FOR MEETING OF: May 19, 2026
AGENDA ITEM NO.: 5.2

TO: PLANNING COMMISSION

FROM: LISA ANDERSON-OGILVIE, AICP
DEPUTY COMMUNITY DEVELOPMENT DIRECTOR AND
PLANNING ADMINISTRATOR

SUBJECT: MINOR COMPREHENSIVE PLAN MAP AMENDMENT / NEIGHBORHOOD
PLAN MAP AMENDMENT / ZONE CHANGE CASE NO. CPC-NPC-ZC26-02;
FOR PROPERTY LOCATED AT 1505 FRONT STREET NE (AMANDA
APPLICATION NO. 25-125337-PLN)

REQUEST

A consolidated Minor Comprehensive Plan Map Amendment from River-Oriented Mixed-Use
to Industrial Commercial, Neighborhood Plan Map Amendment from River-Oriented Mixed-
Use to Industrial Commercial, and Zone Change from MU-R (Mixed-Use Riverfront) to IC
(Industrial Commercial) for property totaling approximately 1.43 acres in size and located at
1505 Front Street NE (Marion County Assessor Map and Tax Lot Number:
073W22AB00100).

APPLICANT: Loren Boeckman, Trustee of the Eleanore M. Boeckman Trust

OWNER: Eleanore M. Boeckman Trust (Loren Boeckman, Trustee)

REPRESENTATIVE: Mark Shipman, of Saalfeld Griggs PC

PROPOSAL

The application under review by the Planning Commission is a consolidated application for
Minor Comprehensive Plan Map Amendment, Neighborhood Plan Map Amendment, and
Zone change for an approximate 1.43-acre property located at 1505 Front Street NE
(Attachment A).

The proposal requests to change the Salem Area Comprehensive Plan Map designation of
the property from River-Oriented Mixed-Use to Industrial Commercial (Attachment B), the
neighborhood plan map designation of the property under the Grant Neighborhood Plan from
River-Oriented Mixed-Use to Industrial Commercial, and the zoning of the property from MU-
R (Mixed-Use Riverfront) to IC (Industrial Commercial) (Attachment C).

As indicated in the written statement provided by the applicant, the purpose of the requested
consolidated comprehensive plan map amendment, neighborhood plan map amendment,
and zone change is to allow the property to be used for a greater variety of industrial uses
consistent with the past use of the property under its prior zoning before it was changed to
MU-R in 2022 as part of the Our Salem Project.
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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, and stormwater reports; 2) Any materials,
testimony, and comments from public agencies, City Departments, neighborhood
associations, and the public; and 3) All documents referenced in this report.

All application materials are available on the City’s online Permit Application Center at
https://permits.cityofsalem.net. You can use the search function without registering and enter
the permit number listed here: 25 125337.

APPLICANT’S MATERIALS

Land use applications are required to include a statement addressing the applicable
standards and approval criteria of the Salem Revised Code and must be supported by proof
they conform to such standards and approval criteria. The written statement provided by the
applicant summarizing the request and addressing the applicable approval criteria, as well as
the existing conditions plan identifying the existing development on the property, are attached
to this report as follows:

= Applicant’'s Written Statement: Attachment D
= Existing Conditions Plan: Attachment E

FACTS AND FINDINGS

1. Procedural Findings

On December 29, 2025, an application for a consolidated Minor Comprehensive Plan Map
Amendment, Neighborhood Plan Map Amendment, and Zone Change was submitted by
Mark Shipman, of Saalfeld Griggs PC, on behalf of the applicant and owner of the
property, Loren Boeckman, Trustee of the Eleanore M. Boeckman Trust.

After additional requested information was provided by the applicant, the application was
deemed complete for processing on April 14, 2026. On April 29, 2026, notice of the public
hearing on the proposal was subsequently sent, pursuant to SRC requirements; and on
May 7, 2026, public notice of the proposal was posted on the subject property by the
applicant.

The public hearing on proposal is scheduled for May 19, 2026.

DLCD Notice: State law (ORS 197.610) and SRC 300.620(b)(1) require the City to
provide the Oregon Department of Land Conservation and Development (DLCD) a
minimum 35-day notice when an applicant or the City proposes an amendment to an
acknowledged Comprehensive Plan or land use regulation, or to adopt a new land use
regulation. Required notice of the proposed Minor Comprehensive Plan Map Amendment,
Neighborhood Plan Map Amendment, and Zone Change was provided to DLCD on April
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14, 2026.

State-Mandated 120-Day Local Decision Deadline: Pursuant to Oregon Revised Statutes
(ORS) 227.128, amendments to an acknowledged Comprehensive Plan are not subject to
the 120-day rule. In addition, the requested Zone Change included with the application is
similarly not subject to the 120-day rule because, pursuant to ORS 227.178(10), the zone
change has been filed concurrently, and is being considered jointly, with the proposed
comprehensive plan amendment.

2. Existing Conditions

The subject property included with this proposal is approximately 1.43 acres in size and
located at 1505 Front Street NE. As shown on the existing conditions plan (Attachment
E) and described in the written statement provided by the applicant, the property has
frontage on Front Street NE, Norway Street NE, and Shipping Street NE. Along the
western portion of the site, the property abuts the vacated right-of-way of Water Street
NE.

The existing building on the subject property, which occupies a majority of the site, is
currently occupied by three tenants including Murphy’s Fireplace & Stove, Inc., Mongoose
Metals, Inc., and the Desk Dealer, Inc. The applicant indicates that Murphy’s Fireplace
and Chimney is a fireplace store offering cleaning, inspections, and repairs of fireplaces,
as well as installation and assembly services; Mongoose Metals, Inc. is heating contractor
that manufactures custom-made chimney caps; and the Desk Dealer, Inc. is a furniture
store using the facility for pre-owned and new home and office furniture.

Vehicle access to the property is provided from Norway Street and Shipping Street,
together with access via an easement over the western portion of the vacated right-of-way
of Water Street along the western boundary of the property. The property is also located
directly adjacent to a railroad line that runs parallel to Front Street NE. The railroad line is
owned by BNSF Railway and operated by Portland & Western Railroad, Inc. The railroad
line includes a railroad spur that serves the subject property and surrounding properties.

In regard to the natural features of the site, the topography of the property is flat and there
are no existing trees, mapped wetlands, or waterways present.

3. Salem Area Comprehensive Plan (SACP)

Comprehensive Plan Map: The subject property is designated River-Oriented Mixed-Use
on the Salem Area Comprehensive Plan (SACP) map. The Comprehensive Plan
designations of surrounding properties include:

Comprehensive Plan Designation of Surrounding Properties

Across Norway Steet NE, Industrial and River-Oriented
North )
Mixed-Use

South Across Shipping Street NE, River-Oriented Mixed-Use
East Across Front Street NE, Industrial and Industrial
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West River-Oriented Mixed-Use

Relationship to Urban Service Area: The subject property lies within the City's Urban
Service Area. The Urban Service Area is that territory within 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 if development will proceed
prior to the necessary public facilities being extended to the property and the Urban
Service Area being expanded to incorporate the property. Because the property is located
within the Urban Service Area, an Urban Growth Preliminary Declaration is not required
for any further development of the subject property.

4. Zoning

The subject property is currently zoned MU-R (Mixed-Use Riverfront). Zoning of
surrounding properties includes the following:

Zoning of Surrounding Properties ‘

Across Norway Street NE, |G (General Industrial) and
North MU-R (Mixed-Use Riverfront) within the Willamette
Greenway Overlay Zone

Across Shipping Street NE, MU-R (Mixed-Use Riverfront)

South within the Willamette Greenway Overlay Zone

Across Front Street NE, IG (General Industrial) and IC
East . :

(Industrial Commercial)
West MU-R (Mixed-Use Riverfront) within the Willamette

Greenway Overlay Zone

5. Neighborhood Association and Public Comments

The subject property is located within the boundaries of the Grant Neighborhood
Association.

Applicant Open House / Neighborhood meeting: SRC 300.320 requires the applicant for a
proposed comprehensive plan map amendment and zone change to either arrange and
attend a public open house or present their proposal at a regularly scheduled meeting of
the neighborhood association. On October 6, 2025, the applicant contacted the Grant
Neighborhood Association Chair and Land Use Chair to provide notice of the proposal
and to request attendance at their next neighborhood association meeting. On November
6, 2025, the applicant’s representative presented their proposal at the Grant
Neighborhood Association meeting; therefore, satisfying the requirements of SRC
300.320.
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Neighborhood Association Comments: Notice of the application was provided to the Grant
Neighborhood Association pursuant to SRC 300.620(b)(2)(B)(vii), which requires notice to
be sent to any City-recognized neighborhood association whose boundaries include, or
are adjacent to, the subject property. As of the date of completion of this staff report, no
comments have been received from the neighborhood association.

Public Comments: In addition to providing notice to the neighborhood association, notice
was also provided, pursuant to SRC 300.620(b)(2)(B)(ii), (iii), (viii), & (ix), to property
owners and tenants within 250 feet of the subject property. As of the date of completion of
this staff report, no public comments have been received.

Homeowners’ Association: Pursuant to SRC 300.620(b)(2)(B)(vi), notice is required to be
provided to any active and duly incorporated Homeowners’ Association (HOA) applicable
to the property. As identified in the application materials submitted by the applicant, the
subject property is not located within a Homeowners’ Association.

6. City Department Comments

A. Building and Safety Division: The Building and Safety Division reviewed the proposal
and did not identify any concerns.

B. Fire Department: The City of Salem Fire Department reviewed the proposal and did
not identify any concerns.

C. Development Services Division: The Development Services Division reviewed the
proposal and provided findings pertaining to required City infrastructure needed to
serve the property. The findings of the Development Services Division are
incorporated into this staff report.

7. Public Agency Comments

A. Oregon Department of Transportation: The Oregon Department of Transportation
(ODOT) provided comments indicating, in summary, that they reviewed the proposal
based on the proximity of the property to ODOT facilities, specifically the OR99EB
couplet (ODOT Hwy. 072). They indicated no concerns at this time but requested to be
included on notices for any future development proposals for the subject property.

DECISION CRITERIA FINDNGS

8. Analysis of Minor Comprehensive Plan Map Amendment & Neighborhood Plan Map
Amendment Approval Criteria

Salem Revised Code (SRC) 64.025(e)(2) establishes the approval criteria for Minor
Comprehensive Plan Map amendments and Neighborhood Plan Map Amendments. The
following subsections are organized with approval criteria shown in bold italic, followed
by findings of fact evaluating the proposal’s conformance with the criteria. Lack of
compliance with the following criteria is grounds for denial of the Minor Comprehensive
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Plan Map Amendment and Neighborhood Plan Map Amendment.

64.025(e)(2)(A): The Minor Plan Map Amendment is justified based on the existence
of one of the following:

(i)

Alteration in Circumstances. Social, economic, or demographic patterns of the
nearby vicinity have so altered that the current designations are no longer
appropriate.

