairwells and single story entry roofs that relate to the 
pedestrian scale. 
 

(C)  Encourage aesthetically pleasing, interesting, and functional architecture and site design, 
including compatibility between parking facilities and the dwelling units;  

All buildings have visually pleasing proportions and a clear pedestrian connections between parking, walkway 
network and building entry. 
 

(D)  Provide architectural design that integrates well with adjoining development; and  

(E)  Promote interesting and non-monotonous architecture and site design.  

All buildings incorporate an architectural style that is compatible with the both the existing adjacent single 
family neighborhood and the adjacent Oregon State Hospital Historic District. 
 

(2)  Building mass and facade design objectives.  

(A)  Integrate structures on-site with natural topography;  

(B)  Encourage an appropriate transition between new structures on-site with existing structures on 
abutting sites;  

(C)  Promote human scale development;  

(D)  Preserve exposure to light, air, and visual access;  

(E)  Create visually interesting buildings by integrating structures with landscaping;  

(F)  Integrate new structures into the existing neighborhood;  

(G)  Promote the relationship of structures with streets;  

(H)  Encourage structure siting which creates useable open spaces;  

(I)  Encourage the interplay of contrast and compatibility in building siting, including design 
compatibility between parking facilities and dwelling units;  

(J)  Break-up building facades through architecturally defined building entryways; and  
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(K)  Design building rooflines which reinforce the residential character of the building and the 
surrounding neighborhood.  

All buildings incorporate an architectural style that is compatible with the both the existing adjacent single 
family neighborhood and the Oregon State Hospital Historic District.  The buildings promote human scale with 
single story entry structures and proposed awnings.  Gaps between buildings have been carefully provided to 
preserve access to air and natural light.  The buildings and landscape layout are integrated to promote privacy, 
define outdoor space and visually break-up the mass of buildings and parking stall rows.  Buildings abutting 
public streets have direct pedestrian connections between entry and public walkways.  Proposed buildings 
incorporate architecturally defined entryways and articulated facades and stepped rooflines that minimize the 
overall scale of each building to better relate to the character and scale of the adjacent neighborhood.  Lower 
density Single family development will occur between the new Multifamily development and development along 
”D” street N.E. and Park Avenue N.E. 
 

 

(b)  General siting and building mass.  

(1)  Design review guidelines.  

(A)  Buildings shall be sited with sensitivity to topography and natural landform (see Figure 702-9).  

All buildings are sited to follow the natural contour of the site.  The site is gently sloping and grade transitions 
will occur between buildings.   
 

(B)  The development shall be designed to reinforce human scale.  

The proposed on-site walkway network will include landscape materials to soften the mass and scale of the 
buildings and encourage outdoor use of yards and spaces between buildings.  The proposed building 
architecture includes design elements such as ground level entry roofs and awnings to add visual interest and 
relate to the pedestrian scale.  
 

(C)  Buildings with long monotonous exterior walls shall be avoided.  

The proposed architecture provides visual interest through frequent changes in wall and roof planes to cast 
varying shadow lines and distinguish individual building forms.   

  

These Guidelines are met. 
 

(2)  Design review standards.  

(A)  Where the development is located on a lot with an average cross slope of 15 percent or more, do 
not regrade more than 60 percent of the site surface area.  

This standard is not applicable as the site is relatively flat. 
 

(B)  Buildings shall have no dimension greater than 150 feet.  

All proposed buildings are less than 150 feet long.  The longest is building is 103 feet. 
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FIGURE 702-9. BUILDINGS SITED SENSITIVELY IN RELATION TO TOPOGRAPHY  

 

(c)  Compatibility.  

(1)  Design review guidelines.  

(A)  Contrast and compatibility shall be provided throughout the site through building design, size, and 
location.  

(B)  Appropriate transitions shall be provided between new buildings and structures on-site and 
existing buildings and structures on abutting sites.  

(C)  Architectural elements and facade materials shall be used to provide continuity throughout the 
site.  

(D)  The majority of dwelling units within the development shall be placed as close as possible to the 
street right-of-way.  

(E)  Architecturally defined and covered entryways shall be incorporated into the design of buildings.  

The proposed development design meets these Guidelines by meeting the following Standards. 
 

 

(2)  Design review standards.  

(A)  Except as provided in subsection (c)(2)(B) of this section, where a development site abuts 
property zoned Residential Agricultural (RA) or Single Family Residential (RS), buildings shall be 
setback from the abutting RA or RS zoned property as set forth in Table 702-4.  

Per table 702.4 where abutting a RS zone and building is 2 or more stories the required setback shall be a 
minimum of 1 foot for each foot or building height, but in no case less than 20 ft. 
 

The proposed buildings abutting the RS zone have a maximum (highest gable average) building height of 34.5’ 
Based upon this height with a 1:1 setback the minimum setback is 34.5’.  The proposed 35’ setback exceeds 
the minimum.  This Standard is met. 
 
  

(B)  Where a development site abuts, and is located uphill from, property zoned Residential 
Agricultural (RA) or Single Family Residential (RS), and the slope of the development site within 
40 feet of the abutting RA or RS zoned property is 15 percent or greater, buildings shall be setback 
from the abutting RA or RS zoned property as set forth in Table 702-5.  

