
FOR MEETING OF: AUGUST 20, 2024 
 AGENDA ITEM NO.: 5.2 

 
 
 

TO: PLANNING COMMISSION 
 
FROM: LISA ANDERSON-OGILVIE, AICP, DEPUTY COMMUNITY PLANNING 

AND DEVELOPMENT DIRECTOR AND PLANNING ADMINISTRATOR 
 
SUBJECT: APPEAL OF PLANNING ADMINISTRATOR’S DECISION APPROVING 

SUBDIVISION TENTATIVE PLAN AND CLASS 2 ADJUSTMENT CASE 
NO. SUB-ADJ24-04 FOR PROPERTY LOCATED AT THE 1800 BLOCK 
OF PARK AVENUE NE 

 
ISSUE 
 
Should the Planning Commission affirm, modify, remand, or reverse the Planning 
Administrator’s approval of a Subdivision Tentative Plan and Class 2 Adjustment for 
Case No. SUB-ADJ24-04 to divide approximately 0.82 acres into a total of six lots 
ranging from 4,006 square feet to 6,696 square feet in size, and a Class 2 Adjustment 
to increase the maximum percentage of flag lots allowed in a subdivision from 15% per 
SRC 800.025(e), to 66%. The applicant is requesting alternative street standards to the 
street spacing and connectivity requirements along Park Avenue NE to not provide a 
new mid-block east-west street connection. 
 
The subject property is approximately 0.82 acres in size, zoned RS (Single Family 
Residential), and located at the 1800 Block of Park Avenue NE – 97301 (Marion County 
Assessor's Map and Tax Lot numbers: 073W24BA / 08000 and 08100). 
 
RECOMMENDATION 
 
AFFIRM the Planning Administrator’s decision approving Subdivision Tentative Plan 
and Class 2 Adjustment Case No. SUB-ADJ24-04.  
 
SUMMARY OF RECORD 
 
The following items are submitted to the record and are available: 1) All materials and 
testimony submitted by the applicant, including any applicable professional studies such 
as traffic impact analysis, geologic assessments, stormwater reports, and; 2) any 
materials, testimony, and comments from public agencies, City Departments, 
neighborhood associations, and the public. All application materials are available on the 
City’s online Permit Application Center at https://permits.cityofsalem.net. You may use 
the search function without registering and enter the permit number listed here: 24-
108034. 
 
BACKGROUND 
 
The subject property is located at the 1800 Block of Park Avenue NE, a vicinity map 
showing the subject property is included as Attachment A. The proposed subdivision 

https://permits.cityofsalem.net/
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tentative plan is included as Attachment B. 
 
On July 5, 2024, the Planning Administrator issued a decision approving the Subdivision 
Tentative Plan and Class 2 Adjustment. A timely notice of appeal of the decision was 
filed by persons with standing to appeal on July 19, 2024. The City Council at their 
regularly scheduled meeting on July 22, 2024, was notified of the notice of appeal and 
did not elect to review the Planning Administrator’s decision; therefore, the review 
authority will be the Planning Commission. 
 
FACTS AND FINDINGS 
 
Procedural Findings 
 
1. On April 12, 2024, an application for a Subdivision Tentative Plan and Class 2 

Adjustment was submitted to divide property approximately 0.82-acres in size into 
six lots at the 1800 Block of Park Avenue NE (Attachment B). The application was 
deemed complete for processing on May 15, 2024. On May 15, 2024, notice to 
surrounding property owners was mailed pursuant to Salem Revised Code, and 
signs were posted pursuant to Salem Revised Code. 

 
2. On July 5, 2024, the Planning Administrator issued a decision approving the 

Subdivision Tentative Plan and Class 2 Adjustment (Attachment C). 
 
3. On July 19, 2024, a timely notice of appeal was filed by persons with standing to 

appeal this decision (Attachment D). 
 
4. On July 29, 2024, notice of appeal hearing was sent to the applicant, property 

owners, the neighborhood association, individuals who submitted testimony for the 
record, and all others entitled to notice pursuant to Salem Revised Code (SRC) 
requirements. The subject property is not part of a Homeowner’s Association (HOA). 

 
5. Notice of the appeal hearing was posted on the subject property on August 7, 2024. 

The appeal public hearing before the Planning Commission is scheduled for August 
20, 2024. The state-mandated deadline for a final local decision is September 12, 
2024. Appeal procedures are specified in SRC 300.1040. 

 
6. The Planning Commission may affirm, modify, or reverse the decision, or may 

remand the matter to the Planning Administrator for further action. 
 
Appeal 
 

A timely and jurisdictional notice of appeal of the Planning Administrator’s decision was 
filed by residents in the surrounding area on July 19, 2024 (Attachment D). A summary 
of the issues raised in the appeal followed by staff response is provided below: 

 
1. Objections to the Increased Number of Flag Lots; Concerns with Dwelling Unit 

Density: Objections were raised with the adjustment request to increase the number 
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of allowed flag lots for this subdivision from a maximum of 15 percent to 
approximately 66 percent. Concerns were raised that in addition to single family 
dwellings on the four proposed flag lots, that each lot can have an accessory 
dwelling unit as well. 

 
Staff Response: Flag lot is defined in SRC Chapter 111 as a lot that is set back 
from the street at the rear or at the side of another lot, with vehicular access to the 
street provided by a flag lot accessway. The proposed tentative subdivision results in 
the creation of a total of six lots; Lots 2-5 are set back from Park Avenue NE and 
take vehicle access to the street from a flag lot accessway, and therefore, meet the 
definition of flag lot. Proposed Lots 1 and 6 have frontage on Park Avenue NE with 
direct vehicle access to Park Avenue NE provided by driveways, these are not flag 
lots. The applicant has requested a Class 2 Adjustment to increase the maximum 
percentage of flag lots allowed in a subdivision from 15% per SRC 800.025(e), to 
66%. 
 
The purpose of the standard is primarily intended to promote street connectivity and 
walkability within large subdivisions by limiting the number of flag lots that can be 
created that are served by flag lot accessways. In this case, due to the small size of 
the property and infill nature of the development, the purpose of the flag lot limitation 
was found to be not applicable. The proposed lot configuration was found to 
otherwise comply with applicable standards of the zoning code and allows for 
development of housing at expected density levels for the RS (Single Family 
Residential) zone. Further, the flag lot accessway decreases the number of 
individual driveway accesses onto Park Avenue NE. 
 
Regarding the comment about potential for Accessory Dwelling Units to be 
developed in addition to the primary dwelling for the flag lots, SRC 800.025, Table 
800-1 provides that the maximum number of units that can be served by a 
residential flag lot accessway is four units. The applicant’s tentative subdivision plan 
identifies four single family dwelling units to be served by the flag lot accessway, one 
dwelling per flag lot. Due to the limit on the number of dwelling units that can be 
served by a flag lot accessway, it is not possible for accessory dwelling units or two-
family housing to be developed on the proposed flag lots. 
 
Finally, the subject property currently contains two separate legal units of land with a 
total lot size of 0.82 acres. The applicant could elect to construct middle housing on 
the subject property, which is an allowed use in the RS zone. Each lot is sufficient in 
size to support two-four family uses or cottage clusters, developed in conformance 
with the Special Use Standards in SRC 701. Middle housing development would not 
require a subdivision or require public notice and could result in denser residential 
development than what is proposed under the applicant’s development plans. 
 

2. Lack of Adequate On-Site Parking: Objections were raised that there will not be 
enough available parking on-site to accommodate future residents. Similar flag lot 
developments in the area are found to regularly have parking violations. This may 
lead to conflicts between residents and the surrounding neighborhood. 
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Staff Response: SRC Chapter 806 provides the off-street parking requirements for 
all uses. There is no minimum off-street parking requirement for new single-family 
dwellings, the maximum parking allowance is three spaces. The tentative 
subdivision plan shows that each of the proposed lots will have vehicular access 
either provided by direct driveway access to Park Avenue NE or will have driveway 
access to the proposed flag lot accessway. Compliance with off-street parking 
development standards will be verified at the time of building permit review. 
Pursuant to SRC 800.025(d), vehicle parking is prohibited on the flag lot accessway. 
 
There are no applicable approval criteria related to the potential for future code 
violations that City staff can apply to approval or denial of a Subdivision Tentative 
Plan or for approval of residential dwelling permits. Parking violations can be 
reported to the City of Salem Parking Services for enforcement. 

 
3. Adverse Impacts on Livability for the Neighborhood: Objections were raised that 

the proposed subdivision will result in creation of lots that are much smaller than the 
surrounding area. Development of the property will result in increased lighting and 
noise, and will negatively impact the appearance of the neighborhood, reducing 
livability. No room for greenspace other than the stormwater garden. 

 
Staff Response: The proposed lots within the subdivision range from approximately 
4,006 square feet to approximately 6,246 square feet in size, which is consistent 
with the minimum lot size requirement of 4,000 square feet. Their size and layout are 
consistent with the expected development pattern of properties in the “Single Family 
Residential” Comprehensive Plan Map designation and RS (Single Family 
Residential) zone. There is no approval criterion or development standard which 
requires proposed single family residential lots and future development to resemble 
the size of existing lots and existing developments in the surrounding area. 
 
SRC Chapter 800 regulates exterior lighting, and the proposed development is 
subject to these regulations. SRC 800.060 states the following: “Exterior lighting 
shall not shine or reflect onto adjacent properties, or cast glare onto the public right-
of-away.” It also requires that exterior light fixtures be “located and designed so that 
the light source, when viewed at a height of five feet above the ground at a distance 
of five feet away outside the boundary of the lot,” either be shielded from direct view 
or no greater than five foot-candles in illumination. The Compliance Services 
Division of the Community Planning and Development Department enforces these 
light regulations. 
 
The subject property is located within an already developed area within the 
corporate limits of the City of Salem, and noise impacts from future residences in the 
proposed subdivision are not expected to exceed what would occur from the 
presumed development of land within the City zoned for single family residential 
development. Approval criteria for a tentative subdivision plan do not specifically 
address noise levels, and no evidence has been provided that would indicate that 
the proposed development in the vicinity would interfere with the safe and healthful 
use of neighboring properties. 
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Future residential development is required to comply with minimum setbacks and 
maximum lot coverage requirements, which are in place to ensure adequate 
separation and open space is available for each lot. In addition, SRC 808.050 
requires that each lot (4,000-6,000 square feet in size) shall contain a minimum of 
two trees prior to final occupancy of future residential dwellings, this can be achieved 
by either preserving existing trees or planting new trees. Additional tree plantings 
may be required as part of the Tree Conservation Plan. 

 
4. Stormwater. Concerns were raised regarding the applicant’s plan for providing a 

stormwater infiltration pond to collect runoff from new impervious surfaces. 
Residents in the area indicate the water table is higher than the applicant’s 
statement indicates, concerns were raised that there won’t be adequate drainage 
and could be adverse impacts if stormwater overflows the detention pond. Concerns 
were also raised that the stormwater facility would not be adequately maintained and 
could be overrun with weeds and provide breeding area for mosquitoes. 

 
Staff Response: 
 
Stormwater Management (Generally) – All subdivisions are required to meet 
stormwater standards established in SRC Chapter 71 – Stormwater and the PWDS 
Appendix 004 – Stormwater System. The City’s requirements for stormwater 
management are generally prescribed by the City’s Municipal Stormwater Discharge 
Permit, which is a permit issued to the City of Salem by the Oregon Department of 
Environmental Quality under the authority of the federal Clean Water Act in order to 
allow discharges into waters of the State. These standards identify construction 
requirements and performance standards for stormwater treatment and detention. 
The stormwater code and design standards prioritize onsite retention of stormwater 
and infiltration, when feasible, to control runoff. Additionally, the stormwater code 
and design standards require the use of green stormwater infrastructure to the 
maximum extent feasible to treat drainage and reduce pollutant loads. 
 
As part of the required submittal items, the applicant provided a preliminary 
stormwater management report that demonstrates the proposal utilizes green 
stormwater infrastructure to the maximum extent feasible by providing flow control 
(detention) and treatment (PWDS 4.3(a)) in the form of a rain garden facility. Rain 
gardens are landscaped reservoirs or depressions in the ground surface used to 
collect, filter, and/or infiltrate stormwater runoff. In rain gardens, pollutants settle and 
filter out as the water percolates through the growing medium, then infiltrates into the 
ground below. 
 
The Public Works Design Standards (PWDS) require that stormwater flow control 
(detention) be designed to detain a 100-year storm event, which is a rainfall event 
that has a one-percent chance of occurring at a particular location in a particular 
year. The applicant’s preliminary stormwater management report demonstrates the 
rain garden is proposed to detain the 100-year design event, meeting the 
requirements established in the PWDS. 
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The preliminary stormwater management report also demonstrates that the 
proposed rain garden will completely infiltrate water and not discharge back into the 
City’s system. This design was selected because there are no public mains available 
in Park Avenue NE to collect discharge from the site. The applicant’s geotechnical 
investigation, included within the preliminary stormwater management report, 
generally supports this, although additional testing to confirm the depth of 
groundwater within the water table is required when the final stormwater report is 
prepared. According to the preliminary stormwater management report, the 
infiltration testing included test holes of approximately 8-feet and no ground water 
was found. 
 
It is the applicant’s burden to demonstrate the proposed rain garden will be designed 
and constructed to meet the PWDS. The preliminary stormwater management 
provides a starting point for the design of the rain garden and ensures feasibility. As 
identified in the conditions of approval, the applicant is required to provide a final 
stormwater report prior to plat approval. The final stormwater management report 
will include all information necessary to ensure the rain garden will be designed and 
constructed in accordance with the PWDS. This will include any necessary 
infiltration tests, depth to ground water confirmation and modifications to the facility if 
required to comply with PWDS. 
 
Overflow Location – As described above, the proposed rain garden will detain up 
to a 100-year rainfall event, as required by the PWDS. These rainfall events have a 
one-percent chance of occurring at a particular location in a particular year. The 
PWDS do not address storms beyond the 100-year event. However, the PWDS do 
require that an overflow route be identified and approved in case of an event in 
excess of the 100-year (PWDS 4.2(j)). The applicant’s preliminary stormwater 
management report does not identify an overflow path; however, it does show an 
emergency overflow structure at the northwestern corner of the rain garden. 
According to the applicant’s preliminary stormwater management report, storm 
events in excess of the 100-year event will overtop the rain garden top of bank and 
sheet flow off the site along its historical route as it did in the pre-developed 
condition. The overflow path from the infiltration rain garden for a storm event in 
excess of a 100-year event (one percent chance in a given year) is proposed to 
follow the existing flow path in accordance with Oregon Drainage Law. 
 
Maintenance and Planting Requirements – The proposed rain garden will be a 
privately owned and maintained stormwater facility. The PWDS require a Private 
Stormwater Facility Maintenance Agreement (PSFA) to be recorded against the 
property, so the collective property owners will be required to ensure continued 
maintenance of the facility (PWDS 4.2(s)). The appellant is correct in that the City 
does not enforce private Covenant, Condition, & Restriction (CC&R); however, the 
PSFA is not a form of a private Covenant, Condition, & Restriction (CC&R), as the 
appellant references. The PSFA is an agreement between the City and the property 
owners that ensures the facility is maintained and allows the City to inspect the 
facilities, as needed, to ensure they are being maintained in accordance with the 
approved design and construction plans. The PSFA runs with the land and is 
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enforceable by the City to ensure continued maintenance of the required facility. 
 
The PWDS specify planting requirements for stormwater facilities (PWDS Appendix 
4B). There are requirements for minimum plant quantities which could include trees, 
shrubs, grasses, and other ground cover. Planting requirements also require native 
plants approved for use in specific types of facilities. These plant units must be 
maintained over time. Vegetation on the City’s Non-Native, Nuisance, and Noxious 
weed list is strictly prohibited in stormwater facilities. 
 
Mosquitos – The PWDS do not specifically address mosquitos. As described 
above, the PWDS do prioritize infiltration through the growing medium, and as such, 
ponding will occur in large stormwater events. That being said, PWDS does 
establish minimum infiltration rates of the soil to allow complete infiltration facilities. 
This ensures ponding is minimized and the water can infiltrate at an established rate 
specifically designed to prevent ponding that could encourage breeding grounds for 
mosquitoes. The applicant’s preliminary stormwater management report identifies 
that infiltration testing was performed and that existing soils infiltrate at rates ranging 
between 2.0 to 3.0 inches per hour. The PWDS require infiltration when on-site 
testing demonstrates the infiltration rate is 0.5 inches per hour or greater (PWDS 
4.3(a)(2)(A)). The proposed rain garden meets the minimum infiltration rate 
requirements. 

 
Substantive Findings 
 
As provided in the July 5, 2024, Planning Administrator decision approving the 
Subdivision Tentative Plan and Class 2 Adjustment, the proposal satisfies the 
applicable approval criteria of SRC 205.010(d) and SRC 250.005(d)(2).  
 
Conclusion 
 
Based on the facts and findings presented above and included with the July 5, 2024 
Planning Administrator’s decision, staff recommends that the Planning Commission 
AFFIRM the Planning Administrator’s decision approving Subdivision Tentative Plan 
and Class 2 Adjustment Case No. SUB-ADJ24-04.  
 
