
  FOR MEETING OF:   August 03, 2021  
AGENDA ITEM NO.: 5.1 

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

DEPUTY COMMUNITY DEVELOPMENT DIRECTOR AND 
PLANNING ADMINISTRATOR 

 
SUBJECT: MINOR COMPREHENSIVE PLAN MAP AMENDMENT & ZONE CHANGE 

CASE NO. CPC-ZC21-03; FOR PROPERTY LOCATED AT 1055 SCHURMAN 
DRIVE S (AMANDA APPLICATION NO. 21-109795-ZO; 21-109798-ZO) 

 

REQUEST 
 
A consolidated Minor Comprehensive Plan Map Amendment from single family residential to 
multi-family residential and Zone Change from RS (Single Family Residential) to RM-II 
(Multiple Family Residential) for property approximately 1.87 acres in size and located on the 
1055 Schurman Drive S (Marion County Assessor map and tax lot number: 073W33DB / 
4600).  
 
APPLICANT:  Charles Weathers, Orreo, LLC 
 
OWNER:  Steven Burrell 
 
REPRESENTATIVE:  Geoffrey James, Architect 
 
RECOMMENDATION 
 
Based upon the Facts and Findings contained in this staff report, Staff recommends the 
Planning Commission take the following action concerning the consolidated application for 
the subject 1.87-acre property located at 1055 Schurman Drive S (Marion County Assessor 
map and tax lot number: 073W33DB / 4600): 
 

A. APPROVE Minor Comprehensive Plan Map Amendment from “Single Family 
Residential” to “Multi-Family Residential”; and 

 

B. APPROVE Zone Change from RS (Single Family Residential) to RM-II (Multiple 
Family Residential). 
 

APPLICATION PROCESSING  
 
Subject Application 
 
On May 24, 2021, Geoffrey James filed an application for a Comprehensive Plan Change 
and Zone Change for the subject property (Attachment A). After additional information was 
received the application was deemed complete for processing on July 9, 2021. The public 
hearing on the application is scheduled for August 3, 2021. 
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120-Day Requirement 
 
Amendments to an acknowledged Comprehensive Plan are not subject to the 120-day rule 
(Oregon Revised Statutes [ORS] 227.178). Pursuant to ORS 227.178(7) and ORS 
227.178(10), the requested consolidated Minor Comprehensive Plan Map Amendment, 
Neighborhood Plan Change, and Quasi-Judicial Zone Change applications shall not be 
subject to the 120-day period set forth in ORS 227.178. 
 
Public Notice 

 
1. Pursuant to SRC 300.320(f), when an open house is required for a land use 

application, an applicant may elect to present at a neighborhood association meeting 
in-lieu of arranging and attending an open house. On May 4, 2021, and again on June 
8, 2021, the applicant’s representative attended the Southwest Association of 
Neighbors’ (SWAN) regularly scheduled meeting to present their proposal. A summary 
of the comments provided at the neighborhood association meeting is included as 
Attachment B. The applicant has demonstrated compliance with the requirements of 
SRC 300.320(f).  

 
2. Notice of the consolidated proposal was distributed to City departments, neighborhood 

associations and public and private service providers on July 9, 2021. 
 

3. Notice of the public hearing was mailed to the owners and tenants of all property within 
250 feet of the subject property on July 14, 2021. 

 
4. The property was posted in accordance with the posting provisions outlined in SRC 

300.620. 
 

5. The applicant has indicated that the property is not within a Homeowners Association 
(HOA).  
 

6. State law (ORS 197.610) and SRC 300.602(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. The 
City sent notice of this proposed Comprehensive Plan and Zone Change to DLCD on 
June 16, 2021. 

 
BACKGROUND INFORMATION 
 
Proposal 
 
The applicant is requesting a comprehensive plan map amendment from “Single Family 
Residential” to “Multi-Family Residential” and to change the zoning from RS (Single Family 
Residential) to RM-II (Multiple Family Residential) for the subject property.    
 
The applicant's written statements summarizing each request and addressing compliance 
with the required approval criteria is included as Attachment C.  
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Existing Conditions 
 
The subject property is approximately 1.87 acres in size and has street frontage along 
Schurman Drive S. The property contains one single-family residence and accessory 
structures. 
 
