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Owner / Developer:

KILLEN DEVELOPMENT L.L.C.
3842 NW McINTOSH RD.
CAMAS, WASHINGON  89607

HAROLD DRIVE APARTMENTS
SEC. 18,  T. 7 S.,  R. 2 W.,  W.M.

CITY OF SALEM
MARION COUNTY, OREGON

TAX LOT No. 6000 - 160,203 S.F.
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HAROLD DRIVE APARTMENTS
SEC. 18,  T. 7 S.,  R. 2 W.,  W.M.

CITY OF SALEM
MARION COUNTY, OREGON

TAX LOT No. 6000 - 160,203 S.F.

NO ON SITE TREES TO BE PRESERVED

The premises are free of any 100/500 year return frequency flood hazard,
as ZONE X: "Areas determined to be outside 500-year floodplain".
Such flood free condition is shown on the Federal Flood Insurance Rate
Map: Community panel No. 41047C0375G dated: January 19, 2000.
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EAST PARKING AREA  33,825 S.F. (100%)

LANDSCAPE COVERAGE   4,330 S.F. (12.8%)

WEST PARKING AREA  20,805 S.F. (100%)

LANDSCAPE COVERAGE   2,091 S.F. (10.1%)

TOTAL PARKING AREA  54,630 S.F. (100%)

LANDSCAPE COVERAGE   6,421 S.F. (11.8%)
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SUMMARY TABLE:

TOTAL SITE AREA  160,203 S.F.

R.O.W. DEDICATION    79,374 S.F.

NET AREA  140,268 S.F.

ZONE  CR

COMP PLAN  COM

EXPIRES: 06-30-2017

OREGON
M 9

E
14,

ULY 1
.K D GR R

A

J

NZ

87

ET E

S

EGI
RE

PR F
R

O
NEEG
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9 6 5 4
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E

The premises are free of any 100/500 year return frequency flood hazard,
as ZONE X: "Areas determined to be outside 500-year floodplain".
Such flood free condition is shown on the Federal Flood Insurance Rate
Map: Community panel No. 41047C0375G dated: January 19, 2000.

   THIS LOWER FLOOR UNIT IN BLD. #1 & BLD. #6 IS TO BE A

TYPE A UNIT IN ACCORDANCE WITH THE 2014 OSSC SEC.

1107.6.2.1.1 (NOTED ON FLOOR PLANS).  ALL OTHER LOWER

FLOOR UNITS TO BE A TYPE B UNIT IN ACCORDANCE WITH THE

2010 OSSC SEC. 1107.6.2.1.2.

*

TOTAL BUILDINGS  7

MANAGERS'S OFFICE  1

STORAGE/MAINTENANCE  1

TYPE 'A' 1-Bd, 1-Ba (752 S.F.) UNITS  18

TYPE 'B' 2-Bd, 2-Ba (1,060 S.F.) UNITS  18

TYPE 'C' 3-Bd, 2-Ba (1,192 S.F.) UNITS  48

TOTAL APARTMENT UNITS  84

GROSS FLOOR AREA  89,832 S.F.

MANAGERS'S OFFICE  1

BUILDING HEIGHT  41'-3

1

2

"

BICYCLE PARKING  14

PARKING SPACES:

STANDARD STALLS  54

COMPACT STALLS  80

HANDICAP STALLS   4

TOTAL PARKING STALLS  138

(PLANTING OF STREET TREES WILL BE

REQUIRED AT TIME OF DEVELOPMENT)

SYMBOL LEGEND:

COMMON OPEN SPACE:

EAST: IN SETBACK:   14,242 S.F.

EAST: NOT IN SETBACK:   19,328 S.F.

TOTAL EAST:  33,570 S.F.

WEST: IN SETBACK:   13,641 S.F.

WEST: NOT IN SETBACK:   14,358 S.F.

TOTAL WEST:  27,999 S.F.

TOTAL IN SETBACK:   27,883 S.F.

TOTAL NOT IN SETBACK:   33,686 S.F.

TOTAL:  61,570 S.F.

PLAY AREA:  1,509 S.F.

