FOR MEETING OF: June 9, 2026
AGENDA ITEM NO.: 5.1

TO: PLANNING COMMISSION

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

SUBJECT: SUPPLEMENTAL STAFF REPORT FOR 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)

BACKGROUND

On May 19, 2026, the Planning Commission held a public hearing to consider Minor
Comprehensive Plan Map Amendment, Neighborhood Plan Map Amendment, and Zone
Change Case No. CPC-NPC-ZC26-02 for property located at 1505 Front Street NE
(Attachment A).

The Planning Commission received public testimony on the proposal and at the hearing the
applicant’s representative presented a list of uses which they proposed could be excluded
from the IC zone as part of their zone change request in order to address the concerns
identified by staff and to satisfy the applicable approval criteria.

During questions of staff by the Commission, staff explained that due to the wide variety of
potentially incompatible uses allowed within the IC zone, there were additional allowed uses
in the zone beyond just those identified by the applicant’s representative which would need to
be excluded in order to ensure that the future use and development of the property occurred
in a manner that would not be incompatible with residential uses immediately to the west of
the property and the future redevelopment of the property to the south. In addition, the
Planning Commission inquired of staff as to whether development standards from the MU-R
zone could be applied to the property in order to achieve the development pattern for the site
envisioned under its existing River-Oriented Mixed Use comprehensive plan designation.
Staff explained that it was possible to condition the zone change approval to both restrict the
uses allowed in the zone and to apply development standards from the existing zone; and
that such an approach would be similar to what has been approved in the past for certain
comprehensive plan changes and zone changes from the Industrial Business Campus (IBC)
zone to the IC zone where a limited list of IC zone uses was adopted and the development
standards of the IBC zone applied to the property.

Subsequent to questions of staff, the Planning Commission voted to continue the public
hearing until June 9, 2026, in order to afford the applicant and staff the opportunity to further
discuss the potential for establishing a limited list of uses from the IC zone, together with
associated development standards from the MU-R zone, which could be applied to the
property as part of the zone change request in order to satisfy the approval criteria.

FACTS AND FINDINGS
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Following the Planning Commission public hearing staff reviewed the allowed uses in the IC
zone in comparison to the allowed uses in the MU-R zone and identified a list of uses within
the IC zone (Attachment B) which would be recommended to be excluded from the IC zone
if the Planning Commission were to approve the requested zone change for the property. On
May 26, 2026, staff met with the applicant’s representative to discuss the proposed use list,
the application of MU-R zone development standards to the property, and the implications of
the former formal code interpretation (Case No. Cl04-1) as it applies to allowed access to the
site.

On June 2, 2026, the applicant submitted a response (Attachment C) to the use list identified
by staff, as well their thoughts concerning the application of MU-R zone design and
development standards to the property and the 2004 formal code interpretation. In addition,
on May 20, 2026, the applicant’s representative provided an e-mail to staff to correct the
record concerning two comments made relating to the Cannery project during the May 19,
2026 public hearing. That e-mail is included as Attachment D.

List of Uses

In regard to the proposed limited IC zone use list, the response provided by the applicant’s
representative includes the list of uses identified by staff with uses identified in the table by
red strikethrough as uses they agree with staff on removing and uses highlighted yellow as
uses that staff has identified for removal but the applicant believes should remain.

The uses that staff identified for removal which the applicant believes should be allowed
include: Commercial Parking, Industrial Services, Heavy Wholesaling, General
Manufacturing, and Keeping of Livestock and Other Animals. The applicant’s reasons for
retaining these uses are described as follows

= Commercial Parking. The applicant’s representative indicates that commercial parking is
appropriate in the IC zone and in this location because it would complement adjacent MU-
R development to the south and west, particularly if retail uses in this corridor need
additional surface parking for key events.

Staff Response: As provided under the City’s use classification chapter (SRC 400),
commercial parking is characterized by parking facilities contained within structures or on
surface lots, where such parking is available to the public and not exclusively dedicated to
a specific use or development. Examples include commercial shuttle parking, parking
structures/garages, public garages, and short and long term fee parking garages and
surface parking lots.

Within the MU-R zone, commercial parking on standalone surface parking lots is
prohibited and all other commercial parking is allowed. Staff proposed to exclude
commercial parking from the list of allowed uses because:

1) A majority of the site is currently occupied by the existing building, thereby leaving little
remaining area on the site to reasonably accommodate a public parking area; and
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2) If instead the existing building were to be removed, the allowance of commercial
parking without the same limitations of the MU-R zone would allow the property to be
redeveloped as a standalone surface parking lot, which would be an underutilization of
the land that is inconsistent with the long-term vision for this north waterfront area as
an urban, pedestrian-friendly mixed-use district.