ALTERNATIVES 
 
The Planning Commission may take one of the following actions:  
 
I. AFFIRM the July 5, 2024 decision approving SUB-ADJ24-04. 
II. REMAND the July 5, 2024 decision approving SUB-ADJ24-04 to the Planning 

Administrator for further action. 
III. MODIFY the July 5, 2024 decision approving SUB-ADJ24-04; or 
IV. REVERSE the July 5, 2024 decision, and deny SUB-ADJ24-04. 
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Attachments:  A. Vicinity Map 
B.  Subdivision Tentative Plan 
C. Planning Administrator’s Decision on Case No. SUB-ADJ24-04, 

dated July 5, 2024 
D. Notice of Appeal dated July 19, 2024 

 
Prepared by: Aaron Panko, Planner III 
 
G:\CD\PLANNING\CASE APPLICATION Files 2011-On\SUBDIVISION\2024\Planner Docs\SUB-ADJ24-
04.AppealSR.amp.docx 
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5319 YEW 8" NO 201 54 27 PROPOSED PRESERVED
5318 YEW 11" NO 380 53 14 PROPOSED PRESERVED
5317 YEW 10" NO 314 50 16 PROPOSED PRESERVED
5322 CEDAR (REMOVED) 24" NO 1809 1809 100 REMOVED
5323 CEDAR (REMOVED) 42" YES 5539 5539 100 REMOVED
5304 REDWOOD 32" YES 3215 962 30 PROPOSED PRESERVED
5361 CEDAR (STUMP) 22" NO 1520 1520 100 REMOVED
5362 CEDAR (STUMP) 13" NO 531 531 100 REMOVED
5365 YEW 6" NO 113 113 100 PROPOSED REMOVE

OFFSITE TREE SUMMARY
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AREA (S.F.) % DISTRUBANCE STATUS

5378 CEDAR 24" NO 1809 356 20 PROPOSED PRESERVED
5379 CEDAR 10" NO 314 22 7 PROPOSED PRESERVED
5380 CEDAR 15" NO 707 144 20 PROPOSED PRESERVED
5381 CEDAR 5" NO 79 0 0 PROPOSED PRESERVED
5382 CEDAR 22" NO 1520 452 30 PROPOSED PRESERVED
5383 CEDAR 22" NO 1520 443 29 PROPOSED PRESERVED
5384 CEDAR 10" NO 314 25 8 PROPOSED PRESERVED
5385 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5386 CEDAR 10" NO 314 16 5 PROPOSED PRESERVED
5387 CEDAR 21 NO 1385 386 28 PROPOSED PRESERVED
5388 DBL CEDAR 6" & 8" NO 154 0 0 PROPOSED PRESERVED
5389 CEDAR 8" NO 201 3 1 PROPOSED PRESERVED
5390 CEDAR 8" NO 201 2 1 PROPOSED PRESERVED
5391 CEDAR 26" YES 2123 377 18 PROPOSED PRESERVED
5392 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5393 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5294 DBL CEDAR 8" & 11" NO 314 58 18 PROPOSED PRESERVED
5394 CEDAR 14" NO 615 54 9 PROPOSED PRESERVED
5395 CEDAR 12" NO 452 101 22 PROPOSED PRESERVED
5396 CEDAR 18" NO 1017 274 27 PROPOSED PRESERVED
5397 CEDAR 22" NO 1520 440 29 PROPOSED PRESERVED
5398 CEDAR 31" YES 3018 639 21 PROPOSED PRESERVED
5399 CEDAR 17" NO 907 128 14 PROPOSED PRESERVED
5400 CEDAR 24" NO 1809 262 14 PROPOSED PRESERVED
5401 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
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Si necesita ayuda para comprender esta información, por favor llame  
503-588-6173 

 
DECISION OF THE PLANNING ADMINISTRATOR 

 
SUBDIVISION TENTATIVE PLAN / CLASS 2 ADJUSTMENT CASE NO.: SUB-
ADJ24-04 
 
APPLICATION NO.: 24-108034-PLN 
 
NOTICE OF DECISION DATE: July 5, 2024 
 
SUMMARY: An application for a six-lot residential subdivision.  
 
REQUEST: A Subdivision Tentative Plan to divide approximately 0.82 acres into a 
total of six lots ranging in size from 4,006 square feet to 6,696 square feet in size, 
and a Class 2 Adjustment to increase the maximum percentage of flag lots allowed in 
a subdivision from 15% per SRC 800.025(e), to 66%. The applicant is requesting 
alternative street standards to the street spacing and connectivity requirements along 
Park Avenue NE to not provide a new mid-block east-west street connection. 
 
The subject property is approximately 0.82 acres in size, zoned RS (Single Family 
Residential), and located at the 1800 Block of Park Avenue NE - 97301 (Marion 
County Assessorfts Map and Tax Lot numbers: 073W24BA / 08000 and 08100). 
 
APPLICANT: Laura Laroque, Udell Engineering 
 
LOCATION: 1800 Block of Park Ave NE, Salem OR 97301 
 
CRITERIA: Salem Revised Code (SRC) Chapters 205.010(d) – Subdivision 
Tentative Plan; 250.005(d)(2) – Class 2 Adjustment 
 
FINDINGS: The findings are in the attached Decision dated July 5, 2024. 
 
DECISION: The Planning Administrator APPROVED Subdivision Tentative Plan / 
Class 2 Adjustment Case No. SUB-ADJ24-04 subject to the following conditions of 
approval:  
 
Condition 1:  Prior to final plat approval or delayed pursuant to an improvement 

agreement per SRC 205.035(c)(7)(B), the applicant shall reconstruct 
the driveway approach serving the existing dwelling on lot 6 to meet 
current PWDS and minimum width standards established in SRC 
Chapter 804. 

 
Condition 2: All necessary (existing and proposed) access and utility easements 

must be shown and recorded on the final plat. 
 
Condition 3: Obtain permits for installation of water services to serve all proposed 

lots prior to final plat or delayed pursuant to improvement agreement 
per SRC 205.035(c)(7)(B). 
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Condition 4: Construct sewer services in the public right-of-way to serve all proposed lots prior 
to final plat or delayed pursuant to improvement agreement per SRC 
205.035(c)(7)(B). 
 

Condition 5:  Provide an engineered stormwater design pursuant to SRC 71 and PWDS to 
accommodate new impervious surfaces in rights-of-way and future impervious 
surfaces on all proposed lots prior to final plat or delayed pursuant to 
improvement agreement per SRC 205.035(c)(7)(B). 
 

Condition 6:  Construct stormwater facilities pursuant to SRC 71 and PWDS to accommodate 
new impervious surfaces in rights-of-way and future impervious surfaces on all 
proposed lots prior to final plat or delayed pursuant to improvement agreement 
per SRC 205.035(c)(7)(B). 

 
Condition 7: Convey land for dedication to equal a half-width right-of-way of 30-feet on the 

development side Park Avenue NE. 
 
Condition 8: Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), construct a half-street improvement along the frontage of Park 
Avenue NE as specified in the City Street Design Standards and consistent with 
the provisions of SRC Chapter 803. The half-street improvement shall include a 
17-foot travel lane; curb; a six-foot planter strip; a five-foot property line sidewalk; 
and streetlights. 

 
Condition 9: Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), install street trees to the maximum extent feasible along Park 
Avenue NE. The required street trees shall be planted in conjunction with the 
required half-street improvement. 
 

Condition 10: Dedicate a 10-foot public utility easement along the street frontage of Park 
Avenue NE. 
 

Condition 11: The adjusted development standards, as approved in this zoning adjustment, 
shall only apply to the specific development proposal shown in the attached site 
plan. Any future development, beyond what is shown in the attached site plan, 
shall conform to all applicable development requirements, unless adjusted 
through a future land use action. 

 
The rights granted by the attached decision must be exercised, or an extension granted, by July 
23, 2026, or this approval shall be null and void.  

 
Application Deemed Complete:  May 15, 2024  
Notice of Decision Mailing Date:  July 5, 2024 
Decision Effective Date:   July 23, 2024 
State Mandate Date:   September 12, 2024  

 
Case Manager: Aaron Panko, APanko@cityofsalem.net, 503-540-2356 
 

mailto:APanko@cityofsalem.net
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This decision is final unless written appeal and associated fee (if applicable) from an aggrieved 
party is filed with the City of Salem Planning Division, Room 320, 555 Liberty Street SE, Salem OR 
97301, or by email at planning@cityofsalem.net, no later than 5:00 p.m. Monday, July 22, 2024.  
The notice of appeal must contain the information required by SRC 300.1020 and must state 
where the decision failed to conform to the provisions of the applicable code section, SRC 
Chapter(s) 205, 250. The appeal fee must be paid at the time of filing. If the appeal is untimely 
and/or lacks the proper fee, the appeal will be rejected. The Planning Commission will review the 
appeal at a public hearing. After the hearing, the Planning Commission may amend, rescind, or 
affirm the action, or refer the matter to staff for additional information. 
 
The complete case file, including findings, conclusions and conditions of approval, if any, is 
available for review by contacting the case manager, or at the Planning Desk in the Permit 
Application Center, Room 305, City Hall, 555 Liberty Street SE, during regular business hours. 
 
 
 

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

DECISION 
 

IN THE MATTER OF THE APPROVAL  ) FINDINGS AND ORDER 
OF TENTATIVE SUBDIVISION AND  ) 
CLASS 2 ADJUSTMENT  ) 
CASE NO. SUB-ADJ24-04;  ) 
1800 BLOCK OF PARK AVENUE NE  ) JULY 5, 2024 
 

REQUEST 
 
Summary: An application for a six-lot residential subdivision.  
 
Request: A Subdivision Tentative Plan to divide approximately 0.82 acres into a total of six 
lots ranging from 4,006 square feet to 6,696 square feet in size, and a Class 2 Adjustment to 
increase the maximum percentage of flag lots allowed in a subdivision from 15% per SRC 
800.025(e), to 66%. The applicant is requesting alternative street standards to the street 
spacing and connectivity requirements along Park Avenue NE to not provide a new mid-block 
east-west street connection. 
 
The subject property is approximately 0.82 acres in size, zoned RS (Single Family 
Residential), and located at the 1800 Block of Park Avenue NE - 97301 (Marion County 
Assessor's Map and Tax Lot numbers: 073W24BA / 08000 and 08100). 

 
PROCEDURAL FINDINGS 

 
1. A consolidated application for a Tentative Subdivision and Class 2 Adjustment was filed by 

Laura LaRoque, of Udell Engineering and Land Surveying, LLC, on behalf of the applicant 
and property owner, Jack Yarbrough, Jenrae Inc., proposing to divide property located at 
the 1800 Block of Park Avenue NE. 
 

2. After additional requested information was provided by the applicant, the applications were 
deemed complete for processing. Public notice of the proposal was subsequently sent, 
pursuant to SRC requirements, on May 15, 2024. SRC 300.520(b) requires the applicant 
for a tentative subdivision to provide a posted notice on the subject property no earlier than 
14 and no later than ten days prior to the end of the comment period. The required posted 
notice was provided on May 15, 2024, in compliance with the requirements of Chapter 300. 
 

3. The state-mandated local decision deadline for the application is September 12, 2024. 
 

SUBSTANTIVE FINDINGS 
 

1. Proposal 
 
The proposal submitted by the applicant requests tentative subdivision plan approval to divide 
property totaling approximately 0.82 acres in size and located at the 1800 Block of Park 
Avenue NE (Attachment A) into a total of six lots ranging from 4,006 square feet to 6,696 
square feet in size. In addition to the proposed tentative subdivision, the application also 
includes a request for a Class 2 Adjustment. 
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2. Applicant's Plans and Statement. 
 

Land use applications must include a statement addressing the applicable approval criteria 
and be supported by proof they conform to all applicable standards and criteria of the Salem 
Revised Code. The plans submitted by the applicant depicting the proposed development, and 
in support of the proposal, are attached to this report as follows: 

 
▪ Tentative Subdivision Plan: Attachment B 
▪ Applicant’s Written Statement: Attachment C 
 
3. Summary of Record. 

 
The following items are submitted to the record and are available: 1) All materials and 
testimony submitted by the applicant, including any applicable professional studies such as 
traffic impact analysis, geologic assessments, stormwater reports, and; 2) any materials, 
testimony, and comments from public agencies, City Departments, neighborhood associations, 
and the public. All application materials are available on the City’s online Permit Application 
Center at https://permits.cityofsalem.net. You may use the search function without registering 
and enter the permit number listed here: 24-108034. 
 
4. Salem Area Comprehensive Plan (SACP) 

 
The subject property is located inside the Salem Urban Growth Boundary and the corporate 
city limits. The subject property is designated “Single Family Residential” on the Salem Area 
Comprehensive Plan (SACP) Map. The comprehensive plan map designations of surrounding 
properties are as follows:  
 

 
 
 
 
 
 
 
 

Relationship to Urban Service Area 
 
The Urban Service Area is that territory within the City where all required public facilities 
(streets, water, sewer, storm water, and parks) necessary to serve development are already in 
place or fully committed to be extended.  
  
Pursuant to the urban growth management requirements contained under SRC Chapter 200 
(Urban Growth Management), properties located outside the Urban Service Area are required 
to obtain an Urban Growth Preliminary Declaration prior to development in order to determine 
the required public facilities necessary to fully serve the proposed development. The subject 
property lies within the City's Urban Service Area; therefore, an Urban Growth Preliminary 
Declaration is not required for the proposed development. 
 
 

Comprehensive Plan Map Designations of Surrounding Properties 

North Single Family Residential 

South Single Family Residential  

East Across Park Avenue NE, Single Family Residential 

West Single Family Residential 

https://permits.cityofsalem.net/
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5. Zoning 
 

The subject property is zoned RS (Single Family Residential). The zoning of surrounding 
properties is as follows: 
 

 
 
 
 
 
 
 
 

 
6. Public and Private Agency Review  
 
City of Salem Building and Safety Division - Reviewed the proposal and indicated no 
objections. 
 
City of Salem Fire Department - Reviewed the proposal and indicated that items including Fire 
Department access and water supply will be required per the Oregon fire code at the time of 
development. 
 
City of Salem Development Services Division - Reviewed the proposal and provided 
comments pertaining to required City infrastructure needed to serve the proposed 
development. Comments from the Development Services Division are included as Attachment 
D. 
 
Salem Keizer Public Schools - Reviewed the proposal and provided a memo dated May 28, 
2024, which is included as Attachment E. 
 
7. Neighborhood Association and Public Comments 
 
The subject property is located within the North Lancaster Neighborhood Association (NOLA).  
 
Applicant Neighborhood Association Contact. SRC 300.310 requires an applicant to contact 
the neighborhood association(s) whose boundaries include, and are adjacent to, property 
subject to specific land use application requests. Pursuant to SRC 300.310(b)(1), the tentative 
subdivision application included in this proposed land use application request requires 
neighborhood association contact. The applicant’s representative contacted NOLA on April 13, 
2024, to provide details about the proposed land use application, in conformance with the 
requirements of SRC 300.310. 
 
Neighborhood Association Comments 
 
Notice of the application was provided to NOLA pursuant to SRC 300.520(b)(1)(B)(v), which 
requires notice to be sent to any City-recognized neighborhood association whose boundaries 
include, or are adjacent to, the subject property. Comments were received from NOLA during 

Zoning of Surrounding Properties 

North RS (Single Family Residential) 

South RS (Single Family Residential) 

East Across Park Avenue NE, RS (Single Family Residential) 

West RS (Single Family Residential) 
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the comment period, a response to comments received by NOLA are included in the Public 
Comments section below. 
 
Public Comments 
 
In addition to providing notice to the neighborhood association, notice was also provided, 
pursuant to SRC 300.520(b)(1)(B)(iii), (vi), & (vii), to all property owners and tenants within 250 
feet of the subject property. 
 
Comments were received from NOLA and eight members of the public during the public 
comment period indicating the following questions and concerns: 
 

1) What will happen to the trees once the homes are constructed and occupied? Will there 
be requirements for maintenance and upkeep in the community CC&R’s? Will the 
subdivision have CC&R’s? How can they be referenced? 

 
Staff Response: Tree preservation and removal in conjunction with proposed subdivisions is 
regulated under the City’s tree preservation ordinance (SRC Chapter 808). As required under 
SRC Chapter 808, the  applicant submitted a tree conservation plan in conjunction with the 
proposed subdivision that identifies a total of seven trees on the property, with four trees 
proposed for removal. All trees identified for preservation are subject to tree protection 
measures during construction which must remain in place until issuance of final completion for 
the dwelling unit(s) on the lot. Once the subdivision is complete, and future homes are 
occupied, the tree conservation plan will no longer be in effect; however, Chapter 808 will still 
be applicable to any significant trees on the site and property maintenance standards will 
apply. Except for operation and maintenance of common facilities, including stormwater and 
private accessways, the City does not regulate or enforce community CC&R’s for the 
subdivision. 
 

2) Concerns were raised that adequate parking will be available for each dwelling. How will 
delivery vehicles or emergency vehicles access lots served by the flag lot accessway? 
Will parking be prohibited along the flag lot accessway, how is this enforced? 
 

Staff Response: SRC Chapter 806 provides the off-street parking requirements for all uses. 
There is no minimum off-street parking requirement for new single-family dwellings, the 
maximum parking allowance is three spaces. Tentative subdivision plans show that each of the 
proposed lots will have vehicular access either provided by direct driveway access to Park 
Avenue NE or will have driveway access to the proposed flag lot accessway. Compliance with 
off-street parking requirements will be verified at the time of building permit review. Pursuant to 
SRC 800.025(d), vehicle parking is prohibited on the flag lot accessway. Parking violations can 
be reported to the City of Salem Parking Services for enforcement. 
 

3) Comments received express concerns for the underimproved condition of Park Avenue 
NE and the request for Alternative Street Standards for the proposed subdivision. 

 
Staff Response: Park Avenue NE abutting the subject property does not currently meet the 
minimum improvement standards for a local street according to SRC Chapter 803 and the 
Salem Transportation System Plan (TSP). As identified in the conditions of approval, the 
applicant is required to construct a half-street improvement along Park Avenue NE which will 
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include pavement widening, curbs, sidewalks, and streetlights along the property frontage. The 
proposal is for a 6-lot subdivision; the scope of the proposal does not warrant off-site 
improvements to Park Avenue NE. 
 
Comments also express concerns for the request for Alternative Street Standards. As 
described in the written findings, Park Avenue NE has a block length that exceeds the 
maximum allowed under SRC Chapter 803. An Alternative Street Standard is approved in 
order to not require a public street to be stubbed through the property to the west. Due to the 
in-fill nature of the subdivision, there would not be adequate space to provide six lots and a 
public street through the site. Staff finds that the approval criteria for an Alternative Street 
Standard for street connectivity have been met. No Alternative Street Standards have been 
requested for the improvement width of Park Avenue NE.  
 
4) Comments received express concerns for how stormwater runoff from the site will be 

managed. Comments received also express concerns for the construction and continued 
maintenance of the rain garden which is required to manage stormwater. Comments 
received also expressed concerns for safety around the rain garden. 

 
Staff Response: All subdivisions are required to meet stormwater standards established in 
SRC Chapter 71 – Stormwater and the PWDS Appendix 004 – Stormwater System. As part of 
the required submittal items, the applicant has provided a preliminary stormwater management 
report that demonstrates the proposal utilizes green stormwater infrastructure to the maximum 
extent feasible. As identified in the conditions of approval, the applicant is required to provide a 
final stormwater report that demonstrates the proposal for stormwater management is in 
general compliance with the stormwater management standards. 
 
The applicant’s preliminary stormwater management report demonstrates the facility is 
proposed to detain stormwater and then dispose of all stormwater through infiltration. The 
proposed rain garden does not discharge back into the City’s system as no public mains are 
available in Park Avenue NE. The stormwater code and design standards prioritize detention 
of water and infiltration when feasible to control runoff. The applicant’s geotechnical 
investigation, included within the preliminary stormwater management report, generally 
supports this, although additional testing is required with the final stormwater report to confirm 
depth of groundwater. The subdivision will be conditioned to comply with SRC Chapter 71 and 
the PWDS to ensure the final constructed facility meets the City’s standards. 
 
The proposed rain garden will be a privately owned and maintained stormwater facility. The 
PWDS require a Private Stormwater Facility Maintenance Agreement to be recorded against 
the property, so the collective property owners would be required to ensure continued 
maintenance of the facility (PWDS - Section 4.2(s)). 
 
In terms of the concerns for safety around the proposed rain garden, the rain garden will be 
located on private property and will not be accessible to the general public from the public 
right-of-way. According to the preliminary grading & drainage plan, the top of the rain garden is 
at the 195-foot elevation and the bottom is at 192.46-feet, the rain garden will be approximately 
3-feet in depth and will be vegetated. The slope to the bottom of the pond is a gradual 30-
percent slope from the top of the pond to the bottom of the pond. The PWDS do not require 
fencing around private stormwater facilities. However, there are Building and Safety standards 
for fall protections in certain circumstances. The Building & Safety Division has indicated that 
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because there are no structures or walking paths adjacent to the proposed rain garden that no 
fall protection would be required. 
 