EAST LOT  79,374 S.F. (100%)

LANDSCAPE COVERAGE  12,226 S.F. (15.4%)

WEST LOT  60,894 S.F. (100%)

LANDSCAPE COVERAGE  20,091 S.F. (33.0%)

TOTAL SITE AREA  140,268 S.F. (100%)

LANDSCAPE COVERAGE  43,318 S.F. (30.9%)
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Engineer / Surveyor:

Multi/Tech Eng. Inc.
1155 13th St. S.E.
SALEM, OREGON  97302

Owner / Developer:

Killen Development LLC
3842 NW McIntosh Road
CAMAS, WASHINGTON  98607

MAY 1, 2015
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Harold Drive Conditional Use #6059 1 April 25, 2016 

Harold Drive Apartments 
Revised-Conditional Use 

 
 
PROPOSAL: 
 
Under SRC 522.005(a)-Table 522-1, multiple family dwellings are allowed within the CR zone 
with a Conditional Use permit. 
 
The subject property is 4.31 acres in size and zoned CR (Commercial Retail).  The applicant is 
applying for a Conditional Use for the construction of an 84 until apartment complex.   
 
CONDITIONAL USE CRITIERIA: 
 
SRC 240.005(d) - An application for Conditional Use permit shall be granted if all of the 
following criteria are met: 
 

(1) The proposed use is allowed as a conditional use in the zone; 
 

(2) The reasonably likely adverse impacts of the use on the immediate neighborhood 
can be minimized through the imposition of conditions; and 

 
(3) The proposed use will be reasonably compatible with and have minimal impact on 
the livability or appropriate development of surrounding property. 
 

APPLICANT’S REASONS ADDRESSING CHAPTER 240.005(d): 
 
(1) Under SRC 522.005(a)-Table 522-1, multiple family dwellings are allowed within the CR 

zone with a Conditional Use permit. 
 

(2) The proposed apartments will have little to no impact on the neighborhood. The subject 
property is surrounding by commercial uses to the north, east, and south, along with 
apartments to the west.    

 
The proposed apartments will have less an impact on the area then a commercial use that 
is allowed within the CR zone.   The applicant’s Traffic Engineer has provided an analysis of 
the site.  The analysis indicates that the proposed apartments will have less of an impact on 
the neighborhood then the allowed uses within the CR zone. The analysis dated April 28, 
2016, states, “The proposed 84 apartment units will generate less traffic each day than 
many allowed uses in the CR zoned.” Therefore, the development of apartments on the site 
will not impact the neighborhood.  See attached memo dated April 28, 2016. 

 
The proposal will be required to go through Site Plan/Design Review to ensure that all 
setbacks and design standards are met.   Any conditions placed on the site will require 
Code compliance, which will help ensure minimal to no impacts on the neighborhood.  
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(3) The subject property is surrounded by the following uses: 
 

North:  CR zoned property: existing commercial uses 
East:   CR zoned property: vacant commercial zoned property 
South: CR zoned property: existing commercial uses 
West:   Marion County RM zoned property: existing multi-family dwellings 

 
The apartments will be compatible with the residential uses to the west, and the surrounding 
commercial uses.  The existing commercial uses are in a convenient location for the 
residents of the site.  Development of residential uses are most compatibility in areas that 
provide services amenities like commercial uses for the residents.   
 
The apartments will be required to go through Site Plan/Design Review, which requires 
open space and landscaping at a higher percent than what a commercial use would be 
required to provide.   Amenities like landscaped open space will help to with the visual 
appeal of this area and reduce impacts on the neighborhood. The design standards are in 
place to help ensure compatibly with adjacent uses.   
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Harold Drive Apartments 
 
The following statement addresses the applicable Design Review approval guidelines in the SRC 
Chapter 702 (Multiple Family Design Review Guidelines and Design Review Standards) and the 
requirements under the CR zone Chapter 522 (Commercial Retail).  Information provided on 
the site plans for the Design Review application further address applicable code requirements. 
 
On August 18, 2015, Partition Plat No. 15-06 was approved.  The Partition approval allowed 
the applicant to divide the subject property into three parcels.  The Harold Drive Apartments 
will be located on Parcels 1 and 2 of Partition Plat No. 15-06. 
 
On October 9, 2015, UGA 15-01 was approved for the subject property with Conditions of 
Approval.  
 
