I‘ n Department of Land Conservation and Development
i35 Capitol Street, Suite 150

Salern, OF. 97301-2540

Theodore F. Enbongoski, Govemor (503) 373-0050

Fax (503) 378-5518
www. lod state or.us

NOTICE OF ADOPTED AMENDMENT g
10/01/2012
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: City of Salem Plan Amendment
DLCD File Number 011-12

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Monday, October 15, 2012

This amendment was submitted to DLCD for review prior to adoption pursuant to ORS 197.830(2)(b)
only persons who participated in the local government proceedings leading to adoption of the amendment
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local
government. A decision may have been mailed to you on a different date than it was mailed to
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA
Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Bryan Colbourne, City of Salem
Gordon Howard, DLCD Urban Planning Specialist
Angela Lazarean, DLCD Regional Representative
Thomas Hogue, DLCD Economic Development Policy Analyst
Amanda Punton, DLCD Natural Resources Specialist
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NOTICE OF DECISION

SALEM, OREGON 97301
PHONE: 503-588-6173

555 LIBERTY ST. SE, RM 305
FAX: 503-588-6005

PLANNING DIVISION

CITY OF aé;,\/
AT YOUR SERVICE

Si necesita ayuda para comprender esta informacion, por favor llame
503-588-6173

DECISION OF THE
SALEM PLANNING COMMISSION
Comprehensive Plan Change/Zone Change Case No. CPC-ZC12-07

APPLICATION NO. : 12-110768-Z0

NOTICE OF DECISION & MAILING DATE: September 19, 2012

REQ! :ST: To change the Salem Area Comprehensive Plan (SACP) Map
designation from Industrial to Industrial Commercial and change the zone district
from IBC (Industrial Business Campus) to IC (Industrial Commercial) on property
approximately 1.39 acres in size, and located at the southwest corner of the
intersection of Cordon Road and Macleay Road SE - 97317 (Marion County
Assessor Map and Tax Lot numbers: 072W32D / 02400).

APPI JANT: ONE EIGHTY TRIANGLE LLC

LOCATION: Southwest cornef of the intersection of Cordon Road and Macleay
Road SE

CRITERIA: Salem Revised Code Chapters 64 and 113

FIND GS: The Planning Commission hereby adopts as its findings of fact the staff

report on this matter dated September 18, 2012 herewith attached and
by this reference incorporated herein. :

DECISION: The Planning Commission GRANTED the Comprehensive Plan

Change/Zone Change CPC-ZC12-07 subject to the following conditions

of approval:

A. Thatthe Sale Area Comprehensive Plan (SACP) map designation change request for the

subject property from “Industrial” to “Industrial Commercial” be GRANTED.

B. Tk the zone change request for the subject property from IBC (Industrial Business

Campus) to IC (Industrial Commercial) be GRANTED subject to the following condition of
ap »val

Condi >n1: Atthe time of development review for any proposed use on the subject property,

the proposed development's average daily trips shall be calculated pursuant to
the then-current Institute of Transportation Engineers (ITE) Trip Generation
manual. Traffic impacts from future development on the subject property shall
be limited to a maximum of 3,522 average daily trips generated by the proposed
use or uses.

VOTE:

Yess No Q Absent 2 (Fry, Palmateer)

EL@;\

JimLe s, President
Plannii  Commission



A copy of the decision is attached.

Application Deemed Complete: August 2, 2012

Public Hearing Date: September 18, 2012
Notice of Decision Mailing Date: September 19, 2012
Decision Effective Date: October 5, 2012

This decision is final unless written appeal from an aggrieved party is filed with the City of Salem
Planning Division, Room 305, 555 Liberty Street SE, Salem OR 97301, no later than 5:00 p.m.,
October 4, 2012. Any person who presented evidence or testimony at the hearing may appeal
the decision. The appe: must state where the decision failed to conform to the provisions of the
applicable code section, SRC Chapters 64 and 113. The appeal must be filed in duplicate with
the City of Salem Planning Division. The appeal fee must be paid at the time of filing.  the
appeal is untimely and/or lacks the proper fee, the appealw e rejected. The City Council will
review the appeal at a public hearing. After the hearing, the City Council may amend, rescind, or
affirm the action, or refer the matter to staff for additional information.

The complete case file, including findings, conclusions and conditions of approval, if any, is
available for review at the Planning Division office, Room 305, City Hall, 555 Liberty Street SE,
during regular business hours.

Case Manager: Bryan Colbourne, Case Manager, b~~~ rpa@®gityofsalem.net

G:\CD\Planning\Case Application Files 2011 —~on\CPC-ZC ...\2012\ 3- Case Processing Documents \CPC-ZC12-07 .. \CPC-ZC12-
07 Notice of Decision.doc

CPC-ZC12-07 Page 2



Vicinity Map

Taxlot: 072W32D 02400

VINCA ST SE

|14

||

|/
IOISE AV SE

STATE ST M

5
%
3
3

Subject Property

S

Legend

D Taxlots

D Urban Growth Boundary

1 _- : City Limits

0 100 200 400 Feat

[’X_] Outside Salem City Limits

Historic District

I Schools i

Parks arvor Saé;,\/

AT YOUR SERYICE
Community Devslopment Dept.

This product Is provided as Is, without warranty. In no
event is the City of Salem llable for damages from the
use of this product. This product is subject to license
and copyright limitations and further distribution or
resale Is prohibited.

NACD\Proj\C P\Vicinity_Maps\072W32002400.mxd - 8/1/2012 @ 7:12:11 AM



Comj| rehensive Plan Change / Zone Change 12-0

RM2 N7 7
RA
IBC
\ RA
MACLEAY RD SE
IBC
P Subject Property X
<& Comp Plan: Industrial to Industria} Commercial 2
0(9 Zoning: Industrial Business Campus to Industrial Commercial
o
\

Legend This product is provided as is, without warranty. in no

event Is the City of Salem liable for damages from the

Base Zoning . [: Taxlots use of this product. This product is subject to license
-

U— and copyright limitations and further distribution or
Y Parks resale Is prohibited,

[ ::Urban Growth Boundary B
K outside salem City Limits & Schools

Y oF saé”\/
] 60 100 “oot AT YOUR SERVCE
| mew ] Community Development Dept,

NACD\Pro\CPACase_Maps\CPC_ZC\cpc-zc12-07.mxd - 8/2/2012 @ 2:27:04 AM



FOR MEETING OF:_ September 18, 2012
AGENDA ITEM NO.: 6.2

TO: Planning Commission
V7
FROM: / k;ofGlenn W. Gross, Urban Planning Administrator
STAFF: Bryan Colbourne, Planner ll|
HEARING DATE: September 18, 2012
APPLICATION: Comprehensive Plan Change / Zone Change Case No. CPC-ZC12-07
OCATION: Southwest corner of the intersection of Cordon Road and Macleay
Road SE
SIZE: Approximately 1.39 acres
REQUEST: To change the Salem Area Comprehensive Plan (SACP) Map

designation from Industrial to Industrial Commercial and change the
zone district from IBC (Industrial Business Campus) to IC (Industrial
Commercial) on property approximately 1.39 acres in size, and
located at the southwest corner of the intersection of Cordon Road
and Macleay Road SE- 97317 (Marion County Assessor's Map and
Tax Lot numbers: 072W32D | 02400).

APPLICANT: One Eighty Triangle LLC

APPLICANT’S
REPRESENTATIVE: Jeff Tross

APPROVAL CRITERIA: Comprehensive Plan Map Amendment: Salem Revised Code,
Chapter 64

Zone Map Amendment: Salem Revised Code, Chapter 113

RECOMMENDATION: APPROVE subject to the following condition:

Condition 1: Ati :time of development review for any proposed use on the subject property, the
pro sed development's average daily trips shall be calculated pursuant to the then-
current Institute of Transportation Engineers (ITE) Trip Generation manual. Traffic
impacts from future development on the subject property sh: be limited to a
maximum of 3,522 average daily trips generated by the proposed use or uses.

APPLICATION PROCESSING

Subject Application

On July 5, 2012, Jeff Tross, on behalf of One Eighty Triangle LLC, filed a Comprehensive Plan
Change/Zone Change application to change the Comprehensive Plan Map designation of the
subject property from “Industrial” to “Industrial Commercial” and the zone district from IBC (industrial

wusiness Campus) to IC (Industrial Commercial). The application was deemed complete for
process g on August 2, 2012.



Notice must be given in accordance with Section 300.620(b) of the Salem Revised Code. An
approval by the Planning Commission shall not be construed to have granted a variance from the
provisions of any City ordinance unless the approval clearly states that a variance has been granted.