The written statement provided by the applicant addressing the approval criteria is
included as Attachment D. The applicant indicates that the subject property is
located within an area that has developed as industrial. The property immediately to
the north of the property (1625 Front St. NE) is developed as a warehouse serving
the railcar industry and is designated Industrial on the Salem Area Comprehensive
Plan Map (SACP). The property to the east across Front St. (1570 Front St. NE) is
developed as a warehouse and is also designated Industrial on the SACP. The
property to the northeast, located diagonally across Front St. (255 Norway St. NE) is
developed as an industrial warehouse and storage facility serving the pavement
marking (paint) industry and is also designated Industrial on the SACP. The property
to the south is vacant land and is designated River-Oriented Mixed-Use. Three of the
four surrounding properties have comprehensive plan designations that are
consistent with industrial uses.

The applicant explains that development of the surrounding area has altered the
economic viability of using the property for mixed or non-industrial uses and that the
flexibility of the Industrial Commercial designation is needed to meet current and
future demands. The surrounding area has developed in a manner that supports a
change to the Industrial Commercial designation, and the proposed change to the IC
designation on the SACP will allow for this needed use while remaining consistent
with the surrounding industrial uses. A comprehensive plan change to Industrial
Commercial and a zone change to IC will provide consistency with the surrounding
area as it currently exists, will provide a buffer for the River-Oriented Mixed-Use
areas, and in addition, will support the long-term development of the surrounding
area as potential mixed-use.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. In order for this approval criterion to be met it must be demonstrated that
there has been a change in the social, economic, or demographic patterns of the
nearby vicinity that have resulted in the current designations no longer being
appropriate.

As identified by the applicant, the area to the north, northeast, east, and southeast of
the subject property is developed with industrial-type warehouse buildings but there
are also apartments immediately to the west, and property to the south is in the
process of converting from a former industrial use and has received land use
approval for redevelopment as a new mixed-use neighborhood consisting of three,
six-story mixed-use buildings with 382 dwelling units, ground floor commercial tenant
space, and second-story outdoor community open space and amenities; a proposed
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food hall building, winery building, and general-purpose market space building; and
pedestrian access throughout the site and along the Willamette River.

The industrial-type development pattern to the north, northeast, east, and southeast
has existed in the surrounding area for many years and, as a result, there have been
no social, economic, or demographic changes specific to that area that make the
current River-Oriented Mixed-Use comprehensive plan designation and MU-R
(Mixed-Use Riverfront) zoning no longer appropriate.

A change that has occurred in the area, however, was the rezoning of the subject
property, and surrounding properties to the northwest, west, south, and southeast of
the subject property, to MU-R as part of the Our Salem Project in 2022. The Our
Salem project was a multi-year project to update the City’s comprehensive plan,
together with supporting amendments to the City’s development code and changes
to the comprehensive plan map, neighborhood plan maps, and zoning map to
implement vision established under the updated comprehensive plan.

Under Our Salem, the zoning of the subject property, and other properties in the
surrounding area, was changed to MU-R in order to align the zoning of those
properties with the long-standing River-Oriented Mixed-Use comprehensive plan
designation of those properties under the Salem Area Comprehensive Plan, which
has applied to the property since at least 1979. As part of the adoption process,
required notice was sent to all affected property owners to advise them of the
proposed changes and afford them an opportunity to review and comment on the
proposal; no comments were received from the owners of the subject property.

The purpose of the River-Oriented Mixed-Use designation is to promote a mix of
dense commercial and residential uses that can take advantage of the scenic,
natural, and recreational qualities of the Willamette River as well as the close
proximity to Riverfront Park. The designation is generally located adjacent to the
Willamette River both north and south of downtown Salem. The River-Oriented
Mixed-Use designation is intended to promote pedestrian-friendly development that
extends the active and inviting environment in the downtown. The primary uses
intended under this designation include multifamily housing, commercial, and other
compatible uses such as recreation, commercial entertainment, educational, and
civic uses.

Due to the location of the property in close proximity to the Willamette River, its
existing River-Oriented Mixed-Use comprehensive plan designation is appropriate
for the site and the MU-R zoning applied to it as part of Our Salem, with its allowed
uses and development standards, fulfills the stated purpose of the designation by
requiring a mixed-use pedestrian-friendly development pattern which takes
advantage of the site’s close proximity to the Willamette River.

Further, the proposed substantial mixed-use redevelopment of the property to the
south of the subject property; the City being awarded a $2.7M Federal RAISE
(Rebuilding American Infrastructure with Sustainability and Equity) grant to be used
for a planning study to collect data, conduct analysis, and provide preliminary
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(ii)

engineering for future improvements to Front Street between South Street NE and
the Front Street NE Bypass; inclusion of the property within a Climate Friendly Area
as required by State law, and work being done by the City to create a new urban
renewal area in the north waterfront area are evidence of the emerging potential of
this area to evolve and develop into envisioned potential under existing River-
Oriented Mixed-Use Comprehensive Plan designation.

These changes to the area, rather than the character of existing development to the
north, northeast, east, and southeast of the property, result in an alteration of
circumstances in the nearby vicinity warranting maintaining the existing comp. plan
and zoning of the property so as to implement the vision for this property and the
surrounding area under the comprehensive plan. This approval criterion is therefore
not met.

Equally or Better Suited Designation. A demonstration that the proposed
designation is equally or better suited for the property than the existing
designation.

The written statement provided by the applicant indicates that the comprehensive
plan change from River-Oriented Mixed-Use (ROM) to Industrial Commercial (IC)
has been requested to allow the subject property to be used for warehousing,
distribution and other industrial or commercial uses, consistent with its historical use
and with the IC designation. A switch from a ROM designation to an IC designation
will allow the subject property to enjoy continued use by industrial tenants while
retaining the ability for future development that is commercial in nature. The IC
designation will also allow for the applicant to continue to lease out the subject
property for industrial commercial uses while allowing for greater flexibility than is
present with the ROM designation. Therefore, a change from ROM to IC will be
equally or better suited for the subject property based on historical use and the
surrounding property designations.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. The applicant indicates that the proposed comprehensive change has
been requested to allow the subject property to be used for warehousing,
distribution, and other industrial or commercial uses, consistent with its historical use
and with the Industrial Commercial designation. The applicant explains that the
proposed change from River-Oriented Mixed-Use to Industrial Commercial will allow
the subject property to enjoy continued use by industrial tenants, it will retain the
ability for future development that is commercial in nature, and the designation is
suitable based on the Comprehensive Plan designations of surrounding properties.

Although the proposed comprehensive plan change and neighborhood plan change
to Industrial Commercial and corresponding zone change to IC would allow the
applicant to continue to use the subject property for industrial and commercial uses
consistent with its historical use, the change would be inconsistent with the long-term
vision for the property embodied by its current long-standing River-Oriented Mixed-
Use Comprehensive Plan designation, based not only on its location near the river
but also in terms of the types of uses allowed and the fewer development standards
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(iii)

of the IC zone to ensure the envisioned development pattern for the area is
achieved.

The property’s current MU-R zoning already allows existing uses to remain and to be
altered, enlarged, and rebuilt subject to the continued use and development
standards of the zone. The MU-R zone also allows for the adaptive reuse of existing
buildings by allowing up to 50 percent of the total building floor area per development
site or 10,000 square feet, whichever is greater, to be utilized for new wholesaling
and general manufacturing uses provided retails sales in the same line of goods is
also provided on the site. These provisions offer flexibility by allowing existing uses
to continue and existing buildings to be adaptively reused for general manufacturing
and general wholesaling uses while at the same time maintaining necessary
standards to preserve the overall long-term land use vision for the area and
promoting incremental change to guide properties towards that long-term vision over
time.

A change of the property’s comprehensive plan designation to Industrial Commercial,
together with the proposed zone change to IC, will allow the subject property to be
developed in conformance with only the development standards of the IC zone and
any potential for the future long-term redevelopment of the property in a manner
consistent with that envisioned by the River-Oriented Mixed-Use Comprehensive
Plan designation will be greatly diminished. As such, the proposed Industrial
Commercial Comprehensive Plan designation is not equally or better suited for the
property than the existing River-Oriented Mixed-Use designation. This approval
criterion is therefore not met.

Conflict Between Comprehensive Plan Map Designation and Zone Designation.
A Minor Plan Map Amendment may be granted where there is conflict between
the Comprehensive Plan Map designation and the zoning of the property, and
the zoning designation is a more appropriate designation for the property than
the Comprehensive Plan Map designation. In determining whether the zoning
designation is the more appropriate designation, the following factors shall be
considered:

(aa) Whether there was a mistake in the application of a land use designation
to the property;

(bb) Whether the physical characteristics of the property are better suited to
the uses in the zone as opposed to the uses permitted by the
Comprehensive Plan Map designation;

(cc) Whether the property has been developed for uses that are incompatible
with the Comprehensive Plan Map designation; and

(dd) Whether the Comprehensive Plan Map designation is compatible with the
surrounding Comprehensive Plan Map designations.

The written statement provided by the applicant indicates that there is not a conflict
between the comprehensive plan map and the zone designation and therefore this
criterion is not applicable.
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Finding: Staff concurs with the findings included in the applicant’s written statement.
The subject property is currently designated River-Oriented Mixed-Use on the Salem
Area Comprehensive Plan Map and zoned MU-R (Mixed-Use Riverfront). As
identified in Comprehensive Plan, there are three corresponding zones that
implement the River-Oriented Mixed-Use comprehensive plan designation. These
zones include Mixed-Use Riverfront (MU-R), South Waterfront Mixed-Use (SWMU),
and Central Business District (CB). Because the Comprehensive Plan identifies the
MU-R zone as an implementing zone of the River-Oriented Mixed-Use
comprehensive plan designation, there is no conflict between the property’s
comprehensive plan designation and zoning. This approval criterion is therefore not
applicable to the proposal.

SRC 64.025(e)(2)(B): The property is currently served, or is capable of being served,
with public facilities and services necessary to support the uses allowed by the
proposed plan map designation.

The written statement provided by the applicant indicates that the subject property is
located inside of the City’s Urban Service Area and within the City limits where
development at an urban level is anticipated. The subject property is located within the G-
0 water service level with a 16-inch waterline that extends into the subject property from
Front Street NE. There is also an 8-inch sewer line located on the subject property, near
the Norway Street NE frontage. The property is served with a 36-inch storm drain located
along Norway Street NE. There are existing utilities serving the subject property at the
level needed to support the typical development within the Industrial Commercial
designation, and the applicant does not anticipate larger service needed that is

already provided.

Finding: Staff concurs with the findings included in the applicant’s written statement. The
City’s Development Services Division reviewed the proposal and indicated that there is
existing public water, sewer, and stormwater infrastructure available within the abutting
streets to serve the existing and future development on the subject property. The streets
surrounding the subject property are not built to meet current standards; however, they
can be improved subject to conditions of approval at time of future development. Site-
specific infrastructure requirements associated with any future further development or
redevelopment of the property will be further addressed at the time of Site Plan Review,
under SRC Chapter 220, or other future required development process as stipulated
under the Unified Development Code (UDC). This approval criterion is met.