On February 22, 2016, a pre-application conference was held with the applicant and City staff 
to discuss the development of the subject property.   
 
Proposal: The subject property is located at 3271 Lancaster Drive NE (072W18BB/6000). 
 
The applicant is proposing the development of 3.68 acres of CR zoned property. The applicant is 
proposing to develop the site with 84 apartment units as shown on the site plans.  
 
The applicant is requesting to meet the guidelines and go before the Design Review Board.  All 
guidelines have been addressed and met as outlined within this narrative and on the site plans.  
 
The applicant is also requesting a Class 2-Driveway Approach Permit (DAP) to allow driveways 
approach onto Harold Drive. 
 

Commercial Retail (CR) SRC Chapter 522 
 
Setbacks:  All minimum setbacks to property lines, between buildings and distances to the 
entrances are met as shown on the tentative plan.  Setbacks are shown on the tentative plan. 
 

North:  10-foot setback (City of Salem CR (Commercial Retail) and Marion County 
CG and CR); existing Office Building, grocery store, and industrial uses 

 East:   10-foot setback (City of Salem CR (Commercial Retail); vacant land 
South:  10-foot setback (City of Salem CR (Commercial Retail); Apartments, 

restaurants and grocery store 
 West:   10-foot setback (Marion County-RM); existing apartment development 
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Maximum Height:  Maximum building height allowed in the CR zone is 50’.  The proposed 
buildings will be 41’-3” measured to the highest point of the roof and 33’-3” measured to the 
middle of the gable.  Therefore, the buildings are in compliance with the building height 
requirement. 

Multiple Family Design Review Guidelines - Chapter 702 
  
702.015 (b)(1) Common Open Space Guidelines and 702.015(c)(1): In multi-family 
developments, a portion of the land not covered by buildings and parking shall be of adequate 
size and shape and in the proper location to be functional for outdoor recreation and 
relaxation. The guidelines are also intended to ensure that open space is an integral part of the 
overall development design.   
 
The minimum open space area (landscaped area) provided for this development is 30.9% 
common open space on the site.  The subject property is 160,203 (3.68 acres/net area) square 
feet in size with 43,318 square feet of landscaped open space.  Therefore, totaling 30.9% open 
space.   
 
Open Space 
Common Open Space_______61,570 S.F. (38%) 
Common Open Space 
Within Setbacks___________27,883 S.F.  
Landscape________________43,318 S.F. (30%) 
 
The proposed development provides 1,828 square feet of play area in the east portion of the 
development, 1,721 square feet of play area in the west portion of the development, and 
landscaped open space areas throughout the site.  The play area is available to all 84 dwelling 
units and accessible via the proposed pedestrian pathways (6-foot wide paved sidewalks).  
The play area and open space areas are located in convenient and safe areas for the residents.  
The proposed development provides approximately 61,570 square feet of total common open 
space throughout the site.  Common open space and a play area have been provided on both 
the eastern and western portion of the site.   Therefore, this guideline has been met.  See 
attached site plans.   
 
702.015 (d)(1) Private Open Space Guidelines: Each unit will have private open space as 
required by code.  Ground floor units will have patio areas that are 96 square feet in size, with 
no dimension less than 6 feet.  All second and third story units will have balconies/decks that 
are a minimum 48 square feet in size.  All private open space areas are located contiguous to 
the dwelling unit and will be screened with landscaping and/or fencing.  This private open 
space includes the patios and balconies/decks.  Therefore, this guideline has been met.  
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702.020 (b)(1) Landscaping Guidelines: The subject property does not abut RS or RA zoned 
properties.  There is an existing multi-family development located to the west of the site.  
Landscaping is being provided adjacent all property lines.  Landscaping has been provided 
throughout the site as identified on the landscape plans.  A minimum of 1 tree will be planted 
for every 2,000 square feet of the site.  Trees and vegetation have been provided throughout 
the development as shown on the landscape plans.  There is 43,318 square feet of landscaped 
area throughout the site.  Therefore, 30.9% of the site is landscaped.  Landscape plans have 
been provided and demonstrate how the landscape guidelines have been met.   
 
A permanent underground irrigation system will be provided when development plans are final. 
 