Salem Area Comprehensive Plan (SACP) Designation 
 
The Salem Area Comprehensive Plan (SACP) map designates the subject property as 
"Single Family Residential". The proposal includes changing the Comprehensive Plan 
designation of the subject property to “Multi-Family Residential”.  
 
The Comprehensive Plan designations of surrounding properties include: 
 

North: “Multi-Family Residential” 
 

South: Across Schurman Drive S: “Single Family Residential”  
 

East: “Single Family Residential” 
 

West: “Multi-Family Residential” 
 
Components of the Comprehensive Plan 
 
The Salem Area Comprehensive Plan is the long-range plan for guiding development in the 
Salem urban area. The overall goal of the plan is to accommodate development in a timely, 
orderly, and efficient arrangement of land uses and public facilities and services that meets 
the needs of present and future residents of the Salem urban area. Many different documents 
and maps, when taken together, comprise the Salem Area Comprehensive Plan. 
 
Salem Transportation System Plan (TSP):  The TSP uses a Street Classification System to 
determine the functional classification of each street within the City’s street system. 
Schurman Drive S, designated as a Collector street in the TSP, abuts the southern boundary 
of the subject property.  
 
Zoning and Surrounding Land Use 
 
The subject property is zoned RS (Single Family Residential). It is currently developed with 
one single-family residence. The proposal includes changing the property’s zoning from RS 
to RM-II (Multiple Family Residential). Surrounding properties are zoned and used as follows: 
 

North: RM-II (Multiple Family Residential); multiple family use 

South: Across Schurman Drive S: RS (Single Family Residential); single family uses 

East: RS (Single Family Residential); single family uses 

West: RM-II (Multiple Family Residential); multiple family use 
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Relationship to the Urban Service Area 
 
The subject property is located within the Urban Service Area and, as indicated within the 
memo provided by the Public Works Department (Attachment D), adequate utilities are 
available to serve uses allowed by the proposed comprehensive plan designation. A UGA 
permit is not required. 
 
Infrastructure 
 
Water:  The Salem Water System Master Plan identifies the subject property to 

be within the S-1 water service level. The property appears to be served 
by a 12-inch water main located in Schurman Drive S.  

 

Sewer:  An 8-inch sewer main is located within a 20-foot-wide easement on the 
eastern portion of the property. 

 
 

Storm Drainage: An 18-inch storm main is located in Schurman Drive S.  
 
 

Streets: Schurman Drive S has an approximate 32-foot-wide improvement within 
a 47-foot-wide right-of-way abutting the subject property. This street is 
designated as a Collector Street in the Salem TSP. The standard for this 
street classification is a 34-foot-wide improvement within a 60-foot-wide 
right-of-way. 

    

Land Use History 
 
There are no previous land use cases involving the subject property.  
 
Public Agency and Private Service Provider Comments 
 
City of Salem Public Works Department: The Public Works Department, Development 
Services Section, reviewed the proposal and submitted comments (included as Attachment 
D). 
 
City of Salem Fire Department:  The Fire Department submitted comments indicating no 
concerns with the proposed minor comprehensive plan map amendment and zone change, 
and that Fire Code issues would be addressed at the time of building permit application.  
 
City of Salem Community Development Department, Building and Safety Division:  The 
Building and Safety Division indicated no concerns with the proposal. 
 
Salem-Keizer Public Schools:  No comments have been received. 
 
Oregon Department of Land Conservation and Development (DLCD):  No comments 
have been received.  
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Neighborhood Association and Public Comments 
 
The subject property is located within the boundaries of the Southwest Association of 
Neighbors (SWAN).  
 
Open House/Neighborhood Association Meeting:  Prior to application submittal, SRC 
300.320 requires the applicant for a proposed minor amendment to the City's comprehensive 
plan map to either arrange and conduct an open house or present their proposal at a 
regularly scheduled meeting of the neighborhood association within which the property is 
located. On May 4, 2021, and June 8, 2021, the applicant’s representative attended the 
SWAN Neighborhood Association Meeting, to present their proposal. A summary of the 
comments provided at the neighborhood association meetings is included as Attachment B. 
 
