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Overview
The Planning Commission consists of nine members appointed by the 
City Council. The Commission acts as an advisory commission to the City Council 
with a broad scope of concern in promoting the growth and orderly development 
of the City. Salem Revised Code Chapter 6 states that the Commission shall make 
and file a report with the City Council of all transactions of the Commission for the 
preceding year.

In the last year, the Commission has had public hearings on eleven quasi-judicial 
land use applications including Comprehensive Plan/Zone Changes, Subdivisions, 
Appeals and Council Remands. The Commission had public hearings on numerous 
updates to the Unified Development Code covering various items as well as the Our 
Salem project. 

Additionally, the Commission held three work sessions on the draft updates to the 
Sign Code. The work sessions refined the draft code language while serving as open 
forums for public involvement.
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Our Salem 
The Our Salem project, which included three years of community-
wide engagement, culminated this past year in adoption of 
an updated Salem Area Comprehensive Plan, changes to the 
Comprehensive Plan Map, zoning map, and zoning code to guide 
future growth and development in Salem. The Planning Commission 
held numerous hearings on the Our Salem proposal before ultimately 
recommending that the City Council adopt the proposal with minor changes. 
Our Salem was adopted by the City Council in July of 2022 and is now effective. 

Figure 1 
Our Salem public hearing at 

Planning Commission
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Comprehensive Plan Change 
and Zone Changes (Kuebler and I-5)

The Planning Commission considered a proposed Comprehensive 
Plan Change and Zone Change for the property located on Kuebler 
Boulevard, between 27th Ave SE and Interstate 5, at numerous 
meetings that spanned two years. Through the Our Salem project, staff 
had recommended a Commercial Office (CO) zoning for the property. The 
applicant had a different vision and requested a combination of zones on the 
property. After six public hearings, the Planning Commission approved the 
request, subject to extensive conditions of approval. The City Council held their 
own public hearings on the proposal and ultimately remanded the request back 
to the Planning Commission for further consideration. The applicant, working 
with City staff and the neighborhood association, further revised their proposal 
and eventually returned to the Planning Commission with a mixed-use zoning 
proposal that was approved by the Commission. The final approval utilized 
existing mixed-use zones and new mixed-use zones created through the Our 
Salem project. 

2:1

2:1
MIXED-USE

MU-4
3-STORY
36,000 SF

(63 STALLS)

LODGING
STL-1

4 - STORY
120 ROOMS
76,000 SF 

(120 STALLS)

CO
FF

EE
 &

 R
ET

AI
L

D
TR

/B
-1

2,
00

0 
S

F 
C

O
FF

EE
8,

00
0 

S
F 

R
ET

A
IL

(4
0 

ST
A

LL
S

)

14

10

10

14

15

2:1 SLOPE

FAST FOOD
DTR/B-2
4,000 SF

(16 STALLS)

21

KUEBLER BLVD

27
TH

 A
VE

 S
E

BOONE RD SE

TOTAL SITE AREA: 24.64 ACRES
TOTAL BUILDING FOOTPRINTS: 321,816 SF
PERCENT BUILDING COVERAGE: 30%

TOTAL LANDSCAPE AREA: 305,170 SF
PERCENT LANDSCAPE AREA: 28.4%

SITE AREA BY ZONING:
MU-II:  8.06 ACRES (351,407 SF)

  32.74% OF TOTAL SITE AREA

MU-III: 16.58 ACRES (722,066 SF)
  70.75% OF TOTAL SITE AREA

PARKING REQUIRED: 1,170 STALLS
PARKING PROVIDED: 1,159 STALLS

TOTAL AREAS BY USE:
DRIVE-THRU RESTAURANT: 10,000 SF

RESTAURANT/BEVERAGE: 19,000 SF

RETAIL GROCERY STORE: 40,000 SF

GENERAL RETAIL: 78,600 SF

GENERAL OFFICE: 5,000 SF

MEDICAL OFFICE: 73,000 SF

MULTI-FAMILY: 199,800 SF

LODGING: 140,000 SF

SITE DATA

MONUMENT SIGN

- COMMERCIAL

- MIXED-USE

- LODGING

- MIXED-USE

- MEDICAL OFFICES

NATURAL 
GROCERY STORE

RG-1
40,000 SF

(160 STALLS)

19 19

21212120

86

LODGING
STL-2

3 - STORY
90 ROOMS
64,000 SF 

(90 STALLS)

9

31

63

10
1428289

20

MIXED-USE
MU-1

3 - STORY
73,800 SF

(119 STALLS)

21

MIXED-USE
MU-3

4 - STORY
100,600 SF

(153 STALLS)

MEDICAL OFFICE
MO-1

3 - STORY
28,000 SF

(80 STALLS)

APARTMENTS
MFA-1

3 - STORY
54,000 SF

(76 STALLS)

PARKING GARAGE
4 - STORY

416 STALLS

- APARTMENTS &
SKILLED NURSING

MU-II
TOTAL: 8.07 ACRES

(32.74%)

