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DECISION OF THE PLANNING COMMISSION 

 

CLASS 3 DESIGN REVIEW / CLASS 3 SITE PLANN REVIEW / CLASS 2 

ADJUSTMENT / CLASS 2 DRIVEWAY APPROACH PERMIT CASE NO.: DR-

SPR-ADJ-DAP19-01 

 

APPLICATION NO. : 19-105142-DR, 19-105143-RP, 19-105145-ZO, 19-105147-ZO 
 

NOTICE OF DECISION DATE: April 17, 2019 
 

SUMMARY:  A consolidated application for a Design Review, Site Plan Review, 
Driveway Approach Permit, and Class 2 Adjustment to allow for the development of 
a proposed triplex on property located at 2425 Market Street NE.  
 

REQUEST: A consolidated application for a triplex, multi-family development.  The 
application includes the following: 
1)  A Class 3 Design Review and Class 3 Site Plan Review for the proposed multi-
family development; 
2)  A Class 2 Driveway Approach Permit to allow driveway access from the proposed 
development to 24th Street NE; and 
3)  A Class 2 Adjustment to reduce the required spacing between driveways onto 
24th Street NE as they do not meet the spacing standard due to their proximity to 
Market Street, a Major Arterial.  
 
The subject property totals approximately 0.27 acres in size, is zoned RS (Single 
Family Residential), is within the Compact Development Overlay Zone, and is 
located at 2425 Market Street NE (Marion County Assessor’s Map and Tax Lot 
Number: 073W24BC01200). 

 

APPLICANT: Gerald Horner 
 

LOCATION: 2425 Market Street NE / 97301 
 

CRITERIA: Class 3 Design Review: SRC 225.005(e)(2) 
                  Class 3 Site Plan Review: SRC 220.005(f)(3) 
  Class 2 Adjustment: SRC 250.005(d)(2) 
                  Class 2 Driveway Approach Permit: 804.025(d) 

 

FINDINGS: The facts and findings are in the attached exhibit dated April 17, 2019. 
 

DECISION: The Planning Commission APPROVED Class 3 Design Review / Class 3 
Site Plan Review / Class 2 Adjustment / Class 2 Driveway Approach Permit Case 
No. DR-SPR-ADJ-DAP19-01 subject to the following conditions of approval:  
 

CLASS 3 DESIGN REVIEW 
 
Condition 1: The pedestrian paths located along each driveway leading to the 

dwelling units shall be visually distinct from the vehicle use area of the 
driveway through the use of differing materials. 
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CLASS 3 SITE PLAN REVIEW 

 
Condition 2: At the time of building permit application, the applicant shall submit a revised 

site plan indicating the location of four bicycle parking spaces for the 
multifamily development. Bicycle parking may be provided in the garages for 
each dwelling unit.  

 
Condition 3: The property is subject to a special setback equal to 48 feet from centerline on 

the development side of Market Street NE.  
 
Condition 4: Prior to the issuance of building permits, the applicant shall obtain a Removal 

Agreement for that portion of proposed fence located within the special setback 
area pursuant to SRC 800.040(e).  

 
Condition 5: Install a minimum of four new street trees to replace the existing trees 

proposed for removal along the property frontage. 
 
 

VOTE:  

 

Yes  9  No  0 Absent  0  Abstain 0 

 

 

 
 
The rights granted by the attached decision must be exercised, or an extension granted, as 
follows or this approval shall be null and void: 
 

Class 3 Design Review   May 3, 2021 
 Class 3 Site Plan Review    May 3, 2023 
 Class 2 Adjustment    May 3, 2021 
 Class 2 Driveway Approach Permit May 3, 2021 
  
 
Application Deemed Complete:  February 25, 2019 
Public Hearing Date:   March 19, 2019 and April 16, 2019 
Notice of Decision Mailing Date:  April 17, 2019 
Decision Effective Date:   May 3, 2019 
State Mandate Date:   June 25, 2019 
 
Case Manager: Britany Randall, brandall@cityofsalem.net  
 
 
 
 

mailto:brandall@cityofsalem.net
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This decision is final unless written appeal from an aggrieved party is filed with the City of Salem 

Planning Division, Room 305, 555 Liberty Street SE, Salem OR 97301, no later than 5:00 p.m., 

Thursday, May 2, 2019.  Any person who presented evidence or testimony at the hearing may 
appeal the decision.  The notice of appeal must contain the information required by SRC 
300.1020 and must state where the decision failed to conform to the provisions of the applicable 
code section, SRC Chapter(s) 220, 225, 250 & 804. The appeal must be filed in duplicate with the 
City of Salem Planning Division. The appeal fee must be paid at the time of filing.  If the appeal is 
untimely and/or lacks the proper fee, the appeal will be rejected.  The City Council will review the 
appeal at a public hearing.  After the hearing, the City Council may amend, rescind, or affirm the 
action, or refer the matter to staff for additional information. 
 
The complete case file, including findings, conclusions and conditions of approval, if any, is 
available for review at the Planning Division office, Room 305, City Hall, 555 Liberty Street SE, 
during regular business hours. 
 
 
 

http://www.cityofsalem.net/planning 
 
\\allcity\amanda\amandaforms\4431Type2-3NoticeOfDecision.doc
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CASE NO: DR-SPR-ADJ-DAP19-01– FACTS AND FINDINGS 
 
APPLICATION: Consolidated Class 3 Design Review, Class 3 Site Plan 

Review, Class 2 Adjustment, & Class 2 Driveway 
Approach Permit 

 
LOCATION: 2425 Market Street NE - 97301 (Marion County Assessor's 

Map and Tax Lot Number: 073W24BC01200) 
 
SIZE: 0.27 acres 
 
REQUEST: A consolidated application for a triplex, multi-family 

development. The application includes the following: 
 
1) A Class 3 Design Review and Class 3 Site Plan Review 
for the proposed multi-family development; 
 
2) A Class 2 Driveway Approach Permit to allow driveway 
access from the proposed development to 24th Street 
NE; and 
 
3) A Class 2 Adjustment to reduce the required spacing 
between driveways onto 24th Street NE as they do not 
meet the spacing standard due to their proximity to 
Market Street, a Major Arterial. 
 

APPLICANT/OWNER: Gerald (Jerry) Horner 
 
APPROVAL CRITERIA:  Class 3 Design Review: SRC 225.005(e)(2) 

 
Class 3 Site Plan Review: SRC 220.005(f)(3) 
 
Class 2 Adjustment: SRC 250.005(d)(2) 
 
Class 2 Driveway Approach Permit: SRC 804.025(d) 
 

ACTION:  APPROVE, subject to the following conditions: 
 
CLASS 3 DESIGN REVIEW 
 
Condition 1: The pedestrian paths located along each driveway leading to the 

dwelling units shall be visually distinct from the vehicle use area of the 
driveway through the use of differing materials. 