Neighborhood Association Comments: Notification of the proposal was sent to SWAN on 
July 9, 2021. At the time of this staff report’s writing, 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)(iii), (vi), & (vii), to all property owners 
and tenants within 250 feet of the subject property. As of the date of completion of this staff 
report no comments have been received from surrounding property owners or interested 
individuals. 
 
Homeowners Association: The applicant indicated that the property is not part of a 
homeowners association. 
 
Applicant Submittal Information 
 
Requests for Minor Comprehensive Plan Amendments and Zone Changes must include a 
statement addressing each applicable approval criterion and standard. The applicant 
submitted such statements and proof, which are included in their entirety as Attachment C of 
this staff report. Staff utilized the information from the applicant’s statements to evaluate the 
applicant’s proposal and to compose the facts and findings within the staff report. 
 

1. FINDINGS ADDRESSING THE APPLICABLE SALEM REVISED CODE CRITERIA FOR A 
COMPREHENSIVE PLAN MAP AMENDMENT 
 
Amendments to the Comprehensive Plan Map are classified as either major or minor. 
Because the proposed amendment affects only a small number of properties in a defined 
vicinity rather than a large number of properties across the city, the proposal meets the 
definition of a Minor Plan Map Amendment pursuant to SRC 64.025(a)(2). 
 
Salem Revised Code (SRC) 64.025(e)(2) establishes the approval criteria for Minor 
Comprehensive Plan Map amendments. In order to approve a quasi-judicial plan map 
amendment request, the decision-making authority shall make findings of fact based on 
evidence provided by the applicant that demonstrates satisfaction of all the applicable criteria. 
The applicable criteria are shown below in bold print. Following each criterion is a 
finding/response in relation to the requested amendment. 
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SRC 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. 
 

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

(iii) 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.   

 
Finding:  The applicant has provided findings which can be found in Attachment C of this 
report. The applicant asserts, and Staff concurs, that the proposal is justified based on 
criterion (ii): the proposed designation is equally or better suited for the property.  
 
The City has accepted, but not adopted, a Housing Needs Analysis (HNA) prepared in 2015 
which includes a Buildable Land Inventory identifying a surplus of approximately 1,975 acres 
for single family residential development and a deficit of land available for multifamily 
residential development. The proposal would convert 1.87 acres from a Single-Family 
Residential designation to a Multiple Family Residential designation, where the HNA 
identifies a deficit. 
 
According to the Housing Needs Analysis (HNA), “Salem has a deficit of capacity in the MF 
designation, with a deficit of 2,897 dwelling units and a deficit of 207 gross acres of 
residential land.” As of December 2020, the City has added 40 net acres of Multiple Family 
designated land, reducing the projected deficit to 167 acres. Additionally, the City has added 
89 acres of Mixed-Use designated land which allows multi-family development as an outright 
permitted use, thereby further increasing the land available for multi-family development.  
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With a Multiple Family Residential designation, the subject property could be developed as 
multi-family dwellings; the rezone helps increase the potential density of the property while 
helping to meet housing needs within the Salem Urban Growth Boundary. The applicant’s 
written findings indicate that there are existing multiple-family developments in the vicinity, off 
of River Road S, but that many of them are fully developed.  Staff concurs that, due to steep 
terrain, much of the existing multiple-family development in the area is likely developed to, or 
very close to, its maximum density. The proposed change to the comprehensive plan map 
designation at the subject property would afford an additional 22 to 52 dwelling units based 
on the minimum and maximum density standards of the RM-II zone—with a minimum of 12 
units per acre and maximum of 28 units per acre. The increase in density allowed by this 
proposal would reduce the deficit identified in the HNA. 
 
The Multiple Family Residential designation would be equally or better suited for the subject 
property as the Single-Family Residential designation due to its location within an existing 
residential area which contains a mix of multiple family and single-family development.  
 
The proposal meets this criterion. 
 
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; 
 
Finding:  The subject property is within the Urban Service Area. Water, sewer, and storm 
infrastructure are available within surrounding streets/areas and appear to be adequate to 
serve uses allowed by the proposed comprehensive plan map designation. Site-specific 
infrastructure requirements will be addressed at the time of development through the site plan 
review process (SRC Chapter 220). The proposal meets this criterion. 
 