This standard is not applicable as the site is relatively flat relative to adjacent RS zoned land. 
 
 

(C)  On sites with 75 feet or more of buildable width, a minimum of 50 percent of the buildable width 
shall be occupied by building placed at the setback line. Accessory structures shall not apply 
towards meeting the required percentage.  

This site has a frontage of 519.5 feet along 25th Street N.E.  The proposed site design shows (4) buildings with 
a combined façade length of 279’ proposed at the front yard setback line.  The design represents a 54% 
façade to frontage ratio and therefore it meets this Standard. 
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(D)  Roof-mounted mechanical equipment, other than vents or ventilators, shall be screened from 

ground level view. Screening shall be as high as the top of the mechanical equipment, and shall 
be integrated with exterior building design.  

No roof mounted mechanical equipment is proposed on this project.  Any ground mounted mechanical 
equipment associated with the Rec. Building will be screened with a solid landscape screen as tall as the 
equipment. 
 

(E)  A porch or architecturally defined entry area shall be provided for each ground level dwelling unit. 
Shared porches or entry areas are permitted, provided the porch or entry area has at least 25 
square feet of area for each dwelling unit, with no dimension less than five feet. Porches and entry 
areas shall be open on at least one side, and may be covered or uncovered. All grade level porches 
shall include hand-railings, half-walls, or shrubs to define the outside perimeter.  

All proposed buildings will have an architecturally defined porch entry roof at the ground floor level with at least 
25 s.f. area for each dwelling unit and no dimension less than 5 feet.  Porches are open on the front and 
defined by short walls, columns and landscaping on the sides. 
(d)  Building articulation.  

(1)  Design review guidelines.  

(A)  The appearance of building bulk shall be minimized by:  

(i)  Establishing a building offset interval along building facades; and  

(ii)  Dispersing windows throughout building facades.  

All proposed buildings have a wall offset at maximum spacing of 24 feet or less with windows placed 
throughout each building façade. 
 

(B)  Articulation shall be provided at the common entryway to all residential buildings.  

All proposed building entryways are defined by a covered stair well and a single story entry porch roof.   
(C)  Building roofs shall reinforce the residential character of the neighborhood.  

The proposed gable and hip roof forms relate to the residential character of the adjacent neighborhood and the 
adjacent Historic District. 
 

(2)  Design review standards.  

(A)  Every two attached dwelling units shall be offset from the next dwelling unit by at least four feet 
in depth (see Figure 702-10).  

The proposed building design for each building type includes a minimum 4’ offset in wall plane for every two 
units, front and back.  
  (B)  Within 28 feet of every property line, the building setback for adjacent buildings on  the 
same lot shall vary by a least four feet in depth.  
All proposed building types abutting property lines incorporate a minimum 4’ offset within 28 feet of the 
property line.   
 

(C)  Common entrances shall be provided to not more than four dwelling units.  

Individual entrances are provided to each dwelling unit.  Common entrances landings are shared by two units 
maximum. 
 

(D)  Individual and common entryways shall be articulated with a differentiated roof, awning, or portico.  

Each individual and common entryway is articulated by an individual porch roof or covered deck overhang 
above. 
 

(E)  Flat roofs, and the roof ridges of sloping roofs, shall not exceed a horizontal length of 100 feet 
without providing differences in elevation of at least four feet.  
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All roofs are proposed with a single ridgeline of overall length less than 100 feet.  Longer buildings incorporate 
hip roofed ends to minimize roofline lengths to meet this requirement. 
 

(F)  Windows shall be provided in all habitable rooms, other than bathrooms, that face required 
setbacks, common open areas, and parking areas.  

Windows are proposed in all habitable rooms as required that face yard setbacks, common open areas and 
parking areas. This makes the dwelling units more livable, adds architectural interest to each building facade 
and promotes visual safety over the site. 
 

 

FIGURE 702-10. BUILDING OFFSETS AND ARTICULATION  

 

 
Sec. 702.040. - Recycling.  
(a)  On-site design and location of facilities.  

(1)  Design review guidelines.  

(A)  Facilities shall be provided to allow recycling opportunities for tenants that are as conveniently 
located as the trash receptacles, and that are in compliance with any applicable federal, state, or 
local laws.  

(B)  The design and materials of recycling areas shall be similar to the design and materials of the 
buildings within the development.  

(C)  Recycling areas shall be located to provide adequate access for franchised haulers, and shall 
have containers sufficient to allow collection of all recyclables collected by the haulers.  

The proposed trash and recycling enclosures meet these Guidelines by meeting the following Standards. 
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(2)  Design review standards.  

(A)  Recycling areas shall be located, designed, and constructed in conformance with any applicable 
federal, state, or local laws relating to fire, building, access, transportation, circulation, or safety.  

The proposed trash/ recycling enclosures are designed to conform to the mentioned requirements. 
 

(B)  Recycling areas shall be protected against environmental conditions, such as rain.  

The proposed trash/ recycling areas will have a roof cover protecting the trash container area from rain. 
 

(C)  Instructions for using recycling containers and how to prepare and separate all the materials  

collected by franchised haulers shall be clearly posted in recycling areas.  

Each trash/ recycling area will include printed and limited signage instructing tenants on the use and 
separation of each trash or recycling container type. 
 