 
CLASS 3 SITE PLAN REVIEW 
 
Condition 2: At the time of building permit application, the applicant shall submit a 

revised site plan indicating the location of four bicycle parking spaces for 
the multifamily development. Bicycle parking may be provided in the 
garages for each dwelling unit.  
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Condition 3: The property is subject to a special setback equal to 48 feet from 
centerline on the development side of Market Street NE.  

 
Condition 4: Prior to the issuance of building permits, the applicant shall obtain a 

Removal Agreement for that portion of proposed fence located within the 
special setback area pursuant to SRC 800.040(e).  

 
Condition 5: Install a minimum of four new street trees to replace the existing trees 

proposed for removal along the property frontage. 
 

 
120-DAY REQUIREMENT 
 
The application was deemed complete for processing on February 25, 2109. The State 
Mandated 120-deadline to issue a final local decision for this consolidated application is 
June 25, 2019. 
 
BACKGROUND 
  
Gerald (Jerry) Horner, applicant and property owner, filed an application for a 
consolidated Class 3 Design Review, Class 3 Site Plan Review, Class 2 Adjustment, 
and Class 2 Driveway Approach Permit on February 13, 2019. After additional 
requested information was provided by the applicant, the application was deemed 
complete for processing on February 25, 2019. Notice of the public hearing on the 
proposed development was subsequently provided pursuant to SRC requirements on 
February 27, 2019. Notice was also posted on the subject property pursuant to SRC 
requirements by the applicant on March 5, 2019. 
 
The public hearing before the City of Salem Planning Commission was conducted on 
March 19, 2019 at 5:30 p.m. in the Salem City Council Chambers, Civic Center Room 
240, located at 555 Liberty Street SE. The record was held open for interested parties to 
submit additional written testimony and a second public hearing was conducted on April 
16, 2019.  
 
PROPOSAL 
 
The applicant has submitted Design Review, Site Plan Review, Adjustment and 
Driveway Approach Permit applications for development of a triplex located at 2425 
Market Street NE. 
 
FACTS AND FINDINGS 
 
1.  Salem Area Comprehensive Plan (SACP) designation 

 
The subject property is designated “Single Family Residential” on the Salem 
Area Comprehensive Plan map. The subject property is within the Urban Growth 
Boundary and is inside the Urban Service Area. 
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2.  Zoning and Surrounding Land Uses 
 

The subject property is zoned RS (Single Family Residential) and is located 
within the Compact Development Overlay Zone. The zoning of surrounding 
properties is as follows: 

 
North: RS (Single Family Residential) 

 
South: Across Market Street NE, RS (Single Family Residential) within the 

Compact Development Overlay Zone 
 

East: RS (Single Family Residential) within the Compact Development Overlay 
Zone 

 
West: Across 24th Street NE, RS (Single Family Residential) within the Compact 

Development Overlay Zone, and RS (Single Family Residential) 
 

3. Site Analysis 
 

The subject property is approximately 0.27 acres in size and abuts Market Street 
NE to the south, which his designated as a major arterial street within the Salem 
TSP (Transportation System Plan). The subject property also has frontage onto 
24th Street NE to the west which is designated as a collector street within the 
Salem TSP. 
 

4. Neighborhood and Citizen Comments 
 

The subject property is located within the boundaries of the Northeast Neighbors 
(NEN) neighborhood association. Additionally, the subject property is adjacent to 
the boundary of Lansing Neighborhood Association to the east and North East 
Salem Community Association (NESCA) to the south. Notice was sent to all 
three neighborhood associations pursuant to SRC requirements. As of the date 
of completion of the staff report, one written comment was received from NESCA 
in support of the proposed development. 
 
All property owners and tenants within 250 feet of the subject property were 
mailed notice of the proposal. Notice of public hearing was also posted on the 
subject property. As of the date of completion of the staff report, no comments 
had been received from neighbors. However, the record was held open for the 
submission of additional written testimony and during that time, eight neighbors 
submitted a form letter asking for the Planning Commission to deny the 
applicant’s request for an adjustment to driveway spacing. They recommended 
the applicant choose to build a single family dwelling or a duplex with a shared 
driveway instead.  
 
Finding: The subject property has approximately 127 feet of frontage onto 24th 
Street NE. Because of the length of the frontage, it is impossible for any driveway 
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leading to the property to meet the spacing standard and an adjustment is need 
for driveway access to the site.   
 

5. City Department and Public Agency Comments 
 

The Building and Safety Division reviewed the proposal and indicated that they 
have no comments. 
 
The Fire Department reviewed the proposal and provided comments indicating 
that Fire will provide comment for items such as fire department access and 
water supply at the time of building permit plan review. Fire also noted that it 
appears access and water supply are existing. 
 
The Public Works Department has reviewed the proposal and provided a memo 
included in the staff report. 
 

6. Public Agency and Private Service Provider Comments 
 

Notice of the proposal was provided to public agencies and to public & private 
service providers. As of the date of completing the staff report, the following 
comment was received: 
 
Portland General Electric (PGE) reviewed the proposal and provided comments 
stating development cost per current tariff and service requirements. 

 
7. Analysis of Class 3 Design Review Criteria 
 

Salem Revised Code (SRC) 225.005(e)(2) sets forth the criteria that must be met 
before approval can be granted to an application for Class 3 Design Review. 
Pursuant to SRC 225.005(e)(2) an application for a Class 3 Design Review shall 
be approved if all of the applicable design review guidelines are met.  

 
The design review guidelines applicable to development within the Compact 
Development Overlay Zone are established under SRC 631.025. The proposal is 
for a triplex which is a multi-family development. SRC 702.010 provides that 
multiple family developments shall comply with all of the applicable design review 
guidelines set forth in SRC Chapter 702. Therefore, the design review guidelines 
of SRC Chapter 702 for multi-family development are also applicable to the 
proposal. The following subsections are organized with the Compact 
Development Overlay Zone design review guidelines and the Multiple Family 
design review guidelines shown in bold italic, followed by findings evaluating the 
proposal for conformance with the design review guidelines. Lack of compliance 
with the design review guidelines is grounds for denial of the Class 3 Design 
Review application, or for the issuance of conditions to ensure the design review 
guidelines are met.  
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A. Compact Development Overlay Zone Design Review Guidelines 
 Building Setbacks (SRC 631.025(a)(1)(A)): 

 
(i) Buildings shall be setback from the abutting properties in a manner 

that provides an appropriate transition which encourages 
compatibility with the neighborhood. 

 
Finding: The surrounding properties are zoned RS (Single Family 
Residential), on three sides (east, west, and south) the properties are also 
within the compact development overlay zone. The abutting property to the 
north is zoned RS and is not within the Compact Development Overlay 
Zone. The northern property is developed with a single family home. As 
shown on the applicant’s proposed site plan, the setbacks from the northerly 
property line far exceed what is required for a single family or two family 
dwelling within the RS zone. The applicant is proposing to set the triplex 
back more than 10 feet to the northerly property line. Additionally, the 
applicant is proposing to install a 6-foot tall residential fence and a 
landscaping buffer along the north line to reduce the impact to the single 
family dwellings to the north.  
 