SRC 64.025(e)(2)(C): The proposed plan map designation provides for the logical 
urbanization of land; 
 
Finding:  The subject property lies on the boundary between Multiple-Family Residential-
designated land to the north and west, and Single-Family Residential-designated land to the 
south and east. The proposal would allow for reasonable development of the property in a 
manner which compliments the existing neighborhood. The subject property is located in a 
developed area within the City of Salem urban growth boundary and does not convert rural 
land to urban land. The applicant asserts that the proposal permits efficient, compact 
development to contain urban sprawl, and preserves rural land by developing within an 
existing urban area. Staff finds that the proposal provides for the logical urbanization of land.  
 
The proposal meets this criterion. 
 
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; and 
 
Finding: The applicable Goals and Policies of the Comprehensive Plan are addressed as 
follows: 
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Salem Urban Area Goals and Policies, Residential Development Goal (Page 30, Salem 
Comprehensive Policies Plan): 
 

Policy E.1. The location and density of residential uses shall be determined after 
consideration of the following factors; 

 

a. The type and distribution of housing units required to meet expected 
population growth within the Salem urban growth boundary. 

 
Staff Response:  The City has accepted, but not adopted, a Housing Needs Analysis (HNA) 
prepared in 2015 which includes a Buildable Land Inventory identifying a surplus of 
approximately 1,975 acres for single family residential development and a deficit of land 
available for multifamily residential development. The proposal would convert approximately 
1.87 acres of land from a Single-Family Residential designation to a Multi-Family Residential 
designation, where the HNA identifies a deficit. 

 
b. The capacity of land resources given slope, elevation, wetlands, 

flood plains, geologic hazards and soil characteristics. 
 

Staff Response:  The land proposed for the comprehensive plan map changes appears to 
have capacity for multiple family residential development. The topography of the subject 
property slopes gently upward from west to east and varies in elevation from approximately 
202-feet to 226-feet above mean sea level.  The relative environmental suitability of the 
property for multiple family residential development is even greater when compared to the 
steeper residential properties in the southern reaches of the City. There are no wetlands on 
the subject property, and it is not within a floodplain or floodway.  There is a small area of 
mapped landslide hazard at the south and southwest corner of the property.  The applicant 
indicates that much of this area is within the required setbacks for any proposed 
development, and it is therefore unlikely that building or structures will be placed there.   
 

c. The capacity of public facilities, utilities, and services. Public 
facilities, utilities, and services include, but are not limited to 
municipal services such as water, sanitary and storm sewer, fire, 
police protection and transportation facilities. 

 

Staff Response:  The subject property is within the Urban Service Area. As outlined within 
the memo from the Public Works Department (Attachment D), water, sewer, and storm 
infrastructure are available within surrounding streets/areas and appear to be adequate to 
serve uses allowed by the proposed comprehensive plan map designation. 
 

d. Proximity to services. Such services include, but are not limited to, 
shopping, employment and entertainment opportunities, parks, 
religious institutions, schools and municipal services. 

 

Staff Response:  The property is located in an urbanized area of the city where services exist 
in the vicinity, including shopping, employment, entertainment, parks, and elementary, middle 
and high schools. The Commercial Street and Liberty Road corridors are located east of the 
property, which has commercial nodes providing a wide range of shopping, employment, and 
entertainment opportunities. There are multiple religious institutions within the vicinity.  
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e. The character of the existing neighborhoods based on height, bulk 
and scale of existing and proposed development in the 
neighborhood. 

 
Staff Response:  As described in the above findings, residential properties in the vicinity are 
developed at a range of densities. The proposed Multiple Family Residential designation 
matches abutting properties to the west along Schurman Drive S and north along River Road 
S. Where the site abuts lower density residential properties to the east, multiple family design 
standards established in SRC Chapter 702 require mitigating features such as setbacks and 
screening to ensure an adequate transition between the height, bulk, and scale of higher 
density development and the nearby single-family residences.  
 

f. Policies contained in facility plans, urban renewal plans, residential 
infill studies and neighborhood and specific development plans. 

 
Staff Response:  The subject property is located within the Urban Service Area and 
adequate utilities are available to serve the property. The subject property is not located 
within the boundaries affected by a neighborhood plan, specific development plan or urban 
renewal area.  
 

g. The density goal of General Development Policy 7. 
 

