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June 11, 2020
Ms. Shari Reed
Vice President
Pacific Realty Associates LP
15350 SW Sequoia Parkway
Suite 300
Portland, Oregon 97224
Dear Shari,
At your request, I have reviewed the conceptual site plan prepared by MG2 Architects labeled as “NW
Option” dated April 27, 2020, and have the following observations as it relates to the viability of that site
plan for development of a retail shopping center on the property located at 2500-2600 Block of Boone
Rd. SE, Salem Oregon 97306.
I have worked as a commercial broker in the Pacific Northwest market since 2004. That market includes
Salem, Oregon. In my capacity as a commercial broker, I have assisted large and small retailers with site
selection and design. Over my career working with retailers on site selection and design, I have gained
significant experience with and knowledge of the critical site layout design elements that are required
for a viable retail development. I am a member of the International Council of Shopping Centers (ICSC),
the Retail Brokers Network (RBN) and I am on the Board of Directors for the Commercial Association of
Brokers (CAB). I am a licensed real estate broker in the state of Oregon and Washington. The
observations in this letter pertain to retail shopping centers in general and apply equally to a Costco
anchored shopping center as well as other similarly anchored shopping centers.
In my professional opinion, the “NW Option” layout is unsafe and includes significant disadvantages to
the extent that no reasonable retailer (large or small) would locate there – whether it be a major anchor
like Costco or smaller retailers featured on retail pads. It is economically unviable. The reasons follow:
Site Layout/Curb Appeal
o The “NW Option” orients the anchor retail buildings such that the back of the buildings face Kuebler
Blvd. The positioning of the anchor retail buildings with backs facing the primary artery of Kuebler
Blvd creates a challenging and unsafe layout, which will significantly impact leasing the project. A
significant component of a successful retail shopping center is potential customers having a desire
to shop there which begins with a sense of welcome at the shopping center. The “NW Option”
exposes the backside of the buildings, service access, storage, and trash enclosures along Kuebler
Blvd, thus inhibiting customer ability to see the retail storefronts, location of site access, and if there
is adequate parking (retail customers are unwilling to drive around to find distant parking). Those
initial disadvantages will discourage customers from shopping at the property and incentivize them
to pursue other shopping options, such as shopping online. Retailers are acutely aware of this.
Accordingly, retail businesses and retail property owners spend enormous amounts of time and
money to create an attractive shopping center and the perception (and reality) of a pleasing
shopping experience, especially in the post-Covid landscape with substantial e-commerce
competition. Retail tenants will only select sites in which they may create an inviting atmosphere
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where customers can easily find their store and quickly see that parking is available, and feel
relatively at ease. Local examples include other anchored retail along S. Commercial in Salem,
including Fred Meyer, Walmart, WinCo and Trader Joe’s, all of whom have storefronts with
exposure to the main traffic flow and parking between the entry points and the primary street.
o

The “NW Option” with/without Costco places the anchor retail buildings along Kuebler Blvd., which
requires a fire lane on the backside of the building, along with an area for deliveries, back-of-house
storage and trash enclosures, significantly diminishing the curb-appeal of the shopping center along
Kuebler Blvd.

Safety
o A reasonably safe parking lot is essential to retailers. This “NW Option” site does not create a
reasonably safe parking lot. Rather, the “NW Option” plan puts a major barrier of large trees in the
middle of the main parking field that obscures the view for parking and parked vehicles.
Accordingly, customers have to navigate around the tree barrier, through this obscured area of the
parking lot to access the retail businesses. This layout creates a lack of visibility for vehicles
attempting to park as well as for pedestrians to see such vehicles and increases the likelihood of
pedestrian / vehicle collisions. It is well-established that retail shopping centers must maintain line
of sight through parking areas to enhance safety. The lack of line of sight visibility through the tree
barrier may create safety concerns for customers.
o

Parking to the south of the tree grove will be viewed by customers and retailers alike as
inconvenient and potentially unsafe due to impaired visibility to the storefronts, particularly for
seniors, customers with disabilities and/or shopping with small children.

Parking Adequacy/Convenience
o The shopping center is inadequately parked for any retail anchor, as well is inconvenient and unsafe
for customer and employee parking with the tree barrier located in the middle of the primary
parking field.
o