5) Comments received express concerns that the proposed subdivision will not improve the 

livability or appearance of the surrounding area. 
 
Staff Response: Proposed lots within the subdivision range from approximately 4,000 square 
feet to approximately 6,696 square feet in size, which is consistent with the minimum lot size 
requirement of 4,000 square feet. Their size and layout are consistent with the expected 
development pattern of properties in the “Single Family Residential” Comprehensive Plan Map 
designation and RS (Single Family Residential) zone. There is no approval criterion or 
development standards in the zoning code that require the applicant to address livability of the 
subdivision, or which requires residential lots to resemble adjacent existing developments. 
 
6) Comments received express concerns regarding adequate fire protection and emergency 

vehicle access to the site. 
 
Staff Response: Fire Department access and water supply will be required per the Oregon 
Fire Code at the time of development. The Salem Fire Department has reviewed the 
subdivision request and commented that it appears the fire hydrant across the street will 
comply with Oregon Fire Code requirements, however, a final determination will be made at 
the time of development. 
 
Salem Fire Department has also reviewed the flag lot accessway for compliance with Oregon 
Fire Code requirements, a turnaround is required if the fire department access road exceeds 
150 feet. Fire department access may stop 150 feet from the building. These dimensions may 
be modified per Oregon Fire Code 503.1 or 503.2. Final fire department comments related to 
fire department access and fire department water supply will be made at the time of building  
permit plan review based on the final building design that is submitted. 
 
7) Comments received express objections to the Adjustment request to increase the number 

of flag lots allowed for this subdivision. 
 
Staff Response: Staff findings for the Adjustment requested by the applicant to increase the 
number of flag lots for this subdivision are included in Section 9 of this report. 
 
Homeowners Association 
 
The subject property is not located within a Homeowners Association. 
 
8. ANALYSIS OF TENTATIVE SUBDIVISION PLAN APPROVAL CRITERIA 

 
SRC Chapter 205.010(d) sets forth the following criteria that must be met before approval can 
be granted to a tentative subdivision plan. The following subsections are organized with 
approval criteria shown in bold italic, followed by findings of fact evaluating the proposal for 
conformance with the criteria. Lack of compliance with the following approval criteria is 
grounds for denial of the tentative plan or for the issuance of conditions of approval to satisfy 
the criteria.  
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SRC 205.010(d)(1): The tentative subdivision plan complies with the standards of this 
chapter and with all applicable provisions of the UDC, including, but not limited to, the 
following: 
(A) Lot standards, including, but not limited to, standards for lot area, lot width and 

depth, lot frontage and designation of front and rear lot lines.  
(B) City infrastructure standards.  
(C) Any special development standards, including, but not limited to, floodplain 

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

 
Finding: The Salem Revised Code (SRC), which includes the Unified Development Code 
(UDC), implements the Salem Area Comprehensive Plan land use goals, and governs 
development of property within the city limits. The subject property is zoned RS (Single Family 
Residential). 
 
The proposed tentative subdivision plan, as conditioned, complies with the applicable 
standards of the RS zone and all other applicable provisions of the UDC, as required by this 
approval criterion, as follows: 
 
SRC Chapter 205 (Land Division and Reconfiguration)  
 
The intent of SRC Chapter 205 is to provide for orderly land development through the 
application of appropriate standards and regulations. The subdivision process reviews 
development for compliance with City standards and requirements contained in the UDC, 
Salem Transportation System Plan (TSP), and the Water, Sewer, and Storm Drain System 
Master Plans. 
 
SRC Chapter 511 RS (Single Family Residential) zone 
 
The subject property is zoned RS (Single Family Residential). Development within the RS 
zone must meet the applicable standards included under SRC Chapter 511. The standards of 
the RS zone that are applicable to the proposed subdivision are as follows: 
 
▪ Lot Standards: 

 
Lot size and dimension standards within the RS zone are established under SRC 
511.010(b), Table 511-2. A summary of the lot size and dimension standards applicable to 
residential uses within the RS zone is provided in the following table: 

 

RS Zone Residential Use Lot Standards 

Lot Area 

Min. 1,500 sq. ft. Applicable to townhouses 

Min. 4,000 sq. ft. Applicable to all other single family 

Min. 4,000 sq. ft. Applicable to two family uses 

Min. 5,000 sq. ft. Applicable to three family uses 

Min. 7,000 sq. ft. Applicable to four family uses and cottage clusters 

Lot Width Min. 20 ft. Applicable to townhouses 
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RS Zone Residential Use Lot Standards 

Min. 40 ft. Applicable to all other uses 

Lot Depth 

Min. 70 ft. Applicable to single family and two family 

Min. 80 ft. 
Applicable to three family uses, four family uses, 
and cottage clusters. 

Min. 120 ft. 
Applicable to double frontage lots (lots with front 
and rear lots lines abutting a street). 

Max. 300% of 
average lot width 

 

Street 
Frontage 

Min. 20 ft. Applicable to townhouses 

Min. 40 ft. Applicable to all other uses 

Min. 30 ft. 

Applicable to lots fronting on the turnaround of a 
cul-de-sac street or the outside curve of a curved 
street having a radius of 200 feet or less and a 
direction change of 60 degrees or more. 
In no case shall the lot width be less than 40 ft. at 
the front building setback line. 

 
As shown on the tentative subdivision plan, the lot sizes of the proposed 6 lots for 
residential development range from approximately 4,006 square feet to 6,761 square feet. 
Each of the proposed lots has a width of 40 feet or greater and a lot depth that is 70 feet or 
greater. Proposed lot 1 is approximately 4,006 square feet in size with frontage on Park 
Avenue NE and is suitable in area and dimensions for development of a one- or two-family 
use. Proposed lots 2-5 are flag lots, the tentative plan indicates that will each contain one 
single family dwelling, for a total of four single family dwellings served by the flag lot 
accessway. Proposed lot 6 contains an existing single-family dwelling. All of the proposed 
lots within the subdivision are in compliance with the minimum lot area, lot dimension, and 
street frontage standards of the RS zone and are of sufficient size and dimension to permit 
future development of uses allowed within the zone. 
 

▪ Setbacks: 
 

Setbacks for buildings and accessory structures within the RS zone are established under 
SRC 511.010(d), Table 511-3. A summary of the required setbacks for residential within the 
RS zone is provided in the table below. 

 

RS Zone Setbacks 

Abutting Street 
Min. 12 ft. Applicable along local streets. 

Min. 20 ft. Applicable along collector or arterial streets.  

Interior Front Min. 12 ft.  

Interior Side Min. 5 ft. 
Applicable to new buildings, other than zero 
side yard dwellings and townhouses. 

Interior Rear Min. 14 ft. 
Applicable to any portion of a building not more 
than one-story in height. 
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RS Zone Setbacks 

Min. 20 ft. 
Applicable to any portion of a building greater 
than one-story in height. 

 
Garage Setback: In addition to the setbacks identified above, SRC 806.025(b) requires 
garages facing a street or flag lot accessway to be setback a minimum of 20 feet in order to 
accommodate a driveway and enough space for vehicles to park on the driveway without 
projecting into the street right-of-way or flag lot accessway. 
 
The setback requirements of the RS zone apply to future development on each of the 
individual proposed lots. Because the proposal includes only the subdivision of the land to 
create lots, and no buildings or specific development is proposed for any of the lots at this 
time, the setback requirements are not generally reviewed at this time. Future development 
of the proposed lots will be reviewed for conformance with setback requirements at the time 
of building permit. 

 
SRC Chapter 800 (General Development Standards) 

 
▪ Designation of Lot Lines. 

 
SRC 800.020 establishes standards for the designation of front, side, and rear lot lines for 
interior lots, corner lots, double frontage lots, flag lots, and all other lots.  
 
For lots that have frontage on a street, other than corner lots and double frontage lots, the 
front lot line shall be the property line abutting the street. Proposed lots 1 and 6 have 
frontage on Park Avenue NE, the front lot line for these lots shall be the property line 
abutting the street. 
 
None of the proposed lots are corner lots or double frontage lots. 
 
For flag lots, the front property line shall be the outside property line that is an extension of 
the flag lot accessway or the property line separating the flag portion of the lot from the lot 
between it and the street from which access is provided to the flag lot, unless the Planning 
Administrator otherwise directs, in which case the front lot line shall be set forth in the 
conditions of approval for the tentative plan. Proposed lots 2-5 are flag lots, the front lot line 
for each of the proposed flag lots shall be the eastern property line which is the property 
line separating the flag portion of the lot from the lot between it and the street from which 
access is provided. 
 

▪ Flag Lots. 
 
SRC 800.025 establishes standards for flag lots and the flag lot accessways that serve 
them, and SRC 800.025(c), Table 800-1 limits the maximum length for a flag lot accessway 
serving 3-4 residential lots, to no more than 400 feet in length. In addition, the minimum 
easement width is 25 feet, and the minimum paved width is 20 feet.  
 
The site plan indicates that the accessway length is approximately 195 feet, less than the 
maximum allowance. 
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The proposed easement width is 25 feet, in compliance with the minimum standard. Paved 
width for the accessway is not indicated on the plans, but will be verified at the time of 
development review for conformance with minimum width. 
 
The proposed subdivision includes four flag lots, proposed Lots 2-5, SRC 800.025(c)(1) 
provides that for residential lots created after November 28, 2022, a maximum of four 
residential units may be served by a flag lot accessway. The tentative plan indicates that 
one single family dwelling is proposed for each of the flag lots, for a total of four units 
served by the flag lot accessway. 
 
SRC 800.025(d) provides that parking shall be prohibited on flag lot accessways. No 
parking signs shall be posted and maintained on both sides of the accessway. The signs 
shall read "NO PARKING"; provided, however, where parking is prohibited because of a 
fire lane, the signs shall read "NO PARKING - FIRE LANE" and shall be installed in 
accordance with Salem Fire Prevention Code standards. 
 
SRC 800.025(e) provides that within a subdivision, up to 15 percent of the lots may be flag 
lots. Flag lot is defined as a lot that is set back from the street at the rear or at the side of 
another lot, with vehicular access to the street provided by a flag lot accessway. Six lots 
total are proposed for this subdivision with four of the proposed lots, or 66 percent, 
proposed to be a flag lots which exceeds the maximum allowance in SRC 800.025(e). The 
applicant has requested an Adjustment to increase the maximum percentage of flag lots 
allowed within a subdivision, findings are included in Section 9 of this report. 
 

City Infrastructure Standards (SRC Chapters 71, 802, and 803)  
 
The Development Services Division reviewed the proposal for compliance with the City’s public 
facility plans pertaining to provision of streets, water, sewer, and storm drainage facilities and 
determined that the proposed subdivision, with recommended conditions of approval, conforms 
to the requirements of SRC Chapter 71 (Stormwater), SRC Chapter 802 (Public 
Improvements), SRC Chapter 803 (Streets and Right-of-Way Improvements), and the Public 
Works Design Standards (PWDS). While SRC Chapter 205 does not require submission of 
public construction plans for City infrastructure prior to tentative subdivision plan approval, it is 
the responsibility of the applicant to design and construct required City infrastructure to serve 
the proposed development prior to final plat approval without impeding service to the 
surrounding area. 
 
A summary of the existing and required City infrastructure improvements are as follows: 
 
SRC Chapter 71 (Stormwater): The subdivision is subject to the requirements in SRC Chapter 
71 and the Public Works Design Standards relating to green stormwater infrastructure for 
treatment and detention of stormwater generated by the proposed subdivision. The applicant 
submitted a preliminary stormwater management report which demonstrates the use of green 
stormwater infrastructure to the maximum extent feasible. 
 
SRC Chapter 601 (Floodplain Overlay Zone): Public Works staff has reviewed the Flood 
Insurance Study and Flood Insurance Rate Maps and has determined that no floodplain or 
floodway areas exist on the subject property. 
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SRC Chapter 802 (Public Improvements): SRC 802.015 requires development to be served by 
city utilities designed and constructed according to all applicable provisions of the Salem 
Revised Code and Public Works Design Standards (PWDS). Specifications for required public 
improvements are found in the comments provided by the Development Services Division 
(Attachment D). 
 
In summary, the Development Services Division indicates that water, sewer, and stormwater 
infrastructure is available within surrounding streets/areas and is available to serve the 
proposed development. 
 
The Development Services Division indicates that the subject property is currently served by 
the following existing water and sewer facilities: 
 
Water:  The subject property is located within the G-0 water service level. A 6-inch water 

main is located in Park Avenue NE. A 12-inch water transmission main is located 
in Park Avenue NE. 

 
Sewer:  A 30-inch sanitary sewer transmission main is located in Park Avenue NE. 
 
Storm:  There are no public stormwater mains in the vicinity of the property. 
 
As conditioned, the proposed subdivision conforms to the public improvement standards of 
SRC Chapter 802. 
 
SRC Chapter 803 (Street and Right-of-Way Improvements): The subject property has frontage 
on Park Avenue NE.  
 
Park Avenue NE is designated as a local street in the Salem Transportation System Plan 
(TSP). The standard for this classification of street is a 30-foot-wide improvement within a 60-
foot-wide right-of-way. Park Avenue NE currently has an approximate 28-foot-wide 
improvement within a 50-foot-wide right-of-way abutting the subject property. 
 
SRC 803.030 and SRC 803.035(a) establish street spacing and connectivity requirements for 
the development of streets throughout the City. Pursuant to these requirements, street 
connections are generally required to be provided to existing streets and abutting undeveloped 
property at an interval of no greater than 600 feet unless special conditions, such as existing 
physical conditions or existing development on adjacent land, preclude streets from meeting 
spacing requirements or where strict application of the street spacing requirements would 
result in a street network that is no more beneficial to vehicular, pedestrian, or bicycle traffic 
that the proposed street network. Park Avenue NE currently has a block length approximately 
1,500 feet in length, exceeding the maximum block length allowance. The street connectivity 
and block length requirements of SRC Chapter 803 require a local street be constructed mid-
block, in the approximate location of the subject property. 
 
Due to the surrounding development and infill nature of the proposal, there is not adequate 
room for a street through the development site. Pursuant to SRC 803.065(a)(1), an Alternative 
Street Standard is granted to allow Park Avenue NE to retain its existing block length and the 
development is not required to dedicate a public street through the subject property. 
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SRC 804 (Driveway Approach Development Standards): The applicant’s preliminary plans 
show a driveway approach serving proposed lot 6 which does not meet SRC Chapter 804 for 
width or the PWDS for surfacing material. Specifically, the paved approach is shown to be less 
than 10-feet with additional gravel shoulders on each side. PWDS Plans for driveway 
approaches requires a hard surface approach. As a condition of approval, the applicant shall 
reconstruct the driveway approach serving lot 6 to meet the PWDS and minimum width 
standards established in SRC Chapter 804.  
 
Condition 1:  Prior to final plat approval or delayed pursuant to an improvement agreement 

per SRC 205.035(c)(7)(B), the applicant shall reconstruct the driveway 
approach serving the existing dwelling on lot 6 to meet current PWDS and 
minimum width standards established in SRC Chapter 804. 

 
SRC Chapter 808 (Preservation of Trees and Vegetation): The City’s tree preservation 
ordinance protects Heritage Trees, Significant Trees (including Oregon White Oaks with 
diameter-at-breast-height of 20 inches or greater, or any other tree with a dbh of 30 inches or 
greater, but excluding Tree of Heaven, Empress Tree, Black Cottonwood, and Black Locust), 
trees and native vegetation in riparian corridors, and trees on lots and parcels greater than 
20,000 square feet. 
 
In addition, SRC 808.035(a) requires a Tree Conservation Plan for any development proposal 
involving the creation of lots or parcels to be used for single family uses, two family uses, three 
family uses, four family uses, or cottage clusters. Tree conservation plans are required to 
preserve all heritage trees, significant trees, trees and native vegetation within riparian 
corridors, and a minimum of 30 percent of the remaining trees on the property. A Tree 
Conservation Plan (24-108072-PLN) was submitted in conjunction with the subdivision 
tentative plan identifying a total of seven trees on the subject property, including one significant 
tree, a cedar that is 42” in diameter. Four of the trees, including the significant tree, are 
proposed for removal, and three will be retained for a preservation rate of 42 percent. 
 
Significant trees may be removed provided there are no reasonable design alternatives, as 
listed in SRC 808.035(d)(2). The applicant has provided written findings and conceptual plans 
indicating no other reasonable design alternatives are available that could preserve the 42” 
cedar tree, removal of this significant tree is needed in order to adequately serve the proposed 
lots with access and utilities; therefore, meeting the reasonable alternatives analysis. In 
addition, removal of the tree is required to achieve a dwelling unit density for the site that 
exceeds the minimum 5.5 dwellings per acre; therefore, meeting the requirement of SRC 
808.035(d)(2)(D). 
 
SRC 808.035(d)(1)(D): Not less than 30 percent of all trees located on the property are 
designated for preservation, unless there are no reasonable design alternatives that would 
enable preservation of such trees. 
 
There are seven trees on the subject property, a maximum of four trees (7 x 0.7 = 4.9) may be 
removed in order to comply with the tree preservation requirements of SRC 808.035(d)(1)(D). 
The proposed development results in the removal of four trees, and preservation of three 
trees, exceeding the minimum 30-percent preservation standard, mitigation pursuant to SRC 
808.035(e) is not required. 
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808.046 - Protection measures during construction  
 
Pursuant to SRC 808.046, any trees or native vegetation required to be preserved or protected 
under the Unified Development Code (UDC) shall be protected during construction with the 
installation of an above ground silt fence which shall encompass 100 percent of the critical root 
zone of the tree or the perimeter of the native vegetation; within the area protected by the 
above ground silt fence, the tree’s trunk, roots, branches, and soil shall be protected to ensure 
the health and stability of the tree; and there shall be no grading, placement of fill, storage of 
building materials, or parking of vehicles.  
 
Notwithstanding SRC 808.046(a)(2), up to a maximum of 30 percent of the critical root zone of 
a tree may be disturbed in order to accommodate development of the property when a report 
from an arborist is submitted documenting that such disturbance will not compromise the long-
term health and stability of the tree and all recommendations included in the report to minimize 
any impacts to the tree are followed. Fences, patios, landscaping and irrigation, and accessory 
and similar structures that do not require a building permit, may be placed or constructed 
within the critical root zone of a tree. Protection measures are required to remain until issuance 
of notice of final completion for dwelling unit(s) on the lot, or issuance of certificate of 
occupancy in all other cases. 
 
Final tree protection requirements for development of the property will be identified in the 
associated Tree Conservation Plan. 
 