Staff Response:  General Development Policy 7 provides in part that “the cumulative effect 
of all new residential development in the Salem urban area should average 6.5 dwelling units 
per gross acre of residential development.” When applied to the subject property, the range 
of densities allowed in zones implementing the Multiple Family Residential designation 
provides for more dwelling units than the 6.5 dwelling units per acre, which is consistent with 
the Housing Needs Analysis (HNA) prepared in 2015.  The applicant’s preliminary 
development plans for the site include constructing an approximate 42-unit multiple family 
complex on the site.  With the site being approximately 1.87 acres in size, the proposed 
density, based on the applicant’s submitted material, is approximately 22-units per acre. 

 
Policy E.2 Residential uses and neighborhood facilities and services shall be 

located to: 
a. Accommodate pedestrian, bicycle and vehicle access; 
b. Accommodate population growth; 
c. Avoid unnecessary duplication of utilities, facilities, and 

services; and 
d. Avoid existing nuisances and hazards to residents. 

 
Staff Response:  The subject property abuts Schurman Drive S, classified as a Collector 
Street in the Salem TSP, which is improved with sidewalks on both sides. The proposed 
Multi-Family Residential designation would accommodate a greater number of dwelling units 
than the current Single-Family Residential designation. Review of future development at the 
site will ensure that unnecessary duplication of utilities, facilities, and services will be avoided. 
Finally, Staff is unaware of any unreasonable nuisances or hazards to residents in the 
immediate vicinity.  
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Policy E.6 Multi-family housing shall be located in areas proximate to existing or 
planned transportation corridors, public facilities and services: 

a. To encourage the efficient use of residential land and public 
facilities, development regulations shall require minimum 
densities for multiple family residential zones; 

b. Development regulations shall promote a range of densities 
that encourage a variety of housing types; 

c. Multiple family developments should be located in areas that 
provide walking, auto, or transit connections to: 

(1) Employment centers; 
(2) Shopping areas; 
(3) Transit service; 
(4) Parks; 
(5) Public buildings. 

 
Staff Response:  The RM-II (Multiple Family Residential) zone proposed to implement the 
designation includes a minimum density of 12 units and maximum density of 28 units per 
gross acre, encouraging efficient use of residential land and public facilities while allowing for 
a variety of housing types. As described within the findings above, the immediate vicinity 
includes a range of densities within existing developments. The area lacks transit access as 
the nearest transit line is over one mile away on Commercial Street SE. Cherriots Transit 
Agency indicated there are no current plans to expand transit service to Schurman Drive S. 
However, existing transportation infrastructure, including pedestrian and automobile facilities, 
is available in the surrounding area to connect to nearby employment centers, shopping 
areas, parks, and public buildings.   
 

Policy E.7 Residential neighborhoods shall be served by a transportation system 
that provides access for pedestrian, bicycles, and vehicles while 
recognizing the neighborhoods physical constraints and transportation 
service needs: 

a. The transportation system shall promote all modes of 
transportation and dispersal rather than concentration of 
through traffic; 

b. Through traffic shall be addressed by siting street 
improvements and road networks that serve new development 
so that short trips can be made without driving; 

c. The transportation system shall provide for a network of 
streets fitted to the terrain with due consideration for safety, 
drainage, views, and vegetation. 

 
Staff Response:  It is very unlikely that future development at the subject property would 
create new streets, given the small size of the property. The existing transportation system 
serving the residential neighborhood, which includes the subject property, allows for short 
trips within the neighborhood to be made by a variety of routes, with or without driving. Future 
development at the property will be reviewed for adherence to the TSP, as well as on-site 
features such as pedestrian access.  
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Policy E.10 Requests for rezonings to higher density residential uses to meet 
identified housing needs will be deemed appropriate provided: 

a. The site is so designated on the comprehensive plan map; 
b. Adequate public services are planned to serve the site; 
c. The site’s physical characteristics support higher density 

development; and 
d. Residential Development Policy 7 is met. 