The parking is inadequate both in number of stalls and the depth of the parking field. Sufficient
parking is essential to ensure the success of a suburban shopping center. Anchor and general retail
tenants expect the amount of available parking to be no less than 5 stalls per 1,000 sf (5/1,000 sf) of
gross leasable area (GLA), but preferably closer to 7 stalls per 1,000 sf (7/1,000 sf). The parking
demand for restaurants is significantly higher at 10- stalls per 1,000 sf (10/1,000 sf). Furthermore,
sophisticated national and regional retailers will generally not count on their customers utilizing
parking that is not immediately proximate and visible to their store entry. Shared parking needs to
be truly convenient and safe for the intended users, and sufficient in numbers for all of the
anticipated uses, accounting for both customers and employees. In order to ensure the best
possible opportunity for leasing the retail space on the western portion of the site, a minimum of 7
stalls per 1,000 sf (7/1,000 sf) must be guaranteed there and preferably more. The “NW Option”
fails to meet the expectations of today’s retailers and customers for sufficient convenient parking.
With 9.9 stalls per 1,000 sf (9.9/1,000 sf) on the west and only 3.13 stalls per 1,000 sf (3.13/1,000 sf)
on the east, this option has a significant parking deficit, which means that it is not economically
viable. The “NW Option” must be contrasted with the Preferred Plan that has 9.9 stalls per 1,000 sf
(9.9/1,000 sf) on the west and 5.12 stalls per 1000 sf (5.12/1,000) on the east for a total overall
parking provided for the shopping center of 5.6 per 1,000 sf, which is the bare minimum in my
opinion for economic viability for the reasons explained.

Exhibit E
Page 3 of 7

o

There is approx. 74 (18%) fewer parking spaces in the primary parking field on the “NW Option”
than are in the primary field of the existing Salem Costco store. It is well known that the existing
Salem Costco store has insufficient parking and only has two points to enter/exit the parking lot, one
of which conflicts with customers trying to reach the fueling stations. One of the reasons Costco
wishes to relocate to this site is to greatly improve their customer shopping experience by having
more opportunities to access the parking lot and fueling positions, sufficient safe, and easily
accessible parking, and pedestrian safety .

o

The approx. 175 parking stalls to the east of the major retail building will be viewed by retailers
largely as “employee parking” and not realistic customer parking given the distance from the
primary retail business storefront, and the fact that it is separated from the anchor tenant not only
by such distance but also a major entrance (the right in off of Kuebler).

o

Because the “NW Option” provides inadequate parking for Costco this creates untenable
competition for the parking that does exist between the Costco and the small shop retailers at the
NE corner of the site.

Retail Shop Pads
o Placing the fueling positions on the SE corner of the site along Boone, facing the residential
neighborhood is not a viable design. Noise, traffic, fuel deliveries, and vehicle headlights facing the
neighbors’ homes are incompatible. Moreover, this “NW Option” creates unsafe traffic conflicts for
customers who wish to reach the fueling positions from the NE parking field because they must
cross over the major access drive to reach the fueling positions, enter the parking field and to exit
the site. This will make it unsafe and difficult not only for customers from the NE parking field, but
also for customers attempting to enter the site from the roundabout on 27th St.
o

If Costco were replaced with anchor retailers that did not have fueling stations, in my opinion, the
supporting retail pad(s) would replace the fueling center on the SE corner of the site. This location
will make this site undesirable for tenants and customers alike. Small shop retail tenants have a
greater chance of survival if they have visibility, and so they seek to lease space where they are in
front of the major retail business, along the major arterial. This “NW Option” places the retail pad(s)
in the SE corner where grade separation and landscape requirements greatly impair visibility from
Kuebler Blvd., and therefore fails to offer a viable retail space.

o

Retail shops and pads would be disjointed and disconnected from the larger shopping center,
diminishing the continuity of the shopping center experience. This is a significant problem in and of
itself; when combined with the other site disadvantages, the disjointed and disconnected site plan
offers little to no chance of retail success for those retailers and, as stated previously, they are
unleasable.

Vehicle/Pedestrian Conflicts at Main Entrance
o The main entrance off the roundabout on 27th Street is congested and creates unacceptable
conflicts between pedestrians trying to navigate through the parking field to and from Costco.
o

The main entrance off of 27th Street is congested and creates unacceptable vehicle movement
conflicts between vehicles attempting to enter and exit the site, vehicles moving within the site
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trying to find parking in the south and east fields and vehicles attempting to gain access to the
fueling positions and to the exit on Boone.
o Vehicles entering the shopping center off of 27th street headed to the fuel positions located in the SE
corner are immediately forced to turn left across the flow of pedestrian and traffic exiting the
shopping center to the 27th Street roundabout.
In summary, based upon my extensive experience working with retail and developer clients in the Pacific
Northwest, I believe that the retail clientele in Salem, Oregon will not tolerate anything but a safe,
adequately parked shopping experience with excellent ingress and egress. Today’s shopping center
formats are designed to maximize the shopping experience for their customers and to provide financial
viability of the retailers. Unattractive, inefficient, and/or unsafely parked retail developments have a
significant chance of failure. From a leasing perspective, the “NW Option” site plan is not safe, underparked and inefficient for deliveries, and shopping such that retailers would conclude that it does
promote success or for tenants to compete with online retailers. It is simply not an economically viable
retail shopping center layout in any respect.

Sincerely,

Jeff Olson
Commercial Realty Advisors NW
(503) 957-1452 | jeff@cra-nw.com
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