SRC 64.025(e)(2)(C): The proposed plan map designation provides for the logical
urbanization of land.

The written statement provided by the applicant indicates that the proposed
comprehensive plan designation will allow for industrial commercial use of the subject
property to continue in a manner that is consistent with the surrounding area as well

as allowing for future industrial and/or commercial development to occur. The
development standards applicable in the IC designation and IC zone will allow for the
most productive use of the subject property. Allowing for the logical urbanization of land in
a manner that will retain flexibility for future industrial or commercial development as the
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surrounding area develops.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. The MU-R zoning of the subject property, and other properties in the
surrounding riverfront area, was applied to those properties through Our Salem in order to
implement the River-Oriented Mixed-Use comprehensive plan designation of the
properties and to fulfill the vision and purpose of that comprehensive plan designation.

The MU-R zone, and its location along the Willamette River north of the downtown, was
adopted by the City Council and was the result of extensive community input. The zone
was initially created through a project led by the Urban Development Department that
sought, in part, to streamline the many zones and overlay zones in the north downtown
area. The MU-R zone allows existing uses to remain and to be altered, enlarged, and
rebuilt. The zone also encourages the adaptive reuse of existing industrial buildings by
allowing up to 50 percent of the total building floor area per development site or 10,000
square feet, whichever is greater, to be utilized for new wholesaling and general
manufacturing uses provided retails sales in the same line of goods is also provided on
the site.

The River-Oriented Mixed-Use comprehensive plan designation is intended to promote a
mix of dense commercial and residential uses that can take advantage of the scenic,
natural, and recreational qualities of the Willamette River as well as close proximity to
Riverfront Park. The designation is also intended to promote pedestrian-friendly
development which extends the active and inviting environment of the downtown.

In order to fulfill the intended vision of the River-Oriented Mixed-Use designation, the MU-
R zone allows, but does not require, a mix of uses and it promotes pedestrian-friendly
development through a variety of design-related standards. The design standards are
similar to those in the MU-I and MU-II zones, and require ground-floor windows, awnings,
and articulated buildings. The MU-R zone also includes an additional standard that
requires public pedestrian access between Front Street and the Willamette River, which
implements policies of the Comprehensive Plan that call for increased public access to
the river.

In this case, due to the property’s location near the river and to the north of the downtown,
the logical urbanization of the land for both the subject property and the surrounding
properties along the river is best fulfilled by the existing River-Oriented Mixed-Use
comprehensive plan designation and the existing MU-R zone that implements it. This is
further evidenced by the

The Industrial Commercial comprehensive plan designation and IC (Industrial
Commercial) zoning requested with the application would not result in the logical
urbanization of the land because:

1) The Industrial Commercial comprehensive plan designation and IC zone do not take
into consideration the proximity of the land to the river and the unique opportunities
and obligations such proximity provides;
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2) Instead of encouraging a development pattern of pedestrian-oriented residential and
commercial mixed-use, would allow for an increased variety of more intensive
commercial and industrial uses that could be developed in a manner that would be
inconsistent with the vision of the River-Oriented Mixed-Use comprehensive plan
designation and incompatible with surrounding existing and approved uses;

3) Would allow for less opportunity for residential development due to the comparatively
more limited allowance of residential uses in the IC zone; and

4) Due to the fewer development standards included in the IC zone, would not promote
the pedestrian-oriented mixed-use development pattern envisioned for this area as an
extension of the downtown along the river because buildings are not required to be
located in close proximity the street, are not required to include ground floor windows
and canopies/awnings for weather protection to promote an active and inviting
pedestrian environment, are not required to include architectural detailing techniques
to break up building mass and provide visual interest, and off-street surface parking
areas are not required to be located behind or beside buildings, thereby allowing
parking and vehicle use areas to be located in close proximity to the street.

As identified in the written statement provided by the applicant, past uses of the property
have included primarily a variety of industrial-type uses, and the property is currently
being occupied by the following businesses:

Business Services Provided Use Classification (SRC 400)

Retail Sales and/or General
Wholesaling (depending on
who products are primarily
sold to)

The Desk Dealer, Inc. Furniture store

Fireplace store providing for _
the sale, installation, repair, | Retail Sales; and

cleaning, and inspection of | Building and Grounds Services

fireplaces, stoves, and and Construction Contracting
chimneys

Murphey’s Fireplace &
Stove, Inc.

Manufacture of custom

Mongoose Metals, Inc. .
metal chimney caps

General Manufacturing

Sand blasting and powder
coating services for a Industrial Services
variety of metal products

Mongoose Metals &
Powder Coating

Within the MU-R zone, pursuant to SRC 536.010, Retail Sales is a permitted use and both
General Wholesaling and General Manufacturing are permitted within buildings
constructed before August 24, 2022, provided that retail sales of products in the same line
of goods is also being offered on site and the area devoted to wholesaling or
manufacturing does not exceed 50 percent of the total floor area of the development site
or 10,000 square feet, whichever is larger.
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Building and Grounds Services and Construction Contracting and Industrial Services are
not allowed within the zone, but, pursuant to SRC 536.010(c), existing uses within the
MU-R zone established prior to August 24, 2022, that would be made nonconforming
under the zone are classified as Continued Uses. Unlike non-conforming uses in
general, continued uses have the benefit of being allowed to be structurally altered,
enlarged, or rebuilt following damage or destruction in conformance with the continued
development standards of the MU-R zone under SRC 536.015(f), which specify the
degree to which a property must be incrementally enhanced to conform to the standards
of the zone based on extent of the development/redevelopment proposed. Cease of
occupancy of a building or structure for a continued use also does not terminate the use
of the property, and such use may be re-established regardless of how long the building
or structure has not been utilized for that use, as long as the building or structure has not
been converted to a use that is otherwise allowed in the zone. When a building or
structure has been converted to a use allowed within the zone, it cannot be converted
back to a continued use, pursuant to SRC 536.010(c)(2).

As identified above, although the property has been used for industrial-type uses in the
past and is currently used for some uses which are no longer allowed, the provisions of
the MU-R zone have been designed to offer flexibility by allowing previously established
uses and development to continue, and also to be altered, enlarged, rebuilt, or re-
established after sitting vacant, while at the same time including provisions designed
promote incremental improvements to sites to bring them into greater conformity with the
requirements of the zone as changes occur over time. This approach strives to balance
the current conditions of sites with the long-term vision for the area under the
Comprehensive Plan.

The proposed change to an Industrial Comprehensive Plan designation and IC zone for
the property would defeat this purpose and prevent the property from achieving the
established long-term vision for the property and surrounding area under the
Comprehensive Plan. The proposal therefore does not result in the logical urbanization of
the land and this approval criterion is not met.

SRC 64.025(e)(2)(D): The proposed land use designation is consistent with the
Salem Area Comprehensive Plan and applicable Statewide planning goals and
administrative rules adopted by the Department of Land Conservation and
Development.

Analysis of the proposed comprehensive plan map amendment and zone change for
conformance with the applicable Goals and Policies of the Salem Area Comprehensive
Plan is as follows:

Salem Area Comprehensive Plan

The written statement provided by the applicant identifies the following provisions of the
Salem Area Comprehensive Plan as being applicable to the proposed development.

= SACP Section A — Land Use Plan Map; Subsection 3 — Plan Map Designations;
Subsection e — Industrial Commercial: The intent of this designation is provide
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areas for a mixture of heavy commercial and light manufacturing and warehousing
activities.

The written statement provided by the applicant indicates that the subject property’s
current and anticipated future use is in warehousing and distribution or other similar
industrial and/or commercial use. This use is identified as a permitted use in the IC
designations. This use is in line with the intent of the designation change.

Finding: The Industrial/Commercial comprehensive plan provision identified by the
applicant is from the comprehensive plan prior to the adoption of the City’s new
comprehensive plan in 2022 through the Our Salem process. Section 5 of the current
Comprehensive Plan, beginning on page 34, identifies the various Comprehensive
Plan Map designations included under the Comprehensive Plan, describes their
characteristics and purpose, identifies where the designations are generally intended
to be applied throughout the Salem area, the primary uses generally envisioned to be
allowed in each designation, and the specific zone(s) that implement them.

The characteristics of the Industrial Commercial Comprehensive Plan designation can
be found on page 37 of the Comprehensive Plan and describe the Industrial
Commercial designation as being intended to promote a flexible range of retail, office,
light industrial, and warehousing activities. It is explained that the designation is
generally intended to be located in employment areas near major transportation
corridors and can serve as a transition between heavier industrial areas and
residential areas. Primary uses envisioned under the designation include light
industrial, retail, office, and warehousing; and the designation is implemented by the
Industrial Commercial (IC) zone.

As identified in the written statement provided by the applicant, the current and
anticipated future use of the property for warehousing and distribution or other similar
industrial and/or commercial use would, based on how the property is currently
developed, be consistent with the characteristics and uses envisioned by the Industrial
Commercial Comprehensive Plan designation. However, in order for a comprehensive
plan amendment to be approved, the proposal must be found to be in conformance
with not only the new comprehensive plan map designation proposed for the property
but also all other applicable approval criteria. In this case, as identified under the
findings reviewing the proposal for conformance with the other applicable
comprehensive plan map amendment approval criteria, there has not been a change
in the social, economic, or demographic patterns in the nearby vicinity making the
current River-Oriented Mixed-Use (ROM) designation no longer appropriate for the
property; the proposed Industrial Commercial designation is not equally or better
suited for the property than the existing ROM designation; the proposed designation
does not provide for the logical urbanization of the land; the proposed designation
does not comply with all applicable provisions of the Comprehensive Plan and
Statewide Planning Goals; and the designation would not in the public interest and of
general benefit.

Based on the close proximity of the site to the Willamette River, existing multiple family
residential use to the west of the property, and land use approval being obtained for a
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substantial redevelopment of property to the south of the subject property consistent
with the River-Oriented Mixed-Use designation and in conformance with the standards
of the MU-R zone, the long-term vision established under the Comprehensive Plan for
the subject property and surrounding area is to transition from industrial use to a
pedestrian-oriented mixed-use development pattern over time. The River-Oriented
Mixed-Use designation and MU-R zone work to achieve that vision and are more
appropriate for the property than the proposed Industrial Commercial designation and
IC zoning.

SACP Section B — Special Resource Information: Special conditions which exist in
some locations need to be recognized in order to develop in a satisfactory manner.
The following outlines sources of information on these special conditions and
resources.

The written statement provided by the applicant indicates there are no identified
special resources on the subject property and that this criterion is therefore not
applicable.