SRC Chapter 809 (Wetlands): Grading and construction activities within wetlands are 
regulated by the Oregon Department of State Lands (DSL) and US Army Corps of Engineers. 
State and Federal wetlands laws are also administered by the DSL and Army Corps, and 
potential impacts to jurisdictional wetlands are addressed through application and enforcement 
of appropriate mitigation measures. SRC Chapter 809 establishes requirements for notification 
of DSL when an application for development is received in an area designated as a wetland on 
the official wetlands map. 
 
According to the Salem-Keizer Local Wetland Inventory, there are no wetland channels and/or 
hydric soils mapped on the property. 
 
SRC Chapter 810 (Landslide Hazards): The City’s landslide hazard ordinance (SRC Chapter 
810) establishes standards and requirements for the development of land within areas of 
identified landslide hazard susceptibility. 
 
According to the City’s adopted landslide hazard susceptibility maps and SRC Chapter 810 
(Landslide Hazards), there are no mapped landslide hazard areas on the subject property. The 
proposed activity of a subdivision adds 3 activity points to the proposal, which results in a total 
of 3 points indicating that the proposed development is classified as a low landslide risk, a 
geological assessment is not required. 
 
SRC 205.010(d)(2): The tentative subdivision plan does not impede the future use or 
development of the property or adjacent land. 
 
Finding: The proposed subdivision divides the entire 0.82-acre property into six lots for 
residential development. A private rain garden and green stormwater facility is proposed at the 
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western portion of the property to the rear of the site, the facility is located on Lots 3 and 4. The 
proposed lots within the subdivision are of sufficient size and dimension to permit future 
development of uses allowed within the RS (Single Family Residential) zone, as provided in 
Chapter 511, without impeding the future use or development of the property. 
 
The proposed subdivision similarly does not impede the use or development of adjacent land. 
Abutting property to the north, west, and south is developed with existing single family 
residential uses. As shown on the tentative plan, the subdivision provides for internal 
connectivity via a flag lot accessway. Due to the surrounding development and infill nature of 
the proposal, there is not adequate room for a street through the development site to connect 
to abutting properties. This approval criterion is met. 
 
SRC 205.010(d)(3): Development within the tentative subdivision plan can be adequately 
served by City infrastructure. 
 
Finding: Public water and sanitary sewer infrastructure are available along the perimeter of 
the site and appear to be adequate to serve the property as shown on the applicant’s tentative 
plan. Private water and sanitary sewer services shall be constructed to serve each lot. 
Construction of facilities in the right-of-way is required prior to final plat except as authorized in 
an improvement agreement per SRC 205.035(c)(7)(B). All public and private City infrastructure 
proposed to be located in the public right-of-way shall be constructed or secured per SRC 
205.035(c)(7)(B) prior to final plat approval. Any easements needed to serve the proposed 
parcels with City infrastructure shall be shown on the final plat. 
 
Condition 2: All necessary (existing and proposed) access and utility easements must be 

shown and recorded on the final plat. 
 
Condition 3: Obtain permits for installation of water services to serve all proposed lots prior 

to final plat or delayed pursuant to improvement agreement per SRC 
205.035(c)(7)(B). 
 

Condition 4: Construct sewer services in the public right-of-way to serve all proposed lots 
prior to final plat or delayed pursuant to improvement agreement per SRC 
205.035(c)(7)(B). 

 
Stormwater Management – The subdivision is subject to the requirements in SRC Chapter 71 
and the Public Works Design Standards relating to green stormwater infrastructure for 
treatment and detention of stormwater generated by the proposed subdivision. The applicant 
submitted a preliminary stormwater management report which demonstrates the use of green 
stormwater infrastructure to the maximum extent feasible. There are no public stormwater 
mains in the vicinity of the subject property. As such, the applicant submitted a preliminary 
stormwater design that demonstrates the system is proposed to detain and infiltrate 
stormwater onsite. Prior to final plat approval, the applicant shall submit a tentative stormwater 
design to demonstrate the proposed parcels can meet the PWDS. For a tentative stormwater 
design, the applicant shall submit infiltration test results, the Simplified Method Form or 
Engineering Method Report as applicable, and a preliminary site plan showing the building 
envelope and tentative location of stormwater facilities. In addition, the applicant shall 
construct the proposed stormwater facilities pursuant to SRC Chapter 71 and the Public Works 
Design Standards to accommodate the new impervious surfaces on the subject property.  
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Condition 5:  Provide an engineered stormwater design pursuant to SRC 71 and PWDS to 
accommodate new impervious surfaces in rights-of-way and future 
impervious surfaces on all proposed lots prior to final plat or delayed pursuant 
to improvement agreement per SRC 205.035(c)(7)(B). 
 

Condition 6:  Construct stormwater facilities pursuant to SRC 71 and PWDS to 
accommodate new impervious surfaces in rights-of-way and future 
impervious surfaces on all proposed lots prior to final plat or delayed pursuant 
to improvement agreement per SRC 205.035(c)(7)(B). 

 
SRC 205.020(d)(4): The street system in and adjacent to the tentative subdivision plan 
conforms to the Salem Transportation System Plan.  
 
Finding: Park Avenue NE abuts the subject property and is classified as a local street 
according to the Salem Transportation System Plan (TSP). Park Avenue NE does not meet the 
minimum right-of-way width or improvement width standards for a local street according to the 
Salem TSP or Chapter SRC 803. The TSP identifies Park Avenue NE as part of the “on-street 
bike network”. Therefore, Park Avenue NE will have an overall improvement width of 34-feet to 
accommodate the on-street bike lanes and a 17-foot half-street width improvement abutting 
the subject property. The overall improvement width will include two 11-foot vehicle travel 
lanes and two 6-foot bike lanes. Pursuant to SRC 803.035(m), the applicant shall provide 
additional pavement widening for the bicycle facility identified in the Salem TSP as part of the 
required half-street improvement. Along the property frontage, the applicant shall construct a 
17-foot-wide half-street improvement and dedicate a 30-foot half-width right-of-way. The half-
street improvement will include a 17-foot travel lane; curbs; a 6-foot planter strip; and 5-foot 
property line sidewalk.  
 
Condition 7: Convey land for dedication to equal a half-width right-of-way of 30-feet on the 

development side Park Avenue NE. 
 
Condition 8: Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), construct a half-street improvement along the frontage of 
Park Avenue NE as specified in the City Street Design Standards and 
consistent with the provisions of SRC Chapter 803. The half-street 
improvement shall include a 17-foot travel lane; curb; a six-foot planter strip; a 
five-foot property line sidewalk; and streetlights. 

 
The applicant’s site plan shows no new internal streets to be constructed within the subdivision 
and requests an Alternative Street Standard for block length along Park Avenue NE. Pursuant 
to SRC 803.030(a), the maximum block length is 600-feet. Park Avenue NE has a block length 
of approximately 1,500-feet. Due to the surrounding development and infill nature of the 
proposal, there is not adequate room for a street through the development site. Pursuant to 
SRC 803.065(a)(1), an Alternative Street Standard is granted to allow Park Avenue NE to 
retain it’s existing block length and the development is not required to dedicate a public street 
through the subject property. 
 
Pursuant to SRC 86.015(e), anyone undertaking development along public streets shall plant 
new street trees to the maximum extent feasible. As part of the required boundary street 
improvements, a planter strip will be constructed along Park Avenue NE. As such, as a 
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condition of approval, the applicant shall provide street trees along Park Avenue NE. The 
street trees will be planted in conjunction with the required boundary street improvement. 
 
Condition 9: Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), install street trees to the maximum extent feasible along 
Park Avenue NE. The required street trees shall be planted in conjunction 
with the required half-street improvement. 

 
A 10-foot-wide public utility easement is required along the street frontage of Park Avenue NE 
pursuant to SRC 803.035(n). 
 
Condition 10: Dedicate a 10-foot public utility easement along the street frontage of Park 

Avenue NE. 
 
SRC 205.010(d)(5): The street system in and adjacent to the tentative subdivision plan is 
designed so as to provide for the safe, orderly, and efficient circulation of traffic into, 
through, and out of the subdivision. 
 
Finding: Access to the proposed subdivision will be provided by Park Avenue NE an existing 
public street that abuts the property. Park Avenue NE is designated as a local street in the 
Salem TSP, as indicated in the findings above, dedication of right-of-way and improvements 
along the property frontage will be required, including construction of a 17-foot-wide half-street 
improvement and dedicate a 30-foot half-width right-of-way. The half-street improvement will 
include a 17-foot travel lane; curbs; a 6-foot planter strip; and 5-foot property line sidewalk. 
 
As shown on the tentative subdivision plan, an internal private flag lot accessway is extended 
through the site to provide safe and convenient access to the proposed lots within the 
subdivision. These required improvements will ensure that the street system in and adjacent to 
the subdivision will provide for the safe, orderly, and efficient circulation of traffic to and from 
the subdivision. This criterion is met. 
 
SRC 205.010(d)(6): The tentative subdivision plan provides safe and convenient bicycle 
and pedestrian access from within the subdivision to adjacent residential areas and 
transit stops, and to neighborhood activity centers within one-half mile of the 
development. For purposes of this criterion, neighborhood activity centers include, but 
are not limited to, existing or planned schools, parks, shopping areas, transit stops, or 
employment centers. 
 
Finding: The subject property is served by Engelwood Park, which is a developed park site 
located southwest of, and within a half-mile of, the subject property. Access to the park is 
available through the existing transportation system, which is underimproved for pedestrian 
and bike access in the area; however, provides vehicle transportation to the park. As described 
in the conditions of approval, pedestrian and bicycle improvements are required along the 
frontage of the development; however, are not required to be provided off-site based on the 
clear and objective standards in SRC Chapter 803- Street and Right-of-way Improvements. 
The proposal involves a 6-lot subdivision and does not require a Traffic Impact Analysis or 
Urban Growth Preliminary Declaration which would evaluate off-site improvements for the 
development; therefore, no additional off-site improvements are required. 
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SRC 205.010(d)(7): The tentative subdivision plan mitigates impacts to the 
transportation system consistent with the approved traffic impact analysis, where 
applicable.  
 
Finding: The proposed 6-lot subdivision generates less than 200 average daily vehicle trips to 
the local street system. Therefore, a TIA is not required as part of the proposed subdivision 
submittal. 
 
SRC 205.010(d)(8): The tentative subdivision plan takes into account the topography 
and vegetation of the site so the need for variances is minimized to the greatest extent 
practicable.  
 
Finding: The proposed subdivision has been reviewed to ensure that adequate measures 
have been planned to alleviate natural or fabricated hazards and limitations to development, 
including topography and vegetation of the site.  
 
As described in findings above, the lot configuration established by the proposed subdivision 
meet applicable development standards; and the configuration of the proposed internal 
accessway and residential lots makes logical use of the developable land. No existing 
conditions of topography or vegetation have been identified on the site which would 
necessitate further adjustments during future development of the property. The proposed 
layout allows for reasonable development of all lots within the subdivision without any 
anticipated variances from the UDC. This approval criterion is met. 
 
SRC 205.010(d)(9): The tentative subdivision plan takes into account the topography 
and vegetation of the site, such that the least disruption of the site, topography, and 
vegetation will result from the reasonable development of the lots. 
 
Finding: As explained in the findings establishing conformance with SRC 205.010(d)(8) 
above, the tentative subdivision plan configures lots and the shared flag lot accessway to allow 
residential development of the site while minimizing disruptions to the site. The applicant has 
demonstrated compliance with the tree preservation requirements of Chapter 808 and will 
preserve more than 30 percent of the trees on the subject property. The proposed lots are also 
of sufficient size and dimension to permit future development of uses allowed within the zone. 
This approval criterion is met. 
 
SRC 205.010(d)(10): When the tentative subdivision plan requires an Urban Growth 
Preliminary Declaration under SRC chapter 200, the tentative subdivision plan is 
designed in a manner that ensures that the conditions requiring the construction of on-
site infrastructure in the Urban Growth Preliminary Declaration will occur, and, if off-site 
improvements are required in the Urban Growth Preliminary Declaration, construction 
of any off-site improvements is assured. 
 
Finding: The subject property is located inside the Urban Service Area and adequate facilities 
are available. No Urban Growth Area permit is required. 
 
9. ANALYSIS OF CLASS 2 ADJUSTMENT APPROVAL CRITERIA 
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Salem Revised Code (SRC) 250.005(d)(2) provides that an application for a Class 2 
Adjustment shall be granted if the following criteria are met. The following subsections are 
organized with approval criteria shown in bold italic, followed by findings of fact upon which 
the decision is based. Lack of compliance with the following criteria is grounds for denial or for 
the issuance of conditions of approval to satisfy the criteria. 
 
SRC 250.005(d)(2)(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 applicant is requesting a Class 2 Adjustment to increase the maximum 
percentage of flag lots allowed in a subdivision from 15% per SRC 800.025(e), to 66%. 
 
Flag lot is defined in SRC Chapter 111 as a lot that is set back from the street at the rear or at 
the side of another lot, with vehicular access to the street provided by a flag lot accessway. 
The proposed tentative subdivision results in the creation of a total of six lots, Lots 2-5 are set 
back from Park Avenue NE and take vehicle access to the street from a flag lot accessway, 
and therefore, meet the definition of flag lot. Proposed Lots 1 and 6 have frontage on Park 
Avenue NE with direct vehicle access to Park Avenue NE provided by driveways, these are not 
flag lots. 
 
The purpose of the standard is primarily intended to promote connectivity within large 
subdivisions by limiting the number of flag lots created that are served by flag lot accessways. 
In this case, the applicant indicates that the purpose of the limitation is not applicable in this 
case due to the small size of the property and infill nature of the development. Allowing the 
proposed lot configuration maximizes the dwelling unit density for the property and decreases 
the number of individual driveway accesses onto Park Avenue NE, equally or better meeting 
the intent of the standard. 
 
Any future development, beyond what is shown in the proposed plans, shall conform to all 
applicable development standards of the UDC, unless adjusted through a future land use 
action. 
 
Condition 11: The adjusted development standards, as approved in this zoning adjustment, 

shall only apply to the specific development proposal shown in the attached 
site plan. Any future development, beyond what is shown in the attached site 
plan, shall conform to all applicable development requirements, unless 
adjusted through a future land use action. 

 
SRC 250.005(d)(2)(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 located within the RS (Single Family Residential) zone; the 
requested adjustment allows for the reasonable division and development of land. No further 
adjustments or variances to development standards, such as setbacks or lot coverage, are 
needed to further develop the subject property. The requested adjustment does not 
unreasonably impact the livability or appearance of existing or potential uses in the 
surrounding area, and is therefore in compliance with this approval criterion. 
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SRC 250.005(d)(2)(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. 
 
Finding: Only one adjustment has been requested, therefore this approval criterion is not 
applicable. 
 
10. Conclusion 
 
Based upon review of SRC 205.010(d) and 250.005(d)(2), the findings contained under 
Sections 8-9 above, and the comments described, the Tentative Subdivision and Class 2 
Adjustment comply with the requirements for an affirmative decision. Approval will not 
adversely affect the safe and healthful development and access to any adjoining lands. 
 

IT IS HEREBY ORDERED 
 

That Tentative Subdivision and Class 2 Adjustment Case No. SUB-ADJ24-04, for property 
located at the 1800 Block of Park Avenue NE, is hereby APPROVED subject to the applicable 
standards of the Salem Revised Code, the findings contained herein, requirements of 
development, and the conditions of approval listed below, which must be completed prior to 
final plat approval, unless otherwise indicated: 
 
Condition 1:  Prior to final plat approval or delayed pursuant to an improvement agreement 

per SRC 205.035(c)(7)(B), the applicant shall reconstruct the driveway 
approach serving the existing dwelling on lot 6 to meet current PWDS and 
minimum width standards established in SRC Chapter 804. 

 
Condition 2: All necessary (existing and proposed) access and utility easements must be 

shown and recorded on the final plat. 
 
Condition 3: Obtain permits for installation of water services to serve all proposed lots prior 

to final plat or delayed pursuant to improvement agreement per SRC 
205.035(c)(7)(B). 
 

Condition 4: Construct sewer services in the public right-of-way to serve all proposed lots 
prior to final plat or delayed pursuant to improvement agreement per SRC 
205.035(c)(7)(B). 

 
Condition 5:  Provide an engineered stormwater design pursuant to SRC 71 and PWDS to 

accommodate new impervious surfaces in rights-of-way and future 
impervious surfaces on all proposed lots prior to final plat or delayed pursuant 
to improvement agreement per SRC 205.035(c)(7)(B). 
 

Condition 6:  Construct stormwater facilities pursuant to SRC 71 and PWDS to 
accommodate new impervious surfaces in rights-of-way and future 
impervious surfaces on all proposed lots prior to final plat or delayed pursuant 
to improvement agreement per SRC 205.035(c)(7)(B). 
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Condition 7: Convey land for dedication to equal a half-width right-of-way of 30-feet on the 
development side Park Avenue NE. 

 
Condition 8: Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), construct a half-street improvement along the frontage of 
Park Avenue NE as specified in the City Street Design Standards and 
consistent with the provisions of SRC Chapter 803. The half-street 
improvement shall include a 17-foot travel lane; curb; a six-foot planter strip; a 
five-foot property line sidewalk; and streetlights. 

 
Condition 9: Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), install street trees to the maximum extent feasible along 
Park Avenue NE. The required street trees shall be planted in conjunction 
with the required half-street improvement. 

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

Avenue NE. 
 
Condition 11: The adjusted development standards, as approved in this zoning adjustment, 

shall only apply to the specific development proposal shown in the attached 
site plan. Any future development, beyond what is shown in the attached site 
plan, shall conform to all applicable development requirements, unless 
adjusted through a future land use action. 