(D)  Recycling areas shall be provided that are sufficient in capacity, number, distribution, and size to 
serve the tenants of the development.  

The proposed Site design includes 5 separate trash areas of ample size to accommodate the needs of the 
proposed development and number of living units. 
 

(E)  The design and materials of recycling areas shall be similar to the design and materials of the 
buildings within the development.  

The proposed integral color concrete masonry screen walls, powder-coated steel gates, wood columns roof 
supports and composition roofing are consistent with the materials of the other buildings proposed on-site.  
 
 

 
 SRC Chapter 800 – General Development Standards 

 
Sec. 800.035. - Setbacks.  
(a)  Setbacks to be unobstructed. Except as otherwise provided under subsection (b) of this section, required 

setbacks shall be unobstructed.  

The proposed project complies with all minimum setbacks. 
All minimum setbacks to property lines, between buildings and distances to the entrances are met as shown on 
the attached Site Plan sheet A1.1.   
 
North: side yard setback = 35’ based upon a 1’ setback for each 1’ of building height of 34’-6” abutting RS 
zone, with a parking setback of 20’. 
East: side yard setback = 35’ based upon a 1’ setback for each 1’ of building height of 34’-6” abutting RS zone, 
with a parking setback of 20’. 
East street yard setback = 20’ with a minimum 12’minimum vehicle parking setback 
South side yard setback = 10’ abutting PH zone. 
West front yard setback = 20’ with a 20’ parking setback.    
 

(b)  Permitted projections into required setbacks. Permitted projections into required setbacks are set forth in 
Table 800-2.  

Per Table 800-2:  Permitted Projections into setbacks. 
Projections including:  Belt course, lintels, pilasters and trim are allowed to encroach 24” into front, side and 
rear yards.   
Cornice and Eave projections:  24” front yard, 36” interior side yard and 24” rear yard. 
Patios – uncovered:  36” max. above grade and 4’-0” minimum landscape to front property line, have no limit 
on encroachment at side yard or rear yard.   
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The proposed project has 24” projections into required setbacks at eaves and 3” projections into setbacks at 
second and third floor apartment deck guardrails and belt trim bands at upper floors and gables. Ground floor 
patios will be 6” above adjacent grades with a minimum landscape strip maintained at all yards of 7’-6”.    
 
Sec. 800.045. - Height.  
(a)  Generally. Unless otherwise provided under the UDC, standards relating to height shall apply to all 

buildings and structures. Height shall be measured as set forth in SRC chapter 112.  

 
SRC Sec. 514 Establishes the maximum height for the RM-II zone at 50’.  All of the proposed buildings on this 
project have a height less than 50’, with the highest average gable height of 34.5’.  See the attached Exterior 
Building Elevations sheets A3.0- A3.4. 
 
 
Sec. 800.050. - Fences, walls, hedges, gates, and retaining walls.  

Unless otherwise provided under the UDC, the standards set forth in this section shall apply to fences, 
walls, hedges, gates, and retaining 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 set forth in SRC 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 set forth in this subsection.  

(1)  Fences and walls.  

(A)  Residential zones and property used for uses falling under household living in other zones. 
Fences and walls within residential zones, or on property used for uses falling under household 
living in other zones, shall not exceed a maximum height of eight feet; provided, however:  

(i)  Front yard abutting street. Fences and walls within a front yard abutting a street shall not 
exceed a maximum height of four feet when located within 20 feet of the property line abutting 
the street; provided, however, within ten feet of the property line abutting the street 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.  

 
(ii)  Side and rear yards abutting street. Fences and walls within a side or rear yard abutting a 

street shall not exceed a maximum height of six feet when located within ten feet of a property 
line abutting a street.  

 
No fences are proposed on this project occurring between buildings and the street in a front yard.  Side yard 
fences are proposed at 6’ high. See the Site Plan sheet A1.1.  These requirements are met. 
 

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

Required vision triangles per Sec. 805 are indicated on the attached Site Plan sheet A1.1 and are un-affected 
by the proposed fences. 
 

(c)  Material.  

(1)  Fences. Fences shall be constructed of materials specifically designed and manufactured for fencing 
purposes, including, but not limited to, wooden pickets, vinyl, wrought iron, and chain link fencing, with or 
without plastic or wood slats. 
 
Proposed fencing abutting the RS property at the N.W. corner of the site is to be of chain link with vinyl slats. 
This material meets the requirement. 
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Sec. 800.055. - Solid waste service areas.  

Solid waste 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.  

(b)  Solid waste receptacle placement standards. All solid waste receptacles shall be placed at 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 to 
discharge storm water runoff consistent with the overall storm water 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 receptacles face each other, a minimum four feet of pad area shall be 
required between the fronts of the facing receptacles.  

These requirements are met.  See the attached Trash Enclosure Floor Plan on sheet A2.0.1 
 

(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. 

These requirements are met.   The receptacles have 1.5’ sidewall clearance.  Walls are non-combustible 
concrete masonry and the combustible roof is more than 5 feet clear to combustible roof structure.   

  

(3)  Vertical clearance.  

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

(B)  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.  

Receptacles greater than two yard are expected for use with a minimum overhead Front clearance of 14’ 
minimum to structure above.  See the attached Trash Enclosure Elevations sheet A3.0.1. 
 