Finding: The above comprehensive plan provision identified by the applicant is from
the comprehensive plan prior to the adoption of the City’s new comprehensive plan in
2022 through the Our Salem process. However, staff concurs with the findings
included in the applicant’s written statement. The topography of the property is flat and
there are no existing trees on the property. The property is similarly not within a
mapped floodplain, there are no mapped wetlands or waterways present, the property
contains no areas of mapped landslide hazard susceptibility, and it falls outside the
boundaries of both the Willamette Greenway Overlay Zone (SRC Chapter 600) and
the Airport Overlay Zone (SRC Chapter 602). The property is, however, located within
the City’s Historic and Cultural Resources Protection Zone due to the potential for
archaeological resources being present on the site. As such, any future development
or redevelopment of the property is required to comply with the archaeological
preservation requirements of SRC 230.105.

In addition to the Comprehensive Plan policies identified by the applicant, the following
goals and policies of the Comprehensive Plan are also applicable to the proposal:

SACP Housing Goals and Policies

H 4 Complete Neighborhood Goal: Encourage housing that provides convenient
access to jobs, services, and amenities that meets residents’ daily needs.

H 4.1 Mixed use: The development of housing should be encouraged in mixed-use
areas to increase access to jobs and services and promote walkable, complete
neighborhoods.

H 4.4 Downtown area: A variety of housing types should be located in and near
downtown Salem to provide opportunities for residents to live near jobs, shopping, and
entertainment, with higher-density housing concentrated downtown.
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Finding: In the findings included with the ordinance adopted for Our Salem
(Engrossed Ordinance Bill No. 10-22), it is explained that for the properties in this area
whose zoning was changed from IC (Industrial Commercial) to MU-R (Mixed-Use
Riverfront), the MU-R zoning allows three, four, and multiple family uses, as well as
townhouses, as outright permitted uses and therefore reduces barriers to multifamily
development and middle housing as recommended in the City’s adopted Housing
Needs Analysis (HNA). Additionally, the MU-R zone includes a minimum dwelling unit
density requirement of 15 dwelling unit per acre for development that is exclusively
residential.

In comparison, within the IC zone residential uses are allowed only when located
within a mixed-use building and there is no minimum residential density requirement.
As such, the MU-R zone is more consistent with the above identified housing policies
of the Comprehensive Plan because it allows for the property to be developed with a
variety of residential uses at potentially a higher density than would otherwise be
required in the IC zone depending on whether the housing is being provided in a
mixed-use building. Allowing for a greater variety of housing types in this area, and
requiring it potentially at a higher density, in relative close proximity to the downtown
core promotes the efficient use of the land and helps to encourage housing in mixed-
use areas in complete neighborhoods with convenient, walkable access to jobs,
services, and amenities to meet resident’s daily needs. The proposed Industrial
Commercial Comprehensive Plan designation and associated IC zoning is therefore
less compatible with the above identified housing goals and policies than the
property’s current River-Oriented Mixed-Use designation and MU-R zoning.

SACP Economic Development and Employment Goals and Policies

As identified in the introductory section of the Economic Development and Employment
section of the Comprehensive Plan on pages 55 and 56, it is explained that employment
lands accommodating the broad range of commercial and industrial businesses
throughout the City were the focus of the City’s 2015 to 2035 Economic Opportunities
Analysis (EOA) adopted in 2015. It is indicated that the EOA found that Salem’s portion of
the UGB has a deficit of 271 acres of commercial land and a surplus of 907 acres of
industrial land. However, it is indicated that since the EOA was adopted, industrial
development has remained steady, particularly in south and southwest Salem, leading to
a reduction in available industrial land.

E 2.9 Industrial land conversion: /Industrial land that may be appropriate for
conversions to commercial or other non-industrial uses should include some or all of
the following: 1. located outside of industrial areas or isolated from other industrial
uses, 2. surrounded by incompatible uses (such as housing), 3. located adjacent to
properties that have converted to commercial uses, 4. have limited or no access to
major roads (such as arterial streets, collector streets, or highways) or, 5. lack of rail
access.

E 2.3 Industrial access: Industrial development should be located near rail lines,
Interstate 5, or major transportation corridors to facilitate the movement of goods.



CPC-NPC-ZC26-02 Staff Report
May 19, 2026
Page 17

E 2.6 River: The Willamette River should be leveraged as an asset to encourage
mixed-use riverfront development that revitalizes waterfront properties, while
protecting or enhancing the scenic and natural qualities of the land.

E 4.1 Pedestrian-friendly design: New or retrofitted commercial and mixed-use
development should be encouraged to incorporate pedestrian-friendly design elements
and site designs that promote pedestrian activity, economic vitality, and a sense of
place.

E 4.2 Corridors: Distinctive commercial and mixed-use corridors should be created
and reinforced by planning and developing safe, attractive streetscapes and by making
other enhancements to the public realm to complement adjacent development.

Finding: In the findings included with the ordinance adopted for Our Salem
(Engrossed Ordinance Bill No. 10-22), it is explained that the zone changes proposed
for the properties along the Willamette River were to encourage mixed-use
development while protecting or enhancing the scenic quality of the land. The MU-R
zoning encourages mixed-use development that takes advantage of the close
proximity to the river and requires public pedestrian access to the river.

In addition, the location of the subject property is not generally suitable for industrial
development because, although it does directly abut a railroad siding parallel to Front
Street, it is located in close proximity to housing and is adjacent to property to the
south that has received land use approval to convert from a former industrial use to a
substantial mixed-use re-development. The property is, however, suitable for
commercial uses and mixed-use use development. The property’s long-standing
River-Oriented Mixed-Use Comprehensive Plan designation and it's current MU-R
zoning allow a variety of commercial uses to strengthen the City’s supply of land
designated to allow for commercial development, and the development standards of
the MU-R zone encourage it to be done so in a manner that promotes an attractive
and pedestrian-friendly design along the Front Street corridor. Because the proposed
Industrial Commercial Comprehensive Plan designation and IC zoning do not take into
account the property’s close proximity to the Willamette River, adjacent residential
development, and future mixed-use development to the south, the current River-
Oriented Mixed-Use Comprehensive Plan designation and MU-R zoning are more
compatible with the above identified Comprehensive Plan polies than the proposed
Industrial Commercial designation and IC zone.

As provided above, the proposed comprehensive plan change and zone change are not
consistent all of the applicable provisions of the Salem Area Comprehensive Plan.

Grant Neighborhood Plan

The subject property is located within the boundaries of the Grant Neighborhood
Association. The Grant Neighborhood Association includes a neighborhood plan that was
adopted by the City Council on June 13, 1983. Pursuant to SRC 64.015(a)(9), the “Goals
and Policies” provisions and the general land use maps adopted in neighborhood plans
are considered components of the Salem Area Comprehensive Plan. Because the goals
and policies provisions of neighborhood plans are components of the Comprehensive
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Plan, the applicable goals and policies of a neighborhood plan are required to be
evaluated as part of any findings determining whether a proposed comprehensive plan
map amendment and zone change are consistent with the Salem Area Comprehensive
Plan.

The written statement provided by the applicant identifies the following goals and policies
of the Grant Neighborhood Plan as being applicable to the proposed comprehensive plan
map amendment and zone change:

Land Use Intent Statement — River-Oriented Mixed-Use: The intent is to provide for
a combination of urban uses which capitalize on the scenic, natural, and recreational
facilities of the riverfront and to provide opportunities for the residents in the
community to have both visual and physical access to the riverfront while allow for the
continuation of existing industries.

Land Use Intent Statement — Industrial: The intent is to designate the general
location for a variety of industrial uses which place heavy demands on public facilities
or result in significant environmental impact.

1. Industrial Commercial: The intent is to designate sites for commercial and a variety
of limited industrial activities in which the nature of the business requires
fabrication, storage, and retail or wholesale trade.

2. Land Use Intent Statement — Manufacturing: The intent is to provide locations for a
full range of manufacturing activities.

The written statement provided by the applicant indicates that the Industrial
designation is better suited for the subject property than the River-Oriented Mixed Use
because it will allow the property to be used to its current potential while
complementing the development goals for the area.

The applicant indicates that while the Neighborhood Plan and the Salem Area
Comprehensive Plan (“SACP”), updated as part of the Our Salem Project, have
ambitions to transform riverfront areas from industrial into a regional amenity, such
development demands profitable business in the area to encourage such
development. As noted in the application, the subject property has seen a significant
decrease in marketability since the Our Salem Project. The subject property is
currently situated between a larger industrial area to the north and east and the
designated mixed use to the south and west. Thus, the application does not propose
the creation of a new industrial area in conflict with the goals for the area. Allowing the
subject property to be utilized as proposed will not have a negative impact on future
development in the area that capitalizes on the scenic, natural, and recreational
facilities of the riverfront because such development is in part shaped by the health of
nearby markets, the strength of local enterprises, and the ability to attract anchors that
drive foot traffic. The change to an Industrial designation is intended to allow limited
industrial-commercial activities and therefore this goal is satisfied.

Finding: Staff does not concur with the findings included in the applicant’s written
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statement. As identified on the Land Use Map of the Grant Neighborhood Plan, the
subject property has long been designated River-Oriented Mixed Use and is located
within Sub-Area A of the neighborhood plan. The identified intent of the River-Oriented
Mixed-Use designation in the neighborhood plan is to provided for a combination of
urban uses that capitalize on the scenic, natural, and recreational facilities of the
riverfront and to provide opportunities for residents in the community to have both
visual and physical access to the riverfront while allowing for the continuation of
existing industries.

The identified intent of the River-Oriented Mixed-Use designation of the neighborhood
is consistent with that of the River-Oriented Mixed-Use designation of the Salem Area
Comprehensive Plan, which is intended to promote a mix of dense commercial and
residential uses that can take advantage of the scenic, natural, and recreational
qualities of the Willamette River and promote pedestrian-friendly development which
extends the active and inviting environment of the downtown.

In this case, due to the property’s location near the river and north of the downtown,
the logical urbanization of the land for both the subject property and the surrounding
properties along the river is best fulfilled by the existing River-Oriented Mixed-Use
comprehensive plan designation and the existing MU-R zoning that implements it. The
provisions of the MU-R zone are designed to offer flexibility by allowing previously
established uses and development to continue, and also to be altered, enlarged,
rebuilt, or re-established after sitting vacant, while at the same time including
provisions designed promote incremental improvements to sites to bring them into
greater conformity with the requirements of the zone as changes occur over time. This
approach strives to balance the non-conforming development conditions of sites with
the long-term vision for the area under the Comprehensive Plan. This approach is also
in keeping with the identified intent of the River-Oriented Mixed-Use designation of the
neighborhood plan because it allows for the continuation of existing industries but also
does not allow for an expansion of potentially incompatible industrial uses in a manner
where there would be few standards in place to promote consistency and minimize
impacts to the pedestrian-oriented mixed-use development pattern envisioned by the
River-Oriented Mixed-Use designation.

As identified by the intent statements for the Industrial Commercial and Manufacturing
designations of the neighborhood plan, the Industrial Commercial designation is
intended to designate sites for commercial and a variety of limited industrial activities
in which the nature of the business requires fabrication, storage, and retail or
wholesale trade. The intent of the Manufacturing designation is to provide locations for
a full range of manufacturing activities.