The quasi-judicial decision by the Planning Commission requires a decision be { d with the
Planning Administrator and entered into the record of the proceedings within 30 days following the
public hearing, unless the applicant consents to an extension for additional time. The Planning
Administrator must record the date of the decision upon :eipt of the decision. The Planning
Administrator must also mail a copy of the decision to the applicant and to everyone who submitted
verbal or written testimony during the process.

The pt lic hearing on the proposed Comprehensive Plan Change/Zone Change is scheduled for
September 18, 2012.

Appeals

Appeal of a Planning Commission decision is to the Salem City Council (Cou il), as set forth in
Table { J.100-2 of the Salem Revised Code (SRC). Written notice of an appeal and the applicable
fee sh: be filed with the Planning Administrator within fifteen days after the record date of the
decision as set forth in SRC 300.1000 — SRC 300.1040. SRC 300.1050 states that whether or not
an appeal is filed, the Council may, by majority vote, initiate review of a Planning Commission
decision by resolution filed with the City Recorder. Such a review shall be initiated prior to the
adjour 1ent of the first regular Council meeting following Council notification of the Planning
Commission decision. Review shall proceed according to SRC Section 300.1040.

120-Day Requirement

Amendments to an acknowledge Comprehensive Plan are not subject to the 120-day rule (Oregon
Revised Statutes (ORS) 227.178).

Public Notice

1. Notice was mailed to property owners within 250 feet of the subject property on August 28,
2012 (Attachment 1).

2. The property was posted in accordance with the posting provision outlined in SRC 300.620.

3. 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 45-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
proposal to DLCD on August 2, 2012.

BACKGROUND INFORMATION

1e parce 3 current designation as industrial land is a result of the "Project 90" industrial lands
study. Project 90 was a long range community planning process initiated in the early 1980’s that
analyzed the local economy and planned for future economic development opportunities. The
purg of this effort was to provide the City with a guide to economic development through the year
199( d as a result the study was titled "Project 90". The major product of this undertaking was
the recognition that the City needed a larger inventory of sites for industrial development, and in
particular sites that could attract large-scale industry such as high-technology electronics
manufacturing. To act upon this recommendation, the study proposed the concept of "industrial
corridors” that would create concentrations of industrial activity. The subject property is part of one
of those planned industrial corridors that was centered on Cordon Road from Highway 22 (Santiam
Highway) north to Macleay Road. |
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Att it time, the City also devised and adopted the Industrial Business Campus (IBC) zone, and
applied it to much of the land that was selected for future industrial development. The purpose of the
zone was to provide a modern format for industrial development, and to preserve large tracts of land
for the types of ind stries that would be attracted to a higher quality, "campus” style environment.
Since the establishment of the Project 90 industrial land inventory, major industrial development has
occurred in the Fairview Industrial Park near the airport. And more recently, industrial development
has occ red in the Mill Creek Corporate Center, which is located south of Highway 22 and east of
Cordon Road. Alt »ugh the lands along Cordon Road north of Highway 22 have now been reserved
for industrial use for nearly thirty years, most have never developed for that purpose. While the
larger parcels in this area might conceivably accommodate future industrial-scale development, the
subject property's 1all size, triangular shape, and natural features make it impractical for industrial
use, and better suited to commercial development.

Summary of Requested Action

The applicant is re 1esting an amendment to the Salem Area Comprehensive Plan (SACP) Map to
che je the Comprenensive Plan Map designation of the property from “Industrial’ to “Industrial
Cor nercial” and the zone district from IBC (Industrial Business Campus) to IC (Industrial

Cor nercial).

Neighborhood Association Comments

SRC 300.620(b)(2)(B)(iii) requires public notice be sent to “any City-recognized neighborhood
association whose oundaries include, or are adjacent to, the subject property.” The subject
property is within the South East Mill Creek (SEMCA) Neighborhood Association. At the time of
writing this staff report, no comments have been received from the neighborhood association.

Pul ¢ Comments

Att :time of writing this staff report, no comments have been received from adjoining property
owners, or citizens at large.

City Department Comments

Public Works (Development Services and City Traffic Engineer) — The Public Works
Department, Development Services Section, reviewed the proposal and submitted comments (see
Attachment 5). Public Works Department Staff reviewed the Transportation Planning Rule Analysis
(TPR), dated July 5, 2012, that was sut itted by the applicant and agree with the findings of the
TPR that a “trip-ci " of 3,522 average daily trips should be imposed.

Police Department — The Police Department reviewed the proposal and indicated that they have no
comments.

Community Devi pment (Building and Safety Division) — The Building and Safety Division of
Col nunity Development Department, reviewed the proposal and indicated they have no comments.

Fire Department — The Fire Department reviewed the proposal and indicated they have no
comments.

Public and Private Agency Comments

Salem-Keizer Public Schools — The Salem-Keizer School District reviewed the proposal and
indicated that they have no comments on this case.

Marion County — Marion County reviewed the proposal and indicated that they have no comments.



Department of Land Conservation and Development (DLCD) — DLCD was notified of the
proposal and did not provide comments.

Portla General Electric (PGE) — PGE reviewed the proposal and submitted the following
comments:

PGE has not received any plans for a development yet. Development cost per current tariff
an service requirements. 10 foot PUE required on all front street lots.

Salem Area Comprehensive Plan (SACP) Designation

Land Use: The Salem Area Comprehensive Plan Map designates the subject property as
“Industrial”. The Comprehensive Plan designation of all surrounding properties are as follows:

North: Across Macleay Road SE — “Industrial”
Southwest: Across Old Macleay Road SE — “Industrial”
Southeast: Across Cordon Road SE - Outside City Limits and Urban Growth Boundary

Neighborhood Plan: The property is located within the boundaries of the Southeast Mill Creek
Neighborhood Association (SEMCA). SEMCA does not have a neighborhood plan.

Applicable Detail Plans

Detailed plans are prepared as policy guides to the Salem Area Comprehensive Plan and are
specific plans for a particular geographic area of the city, or for the provision or performance of some
particular service or function.

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. The subject
property is located on Cordon Road SE, Macleay Road SE, and Old Macleay Road SE. At this
location, Cordon Road SE is designated a ‘Parkway’, Macleay Road SE is designated a ‘Minor
Arterial’, and Old Macleay Road SE is designated a ‘Local’ street.

Zonin

The subject property is currently zoned IBC (Industrial Business Campus). Zoning of surrounding
properties includes:

North: Across Macleay Road SE - IBC (Industrial Business Campus)
Southwest: Across Old Macleay Road SE — IBC (Industrial Business Campus)
Southeast: Across Cordon Roa SE — Outside City Limits

Existing Site Conditions

1e subject property is a triangular shaped property with streets fron 1g on all three sides. The site
is rela ely flat. A tributary of the West Middle Fork of the Little Pudding F er runs through the
property.

Trees: The City’s tree preservation ordinance protects Heritage Trees, Significant Trees (including
Oregon White Oaks with diameter-at-breast-height of 24 inches or greater), trees and native
vegetation in riparian corridors, and trees on lots and parcels greater than 20,000 square feet.
Com; ance with the tree preservation requirements of SRC Chapter 68 (Preservation of Trees and
Vegetation) and SRC Chapter 132 (Landscaping) is required.

Wetlands: According to the Salem Keizer Local Wetland Inventory (LWI) there are mapped
wetlands on the subject property. SRC Chapter 126 requires the City to send a Wetland and Use
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Notification to the Oregon Department of State Lands (DSL). DSL will then determine whether
further permits or: provals are required and work directly with the property owner.

Landslide Hazar Susceptibility: According to the City's adopted landslide hazard susceptibility
I s and SRC Chapter 69, Landslide Hazards, no landslide hazards exist on the subject property
i no geologic assessment or geotechnical report is required for development.

Site Plan

A site plan is not required as part of a Comprehensive Plan Change/Zone Change application. The
i plicant did, however, provide a rudimentary plan entitled “Preliminary Site Plan” showing a
potential layout for a future gas station and retail development at the site. The applicant’s
preliminary site plan is attached to this report for reference (Attachment 3). The applicant also

i ludes a detaile lescription of the preliminary site plan beginning on Page 4 of the ¢ plicant’s
statement (Attact :nt 2).

Applicant Submi | Information

An application for a Minor Comprehensive Plan Change must include a thorough statement
addressing the approval criteria. Similarly, requests for a zone change must be supported by proof
that it conforms to all applicable criteria imposed by the Salem Revised Code. The applicant
submitted such statements and proof, which are included in their entirety as Attachment 2 to this
staff report. Staff lized the information from the applicant’s statements to evaluate the applicant’s
proposal and to compose the facts and findings within the staff report.