 (e)  Solid waste service area enclosure standards. When enclosures are used for required screening 
or aesthetics, such enclosures shall conform to the following standards:  

(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 to prevent damage to enclosure.  
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(A)  Enclosures constructed of wood or chain link 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 located 12 inches inside 
the perimeter of the outside walls of the enclosure, or a fixed bumper rail to 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:  

(i)  A minimum distance of two feet from the sides of the container or receptacles; and  
(ii)  A minimum of three feet from the rear of the container or receptacles. 
 
The proposed Trash Enclosures are constructed of concrete masonry block.  The 
Dumpster  receptacles are shown with 2 feet side distances to walls and are more 
 than 3 feet from the rear to any wall. Based upon this design, no bumper rail is required.   
See the attached Trash Enclosure Floor Plan sheet A2.0.1  
  

(3)  Enclosure gates. Any gate across the front opening of an enclosure shall swing freely without 
obstructions. For any opening that is less than 15 feet in width, the gates shall open a minimum of 
120 degrees. For any opening that is 15 feet or greater in width, the gates shall open a minimum 
of 90 degrees. All gates shall have restrainers in the open and closed positions.  

The proposed gate opening is 18 feet in width with a 90 degree minimum clearance.  The gates   
will have a cane bolt restraint into the concrete pad. 
 

 (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 12 feet in width. Vehicle operation 
areas shall be made available in front of every receptacle, or, in the case of multiple 
receptacles within an enclosure, in front of 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)  Directly in front of the permanent location of the receptacle; or  
(ii)  In a location where the receptacle can be safely maneuvered manually not more than 45 feet 

into 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 or driveway, 

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.  

The proposed Trash Enclosures each have a clear 45 foot x 12 foot service approach in front of the Enclosure 
as required.  See the attached Site Plan sheet A1.1 showing approach clearance lines. 
 
 

(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.  

All Garbage truck movements will be confined to the site interior and not require backing into the street or alley.  
See the attached Site Plan sheet A1.1.  

(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.  
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All Garbage truck operations areas will be paved with asphalt or concrete with appropriate drainage 
design see the Site Plan sheet A1.1 and the Trash Enclosure Floor Plan sheet A2.0.1 

 
 
 

 SRC Chapter 805 – Vision Clearance 
  

Sec. 805.001. - Purpose.  
The purpose of this chapter is to ensure visibility for vehicular, bicycle, and pedestrian traffic at the 

intersections of streets, alleys, flag lot accessways, and driveways.  

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.  

 

(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 street or alley (see Figure 805-5).  

See the attached Site Plan sheet A1.1.  Vision clearance lines of driveways at streets and alleys are shown 
with a 10 foot leg along the driveway and a 50 foot leg along the street.   
 
 

 SRC Chapter 806 – Off-Street Parking, Loading, and Driveways  
 
SRC 806.015 - Amount of Off-Street Parking. 
a) Minimum Required Off-Street Parking.  The minimum number of off-street parking spaces required for a 

Multi-family Housing use per Table 806-1 is 1.5 stalls per living unit.  
 

b) Compact Parking.  Up to 75 percent of the minimum off-street parking spaces required under this Chapter 
may be compact parking spaces. 

 
c) Maximum Off-Street Parking.  Unless otherwise provided under the UDC, off-street parking shall not 

exceed the amounts set forth in Table 806-2. 
The attached Site Plan sheet A1.1 indicates (246) living units x 1.5 stalls per unit = (369) stalls required  
and a Rec. Building of 4,157 s.f. x 1 stall / 350 s.f. = (12) stalls required for a total parking requirement of  
(381) stalls.  
 
The proposed Site Plan indicates (431) total parking stalls of which (220) are standard size, (202) are compact 
size and (9) are handicap accessible.  The compact stalls represent 47% of the total parking.  The total parking 
provided will be adequate with a ratio of 1.75 stalls per unit    
The proposed parking meets these standards. 
 
 
SRC 806.035 – Off-Street Parking and Vehicle Use Area Development Standards 
a)  General Applicability. The off-street parking and vehicle use area development standards set forth in this 

section 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 un-paved area. 

The proposed project includes the design of new paved surface, the parking and loading areas and associated 
maneuvering areas must be developed to the standards of SRC 806.035, 806.065, 806.075, and 806.080. 
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806.035.  Off-Street Parking and Vehicle Use Area Development Standards for Uses or (a)  Location.   

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

required setbacks. 

All proposed parking is located outside the required setbacks discussed earlier in this narrative..  See the 
attached Site Plan sheet A1.1. 

  

(b)  Perimeter Setbacks and Landscaping.    

(2) Perimeter Setbacks 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 to buildings and structures.   

(B) Perimeter Landscaping.  Required perimeter setbacks for off-street parking and 

vehicle use areas shall be landscaped as set forth in this subsection.    

(3) Perimeter Setbacks and Landscaping Abutting Streets.  Unless a greater setback 

is required elsewhere within the UDC, off-street parking and vehicle use areas abutting a 

street shall be setback and landscaped according to one the methods set forth in this 

paragraph.  Street trees located along an arterial street may be counted towards meeting the 

minimum required number of plant units.  