 
Finding:  The applicant’s proposal includes a request for a quasi-judicial zone change from 
RS (Single Family Residential) to the higher density RM-II (Multiple Family Residential) zone. 
The RM-II zone implements the “Multi-Family Residential” Comprehensive Plan Map 
designation proposed as part of the consolidated application. As described in findings above, 
the subject property is located within the Urban Service Area. Water, sewer, and storm 
infrastructure are available within surrounding streets/areas and appear to be adequate to 
serve the proposed development. The property is unencumbered by sensitive areas such as 
wetlands or riparian areas. The existing street network in the vicinity meet the circulation 
requirements of Residential Development Policy 7. 
 
Staff finds that the proposal is consistent with the applicable Goals and Policies of the 
Comprehensive Plan. 
 
The applicable Statewide Planning Goals are addressed 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. 
 
Staff Response:  Prior to application submittal, SRC 300.320 requires the applicant for a 
proposed minor amendment to the City's comprehensive plan map to either arrange and 
attend an open house or present their proposal at a regularly scheduled meeting of the 
neighborhood association which the property is located within. On May 4, 2021, and again on 
June 8, 2021, the applicant’s representative attended the regularly scheduled Southwest 
Association of Neighbors (SWAN) Neighborhood Association Meeting to present the 
proposal. A summary of the comments provided at the neighborhood association meeting is 
included as Attachment B. A public hearing notice was mailed to the affected property 
owner(s), tenants within 250 feet of the subject property, and to SWAN. The property is not 
within a Homeowner Association. This satisfies the citizen involvement requirements 
described in Goal 1. 
 

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. 
 
Staff Response:  The City has complied with the Goal requirements for establishing and 
maintaining a land use planning process. The Oregon Land Conservation and Development 
Commission has acknowledged the Salem Area Comprehensive Plan to be in compliance 
with the Statewide Planning Goals. 
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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. 
 

Staff Response:  The subject property is not designated as an open space or scenic area, 
and there are no protected natural resources on site. The property is not within the Historic or 
Cultural Resources Projection Zone. The proposal 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. 
 
Staff Response:  Land located within the Urban Growth Boundary is considered urbanizable 
and is intended to be developed to meet the needs of the City, and the effects of urban 
development on air, water and land resources are anticipated. Development of the property is 
subject to tree preservation, and stormwater and wastewater requirements of the UDC which 
are intended to minimize the impact of development on the state’s natural resources. The 
proposal is consistent with Goal 6. 
 
Statewide Planning Goal 7 – Areas Subject to Natural Hazards: To protect people and 
property from natural hazards. 
 
Staff Response:  The subject property is not located within a floodplain or floodway.  A 
portion of the south and southwest corner of the property is a mapped landslide hazard. The 
applicant indicates in a written statement that much of the mapped landslide hazard area is 
located in setback areas where there will be minimal development. All development of the 
subject property will be subject to applicable review, including evaluation of landslide 
hazards. The proposal is consistent with Goal 7. 
 
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. 
 
Staff Response:  The subject property is not within an identified open space, natural or 
recreation area, and no destination resort is planned for this property. Therefore, Goal 8 is 
not applicable to this proposal. 
 
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. 
 
Staff Response:  In 2014, the City conducted a study called the Salem Economic 
Opportunities Analysis (EOA). The EOA examined Salem’s needs for industrial and 
commercial land through 2035 and concluded that Salem has a projected commercial land 
shortage of 271 acres and an industrial land surplus of approximately 907 acres. The EOA 
provides strategies to meet the projected employment land needs in the Salem area. In 2015, 
the City Council adopted the EOA and updated the Comprehensive Plan accordingly. The 
City now uses the EOA and its findings to inform policy decisions, including how to respond 
to requests for rezoning land.  Additionally, because the existing zoning designation for the 
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subject property is residential, the change to a higher density residential zoning does not 
impact the City’s industrial or commercial property, and therefore does not subtract from 
economic development opportunities associated with those properties and zoning 
classifications.  The proposal is consistent with Goal 9. 
 
Statewide Planning Goal 10 – Housing: To provide for the housing needs of the citizens of 
the state. 
 