Industrial Services. The applicant’s representative indicates that Industrial Services are
characterized under the UDC as providing repair and maintenance of industrial machinery
and equipment and other services primarily to industrial businesses. They explain that this
traditionally has been a core component of the IC zone and there is no reason to not allow
the use in this case. The applicant’s representative indicates that the use exceptions
found in the examples of SRC 400.090(d)(2) and (3) protect abutting MU-R zone and
designated property from potentially incompatible uses from even being site on the
subject property.

Staff Response: Under SRC 400.090, the Construction Contracting, Repair,
Maintenance, and Industrial Services use category, there are generally two use
categories that cover uses which provide for the maintenance and repair of products,
equipment, and machinery other than vehicles. These include the General Repair
Services use category under SRC 400.090(a) and the Industrial Services use category
under SRC 400.090(d). The general repair services use category includes establishments
that provide for the repair and maintenance of light business equipment, consumer
products, and personal and household items, and the industrial services use category
includes establishments that provide for the repair and maintenance of industrial
machinery and equipment and other services primarily to industrial businesses.

Within the MU-R zone, general repair services is a permitted use and industrial services is
a prohibited use. The MU-R zone permits general repair services because of the nature of
the items being repaired and the lesser potential for incompatibility with surrounding uses.
Industrial services, however, is not allowed because of the greater potential impacts this
use can have that are associated with the repair and maintenance of industrial machinery
and equipment and its inconsistency with the stated purpose of the MU-R zone included
under SRC 536.001, which is to promote a mixed-use, pedestrian-oriented district that
takes advantage of its proximity to the Willamette River through encouraging a mix of
uses in multi-story buildings and promoting pedestrian access to the Willamette River.
Because of this, staff proposed that general repair services be retained as a permitted use
under the proposed IC zone use list but industrial services be excluded.

Heavy Wholesaling. The applicant’s representative indicates that they believe heavy
wholesaling is an appropriate industrial use in the IC zone and should remain an allowed
use on the subject property.

Staff Response: Under SRC 400.095(b), Heavy Wholesaling is characterized by the sale
of physical products that are dangerous, toxic, or potentially contaminating, or that require
outdoor storage. Examples of this type of use include the wholesale sales of a wide
variety of products including automobiles, manufactured dwellings, and trailers; petroleum
and petroleum products; chemicals; logs; timber products; wood chips; junk yards; vehicle
salvage; processing and wholesale sales of scrap and waste materials; and other similar
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uses. Heavy wholesaling was proposed to be excluded from the proposed IC zone use list
because of the nature of the use, its high potential for being impactful to surrounding
properties, and its inconsistency with the development pattern envisioned for this north
waterfront area as an urban, pedestrian-friendly mixed-use district.

= General Manufacturing. The applicant’s representative indicates that staff's suggestion
that the Permitted uses under the general manufacturing category of the IC zone become
Conditional uses doesn’t make sense and places time and use barriers on potential new
tenants and a burden on the property owner. They explain that the Permitted uses of the
IC zone are specifically listed as permitted because they are less intensive than the
conditional sues and do not pose the potential impacts to surrounding uses/property that
the conditional sues do. The applicant’s representative explains that moving these uses to
a Conditional Use category poses a significant impact to the value of the property and
these uses need to remain as Permitted on the subject property.

Staff Response: For existing buildings within the MU-R zone constructed prior to August
24, 2022, General Manufacturing is allowed as a permitted use if retail sales of the
products manufactured is provided on-site and the manufacturing space within the
building does not exceed 50 percent of the total floor area per development site or 10,000
square feet, whichever is more.

Within the IC zone, a specific list of manufacturing activities are identified as being
allowed as permitted uses and a specific list of manufacturing activities are identified as
being allowed with as conditional uses, requiring conditional use permit approval. Any
specific manufacturing activity not identified on either of the lists is prohibited in the zone.
Where a general manufacturing use is allowed in the IC zone there isn’t, however, a limit
on the amount of space it can occupy within a building or a requirement that retail sales of
the products manufactured be provide on this. These requirements of the MU-R zone are
established to help ensure that any manufacturing use conducted on a site is conducted
in a manner that can still contribute to the overall envisioned development pattern for the
MU-R district.