FINDINGS APPLYING THE APPLICABLE SALEM REVISED CODE CRITERIA FOR A
COMPREHENSIVE PLAN AMENDMENT

Salem Revised Code (SRC) Section 64.040(g) defines a minor plan change as a single proceeding
for amendment to the Comprehensive Plan affecting less than five (5) privately and separately
owned tax lots. T s requestis a Category 4 minor plan change, which is a quasi-judicial act. The
burden of proof in 1eeting the approval criteria rests with the proponent of the change (SRC
64.090(a)). Salem Revised Code Section 64.090(b) establishes the approval criteria for
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 of the applicable criteria. The applicable criteria are
shown below in bold print. Following each criterion is a response and/or finding rc itive to the
amendment requested. The applicant provided justification for all applicable criteria (Attachment 2).

Criterion 1: Lack of appropriately designated suitable alternative sites within the vicinity for
a proposed use. Factors in determining the suitability of the alternative sites are limited to
one or both of the following:

(A) Size: Suit )Hility of the size of the alternative sites to accommodate the proposed
use; or

(B) Location: Suitability of the location of the alternative sites to permit the proposed
use; or

Criterion 2: A m: »r change in circumstances affecting a significant number of properties
within the vicinity. Such change is defined to include and be limited to one or both of the
following:

(A) The construction of a major capital improvement (e.g., an arterial or major collector, a
regional shopping center, etc.) which was unanticipated when the Salem Area
Comprehensive Plan or elements of the Comprehensive Plan were adopted or last
amended; or



(B) Previously approved plan amendments for properties in an area that have changed the
character of the area to the extent that the existing designations for other properties in
the area are no longer appropriate.

The proposal must satisfy either Criterion 1A or 1B, or 2A or 2B. The applicant has chosen to
address 1A, 1B, and 2B.

Applicant’s Statement: The application addresses (1)(B), as follows . . . The proposed use is a
small-scale commercial service center to serve the nearby residential area. The alternate sites
vicinity includes the urban area bounded by Santiam Highway on the south, State Street on the
north, Connecticut Avenue on the west, and Cordon Road on the east. An Alternate Sites Vicinity
Map is attached. These streets comprise the major elements of the transportation system in the
area, as Santiam Highway is classified as a Freeway, State Street is a Minor Arterial, Connecticut
Avenue a Collector, and Cordon Road is a Parkway (Salem Transportation System Plan [STSP]).
This area is developed predominantly with residential uses. The rural area east of Cordon Roa is
also in proximity to the site and can also be served by the proposed use. (The proposed use is an
"urban use" and is not allowed in the Marion County SA or AR zones, and in general would not be
allowed outside of the UGB.) Within the identified urban vicinity there are no sites that are
appropriately designated for the proposed use. The proposed use could be accommodated by the
City of Salem's CN, CR, CG, or IC zones, or Marion County Urban Zones CR, CG or IC. None of
those zones are present within the vicinity. The closest site that is appropriately designated for the
proposed use is the large Lancaster Marketplace commercial plaza located along Lancaster Drive
and Rickey Street, to the west of Houck Middle School. The Lancaster Marketplace site is zoned
CR and is fully developed with large-scale stores including Shopko general merchandise, Winco
foods, and Wholesale Sports. This commercial area is located over a mile from the subject property,
and is in general beyond a convenient walking distance from the residences within the vicinity area.
That site is outside of the defined vicinity, and the size and scale of its existing development does
not provide for the types of small scale commercial uses as proposed.

Because there is no appropriately designated suitable alternative site within the vicinity for the
proposed use based on its location, this criterion is satisfied.

The proposal also satisfies (1)(A), which states Size: Suitability of the size of the altemative sites to
accommodate the proposed use. As noted the Lancaster Marketplace commercial site is the closest
commercial area to the identified vicinity. However, that large site totals approximately 28 acres,
and it is fully developed with large scale commercial stores. It is not designed or intended to
accommodate the proposed use of small scale commercial services. The large size of that site
makes it unsuitable as an alternative site for the proposed use.

The proposal is also consistent with criterion (2)(B), which states A major change in circumstances
affecting a significant number of properties within the vicinity. Such change is defined to include and
be limited to one or both of the following: (B). Previously abproved Plan amendments for properties
in an area that have changed the character of the areato e extent that the existing designations
for other properties in the area are no longer appropriate.

There ve been several previously approved Plan Amendments for properties in the area that ave
changed its character by increasing the amount of residential land and decreasing the amount of
industri: land. As noted above, those changes from industrial to residential include CPC/ZC 96-1,
to e west of the south end of 49th Avenue; CPC/ZC 05-4, south of Macleay Road and east of 49™;
and CPC/ZC 08-10, along the south side of Caplinger Road just west of Cordon Road. These Plan
Amenc 1ents are within a half mile or less of the subject property. Despite the increase in

re: lential land there has not been a provision for commercial support services in proximity to the
re: lential area. By increasing the amount of residential land and the actual and potential number of
dwellings, the benefits of using of the subject property for the proposed use is increasingly apparent.
This is especially evident considering its lack of suitability for industrial use, as is it currently
designated. The previously approved Plan amendments resulted in a major change in
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circumstances that affected a significant number of properties within the vicinity, and changed the
character of the area to the extent that the existing designations of the subject property is no longer
appropriate. For these reasons the proposal also satisfies (2)(B).

Finding: The ap| cantintends to develop a gas station and small scale multi-tenant retail
commerci: development at the site. Staff concurs with the applicant’s chosen vicinity used for their
alternate sites an: 'sis. The applicant has adequately demonstrated that there are no adequately
sized or located alternate sites in the vicinity that are appropriately designated for commercial use.
Staff also concurs that the single family and multi-family residential developments built in the
immediate vicinity ave created a change in circumstances that necessitate further commercial
services. This site presents an ideal location for commercial services since it is not large enough for
significant industrial development, and not ideal for residential use because of the high-traffic public
streets located on three sides. Criterion (2)(B) is satisfied.

Criterion 3: The proposed plan change considers and accommodates as much as possible
all applicable statewide planning goals;

Applicant’s Statement: The following Statewide Goals are reviewed as may be applicable to this
proposal:

GOAL 1 - CITIZEN INVOLVEMENT

The City's public hearing process meets the requirements of this Goal for citizen involvement in the
land use process. Notice of the proposal will be provided to the Neighborhood Association, to
property o0 ers within the notice area, published in the newspaper, and posted on the property prior
to the hearing. A public hearing to consider the request will be held by the Planning Commission.
Through the notice and public hearing process all interested parties are afforded the opportunity to
review the applica »n, comment on the proposal, and participate in the decision. These procedures -
meet the requirements of this Goal for citizen involvement in the land use planning process.

Finding: Appropriate notice was given, as outlined in this staff report, and satisfies Citizen
Involvement described in Goal 1.

GOAL 2 — LAND USE PLANNING

The City has complied with the Goal requirements for establishing and maintaining a land use
planning process. The SACP is acknowledged to be in compliance with the Statewide Planning
Goals. The SACF rovides goals, policies and procedures for reviewing and evaluating land use
requests. The proposal will be reviewed in relation to the methodology and intent of the Plan, its
applicable goals and policies, the Comp Plan Change criteria, and the Zone Change considerations.
The proposal will be evaluated on the basis of the facts and evidence that are provided to support
and justify the proposed change. The City's adopted land use planning process provides a
framework for evaluating the proposal, in keeping with the requirements of this Goal.

Finding: The Salem Area Comprehensive Plan (SACP) is acknowledged to be in compliance with
the Statewide Planning Goals.

GOAL 5 - OPEN SPACES, SCENIC AND HISTORIC AREAS, NATURAL RESOURCES

The site is not identified or designated as open space, a scenic or historic resource, or as any of the
resources included under this Goal except for wetlands. A wetland delineation performed by Zion
Natural Resources Consulting in April, 2010, defined the character and extent of the wetland on the
property. The wetland is shown on the enclosed Wetland Delineation map. The wetland will remain
on the property an will be protected from development by a building setback. Protecting the
identified natural resource conforms to the requirements of this Goal.

Finding: Staff concurs with the applicant that there are no open space or scenic or historic
resources on the subject property, but there is a wetland located on the site. By providing a wetland
delineation and pr minary site plan, the applicant has adequately demonstrated that the site can be



developed for uses consistent with the Industrial Commercial desi 1ation while still adequately
preserving the wetlands on the site. The proposed plan map change is consistent with Goal 5.

GO¢# ~- WATER AND LAND RESOURCES QUALITY

The osed Plan change will allow for new development of small scale con ercial uses on the
prope;  As described in the UGA Preliminary Declaration, adequate urban services are available
and ci e provided to support the proposed use. Waste water and storm water runoff will be
requir .0 be discharged into the City systems that are designed and operated to collect and treat
such discharges. There will be no discharge of waste water or storm water runoff to an

undesi¢ ated or unregulated source.