To the east of the subject property is a property zoned RS and within the 
Compact Development Overlay Zone. The applicant is proposing large rear 
setbacks with the closest measurement at approximately 30 feet. The large 
setback provides for ample private open space for each of the three units 
and acts as an additional buffer to the property to the east which is 
developed with a single family dwelling.  
 
The subject property abuts Market Street NE on its southerly property line. 
The Public Works Department has identified an 18-foot special setback 
abutting Market Street NE, which the applicant indicates on the proposed 
site plan. In addition to the 18-foot special setback, the applicant has 
proposed an additional 20-foot minimum setback which is the requirement 
for buildings abutting collector or arterial streets within the RS zone. At the 
time Market Street NE is improved, the development will still comply with the 
setback requirements abutting a major arterial street.  
 
The subject property abuts 24th Street NE on its westerly property line. The 
applicant is proposing a minimum setback of 20 feet to the garages for Units 
2 and 3, and a 25-foot setback to the garage for Unit 1.  
 
The Planning Commission finds that as proposed, the development is 
setback from all abutting properties in a manner that is consistent with the 
surrounding neighborhood and provides for an appropriate transition from 
the mix of single family uses to multiple family uses. The addition of 
landscaping buffers and sight obscuring residential fences help to minimize 
impacts of a higher density development to abutting properties.  
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 Building location, size, and orientation (SRC 631.025(a)(2)(A)): 
 

(i) A majority of the dwelling units shall be constructed within close 
proximity to the street right-of-way. 

Finding: The proposed dwelling units have a similar characteristic to 
townhomes which suits the character of the surrounding neighborhoods. 
Each of the dwelling units is proposed to have a single-car garage and a 
second off-street parking space will be provided on the driveway leading 
from 24th Street NE to the garage.  
 
The Planning Commission finds that as proposed, the setback of the 
development to the public right-of-way matches the characteristics of the 
surrounding developments with all of the proposed dwelling units being 
proposed within close proximity of the street right-of-way. Additionally, the 
setbacks provide for the required off-street parking spaces to be utilized 
by future residence.  

 
(ii) Buildings shall be located to reinforce the residential character of the 

neighborhood. 
 
Finding: As described above, the location of the proposed development 
within the subject site is proposed in a manner which the Planning 
Commission finds fits the residential character of the neighborhood. 
Additionally, the applicant proposes landscaping and residential fences for 
each of the units as well as garages and small porches over each 
entryway.  
 
The Planning Commission that as proposed, the development fits with the 
residential character of the neighborhood, meeting this guideline.  
 

(iii) Where possible, dwelling unit entries shall be visible from the street 
and shall incorporate weather protection into their design. 
 
Finding: The proposed site plan, provided by the applicant, depicts all 
three units will have entries facing the right-of-way for 24th Street NE. 
Each of the entryways will have a covered porch as shown on both the 
site plan and elevation drawings for the proposed triplex.  
 
The Planning Commission finds that as proposed, the applicant has met 
this design guideline.  
 

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

(aa) Establishing a building offset interval along building facades; 
and  
 
(bb) Dispersing windows throughout building facades. 
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Finding: The site plan provided by the applicant shows that proposed Unit 
1 will be offset by 4 and a half feet from proposed Units 2 and 3. The 
applicant provided elevation drawings which show in more detail proposed 
dormers, porches, changes in siding materials and windows dispersed 
throughout the building to minimize bulk.  
The Planning Commission finds that as proposed, the applicant has met 
this design guideline.  
 

 Open Space (SRC 631.025(b)(1)(A)): 
 
(i) Individual private open space shall be provided for each dwelling unit. 

 
Finding: As depicted on the applicant’s site plan, each of the three 
dwelling units will have private open spaces within the rear yard of each 
unit. The private open spaces will be separated by a 6-foot tall sight 
obscuring cedar fence and enhanced with a variety of landscape 
materials including shrubs, grass, and trees.  
 

(ii) Private open space shall be easily accessible from the dwelling unit. 
 
Finding: Each dwelling unit is two stories in height. The private open 
spaces for each dwelling unit is located in the rear yard and is accessible 
through a sliding glass door from the first floor of each dwelling unit.  
 

(iii) If private open space is located adjacent to common open space, a buffer 
between the two open space areas shall be provided. 

 
Finding: The development includes three dwelling units. In accordance 
with Table 702-1 Common Open Space Area Size and Dimensions, 
multiple family developments with fewer than five units are not required 
to provide common open space. The proposal is for a development with 
only three dwelling units and does not propose common open space. 
Therefore, this design standard does not apply to the proposed 
development.  
 

 Parking, Access, and Circulation (SRC 631.025(c)(1)(A)): 
 
(i) Parking areas and driveways shall be located and designed to 

minimize impacts to abutting properties and promote human scale 
within the development. 

 
Finding: The applicant is proposing a triplex which is designed to fit with 
the residential character of the surrounding neighborhood. Parking for 
each of the dwelling units will be provided by a single-car garages 
serving each unit and on the driveways leading to the three garages. 
Because the proposed development includes a parking area that is 
residential in nature, rather than a parking lot, and the applicant is 
proposing a variety of landscape treatments including grasses, shrubs, 
and trees, and the parking areas include pedestrian pathways, the 
Planning Commission finds that this design standard has been met.  
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 Landscaping (SRC 631.025(d)(1)(A)): 
 
(i) Landscaping shall be provided to buffer the development from 

abutting uses. 
 
Finding: The subject site is surrounded by residentially zoned lands with 
residential developments. The proposed multiple family development is 
allowable because the property is within the Compact Development 
Overlay Zone. Taking into consideration the impact of a multiple family 
development on surrounding single family uses, the applicant has 
proposed a 10-foot setback to northerly (side) property line and a 
minimum 30-foot setback to the easterly (rear) property line. Additionally, 
the applicant is proposing to install three trees and screening along the 
northerly property line to buffer the development from the abutting use. 
The site is proposed to be enhanced with a variety of landscape 
materials including several species of bushes and trees, and open lawn 
spaces. The Planning Commission finds that the combination of 
landscape materials and the proposed 6-foot sight obscuring cedar 
fence will provide an adequate buffer from the abutting uses.  

 
(ii) A variety of trees and other plant materials shall be distributed 

throughout the site and located adjacent to buildings and parking 
areas.  

 
Finding: As shown on the applicant’s landscape plan, several varieties 
of shrubs and trees are proposed to be provided on the development 
site. The landscape plan shows the entrances to each of the tree 
dwelling units will be enhanced with landscaping. The development is 
proposed to be buffered from the rights-of-way through the use of a 
variety of trees and large setbacks. Additionally, the applicant is 
proposing to install a 6-foot tall sight obscuring fence along the side and 
rear yards of the proposed development. The Planning Commission 
finds that as proposed, this design standard is met.  

 
(iii) Trees shall be planted within the street right-of-way to enhance the 

residential character of the development.  
 