Because the intent of placing conditions on the approval of the zone change is to
generally limit what is allowed in the zone and not write an entirely new zone, staff
proposed that that permitted uses in the IC zone instead be allowed as conditional uses;
thereby ensuring an approval process was in place where conditions could be placed on
the approval use to ensure the minimization of any potential adverse impacts on
surrounding properties.

= Keeping of Livestock and Other Animals. The applicant’s representative indicates that
they believe animal shelters and boarding kennels, and related services, are appropriate
in the IC zone. They explain that with the current apartments to the west, and the new
apartments to the south, there will likely be an increased need for boarding kennels and
having this use on the subject property would complement adjacent MU-R development.

Staff Response: Under SRC 400.120(d), Keeping of Livestock and Other Animals is
characterized the keeping, breeding, boarding, grazing, or feeding of dogs, equines,
cattle, swine, sheep, goats, poultry, and other animals; and the propagation, cultivation,
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maintenance, and harvesting of aquatic species. Within the MU-R zone, all keeping of
livestock and other animals is a prohibited use. Within the IC zone, animal shelters,
boarding kennels, and animal training facilities are specifically allowed as a conditional
use, and other keeping of livestock and other animals uses are prohibited.

Keeping of livestock and other animals was proposed to be excluded from the proposed
IC zone use list to remain consistent with the existing MU-R zone. The MU-R zone
doesn’t allow the keeping of livestock and other animals due to the general incompatibility
of the use with the established vision for this district and its potential impacts relating to
noise, odor, and improper waste management that can be associated with keeping a large
number of animals in a confined space for extended periods of time.

Although the keeping of livestock and other animals is not proposed to be allowed, both
the MU-R zone and the IC zone do, however, allow veterinarian services under the
Animal Services use category as a permitted use. As identified on the proposed IC zone
use list, veterinarian services are proposed to be retained as a permitted use under the
animal services use category; thereby allowing for this complementary service to be
provided to residents within the MU-R district and surrounding area.

MU-R Zone Design and Development Standards

In regard to conditioning the zone change approval to require development of the property to
comply with the design and development standards of the MU-R zone rather than the
development standards of the IC zone, the applicant’s representative indicates they don’t fully
understand staff’s position regarding adding MU-R design standards to the property and
question whether it is to see the property incrementally become more like an MU-R mixed-
use property or to try to have the property blend in more with the MU-R uses? They explain
that in either case, this does not make sense and would further impose an undue burden on
the property and its prospective tenants.

They indicate that any future completely new MU-R use would likely scrape the property and
start over, ground up, with a new design/build and this is where the MU-R design standards
would make practical sense. However, it doesn’t make sense with the current building. The
current building is an industrial warehouse with loading bays and dock high doors — meaning
they are elevated to align with the bed of a semi-truck to allow for the efficient movement of
palletized goods. Assuming the change is only minor, the superficial cosmetic changes

will only add to the cost of the tenant improvements. Any medium or major improvements
required will only drive potential tenants away, as no property owner would be incentivized to
change the current character of the building. The applicant’s representative explains that
given the property’s characteristics and intended IC uses, MU-R design standards are
neither warranted nor reasonable in this application.

Staff Response: At the May 19, 2026, public hearing the Planning Commission inquired
whether development standards from the MU-R zone could be applied to the property in
order to achieve the development pattern for the site envisioned under its existing River-
Oriented Mixed Use comprehensive plan designation. Staff explained that it was possible to
condition the zone change approval to both restrict the uses allowed in the zone and to apply
development standards from the existing zone. This is because SRC 265.020(a), which
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establishes the requirements for conditions of approval associated with zone changes,
provides that, “Conditions may be imposed on zone changes including limits on use, uses
permitted, and any development standards.”

Conditions of approval on the zone change further limiting the uses allowed within the IC
zone, as applied to the property, and applying the development standards of the MU-R zone
are consistent with the provisions of SRC 265.020(a) and would be similar to what has been
approved in the past, for example, with comprehensive plan changes and zone changes from
the Industrial Business Campus (IBC) zone to the IC zone where a limited list of IC zone uses
was adopted and the development standards of the IBC zone applied to the property.
Conditions such as this have been established in order to allow for a compromise where the
comprehensive plan map designation and zoning for a property can be changed while at the
same time limits on use are established and different development standards are prescribed
in order to ensure: 1) The proposal satisfies the applicable comprehensive plan map
amendment and zone change approval criteria; and 2) The uses allowed and development
pattern ultimately achieved through the conditions will be consistent with the comprehensive
plan, result in the logical urbanization the land, and fulfill the long-term vision for the property
and surrounding area.