The property is served by existing streets which are adequate to serve the proposed use, and no
new streets are needed as a result of the proposed Plan change. The site's proximity to the
surrounding residential neighborhoods will help to reduce the need for motor vehicle travel, and
re Ice the distance to reach the types of services to be provided. This will reduce the impact of
vehicle usage on the local airshed.

The bL lable area of the site is generally flat and level and presents no identified obstacles for
building development. The site is urban land and is intended to be used for urban purposes. An
identified wetland on the property will be protected from development. The proposed Plan change
will not affect the land resource quality at this location.

By dis arging waste water and storm water to public facilities, protecting the wetland, and reducing
the impact on the airshed, the quality of the air, land and water will be maintz =2d and improved,
consistent with this Goal.

Finding: Staff concurs with the applicant. The sensitive wetland areas of the site will be protected
from development. Through the use of public facilities the wastewater and surface water discharges
from the property will be managed according to approved standards. The proposed plan and zone
change will have no significant impact on the quality of the air, water or land.

GOAL 7 — AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS
No natural hazards specific to this site have been identified.

Findin  Staff concurs with the applicant’s statement. There are no known natural hazards existing
on the subject property.

GOAL9 - ECONONIC DEVELOPMENT

The subiect property is currently designated Industrial and it is zoned IBC, SRC Chapter 156. The
propos: s to change the Plan map designation to Industrial-Commercial and the Zone to IC, SRC
Chapter 155. The IC zone provides a mix of industrial and commercial uses and maintains a broad
capak 'y for industrial development. Therefore, while the range of uses allowed on the property will
expand, the range of industrial uses will not be significantly reduced. However, due to its small size
the site is not suitable for industrial use, therefore the potential for industrial development will not be
significantly affected by the Plan change. Expanding the range of possible uses will increase the
potential for development of the site. The site is currently vacant, and development will benefit the
state and local economies. For these reasons, the proposal is consistent with this Goal.

Findin®  Staff concurs with the applicant’s statement. The proposed change will allow for an
increased mix of potenti: uses to provide a more diverse range of economic opportunities.

GOAL 11 — PUBLIC FACILITIES AND SERVICES

The site is located in a highly developed part of the urban area. The availab y of public facilities
and s¢ ices to this site was examined through the UGA Permit process. That process determined
that all necessary public facilities and services can be provided at levels adequate to serve the
proposed use at the time of development. By providing adequate public facil s and services for
the proposed use, the requirements of this Goal are met.
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Finding: The City maintains an infrastructure of public facilities and services as the framework for
urban development. These services are made available in a timely and orderly fashion resulting in
efficient urban development. The previously approved preliminary declaration of UGA development
permit No. 10-01 identifies the requirements to provide the necessary public services and utilities to
serve a range of uses allowed under both the existing Industrial Plan map designation and the
proposed Industri. Commercial designation at this site. The proposal is consistent with this goal.

GOAL 12 - TRANSPORTATION

The subject site is >cated along Macleay Road, which is classified as a Minor Arterial; Cordon
Road, classified as a Parkway; and Old Macleay Road, a local street (STSP). In this part of the
urban area Macleay Road is the main route between Cordon Road and Lancaster Drive (via Rickey
Street). The intersection of Macleay and Cordon is controlled by a traffic signal. Lancaster Drive
provides a link to Highway 22/Mission Street, which provides a direct route to 1-5 and the central
city. Cordon Road is the main north-south route along the eastern edge the urban area, and a direct
link to Kuebler Blvd in South Salem which provides a connection to 1-5, and to Commercial Street
SE. The streets that serve the property connect it to other major elements of the local and regional
transportation system that serve the southeast part of the urban area. As a result the site is
adequately served by the existing street system, and no new streets are needed to serve the
proposed use.

The potential traffic impact of the proposed change has been examined in a report prepared by a
professional traffic engineer, Dick Woelk, P.E., Associated Transportation Engineering and Planning
(ATEP). The traffic impact report is provided with this application. The report compares the traffic
impact of possible uses in the proposed IC zone to the impact of uses allowed in the existing IBC
zone. As described in the report the analysis calculates that the uses allowed in the existing IBC
zone could generate up to 3,522 trips per day. This volume becomes the limit for traffic volume
generated by uses 1 the proposed IC zone without additional mitigation. In order to further limit the
projected traffic v¢  me to that level, the report recommends restricting specific, high traffic
generating uses that are allowed in the proposed IC zone from the property. These are discount
superstore, building materials center, and garden supply center.

With the stated limit on daily traffic volume, and the restriction on specific uses allowed in the
proposed IC zone as recommended, the traffic volume from uses in the IC zone will not exceed
those from uses allowed in the existing IBC zone. Therefore, the proposed change to IC will not
adversely affect a transportation facility and will not have a significant traffic impact. No new streets
or improvements to the transportation system will be needed in order to accommodate the proposed
change.

With the recommended limit on traffic volume and the restrictions on allowed uses, the change in the
land use designation for this property will not cause a significant impact on the existing
transportation system, result in a level of service decreasing to an unacceptable level, or change the
functional classification of an existing street or intersection. The subject property is adequately
served by the existing street system, and no new streets are needed as a result of the proposed
change in the land use designation.

The nearest public transit service is available at the intersection of Macleay/Rickey and Connecticut
streets (No. 16 State Street route), which is approximately a mile from the property. The lack of
convenient transit service in this area makes the provision of neighborhood services more important,
in term of reducing travel distances, encouraging pedestrian and bicycle access, and reducing
reliance on the use of private motor vehicles. These factors are in keeping with the requirements of
the TPR.

Because the proposal will not have a significant adverse impact on the existing transportation
system, provides f and encourages alternate modes of transportation, and reduces reliance on the
use of private mot  vehicles, it is consistent with the TPR and the requirements of this Goal are
met.



Finding: 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) t 3-012-0060. 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 loci jovernment must ensure that any new
allowed nd uses are consistent with the capacity of the facility. In the context of a site-specific
comprehensive plan change 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
identifie n the TSP.”

The ap} :ant 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.

There are two methods commonly used to assure that there is no "significant affect” as a result of a
comprehensive plan change. The first method is to limit the amount of anticipated traffic from future
allowed uses. Under this approach, a condition of approval is typically placed on the decision, v ch
limits development on the subject property to the same or less than anticipated amounts of traffic
from ¢ wed uses under the existing comprehensive plan map designation (a trip-cap). The second
method is to mitigate transportation facilities that are significantly affected, if there is a resulting
increase in possible traffic. The applicant in this case has requested use of the first method.

The ap| :ant’'s TPR analysis, dated July 5, 2012 (Attachment 4) determines the number of trips that
could be generated from the site under the existing comprehensive plan map designation of
Industrial. The analysis recommends that development conditions be created for the comprehensive
plan change that limit future trip generation volumes to volumes equal to or less than currently could
be generated by allowed uses in the Industrial designation, which the an: 'sis estimates to be 3,522
average daily trips.

The City Traffic Engineer has reviewed the TPR Analysis that was submitted by the applicant and
agrees with its findings. The proposed Comprehensive Plan Change and Zone Change will not
have a “significant affect” on the transportation system as defined by OAR 660-012-0060, when
conditioned to limit the vehicle trips generated by future uses at the site to a maximum of 3,522
average daily trips. Staff recommends this condition of zone change approval, as stated later in this
report. The condition will mitigate the impacts of the proposal and satisfy Goal 12.

GOAL 13 - ENERGY CONSERVATION

New buildings will be required to meet or exceed the building code requirements for energy
efficiencv in effect at the time of construction. The proximity to residential neighborhoods and
access y alternate modes will reduce the energy needed to reach the site. These factors result in
the site being consistent with the energy conservation requirements of this Goal.

Findin By providing a new location for commercial services where there are currently none, the
proposal, when developed, will offer closer cor nercial services to surrounding residents who now
are forced to drive to Lancaster Drive and beyond for such basic services as groceries, gasoline,
and other basic needs. This will serve to reduce the energy used by area residents and is
consistent with the energy conservation requirements of this Goal.

GOAL 14 - URBANIZATION
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The site is  thin the city. The proposal is to redesignate vacant land that can be provided with all
necessary public services. The proposal is consistent with the intent of this Goal to maintain a
compact and efficient urban area. The proposal does not affect the Urban Growth Boundary.

Finding:  aff concurs with the facts provided by the applicant. The proposal does not affect the
Urban Growth Boundary and is consistent with the goal to maintain a compact and efficient urban
area. This ropos: complies with Goal 14.

In conclus ), considering the facts, evidence, and reasons presented, the proposed
Comprehe ive Plan Change conforms to the applicable Statewide Planning Goals.