 
 

 
        

 Aaron Panko, Planner III, on behalf of 
 Lisa Anderson-Ogilvie, AICP 
 Planning Administrator 
 
 
 
Attachments: A. Vicinity Map 

 B. Applicant’s Tentative Subdivision and Development Plans 
 C. Applicant’s Written Statement 
 D. Development Services Memo dated July 3, 2024 
 E. Salem Keizer Public Schools Memo dated May 28, 2024 
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TREE # SPECIES DBH SIGNIFICANT CRZ AREA

(S.F.)
DISTURBANCE

AREA (S.F.) % DISTRUBANCE STATUS

5319 YEW 8" NO 201 54 27 PROPOSED PRESERVED
5318 YEW 11" NO 380 53 14 PROPOSED PRESERVED
5317 YEW 10" NO 314 50 16 PROPOSED PRESERVED
5322 CEDAR (REMOVED) 24" NO 1809 1809 100 REMOVED
5323 CEDAR (REMOVED) 42" YES 5539 5539 100 REMOVED
5304 REDWOOD 32" YES 3215 901 28 PROPOSED PRESERVED
5361 CEDAR (STUMP) 22" NO 1520 1520 100 REMOVED
5362 CEDAR (STUMP) 13" NO 531 531 100 REMOVED
5365 YEW 6" NO 113 113 100 PROPOSED REMOVE

OFFSITE TREE SUMMARY
TREE # SPECIES DBH SIGNIFICANT CRZ AREA

(S.F.)
DISTURBANCE

AREA (S.F.) % DISTRUBANCE STATUS

5378 CEDAR 24" NO 1809 356 20 PROPOSED PRESERVED
5379 CEDAR 10" NO 314 22 7 PROPOSED PRESERVED
5380 CEDAR 15" NO 707 144 20 PROPOSED PRESERVED
5381 CEDAR 5" NO 79 0 0 PROPOSED PRESERVED
5382 CEDAR 22" NO 1520 452 30 PROPOSED PRESERVED
5383 CEDAR 22" NO 1520 443 29 PROPOSED PRESERVED
5384 CEDAR 10" NO 314 25 8 PROPOSED PRESERVED
5385 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5386 CEDAR 10" NO 314 16 5 PROPOSED PRESERVED
5387 CEDAR 21 NO 1385 386 28 PROPOSED PRESERVED
5388 DBL CEDAR 6" & 8" NO 154 0 0 PROPOSED PRESERVED
5389 CEDAR 8" NO 201 3 1 PROPOSED PRESERVED
5390 CEDAR 8" NO 201 2 1 PROPOSED PRESERVED
5391 CEDAR 30" YES 2123 371 17 PROPOSED PRESERVED
5392 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5393 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5294 DBL CEDAR 8" & 11" NO 314 58 18 PROPOSED PRESERVED
5394 CEDAR 14" NO 615 54 9 PROPOSED PRESERVED
5395 CEDAR 12" NO 452 101 22 PROPOSED PRESERVED
5396 CEDAR 18" NO 1017 274 27 PROPOSED PRESERVED
5397 CEDAR 22" NO 1520 440 29 PROPOSED PRESERVED
5398 CEDAR 31" YES 3018 639 21 PROPOSED PRESERVED
5399 CEDAR 17" NO 907 128 14 PROPOSED PRESERVED
5400 CEDAR 24" NO 1809 262 14 PROPOSED PRESERVED
5401 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5402 CEDAR 9" NO 254 1 0 PROPOSED PRESERVED
5403 CEDAR 13" NO 531 12 2 PROPOSED PRESERVED
5299 CEDAR 11" NO 380 0 0 PROPOSED PRESERVED
5300 CEDAR 17" NO 907 55 6 PROPOSED PRESERVED
5301 CEDAR 19" NO 1134 161 14 PROPOSED PRESERVED
5302 CEDAR 17" NO 907 138 15 PROPOSED PRESERVED
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PROJECT VERTICAL DATUM -- NGVD 29

ATTENTION: OREGON LAW REQUIRES YOU TO FOLLOW RULES ADOPTED BY THE OREGON UTILITY NOTIFICATION CENTER.
THOSE RULES ARE SET FORTH IN OAR 952-001-0010 THROUGH OAR 952-001-0090. YOU MAY OBTAIN COPIES OF THE RULES BY
CALLING THE CENTER. (NOTE: THE TELEPHONE NUMBER FOR THE OREGON UTILITY NOTIFICATION CENTER IS (503) 232-1987).

THE LOCATION AND DESCRIPTIONS OF EXISTING UTILITIES SHOWN ON THE DRAWINGS ARE COMPILED FROM AVAILABLE
RECORDS AND/OR FIELD SURVEYS. THE ENGINEER OR UTILITY COMPANIES DO NOT GUARANTEE THE ACCURACY OR THE
COMPLETENESS OF SUCH RECORDS. CONTRACTOR SHALL FIELD VERIFY LOCATIONS OF ALL EXISTING UTILITIES PRIOR TO
CONSTRUCTION.

ALL ELEVATIONS ARE SHOWN ON THE VERTICAL DATUM OF NGVD 29. THE VERTICAL BENCHMARK USED FOR ESTABLISHING
ELEVATIONS WAS A GPS STATIC OBSERVATION POST-PROCESSED USING OPUS AND THEN ADJUSTED DOWN 3.37' PER VERTCON,
THE NGS ONLINE APPLICATION. CONTRACTOR IS TO NOTIFY ENGINEER/SURVEYOR TWO WORKING DAYS PRIOR TO DISTURBING
EXISTING SURVEY MONUMENT(S). SURVEYOR IS TO RESTORE PER COUNTY SURVEYOR REQUIREMENTS AND ORS 209.150.

TREE LEGEND

EXISTING TREE TO BE
REMOVED

PROPERTY LINE

PROPERTY LINEPROPERTY LINE

PROPERTY LINE

PR
OP

ER
TY

 L
IN

E
PR

OP
ER

TY
 L

IN
E

PROPERTY LINE

RI
GH

T 
OF

 W
AY

RI
GH

T 
OF

 W
AY

PR
OP

ER
TY

 L
IN

E

EXISTING PUBLIC
SANITARY SEWER

EXISTING PUBLIC
WATER

EXISTING TREE SYMBOL

CRITICAL ROOT ZONE

NARRATIVE

TREES DESCRIBED IN TABLE ABOVE WITH NUMBERS OF 5322, 5323, 5361, 5362 & 5365 ARE TO BE REMOVED FOR THE PROPOSED
DEVELOPMENT PER SRC SEC.808.035(e).

· 5 (TREES DISTURBED)
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ONSITE TREE SUMMARY
TREE # SPECIES DBH SIGNIFICANT

CRZ AREA
(S.F.)

DISTURBANCE
AREA (S.F.) % DISTRUBANCE STATUS

5319 YEW 8" NO 201 54 27 PROPOSED PRESERVED
5318 YEW 11" NO 380 53 14 PROPOSED PRESERVED
5317 YEW 10" NO 314 50 16 PROPOSED PRESERVED
5322 CEDAR (REMOVED) 24" NO 1809 1809 100 REMOVED
5323 CEDAR (REMOVED) 42" YES 5539 5539 100 REMOVED
5304 REDWOOD 32" YES 3215 962 30 PROPOSED PRESERVED
5361 CEDAR (STUMP) 22" NO 1520 1520 100 REMOVED
5362 CEDAR (STUMP) 13" NO 531 531 100 REMOVED
5365 YEW 6" NO 113 113 100 PROPOSED REMOVE

OFFSITE TREE SUMMARY
TREE # SPECIES DBH SIGNIFICANT CRZ AREA

(S.F.)
DISTURBANCE

AREA (S.F.) % DISTRUBANCE STATUS

5378 CEDAR 24" NO 1809 356 20 PROPOSED PRESERVED
5379 CEDAR 10" NO 314 22 7 PROPOSED PRESERVED
5380 CEDAR 15" NO 707 144 20 PROPOSED PRESERVED
5381 CEDAR 5" NO 79 0 0 PROPOSED PRESERVED
5382 CEDAR 22" NO 1520 452 30 PROPOSED PRESERVED
5383 CEDAR 22" NO 1520 443 29 PROPOSED PRESERVED
5384 CEDAR 10" NO 314 25 8 PROPOSED PRESERVED
5385 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5386 CEDAR 10" NO 314 16 5 PROPOSED PRESERVED
5387 CEDAR 21 NO 1385 386 28 PROPOSED PRESERVED
5388 DBL CEDAR 6" & 8" NO 154 0 0 PROPOSED PRESERVED
5389 CEDAR 8" NO 201 3 1 PROPOSED PRESERVED
5390 CEDAR 8" NO 201 2 1 PROPOSED PRESERVED
5391 CEDAR 26" YES 2123 377 18 PROPOSED PRESERVED
5392 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5393 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5294 DBL CEDAR 8" & 11" NO 314 58 18 PROPOSED PRESERVED
5394 CEDAR 14" NO 615 54 9 PROPOSED PRESERVED
5395 CEDAR 12" NO 452 101 22 PROPOSED PRESERVED
5396 CEDAR 18" NO 1017 274 27 PROPOSED PRESERVED
5397 CEDAR 22" NO 1520 440 29 PROPOSED PRESERVED
5398 CEDAR 31" YES 3018 639 21 PROPOSED PRESERVED
5399 CEDAR 17" NO 907 128 14 PROPOSED PRESERVED
5400 CEDAR 24" NO 1809 262 14 PROPOSED PRESERVED
5401 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5402 CEDAR 9" NO 254 1 0 PROPOSED PRESERVED
5403 CEDAR 13" NO 531 12 2 PROPOSED PRESERVED
5299 CEDAR 11" NO 380 0 0 PROPOSED PRESERVED
5300 CEDAR 17" NO 907 55 6 PROPOSED PRESERVED
5301 CEDAR 19" NO 1134 161 14 PROPOSED PRESERVED
5302 CEDAR 17" NO 907 138 15 PROPOSED PRESERVED
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TREES DESCRIBED IN TABLE ABOVE WITH NUMBERS OF 5322, 5323, 5361, 5362 & 5365 ARE TO BE REMOVED FOR THE PROPOSED
DEVELOPMENT PER SRC SEC.808.035(e).

· 5 (TREES DISTURBED)
9 (TOTAL TREES)  = 0.55 (55%), WHICH IS LESS THAN 70%
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ONSITE TREE SUMMARY
TREE # SPECIES DBH SIGNIFICANT

CRZ AREA
(S.F.)

DISTURBANCE
AREA (S.F.) % DISTRUBANCE STATUS

5319 YEW 8" NO 201 54 27 PROPOSED PRESERVED
5318 YEW 11" NO 380 53 14 PROPOSED PRESERVED
5317 YEW 10" NO 314 50 16 PROPOSED PRESERVED
5322 CEDAR (REMOVED) 24" NO 1809 1809 100 REMOVED
5323 CEDAR (REMOVED) 42" YES 5539 5539 100 REMOVED
5304 REDWOOD 32" YES 3215 962 30 PROPOSED PRESERVED
5361 CEDAR (STUMP) 22" NO 1520 1520 100 REMOVED
5362 CEDAR (STUMP) 13" NO 531 531 100 REMOVED
5365 YEW 6" NO 113 113 100 PROPOSED REMOVE

OFFSITE TREE SUMMARY
TREE # SPECIES DBH SIGNIFICANT CRZ AREA

(S.F.)
DISTURBANCE

AREA (S.F.) % DISTRUBANCE STATUS

5378 CEDAR 24" NO 1809 356 20 PROPOSED PRESERVED
5379 CEDAR 10" NO 314 22 7 PROPOSED PRESERVED
5380 CEDAR 15" NO 707 144 20 PROPOSED PRESERVED
5381 CEDAR 5" NO 79 0 0 PROPOSED PRESERVED
5382 CEDAR 22" NO 1520 452 30 PROPOSED PRESERVED
5383 CEDAR 22" NO 1520 443 29 PROPOSED PRESERVED
5384 CEDAR 10" NO 314 25 8 PROPOSED PRESERVED
5385 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5386 CEDAR 10" NO 314 16 5 PROPOSED PRESERVED
5387 CEDAR 21 NO 1385 386 28 PROPOSED PRESERVED
5388 DBL CEDAR 6" & 8" NO 154 0 0 PROPOSED PRESERVED
5389 CEDAR 8" NO 201 3 1 PROPOSED PRESERVED
5390 CEDAR 8" NO 201 2 1 PROPOSED PRESERVED
5391 CEDAR 26" YES 2123 377 18 PROPOSED PRESERVED
5392 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5393 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5294 DBL CEDAR 8" & 11" NO 314 58 18 PROPOSED PRESERVED
5394 CEDAR 14" NO 615 54 9 PROPOSED PRESERVED
5395 CEDAR 12" NO 452 101 22 PROPOSED PRESERVED
5396 CEDAR 18" NO 1017 274 27 PROPOSED PRESERVED
5397 CEDAR 22" NO 1520 440 29 PROPOSED PRESERVED
5398 CEDAR 31" YES 3018 639 21 PROPOSED PRESERVED
5399 CEDAR 17" NO 907 128 14 PROPOSED PRESERVED
5400 CEDAR 24" NO 1809 262 14 PROPOSED PRESERVED
5401 CEDAR 6" NO 113 0 0 PROPOSED PRESERVED
5402 CEDAR 9" NO 254 1 0 PROPOSED PRESERVED
5403 CEDAR 13" NO 531 12 2 PROPOSED PRESERVED
5299 CEDAR 11" NO 380 0 0 PROPOSED PRESERVED
5300 CEDAR 17" NO 907 55 6 PROPOSED PRESERVED
5301 CEDAR 19" NO 1134 161 14 PROPOSED PRESERVED
5302 CEDAR 17" NO 907 138 15 PROPOSED PRESERVED
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NARRATIVE

TREES DESCRIBED IN TABLE ABOVE WITH NUMBERS OF 5322, 5323, 5361, 5362 & 5365 ARE TO BE REMOVED FOR THE PROPOSED
DEVELOPMENT PER SRC SEC.808.035(e).

· 5 (TREES DISTURBED)
9 (TOTAL TREES)  = 0.55 (55%), WHICH IS LESS THAN 70%
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T EN T AT I V E  S U B D I V SI O N  /  C L A S S  2  AD J U ST M EN T  /  T R E E  C O N S ER V AT I O N  
P L AN  

I. Applicant/Representative Information  

Property Owner/Applicant:  JENRAE INC 
     P.O. Box 20756 
     Keizer, OR 97307 

     Jack Yarbrough, President 
     jry_icu@comcast.net  

Applicant’s Representative:  Udell Engineering and Land Surveying, LLC 
     63 E. Ash Street 
     Lebanon, OR 97355 

     Laura LaRoque 
     laura@udelleng.com / (541) 990-8661 

Civil Engineer:    Udell Engineering and Land Surveying, LLC 
      63 E. Ash Street 
      Lebanon, OR 97355 

      Brian Vandetta, PE, PLS 
brian@udelleng.com / (541) 451-5125  

II. Proposal 

A consolidated application including a six-lot tentative subdivision plat with associated site 

improvements; a Class 2 adjustment to allow the maximum number of flag lots allowed within  the 

subdivision to exceed 15 percent; and a Tree Conservation Plan permit review.  

The subject property is approximately 0.82-acres in size, zoned RS (Single Family Residential), and 

located at 1800 and 1861 Park Avenue NE  (Marion County Assessor’s Map No.  073W24BA Tax 

Lots 8000 and 8100. 

III. Substantive Findings 

1. Salem Area Comprehensive Plan (SACP) Designation 

The Salem Area Comprehensive Plan (SACP) map designation for the subject property is "Single 
Family Residential". The subject property is within the Urban Growth Boundary and inside of the 
Urban Service Area. 

2. Zoning and Surrounding Land Uses 

The subject property is zoned RS (Single Family Residential). Zoning designation and surrounding 
land uses are as follows: 

Attachment C

mailto:jry_icu@comcast.net
mailto:laura@udelleng.com
mailto:brian@udelleng.com
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Surrounding Zoning: North:  Single Family Residential (RS) 
    South:  Single Family Residential (RS) 

East:  Single Family Residential (RS) 
    West:  Single Family Residential (RS)  

Surrounding Uses North:  Single Family Residential 
    South:  Single Family Residential  
    East:  Single Family Residential  
    West:  Single Family Residential  

3. Site Analysis 

The subject property consists of lot 39 of the Evergreen Acres Subdivision and entirely within the 

Single Family Residential (RS) zoning district.  The subject property is approximately 0.82-acres in 

size and is identified by 1800 and 1861 Park Avenue NE  (Marion County Assessor’s Map No.  

073W24BA Tax Lots 8000 and 8100.  Park Avenue NE, a designated local street within the Salem 

Transportation System Plan (TSP), abuts the property along the site’s east property line.  

IV. Neighborhood Association and Public Comment 

The subject property is located within the boundaries of the North Lancaster Neighborhood 

Association. 

Neighborhood Association Contact. SRC 300.310 requires an applicant to contact the 
neighborhood association(s) whose boundaries include, and are adjacent to, property subject to 

specific land use application requests. Pursuant to SRC 300.310(b)(1), Tentative Replat require 

neighborhood association contact. On April 13, 2023, the applicant contacted the North Lancaster 

Neighborhood Association to provide details about the proposal; thereby satisfying the 

requirements of SRC 300.310. 

A response was received on June 6, 2023, from Chairperson, Deanna Garcia, stating concerns over 

tree removal and availability of off-street parking.   

V. Review Criteria 

Salem Revised Code (SRC) Chapters 205.010(d) – subdivision tentative plan; 250.005(d)(2) – Class 2 

Adjustment; 808.035(d) – Tree Conservation Plan 

VI. Analysis of Subdivision Tentative Plan Approval Criteria  

SRC Chapter 205.010(d) sets forth the following criteria that must be met before approval can be 

granted to a tentative subdivision plan. The following subsections are organized with approval 

criteria shown in bold, followed by findings of fact evaluating the proposal for conformance with 

the criteria.  
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Criterion 1 

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

with all applicable provisions of the UDC, including, but not limited to, the following: (A) Lot 

standards, including, but not limited to, standards for lot area, lot width and depth, lot frontage 

and designation of front and rear lot lines. (B) City infrastructure standards. (C) Any special 

development standards, including, but not limited to, floodplain development, special setbacks, 

geological or geotechnical analysis, and vision clearance. 

Finding: Finding: Finding: The Salem Revised Code (SRC), which includes the Unified Development 
Code (UDC), implements the Salem Area Comprehensive Plan land use goals, and governs 
development of property within the city limits. The subject property is zoned RS (Single Family 
Residential). 

The proposed tentative subdivision plan complies with the applicable standards of the RS zone, and 
all other applicable provisions of the UDC, as required by this approval criterion, as follows: 

SRC Chapter 205 (Land Division and Reconfiguration)  

The intent of SRC Chapter 205 is to provide for orderly land development through the application 
of appropriate standards and regulations. The subdivision process reviews development for 
compliance with City standards and requirements contained in the UDC, Salem Transportation 
System Plan (TSP), and the Water, Sewer, and Storm Drain System Master Plans. All application 
submittal requirements necessary for adequate review of the proposed subdivision have been 
submitted. 

SRC Chapter 511 (RS Zone)  

The subject property is zoned RS (Single Family Residential).  The standards of the RS zone that are 
applicable to the proposed subdivision are as follows: 

• Uses:  

Allowed uses in the RS zone are listed under SRC 511.005(a), Table 551-1.  Within the RS zone 
single-family detached and two-family dwellings are outright permitted. Townhouses, zero side 
yard, three family, four family, and cottage cluster dwellings are special permitted uses.  

• Development Standards:  

Lot size and dimension standards within the RS zone are established under SRC 511.010(b), 
Table 511-2.  

A summary of the lot size and dimension standards applicable to single family dwellings within 
the RS zones is provided in SRC Chapter 511, Table 511-2) 

Requirements Standard 

Lot Area (Single Family)  4,000 sf 
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Lot width 40 ft. 

Lot depth (single-family and two 
family) 

Min. 70’, max. 300% of av. Lot 
width 

Street frontage 40 feet, or 30 feet applicable to 
lots fronting a cul-de-sac or 
curved street. Not applicable to 
flag lots. 

As shown on the tentative subdivision plan (Attachment B), Lots 1 and 6 will have frontage on 
Park Avenue NE; and Lots 2 – 5 are flag lots with access to/from Park Avenue NE via a proposed 
shared flag lot accessway.  