In this case, conditions of approval both limiting the uses that would otherwise be allowed
under the proposed IC zoning and applying the design and development standards of the
MU-R zone are necessary in order to ensure the property develops in a manner that is
consistent and compatible with the vision for this north waterfront area established under the
property’s long-standing River-Oriented Mixed-Use comprehensive plan designation. As
provided in the May 19, 2026, staff report, the development standards of the MU-R zone are
designed to offer flexibility by allowing previously established development to continue, and
also to be altered, enlarged, or rebuilt, 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.

If the zone change were approved without a condition of approval applying the development
standards of the MU-R zone, any complete redevelopment of the property would only be
subject to the minimal standards of the IC zone, which unlike the standards of the MU-R
zone, would not result in the envisioned pedestrian-oriented mixed-use development pattern
for the area because the standards of the IC zone include no requirements for buildings to be
located in close proximity the street; transparent ground floor windows; canopies/awnings for
weather protection to promote an active and inviting pedestrian environment; architectural
detailing techniques to break up building mass and provide visual interest; and off-street
surface parking areas to be located behind or beside buildings. For these reasons, it is
recommended that any zone change approval for the property from MU-R to IC include a
condition of approval requiring its development to be subject to the design and development
standards of the MU-R zone rather than the IC zone.

Formal Code Interpretation

In regard to formal code interpretation Case No. Cl04-1, concerning vehicle access across
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one property in order to access another property where the use the vehicle access is being
provided to is not allowed under the zone of the property being crossed, the applicant’s
representative indicates that staff has identified two potential paths to address the formal
code interpretation issue: (1) resolve through the findings; or (2) pursue a separate formal
code interpretation. The applicant’s representative explains that their preference is to address
this in the findings approving the decision. They explain their reason for doing so is that
Water Street NE exhibits public characteristics in this segment, no different than the layout,
improvements, or signage of Water Street NE north of Norway Street NE. It has been used
by the public and adjoining industrial users for decades to get to and from Shipping Street
NE. There is no signage or other limitations indicating closure to the public, or any other
restrictions limiting access across this portion of Water Street NE.

Staff Response: During staff’'s meeting with the applicant on May 26, 2026, following the
Planning Commission public hearing, the ramifications of the 2004 formal code interpretation
(Case No. Cl04-1) as they apply to the proposed comprehensive plan map amendment and
zone change were discussed. As indicated by the applicant’s representative, two potential
ways of addressing the requirements of the formal code interpretation included either: 1) The
applicant pursuing a separate formal code interpretation; or 2) Establishing findings in the
decision for the comprehensive plan map amendment and zone change demonstrating why
the requirements for formal code interpretation are not applicable to the property in this case.

The possibility of including findings in the decision demonstrating why the formal code
interpretation is not applicable to the property was based on a potential nuance in this case,
as compared to the properties involved in the 2004 code interpretation, relating to the fact
that Water Street was originally platted as public street right-of-way for public purposes as
part of the original North Salem with additions subdivision plat. In contrast, the access in
question to the properties under the formal code interpretation was a privately recorded
access easement between two abutting properties that never had the intended broader
purpose of providing general public street access, regardless of the use served, to not only
the properties involved but also other properties in the surrounding area, as is the case for
Water Street. In 1944, however, Water Street was vacated with Ordinance No. 3632
(Attachment E). As provided in the ordinance, the vacated portion of Water Street was
approved for vacation because it had never been used for street purposes and had many
permanent improvements over it that would make it impossible to use the street for future
street purposes. Despite the vacation, the deed for the subject property (Attachment F) and
the plat for the later approved Willamette Landing subdivision to the west of the property
(Attachment G) both include easements for access over the vacated right-of-way of Water
Street for permanent right-of-way and roadway, utility, and landscaping purposes.