As identified on the neighborhood plan land use map, the subject property has never
been designated for Industrial Commercial or Manufacturing, and nothing has changed
in the area to make the long-standing River-Oriented Mixed-Use designation no longer
relevant or suitable for the property. As such, the requested comprehensive plan
change to Industrial Commercial and zone change to IC (Industrial Commercial) is not
in keeping with the applicable identified intent statements of the neighborhood plan.
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Sub-Area A — West of Front Street Goal 19: To increase riverfront development
opportunities for a combination of urban uses that take advantage of the scenic,
natural, and recreational qualities of the riverfront.

The written statement provided by the applicant indicates that the application will
support continued and prospective industrial/commercial tenants on the subject
property, consistent with its 50+ year history of warehousing and industrial uses,
thereby increasing active business occupancy and economic activity in the riverfront
area. As noted in the application, market evidence shows industrial properties are in
high demand in Salem, and the site is currently well-suited for such uses, preventing
the creation of additional industrial areas elsewhere in addition to strengthening the
local economy through jobs and tax revenue.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. Although the property has been historically used for industrial-type uses
based on its past zoning, this has been inconsistent with the identified intent of the
River-Oriented Mixed-Use designation of the neighborhood plan, which generally calls
for urban uses which capitalize on the scenic, natural, and recreational facilities of the
riverfront while allowing for the continuation of existing industries. The proposed
Industrial Commercial comprehensive plan designation and IC zoning do not include
any specific standards or protections that would ensure any further development or
redevelopment of the property occurs in a manner that capitalizes on the scenic,
natural, and recreational facilities of the riverfront with opportunities for residents of the
community to have both visual and physical access to the riverfront. The Industrial
Commercial Comprehensive Plan designation and IC zoning would also allow for
potentially other industrial and incompatible uses to be further established on the
property, which goes beyond the stated intent of the neighborhood plan’s River-
Oriented Mixed-Use designation of only allowing for the continuation of existing
industries.

The current River-Oriented Mixed-Use Comprehensive Plan designation and MU-R
zoning of the property offer flexibility by allowing the previously established industrial-
type uses and development to continue, and also to be altered, enlarged, rebuilt, or re-
established after sitting vacant, while at the same time including provisions designed
promote incremental improvements to sites to bring them into greater conformity with
the requirements of the zone as changes occur over time. This approach is in keeping
with the identified intent of the River-Oriented Mixed-Use designation of the
neighborhood plan. It allows for the continuation of existing industries but also doesn’t
allow for an expansion of potentially incompatible industrial uses in a manner where
there would be few standards in place to promote consistency and minimize impacts to
the pedestrian-oriented mixed-use development pattern envisioned by the River-
Oriented Mixed-Use designation. The proposal is inconsistent with the neighborhood
plan goal.

Sub-Area A — West of Front Street Policy 20: All development in the Willamette
River Greenway shall conform with the Salem Area Comprehensive Plan, statewide
land use goal #15, and other mandatory policies of the Grant Neighborhood Plan.
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The written statement provided by the applicant indicates that the subject property is
not within the Willamette River Greenway and that this policy is not applicable.

Finding: Staff concurs with the findings included in the applicant’s written statement.
The subject property lies outside the Willamette River Greenway. This neighborhood
plan policy is therefore not applicable to the proposal.

Sub-Area A — West of Front Street Policy 21: Riverfront development should be a
mixture of commercial, office, and higher density residential uses.

The written statement provided by the applicant indicates that retaining and attracting
industrial/commercial tenants at this site will complement surrounding Mixed-Use
Riverfront properties and future mixed-use development by increasing economic
activity in the area. As noted, the subject property already abuts a larger industrial
area. Therefore, a grant of this application will not create, but simply add to, an already
existing industrial area.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. As identified on the neighborhood plan map, the subject property is located
within Sub-Area “A” of the neighborhood plan, which applies to land located west of
Front Steet NE, and the property is designated River-Oriented Mixed-Use. Within Sub-
Area “A,” this neighborhood plan policy indicates that development should be a
mixture of commercial, office, and higher density residential uses. Although the subject
property has been historically used for industrial-type uses based on its past zoning,
this is inconsistent with the above identified neighborhood plan policy, which calls for a
mixture of commercial, office, and higher density residential uses, not industrial uses.

When MU-R zoning was applied to the property during Our Salem, the comprehensive
plan designation for the property and its zoning were brought into alignment in order to
facilitate the intended land use vision for the property based on its proximity to the
river. As indicated earlier, the MU-R zone allows previously established uses and
development to continue, and also to be altered, enlarged, rebuilt, or re-established
after sitting vacant, while at the same time including provisions designed promote
incremental improvements to sites to bring them into greater conformity with the
requirements of the zone as changes occur over time, and depending on the specific
extent of development/redevelopment proposed. This allows for the continuation of
existing uses but also doesn’t allow for an expansion of potentially incompatible uses
in a manner where there would be few standards in place to promote consistency and
minimize impacts to the pedestrian-oriented mixed-use development pattern
envisioned by the River-Oriented Mixed-Use designation. As such, the current River-
Oriented Mixed-Use designation and MU-R zoning are better suited for the property
than the proposed Industrial Commercial designation and IC zone. The proposal is
therefore not consistent with this neighborhood plan policy.

Sub-Area A — West of Front Street Policy 22: Private developers should take
advantage of scenic and recreational qualities of the river through the sensitive design
and placement of buildings and the provision of active and passive recreational
opportunities.
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The written statement provided by the applicant indicates that the applicant is not
proposing site redevelopment. The application is limited to a comprehensive plan
designation change and zone change, together with the Neighborhood Plan change.
Any future site plan applications or building modifications will be processed under the
Development Code in compliance with the SACP, ensuring context-sensitive design
consistent with then-applicable standards. Additionally, because the subject property is
outside the Willamette River Greenway, those additional requirements are not
applicable.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. For properties designated River-Oriented Mixed-Use and located west of
Front Street in Sub-Area “A” of the neighborhood plan, this neighborhood plan policy
requires development to take advantage of the scenic and recreational qualities of the
river through the sensitive design and placement of buildings and the provision of
active and passive recreational opportunities.

The MU-R zoning applied to the property during Our Salem includes various
standards, including design standards, which are intended to promote development in
conformance with this identified neighborhood plan policy. Within the MU-R zone, a
pedestrian-friendly mixed-use development pattern is fostered through standards that
require buildings to be located in close proximity to the public street with transparent
ground floor windows; entrances that face the street and, where applicable, the river;
canopies and awnings for weather protection over the sidewalk; reduced overall visual
building mass through incorporation of architectural detailing techniques; and off-street
parking and vehicle use areas that are required to be located behind or to the side of
buildings. By comparison, the proposed Industrial Commercial Comprehensive Plan
designation and corresponding IC zone do not include any specific requirements to
promote a pedestrian-friendly development pattern that is sensitive to the context of
the property being located in an area in close proximately to the river, multiple family
residential uses to the west, and a substantial mixed-use development that has
received land use approval on the property to the south.

Because of this, the current River-Oriented Mixed-Use neighborhood plan designation
and MU-R zoning are better suited for the property than the proposed Industrial
Commercial designation and IC zone. The proposal is therefore not consistent with
this neighborhood plan policy.

= Sub-Area A — West of Front Street Policy 23: Natural qualities of the riverbank, such
as mature ground cover, trees, wildlife and contours shall be preserved, conserved,
and maintained in accordance with the Willamette Greenway Ordinance and through
the careful placement of buildings and related site improvements such as parking
areas.

The written statement provided by the applicant indicates that the subject property
does not abut the Willamette River nor within the Willamette River Greenway. Since
applicant is not proposing new development on the site, the natural qualities of the
riverbank, such as ground cover, trees, wildlife and contours, will be preserved. The
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existing warehouse and site improvements will remain, but no new construction is
proposed. Any future applications will be in conformance with all then-applicable
standards.

Finding: Staff concurs with the findings included in the applicant’s written statement.
The subject property lies outside the Willamette River Greenway. This neighborhood
plan policy is therefore not applicable to the proposal.

Statewide Planning Goals

The applicant’s analysis of the proposal’s conformance with the Statewide Planning Goals
is as follows:

Statewide Planning Goal 1 — Citizen Involvement: To develop a citizen
involvement program that ensures the opportunity for citizens to be involved in all
phases of the planning process.

The written statement provided by the applicant indicates that a minor comprehensive
plan amendment is processed as a quasi-judicial land use action. Public notice is
required and a public hearing will be held to give interested citizens an opportunity to
be involved in the process. The City’s public hearing process will ensure that there is
adequate citizen involvement in the land use process. This goal is satisfied

Finding: Staff concurs with the findings included in the applicant’s written statement.
In addition to the applicant attending a required neighborhood meeting, notice of the
proposal was also provided to the Grant Neighborhood Association, surrounding
property owners and tenants within the notification area, and posted on the property
prior to the hearing. The Planning Commission will hold a public hearing to consider
the requested minor comprehensive plan map amendment, neighborhood plan map
amendment, and zone change. The required neighborhood meeting, public notice, and
public hearing process ensure all interested parties are afforded the opportunity to
review the application, comment on the proposal, and participate in the decision-
making process. These procedures meet the requirements of this Goal for citizen
involvement in the land use planning process. The proposal conforms to this statewide
planning goal.

Statewide Planning Goal 2 — Land Use Planning: To establish a land use planning
process and policy framework as a basis for all decision and actions related to use of
land and to assure an adequate factual base for such decisions and actions.

The written statement provided by the applicant indicates that the zoning code is a part
of the Unified Development Code (“UDC”) and was adopted by the City and
acknowledged by the Land Conservation and Development Commission (‘LCDC”) as
being in compliance with Oregon Statewide Planning Goals, statutes and
administrative rules.

Additionally, there are a number of detail plans the City has adopted as policy guides
to the comprehensive plan. The following is a list of detail plans relevant to this
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proposal:

Salem Transportation System Plan. Adopted June 28, 1998, and amended
February 14, 2000, May 14, 2001, January 24, 2005, March 28, 2005, July 9, 2007,
and February 2, 2016. Salem Urban Area Public Facilities Plan. Adopted October
12, 1992.

The zoning code has been adopted by the City and acknowledged by the State of
Oregon in accordance with the planning process established under Goal 2. Following
this process, it became a part of the body of acknowledged planning documents that
can be used as a basis for future land use decisions. Applicant’s consolidated
proposal will be processed in accordance with the land use procedures established by
SRC Chapter 300 and any other applicable Oregon statutes or administrative rules.
This procedure will ensure compliance with Statewide Planning Goal 2. This goal is
satisfied.

Finding: Staff concurs with the findings included in the applicant’s written statement.
The City’s comprehensive plan and implementing land use review procedures and
development code are acknowledged to be in compliance with the Statewide Planning
Goals and provide the policy framework for the basis of all land use decisions in the
City. The proposal has been processed in accordance with the land use procedures
established under SRC Chapter 300 for quasi-judicial Type Ill applications.
Compliance with these procedures and application of the standards and approval
criteria included under the City’s acknowledged Comprehensive Plan and
development code ensure that review of the proposal is being made in conformance
with Goal 2. The proposal conforms to this statewide planning goal.