Criterion 4: The proposed change is logical and harmonious with the land use pattern for
the greater area as shown on the plan map.

A icant’s £ “ement: The urban land use pattern of the greater area consists of industrial lands
along the Cordon Road frontage from Santiam Highway on the south nearly to Caplinger Road on
the north, i d residential land to the west of the industrial lands. The subject property has frontage
on Cordon Road and is currently designated for industrial use. However, because of its small size
and shape, the development constraints imposed by its natural resources, and the bordering streets,
it is not a viable industrial parcel. There are no commercial services in the vicinity, or anywhere
along the Cordon Road frontage. Changing the use of the parcel as proposed will allow small scale
commerci: services for the existing residential population as well as any future industrial activity.
Commercial services at this location will reduce travel distances, traffic impacts on the minor arterial
to the west, and save time for area residents and future employees. For these reasons it is logical to
provide lin :d commercial services for this area. Allowing those services at a location that is
bordered! indus Iland to the north and south, but within a short distance to residential areas,

m esthe propos change harmonious with the land use pattern of this area.

For these reasons the proposed change is logical and harmonious with the land use pattern for the

greater area, as shown on the detailed and general Plan maps. The location of the property, and its
relationship to the uses and development on the surrounding lands, make the IC designation at this
location compatible and appropriate.

Finding: Staff concurs with the applicant’s statement. The proposed Industrial Commercial
designation is a logical location for commercial use to serve surrounding residential areas as well as
Cordon Road traffic. Future commercial use at the subject property will be harmonious with the
future mix of industrial and residential uses that the surrounding lands are currently designated for
on the Salem Area Comprehensive Plan Map. Based on these findings and the reasons provided by
the applicant, above, the proposed plan map amen nent to Industrial Commercial is consistent with
the surrounding la  use pattern, and is a logical and harmonious change given the surrounding mix
of uses. This criterion is met.

Criterion 5: The proposed change conforms to all criteria imposed by applicable goals
and policies of the Comprehensive Plan in light of its intent statements; and

Applicant’s Statement: The following elements of the SACP are applicable to this request:

Part lI. Definitions and Intent Statements
A. Compre nsive Land Use Plan Map

1. Intent: The stated intent of the Comp Plan is to project a goal of the desirable pattern of
lan use in the Salem area. The Plan recognizes that the factors that determine the
appropriate use of property change over time. The Plan's methodology is to rezone land
over time in response to changing needs and conditions. This methodology was chosen in
order to provide maximum flexibility within the guidelines provided by Plan policies. The Plan
map designations indicate the predominant type of land use in the general area rather than a



predetermined projection of future use, and the Plan recognizes that land use and zoning are
expected to change as conditions change.

This proposal is made in response to the changes in the conditions of the area and their influence on
the use of the subject property. The property is located in a designated industrial corridor, at the
edge ¢ an extensive residential area. Several previous, nearby Plan amendments recognized that
industrial development was unlikely, and changed vacant land to residential use. Economic
conditions in the city have changed since the early 1980's when the land was originally designated
for industrial use, which requires consi ration for greater flexibility for the use of this site. The
proposed change maintains the broad industrial use capability, while increasing the flexibility for the
productive use of the site in a way that is appropriate for the location. For these reasons the
proposal is consistent with the intent and methodology of the Plan.

Part IV. Salem Urban Area Goals and Policies

The IC zone provides for both industrial and commercial uses, and the Plan policies for both
types of uses are reviewed as follows:

G. Commercial Development

GOAL: To maintain and promote the Salem urban area as a commercial center for the
Marion-Polk County metropolitan area.

The proposed use will serve as an accessory location for commercial services at the eastern edge of
the urban area. It is located along the major streets through the area, making it visible and
accessible. There are no similar nearby services. The site will provide commercial services for an
extensive, existing urban residential area, the outlying rural area, as well as any future industrial
activity on nearby lands. By creating a site for new commercial activity in an unserved area the

proposal will help to maintain and promote the urban area as a commercial center, in keeping with
this goal.

The fc  >wing Commercial Development Policies apply to this proposal:

2. Shopping and Service Facilities: Development of shopping and service facilities may be

approved only after reviewing a development plan consisting of maps and written statements
on the following (factors a-k.) . . .

Site Plan Review approval w be required prior to development. The development factors cited in
this policy will be considered at that time and at the time building permits are requested. This policy
will be satisfied by the review procedures required prior to development.

4. Community Shopping and Service Facilities: Community shopping and service far ties
shall be located adjacent to major arterials and shall provide adequate parking and service
areas. Land use regulations shall include provisions for siting and development which
discourage major customer traffic from outside the immediate neighborhoods from filtering
through residential streets.

The site is not intended to be a community shopping and service facility and this policy is not directly
applicable. However, the property will have access from Macleay Road, a Minor Arterial, and it is
adjace :to Cordon Road, a Parkway (a type of Major Arterial). The required parking will be
provided on-site. There is no adjoining residential property and there is no access to the site
through residential streets. The site is appropriately located for the types of uses allowed in the IC
zone. Based on its location an the adjoining transportation system, the site location is consistent
with this policy.

5. Neighborhood and Community Shopping an Service Facilities: Unless the existing
development pattern along arterials and collectors commits an area to strip development,
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new commercial development shall be clustered and located to provide convenience goods
and services for neighborhood residents or a wide variety of goods and services for a market
area of se ral neighborhoods.

The size of the site and the scale of development that can occur on it are consistent with the
description for a Neighborhood shopping facility (SACP Part Il. Definition and Intent Statements, part
A.3.c.). There are no other commercial sites in the area, and there is no existing pattern of
commercii strip development. The subject site will constitute a single location for the intended
convenience commercial uses. The adjoining arterial streets allow the site to serve the nearby
residential neighbt 100ds without the use of local residential streets. Based on these factors the
proposal conforms to this policy.

7. Mixed Use Development: Mixed use developments shall be provided for in land use
regulations.

The proposed IC zone represents a form of mixed-use development that combines industrial and
commercii uses, and residential use is included as a Conditional Use. However, the site is not
specifically proposed for Mixed-Use development.

8. Buffer strips from residential uses shall be provided for all commercial development.

The site is bordered on all sides by streets. It does not share a boundary with any residential land or
uses.

Based on its loca n, access, size and intended type of use, and relationship to the surrounding
area, the proposal conforms to the requirements and guidelines of the Commercial Development
Goal and Policies.

1. Industrial Development

Industrial Development Goal: To encourage and promote industrial development which
strengthens the economic base of the community and minimizes air and water pollution.

The proposed IC zone provides for a wide range of industrial uses. The range of uses includes
those that are present in the community, and includes many in common with the existing IBC zone.
However, the hysical conditions of the subject site make it unsuitable for the type of industrial uses
allowed by the IBC zone. As a result the site has little potential to strengthen the economic base of
the community through new industrial uses as provided for by the IBC zone. The proposed IC zone
will expand the opportunity for the site to attract new uses. By expanding the range of potential uses
for the site 1 a manner that is consistent with its size, characteristics and location, the economic
make-up of the community will be strengthened, which is in keeping with the intent of this goal.

The following Industrial Lands Policies may apply to the proposal:

1. Industrii  Land Inventory: Maintain a long-term (20 year) industrial land inventory which
provides a full range of small, medium and large parcel sizes and locations to sustain a
competitive market for industrial sites.

The subject property is 1.39 acres. The IC designation maintains the potential for industrial use.
The parcel is not realistically suitable for industrial use, and the inventory of usable industrial parcels
w not be adverse ' affected by the proposed change. The change will not affect the ability of the
city to maintain a long-term industrial land inventory or a range of small, medium and large industrial
sites. The City's has added land for large-scale industries, at the Mill Creek Corporate Center and
the SRETC. The proposal does not affect those projects. Considering the subject property's size
and location, and 2 character of the surrounding area, this policy is not affected. Redesignation of
the land to or fron dustrial may be allowed providing:



It serves the community's interests and does not impact the long-term continuity of the
industrial inventory;

The proposal does not impact the long-term continuity of the industrial inventory because the parcel
is not realistically suitable for industrial development, and the IC zone maintains the capability for
industrial uses. The proposal serves the community's interests by provi 1g uses that are
appropriate for the property as well as the location and the local land use and transportation
patterns. Providing flexibility for the reasonal : use of vacant land serves the community's interests.
Fort :se reasons, the proposal satisfies a.

b. It is preferably a boundary ac 1stment which results from expansion of an existing,
adjacent use;

The proposal does not involve a boundary adjustment. The boundaries of the subject property will
not be affected.

c. There is a demonstrated need to expand the industrial or non-industrial use inventory.