Finding: Proposed Condition 5 includes a requirement for the replanting 
of street trees. Additionally, the applicant’s landscaping plan proposes to 
install trees within the street right-of-way for both 24th Street NE and 
Market Street NE. The Planning Commission finds that with the 
applicant’s proposal and the proposed condition of approval, this design 
standard is met.  

 
 Crime Prevention Through Environmental Design (SRC 

631.025(e)(1)(A)): 
 

(i) Developments shall be designed in a manner that considers crime 
prevention and resident safety.  
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Finding: The applicant’s proposed design and written statement have 
addressed crime prevention. The entrances for each of the dwelling units 
face the public right-of-way for 24th Street NE and each entrance is 
proposed to be illuminated with a porch light. Additionally, the 
landscaping at the front entrances is proposed to comprise of a variety of 
shrubs and grasses which will allow each resident to see clearly from the 
entrance of the dwelling unit to the street. The floorplans and building 
elevations provided by the applicant include windows in all habitable 
rooms, except bathrooms, that look out to the public rights-of-way, 
private open spaces, and onto each entrance/driveway. The Planning 
Commission finds that as proposed, the design includes crime 
prevention and resident safety.  

 
(ii) Landscaping and fencing shall be provided in a manner that does 

not obscure visual surveillance of common open space, parking 
areas, or dwelling unit entryways.  
 

Finding: The development proposal does not include common open 
spaces. As shown on the applicant’s proposed site plan, a 6-foot tall 
sight obscuring cedar fence is proposed along the side and rear yard of 
the triplex. The parking spaces are proposed to abut 24th Street NE. The 
landscape within the front yard abutting the right-of-way and parking 
areas is of a scale which will allow clear visual surveillance of the 
parking areas and dwelling unit entryways. The Planning Commission 
finds that as proposed, this design standard is met.   

 
B. Multiple Family Design Review Guidelines 

 
 702.015(b)(1) – Common Open Space 
 

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

 
(B) Common open space shall be distributed around buildings and 

throughout the site. 
 
(C) The amount of perimeter setbacks used for common open space shall 

be minimized. 
 

Finding: In accordance with Table 702-1 Common Open Space Area Size 
and Dimensions, multiple family developments with fewer than five units 
are not required to provide common open space. The proposal is for a 
development with only three dwelling units and does not propose common 
open space.  
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 702.015(c)(1) – Children’s Play Areas and Adult Recreation Areas 
 

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

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

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

 
Finding: In accordance with Table 702-2 Outdoor Children’s Play Areas 
and Adult Recreation Areas, multiple family developments with 19 or fewer 
units are not required to provide children’s play areas or adult recreation 
areas. The proposal is for a development with only three dwelling units 
and does not propose children’s play areas or adult recreation areas.  

 
 702.015(d)(1) – Private Open Space 

 
(A) Individual private open space shall be provided for each dwelling unit 

in all newly constructed multiple family developments. 
 
Finding: As depicted on the applicant’s site plan, each dwelling unit will 
have private open space in the rear yard.  
 

(B) Private open space shall be easily accessible from the dwelling unit. 
 
Finding: The private open space for each unit can be accessed from a 
sliding glass door on the first floor of each unit.  

 
(C) If private open space is located adjacent to common open space, a 

buffer between the two open space areas shall be provided. 
 

Finding: The proposed development is not required to have common 
open space. The open spaces are proposed to be separated from each 
other by sight obscuring fences to provide privacy for each dwelling unit 
and screening from adjacent properties.  
 

 702.020(b)(1) – General Landscaping 
 

(A) A variety of tree types shall be distributed throughout the site to 
maximize tree canopy. 
 
Finding: The applicant’s preliminary landscape plan indicates 13 trees of 
four different varieties will be provided throughout the development site 
including three trees placed along the northerly property line to provide 
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additional buffer to the adjacent single family development.  
 

(B) Landscaping shall be used to shield the site from winter winds and 
summer sun. 
Finding: Trees and shrubs will be distributed throughout the development 
site to provide shade during the summer and to shield from winter winds. 
 

(C) Existing trees shall be preserved to the maximum extent possible. 
 
Finding: The existing conditions plan indicates that the subject site is void 
of any existing trees.  
 

(D) Where a development site abuts property zoned Residential 
Agriculture (RA) or Single Family Residential (RS), an appropriate 
combination of landscaping and screening shall be provided that is 
sufficient to buffer between the multiple family development and the 
abutting RA or RS zoned property. 
 
Finding: The subject property is within the RS zone and Compact 
Development Overlay Zone. The property to the north is zoned RS. To 
buffer from the northerly property, the applicant is proposing a 10-foot 
minimum setback to the property line as well as a 6-foot tall sight 
obscuring residential fence, and three trees along the property line as a 
buffer.  
 

 702.020(c)(1) – Street Frontage 
 

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

 
Finding: The preliminary landscaping plan shows street trees to be 
planted within the public right-of-way of both 24th Street NE and within the 
Special Setback of Market Street NE. 

 
 702.020(d)(1) – Building Exteriors 
 

(A) Landscaping shall be planted to define and accentuate the primary 
entry way of each dwelling unit, or combination of dwelling units. 

 
Finding: The landscape plan provided by the applicant depicts a variety of 
lawn and shrubs at the entryway of each dwelling unit.  

 
(B) Vertical and horizontal landscape elements shall be provided along all 

exterior walls to soften the visual impact of buildings and create 
residential character. 

 
Finding: A majority of the proposed triplex will be screened from the 
public right-of-way for Market Street NE. However, the applicant is 
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proposing a variety of shrubs, trees, lawn, bark, and screening which 
combined will soften the visual impact of the triplex and tie it in with the 
residential developments on surrounding properties.  

 
 702.020(e)(1) – Privacy 
 

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

 
Finding: A combination of large setbacks, landscaping, and a 6-foot tall 
sight obscuring fence are proposed to buffer this multi-family development 
from abutting properties to the north and east. These elements are shown 
on both the proposed site plan and the proposed landscape plan that were 
provided by the applicant.  

 
(B) Landscaping shall be used to enhance the privacy of dwelling units. 

Methods may include fencing in combination with plant units. 
 

Finding: The preliminary landscape plan indicates that trees and shrub 
beds will be provided throughout the site. The applicant also proposes a 6-
foot tall residential fence to separate the private open spaces for each of 
the dwelling units.  

 
 702.020(f)(1) – Parking Areas 
 

(A) Canopy trees shall be distributed throughout the interior, and planted 
along the perimeter, of parking areas. 

 
Finding: The applicant is not proposing a common parking lot for the 
triplex. Parking will be provided within a single-car garage for each 
dwelling unit and on the driveways leading to each of the units to equal 
two off-street parking spaces for each of the dwelling units. The 
landscaping plan provided by the applicant shows a variety of trees 
provided throughout the site.  

 
 702.025(a)(1) – Safety Features for Residents 
 

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

 
Finding: The applicant indicates that the new building has windows 
provided in habitable rooms and windows that face the rights-of-way and 
open space areas.  

