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

 
DECISION OF THE PLANNING ADMINISTRATOR 

 
SUBDIVISION / URBAN GROWTH PRELIMINARY DECLARATION CASE NO.: 
SUB-UGA22-03 
 
APPLICATION NO.: 21-123203-LD, 21-123204-LD 
 
NOTICE OF DECISION DATE: June 2, 2022 
 
SUMMARY: A Tentative Subdivision Plan (Jackson Ridge) to divide approximately 
14.5 acres, creating 46 lots.  
 
REQUEST: A Tentative Subdivision Plan (Jackson Ridge) and Urban Growth 
Preliminary Declaration to divide approximately 14.5 acres into 46 lots ranging in size 
from 4,629 square feet to 7,803 square feet. The subject properties are zoned RA 
(Residential Agriculture), and located at 1374 Crowley Avenue SE (Marion County 
Assessor Map and Tax Lot Numbers: 083W11CC / 100 and 2800). 
 
APPLICANT: Reece and Associates LLC 
 
LOCATION: 1374 Crowley Avenue SE, Salem OR 97302 
 
CRITERIA: Salem Revised Code (SRC) Chapters 205.010(d) – Tentative 
Subdivision; 200.030(d) – Urban Growth Preliminary Declaration 
 
FINDINGS: The findings are in the attached Decision dated June 2, 2022. 
 
DECISION: The Planning Administrator APPROVED Subdivision / Urban Growth 
Preliminary Declaration Case No. SUB-UGA22-03 subject to the following conditions 
of approval:  
 
Condition 1: Prior to final plat, Fire Department turnaround shall be provided for 

any dead end in excess of 150-feet. 
 

Condition 2: No street shall exceed 12 percent grade for more than a 200-foot 
run or all dwellings shall contain fire sprinklers. 

 
Condition 3:  The designated front lot for corner lots are as follows: 

Lot Number Front Lot Line 

Lot 19 East 

Lot 20 East 

Lot 34 West 

Lot 33 West 

Lot 39 South 

Lot 40 North 

Lot 45 South 

 
 

odias
Text Box
Attachment 2



SUB-UGA22-03 Notice of Decision 
June 2, 2022 
Page 2 
 

Condition 4: 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). 

 
Condition 5: Dedicate a 10-foot public utility easement along the street frontage of all internal 

streets. 
 
Condition 6:  Construct facilities in the right-of-way is required prior to final plat except as 

authorized in an improvement agreement per SRC 205.035(c)(7)(B). 
 
Condition 7:  Extend a minimum 8-inch sewer main within Denali Avenue SE and Crowley 

Avenue SE to the northern line of the tentative subdivision.  
 
Condition 8:  All necessary (existing and proposed) access and utility easements must be 

shown on the final plat and recorded on the deeds to individual lots affected by 
such easements. 
 

Condition 9:  Prior to plat approval, provide an engineered design for the horizontal and vertical 
alignments of the following streets in compliance with PWDS for Lot 46: 
 
a. From the easterly terminus of existing Crowley Avenue SE to the northerly 

terminus of proposed Crowley Avenue SE. 
 

b. From the northerly terminus of proposed Denali Street SE to the north line of 
the subject property.  

 
Condition 10:  Construct internal streets to local street standards and in conformance with the 

City-approved design for future streets within Lot 46.  
 

The rights granted by the attached decision must be exercised, or an extension granted, by June 
18, 2024, or this approval shall be null and void. 

 
Application Deemed Complete:  March 21, 2022  
Notice of Decision Mailing Date:  June 2, 2022 
Decision Effective Date:   June 18, 2022 
State Mandate Date:   July 19, 2022  

 
Case Manager: Jamie Donaldson, jdonaldson@cityofsalem.net, 503-540-2328 
 
This decision is final unless written appeal and associated fee (if applicable) from an aggrieved 
party is filed with the City of Salem Planning Division, Room 320, 555 Liberty Street SE, Salem OR 
97301, or by email at planning@cityofsalem.net, no later than 5:00 p.m. Friday, June 17, 2022.  
The notice of appeal must contain the information required by SRC 300.1020 and must state 
where the decision failed to conform to the provisions of the applicable code section, SRC 
Chapter(s) 205, 200. 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 Planning Commission will review the 
appeal at a public hearing. After the hearing, the Planning Commission may amend, rescind, or 
affirm the action, or refer the matter to staff for additional information. 
 

mailto:jdonaldson@cityofsalem.net
mailto:planning@cityofsalem.net
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The complete case file, including findings, conclusions and conditions of approval, if any, is 
available for review by contacting the case manager, or at the Planning Desk in the Permit 
Application Center, Room 305, City Hall, 555 Liberty Street SE, during regular business hours. 
 
 
 

http://www.cityofsalem.net/planning 

 
 

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

 
DECISION 

 
IN THE MATTER OF APPROVAL OF  ) FINDINGS AND ORDER  
TENTATIVE SUBDIVISION AND URBAN  ) 
GROWTH PRELIMINARY DECLARATION  )  
CASE NO. SUB-UGA22-03  )  
1374 CROWLEY AVENUE SE  ) JUNE 2, 2022 
 

REQUEST 
 
Summary: A Tentative Subdivision Plan (Jackson Ridge) to divide approximately 14.5 acres, 
creating 46 lots.  
 
Request: A Tentative Subdivision Plan (Jackson Ridge) and Urban Growth Preliminary 
Declaration to divide approximately 14.5 acres into 46 lots ranging in size from 4,629 square 
feet to 7,803 square feet. The subject properties are zoned RA (Residential Agriculture), and 
located at 1374 Crowley Avenue SE (Marion County Assessor Map and Tax Lot Numbers: 
083W11CC / 100 and 2800). 

PROCEDURAL FINDINGS 
 

1. On December 19, 2021, a consolidated application for a Phased Subdivision Tentative Plan 
and Urban Growth Area Preliminary Declaration was filed for a proposal to divide an 
approximately 14.5 acres located at 1374 Crowley Avenue SE (Attachment A) into 46 
single family lots.  

 
2. After receiving missing information from the applicant, the consolidated application was 

deemed complete for processing on January 13, 2022. Notice to surrounding property 
owners was mailed pursuant to Salem Revised Code on January 13, 2022, and public 
notice was posted on the subject property on March 21, 2022 pursuant to SRC 
300.520(b)(2). 

 
3. The 120-day state-mandated local decision deadline is July 19, 2022. 

 
SUBSTANTIVE FINDINGS 

 
1. Proposal 
 
The tentative plan proposes to divide approximately 14.5 acres into 46 lots for residential 
development. The lots proposed for residential development range in size from approximately 
4,629 square feet to five acres. The applicant has provided a future development plan for Lot 
46. 
 
The applicant is requesting alternative street standards to increase grade of a local street from 
12% to 15% on three streets. 
 
2. Existing Conditions 
 
Site and Vicinity 
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The subject property (Attachment A) consists of two irregular shaped tax lots. Tax Lot 100 
extends eastward, at its widest point, from the existing terminus of Crowley Avenue SE, 
approximately 778 feet and southeast approximately 584 feet to its existing boundary with Tax 
Lot 2800. At its eastern boundary, Tax Lot 100 is approximately 834 feet in depth. Tax Lot 
2800 is approximately 659 feet wide and averages approximately 268 feet in depth. here is an 
existing single-family residence on Tax Lot 00100, that is proposed to be removed, while Tax 
Lot 2800 is vacant land. The abutting properties to the north include vacant land and single-
family residences. The abutting properties to the east and west are developed with single-
family residences. To the south is a multiple-family residential complex and an approved RS 
(Single Family Residential) zoned subdivision (SUB-UGA18-01).  
 
Salem Area Comprehensive Plan (SACP) Designation 
 
Urban Growth Policies: The subject property is located within the Salem Urban Growth 
Boundary and inside the corporate city limits. 
 
Comprehensive Plan Map: The subject property is designated “Developing Residential” on the 
Salem Area Comprehensive Plan (SACP) Map. The surrounding properties are designated as 
follows: 
 
North:  Developing Residential 
 
South: Developing Residential & Multi-Family Residential 
 
East: Single Family Residential 
 
West: Single Family Residential 

 
Zoning and Surrounding Land Use 
 
The subject property is zoned RA (Residential Agriculture) and is currently vacant. The 
surrounding properties are zoned and used as follows: 
 
North:  RA (Residential Agriculture); single family dwelling and agricultural use 
 
South: RA (Residential Agriculture) and RM-II (Multiple Family Residential); single 

family dwellings and senior care facility 
 
East: RS (Single Family Residential); single family dwellings 
 
West: RS (Single Family Residential); single family dwellings 
 
Relationship to Urban Service Area 
 
The subject property is located outside the City’s Urban Service Area. An Urban Growth 
Preliminary Declaration is required because the subject property is located outside the Urban 
Service Area in an area without required public facilities. 
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Infrastructure 
 

Water:  The subject property is located within the S-2 and S-3 water service level. 
 

A 6-inch water main is located in Crowley Avenue SE.  
 
A 6-inch water main is located in Springer Avenue SE. 
 
An 8-inch water main is located in Denali Street SE. 

 
Sewer:  An 8-inch sewer main is located in Crowley Avenue SE. 

 
An 8-inch sewer main is located at the intersection of Springer Avenue SE 
and Textrum Court SE, approximately 125 feet west of the subject property. 

 
An 8-inch sewer main is located in Denali Street SE. 

 
Storm Drainage: A 10-inch storm main is located in Springer Avenue SE. 

 
  A 12-inch storm main is located in Denali Street SE. 

 
Streets: Crowley Avenue SE abuts the subject property along the western boundary 

and is designated as a local street in the Salem Transportation System Plan 
(TSP).  

 

• The standard for this street classification is a 30-foot-wide improvement 
within a 60-foot-wide right-of-way.  

 

• This street has a varied 20-to-30-foot improvement within a 60-foot-wide 
right-of-way abutting the subject property. 

  
Springer Avenue SE abuts the subject property at the western boundary and 
is designated as a local street in the Salem Transportation System Plan 
(TSP). 

 

• The standard for this street classification is a 30-foot-wide improvement 
within a 60-foot-wide right-of-way. 

 

• This street has an approximate 30-foot improvement within a 60-foot-wide 
right-of-way abutting the subject property. 

 
Denali Street SE abuts the subject property along the southern boundary and 
is designated as a local street in the Salem Transportation System Plan 
(TSP). 

 

• The standard for this street classification is a 30-foot-wide improvement 
within a 60-foot-wide right-of-way. 
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• This street has an approximate 30-foot improvement within a 60-foot-wide 
right-of-way abutting the subject property. 

 
Parks: The proposed development is served by Hilfiker Park, an undeveloped park 

site located less than one-half mile north of the subject property, and 
Woodmansee Park, a developed park site located approximately one-half 
mile west of the subject property. 

 
3. Applicant’s Plans and Statement 

 
Land use applications must include a statement addressing the applicable approval criteria 
and be supported by proof they conform to all applicable standards and criteria of the Salem 
Revised Code. The written statement provided by the applicant summarizing the request and 
addressing the applicable approval criteria, as well as the tentative subdivision plan illustrating 
the proposed development on the property, are attached to this report as follows: 

 

▪ Tentative Subdivision Plan: Attachment B  
▪ Applicant’s Written Statement: Attachment C  

 

4. Summary of Record 
 

The following items are submitted to the record and are available: 1) all materials and 
testimony submitted by the applicant, including any applicable professional studies such as 
traffic impact analysis, geologic assessments, stormwater reports, and; 2) materials, testimony, 
and comments from public agencies, City Departments, neighborhood associations, and the 
public. All application materials are available on the City’s online Permit Application Center at 
https://permits.cityofsalem.net. You may use the search function without registering and enter 
the permit number listed here: 21 123203. 

 
5. Land Use History 

 

• Annexation (Case No. ANXC-383): A annexation of approximately 700 acres of territory, 
including the subject properties. 
 

• Airport Overlay Variance (AVAR21-05): To allow buildings within the Jackson Ridge 
Subdivision to be constructed to a maximum of 545 feet above mean sea level, exceeding 
the building height limit in the horizontal surface area of the Airport Overlay Zone by 
approximately 182 feet and the conical surface area of the Airport Overlay Zone by 
approximately 27 feet. 
 

6. Public and Private Agency Review 
 

Building and Safety Division – The Building and Safety Division has reviewed the proposal 
and indicated no concerns. 
 