The industrial land inventory will not be significantly affected. The property is not a suitable
industrial site. The IC designation provides for industrial uses. There is no specific inventory of
vacant land. The site is appropriately located to accommodate uses that are included in the IC
zone, and which will serve the surrounding area. These factors warrant the capability for providing
the flexibility for uses that are included under the IC designation.

It is contingent on a specific, verifiable development project;

The prc osal includes a preliminary plan that will accommodate the types of uses that are provided
in the IC zone. The exact uses for the property are yet to be determined, but the scale of
develo| 1ent will be similar to that shown.

e. The specific site requirements of the project cannot be accommodated within the existing
ventories;

There is no specific inventory of IC land. There is no existing IC zonin in the ' inity, and no zoning
that provides for the intended use. The proposal is made based on the specific characteristics of
this property, including its size, shape, natural features, buildable area, street access, and location
relative to the neighborhood. The proposal is specific to these factors.

f. Public facilities, services, and utilities necessary for development of the specific project are
incorporated into the development proposal.

All necessary public facilities, services and utilities can be provided at levels adequate for the
proposed use, and have been identified through the UGA process.

2. Public Facilities, Services, and Utilities: Appropriate public facilities, services, and utilities
are essential for industrial development. The industrial areas currently serviced by public
facilities, services, and utilities provide the best opportunity to maximize past and future
public investments in infrastructure. Systems expansion to promote in  development and

:development of the currently serviced areas shall be given priority for public funding of
facilities, services, and utilities.

The necessary public facilities, services and ul ies are available to be provided to the site. The
availat 'y of the necessary facilities, services and utilities has been specified through the UGA
Preliminary Declaration for this property. The proposed redesignation of the site is consistent with
this policy directive to make maximum use of the existing infrastructure investment.
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7. Traffic: Traffic generated by industrial uses should be diverted away from residential areas
when feas le and should have convenient access to arterial or collector streets.

The subject site is served by existing arterial streets. The site has direct access to Macleay Road, a
Minor Arterial; which provides a direct link to Cordon Road, a Parkway. There is no direct access
from the property to a residential street. The site is appropriately located with regards to access.
The location of the site, and its access routes, are consistent with this policy.

13. Diverse Interests: Land development regulations should provide for a variety of industrial
development opportunities.

The IC designation maintains a wide variety of industrial development opportunities, as directed by
this policy. These include manufacturing, processing, warehousing, distribution, and service
industries. The designation will maintain industrial capability.

The redesignation of the property will not affect its opportunity for industrial development, which is a
function of its size, shape, and buildable area. The IC zone provides for industrial and commercial
uses to locate together or in close proximity, where they may be mutually si portive. For these
reasons, applying the IC zone to the property will be consistent with this poiicy to provide for a
variety of industrial development opportunities.

The proposal will encourage and promote development that strengthens the economic base of the
community and minimizes air and water pollution by expanding and enhancing the range of
development opportunities for this property. The IC designation supports service and professional
activities, as well as the more traditional manufacturing, processing, and distribution industries.
Because of the character of the property the proposed IC designation will not affect the industrial
development opportunities for this property or others in the vicinity. The proposal will not have an
adverse affect on the industrial land inventory. For the reasons and factors provided, the proposal is
consistent with the applicable Industrial Development Goals and Policies.

Finding: Staff concurs that the proposal complies with the applicable goals and policies of the
Salem Area Comprehensive Plan (SACP). The Plan recognizes the need to remain responsive to
changing and evolving land demands within the context of Plan policies and implementing
measures. As documented in the applicant’s statements above, the proposal is consistent with the
Goals and Policies of the SACP. Considering the facts, evidence and reasons presented, the
proposed Comprehensive Plan Map change from “Industrial” to “Industrial Commercial’ conforms to
all applicable Statewide Planning Goals and Comprehensive Plan policies.

Criterion 6: The proposed change benefits the public.

Applicant’s Statement: The subject property is located at the eastern edge of the urban area. itis
surrounded by industrial and residential lands. The nearby residential lands are highly developed at
multiple densities, and constitute one of the most extensive concentrations of residential use in the
urban area. However, there are no commercial services in proximity to this extensive residential
area, and the residential population is dependent on the Lancaster corridor to obtain even basic
levels of commercial service. The distance to commonly needed commercial services, and the lack
of convenient tran:  service in this area, results in a near-total dependence on private motor
vehicles for access to even basic services. The proposed change will provide a location for small-
scale commercial services closer to the residential population, resulting in shorter travel distances,
and creating the opportunity for alternate forms of transportation to reach those services, such as
walking and bicycling. By locating small commercial services closer to the residential
neighborhoods and as a result improving the transportation alternatives, the proposed change will
benefit the public.

The mix of uses allowed by the IC designation will add needed flexibility for the utilization of this
property. The proposed change in the land use designation will be consistent with its location,
physical character, and the surrounding pattern of land use and transportation. The relationship of



the property to the surrounding area will not significantly change as it does not adjoin residential
development. The proposed redesignation will create opportunities for small commercial services at
a locatic that is highly accessible. By expanding the range of uses that will be available to the
property, without impacting the transportation system or changing the relationship of the site to its
surroundings, the proposed change benefits the public.

Based on the reasons, factors, and circumstances described, the proposal satisfies the applicable
cri iafor a Comp Plan Change.

Finding: Staff concurs with the facts presented by the applicant’s representative as stated above
and concludes that the proposed Comprehensive Plan change satisfies this approval criterion.

FINDINGS APPLYING TO THE APPLICABLE SALEM REVISED CODE CRITERIA
FOR ZONING MAP AMENDMENT

The following analysis addresses the re-zoning of the subject property from IBC (Industrial Business
Campus) to IC (Industrial Commercial).

SRC Chapter 113.150 provides the criteria for approval for Zone Map amendments. In order to
approve a quasi-judicial Zone Map amendment request, the administrative body shall make findings
based on evidence provided by the applicant demonstrating that all the following criteria and factors
are satisfied. The extent of the consideration given to the various factors set forth below will depend
on the nature and circumstances of each individual case. Unless any of the factors are deemed
irrelevant, something more than an unsupported conclusion is required, but the degree of detalil in
the treatment of relevant factors depends on the degree of proposed change or deviation, and the
scale and intensity of the proposed use or development. The requisite degree of consideration is
directly related to the impact of the proposal: the greater the impact of a proposal in an area, the
greater is the burden on the proponent.

The applicable criteria and factors are stated below in bold print. Following each criterion is a

response and/or finding relative to the amendment requested. The applicant provided justification
for all applicable criteria (Attachment 2).

Applicant’'s Opening Statement: SRC 113.100(a) recognizes that due to a variety of factors
including changing development patterns and concepts, government policy decisions affecting land
use, community needs, and other factors which cannot be precisely anticipated and implemented
legislatively, the zoning pattern cannot remain static. This zone change proposal is consistent with
those factors. The Comp Plan policies recognize that it is appropriate to provide commercial
services in proximity to residential neighborhoods as a development concept. The City's
commitment to creating large-scale industrial reserves, such as the Mill Creek Corporate Center
project is a policy decision that affects industrial land use patterns. These changes in development
patterns and policy decisions, together with the character of the property, warrant reconsideration of
its appropriate use. The proposed zone change from IBC to IC provides a more flexible zoning
alternative for the property, and expands the opportunities for the reasonable use of the site, in a
mann¢  1at is appropriate for the area. The zone change corresponds to the proposed change in
the Cc¢ ) Plan designation.

Criterion (a): The applicant for any quasi-judicial zone change .. . has the burden of proving
justification for the change. The greater the impact of the proposed zone change on the area,
the greater the burden of proving the justification on the proponent.

Criterion (b): The proposal must be supported by proof that the proposed zone change is
consistent with goals and policies of the Comprehensive Plan in light of their intent
statements; those portions of adopted neighborhood plans that are part of the
Comprehensive Plan; and any standards imposed by state land use law. . ..

Applicant’s Statement: SRC 113.150(b) requires a zone change to conform to the standards
imposed by the applicable goals and policies of the Comp Plan. The relationship of the proposal to
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the Comp Plan has been examined, and the proposal has been shown to conform to the
requirements of the Plan.

Finding: Staff concurs. The proposed Comprehensive Plan and zone change have been shown to
conform to the Salem Area Comprehensive Plan (SACP), as outlined earlier in the report.