There are a few existing trees on the site.  There are no significant trees or heritage trees on 
the property.  All of the trees on the site are designated for removal.  Any trees on the site 
that are within building envelops, access ways, parking areas, right-of-way, or will be effected 
by grading have to be removed.   
 
New trees will be provided through the site as shown on the landscape plans.   
 
702.010 (c)(1) Street Frontage Guidelines:  The landscape plans identify how this guideline is 
met.  Trees will be provided along the street frontage with one canopy tree per 50 linear feet.  
See attached landscaped plans.  Therefore, this guideline has been met. 
 
702.020 (d)(1) Building Exterior Guidelines: The exterior of the buildings will be landscaped to 
provide a visually appealing development.  Trees and shrubs will be planted in front of and 
around all buildings as shown on the landscape plans.  This will help to provide shading and 
privacy for residents.  Therefore, this guideline has been met.  
 
702.020 (e)(1) Privacy Guidelines:  All ground level private open space areas (patios) will be 
screened and separated with landscaping and/or fencing.  This will help to provide privacy for 
ground level residents.  Therefore, this guideline has been met.  
 
702.020 (f)(1)Landscape Parking Guidelines: In order to take into consideration circulation,  
pedestrian access, landscaping, and the requirements of the code, the parking areas have been  
carefully designed. All parking areas are landscaped as required, and separated by landscaped  
bays.  The parking areas and landscaped areas provide for visually appealing apartment  
grounds. Therefore, this guideline has been met.  See attached site plans.  
 
702.025 (a)(1) Crime Prevention Guidelines:  Safety of the residents is very important and all 
requirements are met to assure safety and compliance with code.  There are no fences or 
plant materials located in areas within the development that obstruct visibility.  All 
landscaping adjacent to open space areas will not exceed 3 feet in height.  
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All buildings have windows provided in habitable rooms and windows that face the parking lots 
and open space areas.  This helps provide an eye on the development.  Lighting on the 
buildings and along the sidewalks will be provided as well.  Therefore, this guideline has been 
met.  See attached site plans.  
 
702.030(b)(1)Parking, Site Access, and Circulation Guidelines:  The subject property has street  
frontage on Harold Drive along the north property line, via a stubbed connection. 
 
Harold Drive is designated as ‘local’ street within the City of Salem Transportation Plan.  The 
applicant is required to provided a north/south Harold Drive connection through the  
development as shown on the site plan.  Therefore, this guideline has been met. 
 
A Traffic Impact Analysis (TIA) is not required for this development.   
 
Parking:  The development is for an 84 unit apartment complex. Code requires 1.5 vehicle  
parking spaces per every 1 dwelling unit.  Therefore, the applicant is required to provide 126  
on-site vehicle parking spaces.  However, as shown on the site plan, 138 on-site parking  
spaces are being provided. 
 
Adequate parking has been provided on both the eastern and western portions of the 
development.  
 
The site plan indicates the ratios provided for standard, compact, handicap spaces and location  
of bike spaces.  Fifty-four (54) standard size parking stalls, eighty (80) compact parking  
stalls, and four (4) handicap stalls are provided through-out the site.  
 
All parking areas will be served by 24 to 26-foot wide two-way accessways that run through the  
development.   
 
Bicycle parking is also required on site.  The Code requires 0.1 bicycle parking space per  
dwelling unit.  Eight bike parking spaces are required for this development.  Bike  
racks have been provided on the site and located in a convenient location for the  
residents.  Providing fourteen (14) on-site bicycle parking spaces. 
 

(A) Parking areas shall be designed to minimize the expanse of continuous parking (see 
Figure 702-6). 
 
Due to the required Harold Drive extension and the location of the property, adding additional 
planter islands and/or bays is not feasible.  However, the parking areas are heavily landscaped 



 
Harold Drive Apts. #6059   Page 5 June 21, 2016 
 

as shown on the site plan.  The landscaped areas help to minimize the continuous parking 
areas, along with the proposed planter islands.   
 
(B) Pedestrian pathways shall be provided that connect to and between buildings, common 
open space, parking areas, and surrounding uses (see Figure 702-7). 
 