Fire Department – The Salem Fire Department has reviewed the proposal and indicated that 
the proposal has a dead end that exceeds 150-feet and requires a Fire Department 
turnaround.  
 

https://egov.cityofsalem.net/PACPortal
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In addition, the plans indicate street grades greater than 12% grade, which does not provide 
adequate Fire Department access.  

 
Condition 1: Prior to final plat, Fire Department turnaround shall be provided for any dead 

end in excess of 150-feet. 
 
Condition 2: No street shall exceed 12 percent grade for more than a 200-foot run or all 

dwellings shall contain fire sprinklers. 
 

Public Works Department – The City of Salem Public Works Department, Development 
Services Section, reviewed the proposal and has provided comments included in full as 
Attachment D. 

 
7. Neighborhood Association Comments and Public Comments 

 
The subject property is located within the boundaries of the Morningside Neighborhood 
Association. 
 
Applicant Neighborhood Association Contact. SRC 300.310 requires an applicant to contact 
the neighborhood association(s) whose boundaries include, and are adjacent to, property 
subject to specific land use application requests. Pursuant to SRC 300.310(b)(1), land use 
applications included in this proposed consolidated land use application request require 
neighborhood association contact. On December 17, 2021, the applicant contacted the 
Morningside Neighborhood Association Chair and Land Use Chair informing them of the 
proposed project. 
 
Neighborhood Association Comment: Notice of the application was provided to the 
Morningside Neighborhood Association pursuant to SRC 300.520(b)(1)(B)(v), which requires 
notice to be sent to any City-recognized neighborhood association whose boundaries include, 
or are adjacent to, the subject property. The Morningside Neighborhood Association submitted 
comments (Attachment E), which are summarized below. 

 
a) Crowley Avenue Conditions: Comments concerning the safety of Crowley Avenue and 

Commercial Street SE between Crowley Ave and Kuebler Blvd. Concerns about access 
Commercial Street and lack of signals at streets intersecting Commercial Street.  
 

b) Overall Traffic Concerns: comments expressed concerns for the additional traffic that will 
be created by the subdivision. Comments indicate that there are existing concerns about 
the safety and traffic on streets adjoining the proposed development.  

 
Finding: The applicant submitted a shadow plat as required by SRC 205.030(h). The 
redevelopment plan shows a future connection to Crowley Avenue SE through a potential 
second phase of development. The future connection to Crowley Avenue SE is required to 
meet street connectivity standards (SRC 803.030). Staff recommended conditions ensure that 
the design of the street will meet Local street standards if eventually constructed. 
 
The applicant did not apply for a phased subdivision approval under SRC 205.015; therefore, 
future division impacts are not required to be completely evaluated and mitigated through this 
approval. At time of development for additional divisions, the applicant may be required to 
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submit a Traffic Impact Analysis (TIA) and other studies that would address mitigation of 
impacts. Off-site improvements, to the existing segment of Crowley Street SE, may be 
required, these would be reviewed when an application was submitted. 
 
The applicant submitted a Traffic Impact Analysis (TIA) that evaluated the impacts of the 
proposed 46 single-family lots on the existing transportation system. The TIA found that “all 
studied intersections operate within the mobility standards with and without the development 
traffic” and that “the addition of development traffic does not substantially increase queuing 
conditions”. The Assistant City Traffic Engineer has reviewed the TIA and agrees with these 
findings.  
 
The Salem TSP provides guidance for how to address the impacts of growth citywide. 
Cumulative impacts of growth that affect overall traffic patterns are addressed through 
collection of System Development Charges (SDCs). Each single-family residence pays over 
$4,000 in Transportation SDCs, which are collected and used to pay for street improvements 
that add capacity to mitigate impacts of growth. Issues of speeding and running stop signs, 
noted in public comments, are not directly addressed by developers, but through law 
enforcement and other community measures. 

 
Public Comments: Notice was also provided, pursuant to SRC 300.520(b)(1)(B)(iii), (vi), & (vii), 
to all property owners and addresses within 250 feet of the subject property. Comments 
received from twelve individuals objecting to the proposal are summarized below. 

 
a) Traffic: Comments submitted expressed concerns for the ability of the existing street 

system to handle the traffic generated by the proposed development.  
 

Finding: The applicant submitted a Traffic Impact Analysis (TIA) that evaluated the impacts of 
the proposed 46 single-family lots on the existing transportation system. The TIA found that “all 
studied intersections operate within the mobility standards with and without the development 
traffic” and that “the addition of development traffic does not substantially increase queuing 
conditions”. The Assistant City Traffic Engineer has reviewed the TIA and agrees with these 
findings.  
 
The Salem TSP provides guidance for how to address the impacts of growth citywide. 
Cumulative impacts of growth that affect overall traffic patterns are addressed through 
collection of System Development Charges (SDCs). Each single-family residence pays over 
$4,000 in Transportation SDCs, which are collected and used to pay for street improvements 
that add capacity to mitigate impacts of growth. Issues of speeding and running stop signs, 
noted in public comments, are not directly addressed by developers, but through law 
enforcement and other community measures. 

 
b) Tree Removal: Comments submitted expressed concerns regarding the removal of 

additional trees from this property. 
 
Finding: The applicant has submitted a Tree Conservation Plan (TCP22-04) pursuant to the 
City’s Tree Preservation Ordinance (SRC Chapter 808). The application proposes to preserve 
221 of the 343 trees on the subject property, for a 64 percent retention rate. On further review, 
an adjustment for the total number of trees and trees preserved has been made for any 
deceased trees, and any trees under ten inches diameter-at-breast-heigh (DBH) that were 
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included in the tree inventory. With this adjustment, the applicant proposes to preserve 197 
trees out of a total of 305 trees, maintain the 64 percent retention rate. The 64 percent 
retention of identified trees is well in excess of the 25 percent required under SRC Chapter 
808. Future residential development on the proposed lots would be required to have at least 
two trees per lot (depending on square footage of lot) and can meet that requirement through 
any combination of existing trees and planting new trees (SRC 808.050). 

 
c) Property Values: Comments submitted about property values due to proposed 

subdivision.  
 

Finding: Effect on property values is not a criterion under the Salem Revised Code for 
granting or denying a tentative subdivision approval. The single-family dwelling parcels 
proposed within the partition range from approximately 4,629 square feet to 7,803 square feet, 
which exceeds the minimum lot size requirement of 4,000 square feet. Their size and layout is 
consistent with the pattern of the surrounding neighborhood, which has predominantly been 
developed with single family residences. 

 
d) Stormwater and Erosion: Concerns were raised about the treatment facility and 

excavating on site.  
 

Finding: Applicable development standards and conditions of approval require that the 
applicant design stormwater facilities in compliance with the Public Works Stormwater 
Management Design Standards prior to final plat approval, addressing feasibility for onsite 
drainage disposal and any necessary offsite facilities. The Stormwater Management Design 
Standards require the applicant’s engineer to submit infiltration test results, an Engineering 
Method Report, and a preliminary site plan showing the building envelope and tentative 
location of stormwater facilities.  
 
The proposed development is subject to the requirements of Salem Revised Code Chapter 75 
(Erosion Prevention and Sedimentation Control) and Chapter 82 (Clearing and Grading). 
Permits are required for grading work that exceeds minimum thresholds, and all grading work 
shall meet prescribed codes and standards. 

 
e) Street Naming: Comments received expressed concerns for how the new internal streets 

were being named. 
 

Finding: The applicants tentative plan shows a north-south street named “Crowley Avenue” 
that would potentially connect to the existing Crowley Avenue SE that runs east-west at the 
western property line. Street names have not been approved. Final street names will be 
approved prior to final plat approval. 

 
f) Noise: Concerns about noise generated and impeding existing dwelling form the 

enjoyment of properties. 
 

Finding: Noise disturbances are prohibited by SRC Chapter 93, and construction activities are 
specifically limited to the hours of 7 a.m. to 10 p.m. by SRC 93.020(d). The level of allowable 
noise during construction activities is also limited by state law. SRC 93 also prohibits idling 
engines on motor vehicles in a manner that is plainly audible within any dwelling unit for more 
than 10 minutes between the hours of 10 p.m. and 7 a.m. 
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The subject property is located within an already developed area within the corporate limits of 
the City of Salem, and noise impacts from future residences in the proposed subdivision are 
not expected to exceed what would occur from the presumed development of land within the 
City zoned for single family residential development. Approval criteria for a tentative 
subdivision plan do not specifically address noise levels, and no evidence has been provided 
that would indicate that the proposed development in the vicinity would interfere with the safe 
and healthful use of neighboring properties. 
 
SRC Chapter 51 also regulates noise levels, and the proposed development is subject to these 
regulations. Specifically, SRC 51.015 provides maximum sound levels based on the source 
and receiver of the sound. It is unlawful to exceed the maximum sound levels without an event 
sound permit. The Neighborhood Enhancement division of the Community Development 
Department enforces these noise regulations. 
 
g) Open Space and wildlife habitat: Several comments received express concern regarding 

the loss of wildlife habitat and open space that will result from the clearing and 
development of the property as a subdivision. 

 
Finding: In regard to impacts to wildlife habitat, the subject property has not been identified as 
a significant wildlife habitat by state wildlife management agencies or by the City. The subject 
property is located within the Urban Growth Boundary and incorporated limits of the City of 
Salem and has been designated on the City of Salem Comprehensive Plan Map as “Single 
Family Residential,” which anticipates existing or future residential development similar to the 
subdivision proposed by the applicant. Loss of wildlife habitat that has not been identified as 
significant is not a criterion under the Salem Revised Code for granting or denying a phased 
tentative subdivision approval. 
 
Regarding impacts on open space, the Salem Area Comprehensive Plan has adopted goals, 
policies, and plan map designations to protect identified open space areas. The subject 
property has not been identified as a natural open space area. Instead, the Comprehensive 
Plan Map designates the subject property as “Single Family Residential,” and the site has 
been zoned RS (Single Family Residential). While currently undeveloped, the subject property 
is located within an already developed residential area within the corporate limits of the City of 
Salem, and changes to the landscape from future residences in the proposed subdivision are 
not expected to exceed what would occur from the presumed development of land within the 
City zoned for single family residential development.  
 
In regard to the property being developed as a park, Woodmansee Park is approximately one-
half a mile from the development site, accessed through Springer Avenue SE. Additionally, 
Hilfiker Park may be accessible by the development through future development of the 
remainder lot and subsequent development of parcels to the north in the future. 

 
DECISION CRITERIA 

 
8. Analysis of Subdivision Tentative Plan Approval Criteria 

 
The Salem Revised Code (SRC), which includes the Unified Development Code (UDC), 
implements the Salem Area Comprehensive Plan land use goals, and governs development of 
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property within the city limits. The subdivision process reviews development for compliance 
with City standards and requirements contained in the UDC, the Salem Transportation System 
Plan (TSP), and the Water, Sewer, and Storm Drain System Master Plans. A second review 
occurs for the created lots at the time of site plan review/building permit review to assure 
compliance with the UDC. Compliance with conditions of approval to satisfy the UDC is 
checked prior to approval of the final subdivision plat. 
 
SRC 205.010(d) and 205.015(d) sets forth the criteria that must be met before approval can be 
granted for a phased subdivision tentative plan request. The following subsections are 
organized with approval criteria shown in bold, followed by findings of fact upon which the 
Planning Administrator’s decision is based. The requirements of SRC 205.010(d) and 
205.015(d) are addressed within the specific findings which evaluate the proposal's 
conformance with the applicable criteria. Lack of compliance with the following criteria is 
grounds for denial of tentative plan or for the issuance of conditions of approval to more fully 
satisfy the criteria. 
 
SRC 205.010(d)(1): The tentative subdivision complies with all standards of this Chapter 
and with all applicable provisions of the UDC, including, but not limited to, the 
following: 

 
(A) Lot standards, including, but not limited to, standards for lot area, lot width and 

depth, lot frontage, and designation of front and rear lot lines. 
 
The subject property is currently zoned RA (Residential Agriculture). 
 