(A) Method A.  The off-street parking and vehicle use area shall be setback a minimum of 

10 feet (see Figure 806-1).  The setback shall be landscaped according to the Type A 

standard set forth in SRC Chapter 807.     

  

FIGURE 806-1  

PERIMETER SETBACKS AND LANDSCAPING ABUTTING STREETS – METHOD A  

  

 
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 abutting an interior front, side, or rear property line shall be setback a 

minimum of 5 feet (see Figure 806-5).  The setback shall be landscaped according to the Type A standard 

set forth in SRC Chapter 807.  
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FIGURE 806-5 LANDSCAPING ADJACENT TO AN ADJACENT LOT  

  

 
(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 5-

foot-wide landscape strip, planted to the Type A standard set forth in SRC Chapter 807, or by a minimum 

5-foot-wide paved pedestrian walkway (see Figure 806-6).  A landscape strip or paved pedestrian 

walkway is not required for drive-through lanes located adjacent to a building or structure.    

FIGURE 806-6 LANDSCAPING ADJACENT TO A BUILDING  

 

 
The proposed parking and vehicle use areas meet the following perimeter setbacks:  

- Abutting 25th St. NE -- 12 feet required under SRC Chapter 514 table 514-4, 10 feet required SRC 
Chapter 806,   20.0 feet proposed. 

- Abutting N.E. Cul-de-sac --12 feet required under SRC Chapter 514 table 514-4, 10 feet required SRC 
Chapter 806,   20.0 feet proposed. 

- Abutting E. Cul-de-sac --12 feet required under SRC Chapter 514 table 514-4, 10 feet required SRC 
Chapter 806,   17.4 feet proposed. 

- Adjacent to Rec. Building and Maintenance Building -- 5 foot minimum sidewalk or landscape strip 
required under SRC Chapter 806, 5 foot minimum sidewalk proposed plus landscape strip. 

- Adjacent to all Apartment Buildings—5 foot minimum sidewalk or landscape strip required under SRC 
Chapter 806, 10 foot minimum landscape strip required under SRC 514 standards,  10.0 feet proposed. 

 

 

(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) Vehicle display areas.  
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(C) Temporary and seasonal gravel off-street 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 

paragraph, the total interior area of an off-street parking area is the sum of all areas within the 

perimeter of the off-street parking area, 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 satisfying minimum interior landscaping requirements.   

 

TABLE 806-5 INTERIOR OFF-STREET PARKING AREA LANDSCAPING  

Table 806-5: Interior Off-Street Parking Area Landscaping  

Total Interior Area of  Off-

Street Parking Area   
Percentage Required to be Landscaped   

Less than 50,000 sq. ft.  Min. 5%  

50,000 sq. ft. and Greater  Min. 8%  

  

 

The proposed site plan has a combined Parking/landscape area of 197,247 square feet. 

This area includes parking stalls, maneuvering, curbs and planters adjacent to the parking area.  (excluding the 
far north and south driveways).  The proposed internal landscape requirement of 8% = 15,780 square feet 
minimum; 20,887 square feet is proposed.  The proposal meets these standards. 
(3) Trees.  A minimum of one deciduous shade tree 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 

distributed throughout the off-street parking area to create 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 5 feet 
 
The proposed project layout meets these requirements.  See the attached Site Plan sheet A1.1 and the 
Landscape Plan.  
 
 
(e)  Off-Street Parking Area Dimensions.  Off-street parking areas shall conform to 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.  
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The proposed site plan and parking layout provide adequate dimensions to meet the above requirements of 
table 806-2. Proposed standard stalls are 9’x19’ with a 26’ aisle and minimum compact stalls are 8’x15’ with a 
26’ aisle.  This requirement is met.  
 

 

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, when such change of use or activity results in a bicycle 

parking ratio requiring a greater number of spaces than the previous use or activity.  

(3) Any intensification, expansion, or enlargement of a use or activity.  

(b) Applicability to Nonconforming Bicycle Parking Area.  When bicycle parking is required to 

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 to the number of spaces required to remedy the existing deficiency 

    

806.050.  Proximity of Bicycle Parking to Use or Activity Served.  Bicycle parking shall be located on the 

same development site as the use or activity it serves.   

Bicycle parking is located on the same development site as the use. 

   

806.055.  Amount of 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.   

Table 806-8: minimum bicycle parking requires (1) bike parking stall per (0.1) Living Units. 
(246) Living units are proposed, therefore (25) bike stall is required. (25) bike stalls are proposed to be evenly 
distributed across the site and located conveniently adjacent to Apartment building entries and at the Rec. 
Building .  See the attached Site Plan Sheet A1.1.  This requirement is met. 
 
 
 
SRC 806.065 – Off-Street Loading Areas 
a)  General Applicability. Off-street loading shall be provided and maintained as required under this Chapter 

for:  
(1)  Each proposed new use or activity.  
(2)  Any change of use or activity, when such change of use or activity results in a bicycle parking ratio 

requiring a greater number of off-street loading spaces than the previous use or activity.  
(3)  Any intensification, expansion, or enlargement of a use or activity. 
See table 806-9: 

The loading requirement for this project is (3) loading stalls based upon a Multi-family use over 200 units. 
Minimum stall dimensions to be 12’x19’x12’ vertical clearance and (1) of the loading stalls to be near the Rec. 
Building when provided.  See the attached site Plan sheet A1.1.  The proposed site layout indicates (3) loading 
stalls 12’x30’x12’ vertical clearance with (1) of the stalls located near the Rec. Buildings.    
This requirement is met.   
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 SRC Chapter 807 – Landscaping and Screening  
 
Sec. 807.001. - Purpose.  