The internal pedestrian circulation system consists of hard 5 to 6-foot wide surfaced sidewalks 
that provide easily identifiable and safe connections between the residential units, parking, 
recreation areas, manager’s apartment, and the trash disposal area.  The pedestrian system 
connects the buildings to the public sidewalk system within Harold Drive via the proposed 
internal sidewalk system. The sidewalks are raised above the surface of the travel lanes.  This 
provides a clear separation between vehicles and pedestrians.  Any pedestrian pathways that 
cross the parking area or driveways will be marked and a minimum of five feet wide. The 
pedestrian pathways will be lighted.  Proposed pedestrian sidewalk connections are illustrated 
on the tentative site plan.   
 
(C) Parking shall be located to maximize the convenience of residents. 
 
All buildings are connected to the internal parking areas via 5 to 6-foot wide sidewalks.  The 
parking areas are located in areas that are convenient for the residents.  
 
(D) Parking areas and circulation systems shall be designed in a manner that considers 
site topography, natural contours, and any abutting properties zoned Residential 
Agriculture (RA) or Single Family Residential (RS). 
 
All parking areas and the layout of the site took topography, and adjacent properties into 
consideration as shown on the site plan.  
 
Therefore, this guideline has been met. 
 
702.030(c)(1) Pedestrian Site Access Guidelines: The internal pedestrian circulation system 
consists of hard 5 to 6-foot wide surfaced sidewalks that provide easily identifiable and safe 
connections between the residential units, parking, recreation areas, manager’s apartment, and 
the trash disposal area.  The pedestrian system connects the buildings to the public sidewalk 
system within Harold Drive via the proposed internal sidewalk system. The sidewalks are raised 
above the surface of the travel lanes.  This provides a clear separation between vehicles and 
pedestrians.  Any pedestrian pathways that cross the parking area or driveways will be 
marked and a minimum of five feet wide. The pedestrian pathways will be lighted.  Proposed 
pedestrian sidewalk connections are illustrated on the tentative site plan.   
 
The design of pedestrian circulation systems shall provide clear and identifiable connections 
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within the multiple family development and to adjacent uses and public streets/sidewalks. The 
proposed development provides safe and convenient bicycle and pedestrian access from within 
the development to adjacent residential areas.  
 
Therefore, this guideline has been met. 
 
 
702.035(b)(1) Building Mass and Façade Design Guidelines:  These guidelines are intended to 
promote building and site design that contributes positively to a sense of neighborhood and to 
the overall streetscape by carefully relating building mass, entries and yards to public streets. 
 
The building design does not have long flat walls or roof lines.  The buildings will have an 
offset that breaks up the front of the buildings and the roof lines.  Balconies (decks) and 
dormers are incorporated in the building design to add some visual element to the buildings.   
There are no buildings within the development that will exceed 150 feet in length.  The 
buildings on the site are about 77 to 99 feet in length.  The height and length of the buildings 
and structures conform to the measuring requirements in code.  
 
Buildings 1, 4, 5 and 7 all face the interior of the lot, with the side of the buildings facing Harold 
Drive. Due location of the site and the Harold Drive extension the side of these buildings face 
Harold Drive, as shown on the site plan. The street side of Buildings 1, 4, 5, and 7 will be 
designed to be visually appealing, by providing similar design as is being provided for the front 
building façade for all buildings.   In order to be consistent with the front facade of the 
building; windows, offsets, and architectural features will be incorporated in the portions of the 
building facing the right-of-way (Harold Drive).   
 
Varied materials and textures are being used on the building facade.  The applicant has 
provided building elevations to show how this is being complied with.  The materials used on 
the front, rear, and sides of the apartments are the same; shake siding, trim board, lap siding, 
and stone around the pillars.  See attached building elevations.  Therefore, this guideline has 
been met.  
 
702.035(c)(1) Compatibility Guidelines:  The subject property does not abut any RA or RS 
zoned property.  All properties surrounding the site are zoned CR (Commercial Retail). 
 
The primary entrances for each individual unit is provided through a covered entry way.  All 
building entries are clearly defined and easily accessible. The design of the building with the use 
of roofline offsets and covered entry ways, promote a positive sense of neighborhood.  All 
building entrances face the internal street/parking system.    
 