Due to the uncertainty of what effects, if any, the vacated right-of-way of Water Street might
have on changing the applicability of the formal code interpretation to the property’s access
from the vacated portion of Water Street, staff believes resolution of this matter is not
required in order for action to be taken on the proposed comprehensive plan map
amendment and zone change. This is because since formal code interpretations apply to
property throughout the City, the formal interpretation currently applies and will continue to
apply. While the formal interpretation could be used as a reason to support findings that the
proposed zone change to IC is not equally or better suited for the property than the current
MU-R zone, as identified in the May 19, 2026, staff report, the formal interpretation would



CPC-NPC-ZC26-02 Supplemental Staff Report
June 9, 2026
Page 8

also still allow access to any use that is allowed in both the IC and MU-R zones. Further, if a
use was proposed on the property that was allowed under the IC zone but not allowed under
the MU-R zone, vehicle access to that use could instead be provided from either Norway
Street or Shipping Street. This would, however, require alterations to the existing
improvements on the site to establish driveways where they currently do not exist.

CONCLUSION

As identified above, the applicant and staff have not been able to come to agreement on a list
of uses and associated development standards that could be applied to the proposed IC
zoning to ensure compliance with the applicable approval criteria. As identified in the May 19,
2026 staff report, the zoning of the subject property and surrounding properties to the
northwest, west, south, and southeast of the subject property was changed to MU-R as part
of the Our Salem Project in order to align the zoning of the properties with their long-standing
River-Oriented Mixed-Use comprehensive plan designation.

The zoning applied to the site through Our Salem was based upon extensive community
input and public participation provided throughout the process. Community input was
provided in a variety of ways, including public meetings and workshops, in-person and virtual
stakeholder interviews and meetings, focus groups, surveys, interactive mapping
applications, property owner meetings, and more. Information about the project was provided
by mail, a project website, social media, informational meetings, flyers, television, radio,
newspapers, and more. Overall, staff hosted or attended roughly 260 in-person and virtual
meetings and events and engaged with more than 80 community groups. Many outreach
activities focused on proposed changes to the Comprehensive Plan Map, allowing community
members to participate throughout the development of Map changes. The outreach activities
started broad and became more detailed as the Our Salem project continued. The
engagement occurred both in person and online, including interactive maps, surveys,
community events, and neighborhood meetings. The wide array of engagement opportunities
allowed community members to weigh in and inform the proposed map changes. In addition
to these widespread opportunities for community and property owner involvement, public
notice was also provided, as required under the City’s procedures ordinance (SRC 300),
including notification to property owners whose land was proposed to be rezoned pursuant to
ORS 227.186 (commonly refereed to as “Ballot Measure 56 notice”).

The property’s existing River-Oriented Mixed-Use comprehensive plan designation and MU-R
zoning are ultimately the most appropriate designations for the site based on its location
north of the downtown and its close proximity to the Willamette River. The allowed uses and
development standards of the MU-R zone fulfill the stated purpose of the Mixed-Use
Riverfront designation, which is consistent with the emerging potential for this area to evolve
and develop into a long-envisioned pedestrian-oriented mixed-use district that is both: 1)
Reflected by the approval of the substantial mixed-use redevelopment of the property to the
south located at 1105 Front Street NE and the recent approval of the redevelopment of the
property at 901 Front Street NE for an assisted living and memory care facility; and 2) Being
supported by further studies and investment including 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
engineering for future improvements to Front Street between South Street NE and the Front
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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 North Waterfront Urban Renewal
Area for this area.

RECOMMENDATION

Based upon the Facts and Findings contained in the original May 19, 2026, staff report and
this supplemental June 9, 2026, staff report, staff recommends that the Planning Commission
adopt the facts and findings of both reports 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).

ALTERNATIVE

In-lieu of the above identified recommendation, the Planning Commission may consider the
following alternative action regarding the proposed comprehensive plan map amendment,
neighborhood plan, map amendment and zone change:

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

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

C. APPROVE the Quasi-Judicial Zone Change from MU-R (Mixed-Use Riverfront) to IC
(Industrial Commercial) subject to the following conditions of approval:

Condition 1: Allowed uses shall be limited to the uses identified in Attachment B.
Condition 2: In-lieu of the development standards of the IC zone, development of the
property shall be subject to the development standards of the MU-R zone,
or as amended in the MU-R zone, included under SRC 536.015 and SRC
536.020.
NOTE: This alternative will require staff to prepare revised findings for Planning Commission
approval at a subsequent meeting.

Attachments:
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A. Vicinity Map
B. Staff Proposed IC Zone Use List
C. Applicant’s Written Response (dated June 1, 2026)
D. Record Correction Submitted by Applicant’s Representative (dated May 20, 2026)
E. Ordinance No. 3632 — Approving the Vacation of a Portion of Water Street NE
F. Property Deed
G. Willamette Landing Subdivision Plat

Prepared by Bryce Bishop, Planner Il
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