The purpose of this chapter is to establish standards for required landscaping and screening under the 
UDC to improve the appearance and visual character of the community, promote compatibility between land 
uses, encourage the retention and utilization of existing vegetation, and preserve and enhance the livability of 
the City.  

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 conceptual Landscape Plan is attached to illustrate how the proposed site landscaping and screening meets 
the Landscape and screening code requirements. 
This requirement is met.   

 
 SRC Chapter 808 – Preservation of Tree and Vegetation. 

 
Sec. 808.001. - Purpose.  

The purpose of this chapter is to provide for the protection of heritage trees, significant trees, and trees 
and native vegetation in riparian corridors, as natural resources for the City, and to increase tree canopy over 
time by requiring tree preservation and planting of trees in all areas of the City.  

All but (1) of existing mature street trees along 25th St. N.E. are proposed to be preserved.  The removal of the 
single tree is necessary to maintain the alignment of the proposed driveway access with “B” Street NE on the 
west side of 25th St. N.E. 
  
No Heritage trees, Significant (rare) trees are located on this site.  One Oregon White Oak tree exist on the 
RS- Single Family site.  Refer to the attached Tree assessment report dated August 30, 2019 and marked 
‘Exhibit B’ for discussion about the existing tree types and their general health.  
 
Removal of existing trees is required to accommodate site grading, underground utilities, required building unit 
density and required parking for the proposed development.  An effort has been made to preserve existing 
healthy trees where possible within the proposed site design layout. 
 
Trees slated for removal will be replaced with new trees as required by SRC 807.015 Landscaping and 
Screening.      
This requirement is met.   

CONCLUSION 

Through the preparation of this narrative and the other documents included with the Site Plan Review 
and Design Review Application, the Applicant has demonstrated compliance with the intent and 
requirements of the applicable Chapters of the City of Salem Revised Codes or has sought relief 
through Adjustment from requirements that cannot be met. The Applicant respectfully requests that 
these applications be approved as submitted. 

Feel free to contact the following members of the Design Team if you have questions regarding the submittal. 

Architect Scott Beck Architect, LLC (503) 266-9270 
  beck-arch@web-ster.com 

Applicant Mountain West, Investment Corp. (503) 584-4593 
 Contact: Richard Berger Richard@mwinv.com 

Civil Engineer  Mark Grenz, (503) 363-9227  
 Multi-tech Engineers  MGrenz@mtengineering.net 
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PART II. Adjustments – Class 2, Application narrative 
 

FINDINGS APPLYING TO THE APPLICABLE SALEM REVISED CODE CRITERIA FOR  

A CLASS 2 ADJUSTMENT FOR SETBACK IN THE RS and RM II ZONE  

As noted in the Applicant's Site Plan Review and Design Review application, the Applicant is requesting that  

RS and RM ll's lot boundaries on the proposed North Campus ("Subject Property') (Exhibit "A"), be granted an 
adjustment to the setback requirement at SRC 514.0l0(b}, Table 514-5.  

 
Applicant requires an adjustment because the Code's requirement for a 10-foot setback between two different 
zones is impractical in this case. The 26-foot common accessway already provides a sufficient setback area 
between the RS and RM II zones, which will fulfill the spirit of the setback requirement.  
The development standard is found at SRC 514.0l0(b), Table 514-5. The criteria for the adjustment to the 
setback requirements are found at SRC 250.00S(d)(2) and are satisfied as follows:  

(2) An application for a Class 2 Adjustment shall be granted if all of the following criteria are met: 
 
 (A)  The purpose underlying the specific development standard proposed for adjustment is: 

(i) Clearly inapplicable to the proposed development;  

or 
 

(ii) Equally or better met by the proposed development. 

Proposed Finding: The purpose of the underlying specific development standard proposed for 
adjustment is equally or better met by the proposed development. The intended goal of the 
underlying development standard is to ensure that there is an appropriate setback or buffer area 
between different types of adjoining zone uses. Here, the RS zone and the RM II zone are both 
residential and can comfortably and logically share the adjoining 26 foot accessway for ingress 
and egress from their respective driveways. Granting Applicant's adjustment will fulfil the spirit 
of the setback requirement because there will be a buffer area between the two zones-in fact, 
the standard is better met by the Applicant's adjustment because the 26-foot accessway is more  
than double the amount of setback space that is required under the Code.  
 

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

Proposed Finding: The development will not detract from the livability of the area, rather it will 
enhance its residential allocation by bringing more and newer residences into the area. There 
are attractive, long-standing trees and hedging on the West side of Park Avenue.  The 
neighborhood to the East of Park Avenue strongly advocates reserving the visual appeal of the 
tree line along Park Avenue.  To accommodate this, the driveways in the RS zone must exit into 
the common alleyway instead of onto Park Avenue.  Granting Applicant’s adjustment will ensure 
there is no detraction in the appearance of the surrounding residential area and will preserve 
the tree line.   