As identified on the tentative subdivision plan, the lot sizes of the proposed six lots within the 
subdivision range from approximately 6,761 square feet to 5,589 square feet. However, 
because Lots 2-5 are served by a flag lot accessway, the minimum lot area and dimension 
requirements for these lots must be met exclusive of the flag lot accessway. The resulting net 
lot areas of Lots 1-3, exclusive of the flag lot accessway, range from approximately 4,006 square 
feet to 4,078 square feet. Each of the proposed lots within the subdivision exceeds the 
minimum lot size requirements for single-family detached and two-family development in the 
RS zone.  

All the proposed lots within the subdivision similarly exceed the lot dimension and street 
frontage standards of both the RS zone and are of sufficient size and dimension to permit 
development of single-family detached and two-family development within the zone. 

Lot 1 will be improved with either a single-family detached or two-family dwelling.  Lot 1 will 
have a net area (exclusive of the accessway) of 4,006 square feet; 87.5-foot lot depth; 45.79-
foot lot width and frontage (exclusive of the accessway) along Park Avenue. 

Lot 2 will be improved with a single-family detached dwelling.  Lot 2 will have a net area 
(exclusive of the accessway) of 4,007 square feet; 87.5-foot lot depth; 45.79-foot lot width 
(exclusive of the accessway). 

Lots 2-5 will be improved with single-family detached dwellings.  Lots 3 – 5 will have 4,078 
square feet, 4,286 square feet, and 4,952 square feet, respectively of net area. Lot 3 will have 
a lot depth of 78.84 feet and lot width of 70.8 feet. Lot 4 will have a lot depth of 70.69 feet and 
lot width of 95.63 feet. Lot 5 will have a lot depth of 70.7 feet and lot width of 70 feet.   

Lot 6 is improved with single-family detached dwelling, which will be retained. Lot 6 will have 
a 6,246 square foot area, 88.19-foot depth, and 70.79-foot lot width and frontage along Park 
Avenue. 

• Setbacks:  



23-027 Jensen  
1800 & 1861 Park Ave. NE            April 2, 2024 
Subdivision Application       Page 5 of 19 

for buildings and accessory structures within the RS zone are established under SRC 
511.010(d), Table 511-3.  

Table 511-3. Setbacks 

Requirements Standard Limitations & Qualifications 

Abutting Street 

All other uses Min. 12 ft 

Accessory Structures 

Accessory to all 
other uses 

Min. 12 ft.  Applicable to accessory structures greater 
than 4 ft. in height 

. 

Interior Front 

Buildings 

All other uses Min. 12 ft  

Accessory Structures 

All other uses Min. 12 ft. Applicable to accessory structures greater 
than 4 ft. in height 

Interior Side 

Buildings 

Single Family Min. 5 ft. Applicable to new buildings, other than 
zero side yard dwellings and townhouses. 

Min. 3 ft. Applicable to existing buildings, other 
than zero side yard dwellings and 
townhouses. 

Infill Lot Min. 10 ft. Applicable to buildings not more than 35 
ft. in height where the interior side 
setback abuts lots zoned RA and RS 

Min. 10 ft., plus 1 ft. for each 1 
ft. of height over 35 ft. but need 
not exceed 20 ft. in depth. 

Applicable to buildings greater than 35 ft. 
in height where the interior side setback 
abuts lots zoned RA or RS. 



23-027 Jensen  
1800 & 1861 Park Ave. NE            April 2, 2024 
Subdivision Application       Page 6 of 19 

Min. 5 ft. Applicable to buildings not more than 35 
ft. in height where the interior side 
setback abuts lots zoned other than RA or 
RS. 

Min. 5 ft., plus 1 ft. for each 1 ft. 
of height over 35 ft. but need 
not exceed 20 ft. in depth. 

Applicable to buildings greater than 35 ft. 
in height where the interior side setback 
abuts lots zoned other than RA or RS. 

Accessory Structures 

Accessory to all 
uses; infill lot 

none Applicable to accessory structures having 
at least 1 wall which is an integral part of 
a fence. 

Min. 5 ft. Applicable to all other accessory 
structures. 

Interior Rear 

Buildings 

All other uses Min. 14 ft. Applicable to any portion of a building not 
more than 1 story in height. 

Min. 20 ft. Applicable to any portion of a building 
greater than 1 story in height. 

Accessory Structures 

Accessory to all 
other uses 

Min. 10 ft. Applicable to accessory structures not 
more than 9 ft. in height. 

Min. 1 ft. for each 1 ft. of height 
over 9 ft. 

Applicable to accessory structures greater 
than 9 ft. in height. 

Min. 1 ft. Applicable to accessory structures 
adjacent to an alley unless a greater 
setback is required based on the height of 
the accessory structure. 

Garage Setback: In addition to the setbacks identified above, SRC 806.025(b) requires 
garages facing a street or flag lot accessway to be setback a minimum of 20 feet to 
accommodate a driveway and enough space for vehicles to park on the driveway without 
projecting into the street right-of-way or flag lot accessway.  
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The Preliminary Site Plan shows setbacks and the buildable area of each lot, which can 
reasonably accommodate single-family detached and two-family development. Future 
development of proposed Lots 1-5 will be reviewed for conformance with the applicable 
setback requirements of the RS zone when building permit applications are submitted for 
development of those lots. 

• Lot Coverage; Height:  

Maximum lot coverage and height for buildings and accessory structures within the RS 
zone are established under SRC 511.010(d), Table 511-4.  

Table 511-4. Lot Coverage; Height 

Requirements Standard Limitations & Qualifications 

Lot Coverage 

Building and Accessory Structures 

Single family, two family, three family, and 
four family 

Max. 60%  

Rear Yard Coverage 

Buildings 

All uses n/a  

Accessory Structures 

Accessory to single family and two family Max 25%  

Height 

Buildings 

Single family, two family, three family, and 
four family 

Max. 35 ft Applicable to new buildings 

Max. 28 ft or existing 
buildings height, 
whichever is greater 

Applicable to existing 
buildings 

Accessory Structures 

Accessory to all uses Max. 15 ft.  
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Future development of proposed Lots 1-5 will be reviewed for conformance with the applicable lot 

coverage and height requirements of the RS zone when building permit applications are submitted 

for development of those lots. 

SRC Chapter 800 (General Development Standards)  

• Designation of Lot Lines.  

SRC 800.020 establishes standards for the designation of front, side, and rear lot lines for 
interior lots, corner lots, double frontage lots, flag lots, and all other lots. Four of the 
proposed lots within the subdivision are flag lots (Lots 2 - 5). To ensure that these four 
proposed lots meet the minimum lot dimension requirements of the RS zone, the following 
condition of approval is recommended:  

Condition: The front lot line designation for Lots 2 and 3 shall be the east property line and 
the front lot line designation for Lots 4 and 5 shall be the north property line abutting the 
of the proposed flag lot accessway.  

Lots 1 and 6 will have frontage on a street. Because Lots 1 and 6 have frontage on a street, 
they are considered interior lots. Pursuant to SRC 800.020(a)(1), the designated front lot 
line of an interior lot is required to be the property line abutting the street.  

• Flag Lots.  

SRC 800.025 establishes standards for flag lots and the flag lot accessways that serve them. 
As shown on the tentative subdivision plan, four lots are flag lots and proposed to be 
served by a flag lot accessway. 

SRC 800.025(c) establishes the following standards for the development of flag lots 
accessways: a) Lot area. The lot area of a flag lot shall conform to the lot area standards 
of the UDC. Lot area shall be calculated exclusive of the flag lot accessway; b) Lot 
dimensions. The lot dimensions of a flag lot shall conform to the lot dimension standards 
of the UDC. Lot dimensions shall be calculated exclusive of the flag lot accessway; c)  
Flag lot accessways. Flag lot accessways shall be developed and maintained in 
conformance with the standards set forth in Table 800-1 and this subsection. 

Table 800-1. Flag Lot Accessway Standards 

Number of Lots 
Served by Accessway 

Maximum Length Total Width Paved Width 

1-2 units (residential 
zoned property ) 

150 ft. (1) Min. 20 ft. Min. 15 ft. 

3-4 units (residential 
zoned property ) 

400 ft. (1) Min. 25 ft.  
Min. 20 ft. 
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Limitations and Qualifications 
 
  (1)  Maximum flag lot accessway length shall not apply where geographic features make it 
impractical, and when approved by the Planning Administrator following review and 
recommendation by the Fire Marshal. 

(1) Maximum development served by flag lot accessway. A maximum of four lots may be 
served by a flag lot accessway. For residential lots created after November 28, 2022, a 
maximum of four residential units may be served by the flag lot accessway. 

(2) Flag lot accessway grade. Flag lot accessway grade shall conform to the Salem Fire 
Prevention Code. 

(3) Fire Department access and flag lot accessway turnarounds. 

a. Unobstructed fire apparatus access shall be provided to within 150 feet of any 
facility, building, or portion of a building, unless the building is equipped with an 
approved automatic fire sprinkler system or where geographic features make it 
impractical and an alternative means of fire protection is provided and approved 
by the Fire Marshal. 

b. Flag lot accessways greater than 150 feet in length shall include a turnaround 
meeting Salem Fire Prevention Code standard, unless the buildings served by the 
flag lot accessway are equipped with approved automatic fire sprinkler systems 
or where geographic features make it impractical and an alternative means of 
fire protection is provided and approved by the Fire Marshal. 

(4) Parking prohibited on flag lot accessways. Parking shall be prohibited on flag lot 
accessways. No parking signs shall be posted and maintained on both sides of the 
accessway. The signs shall read "NO PARKING"; provided, however, where parking is 
prohibited because of a fire lane, the signs shall read "NO PARKING - FIRE LANE" and shall 
be installed in accordance with Salem Fire Prevention Code standards. 

As shown on the tentative subdivision plan, the proposed flag lot accessway serving Lots 
2- 5 conforms to the requirements of SRC 800.025(c). The accessway does not serve more 
than four lots and is proposed to be 25-foot-wide with a pavement width of 20 feet. 

800.025(e) limits the maximum number of flag lots allowed within a subdivision to 15 
percent. Based on the six lots proposed, the maximum number of flag lots allowed within 
the subdivision is one. However, as shown on the tentative subdivision plan, the proposal 
includes four flag lots (Lots 2 - 5). Because the number of proposed flag lots within the 
subdivision exceeds the maximum allowed 15 percent, the applicant has requested a Class 
2 Adjustment to this standard to increase the maximum number of flag lots allowed from 
one to four. Analysis of the Class 2 Adjustment request and findings demonstrating 
conformance with the Class 2 Adjustment approval criteria are included in Section VII of 
this report.  
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SRC Chapter 601 (Floodplain Overlay Zone)  

According to FEMA FIRM Map no. 41047C0375G and 41047C0334H, the subject property is in Zone 
X, outside of the Special Flood Hazard area.   

SRC Chapters 71, 802, and 803 (City Infrastructure Standards)  

The proposal conforms to the requirements of SRC Chapter 71 (Stormwater), SRC Chapter 802 
(Public Improvements), SRC Chapter 803 (Streets and Right-of-Way Improvements), and the Public 
Works Design Standards (PWDS). While SRC Chapter 205 does not require submission of public 
construction plans for City infrastructure prior to tentative subdivision plan approval, it is the 
responsibility of the applicant to design, and construct required City infrastructure to serve the 
proposed development prior to final plat approval without impeding service to the surrounding 
area.  

A summary of the existing and required City infrastructure improvements are as follows:  

SRC Chapter 71 (Stormwater) 

The proposed development is subject to SRC Chapter 71 and the revised PWDS as adopted in 
Administrative Rule 109, Division 004.  

A 10-inch storm main is located near the intersection of Park Avenue and Market Street NE.  An 8-
inch storm main is located at the intersection of Park Avenue NE and Sunnyview Road NE.  

To demonstrate the proposed parcels can meet the PWDS, the applicant has submitted a tentative 
stormwater design. The tentative stormwater design includes an infiltration test results, the 
Simplified Method Form or Engineering Method Report as applicable, and a preliminary site plan 
showing the building envelope and tentative location of stormwater facilities.  

To ensure the proposed development can be served by storm water facilities in compliance with 
SRC Chapter 71 and the PWDS, the following condition of approval is recommended:  

• Condition: Construct stormwater facilities pursuant to SRC 71 and PWDS to accommodate 
new impervious surfaces in rights-of-way and future impervious surfaces on all proposed 
lots.  

SRC Chapter 802 (Public Improvements) 

SRC 802.015 requires development to be served by city utilities designed and constructed 
according to all applicable provisions of the Salem Revised Code and Public Works Design Standards 
(PWDS).  

The subject property is located inside the City’s Urban Service Area and adequate facilities are 
available. Water, sewer, and stormwater infrastructure are available along the perimeter of the 
site and appear to be adequate to serve the property as shown on the tentative plan.  

The subject property is currently served by the following existing water and sewer facilities:  

• Water: A 24-inch and 6-inch water mains are in Park Avenue NE.  
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• Sewer: A 30-inch sewer main is in Park Avenue NE.  

To ensure that required City infrastructure is provided to serve the proposed subdivision in 
conformance with the requirements of SRC Chapter 802, the following conditions of approval shall 
apply:  

• Condition: All necessary (existing and proposed) access and utility easements shall be 
shown and recorded on the final plat.  

As conditioned, the proposed subdivision conforms to the public improvement standards of SRC 
Chapter 802.  

SRC Chapter 803 (Street and Right-of-Way Improvements) 

SRC 803.015 (Traffic Impact Analysis): The proposed six-lot subdivision will generate less than 200 
average daily vehicle trips onto the local street system. Because the number of trips estimated to 
be generated by the proposed subdivision fall below the minimum threshold to require a 
transportation impact analysis (TIA), a TIA is not required in conjunction with the proposed 
subdivision. 

SRC 803.025 (Right-of-Way and Pavement Widths): Right-of-way width for streets shall conform to 
the standards set forth in Table 803-1. 

The subject property has frontage on Park Avenue NE to the east.  Park Avenue NE is designated 
as a local street under the City’s TSP. The standard for this classification of street is a 30-foot-wide 
improvement within a 60-foot-wide right-of-way. Park Avenue currently has an approximate 30-
foot-wide improvement within a 50-foot-wide right-of-way abutting the subject property.  

SRC 803.030 and 803.035 require that streets should have a maximum spacing and connectivity 
provided at intervals no greater than 600-feet.   

Street spacing may be increased in some instances including when strict application of the spacing 
requirements would result in a street network that is no more beneficial to vehicular, pedestrian, 
or bicycle traffic than the proposed street network, and the proposed street network will 
accommodate necessary emergency access (SRC 803.030(b)(4)). Additionally, the Director may 
authorize the use of an alternative street standard including where the development site is served 
by fully developed streets that met the standards in effect at the time the streets were originally 
constructed (SRC 803.065(a)(2)). 

Park Avenue NE exceeds the maximum allowed 600-foot block length per SRC 803.030(a). 
However, a mid-block street connection would be no more beneficial to vehicular, pedestrian, or 
bicycle traffic than the proposed street network as places of commerce and recreation are located 
to the north and south as opposed directly east and west.  The existing street network 
accommodates emergency access.  Additionally, the development site is served by fully developed 
streets that met the standards in effect at the time the subdivision Evergreen Acres was platted 
(i.e., 1927). 
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SRC 803.040 (Boundary Streets): Park Avenue NE is the only boundary street along the east 
frontage of the subject property. Park Avenue NE does not meet the current right-of-way or 
improvement standard for a Local Street. In implementing boundary street requirements pursuant 
to SRC 803.040, a right-of-way dedication of 5-foot and half street improvements to Park Avenue 
NE along the frontage of the subject property will be required as a condition of approval. 

 The proposed subdivision meets the requirements of SRC Chapter 803.  

SRC Chapter 601 (Floodplain Overlay Zone): Based on the Flood Insurance Study and Flood 

Insurance Rate Maps no floodplain or floodway areas exist on the subject property. 

SRC Chapter 808 (Preservation of Trees and Vegetation): The City’s tree preservation ordinance 

protects Heritage Trees, Significant Trees (including Oregon White Oaks with diameter-at-breast-

height of 24 inches or greater), trees and native vegetation in riparian corridors, and trees on lots 

and parcels greater than 20,000 square feet.  

In addition, SRC 808.035(a) requires a Tree Conservation Plan for a development proposal involving 

the creation of lots or parcels to be used for single-family or two-family uses where trees are 

proposed for removal. A Tree Conservation Plan was submitted in conjunction with the subdivision 

tentative plan identifying a total of 9 trees on the subject property, with 4 trees proposed for 
preservation, or 44 percent of the total trees on-site, and is proposing the removal of 5 trees, or 

55 percent of the trees on-site.  

Under the City's tree preservation ordinance, tree conservation plans are required to preserve all 
heritage trees, significant trees, trees and native vegetation within riparian corridors, and a 
minimum of 30 percent of all the trees on the property. If less than 30 percent of the existing trees 
on the property are proposed for preservation, the applicant must demonstrate that there are no 
reasonable design alternatives that would enable preservation of such trees and that for each tree 
removed more than 70 percent, the mitigation measures required under SRC 808.035(e) are 
satisfied.  

Similarly, if significant trees and trees within a riparian corridor are proposed for removal, the 
applicant must show that there are no reasonable design alternatives to enable preservation of 
those trees.  

There are  existing trees located on the subject property. Pursuant to SRC 808.035, the applicant 
submitted a tree conservation plan for concurrent review with the residential subdivision 
application.  

The tree conservation plan submitted by the applicant identifies a total of 9 trees on the subject 
property, 4 of which have been removed previously, and 1 of which is proposed to be removed.   

Approval criteria. (1) An application for a tree conservation plan shall be granted if the following 

criteria are met: (A) No heritage trees are designated for removal. (B) No significant trees are 

designated for removal, unless there are no reasonable design alternatives that would enable 
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preservation of such trees. (C) No trees or native vegetation in a riparian corridor are designated 

for removal, unless there are no reasonable design alternatives that would enable preservation of 

such trees or native vegetation. (D) Not less than 30 percent of all trees located on the property 

are designated for preservation, unless there are no reasonable design alternatives that would 

enable preservation of such trees. (E) When less than 30 percent of all trees located on the 

property are designated for preservation, the mitigation measures required under SRC 808.035(e) 

are met.  

More than 30 percent of all trees located on the property are designated for preservation.  As 

stated above, four trees have been removed: (1) tree no. 5322 cedar with 24” dbh; (2) tree no. 

5323 cedar with 42” dbh  diameter; (3) tree no. 5361 cedar with 22’ dbh; (4) tree no. 5362 cedar 

with 13” dbh and one additional tree is proposed to be removed: (1) 6” DBH yew. 

Of the 5 trees proposed for removal, one significant tree (tree no. 5323) a cedar tree with dbh of 

42” has been removed due to its location within the future building envelopes of lots and adjacent 

to required access improvements. Tree 5322 is removal due to grading for Lot 5 and adjacent 

access, Trees 5361, 5362, and 5365 are proposed for removal due to grading for stormwater 

facility. Their removal is necessary because of no reasonable design alternatives that would enable 

their preservation. 