All the buildings are located on the 20-foot setback line.  See attached site plans. 
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All roof-mounted equipment will be screened and integrated into the building design. Further 
review of this requirement will take place at the time of building permits.  
 
Therefore, this guideline has been met.  
 
702.035(d)(1) Building Articulation Guidelines: All buildings have entrances physically and 
visually connected to the internal public sidewalk system and the parking lots.  All external 
stairways are recessed into the buildings.  Therefore, physically and visually incorporating 
them into the buildings architecture design.  
 
The primary entrances for each individual unit is provided through a covered entry way.  All 
building entries are clearly defined and easily accessible.  The design of the building with the 
use of roofline offsets and covered entry ways, promote a positive sense of neighborhood. 
 
The building design does not have long flat walls or roof lines.  The buildings will have an 
offset that breaks up the front of the buildings and the roof lines.  All buildings will have a 
minimum of 2-foot offsets, balconies, patios, eves, and windows incorporated into the design of 
each of the buildings. Therefore, this guideline has been met.  See building elevations. 
 
702.040(a)(1) Recycling: There are two trash/recycle areas provided within the western and  
eastern portions of the development. The trash receptacles are accessible for all residents via  
the paved internal sidewalk system.  The trash/recycle areas will all be screened and enclosed  
with a sight-obscuring fence or wall. 
 

Class 2-Driveway Approach Permit 
 
SRC 804.025 (d) Criteria. A Class 2 Driveway Approach Permit shall be granted if: 
 
(1) The proposed driveway approach meets the standards of this Chapter and the Public 
Works Design Standards; 
 
Applicant Response:  The applicant has been working with Public Works staff regarding the 
location and design of the driveway.  Due to the Harold Drive connection points, there are few 
driveway location options.  Therefore, as shown on the site plan the driveway approach is 
required for access to the site and is in compliance with Public Works design standards.  
 
(2) No site conditions prevent placing the driveway approach in the required location; 
 
Applicant Response:  The location of the driveway approach was taken into consideration 
prior to laying the site out. The location of the proposed driveways take into consideration the 
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location of the buildings, required parking, and the required Harold Drive street extension.  
Therefore, there are no conditions on the site that prevent the driveway approach.  
 
(3) The number of driveway approaches onto an arterial are minimized; 
 
Applicant Response:  The proposed driveways are onto a local street.  Therefore, this 
criterion is not applicable.  
 
(4) The proposed driveway approach, where possible: 
(A) Is shared with an adjacent property; or 
(B) Takes access from the lowest classification of street abutting the property; 
 
Applicant Response to (4)(B):  The proposed driveways will take access from Harold Drive, 
which is designated as a ‘local’ street in the Salem Transportation Plan.  Therefore, this criteria 
has been met.  
 
(5) The proposed driveway approach meets vision clearance standards; 
 
Applicant Response:  The applicant has been working with Public Works to ensure that the 
driveway approaches are in the required locations and meet vision clearance standards.  As 
shown on the site plan, this criterion has been met.  
 
(6) The proposed driveway approach does not create traffic hazards and provides for safe 
turning movements and access; 
 
Applicant Response:  The applicant has been working with Public Works to ensure that the 
driveway approaches are in the required locations and do not create traffic hazards.  As 
shown on the site plan, this criterion has been met. 
 
(7) The proposed driveway approach does not result in significant adverse impacts to the 
vicinity; 
 
Applicant Response: The applicant has been working with Public Works to ensure that the 
driveway approaches are in the required locations and do not result in adverse impacts to the 
vicinity.  As shown on the site plan, this criterion has been met. 
 
(8) The proposed driveway approach minimizes impact to the functionality of adjacent 
streets and intersections; and 
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Applicant Response: The applicant has been working with Public Works to ensure that the 
driveway approaches are in the required locations to minimize impacts to adjacent streets and 
intersections.  As shown on the site plan, this criterion has been met. 
 
(9) The proposed driveway approach balances the adverse impacts to residentially zoned 
property and the functionality of adjacent streets. 
 
Applicant Response: The applicant has been working with Public Works to ensure that the 
driveway approaches are in the required locations to help balance the adverse impacts to 
residentially zoned property.  As shown on the site plan, this criterion has been met. 
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