 (C) If more than one adjustment has been requested, the cumulative effect of all adjustments result in a 
 project which is still consistent with the overall purpose of the zone. 
 
  Proposed Finding:  The applicant is requesting a single adjustment.  The effect is consistent  
  with the overall purpose of the RS and RMII zone. 
 
The Applicant satisfies the mandatory approval criteria for the Class 2 Adjustment and respectfully requests 
that it be approved as submitted. 
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Class 2-Driveway Approach Permit 
 

 
 

 
SRC 804.025 (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; 
 
Applicant Response:  The site is located at 2600 Center Street (073W24DB/Tax Lot 100). The 
subject property is 11.09 acres in size, zoned RM2 (Multi-Family Residential).   25th Street is 
designated as a ‘local’ street on the Salem Transportation System Plan.  The driveway approach 
will meet Public Works design standards.  As shown on the site plan the driveway approach is 
required for access to the site and is in compliance with design standards.  
 
(2) No site conditions prevent placing the driveway approach in the required location; 
 
Applicant Response:  The location of the driveway approach was taken into consideration prior 
to laying the site out.  The location of the proposed driveway takes into consideration the 
location of other existing driveways and access onto 25th Street.  Therefore, all factors were 



taken into consideration and there are no conditions on the site that prevent the driveway 
approach.  
 
 
 
(3) The number of driveway approaches onto an arterial are minimized; 
 
Applicant Response:  25th Street is a ‘local’ street.  There are no driveways proposed onto an 
arterial at this time.  Therefore, this criterion is has been met.  
 
(4) The proposed driveway approach, where possible: 
(A) Is shared with an adjacent property; or 
(B) Takes access from the lowest classification of street abutting the property; 
 
Applicant Response to (4)(B):  The subject property is located on D Street, Park Avenue, Center 
Street, and 25th Street.  There is one driveway approach proposed onto 25th Street.   There is no 
lower classified street then 25th Street abutting the property.  Therefore, this criterion has been 
met. 
 
(5) The proposed driveway approach meets vision clearance standards; 
 
Applicant Response:  Through the pre-app process, the applicant has been working with Public 
Works to ensure that the driveway approach is in the required location and meets vision 
clearance standards.  As shown on the site plan, this criterion has been met.  
 
(6) The proposed driveway approach does not create traffic hazards and provides for safe 
turning movements and access; 
 
Applicant Response:  The driveway approach does not create traffic hazards.  As shown on the 
site plan, this criterion has been met. 
 
(7) The proposed driveway approach does not result in significant adverse impacts to the 
vicinity; 
 
Applicant Response:  Public Works has had the opportunity to review the site plan for any 
adverse impacts.  No adverse impacts to the vicinity have been identified.  As shown on the site 
plan, the location of the driveway will not have any impacts on the subject property or adjacent 
properties.   This criterion has been met. 
 
(8) The proposed driveway approach minimizes impact to the functionality of adjacent 
streets and intersections; and 
 



Applicant Response: The applicant has been working with Public Works to ensure that the 
driveway approach is in the required locations to minimize impacts to adjacent streets and 
intersections.  As shown on the site plan, this criterion has been met. 
 
 
 
 
(9) The proposed driveway approach balances the adverse impacts to residentially zoned 
property and the functionality of adjacent streets. 
 
Applicant Response: The applicant has been working with Public Works to ensure that the 
driveway approach is in the required location to help balance the adverse impacts to 
residentially zoned property.  As shown on the site plan, this criterion has been met. 
 
 
 

 
 
 
 
  
 
 
 
 
 



 

 

 
January 6, 2020 
 
 
 
Salem Planning Commission 
555 Liberty St SE 
Salem, OR 97301 
 
Via E-mail to: apanko@cityofsalem.net 
 
Re: North Campus Application 
 
Chair and Commission Member 
 
We respectfully request that the Planning Commission approve the consolidated design review and site 
plan review request including the requested setback adjustment opposed by staff.   
 
On April 16, 2019, the Planning Commission approved a Comp Plan/Zone Change/Tentative Subdivision 
“Zone Change” for the property. During that approval process, the Planning Commission reviewed an 
overall development concept, which is substantially similar to the site plan now before the Planning 
Commission.  
 
This concept was a compromise between the applicant and the two neighborhood associations in the 
area, NEN and NESCA.  Critical to this compromise were the unique lot configuration, the creation of a 
shared accessway, and adjustment of setbacks along the accessway to allow it to serve both the proposed 
single-family development and the multifamily development.   At the time of the Zone Change approval, 
City staff opposed this compromise, but the Planning Commission approved the framework of this 
compromise by approving the unique lot configuration and approving the shared accessway. 
 
We understand that staff has concern about whether the record has enough evidence in it to justify the 
adjustment.  As such, we are submitting a memo from Alan Sorem of Saalfeld Griggs, which discusses the 
legal justification for the adjustment to further supplement the evidence and proposed findings already 
submitted. In general, we believe we meet and exceed the intent of the standard we are adjusting since 
instead of the 10-foot setback, we are providing approximately 54 feet between the single-family property 
line and any multifamily building.  In this area will be the accessway alley, parking stalls, sidewalks, and a 
landscaping area.   
 