The proposed location of the stormwater facility was chosen due to topography, storage volume 

requirements and historic stormwater runoff path. The property has approximately two- and one-

half feet of elevation drop from east to west. To feasibly provide the stormwater detention volume 
required for the proposed development we need to utilize the depth available at the location of 

our facility to minimize our footprint and provide the required volume. In addition,  this is 

consistent with our site’s historic stormwater runoff path. To not disturb, change or increase risk 

of flood damage to structures the proposed location of the stormwater facility minimizes these 

risks as well as provides a safe emergency overflow route should an extreme storm event take place 

and system to be inundated. The stormwater facility is designed to provide storage for the 100-

year storm event. 

The proposal is consistent with the criteria for approval of a tree conservation plan in SRC 

808.035(d). 

SRC Chapter 809 (Wetlands)  

Grading and construction activities within wetlands are regulated by the Oregon Department of 
State Lands (DSL) and US Army Corps of Engineers. State and Federal wetlands laws are also 
administered by the DSL and Army Corps, and potential impacts to jurisdictional wetlands are 
addressed through application and enforcement of appropriate mitigation measures. SRC Chapter 
809 establishes requirements for notification of DSL when an application for development is 
received in an area designated as a wetland on the official wetlands map.  
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The Salem-Keizer Local Wetlands Inventory (LWI) does not show any wetlands and/or hydric soils 
mapped on the property. Regardless, wetland notice will be sent to the Oregon Department of 
State Lands pursuant to SRC 809.025.  

SRC Chapter 810 (Landslide Hazards)  

The City’s landslide hazard ordinance (SRC Chapter 810) establishes standards and requirements 
for the development of land within areas of identified landslide hazard susceptibility. According to 
the City’s adopted landslide hazard susceptibility maps, the subject property is not located within 
a landslide hazard area.  A geologic assessment is therefore not required for the development of 
the subject property. 

Criterion 2 

SRC 205.010(d)(2):The tentative subdivision plan does not impede the future use or 
development of the property or adjacent land. 

Finding: The lots within the proposed subdivision, as proposed, are of sufficient size and 
dimensions to permit future development of permitted, special, or conditional uses in the RS 
(Single Family Residential) zone SRC Chapter 511. There is no evidence that the subdivision and 
subsequent development of the lots will adversely affect public services to any surrounding 
properties. Approval of the subdivision does not impede future use of the subject property or 
access to abutting properties. 

The proposal meets this criterion. 

Criterion 3 

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

Finding: Water and sewer infrastructure are available along the perimeter of the site and appear 
to be adequate to serve the property as shown on the preliminary subdivision utility plan. As 
specified in the civil plan set, private water, sewer, and storm services shall be constructed to serve 
each lot. Construction of facilities in the right-of-way is required prior to final plat except as 
authorized in an improvement agreement per SRC 205.035(c)(7)(B). 

The proposed development is subject to SRC Chapter 71 and the revised PWDS as adopted in 
Administrative Rule 109, Division 004. To demonstrate the proposed lots can meet the PWDS, a 
tentative stormwater design has been submitted approval. The submitted tentative stormwater 
design is based on infiltration test results and the preliminary site plan showing the building 
envelope and tentative location of stormwater facilities. 

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

The proposal meets this criterion. 
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Criterion 4 

SRC 205.010(d)(4): The street system in and adjacent to the tentative subdivision plan conforms 
to the Salem Transportation System Plan. 

Finding: Park Avenue NE, a designated local street within the Salem Transportation System Plan 
(TSP), abuts the property along the site’s east property line. 

According to SRC 803.025, Tables 803-1 and 803-2, the minimum right-of-way and pavement (i.e., 
Curb-to-curb) width of a local street is 60-foot and 30-foot, respectively. Park Avenue NE has a 50-
foot-wide right of way with variable with pavement width and travel lane in either direction.   

Per SRC 803.040, a dedication of right-of-way for, and construction or improvement of, boundary 
streets of up to one-half of the right-of-way and improvement width specified in 
SRC 803.025 shall be required as a condition of approval for the following: 1) subdivisions; 2) 
partitions; 3) planned unit developments; 4) manufactured dwelling parks; and; 4) the 
construction or enlargement of nay building or structure located on property abutting a 
boundary street that requires a building permit under SRC Chapter 56.  

Park Avenue is not fully improved to city standards.  A 5-foot-wide dedication and half-street right-
of-way improvements along the frontage of the subject property are required to be constructed or 
deferred with a deferral agreement.  Improvements or deferral agreements can be included as a 
condition of approval.  

As proposed and conditioned, the subdivision conforms to the TSP. The proposal meets this 
criterion. 

Criterion 5 

SRC 205.010(d)(5): The street system in and adjacent to the tentative subdivision plan is designed 
so as to provide for the safe, orderly, and efficient circulation of traffic into, through, and out of 
the subdivision. 

Finding: Conditions above implement required improvements to the street system in and adjacent 
to the subject property. The proposed network of boundary and internal streets serving the 
subdivision provides direct access to all lots within the subdivision. The subdivision, as proposed 
and conditioned, is served with adequate transportation infrastructure. The street system adjacent 
to the subject property will conform to the Salem Transportation System Plan, and provide for safe, 
orderly, and efficient circulation of traffic into, through and out of the subdivision.  

The proposal meets this criterion. 

Criterion 6 

SRC 205.010(d)(6):The tentative subdivision plan provides safe and convenient bicycle and 
pedestrian access from within the subdivision to adjacent residential areas and transit stops, and 
to neighborhood activity centers within one-half mile of the development. For purposes of this 
criterion, neighborhood activity centers include, but are not limited to, existing or planned 
schools, parks, shopping areas, transit stops, or employment centers. 

https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH803STRI-WIM_S803.025RI-WPAWI
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Finding:  The subject property is served by Sunnyview Park, which is a developed park site located 
northwest of the subject property and Market Street NE commercial corridor located to the 
southeast of the subject property.  

The proposed subdivision lots will have a shared flag and direct access to Park Avenue NE.  Park 
Avenue NE is the only boundary street along the east frontage of the subject property. Park Avenue 
NE does not meet the current right-of-way or improvement standard for a Local Street. In 
implementing boundary street requirements pursuant to SRC 803.040, a right-of-way dedication 
of 5-foot and half street improvements to Park Avenue NE along the frontage of the subject 
property will be required as a condition of approval. 

The proposal meets this criterion. 

Criterion 7 

SRC 205.010(d)(7): The tentative subdivision plan mitigates impacts to the transportation system 
consistent with the approved traffic impact analysis, where applicable. 

Finding:  The proposed six-lot subdivision will generate less than 200 average daily vehicle trips 
onto the local street system. Because the number of trips estimated to be generated by the 
proposed subdivision fall below the minimum threshold to require a transportation impact analysis 
(TIA), a TIA is not required in conjunction with the proposed subdivision. 

The proposal meets this criterion. 

Criterion 8 

SRC 205.010(d)(8): The tentative subdivision plan takes into account the topography and 
vegetation of the site so the need for variances is minimized to the greatest extent practicable. 

Finding:  The proposed subdivision has been reviewed to ensure that adequate measures have 
been planned to alleviate natural or fabricated hazards and limitations to development, including 
topography and vegetation of the site. The configuration of lots on the subject property makes 
logical use of developable land. As described in the findings, the proposed lot configuration meets 
applicable development standards minimizing the need for any variances. No existing conditions 
of topography or vegetation have been identified on the site which would necessitate variances 
during future development of the property. The layout allows for reasonable development of all 
lots within the subdivision without variances from the UDC. 

The proposal meets this criterion. 

Criterion 9 

SRC 205.010(d)(9): The tentative subdivision plan takes into account the topography and 
vegetation of the site, such that the least disruption of the site, topography, and vegetation will 
result from the reasonable development of the lots. 

Finding:  The tentative subdivision plan configures lots and access to allow for residential 
development of the site while minimizing disruptions to topography and vegetation.  
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Under the City's tree preservation ordinance, tree conservation plans are required to preserve all 
heritage trees, significant trees, trees and native vegetation within riparian corridors, and a 
minimum of 30 percent of all the trees on the property.  

No riparian trees or vegetation are proposed for removal on the subject property.  More than 30 

percent of all trees located on the property are designated for preservation.  As stated above, four 
trees have been removed: (1) tree no. 5322 cedar with 24” dbh; (2) tree no. 5323 cedar with 42” 

dbh  diameter; (3) tree no. 5361 cedar with 22’ dbh; (4) tree no. 5362 cedar with 13” dbh and one 

additional tree is proposed to be removed: (1) 6” DBH yew. Their removal is necessary because of 

no reasonable design alternatives that would enable their preservation. The proposal meets this 

criterion. 

Criterion 10 

SRC 205.010(d)(10): When the tentative subdivision plan requires an Urban Growth Preliminary 
Declaration under SRC chapter 200, the tentative subdivision plan is designed in a manner that 
ensures that the conditions requiring the construction of on-site infrastructure in the Urban 
Growth Preliminary Declaration will occur, and, if off-site improvements are required in the 
Urban Growth Preliminary Declaration, construction of any off-site improvements is assured. 

Finding:  The subject property is located inside of the Urban Service Area. Compliance with the 

City’s growth management plan and availability of infrastructure is addressed in this report, an 

Urban Growth Preliminary Declaration under SRC Chapter 200 is not required. This criterion has 

been met. 

VII. Class II Adjustment Review Criteria  

SRC Chapter 250.005(d)(2) provides that: 

A Class II Adjustment shall be approved if all the applicable criteria are met. 

Criterion 1 

SRC 250.005(d)(2)(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: A Class 2 adjustment is requested to allow the maximum number of flag lots allowed within 
the subdivision to exceed 15 percent (800.025(e)). 

According to Section 800.025(e), within a subdivision, up to 15 percent of the lots may be flag lots. 
The purpose of this development standard is to limit the number of flag lots in a traditional 
greenfield subdivision proposal.   

The proposal is to divide one existing lot of record into 6 lots.  Two of the lot will have frontage 
along and direct access to Park Avenue. Four lots (i.e., Lots 2 – 5) will be provided access to Parcel 
Avenue via a shared flag lot accessway.   Increasing the number of flag lots with this subdivision 
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will increase the overall residential density of the site and decrease the overall number of driveway 
encroachments.  

Criterion 2 

SRC 250.005(d)(2)(B): If located within a residential zone, the proposed development will not 
detract from the livability or appearance of the residential area. 

Finding:  The proposed adjustment to the maximum number of flag lots allowed within a 
subdivision will not detract from the livability or appearance of the residential area. Each of the 
flag lots will be developed with a residential single-family detached dwelling, like development on 
adjacent properties.   

Criterion 3 

SRC 250.005(d)(2)(C): If more than one adjustment has been requested, the cumulative effect of 
all the adjustments results in a project which is still consistent with the overall purpose of the 
zone. 

Finding:  Only one adjustment is requested: A Class 2 adjustment to allow the maximum number 
of flag lots allowed within  the subdivision to exceed 15 percent. 

According to Section 511.001 the purpose of the RS zoning district is as follows: The purpose of 
the Single Family Residential (RS) Zone is to implement the single-family residential designation 
of the Salem Area Comprehensive Plan through the identification of allowed uses and the 
establishment of development standards. The RS zone generally allows single family, two family, 
three family, and four family residential uses, along with a mix of other uses that are compatible 
with and/or provide support and services to the residential area. 

As shown on the preliminary site plan, single-family detached dwellings can reasonably be 
constructed in each of the lot’s buildable areas and services can be provided to each.  Therefore, 
the proposed development is still consistent with the overall purpose of the RS zoning district.  

VIII. Overall Conclusion  

Based on the above analysis, the submitted applications meets all the applicable review criteria as 
outlined above.  

IX. Exhibits 

A. Civil Plan Set 
1. Tentative Plat, Sheet C100 
2. Existing Conditions/Demo Plan, Sheet C102 
3. Preliminary Site Plan, C103 
4. Preliminary Tree Conservation Plan, Sheet C104 
5. Preliminary Grading and Drainage Plan, Sheet C200 
6. Preliminary Utility Plan, Sheet C400 

B. Preliminary Stormwater Report, dated August 15, 2023 
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Code authority references are abbreviated in this document as follows: Salem Revised Code (SRC); 
Public Works Design Standards (PWDS); Salem Transportation System Plan (Salem TSP); and 
Stormwater Management Plan (SMP).  

 
  

MEMO 
  

TO: Aaron Panko, Planner III 
Community Planning and Development Department 

 
FROM: Laurel Christian, Infrastructure Planner III 

Community Planning and Development Department 
 
DATE: July 3, 2024 

 
SUBJECT: Infrastructure Memo 

SUB-ADJ24-04 (24-108034-PLN)  
1800 Park Avenue NE 
6-lot Subdivision 

 
 
PROPOSAL 
 
A Subdivision Tentative Plan to divide approximately 0.82 acres into a total of six lots 
ranging in size from 4,006 square feet to 6,696 square feet in size, and a Class 2 
Adjustment to increase the maximum percentage of flag lots allowed in a subdivision 
from 15% per SRC 800.025(e), to 66%. The applicant is requesting alternative street 
standards to the street spacing and connectivity requirements along Park Avenue NE to 
not provide a new mid-block east-west street connection. The subject property is 
approximately 0.82 acres in size, zoned RS (Single Family Residential), and located at 
the 1800 Block of Park Avenue NE - 97301 (Marion County Assessor's Map and Tax 
Lot numbers: 073W24BA / 08000 and 08100). 
 
RECOMMENDED CONDITIONS APPROVAL 
 
The following conditions of approval shall be completed prior to final plat 
approval or shown on the final plat:  
 
1. All necessary (existing and proposed) access and utility easements must be shown 

and recorded on the final plat. 
 

2. Convey land for dedication to equal a half-width right-of-way of 30-feet on the 
development side Park Avenue NE. 
 

3. Dedicate a 10-foot public utility easement along the street frontage of Park Avenue 
NE. 
 

The following conditions of approval shall be completed prior to final plat 
approval or delayed pursuant to an improvement agreement per SRC 
205.035(c)(7)(B): 

Attachment D
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4. Prior to final plat approval or delayed pursuant to an improvement agreement per 

SRC 205.035(c)(7)(B), the applicant shall reconstruct the driveway approach serving 
the existing dwelling on lot 6 to meet current PWDS and minimum width standards 
established in SRC Chapter 804. 
 

5. Obtain permits for installation of water services to serve all proposed lots prior to 
final plat or delayed pursuant to improvement agreement per SRC 205.035(c)(7)(B). 

 
6. Construct sewer services in the public right-of-way to serve all proposed lots prior to 

final plat or delayed pursuant to improvement agreement per SRC 205.035(c)(7)(B). 
 

7. Provide an engineered stormwater design pursuant to SRC 71 and PWDS to 
accommodate new impervious surfaces in rights-of-way and future impervious 
surfaces on all proposed lots prior to final plat or delayed pursuant to improvement 
agreement per SRC 205.035(c)(7)(B). 

 
8. Construct stormwater facilities pursuant to SRC 71 and PWDS to accommodate new 

impervious surfaces in rights-of-way and future impervious surfaces on all proposed 
lots prior to final plat or delayed pursuant to improvement agreement per SRC 
205.035(c)(7)(B). 

 
9. Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), construct a half-street improvement along the frontage of Park 
Avenue NE as specified in the City Street Design Standards and consistent with the 
provisions of SRC Chapter 803. The half-street improvement shall include a 17-foot 
travel lane; curb; a six-foot planter strip; a five-foot property line sidewalk; and 
streetlights. 

 
10. Prior to final plat or delayed pursuant to an improvement agreement per SRC 

205.035(c)(7)(B), install street trees to the maximum extent feasible along Park 
Avenue NE. The required street trees shall be planted in conjunction with the 
required half-street improvement. 

 

FACTS AND FINDINGS 
 
Streets 
 
1. Park Avenue NE 
 

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

b. Existing Condition—This street has an approximate 28-foot improvement within a 
50-foot-wide right-of-way abutting the subject property.  
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Water 
 
1. Existing Conditions 
 

a. The subject property is located within the G-0 water service level. 
 

b. A 6-inch water main is located in Park Avenue NE. 
 

c. A 12-inch water transmission main is located in Park Avenue NE.  
 

Sanitary Sewer 
 
1. Existing Conditions 

 
a. A 30-inch sanitary sewer transmission main is located in Park Avenue NE. 

 
Storm Drainage 
 
1. Existing Conditions 
 

a. There are no public stormwater mains in the vicinity of the property.  
 

Parks 
 
The proposed development is served by Englewood Park approximately one-half-mile 
southwest of the subject property.   
 

 
CRITERIA AND FINDINGS – SUBDIVISION TENTATIVE PLAN 
 
The following Code references indicate the criteria that must be found to exist before an 
affirmative decision may be made. The applicable criteria and the corresponding 
findings are as follows: 
 
SRC 205.010(d)(1)—The tentative subdivision plan complies with the standards of 
this Chapter and with all applicable provisions of the Unified Development Code 
(UDC), including, but not limited to the following: 
 
1. Lot standards, including, but not limited to, standards for lot area, lot width 

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

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

Findings— With completion of the conditions above, the subject property meets all 
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applicable standards of the following chapters of the Unified Development Code (UDC): 
200 – Urban Growth Management; 601 – Floodplain Development; 802 – Public 
Improvements; 803 - Street and Right-of-way Improvements; 804 – Driveway 
Approaches; 805 – Vision Clearance; 809 – Wetlands; 810 – Landslide Hazards. 
 
SRC Chapter 200 (Urban Growth Management): SRC Chapter 200 (Urban Growth  
Management) requires issuance of an Urban Growth Preliminary Declaration (UGA) 
prior to development of property located outside the City’s Urban Service Area. The 
subject property is located inside the Urban Service Area and adequate facilities are 
available. No Urban Growth Area permit is required. 
 
SRC Chapter 205.035 (Final Plat): The applicant shall provide the required field survey 
and subdivision plat per Statute and Code requirements outlined in the Oregon Revised 
Statutes (ORS) and SRC. The applicant is advised that the subject property appears to 
have several easements that shall be either shown on the final plat or the interest 
released prior to final plat.  If said documents do not comply with the requirements 
outlined in ORS and SRC, and as per SRC Chapter 205, the approval of the subdivision 
plat by the City Surveyor may be delayed or denied based on the non-compliant 
violation. It is recommended the applicant request a pre-plat review meeting between 
the City Surveyor and the applicant’s project surveyor to ensure compliance with ORS 
672.005(2)(g)&(h), 672.007(2)(b), 672.045(2), 672.060(4), and Oregon Administrative 
Rules 850-020-0015(4)&(10), 820-020-0020(2), and 820-020-0045(5).   
 
SRC Chapter 601 (Floodplain): Public Works staff has reviewed the Flood Insurance 
Study and Flood Insurance Rate Maps and has determined that no floodplain or 
floodway areas exist on the subject property.   
 