= Statewide Planning Goal 3 — Agriculture Lands; Goal 4 — Forest Lands

The written statement provided by the applicant indicates that the proposal does not
affect the inventory of agricultural lands. Thus, Goal 3 is not applicable.

Finding: Staff concurs with the findings included in the applicant’s written statement.
The subject property is located within the City’s Urban Growth Boundary and the site is
not designated as “agricultural lands,” and does not include designated forest lands.
These statewide planning goals are therefore not applicable to the proposal.

= Statewide Planning Goal 5 — Open Spaces, Scenic and Historic Areas, and
Natural Resources: To protect natural resources and conserve scenic and historic
areas and open spaces.

The written statement provided by the applicant indicates that the subject property
does not have any natural, historic, or scenic value. Goal 5 is not applicable.

Finding: The subject property is not designated as an open space or scenic area; the
property does not contain designated wildlife habitat; and according to the Salem-
Keizer Local Wetland Inventory (LWI) there are no mapped wetland areas or
waterways present on the site. The property is, however, located within the City's
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Historic and Cultural Resources Protection Zone due to the potential for archaeological
resources being present on the site. In order to comply with Goal 5, any future further
development/redevelopment of the subject property is required to comply with the
applicable provisions of SRC Chapter 230 (Historic Preservation). The proposal
therefore conforms to this statewide planning goal.

= Statewide Planning Goal 6—- Air, Water, and Land Resources Quality: To maintain
and improve the quality of the air, water and land resources of the state.

The written statement provide by the applicant indicates that the proposal will not
exceed the carrying capacity of the air and water resources available to serve the
subject property. The subject property lies within the City, where development at

an urban scale and density is intended to occur. There are adequate water and sewer
services in place to serve the subject property. The City can adequately serve the
subject property’s waste and discharge needs, and future development is not
anticipated to exceed the current resources’ carrying capacity.

The effects of using the subject property in an industrial or commercial manner on air,
water, and land resources will be similar to those of other industrial activities in the City
that would be permitted under the existing designation, including surrounding
properties. The effects of urban development are anticipated on lands that are within
the City. There are no significant natural resources on the subject property. This goal
is satisfied.

Finding: At the time of future development of the property under either the current
River-Oriented Mixed-Use Comprehensive Plan designation and MU-R zoning or the
proposed Industrial Commercial Comprehensive Plan designation and IC zoning,
specific site development plans will be submitted and reviewed for conformance with
local, state, and federal air, water, and land use resource standards. Required
conformance with these applicable standards ensures the proposal will not have an
impact on air, water, or land resources quality. The proposal conforms to this
statewide planning goal.

= Statewide Planning Goal 7 — Areas Subject to Natural Hazards: To protect people
and property from natural hazards.

The written statement provided by the applicant indicates that the City has adopted
specific policies for protection against flood hazards, potential landslides, and other
natural hazards. Policies pertaining to flood hazards are contained in both the Natural
Hazard Mitigation Plan and the Stormwater Master Plan. Implementing measures can
be found in the SRC under Chapters 809 and 601. These policies and implementation
measures recognize the complimentary benefits of natural hazard and natural
resource management. The subject property is relatively flat but has been designated
as “moderate risk” for liquefaction during an earthquake. The subject property is not
within a floodplain. This goal is satisfied.

Finding: According to the City’s adopted landslide hazard susceptibility maps, there
are no areas of mapped landslide hazard susceptibility present on the site and there
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are similarly no creeks or associated flood hazard areas on the property. The proposal
conforms to this statewide planning goal.

= Statewide Planning Goal 8 — Recreational Needs: To satisfy the recreational needs
of the citizens of the state and visitors and, where appropriate, to provide for the siting
of necessary recreational facilities including destination resorts.

The written statement provided by the applicant indicates that the subject property is
not within a designated or identified open space area and does not contain any
structures subject to historic review. Furthermore, the subject property does not
contain any wildlife habitat, groundwater resources, or natural areas. Therefore, Goal
8 is not applicable.

Finding: The subject property is not specifically identified under the City’s
Comprehensive Park System Master Plan as a potential park site; and the subject
property is not located within an identified open space, natural area, or recreation
area, and no destination resort is planned for the property. The proposal conforms to
this statewide planning goal.

= Statewide Planning Goal 9 — Economic Development: To provide adequate
opportunities throughout the state for a variety of economic activities vital to the health,
welfare, and prosperity of Oregon’s citizens.

The written statement provided by the applicant indicates that the SACP contains
commercial and economic development policies pertaining to the identification and
protection of employment lands. This proposal to amend the comprehensive plan
map from ROM to IC will neither increase nor decrease the City’s inventory of
employment lands, as the change will allow for continued industrial use on the subject
property consistent with historical use. This goal is satisfied.

Finding: The 2015 to 2035 Economic Opportunities Analysis (EOA) adopted by the
City in 2015 determined that there is a projected deficit of commercial land in Salem’s
portion of the UGB and a surplus of industrial land. The proposed comprehensive plan
map amendment from River-Oriented Mixed-Use to Industrial Commercial and zone
change from MU-R to IC will result in an increase in the amount of land available for
industrial use because of the industrial-type uses allowed in the IC zone, including
General Wholesaling, Heavy Wholesaling, Warehousing and Distribution, Self-Service
Storage, General Manufacturing, and Printing.

Because the IC zone allows both industrial and commercial uses, the proposal will
also not result in a decrease in the amount of land available for commercial use. This
is because both the property’s current MU-R zone and the proposed IC zone allow a
variety of commercial uses. The proposal conforms to this statewide planning goal.

» Statewide Planning Goal 10 — Housing: To provide for the housing needs of
citizens of the state.

The written statement provided by the applicant indicates that the subject property is
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not an existing source of housing. The proposal will not impact the inventory of land for
housing within the City or UGB. This goal is satisfied.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. Although the property is not currently developed for housing, the existing
River-Oriented Mixed-Use designations applicable to the property under both the
Comprehensive Plan and the Grant Neighborhood Plan envision the potential for the
property, and other properties in the surrounding area with this same designation, to
be developed with a mix of dense commercial and residential uses that can take
advantage of the scenic, natural, and recreational qualities of the Willamette River in
an active and inviting pedestrian-friendly environment.

In the findings included with the ordinance adopted for Our Salem (Engrossed
Ordinance Bill No. 10-22), it is explained that for the properties in this area whose
zoning was changed from IC (Industrial Commercial) to MU-R (Mixed-Use Riverfront),
the MU-R zoning allows three, four, and multiple family uses, as well as townhouses,
as outright permitted uses and therefore reduces barriers to multifamily development
and middle housing as recommended in the City’s adopted Housing Needs Analysis
(HNA). Additionally, the MU-R zone includes a minimum dwelling unit density
requirement of 15 dwelling unit per acre for development that is exclusively residential.

By comparison, within the IC zone residential uses are allowed only when located
within a mixed-use building and there is no minimum residential density requirement.
As such, the MU-R zone allows for a greater variety of housing types and at a higher
required minimum density, if the development is exclusively residential. Because of
this, the property’s current River-Oriented Mixed-Use Comprehensive Plan designation
and MU-R zoning allow more opportunity for housing and are in greater conformance
with Goal 10 than the proposed Industrial Commercial Comprehensive Plan
designation and IC zone. However, because residential uses are still allowed within
mixed-use buildings in the IC zone, the proposed comprehensive plan change to
Industrial Commercial and zone change to IC maintains conformance with this
statewide planning goal.

= Statewide Planning Goal 11 — Public Facilities and Services: To plan and develop
a timely, orderly and efficient arrangement of public facilities and services to serve as
a framework for urban and rural development.

The written statement provided by the applicant indicates that the City utilizes an
Urban Growth Management Program to ensure necessary public facilities and services
are available to serve new development. As part of the program, the City has
designated an Urban Service Area (USA) boundary delineating the area in the City
where all necessary public facilities have either been installed or are fully committed in
the adopted Capital Improvement Plan. The subject property is located inside the
boundary of the USA. Public facilities and services are readily available to serve the
subject property, in compliance with Goal 11. This goal is satisfied.

Finding: Staff concurs with the findings include in the applicant’s written statement.
The City’s Development Services Division reviewed the proposal and indicated that
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existing public water, sewer, and stormwater infrastructure is available within the
abutting streets to serve any existing and future development on the subject property.
The proposal therefore conforms with this statewide planning goal.

= Statewide Planning Goal 12 — Transportation: To provide and encourage a safe,
convenient and economic transportation system.

The written statement provided by the applicant indicates that the SACP contains
transportation policies pertaining to the provision of a balanced, multimodal
transportation system for the City’s USA that supports the safe and efficient movement
of goods and people. As a supplement to the SACP, the City has also adopted the
STSP, which considers all transportation modes, is based on an inventory of
transportation needs, encourages sustainability, facilitates the economic flow of goods
and services, and conforms to the SACP and the Regional Transportation System
Plan. A comprehensive plan change from ROM to IC to the subject property will

not significantly impact the surrounding transportation system, nor will a zone change,
consistent with the historical use of the subject property.

Additionally, the applicant contacted Salem Cherriots on September 12, 2025,
regarding the proposal and provided a copy of the existing conditions plan.
Furthermore, the applicant engaged Joe Bessman, PE of Transight Consulting, LLC,
to prepare a Transportation Plan Rule Analysis. Mr. Bessman concluded that “a
significant effect does not occur with the proposed rezone.” Accordingly, there will be
no significant impact on the surrounding transportation system, thus Goal 12 is
satisfied.

Finding: Statewide Planning Goal 12 is implemented by the Transportation Planning
Rule (TPR). In summary, the TPR requires local governments to adopt Transportation
System Plans (TSPs) and requires local governments to consider transportation
impacts resulting from land use decisions and development. The key provision of the
TPR related to local land use decisions is Oregon Administrative Rule (OAR) 660-012-
0060. This provision is triggered by amendments to comprehensive plans and land
use regulations that “significantly affect” a surrounding transportation facility (road,
intersection, etc.). Where there is a “significant effect” on a facility, the local
government must ensure that any new allowed land uses are consistent with the
capacity of the facility. In the context of a site-specific comprehensive plan map
amendment and zone change, as with this proposal, a “significant effect” is defined
under Oregon Administrative Rule (OAR) 660-012-0060(1) as either an amendment
that “allows types or levels of land uses which would result in levels of travel or access
which are inconsistent with the functional classification of a transportation facility,” or
an amendment that would “reduce the performance standards of an existing or
planned facility below the minimum acceptable level identified in the TSP.”

The applicant for a comprehensive plan map amendment is required to submit a
Transportation Planning Rule (TPR) analysis identifying whether the request will have
a “significant effect” on the surrounding transportation system, as defined above, or to
propose mitigation measures to address impact.
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The applicant submitted a TPR analysis (Attachment F) to address the requirements
of OAR 660-012-0060. The TPR analysis demonstrates that the proposed
comprehensive plan map amendment and zone change will not have a significant
impact on the transportation system as defined by OAR 660-012-0060. As such, no
mitigation is required in order to address the requested comprehensive plan map
amendment and zone change. The Assistant City Traffic Engineer concurs with the
TPR analysis and findings. The proposal conforms to this statewide planning goal.