Criterion (b): ... In addition, the following factors should be evaluated by the Review
Authority, and shall be addressed in the decision:

Factor 1: The existence of [a] mistake in the compilation of any map, or in the application
of a land use designation to the property;

Applicant’s Statement: The property is currently zoned IBC. The original assignment of the IBC
zone to the property is not specifically in question, although the property is too small to effectively
meet the development requirements of that zone. The IBC zone was created for the type of
industrial development that was anticipated at that time, which was campus-style high technology
electronics manufacturing. However, that type of anticipated economic development did not
materialize, and economic conditions have changed since the IBC zone was applied to the property.
This proposal is a request to expand the development options for the subject site with uses that are
more suitable for the property. However, while expanding the range of uses for the property, the IC
zone maintains a| )ad capability for industrial uses. Because the proposal is a response to
changes in conditions, development patterns, and factors that could not be an ipated at the time
IBC zoning was applied, a mistake in a map or the application of a land use designation to the
property is not claimed. The zone change request is consistent with the provision for zone changes
as stated in this chapter.

Finding: Staff has found no mistakes in the application of the Comprehensive Plan designation or
zone of the subject property. This factor has been addressed and is not applicable.

Factor 2: A change in the social, economic, or demographic patterns of the
nei 1borhood or the community;

Applicant’s Statement: The economic patterns of the community have changed since the property
was zoned IBC with regards to its industrial makeup and the inventory of industrial land. Large scale
manufacturing and processing activities, such as silicon wafers and food processing, have
decreased, while warehousing and distribution have increased. The industrial land inventory has
also increased. The Mill Creek industrial project added 507 acres of developable industrial land, and
development of the Salem Renewable Energy and Technology Center on Gaffin Road opened an
additional 80 acres. Meanwhile, the industrial lands west of Cordon Road have remained vacant.
These factors represent significant changes in the economic pattern of the community, which
warrants changing the zone of the subject property to one that is more appropriate for the
reasonable use of the site. The proposed zone change is the appropriate means of responding to
the changes that have occurred in the economic pattern of the community.

Finding: Staff agrees with the applicant’s reasons. The economic pattern of the community with
regard to industrial property has been a trend toward warehouse, distribution, and flexible
commercial/industrial spaces, and not the sort of uses originally envisioned for the IBC zone. The
redesignation of the subject property to Industrial Commercial reflects this economic pattern in the
Salem community. This factor has been addressed.

Factor 3: A change of conditions in the character of the neighborhood,;

Applicant’s Stat¢ 1ent: T :change of several former industrial properties to residential use
represents a chanae of the conditions in the character of the neighborhood since the subject site
was zoned IBC. *~ =2 acreage of industrial land has decreased while the acreage for residential use
has increased. T se changes have added several hundred existing or planned residential units in
the vicinity of the  >perty, resulting in an expansion of the residential population while the remaining



indus land remains vacant. This represents a change of conditions in the character of the
neigh ood. ..

The proposed zone change is consistent with this change in the conditions of the character of the
neighborhood by providing a location for commercial services to support the expanding residential
populi n. Forthese reasons, the proposed zone change is appropriate with regard to the changes
in the conditions of the character of the area.

Findil >taff concurs that uses in the vicinity have shifted from acreage residential property to a
mix of 'e family and multi-family residential develooed at urban densities. Considering this
chang sonditions, reconsideration of the land use signations for the lon vacant Cordon Road
indust inds, of which this site is a part, is appropriate at this time. This factor has been
addressed.

Factor 4: The effect of the proposal on the neighborhood;

Applicant’s Statement: The effect of the proposal on the neighborhood w  be to provide small
scale commercial services in closer proximity than are currently available, thereby decreasing the
travel ne and distance needed to obtain those services, and allowing for alternatives to the private
motor vehicle to access the property. Other effects on the neighborhood will be those expected from
the future development and use of land that is now vacant. The potential uses such as a food store,
miscell: eous retail, a restaurant, and a gas station, are already included in the IBC zone, and so do
not represent new uses for the site. The development of the site will result in increased traffic but
the primary access is provided by a Minor Arterial, which is intended to accommodate this type of
traffic. e site is bordered by streets on all sides, and it does not adjoin residential land. All
necessary public facilities and services can be provided to serve development on the site.

Considering these factors, e proposed zone change will not significantly change the relationship of
the pro rty to the neighborhood, and the effect of the proposal on the neighborhood will not be
significantly different than under the existing zone.

Finding: The proposal’s effects on the neighborhood will be to provide commercial services for the
residents of the surrounding area and to facilitate the development of this currently vacant site.
These effects have been considered and Staff concurs with the applicant’s conclusion that the
neighborhood will not be significantly changed by the proposed change in land use designation for
the subject property. The applicant has provided a :quate reasons to demonstrate compliance with
this factor.

Factor 5: The physical characteristics of the subject property, and public facilities and
services; and

Applicant’s Statement: The property is essentially level, with minor topographic variation. A
drainage and wetland is located in the eastern half of the property. The buildable land is in the
western half of the site. Development in the western half of the site can occur without disturbing the
defined wetland area. All required public facilities and services can be provided, as described in the
UGA Preliminary Declaration. Outside of the defined wetland area the physical characteristics of the
site present no major obstacles for the proposed uses.

Finding: Staff considered the potential effects of the proposed zone change on the neighborhoc
Of par ular concern was the effect of increased traffic to the site because of the new uses
permitted by the IC zone. Therefore, staff recommends the following condition, based on the
applicant’s statement (Attachment 2) and Transportation Planning Rule (TPR) Analysis (Attachment
4):

Condition 1: At the time of development review for any proposed use on the subject property, the
proposed development's average daily trips shall be calculated pursuant to the then-
current Institute of Transportation Engineers (ITE) Trip Generation manual. Traffic
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impacts from future development on the subject property shall be limited to a
maximum of 3,522 average daily trips generated by the proposed use or uses.

As conditioned, this factor has been addressed.

Factor 6: Any other factor that relates to the public health, safety, and general welfare
that the Review Authority identifies as relevant to the proposed change;

Applicant’s Statement: The factors relating to the public health, safety, and general welfare have
been considered in the UGA review. All necessary public facilities and services related to those
factors can be pro Jed to the site. The existing street system is adequate to provide for the
proposed use and no new streets are needed. The proposed IC zone is appropriate for the location
along an arterial street, and in proximity to a signalized intersection. The proposal represents a
reasonable and a| ropriate change for the use of the property. No other factors have been
identified that wouia be detrimental to the public health, safety or welfare.

Based on the facts, evidence, and reasons presented, and the circumstances that apply, the
proposal satisfies e zone change review factors.

Finding: Staff concurs with the statements submitted by the applicant’s representative as set forth
above and concludes that each of the factors have been addressed, therefore the proposed zone
change conforms to the criteria for zone change approval of SRC 113.150.

CONCLUSIONS

Applicant’s Conclusion: The proposed change to IC is an appropriate response to the changing
character of this pi  of the urban area. The intended industrial development has not occurred.
Residential development has increased. The surrounding urban area consists of extensive
residential development but no local supporting commercial services. The nearest commercial
services are at Lancaster Drive, which requires all traffic from the neighborhoods to travel west-on
Macleay Road and Rickey Street to reach those services. There are no available commercial
alternatives, and no commercial services within a reasonable pedestrian or bicycling distance. The
IC classification is applied on a site specific, case-by-case basis. It has not been applied legislatively
to establish a preexisting inventory of sites. This proposal is made to address the specific conditions
of the area and the subject site. In any case, there is no alternative site within the vicinity that is
already designated for the proposed use. The factors and circumstances presented address and
satisfy the applicat  criteria.

The proposed zone change is appropriate for the subject property, and it is consistent with its
location and the z¢ ing and uses in the surrounding area. No adverse impacts associated with the
proposed zone change are identified. The proposal will improve the potential for the productive use
of the property, and make use of existing public utilities.

The re 1est represents an adjustment in the land use category in order to provide for the reasonable
use of ine site. The proposal is consistent with the policies in the Comprehensive Plan for industrial
and commercial development. For the reasons, factors, and circumstances presented, the proposal
satisfies the criteria for a Comprehensive Plan Amendment and Zone Change.

Finding: Staff concurs with the statements submitted by the applicant’s representative, as set forth
above, and conclu s that with the recommended condition, each of the factors has been
addressed. Therefore, the proposed zone change conforms to Criterion B as defined under SRC
113.150(b).

The proposal is consistent with and in compliance with the applicable goals and policies of the
Salem Area Comprehensive Plan and the Statewide Planning Goals and satisfies all applicable
criteria.



Based on the facts and findings presented by the applicant, staff concludes that the proposed
amendment meets the criteria for approval. The applicant met their burden of proof in satisfying the
Statewide Planning Goals, and the evaluation of factors for zone change defined under SRC
113.150, thereby meeting the approval criteria for a zone change.