 
(B) Landscaping and fencing shall be provided in a manner that does not 

obscure visual surveillance of common open space, parking areas, or 
dwelling unit entryways. 
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Finding: The development does not include common open space or 
common parking areas. The landscaping indicated at the entry of each 
dwelling unit consists of grass and shrubs of a lot profile to allow for visual 
surveillance from the entry of each dwelling unit.  
 

 702.030(b)(1) – General Parking and Site Access 
 

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

 
Finding: As noted in the findings above, the development does not 
include a common parking lot for the triplex. Each unit will have parking 
with a private garage and on the driveways leading to the garages.  

 
(B) Pedestrian pathways shall be provided that connect to and between 

buildings, common open space, parking areas, and surrounding uses. 
 

Finding: The applicant proposed striping for pedestrian access along 
each of the proposed driveways to facilitate for safe pedestrian access 
from the entries of each dwelling unit, through the driveway, and to the 
public sidewalk. To ensure both the safety of pedestrians is considered 
and the residential character of the neighborhood, the Planning 
Commission imposes the following condition of approval: 
 

Condition 1: The pedestrian paths located along each driveway leading to 
the dwelling units shall be visually distinct from the vehicle use 
area of the driveway through the use of differing materials.  

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

 
Finding: Parking for each dwelling unit is provided within private single-
car garages and on the driveways leading to each garage.  

 
(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). 

 
Finding: As noted in the findings above, the development does not 
include a common parking lot for the triplex. Each unit will have parking 
with a private garage and on the driveways leading to the garages. 
 

 702.030(c)(1) – Site Access 
 

(A) Accessibility to and from the site shall be provided for both 
automobiles and pedestrians. 
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Finding: The development site is served by two driveways onto 24th 
Street NE. Three pedestrian connections, leading from the entries of each 
dwelling unit, are proposed to the public sidewalk system on 24th Street 
NE. 
 

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

 
Finding: The applicant is proposing a striped pedestrian pathway beside 
the vehicle use areas on each of the driveways leading to the dwelling unit 
entrances. To ensure the development fits in with the residential character 
of the surrounding neighborhood, the Planning Commission imposes the 
following condition of approval: 
 

Condition 1: The pedestrian paths located along each driveway leading to 
the dwelling units shall be visually distinct from the vehicle use 
area of the driveway through the use of differing materials.  

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

local streets rather than arterial streets. 
 

Finding: The subject property has frontage on both Market Street NE, 
which is classified as a major arterial, and 24th Street NE, which is 
classified as a collector. Both of the driveways for the development are 
proposed from 24th Street NE, the street with the lowest classification 
abutting the subject property.  

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

existing or future driveways serving adjacent developments.  
 

Finding: The applicant is proposing to consolidate the driveway access 
leading to Units 2 and 3. It’s not practicable to have only one driveway 
serving all three dwelling units due to the use of garages and individual 
entryways.  

 
(E) Parking areas shall be located to minimize their visibility from the 

public right-of-way and abutting properties. 
 

Finding: The proposed parking areas will be provided through the use of 
single-car garages and on driveways leading to the garages. The parking 
is designed with residential characteristics which is consistent with the 
surrounding residential developments. The garages are setback a 
minimum of 20 feet from the right-of-way for 24th Street NE.  
 

 702.035(b)(1) – General Siting and Building Mass 
 

(A) Buildings shall be sited with sensitivity to topography and natural 
landform. 
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Finding: The development site is relatively flat and does not contain any 
areas of mapped landslide hazards.  

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

Finding: The proposed two story building complies with height and 
setback requirements of the underlying zone. In addition, the articulation 
of the building, including covered entryways break up the mass of the 
development reinforcing human scale.  

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

 
Finding: Building offsets are provided in the design of the triplex. No 
dimension exceeds more than 150 feet in length. 

 
 702.035(c)(1) – Compatibility 
 

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

 
Finding: Horizontal and vertical building offsets are provided in the design 
for the proposed triplex, as depicted on both the site plan and building 
elevations provided by the applicant. No dimension exceeds more than 
150 feet in length. The proposed building setback and building height 
comply with the guidelines for multi-family development, the compact 
development overlay zone, and the underlying RS (Single Family 
Residential) zone. 

 
(B) Appropriate transitions shall be provided between new buildings and 

structures on-site and existing buildings and structures on abutting 
sites. 

 
Finding: The proposed building complies with height and setback 
requirements of the RS zone. The building height and setbacks proposed 
provide a separation and transitional area between existing buildings on 
abutting sites. 

 
(C) Architectural elements and façade materials shall be used to provide 

continuity throughout the site. 
 

Finding: The proposed two story building provides offsets, varied roof 
elevations and contrasting facade materials are provided in the design for 
the triplex.  

 
(D) The majority of dwelling units within the development shall be placed 

as close as possible to the street right-of-way. 
 

Finding: The proposed dwelling units have a similar characteristic to 
townhomes which suits the character of the surrounding neighborhoods. 
Each of the dwelling units is proposed to have a single-car garage and a 
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second off-street parking space will be provided on the driveway leading 
from 24th Street NE to the garage. 

 
(E) Architecturally defined and covered entryways shall be incorporated 

into the design of buildings. 
Finding: Each of the three dwelling units has a covered entryway which is 
defined and articulated from the façade of the rest of the building.  

 
 702.035(d)(1) – Building Articulation 
 

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

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

Finding: The proposed new building provides offsets. Additionally, 
articulation is achieved through different roof pitches and the use of 
dormers, as shown on the applicant’s elevation plans.  

 
(ii) Dispersing windows throughout building facades. 

 
Finding: The design standards require windows to be provided in all 
habitable rooms, other than bathrooms, that face required setbacks, 
common open areas, and parking areas. 
 
The proposed plans indicate that windows will be provided in habitable 
space which faces private open spaces and public rights-of-way. The 
building elevations show windows dispersed throughout the building 
façade.  

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

residential buildings. 
 

Finding: Each unit of the triplex has its own entryway, the development 
does not include a common entryway. Each private entrance is articulated 
through the use of landscaping and covered porches as well as lighting at 
the front doors.  

 
(C) Building roofs shall reinforce the residential character of the 

neighborhood. 
 

Finding: The design standards require that the horizontal length of roof 
shall not exceed 100 feet without providing a change of elevation of at 
least 4 feet. The proposed design does not include a horizontal roof length 
exceeding 100 feet, in compliance with the corresponding design 
standard. 
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 702.040(a)(1) – On-Site Design and Location of Facilities 
 

(A) Facilities shall be provided to allow recycling opportunities for 
tenants that are as conveniently located as the trash receptacles, and 
that are in compliance with any applicable federal, state, or local laws. 
Finding: The site plan does not provide for a common recycling area for 
the proposed triplex. The applicant’s written statement indicates that each 
dwelling resident will manage their own trash and recycling services and 
that space will be made available in each garage for the storage of both 
trash and recycling receptacles.  

 
(B) The design and materials of recycling areas shall be similar to the 

design and materials of the buildings within the development. 
 