= Statewide Planning Goal 13 — Energy Conservation: To conserve energy.

The written statement provided by the applicant indicates that there is no vacant land
on the subject property; however, industrial and/or commercial use of the subject
property promotes the efficient use of land consistent with Goal 13 as seen in the
subject property’s history. This goal is satisfied.

Finding: Whether the subject property is developed under its existing River-Oriented
Mixed-Use Comprehensive Plan designation and MU-R zoning or the proposed
Industrial Commercial Comprehensive Plan designation and IC zoning, any future
further development or redevelopment of the property will be required to comply with
current energy standards. The proposal conforms to this statewide planning goal.

= Statewide Planning Goal 14 — Urbanization: To provide for an orderly and efficient
transition from rural to urban land use, to accommodate urban population and urban
employment inside urban growth boundaries, to ensure efficient use of land, and to
provide for livable communities.

The written statement provided by the applicant indicates that the proposal does not
include land located outside of the UGB or include the extension of services to
properties outside the UGB; thus, Goal 14 is not applicable to this application.

Finding: The subject property is located within the Urban Growth Boundary (UGB),
and public facilities required to serve any future further development or redevelopment
of the property are located nearby and existing transportation and utility infrastructure
is available in the vicinity. The proposal conforms to this statewide planning goal.

» Statewide Planning Goal 15 — Willamette Greenway; Goal 16 — Estuarine
Resources; Goal 17 — Coastal Shorelands; Goal 18 — Beaches and Dunes; and
Goal 19 — Ocean Resources

The written statement provide by the applicant indicates that the subject property is not
within the Willamette River Greenway or in an estuary or coastal area, thus, Goals 15,
16, 17, 18 and 19 are not applicable.

Finding: Staff concurs with the findings included in the applicant’s written statement.
The subject property is not located within the Willamette River Greenway or an
estuarine or coastal area. These statewide planning goals are therefore not applicable
to the proposal.
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SRC 64.025(e)(2)(E): The amendment is in the public interest and would be of
general benefit.

The written statement provided by the applicant indicates that the proposal will allow the
applicant to continue to use the subject property for industrial and commercial uses which
are consistent with the historical use of the subject property. Further, the subject property
has benefitted from decades of industrial and commercial use, positively impacting the
local economy by providing local jobs and tax revenue. Allowing re-designation of the
subject property according to these standards will be in the public interest. This criterion is
satisfied.

Finding: The subject property is currently designated River-Oriented Mixed-Use in both
the Salem Area Comprehensive Plan and the Grant Neighborhood Plan. The River-
Oriented Mixed-Use designations under both plans envision the subject property, and
other properties in the surrounding area with the same designation, as being developed
with a mix of dense commercial and residential uses, taking advantage of the scenic,
natural, and recreational qualities of the Willamette River, and promoting a pedestrian-
friendly environment which extends the active and inviting environment of the downtown.

During the Our Salem process, the zoning of the subject property and other River-
Oriented Mixed-Use designated properties in the surrounding area was changed to a new
zone, the Mixed-Use Riverfront (MU-R) zone, in order to fully align the zoning of the
properties with their River-Oriented Mixed-Use Comprehensive Plan designation. The
MU-R zone, and its location along the Willamette River north of the downtown, was the
result of extensive community input. The zone was initially created through a project led
by the Urban Development Department that sought, in part, to streamline the many zones
and overlay zones in the north downtown area. The MU-R zone allows existing uses to
remain and to be altered, enlarged, and rebuilt. The zone also encourages the adaptive
reuse of existing industrial buildings by allowing up to 50 percent of the total building floor
area per development site or 10,000 square feet, whichever is greater, to be utilized for
new wholesaling and general manufacturing uses provided retails sales in the same line
of goods is also provided on the site.

In order to fulfill the intended vision of the River-Oriented Mixed-Use Comprehensive Plan
designation, the MU-R zone allows, but does not require, a mix of uses, and it promotes
pedestrian-friendly development through standards that require buildings to be located in
close proximity to the public street with transparent ground floor windows; entrances that
face the street and, where applicable, the river; canopies and awnings for weather
protection over the sidewalk; reduced overall visual building mass through incorporation of
architectural detailing techniques; off-street parking and vehicle use areas that are
required to be located behind or to the side of buildings; and public pedestrian access
between Front Street and the Willamette River.

Although the proposed comprehensive plan change and neighborhood plan change to
Industrial Commercial and zone change to IC would allow the applicant to continue to use
the subject property for industrial and commercial uses consistent with the historical use
of the subject property, the change would be inconsistent with the long-term vision for the
property embodied by its current long-standing River-Oriented Mixed-Use Comprehensive
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Plan designation based on its location near the river.

Because the IC zone allows a wide variety of commercial and industrial uses, a change of
zoning of the property to IC will make it possible for uses such as motor vehicle sales,
motor vehicle service, manufactured dwelling and trailer sales, stand-alone commercial
parking lots, park-and-ride facilities, heavy vehicle and trailer sales, service, and storage,
firing ranges, cleaning plants, industrial services, heavy wholesaling, self-service storage,
data center facilities, power generation facilities, fuel dealers, recycling depots, and solid
waste transfer stations to be established. Such uses would be generally incompatible with
the existing multiple family development to the west and the substantial mixed-use re-
development of the former Truitt Bros. Cannery site to the south; and the uses would only
be subject to the development standards of the IC zone, which are not specifically
designed to promote the general overall river-oriented and pedestrian-friendly mixed-use
long-term development pattern envision for the property and surrounding area.

In order to accommodate existing uses and development, and afford additional flexibility,
the MU-R zone allows existing uses within the zone established prior to August 24, 2022,
that would be made nonconforming as Continued Uses. Unlike non-conforming uses in
general, continued uses have the benefit of being allowed to be structurally altered,
enlarged, or rebuilt following damage or destruction in conformance with the continued
development standards of the MU-R zone under SRC 536.015(f), which specify the
degree to which a property must be incrementally enhanced to conform to the standards
of the zone based on extent of the development/redevelopment proposed. Cease of
occupancy of a building or structure for a continued use also does not terminate the use
of the property, and such use may be re-established regardless of how long the building
or structure has not been utilized for that use, as long as the building or structure has not
been converted to a use that is otherwise allowed in the zone. When a building or
structure has been converted to a use allowed within the zone, it cannot be converted
back to a continued use, pursuant to SRC 536.010(c)(2). This approach is intended to
balance the current conditions of sites by allowing existing uses to continue while at the
same time maintaining necessary standards to preserve the overall long-term land use
vision for the area and promoting incremental change to guide properties towards that
long-term vision over time.

If the proposed comprehensive plan change and neighborhood plan change to Industrial
Commercial and zone change to IC are approved, any future further development or
redevelopment of the property will only be subject to the requirements of the IC zone; and
the standards of the MU-R zone intended to steer the use and development of the
property towards eventually achieving the vision and intent of the River-Oriented Mixed-
Use designation will no longer be applicable. As a result, the overall public benefit that
would have been received if the property had otherwise eventually been developed in
conformance with the long-standing vision of the River-Oriented Mixed-Use
Comprehensive Plan designation will be diminished. This approval criterion is therefore
not met.

9. Analysis of Quasi-Judicial Zone Change Approval Criteria

Salem Revised Code (SRC) 265.005(e) establishes the approval criteria for Quasi-
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Judicial Zone Changes. The following subsections are organized with approval criteria
shown in bold italic, followed by findings evaluating the proposal’s conformance with the
criteria. Lack of compliance with the following criteria is grounds for denial of the Zone
Change or for the issuance of conditions of approval to satisfy the criteria.

SRC 265.005(e)(1)(A): The zone change is justified based on one or more of the
following:

(i) A mistake in the application of a land use designation to the property.

(ii) A demonstration that there has been a change in the economic, demographic,
or physical character of the vicinity such that the zone would be compatible
with the vicinity’s development pattern.

(iii) A demonstration that the proposed zone is equally or better suited for the
property than the existing zone. A proposed zone is equally or better suited
than an existing zone if the physical characteristics of the property are
appropriate for the proposed zone and the uses allowed by the proposed zone
are logical with the surrounding land uses.

The written statement provided by the applicant indicates that a zone change from MU-R
to IC to allow for the use of the subject property in warehousing and distribution or other
industrial and/or commercial uses, consistent with 50+ years of historical use. A switch
from MU-R to IC will allow the subject property to enjoy continued use by industrial
tenants while retaining the ability for future development that is commercial in nature. IC
zoning will allow the applicant flexibility for more traditional commercial development as
the surrounding properties develop further in the future, including in support of
surrounding MU-R properties.

The building is demised into 8 smaller spaces and currently has 3 industrial or quasi-
industrial tenants. The subject property is directly adjacent to a railroad line with rail spur
access and surrounded by three other industrial properties, with the only non-industrial
property being a vacant lot to the south. Thus, the physical characteristics of the subject
property in both design and area are appropriate for the IC zone. The uses allowed by the
IC zone are logical with the surrounding land uses as well. This criterion is satisfied.

Finding: Staff does not concur with the findings included in the applicant’s written
statement. Although the proposed comprehensive plan change and neighborhood plan
change to Industrial Commercial and corresponding zone change to IC would allow the
applicant to continue to use the subject property for industrial and commercial uses
consistent with its historical use, the change is inconsistent with the long-term vision for
the property embodied by its current long-standing River-Oriented Mixed-Use
Comprehensive Plan designation, based not only on its location near the river but also in
terms of the types of uses allowed and the fewer development standards of the IC zone to
ensure the envisioned development pattern for the area is achieved.

The property’s current MU-R zoning already allows existing nonconforming uses
established prior to August 24, 2022, to remain as Continued Uses. Unlike non-
conforming uses in general, continued uses have the benefit of being allowed to be
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structurally altered, enlarged, or rebuilt following damage or destruction in conformance
with the continued development standards of the MU-R zone under SRC 536.015(f),
which specify the degree to which a property must be incrementally enhanced to conform
to the standards of the zone based on extent of the development/redevelopment
proposed. Cease of occupancy of a building or structure for a continued use also does not
terminate the use of the property, and such use may be re-established regardless of how
long the building or structure has not been utilized for that use, as long as the building or
structure has not been converted to a use that is otherwise allowed in the zone. When a
building or structure has been converted to a use allowed within the zone, it cannot be
converted back to a continued use, pursuant to SRC 536.010(c)(2).

In addition, the MU-R zone also allows for the adaptive reuse of existing buildings by
allowing up to 50 percent of the total building floor area per development site or 10,000
square feet, whichever is greater, to be utilized for new wholesaling and general
manufacturing uses provided retails sales in the same line of goods is also provided on
the site.