SRC Chapter 265.015 provides that any land within an RA zone district that is subject to a 
subdivision approval shall automatically be re-classified to an RS zone district on the date the 
subdivision plat is recorded. This provision applies to the RA portion of the subject property. 
Because the zoning of the subject property will be changed to RS with the recording of the final 
subdivision plat, the following analysis of the subdivision for conformance with the 
requirements of the UDC is based upon the property being rezoned to RS (Single Family 
Residential). The minimum lot area requirements of the RS zone are established under SRC 
511.010(a) as follows: 
 
SRC Chapter 511 (Single Family Residential): The proposed subdivision would divide the 
14.5-acre property into 45 lots and street rights-of-way with one lot for future development. The 
subject property is currently zoned RS (Single Family Residential).  
 
The minimum lot area requirements of the RS zone are established under SRC 511.010(a) as 
follows: 
 
Lot Standards for RS zone (see SRC Chapter 511, Table 511-2) 

 

Requirement Minimum Standard 

Lot Area (Single Family) 4,000 square feet 

Lot Width 40 feet 
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Lot Depth (Single Family) 70 feet 

Street Frontage 40 feet 

 
Proposed lots in the subdivision range from 4,629 square feet to 7,803 square feet. The 
proposed lots exceed minimum lot area, dimension, and frontage requirements and therefore 
conform to the applicable standards. The proposed lots within the subdivision are also of 
sufficient size and dimension to permit future development of uses allowed within the zone.  
 
Setback Requirements: SRC Chapter 511 establishes the following setback standards for 
development within an RS (Single Family Residential) zone: 
  

Front Yards and Yards Adjacent to Streets: 
 

- Minimum 12 feet (minimum 20 feet when adjacent to a street designated 'Collector’, 
‘Arterial’, or ‘Parkway’) 
 

- Minimum 20 feet for garages 
 

Rear Yards: 
 

- Minimum 14 feet (for any portion of a main building not more than one story in 
height); or 
 

- Minimum 20 feet (for any portion of a main building greater than one story in height) 
 

Interior Side Yards: 
 

- Minimum 5 feet 
 

The northern portion of the subject property is primarily undeveloped with a single-family 
dwelling and will remain undeveloped until the applicant comes in for a new subdivision. The 
proposal indicates the dwelling and structures will be remain as part of the subdivision.  
 
Setbacks on the proposed lots will be evaluated at the time of building permit.  
 
As conditioned, the proposal meets the requirements of SRC Chapter 511. 
 
SRC Chapter 800 (General Development Standards):  
 
SRC 800.015(a) (Buildings to be on a Lot): Pursuant to SRC 800.015(a), every building or 
structure shall be entirely located on a lot. The subject property is primarily undeveloped, 
except for a single-family residence on the north portion property. The applicant is not 
proposing to retain the dwelling as part of the proposed development. Based on the proposed 
tentative subdivision layout the dwelling and accessory structure would remain within lot lines, 
and building envelopes.  
 
SRC 800.020 (Designation of Lot Lines): SRC 800.020 establishes front lot line designation 
requirements for corner lots, double frontage lots, flag lots, and all other lots. There are no 
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double frontage lot, no flag lots, and several corner lots proposed within the subdivision. The 
proposed subdivision has seven corner lots, none of which meet the minimum depth and width 
for each frontage. To ensure the designation of the front property lines are met the following 
condition applies: 

 
Condition 3:  The designated front lot for corner lots are as follows: 

Lot Number Front Lot Line 

Lot 19 East 

Lot 20 East 

Lot 34 West 

Lot 33 West 

Lot 39 South 

Lot 40 North 

Lot 45 South 

 
Flag Lots: 
 
SRC 800.025(e) provides that within a subdivision, up to 15 percent of the lots may be flag 
lots. The proposed phased subdivision tentative plan does not include any flag lot, which is 
less than the 15 percent maximum. 
 
As conditioned, the proposal conforms to the requirements of SRC Chapter 800. 

 
(B) City Infrastructure Standards. 

 
The Public Works Department reviewed the proposal for compliance with the City’s public 
facility plans pertaining to provision of water, sewer, and storm drainage facilities. While SRC 
Chapter 205 does not require submission of utility construction plans prior to tentative 
subdivision plan approval, it is the responsibility of the applicant to design and construct 
adequate City water, sewer, and storm drainage facilities to serve the proposed development 
prior to final plat approval without impeding service to the surrounding area. 
 
SRC Chapter 71 (Stormwater): The proposed subdivision is subject to the stormwater 
requirements of SRC Chapter 71 and the revised Public Works Design Standards as adopted 
in Administrative Rule 109, Division 004. To demonstrate that the proposed parcels can meet 
the PWDS, the applicant shall submit a tentative stormwater design prior to final plat approval. 
For a tentative stormwater design, the applicant shall submit infiltration test results, the 
Simplified Method Form or Engineering Method Report as applicable, and a preliminary site 
plan showing the building envelope and tentative located of stormwater facilities. 
 
As conditioned below, the proposal meets the requirements of SRC Chapter 71. 

 
Condition 4: 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). 

 
SRC Chapter 200 (Urban Growth Management): The Urban Growth Management Program 
requires that an Urban Growth Area (UGA) Development Permit must be obtained prior to 
development of property outside the Salem Urban Service Area. An Urban Growth Preliminary 
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Declaration is required because the subject property is located outside the Urban Service Area 
in an area without required facilities. Analysis of the development based on relevant standards 
in SRC Chapter 200 is found in Section 9 of this report. 
 
SRC Chapter 205 (Land Division and Reconfiguration): SRC 205.035(f) provides that where 
facilities and common property, including but not limited to, private streets, parking areas, 
privately owned pedestrian walkways and bikeways, and landscape strips, are included within 
the development, the recorded covenants, conditions, and restrictions for the development 
shall include a provision that such facilities and common property be perpetually operated and 
maintained by a property owners’ association. 
 
SRC Chapter 802 (Public Improvements): Comments from the Public Works Department 
indicate that water and sewer infrastructure is available in the area surrounding the site and 
appears to be adequate to serve the proposed subdivision. Specifications for required public 
improvements are summarized in the Public Works Department memo (Attachment D). 
 
SRC 802.015 requires development to be served by City utilities designed and constructed 
according to all applicable provisions of the Salem Revised Code and Public Works Design 
Standards. The Schematic Utility Plan included in the proposal shows that each lot can be 
served by City utilities designed and constructed according to the applicable provisions of the 
SRC and PWDS. 
 
SRC Chapter 803 (Streets and Right-of-Way Improvements): 
 
SRC 803.015 (Traffic Impact Analysis): The proposed 46-lot subdivision generates more than 
1,000 average daily vehicle trips to the local street system. Therefore, a TIA was required as 
part of the proposed subdivision submittal.  
 
SRC 803.020 (Public and Private Streets): The applicant proposes for all internal streets within 
the subdivision to be public streets. 
 
SRC 803.025 (Right-of-Way and Pavement Widths): Right-of-way width for streets shall 
conform to the standards set forth in Table 803-1.  
 
Findings: Proposed internal local streets, Denali Street, Brooke Street, Street A, Crowley 
Avenue and Springer Avenue comply with applicable standards for local street right-of-way 
and pavement width as specified in SRC 803.025. Street A, Springer Avenue, Brooke Street 
and Crowley Street all exceed the maximum 12 percent grade allowed for a local street. The 
requested alternative street standard can be approved if the applicant can meet Fire 
Department Standards and condition 1 above. 
 
SRC 803.030 (Street Spacing): The street spacing requirements specifies maximum block 
lengths of 600 feet along one axis, and between 120 feet minimum and 400 feet maximum 
along the other axis. Street spacing may be increased based on one or more of the conditions 
set forth in subsection (b). 
 
SRC 803.035 (Street Standards): All public and private streets are subject to the street 
standards in this section. 
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Finding: Subsection (a) requires streets within the subdivision to provide connectivity to 
existing streets and undeveloped properties within the vicinity of the subject property. With the 
exception of alternative street standards granted for connectivity identified above, as proposed 
and conditioned the phased subdivision provides for adequate street connectivity in 
compliance with 803.035(a). 
 
The tentative subdivision plat shows property line sidewalks for all proposed internal local 
streets, except for two cul-de-sac bulb areas where the sidewalk shifts to curbline, which is 
consistent with SRC 803.035(I). Generally, sidewalks along the frontage of lots platted for 
single family residential development are installed at the time of home construction. This 
allows eventual building permit applicants for single family dwellings to select driveway 
alignment and apron placement along the lot frontage prior to installing sidewalks. 
 
A 10-foot-wide public utility easement is required along street frontages pursuant to SRC 
803.035(n). 

 
Condition 5: Dedicate a 10-foot public utility easement along the street frontage of all 

internal streets. 
 

SRC 803.040 (Boundary Streets): Denali Street SE and Springer Avenue SE are boundary 
streets, running along the southern and western frontage of the subject property. Both streets 
are proposed to continue through the property and will meet standards as conditioned.  

 
(C) Any special development standards, including, but not limited to, floodplain 

development, special setbacks, geological or geotechnical analysis, and vision 
clearance. 

 
SRC Chapter 601 (Floodplain Overlay Zone): The Public Works Department 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 Chapter 808 (Preservation of Trees and Vegetation): The City’s tree preservation 
ordinance protects Heritage Trees, Significant Trees (including Oregon White Oaks with 
diameter-at-breast-height of 24 inches or greater), trees and native vegetation in riparian 
corridors, and trees on lots and parcels greater than 20,000 square feet. 
 
In addition, SRC 808.035(a) requires a Tree Conservation Plan for a development proposal 
involving the creation of lots or parcels to be used for single-family or two-family uses where 
trees are proposed for removal. 
 
The Tree Conservation Plan for the subdivision identifies 221 trees (64%) for preservation and 
343 trees (36%) for removal.  
 
Of the 122 trees proposed for removal, no significant oaks were identified for removal.  
 
The proposed tree conservation plan exceeds the minimum 25 percent preservation 
requirement under SRC Chapter 808.  
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SRC Chapter 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 wetlands 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. SRC Chapter 809 establishes requirements for notification 
of DSL when an application for development is received in an area designated as a wetland on 
the official wetlands map. 
 
The Salem-Keizer Local Wetland Inventory (LWI) shows that there are no wetland areas or 
hydric soils mapped on the property. 
 
SRC Chapter 810 (Landslide Hazards): According to the City’s adopted landslide hazard 
susceptibility maps and SRC Chapter 810 (Landslide Hazards), there are mapped 2-to-3-point 
landslide hazard areas on the subject property. The proposed activity of a subdivision adds 3 
activity points to the proposal, which results in a total of 5 to 6 points. Therefore, the proposed 
development is classified as a moderate landslide risk and requires a geological assessment 
and/or geotechnical report.  
 
A Geotechnical Engineering Report, prepared by GeoPacific and dated March 23, 2021, was 
submitted to the City of Salem with the subdivision application. This report demonstrates the 
subject property could be developed by implementing the mitigation measures provided in the 
report. 
 
Final Plat: 
 
The applicant shall provide the required field survey and subdivision plat per Statute and Code 
requirements outlined in the Oregon Revised Statutes (ORS) and SRC. The applicant is 
advised that the subject property appears to have several easements that shall be either 
shown on the final plat or the interest released prior to final plat. If said documents do not 
comply with the requirements outlined in ORS and SRC, and as per SRC Chapter 205, the 
approval of the subdivision plat by the City Surveyor may be delayed or denied based on the 
non-compliant violation. It is recommended the applicant request a pre-plat review meeting 
between the City Surveyor and the applicant’s project surveyor to ensure compliance with 
ORS 672.005(2)(g) & (h), 672.007(2)(b), 672.045(2), 672.060(4), and Oregon Administrative 
Rules 850-020-0015(4) & (10), 820-020-0020(2), and 820-020-0045(5). 
 
SRC 205.010(d)(2): The tentative subdivision plan does not impede the future use or 
development of the property or adjacent land. 
 
Finding: The lots within the proposed subdivision, as proposed and conditioned, are of 
sufficient size and dimensions to permit future development of permitted, special, or 
conditional uses in the RS (Single Family Residential) zone SRC Chapter 511. There is no 
evidence that the subdivision and subsequent development of the lots will adversely affect 
public services to any surrounding properties. Approval of the subdivision does not impede 
future use of the subject property or access to abutting properties. 
 
As conditioned, the proposal meets this criterion. 
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SRC 205.010(d)(3): Development within the tentative subdivision plan can be adequately 
served by City infrastructure. 
 