Finding: The site plan does not provide for a common recycling area for 
the proposed triplex. The applicant’s written statement indicates that each 
dwelling resident will manage their own trash and recycling services and 
that space will be made available in each garage for the storage of both 
trash and recycling receptacles. 

 
(C) Recycling areas shall be located to provide adequate access for 

franchised haulers and shall have containers sufficient to allow 
collection of all recyclables collected by the haulers. 

 
Finding: The site plan does not provide for a common recycling area for 
the proposed triplex. The applicant’s written statement indicates that each 
dwelling resident will manage their own trash and recycling services and 
that space will be made available in each garage for the storage of both 
trash and recycling receptacles. 

 
8. Analysis of Class 3 Site Plan Review Approval Criteria 

 
Site plan review is required for any development that requires a building permit, 
unless the development is identified as being exempt from site plan review under 
SRC 220.005(a)(2). Class 3 Site Plan Review is required for development proposals 
that involve a la Site plan review is required for any development that requires a 
building permit, unless the development is identified as being exempt from site plan 
review under SRC 220.005(a)(2). Class 3 Site Plan Review is required for 
development proposals that involve a land use decision or limited land use decision 
as defined under ORS 197.015. Because the proposed development involves a 
Class 3 Design Review, Class 2 Adjustment and Class 2 Driveway Approach Permit, 
the proposed site plan review must be processed as a Class 3 Site Plan Review.  
 
Salem Revised Code (SRC) 220.005(f)(3) sets forth the following criteria that must 
be met before approval can be granted to an application for Class 3 Site Plan 
Review. The following subsections are organized with approval criteria shown in 
bold italic, followed by findings evaluating the proposed development’s 
conformance with the criteria. Lack of compliance with the following criteria is 
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grounds for denial of the Class 3 Site Plan Review application, or for the issuance of 
certain conditions to ensure the criteria are met.  
 

(A) The application meets all applicable standards of the UDC. 
 
Finding: The proposed development is for a triplex which includes an approximate 
total livable area of 6,130 square feet that will be split between three dwelling units 
which are proposed to be two stories in height (approximately 22 feet in height) and 
proposed site improvements including landscaping, screening, and driveways to 
serve the proposed multi-family development.  
 
The subject property is designated “Single Family Residential” on the Salem Area 
Comprehensive Plan Map and zoned RS (Single Family Residential) within the 
Compact Development Overlay Zone. The allowed uses and applicable 
development standards of the RS zone are set forth under SRC Chapter 511. The 
requirements of the Compact Development Overlay Zone are set forth under SRC 
Chapter 631. 
 
The proposed development conforms to SRC Chapter 511, 631, and all other 
applicable development standards of the Salem Revised Code as follows: 
 
SRC CHAPTER 511 (RS ZONE) & CHAPTER 631 (COMPACT DEVELOPMENT 
OVERLAY ZONE) 
 
SRC 511.005(a) & SRC 631.010 - Allowed Uses: 
 
The subject property is proposed to be developed with a multi-family development 
consisting of three dwelling units.  
 
Because the property is located within the Compact Development Overlay Zone, the 
multi-family development is allowed on the subject site but must comply with the 
development standard applicable in the underlying RS zone, development standards 
within the Compact Development Overlay Zone, and the Multiple Family Design 
Review Guidelines.  
 
SRC 511.010(a) - Lot Standards: 
 
The subject property is currently comprised of a single parcel approximately 0.27 
acres in size, or 11,950 square feet. Within the RS zone, the minimum lot size for 
uses other than single family, two family, or nonprofit shelters is 6,000 square feet. 
However, the Compact Development Overlay Zone requires a minimum of 3,000 
square feet per dwelling unit for multiple family uses. The proposal includes three 
dwelling units requiring a minimum of 9,000 square feet. Currently the property is 
approximately 11,950 square feet in size. However, it is subject to a special setback 
for Market Street along its southerly property line. After the future dedication of right-
of-way, the property will be approximately 10,160 square feet which will still meet the 
minimum lot size for the proposed triplex within the Compact Development Overlay 
Zone and the underlying RS zone.  
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Lot standards within the RS zone are established under SRC 511.010(a), Table 511-
2. Within the RS zone, all uses are required to have a minimum lot width of 40 feet, 
uses other than single family and two family are required to have a minimum lot 
depth of 80 feet, and uses other than single family are required to have a minimum 
street frontage of 40 feet. Within the Compact Development Overlay Zone, all uses 
are required to have a minimum lot width of 20 feet, a minimum lot depth of 65 feet, 
unless the lot has double frontage, and a minimum street frontage of 20 feet. As 
currently configured, the subject property exceeds the minimum standards for lot 
with, depth, and street frontage requirements for both the Compact Development 
Overlay Zone and the underlying RS zone.  
 
SRC 511.010(b) - Setbacks:  
 
Setback requirements for buildings and accessory structures within the RS zone are 
established under SRC 511.010(b), Table 511-3.  
 
Additional setback requirements are also established under the development 
standards of the Compact Development Overlay Zone pursuant to SRC 631.015 and 
the design review guidelines of the Compact Development Overlay Zone pursuant to 
SRC 631.025(a)(1). The setbacks established in the overlay zone are in addition to 
the setbacks established in the underlying zone. Findings establishing how the 
proposed development conforms to the applicable design review guidelines of the 
Compact Development Overlay Zone are established under Section 9 of this report.  
 
Based on the requirements of SRC 511.010(b), Table 511-3, and SRC Chapter 
631.015, the buildings, accessory structures, and off-street parking and vehicle use 
areas included within the development are required to have the following setbacks: 
   
Setback Requirements: SRC Chapter 511 establishes the following setback 
standards for development within an RS (Single Family) 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 
-  Minimum 10 feet (Infill Lot) 
 

As established in section 9 of this report, the setbacks to the proposed triplex 
building meet or exceed the minimum requirements of the applicable sections of the 
SRC and comply with the design review guidelines for both the Compact 
Development Overlay Zone and the Multiple Family Design Review Guidelines.  
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SRC 524.010(c) - Lot Coverage: 
 
Lot coverage requirements within the RS zone are established under SRC 
511.010(c), Table 511-4. Within the RS zone there is a maximum lot coverage 
requirement of 35 percent for uses other than single family, two family, or nonprofit 
shelters. However, the Compact Development Overlay Zone establishes a maximum 
60 percent lot coverage requirement of 60 percent for single family, two family, and 
multiple family uses. As indicated in the applicant’s narrative, the proposed triplex 
will cover approximately 25.3 percent of the subject property, prior to the dedication 
along Market Street NE. At the time of dedication of market Street, the lot coverage 
will increase to approximately 29 percent, which still meets the maximum 
requirement.  
 
SRC 524.010(c) - Height:  
 
Height requirements for buildings and accessory structures within the RS zone are 
established under SRC 511.010(c), Table 511-4. Within the RS zone, the maximum 
height restriction is 50 feet for uses other than single family and two family, 
accessory structures are limited to 15 feet in height. The Compact Development 
Overlay Zone establishes a maximum height for new buildings of 35 feet for single 
family, two family, and multiple family uses. The proposed triplex is approximately 22 
feet in height, which is well within the height restriction for the Compact 
Development Overlay Zone.  
 