These MU-R zone provisions offer flexibility by allowing existing uses to continue and
existing buildings to be adaptively reused for general manufacturing and general
wholesaling uses while at the same time maintaining necessary standards to preserve the
overall long-term land use vision for the area and promoting incremental change to guide
properties towards that long-term vision over time. This approach strives to balance the
current conditions of sites with the long-term vision for the area under the Comprehensive
Plan. The proposed change to an Industrial Comprehensive Plan designation and IC zone
for the property would defeat this purpose and prevent the property from achieving the
established long-term vision for the property and surrounding area under the
Comprehensive Plan.

As provided under this approval criterion, in order for a determination to be made that a
proposed zone is equally or better suited for a property than an existing zone, it must be
found that: 1) The physical characteristics of the property are appropriate for the proposed
zone; and 2) The uses allowed by the proposed zone are logical with the surrounding land
uses.

In this case, due to how the property is currently physically developed, the existing
development would not fully conform to the development standards of either the existing
MU-R zone or the proposed IC zone. The proposed zone change to IC will, however,
result in impacts concerning how vehicle access is physically provided to the site. This
stems formal a formal code interpretation issued by the Planning Commission in 2004
(Case No. Cl04-1) (Attachment G), which found, in summary, that access to a property in
one zone cannot be taken across a property in a different zone unless the use being
accessed is a permitted use in both zones. The 2004 interpretation was the latest of a
series of Commission and Legal Department issued interpretations concerning the matter.
Under the 2004 interpretation, the Planning Commission specifically found that a property
zoned CO (Commercial Office) may not be used for vehicular access to property zoned
CR (Commercial Retail) for ingress and egress to a use not permitted in the CO zone.
The Commission’s interpretation was based, in part, on a prior Planning Commission
interpretation from 1974 which found that, “Access to a use is, in fact, part of that use and
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should be permitted only in zones which allow that use.” Pursuant to SRC 110.075(h),
formal interpretations shall control future application and enforcement of the UDC, unless
superseded by subsequent formal interpretations. When a formal interpretation has been
made in reference to a specific particular property, the interpretation shall apply generally
throughout the City and not just to that property.

The issue of allowed access across one property in order to reach another is pertinent to
this zone change request because although the subject property is adjacent to three
public streets, access to some of the uses on the site is required to be taken through an
easement over a portion of the vacated right-of-way of Water Street, which is currently
zoned MU-R. Based on the 2004 formal interpretation, if the zoning of the subject property
is changed to IC, a greater variety of uses will be allowed on the subject property than is
allowed in the MU-R zone. If a proposed use on the subject property under its IC zoning is
not also allowed in the MU-R zone, access to that use will not be allowed to cross the
abutting access easement over the vacated portion of Water Street because it is zoned
MU-R. This results in a situation where a particular use may be allowed, but cannot
otherwise obtain legal access. In this case, due to the physical characteristics of the
property, and its dependance on adjacent land to receive some of its vehicular access,
the proposed IC zone is not equally or better suited for the property than the existing MU-
R zone.

In addition, because the IC zone allows a wide variety of commercial and industrial uses,
a change of zoning of the property to IC will make it possible for uses such as motor
vehicle sales, motor vehicle service, manufactured dwelling and trailer sales, stand-alone
commercial parking lots, park-and-ride facilities, heavy vehicle and trailer sales, service,
and storage, firing ranges, cleaning plants, industrial services, heavy wholesaling, self-
service storage, data center facilities, power generation facilities, fuel dealers, recycling
depots, and solid waste transfer stations to be established. While such uses would be
compatible with the industrial-type uses to the north and northeast of the property, such
uses would be generally incompatible with the existing multiple family development to the
west and the substantial mixed-use re-development of the former Truitt Bros. Cannery
site, which has received land use approval, to the south. These uses would also only be
subject to the development standards of the IC zone, which are not specifically designed
to promote the general overall river-oriented and pedestrian-friendly mixed-use long-term
development pattern envision for the property and surrounding area.

Because there are physical characteristics of the site related to access that make the
proposed IC zone less appropriate for the site than the current MU-R zone, and because
the uses allowed by the proposed IC zone are not logical in consideration of all land uses
surrounding the site, the proposed IC zone is not equally or better suited for the property
than the existing MU-R zone. This approval criterion is therefore not met.

SRC 265.005(e)(1)(B): If the zone change is City-initiated, and the change is for
other than City-owned property, the zone change is in the public interest and would
be of general benefit.

The written statement provided by the applicant indicates that the zone change is being
proposed by the owner of the subject property, not the City. This criterion is not
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applicable.

Finding: Staff concurs with the findings included in the applicant’s written statement. The
proposal has been requested by the applicant, and has not been initiated by the City. This
criterion is therefore not applicable.

SRC 265.005(e)(1)(C): The zone change complies with the applicable provisions of
the Salem Area Comprehensive Plan.

Finding: The proposed zone change request from MU-R (Mixed-Use Residential) to IC
(Industrial Commercial) submitted by applicant has been requested in consolidation with a
proposed Comprehensive Plan Change and Neighborhood Plan Change from River-
Oriented Mixed-Use to Industrial Commercial.

As identified by the findings addressing minor comprehensive plan map amendment
criterion SRC 64.025(e)(2)(D) included in this report, the proposed zone change from MU-
R to IC does not comply with all applicable provisions of the Salem Area Comprehensive
Plan. This approval criterion is therefore not met.

SRC 265.005(e)(1)(D): The zone change complies with applicable Statewide
Planning Goals and applicable administrative rules adopted by the Department of
Land Conservation and Development.

Finding: The proposed zone change request from MU-R (Mixed-Use Residential) to IC
(Industrial Commercial) submitted by applicant has been requested in consolidation with a
proposed Comprehensive Plan Change and Neighborhood Plan Change from River-
Oriented Mixed-Use to Industrial Commercial.

As identified by the findings addressing minor comprehensive plan map amendment
criterion SRC 64.025(e)(2)(D) included in this report, the proposed zone change from MU-
R to IC complies with applicable Statewide Planning Goals. This approval criterion is
therefore met.

SRC 265.005(e)(1)(E): If the zone change requires a comprehensive plan change
from an industrial designation to a non-industrial designation, or a comprehensive
plan change from a commercial or employment designation to any other
designation, a demonstration that the proposed zone change is consistent with the
most recent economic opportunities analysis and the parts of the comprehensive
plan which address the provision of land for economic development and
employment growth; or be accompanied by an amendment to the comprehensive
plan to address the proposed zone change; or include both the demonstration and
an amendment to the comprehensive plan..

The written statement provided by the applicant indicates that the proposal includes a
zone change from MU-R to IC and a corresponding comprehensive plan amendment from
ROM to IC. Thus, the requested zone change does not require a comprehensive plan
change from an industrial designation to a non-industrial designation, nor does it require a
comprehensive plan change from a commercial or employment designation to any other
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designation. This criterion is not applicable.

Finding: Staff concurs with the findings included in the applicant’s written statement. The
proposed zone change from MU-R (Mixed-Use Riverfront) to IC (Industrial Commercial)
requires a comprehensive plan change from River-Oriented Mixed-Use to Industrial
Commercial. The River-Oriented Mixed-Use comprehensive plan designation is not an
industrial, commercial, or employment comprehensive plan designation. As such, the
proposed zone change from MU-R to IC does not require a comprehensive plan change
from an industrial designation to a non-industrial designation or a comprehensive plan
change from a commercial or employment designation to any other designation. This
approval criterion is therefore not applicable to the proposal.

SRC 265.005(e)(1)(F): The zone change does not significantly affect a transportation
facility, or, if the zone change would significantly affect a transportation facility, the
significant effects can be adequately addressed through the measures associated
with, or conditions imposed on, the zone change.

The written statement provided by the applicant indicates that the proposed zone change
from MU-R to IC does not in and of itself result in an increase in traffic that impacts the
surrounding traffic infrastructure. The proposed zone change will not significantly affect
the surrounding transportation facilities, nor will it result in a significant change in site trips.
This criterion is satisfied.

Finding: The applicant submitted a TPR analysis (Attachment F) to address the
requirements of OAR 660-012-0060. The TPR analysis demonstrates that the proposed
comprehensive plan map amendment and zone change will not have a significant impact
on the transportation system as defined by OAR 660-012-0060. As such, no mitigation is
required, and no conditions of approval are recommended, in order to address the
requested comprehensive plan map amendment and zone change. The Assistant City
Traffic Engineer concurs with the TPR analysis and findings. This approval criterion is
met.

SRC 265.005(e)(1)(G): The property is currently served, or is capable of being
served, with public facilities and services necessary to support the uses allowed by
the proposed zone.

The written statement provided by the applicant indicates that the subject property is
located within the City’s Urban Service Area where urban levels of development are
expected to occur. The subject property is already served by public facilities and public
services adequate to support uses allowed by the Industrial Commercial (IC) zone. This
criterion is satisfied.

Finding: Staff concurs with the findings included in the applicant’s written statement. The
City’s Development Services Division reviewed the proposal and indicated there is
existing public water, sewer, and stormwater infrastructure available within the abutting
streets to serve the existing and future development on the subject property. The streets
surrounding the subject property are not built to meet current standards; however, they
can be improved subject to conditions of approval at time of future development. Site-
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specific infrastructure requirements associated with any future further development or
redevelopment of the property will be further addressed at the time of Site Plan Review,
under SRC Chapter 220, or other future required development process as stipulated
under the Unified Development Code (UDC). This approval criterion is met.

CONCLUSION

Based on the facts and findings presented herein, staff concludes that the proposed Minor
Comprehensive Plan Map Amendment, Neighborhood Plan Map Amendment, and Quasi-
Judicial Zone Change do not satisfy the applicable criteria contained under SRC 64.025(¢e)(2)
and 265.005(e)(1) as identified in the findings above.

RECOMMENDATION

Staff recommends that the Planning Commission adopt the facts and findings of the staff
report and take the following action for the subject property located at 1505 Front Street NE
(Marion County Assessor Map and Tax Lot Number: 073W22AB00100):

A. DENY the Minor Comprehensive Plan Map Amendment from “River-Oriented Mixed-
Use” to “Industrial Commercial;"

B. DENY the Neighborhood Plan Map Amendment from “River-Oriented Mixed-Use” to
“Industrial Commercial;" and

C. DENY the Quasi-Judicial Zone Change from MU-R (Mixed-Use Riverfront) to IC
(Industrial Commercial).

Attachments:

A. Vicinity Map

Comprehensive Plan Map

Zoning Map

Applicant’s Written Statement

Existing Conditions Plan

Applicant’s Transportation Planning Rule (TPR) Analysis
Planning Commission Code Interpretation Case No. Cl04-1

O@TMTMOO®

Prepared by Bryce Bishop, Planner lll; and Laurel Christian, Infrastructure Planner Il
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Attachment A

Vicinity Map

1505 Front Street NE

Subject Property
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Attachment B

Comprehensive Plan Map
(Proposed Comprehensive Plan Map Amendment to

Industrial Commercial)
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