Finding: Water, sewer, and stormwater infrastructure are available along the perimeter of the 
site and appear to be adequate to serve the property as shown on the applicant’s preliminary 
partition plan. As specified in the conditions of approval, private water, sewer, and storm 
services shall be constructed to serve each lot as a condition of plat approval. Construction of 
facilities in the right-of-way is required prior to final plat except as authorized in an 
improvement agreement per SRC 205.035(c)(7)(B). 

 
Condition 6:  Construct facilities in the right-of-way is required prior to final plat except as 

authorized in an improvement agreement per SRC 205.035(c)(7)(B). 
 

As a condition of sewer service, all developments will be required to provide public sewer to 
adjacent upstream parcels. This shall include the extension of sewer mains in easements or 
rights-of-ways across the property to adjoining properties, and across the street frontage of 
property to adjoining properties when the sewer main is located in the street right-of-way.  

 
Condition 7:  Extend a minimum 8-inch sewer main within Denali Avenue SE and Crowley 

Avenue SE to the northern line of the tentative subdivision.  
 

The property is primarily located within the S-2 water service level; a small portion of the 
northern half of the property is located in the S-3 water service level. In accordance with the 
Salem Water System Master Plan, the applicant shall be required to extend watermains to 
adjoining undeveloped property to accommodate future development of adjacent parcels.  
 
The proposed development is subject to SRC Chapter 71 and the revised PWDS as adopted 
in Administrative Rule 109, Division 004. To demonstrate the proposed parcels can meet the 
PWDS, the applicant shall submit a tentative stormwater design prior to final plat approval. For 
a tentative stormwater design, the applicant shall submit infiltration test results, the Simplified 
Method Form or Engineering Method Report as applicable, and a preliminary site plan showing 
the building envelope and tentative location of stormwater facilities. The applicant is 
conditioned above to meet SRC Chapter 71. 
 
All public and private City infrastructure proposed to be located in the public right-of-way shall 
be constructed or secured per SRC 205.035(c)(7)(B) prior to final plat approval. Any 
easements needed to serve the proposed parcels with City infrastructure shall be shown on 
the final plat. 

 
Condition 8:  All necessary (existing and proposed) access and utility easements must be 

shown on the final plat and recorded on the deeds to individual lots affected 
by such easements. 

 
As conditioned above, the proposal meets this criterion. 
 
SRC 205.010(d)(4): The street system in and adjacent to the tentative subdivision plan 
conforms to the Salem Transportation System Plan. 
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Finding: Denali Street SE and Springer Avenue SE meet pavement and right-of-way width 
requirements for their designations according to the Salem TSP. Crowley Avenue SE does not 
meet the improvement requirements of its classification according to the Salem TSP; however, 
this phase of development does not take access to Crowley Avenue SE. Development of Lot 
46 may require a future connection to Crowley Street SE and require improvements. 
 
The applicant’s redevelopment plan within proposed Lot 46 indicates a connection to Crowley 
Avenue SE and the extension of Denali Street SE to the northern property line. The applicant 
submitted preliminary street profiles for these sections of streets, which need additional 
information to ensure these future street alignments can be feasibly constructed to PWDS. The 
submitted street profiles show streets exceeding 12% grade allowed under SRC 803.035(c). 
Additionally, the grading plan and profiles show significant cuts into slopes that may not be 
feasible and require additional engineered design.  

 
Condition 9:  Prior to plat approval, provide an engineered design for the horizontal and 

vertical alignments of the following streets in compliance with PWDS for Lot 
46: 

 
a. From the easterly terminus of existing Crowley Avenue SE to the northerly 

terminus of proposed Crowley Avenue SE. 
 

b. From the northerly terminus of proposed Denali Street SE to the north line 
of the subject property.  

 
Condition 10:  Construct internal streets to local street standards and in conformance with 

the City-approved design for future streets within Lot 46.  
 

SRC 205.010(d)(5): The street system in and adjacent to the tentative subdivision plan is 
designed so as to provide for the safe, orderly, and efficient circulation of traffic into, 
through, and out of the subdivision. 
 
Finding: Conditions above implement required improvements to the street system in and 
adjacent to the subject property. The proposed network of boundary and internal streets 
serving the subdivision provides for direct access to all lots within the subdivision. The 
subdivision, as proposed and conditioned, is served with adequate transportation 
infrastructure. The street system adjacent to the subject property will conform to the Salem 
Transportation System Plan, and provide for safe, orderly, and efficient circulation of traffic 
into, through and out of the subdivision. 
 
The proposal meets this criterion. 
 
SRC 205.010(d)(6): The tentative subdivision plan provides safe and convenient bicycle 
and pedestrian access from within the subdivision to adjacent residential areas and 
transit stops, and to neighborhood activity centers within one-half mile of the 
development. For purposes of this criterion, neighborhood activity centers include, but 
are not limited to, existing or planned schools, parks, shopping areas, transit stops, or 
employment centers. 
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Finding: The subject property is served by the future Hilfiker Park, an undeveloped park site 
located less than a half-mile north of the subject property, and by Woodmansee Park, a 
developed park site located approximately a half-mile west of the subject property. Access to 
the park is available through the existing transportation system from Springer Avenue SE. A 
future connection to Crowley Avenue SE will further support bike and pedestrian access to the 
park.  
 
A future Bike/Ped alignment is shown in the Salem TSP on future Local streets in the vicinity of 
the proposed development. This alignment is part of the Family Friendly Bikeway according to 
the Salem TSP, which can be provided through the future interconnected Local street system. 
 
The proposed subdivision is situated within one-half mile of four neighborhood activity centers:  
 

• Commercial development located at the intersection of Royvonne Avenue SE and 
Commercial Street SE is approximately one-quarter mile west of the closest lots within the 
proposed subdivision and includes several offices, and commercial use buildings. 
 

• Commercial development located at the intersection of Commercial Street SE and Boone 
Road SE approximately one-quarter mile southwest of the closest lots within the proposed 
subdivision and includes several retail buildings. 
 

SRC 205.010(d)(7): The tentative subdivision plan mitigates impacts to the 
transportation system consistent with the approved Traffic Impact Analysis, where 
applicable. 
 
Finding: The applicant submitted a Traffic Impact Analysis (TIA) as part of the submittal 
package. The TIA demonstrates that the proposed development will not significantly impact 
intersections affected by the proposed development. The TIA demonstrates existing 
intersections have sufficient capacity and can efficiently handle the additional traffic generated 
by the development; no mitigation is recommended in the TIA. The Assistant City Traffic 
Engineer has reviewed the TIA and agrees with the findings. 
 
SRC 205.010(d)(8): The tentative subdivision plan takes into account the topography 
and vegetation of the site so the need for variances is minimized to the greatest extent 
practicable. 
 
Finding: The proposed subdivision has been reviewed to ensure that adequate measures 
have been planned to alleviate natural or fabricated hazards and limitations to development, 
including topography and vegetation of the site. The configuration of lots on the subject 
property makes logical use of developable land. As described in findings, the lot configuration 
proposed by the applicant meet applicable development standards minimizing the need for any 
variances. No existing conditions of topography or vegetation have been identified on the site 
which would necessitate variances during future development of the property, as conditioned. 
The layout allows for reasonable development of all lots within the subdivision without 
variances from the UDC. The proposal meets this criterion. 
 
SRC 205.010(d)(9): The tentative subdivision plan takes into account the topography 
and vegetation of the site, such that the least disruption of the site, topography, and 
vegetation will result from the reasonable development of the lots. 
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Finding: The tentative subdivision plan configures lots and streets to allow for residential 
development of the site while minimizing disruptions to topography, as conditioned. The City’s 
tree preservation standards require that a minimum of 25 percent of existing trees with a 
diameter at breast height (dbh) of 10 inches or more be preserved. All of the trees on the 
subject property have been previously removed, there are no trees proposed for removal with 
this request. The proposal meets this criterion. 
 
SRC 205.010(d)(10): When the tentative subdivision plan requires an Urban Growth 
Preliminary Declaration under SRC Chapter 200, the tentative subdivision plan is 
designed in a manner that ensures that the conditions requiring the construction of on-
site infrastructure in the Urban Growth Preliminary Declaration will occur, and, if off-site 
improvements are required in the Urban Growth Preliminary Declaration, construction 
of any off-site improvements is assured. 
 
Finding: The subject property is located outside of the Urban Service Area; therefore, an 
Urban Growth Preliminary Declaration has been included in the application. As conditioned, 
the tentative subdivision plan can is designed to accommodate required on-site and off-site 
improvements. 

 
9. Analysis of Urban Growth Preliminary Declaration 

 
Salem Revised Code (SRC) 200.025(d) & (e) set forth the applicable criteria that must be met 
before an Urban Growth Preliminary Declaration may be issued. The following subsections are 
organized with approval criteria followed by findings identifying those public facilities that are 
currently in place and those that must be constructed as a condition of the Urban Growth 
Preliminary Declaration in order to fully serve the development in conformance with the City’s 
adopted Master Plans and Area Facility Plans. 
 
An Urban Growth Preliminary Declaration is required because the subject property is located 
outside the Urban Service Area in an area without required facilities. 

 
A. SRC 200.0025(d): The Director shall review a completed application for an Urban Growth 

Preliminary Declaration in light of the applicable provisions of the Master Plans and the 
Area Facility Plans and determine: 

 
(1) The required facilities necessary to fully serve the development; 
 
(2) The extent to which the required facilities are in place or fully committed. 
 

B. SRC 200.025(e): The Urban Growth Preliminary Declaration shall list all required facilities 
necessary to fully serve the development and their timing and phasing which the developer 
must construct as conditions of any subsequent land use approval for the development. 
 

Analysis of the development based on relevant standards in SRC 200.055 through SRC 
200.075 is as follows: 

 
SRC 200.055—Standards for Street Improvements 
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Findings: An adequate linking street is defined as the nearest point on a street that has a 
minimum 60-foot-wide right-of-way with a minimum 30-foot improvement for Local streets, or a 
minimum 34-foot improvement for Major streets (SRC 200.055(b)). All streets abutting the 
property boundaries shall be designed to the greater of the standards of SRC Chapter 803 and 
the standards of linking streets in SRC 200.055(b).  
 
Denali Street SE and Springer Avenue SE meet the “Linking Street” requirements of SRC 
200.055(b)). Crowley Avenue SE does not meet the improvement requirements for linking 
streets; however, this phase of development does not take access to Crowley Avenue SE. 
Because no access is being taken to Crowley, and the development is served by two adequate 
linking streets, no additional improvements are required at this time. A future connection to 
Crowley Street SE may trigger Linking Street requirements. 
 
SRC 200.060—Standards for Sewer Improvements 
 
Findings: The proposed development shall be linked to adequate facilities by the construction 
of sewer lines and pumping stations, which are necessary to connect to such existing sewer 
facilities (SRC 200.060). The nearest available sewer facilities are Crowley Avenue SE, 
Springer Avenue SE, and Denali Street SE. The applicant shall construct the Salem 
Wastewater Management Master Plan improvements and link the site to existing facilities that 
are defined as adequate under SRC 200.005(a). As a condition of sewer service, all 
developments will be required to provide public sewers to adjacent upstream parcels, 
discussed further below.  
 
SRC 200.065—Standards for Storm Drainage Improvements  
 
Findings: The proposed development shall be linked to existing adequate facilities by the 
construction of storm drain lines, open channels, and detention facilities, which are necessary 
to connect to such existing drainage facilities. The nearest available public storm system 
appears to be located in Springer Avenue SE and Denali Street SE. The applicant shall link the 
on-site system to existing facilities that are defined as adequate under SRC 200.005(a). 
 
SRC 200.070—Standards for Water Improvements 
 
Findings: The proposed development shall be linked to adequate facilities by the construction 
of water distribution lines, reservoirs, and pumping stations that connect to such existing water 
service facilities (SRC 200.070). The applicant shall provide linking water mains consistent 
with the Water System Master Plan adequate to convey fire flows to serve the proposed 
development as specified in the Water Distribution Design Standards. 
 
SRC 200.075—Standards for Park Sites 
 
Findings: The proposed development is served by Hilfiker Park, an undeveloped park site 
located less than one-half mile north of the subject property. The nearest existing developed 
park is Woodmansee Park, approximately one-half mile west of the subject property. 

 
CONCLUSION 
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Based upon review of SRC Chapters 205 and 200, the applicable standards of the Salem 
Revised Code, the findings contained herein, and due consideration of comments received, 
the application complies with the requirements for an affirmative decision.  
 