Staff Response:  In 2014, the City conducted a Housing Needs Analysis (HNA) to develop 
strategies for the community to meet housing needs through 2035 and to inform policy 
decisions related to residential land. According to the Housing Needs Analysis (HNA), “Salem 
has a deficit of capacity in the MF designation, with a deficit of 2,897 dwelling units and a 
deficit of 207 gross acres of residential land.” With a Multi-Family Residential designation, the 
subject property could be developed as multi-family dwellings; the change in designation and 
rezone increases potential density while helping to meet housing needs within the Salem 
Urban Growth Boundary. The proposed change to the 1.87-acre property could provide 
between 22 and 52 dwelling units based on the minimum and maximum density standards of 
the RM-II zone. The increase in density allowed by the proposed change would reduce the 
deficit identified in the HNA. 
 

The proposal will help provide diverse housing options to meet the future needs of the city. 
The proposed RM-II zoning designation allows for a greater variety of residential uses than 
the current zoning does, including two family, three family, four family, and multiple family. 
The proposal is in compliance with Goal 10 by providing a designation and accompanying 
zone that allow more diverse housing options than the current designation. 
 

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. 
 

Staff Response:  The subject property is located inside the Urban Service Area. Water, 
sewer, and storm infrastructure are available within surrounding streets/areas and appear to 
be adequate to serve uses allowed under the proposed designation. Site-specific 
infrastructure requirements will be addressed through the site plan review process set forth in 
SRC Chapter 220. The request allows for the efficient use and development of property, 
requiring minimal extension of new public services. 
 
Statewide Planning Goal 12 – Transportation: To provide and encourage a safe, 
convenient and economic transportation system. 
 
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 change 
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request, such as 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 change is required to submit a Transportation 
Planning Rule (TPR) analysis to demonstrate that their request will not have a “significant 
effect” on the surrounding transportation system, as defined above or to propose mitigation of 
their impact. 
 
The applicant submitted a Transportation Planning Rule (TPR) Analysis in consideration of 
the requirements of the Transportation Planning Rule (OAR 660-012-0060). The TPR 
analysis demonstrates that the proposed comprehensive plan change and zone change will 
not have a significant impact on the transportation system. The Assistant City Traffic 
Engineer has reviewed the TPR analysis and concurs with the finding of no significant effect. 
 
The proposal complies with Goal 12.  
 
Statewide Planning Goal 13 – Energy Conservation: Requires local governments to 
consider the effects of its comprehensive planning decision on energy consumption. 
 
The applicant indicates that the proposed redevelopment plan will repurpose vacant or  
unused land and that the resulting uses will be built to comply with current energy efficient 
standards resulting in a more energy efficient use of the property, consistent with Goal 13. 
 
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. 
 
Staff Response:  The subject property is located within the Urban Growth Boundary (UGB), 
and public facilities required to serve future development at the property are located nearby. 
The proposed comprehensive plan map amendment will allow the efficient use of vacant land 
within the UGB in compliance with Goal 14. 
 

SRC 64.025(e)(2)(E): The amendment is in the public interest and would be of general 
benefit. 
 

Finding:  The proposed Comprehensive Plan Map amendment from Single Family 
Residential to Multi-Family Residential is in the public interest and would be of general benefit 
because it would increase the number of housing units that can be provided on the subject 
property, consistent with the planned capacity of infrastructure serving future development. 
The proposed change in land use designation is consistent with the location and character of 
the surrounding area, with adjacent land use designations, and with the transportation 
facilities available to serve the property. The proposal satisfies this criterion. 
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2. FINDINGS ADDRESSING APPLICABLE SALEM REVISED CODE APPROVAL CRITERIA 
FOR QUASI-JUDICIAL ZONE CHANGE 
 
The following analysis addresses the proposed zone change for the subject property from RS 
(Single Family Residential) to RM-II (Multiple Family Residential). 
 
SRC Chapter 265.005 provides the criteria for approval for Quasi-Judicial Zone Changes. In 
order to approve a quasi-judicial zone change request, the review authority shall make 
findings based on evidence provided by the applicant demonstrating that all the following 
criteria are satisfied. The extent of the consideration given to the various criteria set forth 
below depends on the degree of impact of the proposed change, and the greater the impact 
of a proposal on the area, the greater the burden is on the applicant to demonstrate the zone 
change is appropriate. 
 
The applicable criteria and factors are stated below in bold print. Following each criterion is a 
response and/or finding in relation to the requested zone change.   
 
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 change 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. 