SRC CHAPTER 806 (OFF-STREET PARKING, LOADING, & DRIVEWAYS) 
 
SRC Chapter 806 establishes requirements for off-street parking, loading, and 
driveways. Included in the chapter are standards for minimum and maximum off-
street vehicle parking; minimum bicycle parking; minimum loading; and parking, 
bicycle parking, loading, and driveway development standards. 
 
Off-Street Parking:  
 
Minimum Off-Street Vehicle Parking. Minimum off-street vehicle parking 
requirements are established under SRC Chapter 806, Table 806-1. The minimum 
off-street parking requirement for the proposed development is as follows: 
 

Minimum Off-Street Parking 

Multiple 
Family Uses 

2 spaces per dwelling 
unit 

Applicable to multiple 
family consisting of 
three dwelling units 

 
Maximum Off-Street Vehicle Parking. Maximum off-street vehicle parking 
requirements are established under SRC Chapter 806, Table 806-2. The maximum 
number of allowed parking spaces is based upon the minimum number of spaces 
required for the proposed development. If the minimum number spaces required 
equals 20 spaces or less, the maximum allowed parking is 2.5 times the minimum 
number of spaces required. If the minimum number of spaces required equals more 



Exhibit 1 
April 17, 2019 
Page 21 
 

 

than 20 spaces, the maximum allowed parking is 1.75 times the minimum number of 
spaces required.  
 
Based on the above identified minimum and maximum off-street parking 
requirements, the proposed the unit, multiple family development, requires the 
following off-street parking: 
 

Off-Street Parking Summary 

Use 
Minimum 
Spaces 
Req. Maximum 

Spaces 
Spaces Provided 

Multiple 
family  

3 units 

Total: 6 15 6 

 
As shown on the site plan for the proposed development, each unit will have a 
single-car garage. The second required parking space will be provided on the 
driveway leading to the garage which is allowable pursuant to SRC Chapter 806.  
 
Bicycle Parking: 
 
Minimum Bicycle Parking. Minimum bicycle parking requirements are established 
under SRC Chapter 806, Table 806-8. The minimum bicycle parking requirement for 
the proposed development is as follows: 
 

Minimum Bicycle Parking 

Multiple family 
The greater of the 
following 4 or 0.1 
spaces per unit 

 

 
Based on the above identified minimum bicycle parking requirements, the proposed 
multiple family development requires 4 bicycle parking spaces. The applicant did not 
identify bicycle parking on the site plan. To ensure this standard is met, the Planning 
Commission imposes the following condition of approval: 
 
Condition 2: At the time of building permit application, the applicant shall submit 

a revised site plan indicating the location of four bicycle parking 
spaces for the multifamily development. Bicycle parking may be 
provided in the garages for each dwelling unit.  

 
As conditioned, this requirement is met.  
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Loading: 
 
Minimum loading requirements are established under SRC Chapter 806, Table 806-
9. For multiple family developments with 0 to 49 dwelling units, no off-street loading 
is required to be provided. The development proposal includes three dwelling units, 
therefore no off-street loading spaces are required.  
   
SRC CHAPTER 808 (PRESERVATION OF TREES & VEGETATION)  
 
The City’s tree preservation ordinance (SRC Chapter 808) 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. The tree preservation ordinance 
defines “tree” as, “any living woody plant that grows to 15 feet or more in height, 
typically with one main stem called a trunk, which is 10 inches or more dbh, and 
possesses an upright arrangement of branches and leaves.”  
 
The subject property is void of any trees including significant trees, heritage trees, or 
riparian trees.  
 
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.  
 
According to the Salem-Keizer Local Wetlands Inventory (LWI), the subject property 
does not contain any mapped wetlands or hydric (wetland-type) soils.  
 
SRC CHAPTER 810 (LANDSLIDE HAZARDS) 
 
According to the City’s adopted landslide hazard susceptibility maps, the 
development site \ does not contain any areas of mapped landslide hazards. 
 

(B) The transportation system provides for the safe, orderly, and 
efficient circulation of traffic into and out of the proposed 
development, and negative impacts to the transportation system are 
mitigated adequately. 

 
Finding: The existing configuration of Market Street NE does not appear to meet 
current standards for its classification of street per the Salem TSP. However, the 
proposal generates less than 20 new average daily vehicle trips; therefore, no right-
of-way dedication or street improvements are required in conjunction with this three-
unit multiple family development (SRC 803.040(d)). The proposed development is 
subject to a special setback equal to 48-feet from centerline on the development 
side of Market Street NE. To ensure the special setback is met, the Planning 
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Commission imposes the following condition of approval: 
 
Condition 3: The property is subject to a special setback equal to 48 feet from 

centerline on the development side of Market Street NE.  
 
The applicant is proposing a 6-foot tall cedar fence which will extend into the future 
right-of-way along the frontage of Market Street NE. Pursuant to SRC 800.040(e), 
the applicant shall obtain a Removal Agreement for that portion of fence located 
within the special setback area. To ensure the Removal Agreement is obtained, the 
Planning Commission imposes the following condition of approval: 
 
Condition 4: Prior to the issuance of building permits, the applicant shall obtain a 

Removal Agreement for that portion of proposed fence located 
within the special setback area pursuant to SRC 800.040(e).  

 
Existing street trees are located in the vicinity of the proposed driveways. The 
applicant has provided an Alternatives Analysis pursuant to SAR 109-500 Section 
2.4. The analysis proposes removal of two existing street trees and installation of 
four new trees along the property frontage based on the need for vehicular access to 
serve the three dwelling units. To ensure street trees are installed along the street 
frontage, the Planning Commission imposes the following condition of approval: 
 
Condition 5: Install a minimum of four new street trees to replace the existing 

trees proposed for removal along the property frontage.  
 
With the imposition of the conditions of approval, this proposal meets the approval 
criteria pursuant to SRC 86.090(a)(8). 
 

(C)  Parking areas and driveways are designed to facilitate safe and 
efficient movement of vehicles, bicycles, and pedestrians. 

 
Finding: The driveway access onto 24th Avenue NE provides for safe turning 
movements into and out of the property. The applicant has proposed driveways 
leading from 24th Street NE as this is the lowest classification street abutting the  
 

(D)  The proposed development will be adequately served with City 
water, sewer, stormwater facilities, and other utilities appropriate to 
the nature of the development. 

 
Finding: The Public Works Department has reviewed the applicant’s preliminary 
utility plan for this site. The water, sewer, and storm infrastructure are available 
within surrounding streets/areas and appear to be adequate to serve the proposed 
development. The applicant shall be required to design and construct a storm 
drainage system at the time of development. The application shall provide an 
evaluation of the connection to the approved point of discharge for new areas of 
impervious surface per SRC 71.075. –OR– The applicant shall be required to design 
and construct a storm drainage system at the time of development. The application 
shall provide an evaluation of the connection to the approved point of discharge for 
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new areas of impervious surface per SRC 71.075. The applicant’s engineer 
submitted a statement demonstrating compliance with SRC Chapter 71 because the 
project involves less than 10,000 square feet of new or replaced impervious surface. 
 