ORDER 
 
Subdivision Tentative Plan and Urban Growth Area Preliminary Declaration Case No. SUB-
UGA22-03 is hereby APPROVED subject to SRC Chapters 205 and 200, the applicable 
standards of the Salem Revised Code, the findings contained herein, and the conditions of 
approval listed below, which must be completed prior to final plat approval, unless otherwise 
indicated: 
 
Condition 1: Prior to final plat, Fire Department turnaround shall be provided for any dead 

end in excess of 150-feet. 
 

Condition 2: No street shall exceed 12 percent grade for more than a 200-foot run or all 
dwellings shall contain fire sprinklers. 

 
Condition 3:  The designated front lot for corner lots are as follows: 

Lot Number Front Lot Line 

Lot 19 East 

Lot 20 East 

Lot 34 West 

Lot 33 West 

Lot 39 South 

Lot 40 North 

Lot 45 South 

 
Condition 4:  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). 

 
Condition 5: Dedicate a 10-foot public utility easement along the street frontage of all 

internal streets. 
 
Condition 6:  Construct facilities in the right-of-way is required prior to final plat except as 

authorized in an improvement agreement per SRC 205.035(c)(7)(B). 
 
Condition 7:  Extend a minimum 8-inch sewer main within Denali Avenue SE and Crowley 

Avenue SE to the northern line of the tentative subdivision.  
 
Condition 8:  All necessary (existing and proposed) access and utility easements must be 

shown on the final plat and recorded on the deeds to individual lots affected 
by such easements. 

 
Condition 9:  Prior to plat approval, provide an engineered design for the horizontal and 

vertical alignments of the following streets in compliance with PWDS for Lot 
46: 
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a. From the easterly terminus of existing Crowley Avenue SE to the northerly 
terminus of proposed Crowley Avenue SE. 
 

b. From the northerly terminus of proposed Denali Street SE to the north line 
of the subject property.  

 
Condition 10:  Construct internal streets to local street standards and in conformance with 

the City-approved design for future streets within Lot 46.  
 
 
 

_________________________________ 
Jamie Donaldson, Planner II, on behalf of 

 Lisa Anderson-Ogilvie, AICP 
 Planning Administrator  

 
 
Attachments: A. Vicinity Map 

B. Tentative Subdivision Plan 
C. Applicant’s Written Statement 
D. City of Salem Public Works Department Memo 
E. Morningside Neighborhood Association Comments 
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MANAGEMENT

FACILITY
13,591 SF

LOT 46
244,038 SF

JACKSON RIDGE SUBDIVISION

OWNER/APPLICANT:

CIVIL ENGINEERING:

SURVEYOR:

VERTICAL/HORIZONTAL DATA:
VERTICAL AND HORIZONTAL DATA PROVIDED BY
BARKER SURVEYING.

TROY PETERSON
LAND MARKERS SURVEYING, LLC
4068 HUDSON AVE NE
SALEM, OR 97301
TELEPHONE: 503-581-0911

REECE & ASSOCIATES, INC
C/O DAVID J. REECE, PE
321 FIRST AVENUE EAST SUITE 3A
ALBANY, OR  97321
TELEPHONE:  541-926-2428
EMAIL: dave@r-aengineering.com

MICHAEL SMITH
BRONCO HEIGHTS, LLC
P.O. BOX 4582
SALEM, OREGON 97301

ATTENTION EXCAVATORS:
OREGON LAW REQUIRES YOU TO FOLLOW RULES ADOPTED

BY THE OREGON UTILITY NOTIFICATION CENTER. THOSE
RULES ARE SET FORTH IN OAR 952-001-0010 THROUGH OAR
952-001-0090. YOU MAY OBTAIN COPIES OF THE RULES BY
CALLING THE CENTER. YOU MUST NOTIFY THE CENTER AT

LEAST TWO BUSINESS DAYS BUT NOT MORE THAN TEN
BUSINESS DAYS BEFORE COMMENCING AN EXCAVATION.

CALL: 800-668-4001

JACKSON RIDGE SUBDIVISION
SALEM, OREGON

Know what's below.
Call before you dig.

WATER SYSTEM:
WATER DISTRIBUTION IS BY THE CITY OF SALEM

SANITARY SEWER:
SANITARY SEWER IS BY THE CITY OF SALEM

AREA RATIONALE:

ZONING:
RA - RESIDENTIAL AGRICULTURE

FLOOD PLAIN NOTE:
THIS SITE IS LOCATED FULLY WITHIN ZONE "X",
OUTSIDE OF THE 0.2% ANNUAL CHANCE
FLOODPLAIN AS DESIGNATED ON THE FLOOD
INSURANCE RATE MAP (FIRM) NUMBER
41043C0195H, LAST REVISED DECEMBER 8TH, 2016.
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Project Summary 

Request: Application for approval of a tentative plat for the Jackson Ridge 

Subdivision, a forty-six-lot residential development.  

Location: 1374 Crowley Avenue SE, Salem, Oregon  

Marion County Assessor’s Map No. 08-3w-11CC, Lots 100 & 2800 

Owner/Applicant: Michael Smith 

Bronco Heights, LLC 

P.O. Box 4582 

Salem, Oregon 97301 

Phone: 503-932-3670 

Email: mcmssmith@aol.com 

Engineer/Planner: Reece & associates, Inc. 

321 1st Avenue Suite 3A 

Albany OR 97321 

541-926-2428 

Engineer: David J. Reece, PE 

dave@r-aengineering.com 

 

 

 

 

Planner: Hayden Wooton 

haydenw@r-aengineering.com 

 

Exhibits Plan Sheets 

A – Subdivision Name Request 1.0 – Cover Sheet 

B – Marion County Assessor’s Maps 1.1 – Legend and Sections 

C – Neighborhood Association Contact 2.0 – Existing Conditions 

D – Aerial Photograph 3.0 – Lot and Utility Layout 

E – City of Salem Zoning Map 3.1 – Tentative Plan 

F – Salem Urban Services Area Map 3.2 – Shadow Plat 

G – FIRM No. 41047C0344H 4.0 – Denali Street Profile STA 0+00 - 6+00 

H – Preliminary Geotechnical Report 4.1 – Denali Street Profile STA 6+00 - 7+82 

I – Traffic Impact Analysis 4.2 – Crowley Avenue Profile STA 0+00 - 4+50 

J – Determination of No Hazard 4.3 – Spring Avenue and Loxley Lane Profile 

 5.0 – Tree Conservation Plan  

 5.1 – Tree Conservation Plan 

 5.2 – Tree Inventory Table 
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I. Project Description  

Located at 1374 Crowley Avenue SE, the Jackson Ridge Subdivision (Exhibit A) will create 46 lots out of 

14.5 acres identified as Tax Lots 100 and 2800 on Marion County Assessor’s Map No. 08-3w-11CC (Exhibit 

B) (herein referred to as the “subject property”). Jackson Ridge Subdivision will dedicate approximately 

2.4 acres as public street right-of-way and one 13,591 square foot tract will be set aside for a stormwater 

management system to serve the newly created lots. The net land area of 12.1 acres will be subdivided 

into 46 lots. Lots 1 through 45 of those lots are intended for the construction of detached, single-family 

homes. Lot 46 will be set aside for future land divisions. The resulting lots will vary in size, ranging from 

4,629 square feet to 7,803 square feet (excluding Lot 46 which is 244,038 square feet). It is Bronco Heights, 

LLC’s, the applicant, intention to construct the subdivision in a single phase of development.  

The subject properties are currently zoned Residential Agriculture (RA). Per Salem Revised Code (SRC) 

265.015(a)(2), the properties’ zone will be automatically converted to Single-Family Residential (RS) upon 

approval of this tentative subdivision plan. Therefore, the Jackson Ridge Subdivision has been designed to 

comply with the development standards outlined in SRC 511.010.  

As set forth by SRC Table 300-2, Land Use Applications by Procedure Type, evidence of neighborhood 

association must be provided with a Tentative Subdivision Plan application. On December 17th, 2021, the 

applicant’s representative sent an email to the Chair and Land Use Chair of the Morningside Neighborhood 

Association (Exhibit C). This email contains all applicable information required by SRC 300.310(c)(2).  

The proposed development conforms to all applicable sections of the SRC. This application narrative 

provides findings of fact that demonstrate conformance with all applicable sections of the above-

mentioned governing regulations. Applicable criteria of the Salem Revised Code will appear in italics 

followed by the applicant’s responses in regular font.  

II. Existing Conditions 

Springer Avenue, Denali Street, and Crowley Avenue terminate at Jackson Ridge Subdivision’s boundaries 

(Sheet 2.0). Springer Avenue is a paved road, has one lane in each direction, and is improved to City of 

Salem local street standards. Denali Street is a paved road with one lane in each direction and improved 

to City of Salem local street standards. Unlike Springer Avenue and Denali Street, Crowley Avenue is not 

improved to City of Salem local street standards. It lacks sidewalks, curb, gutter, and landscape strips 

where other properties, not the subject property, front the street. Crowley Avenue’s dead-end is shared 

by two properties: the subject property and Tax Lot 2800 on Marion County Assessor’s Map No. 08-3w-

11CB. As a result, the subject property only has 33 feet of frontage on Crowley Avenue.  

Topography and natural features vary slightly throughout this property. In the southern portion, the area 

is mostly an open grassy field and lightly vegetated along its boundaries. This area contains moderate to 

steep south facing slopes. Elevations range from 400 feet near the southeast corner to 464 feet along the 

proposed southern boundary of Lot 46. A small shed is located adjacent to the eastern property line.  

The northern portion of the site is much more heavily forested but is cleared near existing on-site 

improvements. A barn and carport are located near the eastern property line. These buildings are 

accessed via a paved driveway extending from the property’s limited frontage on Crowley Avenue. The 

south facing slopes that begin approximately halfway between the north and south property eventually 

peak at 510 feet in elevation towards Tax Lot 2700 on Marion County Assessor’s Map No 08-3w-11CB. 
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After peaking, these grades will create a north facing slope decreasing to 430 feet in elevation near the 

northern property line. Adjoining zones and land uses (Exhibit D for aerial photograph and Exhibit E for 

City of Salem Zoning Map): 

North: Several detached, single-family dwelling zoned Residential Agriculture by the City of Salem.  

South: Residential care facility zoned RM-II – Multiple Family Residential by the City of Salem. Sky Meadow 

Subdivision zoned Single-Family Residential by the City of Salem.  

East: The Cambridge Meadows Subdivision zoned Single-Family Residential by the City of Salem.  

West: The Royvonne Estates Subdivision zoned Single-Family Residential by the City of Salem.  

III. Urban Growth Preliminary Declaration (Sec. 200.025) 

SRC 200.025(a) states “This section applies to development within the urban growth area, or within the 

urban service area but preceding the construction of required facilities that are shown in the adopted 

capital improvement plan, public facilities plan or comparable plan for the area.” The Jackson Ridge 

Subdivision is located within the urban growth area, and as a result, the proposed subdivision must be 

accompanied by an Urban Growth Preliminary Declaration (Exhibit F). This application package includes 

all materials required by SRC 200.025(c) and those materials required for an application to be processed 

through a Type II procedure as outlined in SRC 200.025(b). A brief response to the determination 

standards has been provided below: 

SRC 200.025(d) The Director shall review a completed application for an Urban Growth Preliminary 

Declaration in light of the applicable provisions of the master plans and the area facility plans and 

determine:  

 SRC 200.025(d)(1) The required facilities necessary to fully serve the development;  

SRC 200.025(d)(2) The extent to which the required facilities are in place or fully committed.  

Jackson Ridge Subdivision will require sanitary sewer, water, storm drainage, and public street 

connections to serve the proposed development. Throughout this application narrative – but 

addressed specifically in the responses to SRC 205.010(d)(1)(B) and SRC 205.010(d)(4) – the 

applicant demonstrates the extent to which the required facilities are in place or able to be 

extended to serve newly created residential parcels.  

IV. Subdivision Tentative Plan (Sec. 205.010) 

As mandated by SRC 205.010(a), “no land shall be divided into four or more lots within a calendar [year] 

without receiving tentative subdivision plan approval as set forth in this section.” The Jackson Ridge 

Subdivision is proposing to create forty-six lots; therefore, it must comply with the applicable criteria 

outlined in SRC 205.010(d). This application package includes all materials required by SRC 205.010(c) for 

processing through a Type II procedure under SRC Chapter 300 in conformance with SRC 205.010(b). 