 
Finding:  The applicant states the proposal satisfies criterion (iii)—the proposed zone 
change is equally or better suited for the property than the existing zone. The physical 
characteristics of the property, including its proximity to an existing RM-II-zoned area and 
other physical characteristics identified within section 1 above, are appropriate for the 
proposed zone. The subject property lies between existing multiple family developments to 
the west and north, and single-family developments to the south and east. 
 
According to the Housing Needs Analysis, “Salem has a deficit of capacity in the MF 
designation, with a deficit of 2,897 dwelling units and a deficit of 207 gross acres of 
residential land”, while finding that the city has a surplus of available single family residential 
land. The proposed change in designation and zone change would allow for future multi-
family development which will help to meet the changing needs of the Salem urban area. 
With the RM-II zone, the subject property could be developed as multi-family dwellings; the 
rezone helps increase the residential density while helping to meet housing needs within the 
Salem Urban Growth Boundary.   
 
The criterion is met.  
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(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. 

 

Finding: The proposal is not a City-initiated zone change. This criterion does not apply. 
 

(C) The zone change conforms with the applicable provisions of the Salem Area 
Comprehensive Plan. 
 

Finding: Findings addressing the minor comprehensive plan map criterion SRC 
64.025(e)(2)(D), included above in this report, address the applicable provisions of the Salem 
Area Comprehensive Plan for this consolidated application. The proposal satisfies this 
criterion. 
 

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

Finding: Findings addressing the minor comprehensive plan map criterion SRC 
64.025(e)(2)(D), included above in this report, address the conformance of the proposal with 
the applicable provisions of the Statewide Planning Goals for this consolidated application. 
The proposal satisfies this criterion. 
 

(E) If the zone change requires a comprehensive plan change from an industrial use 
designation to a non-industrial use designation, or from a commercial or 
employment designation to any other use designation, a demonstration that the 
proposed rezone is consistent with its 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 rezone; 
or include both the demonstration and an amendment to the Comprehensive 
Plan. 
 

Finding: The subject property is not currently designated for industrial, commercial, or 
employment use. This criterion does not apply to the proposal.  
 

(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. 

 
Finding:  The applicant submitted a Transportation Planning Rule (TPR) Analysis in 
consideration of the requirements of the Transportation Planning Rule (OAR 660-012-0060). 
The TPR analysis is required to demonstrate that the proposed Comprehensive Plan Change 
and Zone Change will not have a significant effect on the transportation system as defined by 
OAR 660-012-0060. The Assistant City Traffic Engineer has reviewed the TPR analysis and 
concurs with the finding of no significant effect. 
 
The proposal meets this criterion. 
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(G) The property is currently served, or is capable of being served, with public 
facilities and services necessary to support the uses allowed in the proposed 
zone. 

 
Finding:  Findings addressing the Comprehensive Plan Change criterion SRC 
64.025(e)(2)(B), included above in this report, address the public facilities and services 
available to support multiple family uses allowed on the subject property as a result of the 
proposed zone change. The proposal satisfies this criterion. 
 
CONCLUSION 
 
Based on the facts and findings presented herein, Staff concludes the proposed Minor 
Comprehensive Plan Map Amendment and Zone Change, for property located on the 1055 
Schurman Drive S, satisfy the applicable criteria contained under SRC 64.025(e)(2) and SRC 
265.005(e)(1) for approval. 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission adopt the facts and findings of the staff 
report and APPROVE the following actions for the subject property which is approximately 
1.87 acres in size, designated “Single Family Residential” on the Comprehensive Plan Map, 
zoned RS (Single Family Residential), and located at 1055 Schurman Drive S (Marion 
County Assessor map and tax lot number: 073W33DB / 4600): 
 

A. APPROVE Minor Comprehensive Plan Map Amendment from “Single Family 
Residential” to “Multi-Family Residential”; and 

 

B. APPROVE Zone Change from RS (Single Family Residential) to RM-II (Multiple 
Family Residential). 

 
 
Attachments:  

A. Vicinity Map, Comprehensive Plan Map and Zoning Map 
B. Southwest Association of Neighbors Meeting Summary from May 4 & June 8, 2021 
C. Applicant’s Written Statements 
D. Memo from the Public Works Department  

 
 
Prepared by Steven McAtee, Planner II 
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