The applicant shall design and construct all utilities (sewer, water, and storm 
drainage) according to the PWDS (Public Works Design Standards) and to the 
satisfaction of the Public Works Director. The applicant is advised that a sewer 
monitoring manhole may be required, and the trash area shall be designed in 
compliance with Public Works Standards. 

 
 

9. Analysis of Class 2 Adjustment Approval Criteria 
 

Salem Revised Code (SRC) 250.005(d)(2) sets forth the following criteria that must 
be met before approval can be granted to an application for a Class 2 Adjustment. 
The following subsections are organized with approval criteria shown in bold italic, 
followed by findings evaluating the proposed development’s conformance with the 
criteria. Lack of compliance with the following criteria is grounds for denial of the 
Class 2 Adjustment application, or for the issuance of certain conditions to ensure 
the criteria are met.  

 
(A)  The purpose underlying the specific development standard proposed for 

adjustment is: 
(i) Clearly inapplicable to the proposed development; or 
(ii) Equally or better met by the proposed development. 
 
Finding: The proposal includes a Class 2 Adjustment. The Class 2 Adjustment 
requests approval to reduce the minimum required driveway spacing onto a 
Collector street. The subject property does not have adequate frontage to meet 
the spacing requirement of 200 feet from the intersection with a Major Arterial 
(SRC 804.030(c)). The development is proposing two new driveways to serve 
three new dwellings. The proposed driveway configuration meets the 
adjustment criteria by maximizing the distance from the intersection to allow for 
turning movements and traffic safety equal to what would be accomplished by 
meeting the development standard. 

 
(B)  If located within a residential zone, the proposed development will not 

detract from the livability or appearance of the residential area. 
 
Finding: The subject property is zoned RS (Single Family Residential) within 
the Compact Development Overlay Zone. The adjustment is requested for 
driveway spacing. The character of the proposed development is residential in 
nature including the driveways leading to the garages for each dwelling unit. To 
minimize the impacts on the surrounding residential uses, the applicant is 
proposing a shared driveway leading to Units 2 and 3. This criterion is met.   
 

(C)  If more than one adjustment has been requested, the cumulative effect of 
all the adjustments result in a project which is still consistent with the 
overall purpose of the zone. 
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Finding: The applicant is not seeking more than one adjustment. This criterion 
is not applicable.  

 
10. Analysis of Class 2 Driveway Approval Permit Criteria 

 
SRC 804.025(d) states that a Class 2 Driveway Approach Permit shall be 
granted if the following criterion are met: 

 
Criterion 1: 
 
The proposed driveway approach meets the standards of this Chapter and the 
Public Works Design Standards. 
 
Finding:  With the approved adjustment for spacing on a Collector street, the 
proposed driveways meet the standards for SRC Chapter 804 and Public Works 
Design Standards (PWDS). 
 
Criterion 2: 
 
No site conditions prevent placing the driveway approach in the required location. 
 
Finding:  The minimal street frontage width onto 24th Street NE prohibit the 
applicant from locating the proposed driveways at the minimum distance from the 
intersection, as addressed in the approval criteria for the requested Class 2 
Adjustment. Existing street trees are located in the vicinity of the proposed 
driveways.  The applicant has provided an Alternatives Analysis pursuant to SAR 
(Salem Administrative Rules) 109-500 Section 2.4.  The analysis demonstrates 
that tree removal meets the approval criteria; therefore, no site conditions 
prevent placing the driveway approach in the proposed location. 
 
Criterion 3: 
 
The number of driveway approaches onto an arterial are minimized. 
 
Finding:  The applicant has proposed to locate both proposed driveways onto 
24th Street NE, a Collector street. Therefore, no driveway approaches are 
proposed onto Market Street NE, an Arterial Street. 
 
Criterion 4: 
 
The proposed driveway approach, where possible: 
a) Is shared with an adjacent property; or 
b) Takes access from the lowest classification of street abutting the property. 
 
Finding:  The applicant has proposed a shared driveway for Units 2 and 3 of the 
triplex. Additionally, both driveway approaches are proposed on the Collector 
Street (24th Street NE), the lowest classification street abutting the property. 
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Criterion 5: 
 
The proposed driveway approach meets vision clearance standards. 
 
Finding:  The Public Works Department reviewed the proposed driveway 
approaches for conformance with SRC Chapter 805 and determined that as 
proposed, the development meets the PWDS vision clearance standards. 
 
Criterion 6: 
 
The proposed driveway approach does not create traffic hazards and provides 
for safe turning movements and access. 
 
Finding:  No evidence has been submitted to indicate that the proposed 
driveway will create traffic hazards or unsafe turning movements.  Additionally, 
our analysis of the proposed driveway indicates that it will not create a traffic 
hazard and will provide for safe turning movements for access to the subject 
property. 
 
Criterion 7: 
 
The proposed driveway approach does not result in significant adverse impacts 
to the vicinity. 
 
Finding:  The Public Works Department reviewed the proposed driveway 
approach for conformance with the requirements of SRC Chapter 804 and 
determined that the proposed driveway approach does not appear to have any 
adverse impacts to adjacent properties or streets. This approval criterion is met. 
 
Criterion 8: 
 
The proposed driveway approach minimizes impact to the functionality of 
adjacent streets and intersections. 
 
Finding:  The property is located on the corner of a Major Arterial street (Market 
Street NE) and a Collector street (24th Street NE).  The applicant is proposing 
access to the lowest classification of street and is requesting an adjustment to 
the spacing requirements of SRC 804.030(c).  By taking access from the lowest 
classification of street and proposing only two driveways to serve three dwellings, 
the development is minimizing the impact to the functionality of adjacent streets 
and intersections.   
 
Criterion 9: 
 
The proposed driveway approach balances the adverse impacts to residentially 
zoned property and the functionality of adjacent streets. 
 
 



Exhibit 1 
April 17, 2019 
Page 27 
 

 

Finding:  The proposed development is surrounded by residentially zoned 
property. The proposed development abuts a Collector street and a Major Arterial 
street.  By taking access from the lowest classification of street abutting the 
subject property, the driveway balances the adverse impacts to residentially 
zoned property and will not have an effect on the functionality of the adjacent 
streets. 

 
Conclusion: Based on the facts and findings presented herein, the Planning 
Commission concludes that the proposed Class 3 Design Review, Class 3 Site Plan 
Review, Class 2 Adjustment, and Class 2 Driveway Approach Permit, as conditioned, 
satisfy the applicable criteria contained under SRC 225.005(e)(2), SRC 220.005(f)(3), 
SRC 250.005(d)(2), and SRC 804.025(d) for approval. 
 
 
Attachments: A. Vicinity Map 
 B. Site Plan Map 
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