Detailed findings of fact demonstrating compliance with SRC 205.010(d) are provided below:  

SRC 205.010(d)(1) The tentative subdivision plan complies with the standards of this chapter and with all 

applicable provisions of the UDC, including by not limited to, the following:  

SRC 205.010(d)(1)(A) Lot Standards, including, but not limited to, standards for lot area, lot width and 

depth, lot frontage and designation of front and rear lot lines.  
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As discussed in Section I, Project Description, the subject properties will be zoned Single Family 

Residential after approval of this subdivision tentative plan. Consequently, all proposed lots have 

been designed to comply with the development standards outlined in SRC Chapter 511.010. 

Lot Area: The RS zoning district has a standard minimum lot size of 4,000 square feet. The smallest 

proposed lot is 4,629 square feet, and the largest proposed lot is 7,803 square feet.  

Lot Width: Newly created lots in the RS zoning district must have a minimum lot width of 40 feet. 

As demonstrated by the tentative subdivision plat, all of the proposed lots have a width of at least 

40 feet when measured at the midpoint of each side lot lines.  

Lot Depth: There are two applicable minimum lot depth standards in the RS zoning district. 

Standard lots must have a depth of 70 feet. As demonstrated by the tentative subdivision plat, all 

of the proposed lots have a depth that complies with the applicable standard when measured at 

the midpoint of the front and rear lot lines.  

Lot Frontage: Similar to lot depth, there are two standards that govern frontage depending on the 

type of lot. “Lots fronting on the turnaround of a cul-de-sac street or the outside curve of a curved 

street having a radius of 200 feet or less and a direction change of 60 degrees or more” must have 

a minimum for 30 feet of street frontage.1 All other lots must have at least 40 feet of street 

frontage. As demonstrated by the tentative subdivision plat, all of the proposed lots have an 

appropriate amount of street frontage for their location.  

Therefore, the proposed subdivision complies with the applicable lot standards and this criterion.  

SRC 205.010(d)(1)(B) City infrastructure standards.  

Existing Water: Existing waterlines are located in three streets terminating at the proposed 

subdivision’s boundary. Springer Avenue and Crowley Avenue each contain a six-inch waterline, 

and an eight-inch waterline is located in Denali Street.  

Proposed Water: An eight-inch water line will be extended through the proposed subdivision. This 

proposed line will connect to the eight-inch waterline in Denali and the six-inch waterline in 

Springer Avenue.  

Existing Sanitary Sewer: There are two sanitary sewer lines located in streets abutting the 

proposed development. An eight-inch sanitary sewer line is located in Crowley Avenue and 

extends into adjacent properties as a six-inch line. Similar to the waterline, there is an eight-inch 

sewer line in Denali Street. A short distance away in Textrum Court, there is another eight-inch 

sanitary sewer line. Finally, while not entirely in a public street, the eight-inch sanitary line in 

Webster Court continues through Marion County Assessor’s Map No. 08-3w-11CD, Tax Lot 3400, 

to the boundary of the subject property.  

Proposed Sanitary Sewer: An eight-inch sanitary sewer line will be extended through the proposed 

subdivision. This proposed line will be extended through Tract A and connect to the eight-inch 

sanitary sewer line under Marion County Assessor’s Map No. 08-3w-11CD, Tax Lot 3400.  

 
1 Salem Revised Code Title X – Unified Development Code, Section 511.010, Table 511-2. Lot Standards.  
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Existing Storm Drainage: Storm drainage systems are located near the proposed subdivision. 

There is one inlet in Springer Avenue that drains into a 10-inch pipe located in Textrum Court, and 

a comparable system will be construct with Denali Street. Additionally, there is a 15-inch drainage 

line near the shared property line located between the proposed Jackson Ridge and Cambridge 

Meadows Subdivision.  

Proposed Storm Drainage: As required by SRC 205.030(a)(8) and 205.030(e), the applicant has 

provided the location, dimensions, and description of the proposed stormwater management 

system in the attached Storm Drainage Report dated December 17, 2021. This report contains a 

detailed analysis of pre- and post-construction conditions. Findings and conclusions from the 

above-mentioned report and included herein by reference.  

SRC 205.010(d)(1)(C) Any special development standards, including, but not limited to, floodplain 

development, special setbacks, geological or geotechnical analysis, and vision clearance.  

Preservation of Trees and Vegetation: A tree conservation plan has been prepared to accompany 

this tentative subdivision proposal as required by SRC 808.035(a). This tree conservation plan 

contains all information necessary to be reviewed through a Type I process as outlined in SRC 

808.035(b)-(c). Findings of fact demonstrating compliance with the approval criteria outlined in 

SRC 808.035(d) are provided in Section VII, Tree Conservation Plan, later in this application 

narrative.  

Floodplain: According to Flood Insurance Rate Map No. 41047C0344H, the subject properties are 

located outside of the special flood hazard areas and 100-year floodplain (Exhibit G).  

Landslide Susceptibility: The City of Salem’s adopted maps show areas of two to three landslide 

hazard susceptibility points have been mapped in the Jackson Ridge Subdivision. An additional 

three points are assigned because the project is a division of land, resulting in a total of five to six 

landslide hazard susceptibility points. SRC Table 810-1E requires a geologic assessment or 

geotechnical report to be submitted alongside this tentative subdivision plan application. A 

Preliminary Geotechnical Engineering Report has been prepared and submitted with this 

application (Exhibit H).  

Wetlands: If it is determined wetlands are located on the property, the applicant will gather any 

permits required for disturbance before starting construction.  

Where necessary, the Jackson Ridge Subdivision accounts for any special development standards. 

Therefore, the proposed subdivision satisfies this criterion.  

SRC 205.010(d)(2) The tentative subdivision plan does not impede the future use or development of the 

property or adjacent land.  

The subject property already has access to Springer Avenue, Crowley Avenue, Denali Street, and 

all proposed lots will have frontage and access on newly constructed, internal local streets. 

Furthermore, all proposed lots comply with the minimum dimension standards outlined in the 

Single-Family Residential zoning district as demonstrated by the applicant’s response to SRC 

205.010(1)(A). Because the proposed lots will have adequate street access and comply with 

minimum lot dimension standards, the proposed subdivision does not impede development of 
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this property or newly created properties. Lot 46 has the potential to be further subdivided in the 

future. The proposed subdivision will extend two street stubs, sanitary sewer lines, and water 

lines to Lot 46’s southern boundary. Additionally, the stormwater management system has been 

sized to accommodate future impervious surface runoff generated by eventual development. Lot 

46 has the proposed utility and street connects to be subdivided in the future.  

Only one adjoining property has not been entirely developed. The partially developed property is 

Marion County Assessor’s Map No. 08-3w-11CC, Tax Lot 3100, located immediately south of this 

project. The proposed local street network will terminate at the shared boundary with this 

underdeveloped property. If this adjoining property ever develops, that project will have the 

opportunity to connect to and extend a fully improved local street. Therefore, the proposed 

subdivision satisfies this criterion.  

SRC 205.010(d)(3) Development within the tentative subdivision plan can be adequately served by city 

infrastructure.  

The ability of public infrastructure to serve the Jackson Ridge Subdivision is discussed in the 

applicant’s response to SRC 205.035(d)(1)(B). Findings and conclusions from the above-cited 

response are incorporated herein by reference. Therefore, the proposed subdivision satisfies this 

criterion. 

SRC 205.010(d)(4) The street system in and adjacent to the tentative subdivision plan conforms to the 

Salem Transportation System Plan.  

The Jackson Ridge Subdivision will create 46 lots with frontage and access to a newly constructed 

local street. This proposed internal street system will connect to Springer Avenue and Denali 

Street. All streets in and adjacent to the tentative subdivision plan are classified as local streets 

by the City of Salem Transportation System Plan.  

Internal local streets will be constructed to mirror the cross-section provided by provided by TSP 

Figure 3-2, Typical Street Design Cross Sections Collector and Local Streets: 

As such, the proposed local streets will consist of a 60-foot-wide right-of-way, 30-foot pavement 

width, curb and gutter, eight-foot-wide landscape planters on both sides, and five-foot-wide 

sidewalks on both sides (Sheet 1.1). 

Springer Avenue and Denali Street are already constructed to local street standards. Along the 

frontage of nearby properties Crowley Avenue lacks sidewalks, curb and gutter, and landscape 
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strips; but the proposed subdivision does not have frontage on the existing sections of Crowley 

Avenue or intend on connecting to Crowley Avenue. 

All public streets within this development will be improved to the standards for the appropriate 

classification. Therefore, the Jackson Ridge Subdivision satisfies this criterion.  

SRC 205.010(d)(5) The street system in and adjacent to the tentative subdivision plan is designed so as to 

provide for the safe, orderly, and efficient circulation of traffic into, through, and out of the subdivision.  

To ensure safe, orderly, and efficient circulation of traffic within the Jackson Ridge Subdivision all 

proposed internal local streets will comply with the cross-section provided in the Transportation 

System Plan. These streets will route traffic to and from the subdivision.  

Sandow Engineering prepared a Traffic Impact Analysis to evaluate Jackson Ridge Subdivision’s 

transportation impacts on adjacent roadways and intersection operations for the year of 

completion and five years in the future (Exhibit I). This report concluded “all studied intersection 

operate within the mobility standards with and without the development traffic” and “the 

addition of development traffic does not substantially increase queuing conditions.”   

Jackson Ridge Subdivision will construct the necessary street improvements to ensure the safe, 

orderly, and efficient circulation of traffic into, through, and out of the subdivision. Additionally, 

it was concluded traffic generated by this subdivision would have minimal impact on the 

surrounding street system. Therefore, the proposed subdivision satisfies this criterion.  

SRC 205.010(d)(6) The tentative subdivision plan provides safe and convenient bicycle and pedestrian 

access from within the subdivision to adjacent residential areas and transit stops, and to neighborhood 

activity centers within one-half mile of the development. For the purposed of this criterion, neighborhood 

activity centers include, but are not limited to, existing or planned schools, parks, shopping areas, transit 

stops, or employment centers. 

Jackson Ridge Subdivision’s internal street system includes sidewalks on both sides of the local 

streets, which will provide for safe and convenient pedestrian access to and from the subdivision. 

To further increase walkability within the subdivision, intersection spacing does not exceed the 

600-foot intervals provided by SRC 803.035(a). An intersection connection could not be provided 

on the east side of Denali Street because there is existing development on the adjacent property 

that prevents any future street or pedestrian path connections on that side of the property. 

Therefore, the project qualifies for an exception under SRC 803.035(a)(2).  

Finally, the internal street system connects to two abutting local streets. These connections 

provide for a variety of potential pedestrian and bicycle routes into, through, and out of the 

subdivision. Therefore, the proposed subdivision satisfies this criterion.  

SRC 205.010(d)(7) The tentative subdivision plan mitigates impacts to the transportation system consistent 

with the approved traffic impact analysis, where applicable.  

As introduced in the applicant’s response to SRC 205.010(d)(5), Sandow Engineering completed a 

Traffic Impact Analysis for the proposed Jackson Ridge Subdivision (Exhibit I). Along with the 

previously quoted findings, the analysis also concluded “there is no off-site mitigation needed for 

this development.” Therefore, this criterion does not apply to the proposed subdivision.  
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SRC 205.010(d)(8) The tentative subdivision plan takes into account the topography and vegetation of the 

site so the need for variances is minimized to the greatest extent practicable.  

The Jackson Ridge Subdivision does not require any variances caused by the topography or 

vegetation of the site. Therefore, the proposed subdivision satisfies this criterion.  

SRC 205.010(d)(9) The tentative subdivision plan takes into account the topography and vegetation of the 

site, such that the least disruption of the site, topography, and vegetation will result from the reasonable 

development of the lots.  

While there are steep slopes and trees sited throughout the subject property, the design of the 

Jackson Ridge Subdivision acknowledges and avoids these features when possible to minimize 

impacts. As noted in the applicant’s response to SRC 205.010(d)(8), no variances were requested 

as a result of topography or vegetation. Therefore, all disturbance is within the acceptable limits 

of the Salem Revised Code, and the proposed subdivision satisfies this criterion. 