8 78

MIXED-USE
MU-2

2-STORY
10,000 SF

(27 STALLS)

9 20

42

16

12 42

MEDICAL OFFICE
2-STORY
25,000 SF

(72 STALLS)

19

9

RETAIL
1 - STORY
20,000 SF

(80 STALLS)

10

MU-III
TOTAL: 6.77 ACRES

(27.45%)

10% MAX

2:1 SLOPE

2:1 SLOPE

MU-III
MU-II

MU-III
MU-II

MU-II MU-III

FAST FOOD
DTR/B-2
4,000 SF

(16 STALLS)

MEDICAL OFFICE
3 - STORY
20,000 SF

(58 STALLS)

19

17

12

10

24

7

Kuebler Village Conceptual Site Plan
09.19.2022

0'

SCALE : 1" = 40'-0"

40'20' 120'80'

n

Primary Street,
Per Condition 3

ATTACHMENT B

Figure 2  
Kuebler and I-5 Conceptual Plan
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Sign Code Work Sessions
The Planning Commission held three work sessions on a proposed 
overhaul of the Sign Code. The work sessions were advertised and 
open to the public and the Commission received testimony on the proposals 
and directed staff to further research options. The sign code was last 
comprehensively updated in 2012. Since then, changes to technology, zoning 
and community desires are necessitating updates to the sign code. The 
proposal seeks to streamline the code from its current length of 70 plus pages 
to around 40 pages. The proposal will further address the mixed-use zones 
created in Our Salem, create a better process for limited deviations from the 
sign code, provide a better way to regulate sign brightness and generally limit 
the size and number of signs allowed across the city to limit sign and light 
proliferation. The sign code will return to the Planning Commission in early 2023 
for a public hearing and recommendation to City Council.

Figure 3 
Planning Commission Work 

Sign Code Session 
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Figure 5  
Temporary signs in Salem  

Figure 4  
Flutter flag signs in Salem 

Sign Code Work Sessions (cont.)
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Future Work
Now that Our Salem is adopted, the next projects related to 
planning for our future are beginning. As a first step, an update to the 
Transportation System Plan (TSP) will begin in 2023. This project is anticipated 
to be a multi-year project that engages the community and examines numerous 
aspects of our transportation system from design, speed, funding, and climate 
impacts. Other plans tied to the Comprehensive Plan are updates to the 
Comprehensive Parks System Master Plan, a Goal 5 Inventory for Natural 
Resources (recommended by the Planning Commission), a Housing Production 
Strategy, and an Economic Opportunities Analysis. Implementation strategies 
to support the Climate Action Plan are also linked to the Comprehensive Plan. 
All this future work will be informed by the rules from the Oregon Department 
of Land Conservation and Development’s Climate Friendly and Equitable 
Communities rules (CFEC).

Figure 6  
Walking in Salem 
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The CFEC rules aim to reduce greenhouse gas (GHG) pollution from 
transportation while increasing housing choices and creating more equitable 
outcomes for Oregonians. They came in response to Governor Kate Brown’s 
Executive Order 20-04, which directed State agencies to reduce climate 
pollution. The new rules require Salem to update its land use and transportation 
plans and regulations and to bolster the City’s equitable engagement work 
in the community. The City has started this work through Our Salem, and will 
continue with the projects listed above over the next few years. It is expected 
that the Planning Commission will be involved in all of these projects in the 
future.

Future Work (cont.)

Figure 7 
Pedestrian crossing Portland Rd NE  
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Housing Developments
While land divisions and permits for housing do not regularly 
come before the Planning Commission, the Commission monitors 
housing land supply through bi-annuals staff reports, when 
considering site specific Comprehensive Plan Map and Zone 
Changes and when reviewing appeals. The Commission has long 
recognized the need for more multi-family units in Salem, as documented in 
the City’s Housing Needs Analysis. Land supply issues have been addressed 
through site specific zone changes and through adopted zone changes in the 
Our Salem project. 

In 2022, the City Council, on recommendation from the Planning Commission, 
adopted new Middle Housing code amendments. Middle Housing includes 
townhouses, two-family, three-family, four-family, and cottage clusters. Since 
then, the City has been processing permits for middle housing and we are 
beginning to see these new units be built and occupied. An example of new 
middle housing can be found in Figure 8 and 9 which show a four-plex currently 
under construction at 2140 Trade St SE. 

In 2020, updated multi-family design standards were adopted, with the intent 
of providing  flexibility in how the design standards can be met and to reduce 
the number of standards that would apply to smaller-scale multi-family 
developments. An example of a new, small-scale multi-family development is a 
6-plex unit recently built at 488 Strand Ave SE, as shown in Figure 10.

Figure 8  
Two of the four units at 2140 Trade St SE

Figure 10  
New six-plex at 488 Strand Ave SE 

Figure 9 
Two of the four units at 2140 Trade St SE
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