SRC 804 (Driveway Approach Development Standards): The applicants preliminary 
plans show a driveway approach serving proposed lot 6 which does not meet SRC 
Chapter 804 for width or the PWDS for surfacing material. Specifically, the paved 
approach is shown to be less than 10-feet with additional gravel shoulders on each side. 
PWDS Plans for driveway approaches requires a hard surface approach. As a condition 
of approval, the applicant shall reconstruct the driveway approach serving lot 6 to meet 
the PWDS and minimum width standards established in SRC Chapter 804.  
 

Condition: Prior to final plat approval or delayed pursuant to an improvement 
agreement per SRC 205.035(c)(7)(B), the applicant shall reconstruct the 
driveway approach serving the existing dwelling on lot 6 to meet current PWDS 
and minimum width standards established in SRC Chapter 804. 

 
SRC 805 (Vision Clearance): The proposal does not cause a vision clearance 
obstruction per SRC Chapter 805. One existing structure is located on the subject 
property and the structure meets the vision clearance standards established in SRC 
Chapter 805. 
 

SRC Chapter 809 (Wetlands): According to the Salem-Keizer Local Wetland Inventory 
(LWI) the subject property does not contain any wetland areas or hydric soils.   
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SRC Chapter 810 (Landslide Hazards): According to the City’s adopted landslide 
hazard susceptibility maps and SRC Chapter 810 (Landslide Hazards), there are no 
mapped landslide hazard areas on the subject property.   
 
SRC 205.010(d)(3)—Development within the tentative subdivision plan can be 
adequately served by City infrastructure.  
  
Findings—Public water and sanitary sewer infrastructure are available along the 
perimeter of the site and appear to be adequate to serve the property as shown on the 
applicant’s tentative plan. Private water and sanitary sewer services shall be 
constructed to serve each lot. Construction of facilities in the right-of-way is required 
prior to final plat except as authorized in an improvement agreement per SRC 
205.035(c)(7)(B). All public and private City infrastructure proposed to be located in the 
public right-of-way shall be constructed or secured per SRC 205.035(c)(7)(B) prior to 
final plat approval. Any easements needed to serve the proposed parcels with City 
infrastructure shall be shown on the final plat. 
 

Condition: All necessary (existing and proposed) access and utility easements 
must be shown and recorded on the final plat. 
 
Condition: Obtain permits for installation of water services to serve all proposed 
lots prior to final plat or delayed pursuant to improvement agreement per SRC 
205.035(c)(7)(B). 
 
Condition: Construct sewer services in the public right-of-way to serve all 
proposed lots prior to final plat or delayed pursuant to improvement agreement 
per SRC 205.035(c)(7)(B). 

 
Stormwater Management – The subdivision is subject to the requirements in SRC 
Chapter 71 and the PWDS relating to green stormwater infrastructure for treatment and 
detention of stormwater generated by the proposed subdivision. The applicant 
submitted a preliminary stormwater management report which demonstrates the use of 
green stormwater infrastructure to the maximum extent feasible. There are no public 
stormwater mains in the vicinity of the subject property. As such, the applicant 
submitted a preliminary stormwater design that demonstrates the system is proposed to 
detain and infiltrate stormwater onsite. Prior to final plat approval, the applicant shall 
submit a tentative stormwater design to demonstrate the proposed parcels can meet the 
PWDS. For a tentative stormwater design, the applicant shall submit infiltration test 
results, the Simplified Method Form or Engineering Method Report as applicable, and a 
preliminary site plan showing the building envelope and tentative location of stormwater 
facilities. In addition, the applicant shall construct the proposed stormwater facilities 
pursuant to SRC Chapter 71 and the PWDS to accommodate the new impervious 
surfaces on the subject property.  
 

Condition: Provide an engineered stormwater design pursuant to SRC 71 and 
PWDS to accommodate new impervious surfaces in rights-of-way and future 
impervious surfaces on all proposed lots prior to final plat or delayed pursuant to 
improvement agreement per SRC 205.035(c)(7)(B). 
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Condition: Construct stormwater facilities pursuant to SRC 71 and PWDS to 
accommodate new impervious surfaces in rights-of-way and future impervious 
surfaces on all proposed lots prior to final plat or delayed pursuant to 
improvement agreement per SRC 205.035(c)(7)(B). 

 
SRC 205.010(d)(4) and SRC 205.0010(d)(5)—The street system in and adjacent to 
the tentative subdivision plan conforms to the Salem TSP. The street system in 
and adjacent to the tentative subdivision plan is designed so as to provide for the 
safe, orderly, and efficient circulation of traffic into, through, and out of the 
subdivision. 
  
Finding- Park Avenue NE abuts the subject property and is classified as a local street 
according to the Salem TSP. Park Avenue NE does not meet the minimum right-of-way 
width or improvement width standards for a local street according to the Salem TSP or 
Chapter SRC 803. The TSP identifies Park Avenue NE as part of the “on-street bike 
network”. Therefore, Park Avenue NE will have an overall improvement width of 34-feet 
to accommodate the on-street bike lanes and a 17-foot half-street width improvement 
abutting the subject property. The overall improvement width will include two 11-foot 
vehicle travel lanes and two 6-foot bike lanes. Pursuant to SRC 803.035(m), the 
applicant shall provide additional pavement widening for the bicycle facility identified in 
the Salem TSP as part of the required half-street improvement. Along the property 
frontage, the applicant shall construct a 17-foot-wide half-street improvement and 
dedicate a 30-foot half-width right-of-way. The half-street improvement will include a  
17-foot travel lane; curbs; a 6-foot planter strip; and 5-foot property line sidewalk.  
 

Condition: Convey land for dedication to equal a half-width right-of-way of  
30-feet on the development side Park Avenue NE. 

 
Condition: Prior to final plat or delayed pursuant to an improvement agreement 
per SRC 205.035(c)(7)(B), construct a half-street improvement along the 
frontage of Park Avenue NE as specified in the City Street Design Standards and 
consistent with the provisions of SRC Chapter 803. The half-street improvement 
shall include a 17-foot travel lane; curb; a six-foot planter strip; a five-foot 
property line sidewalk; and streetlights. 

 
The applicant’s site plan shows no new internal streets to be constructed within the 
subdivision and requests an Alternative Street Standard for block length along Park 
Avenue NE. Pursuant to SRC 803.030(a), the maximum block length is 600-feet. Park 
Avenue NE has a block length of approximately 1,500-feet. Due to the surrounding 
development and infill nature of the proposal, there is not adequate room for a street 
through the development site. Pursuant to SRC 803.065(a)(1), an Alternative Street 
Standard is granted to allow Park Avenue NE to retain its existing block length and the 
development is not required to dedicate a public street through the subject property. 
 
Pursuant to SRC 86.015(e), anyone undertaking development along public streets shall 
plant new street trees to the maximum extent feasible. As part of the required boundary 
street improvements, a planter strip will be constructed along Park Avenue NE. As such, 
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as a condition of approval, the applicant shall provide street trees along Park Avenue 
NE. The street trees will be planted in conjunction with the required boundary street 
improvement.  
 

Condition: Prior to final plat or delayed pursuant to an improvement agreement 
per SRC 205.035(c)(7)(B), install street trees to the maximum extent feasible 
along Park Avenue NE. The required street trees shall be planted in conjunction 
with the required half-street improvement. 

 
A 10-foot-wide public utility easement is required along the street frontage of Park 
Avenue NE pursuant to SRC 803.035(n). 
 

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

 
SRC 205.010(d)(6)—The tentative subdivision plan provides safe and convenient 
bicycle and pedestrian access from within the subdivision to adjacent residential 
areas and transit stops, and to neighborhood activity centers within one-half mile 
of the development. For purposes of this criterion, neighborhood activity centers 
include, but are not limited to, existing or planned schools, parks, shopping 
areas, transit stops, or employment centers.  
 
Findings—The subject property is served by Engelwood Park, which is a developed 
park site located southwest of, and within a half-mile of, the subject property.  Access to 
the park is available through the existing transportation system, which is underimproved 
for pedestrian and bike access in the area; however, provides vehicle transportation to 
the park. As described in the conditions of approval, pedestrian and bicycle 
improvements are required along the frontage of the development; however, are not 
required to be provided off-site based on the clear and objective standards in SRC 
Chapter 803- Street and Right-of-way Improvements. The proposal involves a 6-lot 
subdivision and does not require a Traffic Impact Analysis or Urban Growth Preliminary 
Declaration which would evaluate off-site improvements for the development; therefore, 
no additional off-site improvements are required.  
 
SRC 205.010(d)(7)—The tentative subdivision plan mitigates impacts to the 
transportation system consistent with the approved Traffic Impact Analysis (TIA), 
where applicable. 
 
Findings—The proposed 6-lot subdivision generates less than 200 average daily 
vehicle trips to the local street system.  Therefore, a TIA is not required as part of the 
proposed subdivision submittal.  
 
SRC 205.010(d)(10) - When the tentative subdivision plan requires an Urban 
Growth Preliminary Declaration under SRC chapter 200, the tentative subdivision 
plan is designed in a manner that ensures that the conditions requiring the 
construction of on-site infrastructure in the Urban Growth Preliminary Declaration 
will occur, and, if off-site improvements are required in the Urban Growth 
Preliminary Declaration, construction of any off-site improvements is assured. 
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Findings - The subject property is located inside the Urban Service Area and adequate 
facilities are available. No Urban Growth Area permit is required. 
 
RESPONSE TO PUBLIC COMMENTS 
 
1. Park Avenue NE Condition: Comments received express concerns for the 

underimproved condition of Park Avenue NE and the request for Alternative Street 
Standards for the proposed subdivision. 
 
Staff Response: Park Avenue NE abutting the subject property does not currently 
meet the minimum improvement standards for a local street according to SRC 
Chapter 803 and the Salem TSP. As identified in the conditions of approval, the 
applicant is required to construct a half-street improvement along Park Avenue NE 
which will include pavement widening, curbs, sidewalks, and streetlights along the 
property frontage. The proposal is for a 6-lot subdivision; the scope of the proposal 
does not warrant off-site improvements to Park Avenue NE. 
 
Comments also express concerns for the request for Alternative Street Standards. 
As described in the written findings, Park Avenue NE has a block length that 
exceeds the maximum allowed under SRC Chapter 803. An Alternative Street 
Standard is approved in order to not require a public street to be stubbed through 
the property to the west. Due to the in-fill nature of the subdivision, there would not 
be adequate space to provide 6 lots and a public street through the site. Staff finds 
that the approval criteria for an Alternative Street Standard to street spacing and 
connectivity requirements have been met. No Alternative Street Standards have 
been requested for the improvement width of Park Avenue NE.  
 

2. Stormwater Management: Comments received express concerns for how 
stormwater runoff from the site will be managed. Comments received also express 
concerns for the construction and continued maintenance of the rain garden which is 
required to manage stormwater. Comments received also expressed concerns for 
safety around the rain garden. 
 
Staff Response: All subdivisions are required to meet stormwater standards 
established in SRC Chapter 71 – Stormwater and the PWDS Appendix 004 – 
Stormwater System. As part of the required submittal items, the applicant has 
provided a preliminary stormwater management report that demonstrates the 
proposal utilizes green stormwater infrastructure to the maximum extent feasible. As 
identified in the conditions of approval, the applicant is required to provide a final 
stormwater report that demonstrates the proposal for stormwater management is in 
general compliance with the stormwater management standards. 
 
The applicant’s preliminary stormwater management report demonstrates the facility 
is proposed to detain stormwater and then dispose of all stormwater through 
infiltration. The proposed rain garden does not discharge back into the City’s system 
as no public mains are available in Park Avenue NE. The stormwater code and 
design standards prioritize detention of water and infiltration when feasible to control 
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runoff. The applicant’s geotechnical investigation, included within the preliminary 
stormwater management report, generally supports this, although additional testing 
is required with the final stormwater report to confirm depth of groundwater. The 
subdivision will be conditioned to comply with SRC Chapter 71 and the PWDS to 
ensure the final constructed facility meets the City’s standards. 
 
The proposed rain garden will be a privately owned and maintained stormwater 
facility. The PWDS require a Private Stormwater Facility Maintenance Agreement to 
be recorded against the property, so the collective property owners would be 
required to ensure continued maintenance of the facility (PWDS - Section 4.2(s)). 
 
In terms of the concerns for safety around the proposed rain garden, the rain garden 
will be located on private property and will not be accessible to the general public 
from the public right-of-way. According to the preliminary grading & drainage plan, 
the top of the rain garden is at the 195-foot elevation and the bottom is at 192.46-
feet, the rain garden will be approximately 3-feet in depth and will be vegetated. The 
slope to the bottom of the pond is a gradual 30-percent slope from the top of the 
pond to the bottom of the pond. The PWDS do not require fencing around private 
stormwater facilities. However, there are Building and Safety standards for fall 
protections in certain circumstances. The Building & Safety Division has indicated 
that because there are no structures or walking paths adjacent to the proposed rain 
garden that no fall protection would be required.  
 

Prepared by: Laurel Christian, Infrastructure Planner III 
cc: File 
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May 28, 2024 
 
Aaron Panko, Planner  
Planning Division, City of Salem 
555 Liberty Street SE, Room 305 
Salem OR 97301 
 
RE:  Land Use Activity Case No. SUB-ADJ24-04, 1800 Block of Park Av NE 
 
The City of Salem issued a Request for Comments for a Land Use Case as referenced above.  
Please find below comments on the impact of the proposed land use change on the Salem-Keizer 
School District.  
 
IDENTIFICATION OF SCHOOLS SERVING THE SUBJECT PROPERTY 
The School District has established geographical school attendance areas for each school known 
as school boundaries.  Students residing in any residence within that boundary are assigned to the 
school identified to serve that area.  There are three school levels, elementary school serving 
kindergarten thru fifth grade, middle school serving sixth thru eighth grade, and high school 
serving ninth thru twelfth grade. .  The schools identified to serve the subject property are:  
 

School Name School Type Grades Served 
Englewood Elementary K thru 5 
Parrish Middle 6 thru 8 
North Salem High 9 thru 12 

Table 1 

SCHOOL CAPACITY & CURRENT ENROLLMENT 
The School District has established school capacities which are the number of students that a 
particular school is designed to serve.  Capacities can change based on class size.  School 
capacities are established by taking into account core infrastructure (gymnasium, cafeteria, 
library, etc.) counting the number of classrooms and multiplying by the number of students that 
each classroom will serve.  A more detailed explanation of school capacity can be found in the 
School District’s adopted Facility Plan.   
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School Name School Type School 

Enrollment 
School Design 

Capacity 
Enroll./Capacity 

Ratio 
Englewood Elementary 291 433 67% 
Parrish Middle 653 829 79% 
North Salem High 2,117 2,248 94% 

Table 2 

POTENTIAL ADDITIONAL STUDENTS IN BOUNDARY AREA RESULTING FROM 
APPROVAL OF LAND USE CASE 
The School District anticipates the number of students that may reside at the proposed 
development based on the housing type, single family (SF), duplex/triplex/four-plex (DU), multi-
family (MF) and mobile home park (MHP).  The School District commissioned a study by the 
Mid-Willamette Valley Council of Governments in 2021 to determine an estimate of students per 
residence, for the Salem-Keizer area, in each of the four housing types.  Since the results are 
averages, the actual number of students in any given housing type will vary.    The table below 
represents the resulting estimates for the subject property: 
 

School Type Qty. of New 
Residences 

Housing Type Average Qty. of 
Students per 

Residence 

Total New 
Students 

Elementary 
6 SF 

0.168 1 
Middle 0.098 1 
High 0.144 1 

Table 3 

POTENTIAL EFFECT OF THIS DEVELOPMENT ON SCHOOL ENROLLMENT 
To determine the impact of the new residential development on school enrollment, the School 
District compares the school capacity to the current enrollment plus estimates of potential 
additional students resulting from land use cases over the previous two calendar years.  A ratio of 
the existing and new students is then compared with the school design capacity and expressed as 
a percentage to show how much of the school capacity may be used. 
 

School Name School 
Type 

School 
Enrollment 

New 
Students 

During 
Past 2 yrs 

New 
Student 

from 
this Case 

Total 
New 

Students 

School 
Design 

Cap. 

Enroll. 
/Cap. 
Ratio 

Englewood Elem. 291 0 1 1 433 67% 
Parrish Mid. 653 8 1 9 829 80% 
North Salem High 2,117 93 1 94 2,248 98% 

Table 4 

ESTIMATE OF THE EFFECT ON INFRASTRUCTURE – IDENTIFICATION OF 
WALK ZONES AND SCHOOL TRANSPORTATION SERVICE 
Civic infrastructure needed to provide connectivity between the new residential development and 
the schools serving the new development will generally require roads, sidewalks and bicycle 
lanes.  When developing within one mile of school(s), adequate pathways to the school should be 
provided that would have raised sidewalks.  If there are a large number of students walking, the 
sidewalks should be wider to accommodate the number of students that would be traveling the 
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path at the same time.  Bike lanes should be included, crosswalks with flashing lights and signs 
where appropriate, traffic signals to allow for safe crossings at busy intersections, and any 
easements that would allow students to travel through neighborhoods.  If the development is 
farther than one mile away from any school, provide bus pullouts and a covered shelter (like 
those provided by the transit district).  Locate in collaboration with the District at a reasonable 
distance away from an intersection for buses if the distance is greater than ½ mile from the main 
road. If the distance is less than a ½ mile then raised sidewalks should be provided with stop 
signs where students would cross intersections within the development as access to the bus stop 
on the main road. Following is an identification, for the new development location, that the 
development is either located in a school walk zone or is eligible for school transportation 
services. 
 

School Name School Type Walk Zone or Eligible for School Transportation 
Englewood Elementary Walk Zone 
Parrish Middle Walk Zone 
North Salem High Walk Zone 

Table 5 

ESTIMATE OF NEW SCHOOL CONSTRUCTION NEEDED TO SERVE 
DEVELOPMENT 
The School District estimates the cost of constructing new school facilities to serve our 
community.  The costs of new school construction is estimated using the Rider Levett Bucknall 
(RLB) North America Quarterly Construction Cost Report and building area per student from 
Cornerstone Management Group, Inc. estimates.  The costs to construct school facilities to serve 
the proposed development are in the following table. 
 

School Type Number of 
Students  

Estimate of Facility 
Cost Per Student* 

Total Cost of Facilities 
for Proposed 

Development* 
Elementary 1 $83,655 $83,655 
Middle 1 $101,069 $101,069 
High 1 $118,482 $118,482 
TOTAL   $303,206 

Table 6 
*Estimates based on average of  Indicative Construction Costs from “RLB Construction Cost Report North America Q4 2023” 
 
      
 
Sincerely, 
 
 
 
David Fridenmaker 
Business and Support Services 
 
c: Robert Silva, Chief Operations Officer, David Hughes, Director of Operations & Logistics, T.J. 
Crockett, Director of Transportation 



Jennifer Biberston
Typewriter
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