SRC 205.010(d)(10) When the tentative subdivision plan requires an Urban Growth Preliminary Declaration 

under SRC Chapter 200, the tentative subdivision plan is designed in a manner that ensures that the 

conditions requiring the construction of on-site infrastructure in the Urban Growth Preliminary Declaration 

will occur, and, if off-site improvements are required in the Urban Growth Preliminary Declaration, 

construction of any off-site improvements is assured.  

The Jackson Ridge Subdivision requires an Urban Growth Preliminary Declaration. To reiterate the 

findings provided in response to SRC 200.025(d), this application narrative provides a detailed 

description of the on-site improvements required to adequately serve development. Off-site 

improvements are not required to serve the proposed subdivision. Therefore, the proposed 

subdivision satisfies this criterion.  

VI. Tree Conservation Plan (Sec. 808.035) 

As mentioned in the applicant’s response to SRC 205.010(d)(1)(c), a tree conservation plan has been 

prepared to accompany this subdivision tentative plan and findings of fact demonstrating compliance with 

approval criteria outlined in SRC 808.035(d) are provided below:  

SRC 808.035(d) Approval criteria. An application for a tree conservation plan shall be granted if the 

following criteria are met:  

SRC 808.035(d)(1) No heritage trees are designated for removal.  

There are no heritage trees located on the subject property. Therefore, this criterion does not 

apply to the tree conversation plan.  

SRC 808.035(d)(2) No significant trees are designated for removal, unless there no reasonable design 

alternatives that would enable preservation of such trees. (Revised Response).  

There are three significant Oregon White Oaks on the subject property and all three will be 

preserved. Therefore, this criterion does not apply to the proposed tree conservation plan.  

SRC 808.035(d)(3) No trees or vegetation in a riparian corridor are designated for removal, unless there 

are no reasonable design alternatives that would enable preservation of such trees or native vegetation.  
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There are no riparian corridors located on the subject property. Therefore, this criterion does not 

apply to the proposed tree conservation plan. 

SRC 808.035(d)(4) Not less than 25 percent of all trees located on the property are designated for 

preservation; provided, however, if less than 25 percent of all trees located on the property are designated 

for preservation, only those trees reasonably necessary to accommodate the proposed development shall 

be designated for removal. (Revised Response). 

There are 343 trees located on the subject property. As required by this criterion, a minimum of 

86 trees must be designated for preservation (343 x 0.25 = 85.75). At the time of tentative 

subdivision application, the proposed development intends to preserve 221 trees and remove 122 

trees. Therefore, the proposed development preserves more than the required number of trees, 

and the tree conservation plan satisfies this criterion.  

VIII. Conclusion 

This application narrative and attached tentative plans demonstrate that all applicable provisions of the 

City of Salem Revised Code are satisfied by the design of the Jackson Ridge Subdivision. Therefore, Bronco 

Heights, LLC., and Reece & Associates, Inc., respectfully request approval of the Urban Growth Preliminary 

Declaration, Tentative Subdivision Plan, and Tree Conservation Plan.  



   
Code authority references are abbreviated in this document as follows: Salem Revised Code (SRC); 
Public Works Design Standards (PWDS); Salem Transportation System Plan (Salem TSP); and 
Stormwater Management Plan (SMP).  

 
  

MEMO 
  
TO: Jamie Donaldson, Planner II 

Community Development Department 

 
FROM: Glenn J. Davis, PE, CFM, Chief Development Engineer 

Public Works Department 
 
DATE: April 28, 2022 

 
SUBJECT: PUBLIC WORKS RECOMMENDATIONS 

SUB-UGA22-03 (21-123203; 21-123204) 
1374 CROWLEY AVENUE SE 
46-LOT SUBDIVISION 

 
 
PROPOSAL 
 
A Tentative Subdivision Plan (Jackson Ridge) and Urban Growth Preliminary 
Declaration to divide approximately 14.5 acres into 46 lots ranging in size from 
4,629 square feet to 7,803 square feet. The subject properties are zoned RA 
(Residential Agriculture) and located at 1374 Crowley Avenue SE (Marion County 
Assessor Map and Tax Lot Numbers: 083W11CC / 100 and 2800). 
 
RECOMMENDED CONDITIONS OF PLAT APPROVAL 
 
1. Dedicate a 10-foot public utility easement along the street frontage of all internal 

streets. 
 

2. Construct facilities in the right-of-way prior to final plat except as authorized in an 
improvement agreement per SRC 205.035(c)(7)(B). 
 

3. Extend a minimum 8-inch sewer main within Denali Avenue SE and Crowley 
Avenue SE to the northern line of Phase 1. 
 

4. Design and construct a storm drainage system at the time of development in 
compliance with SRC Chapter 71 and PWDS. 
 

5. All necessary (existing and proposed) access and utility easements must be shown 
on the final plat and recorded on the deeds to individual lots affected by such 
easements. 
 

6. Within proposed lot 46, provide an engineered design for the horizontal and vertical 
alignments of the following streets in compliance with PWDS prior to final plat 
approval: 
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a. From the easterly terminus of existing Crowley Avenue SE to the northerly 
terminus of proposed Crowley Avenue SE. 

 
b. From the northerly terminus of proposed Denali Street SE to the north line of the 

subject property.  
 

7. Construct internal streets to Local street standards and in conformance with the 
City-approved design for future streets within lot 46.   

 
FACTS AND FINDINGS 
 
Streets 
 
1. Crowley Avenue SE 
 

a. Standard—This street is designated as a Local street in the Salem TSP. The 
standard for this street classification is a 30-foot-wide improvement within a 
60-foot-wide right-of-way.   
 

b. Existing Condition—This street has a varied 20-to-30-foot improvement within a 
60-foot-wide right-of-way abutting the subject property.  

 
2. Springer Avenue SE 
 

a. Standard—This street is designated as a Local street in the Salem TSP. The 
standard for this street classification is a 30-foot-wide improvement within a 
60-foot-wide right-of-way.   
 

b. Existing Condition—This street has an approximate 30-foot improvement within a 
60-foot-wide right-of-way abutting the subject property.  
 

3. Denali Street SE 
 

a. Standard—This street is designated as a Local street in the Salem TSP. The 
standard for this street classification is a 30-foot-wide improvement within a 
60-foot-wide right-of-way.   
 

b. Existing Condition—This street has an approximate 30-foot improvement within a 
60-foot-wide right-of-way abutting the subject property.  

 
Water 
 
1. Existing Conditions 
 

a. The subject property is located within the S-2 and S-3 water service level. 
 

b. A 6-inch water main is located in Crowley Avenue SE.  
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c. A 6-inch water main is located in Springer Avenue SE. 

 
d. An 8-inch water main is located in Denali Street SE. 

 
Sanitary Sewer 
 
2. Existing Conditions 

 
a. An 8-inch sewer main is located in Crowley Avenue SE.  

 
b. An 8-inch sewer main is located at the intersection of Springer Avenue SE and 

Textrum Court SE, approximately 125 feet west of the subject property. 
 

c. An 8-inch sewer main is located in Denali Street SE.  
 
Storm Drainage 
 
1. Existing Conditions 

 
a. A 10-inch storm main is located in Springer Avenue SE. 

 
b. A 12-inch storm main is located in Denali Street SE. 

 
Parks 
 
The proposed development is served by Hilfiker Park, an undeveloped park site located 
less than one-half mile north of the subject property, and Woodmansee Park, a 
developed park site located approximately one-half mile west of the subject property. 
 
URBAN GROWTH PRELIMINARY DECLARATION FINDINGS 
 
An Urban Growth Preliminary Declaration is required because the subject property is 
located outside the Urban Service Area in an area without required facilities. Analysis of 
the development based on relevant standards in SRC 200.055 through SRC 200.075 is 
as follows: 
 
SRC 200.055—Standards for Street Improvements 
 
Findings: An adequate linking street is defined as the nearest point on a street that has 
a minimum 60-foot-wide right-of-way with a minimum 30-foot improvement for Local 
streets, or a minimum 34-foot improvement for Major streets (SRC 200.055(b)). All 
streets abutting the property boundaries shall be designed to the greater of the 
standards of SRC Chapter 803 and the standards of linking streets in SRC 200.055(b).  
 
Denali Street SE and Springer Avenue SE meet the “Linking Street” requirements of 
SRC 200.055(b)). Crowley Avenue SE does not meet the improvement requirements for 
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linking streets; however, this phase of development does not take access to Crowley 
Avenue SE. Because no access is being taken to Crowley, and the development is 
served by two adequate linking streets, no additional improvements are required at this 
time. A future connection to Crowley Street SE may trigger Linking Street requirements.  
 
SRC 200.060—Standards for Sewer Improvements 

 
Findings: The proposed development shall be linked to adequate facilities by the 
construction of sewer lines and pumping stations, which are necessary to connect to 
such existing sewer facilities (SRC 200.060). The nearest available sewer facilities are 
Crowley Avenue SE, Springer Avenue SE, and Denali Street SE. The applicant shall 
construct the Salem Wastewater Management Master Plan improvements and link the 
site to existing facilities that are defined as adequate under SRC 200.005(a). As a 
condition of sewer service, all developments will be required to provide public sewers to 
adjacent upstream parcels, discussed further below.  
 
SRC 200.065—Standards for Storm Drainage Improvements  

 
Findings: The proposed development shall be linked to existing adequate facilities by 
the construction of storm drain lines, open channels, and detention facilities, which are 
necessary to connect to such existing drainage facilities. The nearest available public 
storm system appears to be located in Springer Avenue SE and Denali Street SE. The 
applicant shall link the on-site system to existing facilities that are defined as adequate 
under SRC 200.005(a).  

  
SRC 200.070—Standards for Water Improvements 
 
Findings: The proposed development shall be linked to adequate facilities by the 
construction of water distribution lines, reservoirs, and pumping stations that connect to 
such existing water service facilities (SRC 200.070). The applicant shall provide linking 
water mains consistent with the Water System Master Plan adequate to convey fire 
flows to serve the proposed development as specified in the Water Distribution Design 
Standards. 

 
SRC 200.075—Standards for Park Sites 
 
Findings: The proposed development is served by Hilfiker Park, an undeveloped park 
site located less than one-half mile north of the subject property.  The nearest existing 
developed park is Woodmansee Park, approximately one-half mile west of the subject 
property.   
 
SUBDIVISION CRITERIA AND FINDINGS 
 
The following Code references indicate the criteria that must be found to exist before an 
affirmative decision may be made. The applicable criteria and the corresponding 
findings are as follows: 
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SRC 205.010(d)(1)—The tentative subdivision plan complies with the standards of 
this Chapter and with all applicable provisions of the Unified Development Code, 
including, but not limited to the following: 
 
1. Lot standards, including, but not limited to, standards for lot area, lot width 

and depth, lot frontage, and designation of front and rear lot lines; 
 
2. City infrastructure standards; and 
 
3. Any special development standards, including, but not limited to floodplain 

development, special setbacks, geological or geotechnical analysis, and 
vision clearance. 
 

Findings—The applicant shall provide the required field survey and subdivision plat per 
Statute and Code requirements outlined in the Oregon Revised Statutes (ORS) and 
SRC. The applicant is advised that the subject property appears to have several 
easements that shall be either shown on the final plat or the interest released prior to 
final plat.  If said documents do not comply with the requirements outlined in ORS and 
SRC, and as per SRC Chapter 205, the approval of the subdivision plat by the City 
Surveyor may be delayed or denied based on the non-compliant violation. It is 
recommended the applicant request a pre-plat review meeting between the City 
Surveyor and the applicant’s project surveyor to ensure compliance with 
ORS 672.005(2)(g)&(h), 672.007(2)(b), 672.045(2), 672.060(4), and Oregon 
Administrative Rules 850-020-0015(4)&(10), 820-020-0020(2), and 820-020-0045(5).   
 
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. 
 

A 10-foot-wide public utility easement is required along the street frontage of new 
internal streets pursuant to SRC 803.035(n). 
 

Condition: Dedicate a 10-foot public utility easement along the street frontage of 
all internal streets. 

 
According to the Salem-Keizer Local Wetland Inventory (LWI) the subject property does 
not contain any wetland areas or hydric soils.  
 