All the best, 

 
Richard Berger 
ON BEHALF OF MOUNTAIN WEST INVESTMENT CORPORATION  



MEMO 
 

Park Place, Suite 200 
250 Church Street SE 

Salem, Oregon 97301 

Post Office Box 470 
Salem, Oregon 97308 

tel 503.399.1070 
fax 503.371.2927 

A Member of LEGUS, an International Network of Law Firms  www.sglaw.com 
 

To: Planning Commission, City of Salem 
  
From: Alan M. Sorem 
 
Date: 

 
January 6, 2020 

  
Re: 2600 Center Street N.E. 

Vacant Oregon State Hospital Land – Site Re-Development 
Case No. DR-SPR-ADJ-DAP19-11 (the “Application”) 
Response to Staff Report Recommending Denial for Class 2 Adjustment 

  
Mountain West Investment Corporation (“Applicant”) comes before the Planning Commission 

of the City of Salem requesting approval of a 246-unit multi-family development.  The issue addressed in 

this memorandum relates to the relationship between the proposed multifamily development and 

Applicant’s proposed single-family residential development.  SRC Chapter 514, Table 514-5, generally 

requires a ten (10) foot setback between the RM-II and RS zoned properties, but the code does not 

require this zone-to-zone setback if the property is “abutting an alley.”  Exhibit A, Table 514-5.  The SRC 

defines an “alley” as a public secondary accessway between 10 and 20 feet wide.  The current proposal 

is for a private alley accessway serving the single-family residential lots.  Therefore, the zoning standard 

does apply, and an adjustment is necessary.  However, Applicant disagrees with the initial 

recommendation of staff.  Applicant has satisfied the requirements for a Class 2 Adjustment and 

requests the Planning Commission approve the Application.  Applicant’s proposed supplemental findings 

for the Class 2 Adjustment request are below.    

1. The purpose underlying the specific development standard for the adjustment is equally or 
better met by the proposed development.  
 

Staff characterizes the private alley as a vehicular use area that must be setback from the 

boundary line and concludes that the 26-foot-wide private alley does nothing to serve the purpose of 

the setback standard.  Applicant strongly disagrees with staff’s characterization and conclusion.  Staff 

ignores the practical consequences of the Planning Commission’s prior comprehensive plan and zone 

change decision, the substantial setback between the buildings and parking lot areas and the SF-zoned 

property, and the plain text of the code. 
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There is no means to develop Lot 1 with single-family residential dwellings without a) 

prohibiting direct access onto D Street and Park Avenue and b) constructing a private alley to serve the 

forthcoming lots.  These limitations are the direct result of the Planning Commission’s prior consolidated 

approval of a comprehensive plan map amendment and zone change and the related conditions of 

approval.  Condition 4 of the prior decision states that the “alignment of the RM-II zoning will be 

adjusted to include the proposed alley as shown on the conceptual plan,” and Condition 5 prohibits the 

single-family residential development on Lot 1 from developing a driveway access onto D Street and 

Park Avenue.  Collectively, the conditions require that access be off an internal alley as shown in the 

conceptual development layout in the prior decision.  Staff’s conclusion that Applicant must provide for 

a 10-foot wide buffer area between the private alley and the SF-zoned property is inconsistent with the 

previously approved concept, the binding conditions of approval, and serves no purpose. 

The buffering purpose of the code is equally or greater served by Applicant’s proposal.  But for 

the existing conditions of approval, the code would have allowed direct access for single-family 

residences off Park Avenue and D Street, which would eliminate the need for a private alleyway.  As 

such, the parking lots and buildings could have been located within 10 feet of the SF-zoned property.  

Applicant’s proposal increases the setback area of the buildings and parking areas by more than 250%.  

While vehicles will use the private alley, staff’s comments ignore the fact that the City Council did not 

intend for the standard to apply to “alleyways” in the first place.  Applicant will privately maintain the 

proposed “alley,” so the standard technically applies; however, the buffering purpose of the setback 

standard is not affected by who owns or maintains the road.  The Application satisfies this criterion. 

2. If located in the residential zone, the proposed development will not detract from the 
livability or appearance of the residential area. 

 
Compliance with existing conditions of approval is necessary, but it will also serve the livability 

and appearance of the surrounding residential area.  Staff questioned whether the proposal will 

adequately buffer the impacts from the SF-zoned uses onto the RM-II zoned properties.  The width of 

the private alleyway is 26 feet, which is more than the combined 20-foot width if City applied the 

setback standard to both properties.  This will ensure buildings will not encroach on one another 

adjoining the two developments.  Moreover, staff ignores the common place of alleys in the 

neighborhood (an alley is currently located less than 350 feet from the intersection of Park Avenue and 

D Street).  The intention of the project is to create a mix of residential uses that will be compatible with 
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the surrounding appearance.  The use of alleys accomplishes this objective, and the Application satisfies 

the criterion. 

REQUESTED MOTION 
 

The Planning Commission hereby GRANTS the request for the consolidated design review, site 

plan review, adjustment, and driveway approach permit for development of a 246-unit multiple family 

residential apartment complex for property located at 2600 Center Street NE – 97301 subject to the 

conditions of approval stated on pages 32 and 33 of the staff report.  
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Exhibit A 
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