According to the City’s adopted landslide hazard susceptibility maps and SRC 
Chapter 810 (Landslide Hazards), there are mapped 2-to-3-point landslide hazard areas 
on the subject property. The proposed activity of a subdivision adds 3 activity points to 
the proposal, which results in a total of 5 to 6 points. Therefore, the proposed 
development is classified as a moderate landslide risk and requires a geological 
assessment and/or geotechnical report. A Geotechnical Engineering Report, prepared 
by GeoPacific and dated March 23, 2021, was submitted to the City of Salem with the 
subdivision application. This report demonstrates the subject property could be 
developed by implementing the mitigation measures provided in the report.     
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SRC 205.010(d)(3)—Development within the tentative subdivision plan can be 
adequately served by City infrastructure.  
  
Findings— Water, sewer, and stormwater infrastructure are available along the 
perimeter of the site and appear to be adequate to serve the property as shown on the 
applicant’s preliminary partition plan. As specified in the conditions of approval, private 
water, sewer, and storm services shall be constructed to serve each lot as a condition of 
plat approval. Construction of facilities in the right-of-way is required prior to final plat 
except as authorized in an improvement agreement per SRC 205.035(c)(7)(B). 
 

Condition: Construct facilities in the right-of-way is required prior to final plat 
except as authorized in an improvement agreement per SRC 205.035(c)(7)(B). 

 
As a condition of sewer service, all developments will be required to provide public 
sewer to adjacent upstream parcels. This shall include the extension of sewer mains in 
easements or rights-of-ways across the property to adjoining properties, and across the 
street frontage of property to adjoining properties when the sewer main is located in the 
street right-of-way.  
 

Condition: Extend a minimum 8-inch sewer main within Denali Avenue SE and 
Crowley Avenue SE to the northern line of Phase 1.  

 
The property is primarily located within the S-2 water service level; a small portion of the 
northern half of the property is located in the S-3 water service level. In accordance with 
the Salem Water System Master Plan, the applicant shall be required to extend 
watermains to adjoining undeveloped property to accommodate future development of 
adjacent parcels.  
 
The proposed development is subject to SRC Chapter 71 and the revised PWDS as 
adopted in Administrative Rule 109, Division 004. To demonstrate the proposed parcels 
can meet the PWDS, the applicant shall submit a tentative stormwater design prior to 
final plat approval. For a tentative stormwater design, the applicant shall submit 
infiltration test results, the Simplified Method Form or Engineering Method Report as 
applicable, and a preliminary site plan showing the building envelope and tentative 
location of stormwater facilities.  
 

Condition: Design and construct a storm drainage system at the time of 
development in compliance with SRC Chapter 71 and PWDS. 

 
All public and private City infrastructure proposed to be located in the public right-of-way 
shall be constructed or secured per SRC 205.035(c)(7)(B) prior to final plat approval. 
Any easements needed to serve the proposed parcels with City infrastructure shall be 
shown on the final plat. 
 

Condition: All necessary (existing and proposed) access and utility easements 
must be shown on the final plat and recorded on the deeds to individual lots 
affected by such easements.  
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SRC 205.010(d)(4) and SRC 205.0010(d)(5)—The street system in and adjacent to 
the tentative subdivision plan conforms to the Salem Transportation System Plan. 
The street system in and adjacent to the tentative subdivision plan is designed so 
as to provide for the safe, orderly, and efficient circulation of traffic into, through, 
and out of the subdivision. 
  
Findings–Denali Street SE and Springer Avenue SE meet pavement and right-of-way 
width requirements for their designations according to the Salem TSP. Crowley 
Avenue SE does not meet the improvement requirements of its classification according 
to the Salem TSP; however, this phase of development does not take access to 
Crowley Avenue SE. A future connection to Crowley Street SE may trigger 
improvements.  
 
The applicant’s redevelopment plan within proposed lot 46 shows a future connection to 
Crowley Avenue SE and the extension of Denali Street SE to the northern property line. 
The applicant submitted preliminary street profiles for these sections of streets, which 
need additional information to ensure these future street alignments can be feasibly 
constructed to PWDS. The submitted street profiles show streets exceeding 12% grade 
allowed under SRC 803.035(c). Additionally, the grading plan and profiles show 
significant cuts into slopes that may not be feasible and require additional engineered 
design.  
 

Condition: Within proposed lot 46, provide an engineered design for the 
horizontal and vertical alignments of the following streets in compliance with 
PWDS prior to final plat approval: 
 

a. From the easterly terminus of existing Crowley Avenue SE to the northerly 
terminus of proposed Crowley Avenue SE. 
 

b. From the northerly terminus of proposed Denali Street SE to the north line 
of the subject property.  

 

Condition:  Construct internal streets to local street standards and in 
conformance with the City-approved design for future streets within lot 46.   

 
SRC 205.010(d)(6)—The tentative subdivision plan provides safe and convenient 
bicycle and pedestrian access from within the subdivision to adjacent residential 
areas and transit stops, and to neighborhood activity centers within one-half mile 
of the development. For purposes of this criterion, neighborhood activity centers 
include, but are not limited to, existing or planned schools, parks, shopping 
areas, transit stops, or employment centers.  
 
Findings—The subject property is served by the future Hilfiker Park, an undeveloped 
park site located less than a half-mile north of the subject property, and by 
Woodmansee Park, a developed park site located approximately a half-mile west of the 
subject property. Access to the park is available through the existing transportation 
system from Springer Avenue SE. A future connection to Crowley Avenue SE will 
further support bike and pedestrian access to the park.  
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A future Bike/Ped alignment is shown in the Salem TSP on future Local streets in the 
vicinity of the proposed development.  This alignment is part of the Family Friendly 
Bikeway according to the Salem TSP, which can be provided through the future 
interconnected Local street system.  
 
SRC 205.010(d)(7)—The tentative subdivision plan mitigates impacts to the 
transportation system consistent with the approved Traffic Impact Analysis (TIA), 
where applicable. 
 
Findings—The applicant submitted a Traffic Impact Analysis (TIA) as part of the 
submittal package. The TIA demonstrates that the proposed development will not 
significantly impact intersections affected by the proposed development. The TIA 
demonstrates existing intersections have sufficient capacity and can efficiently handle 
the additional traffic generated by the development; no mitigation is recommended in 
the TIA. The Assistant City Traffic Engineer has reviewed the TIA and agrees with the 
findings.  
 
SRC 205.010(d)(10)— When the tentative subdivision plan requires an Urban 
Growth Preliminary Declaration under SRC chapter 200, the tentative subdivision 
plan is designed in a manner that ensures that the conditions requiring the 
construction of on-site infrastructure in the Urban Growth Preliminary Declaration 
will occur, and, if off-site improvements are required in the Urban Growth 
Preliminary Declaration, construction of any off-site improvements is assured. 
 
Findings—The subject property is located outside of the Urban Service Area; therefore, 
an Urban Growth Preliminary Declaration has been required. As conditioned, the 
tentative subdivision plan can is designed to accommodate required on-site and off-site 
improvements.  
 
RESPONSE TO COMMENTS 
 
1. Traffic: Citizen comments expressed concerns for the additional traffic that will be 

created by the subdivision. Comments indicate that there are existing concerns 
about the safety and traffic on streets adjoining the proposed development.  
 
Response: The applicant submitted a Traffic Impact Analysis (TIA) that evaluated 
the impacts of the proposed 46 single-family lots on the existing transportation 
system. The TIA found that “all studied intersections operate within the mobility 
standards with and without the development traffic” and that “the addition of 
development traffic does not substantially increase queuing conditions”. The 
Assistant City Traffic Engineer has reviewed the TIA and agrees with these findings.  
 
The Salem TSP provides guidance for how to address the impacts of growth 
citywide. Cumulative impacts of growth that affect overall traffic patterns are 
addressed through collection of System Development Charges (SDCs).  Each 
single-family residence pays over $4,000 in Transportation SDCs, which are 
collected and used to pay for street improvements that add capacity to mitigate 
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impacts of growth. Issues of speeding and running stop signs, noted in public 
comments, are not directly addressed by developers, but through law enforcement 
and other community measures. 

 
2. Construction of Crowley Avenue through Phase 2: Comments expressed 

concerns for a future connection to Crowley Avenue SE, and the existing conditions 
of Crowley Avenue SE as an underimproved Local street. Comments received 
question the feasibility of construction of Crowley Avenue SE through Phase 2.  
 
Response: The applicant submitted a shadow plat as required by SRC 205.030(h). 
The redevelopment plan shows a future connection to Crowley Avenue SE through a 
potential second phase of development. The future connection to Crowley 
Avenue SE is required to meet street connectivity standards (SRC 803.030). Staff 
recommended conditions ensure that the design of the street will meet Local street 
standards if eventually constructed. 
 
The applicant did not apply for a phased subdivision approval under SRC 205.015; 
therefore, phase 2 impacts are not required to be completely evaluated and 
mitigated through this approval. At time of development for phase 2, the applicant 
may be required to submit a Traffic Impact Analysis (TIA) and other studies that 
would address mitigation of impacts. Off-site improvements, to the existing segment 
of Crowley Street SE, may be required, these would be reviewed when an 
application was submitted for phase 2. 
 

3. Street Naming: Comments received expressed concerns for how the new internal 
streets were being named. 
 
Response: The applicants tentative plan shows a north-south street named 
“Crowley Avenue” that would potentially connect to the existing Crowley Avenue SE 
that runs east-west at the western property line. Street names have not been 
approved. Final street names will be approved prior to final plat approval.  

 
4. Lack of open space and park land considerations:  Comments submitted 

express concerns for a lack of parks and open space provided in the area and 
suggest a park be dedicated as part of this development.  
 
Response: Public Works Parks & Recreation staff reviewed the proposal and 
determined that the site is not suitable for construction of a new park. Woodmansee 
Park is approximately one-half a mile from the development site, accessed through 
Springer Avenue SE. Additionally, Hilfiker Park may be accessible by the 
development through phase 2 and subsequent development of parcels to the north 
in the future. 

 
Prepared by: Laurel Christian, Program Coordinator 
cc: File 
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April 4, 2022  

City of Salem  
555 Liberty Street SE 
Salem, OR  97301  
 
Land Use Action Case No. SUB-UGA22-03 
 
Attention: Jamie Donaldson, City of Salem Planning Division 
 
The Morningside Neighborhood Association has been concerned about the safety of the section 
of Commercial Street SE between Crowley Avenue SE and Kuebler Road SE for some time 
and has previously communicated our concerns to the city.  The addition of this proposed 
subdivision will exacerbate our safety concern and will create a new concern about added 
traffic through neighboring subdivisions to avoid a left turn onto Commercial Street SE.   
 
If someone wants to travel North on Commercial Street SE from the proposed subdivision, 
there are several safe ways to do that.   
 
Unfortunately, the only convenient access to Commercial Street SE heading south is Royvonne 
Avenue SE or Crowley Avenue SE.  Neither of these intersections has traffic signals and they 
are heavily congested with bus stops, crosswalks, shopping center entrance roads, etc.  As left 
turns from Boone Road SE onto Commercial Street SE are prohibited, a likely alternative is to 
take Boone Road SE to Stroh Lane SE to Kuebler Blvd SE to Commercial Street SE.  Or, one 
could work their way north to Hilfiker Lane SE using Chaparral Drive SE through a residential 
neighborhood or travel through the shopping center parking lot so they could enjoy the safety 
of a traffic light stopping Commercial Street SE traffic for them while they turn left (even 
though there is not a left-turn signal there). 
 
This Boone Road SE to Stroh Lane SE to Kuebler Blvd SE route would need to be taken to 
travel west on Kuebler Blvd SE while avoiding a left turn onto Commercial Street SE.  Another 
concern with this route is that Boone Road SE is narrow and not suitable for significant 
amounts of two-way traffic. 
 
If someone wants to travel east on Kuebler Road SE while avoiding a left turn onto 
Commercial Street SE, they would probably choose to make their way through the Cambridge 
subdivisions to Battle Creek Road SE as left turns from Stroh Lane SE onto Kuebler Road SE 
are prohibited.  Neighbors there have already complained about traffic, speeding, and running 
stop signs. 
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We realize that the developer did not create this situation, but we object to the approval of this 
proposed subdivision unless the City of Salem develops a plan for increasing the safety of this 
section of Commercial Street SE without diverting significant additional traffic through local 
neighborhoods. 
 
 
Submitted for the Morningside Association Board 
 
Pamela Schmidling, Chair  

Morningside Neighborhood Assoc. 
555 Liberty St SE Room 305 

Salem, OR 97301  
P  - (503) 588-6207 

W - MorningSideNA.org 
E – MNAShared1@Gmail.com  