RECOMMENDATION

Staff recommends that the Ptanning Commission adopt the facts and findings of the staff report and
APPROVE, by resolution, the following actions for Comprehensive Plan Change/Zone Change
12-07, for property 1.39 acres in size, and located at the southwest corner of the intersection of
Cordon Road and Macleay Road SE, 97317 (Marion County Assessor's Map and Tax Lot nhumbers:
072w32D | 02400):

A. 1at the Salem Area Comprehensive Plan (SACP) map designation change request for the
subject property from “Industrial” to “Industrial Commercial” be GRANTED.

B. 1at the zone change request for the subject property from IBC (Industrial Business
Campus) to IC (Industrial Commercial) be GRANTED subject to the following condition of
approval:

Condition 1: At the time of development review for any proposed use on the subject property, the
proposed development's average daily trips shall be calculated pursuant to the then-
current Institute of Transportation Engineers (ITE) Trip Generation manual. Traffic
impacts from future development on the subject property shall be limited to a
maximum of 3,522 average daily trips generated by the proposed use or uses.

Attachments: Public Hearing Notice and Map

Applicant’s Statement Addressing Comprehensive Plan Change/Zone Change
Approval Criteria

Applicant’s Preliminary Site Plan

Transportation Planning Rule Analysis, dated July 5, 2012

Public Works Department Comments

Applicant’s Vicinity

Applicant’s Wetland Delineation

N —

Noohw

Prepared by: Bryan Colbourne, Planner Il| /L[(/

G:\CD\PLANNING\CASE APPLICATION FILES 2011-On\CPC-ZC Comp Plan Change-Zone Change\2012\1-Staff
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~eser— HEARING NOTICE

AT YOUR SERVIKCE
LAND USE REQUEST AFFECTING THIS AREA

Audiencia Publica
Si necesita ayuda para comprender esta informacion, por favor llame 503-588-6173

CASE NUMBER: Comprehensive Plan Change/Zone Change Case No.CPC-ZC12-07

AMANDA APPLICATION NO: 12-110768-20

HEARING INFORMATION: Salem Planning Commission, Tuesday, September 18, 2012, at 5:30 p.m., Council
Chambers, Room 240, Civic Center

PRC 'ERTY LOCATION: SOUTHWEST CORNER OF THE INTERSECTION OF CORDON RD SE &
MACLEAY RD SE, SALEM OR 97317

OWNER: BIG SKY CONSTRUCTION COMPANY

APPLICANT ONE EIGHTY TRIANGLE LLC

AGE T: JEFF TROSS ;

DESCRIPTION OF To change the Salem Area Comprehensive Plan (SACP) Map designation from

REQUEST: Industrial to Industrial Commercial and change the zone district from IBC (Industrial

Business Campus) to IC (Industrial Commercial) on property approximately 1.39
acres in size, and located at the southwest corner of the intersection of Cordon Road
and Macleay Road SE- 97317 (Marion County Assessor's Map and Tax Lot numbers:

072W32D / 02400).
CRITERIA TO BE <+ Comprehensive Plan Change
CONSIDERED: Pursuant to SRC 64.090, the testimony and evidence for the COMPREHENSIVE PLAN

CHANGE must be directed toward the following criteria:

1. Alack of appropriately designated suitable alternative sites within the vicinity for a
proposed use in regard to (a) size, or (b) location; or

2. A major change in circumstances affecting a significant number of properties within
the vicinity such as: (a) the construction of a major capital improvement, or (b)
previously approved plan amendments for properties in the area; and

3. The proposed plan change considers and accommodates as much as possible all
applicable statewide planning goals; and

4. The proposed change is logical and harmonious with the land use pattern for the
greater area as shown on the detailed and general plan maps; and

5. The proposed change conforms to all criteria imposed by applicable goals and
policies of the comprehensive plan in light of its intent statements; and

6. The proposed change benefits the public.

> Zone Change

Pursuant to SRC 113.150(b), the testimony and evidence for the ZONE CHANGE

must be directed to the following criteria:

1. The existence of a mistake in the compilation of any map, or ih the application of a
land use designation to the property;

2. Achange in the social, economic, or demographic patterns of the neighborhood or
the community;

3. Achange of conditions in the character of the neighborhood;

4. The effect of the proposal on the neighborhood;

5. The physical characteristics of the subject property, and public facilities and
services; and

6. Any other factor that relates to the public health, safety, and general welfare that
the Review Authority identifies as relevant to the proposed change.

—




ANY person wisning 10 speak einer tor or against ine proposea request may ao 5O I
HOW TO PRO\ )E person or by representative at the Public Hearing. Written comments may also be
TESTIMONY: submitted at the Public Hearing. Include case number with the written comments. Prior to
the Public Hearing, written comments may be © .d with the Salem Planning Division,
Community Development Department, 555 Liberty Street SE, Room 305, Salem, Oregor
97301. Only those participating at the hearing, in person or by submission of writtei
testimony, have the right to appeal the decision.

HEARING PROCEDURE: The hearing will be conducted with the staff presentation first, followed by the applicant’s
case, neighborhood organization comments, testimony of persons in favor or opposition,
and rebuttal by the applicant, if necessary. The applicant has the burden of proof to show
that the approval criteria can be satisfied by the facts. Opponents may rebut the
applicant’s testimony by showing alternative facts or by showing that the evidence
submitted does not satisfy the approval criteria. Any participant may request an opportunity
to present additional evidence or testimony regarding the application. A ruling will then be
made to either continue the Public Hearing to another date or leave the record open to
receive additional written testimony.

Failure to raise an issue in person or by letter prior to the close of the Public Hearing with
sufficient specificity to provide the opportunity to respond to the issue, precludes appeal to
the Land Use Board of Appeals (LUBA) on this issue. A similar failure to raise
constitutional issues relating to proposed conditions of approval precludes an action for
damages in circuit court.

Foliowing the close of the Public Hearing a decision will be issued and mailed to the
applicant, property owner, affected neighborhood association, anyone who participated in
the hearing, either in person or in writing, and anyone who requested to receive notice of
the decision.

CASE MANAGER: Bryan Colbourne, Case Manager, City of Salem Planning Division, 555 Liberty Street
SE, Room 305, Salem, Oregon 97301. Telephone: 503-540-2363; E-mail
bcolbourne@cityofsalem.net

NEIGHBORHOOD Southeast Mill Creek Association (SEMCA), Cory Poole, Chair; Phone: (503) 363-7717,;
ORGANIZATION: Email: robosushi@robosushi.com

DOCUMENTATION Copies of the application, all documents and evidence submitted by the applicant are
AND STAFF REPORT: available for inspection at no cost at the Planning Division office, City Hall, 555 Liberty
Street SE, Room 305, during regular business hours. Copies can be obtained at a
reasonable cost. The Staff Report will be available seven (7) days prior to the hearing,
and will thereafter be posted on the Community Development website:

www.cityofsalem.net/Departments/CommunityDevelopment/Planning/PlanningCommission/Pages/default/aspx

ACCESS: The Americans with Disabilities Act (ADA) accommodations will be provided on
request.

NOTICE MAILING DATE: August 28, 2012

G:\CD\Planning\Case Application Files 2011 - on \ CPC-ZC ...\3 - Case Processing Documents \ CPC-ZC12-07 ...\ CPC-ZC12-07 Hearing Notice.doc
PLEASE PROMPTLY FORWARD A COPY OF THIS NOTICE TO ANY OTHER OWNER, TENANT OR LESSEE

It is the City of Salem'’s policy to assure that no person shall be discriminated against on the grounds of race,
religion, color, sex, marital status, familial status, national origin, age, mental or physical disability, sexual
orientation, gender identity and source of income, as provided by Salem Revised Code Chapter 97. The City of Salem
also fully complies with Title VI of the Civil Rights Act of 1964, and related statutes and requlations, in all programs
and activities. Disability-related modification or accommodation, including auxiliary aids or services, in order to
participate in this meeting or event, are available upon request. Sign language and interpreters for languages other
than English are also available upon request. To request such an accommodation or interpretation, contact the

Community Development Department at 503-588-6173 at least three business days before this meeting or event.
TTD/TTY telephone 503-588-6439 is also available 24/7
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Tross Consulting, Inc. Jeffrey R. Tross Land Planning and Development Consultant
1720 Liberty St. S.E., Salem, Oregon 97302
Phone (503) 370-8704  email jefftross@msn.com

APPLICANTS’ STATEMENT
FOR
ONE EIGHTY TRIANGLE LLC -
MACLEAY ROAD COMPREHENSIVE PLAN AMENDMENT
AND ZONE CHANGE

H ATTACHMENT 2 "




This report remains the property of Jeffrey R. Tross/Tross Consulting, Inc. It cannot be used
for any purpose other than the application for which it was filed without the written consent
and approval of Jeffrey R. Tross/Tross Consulting, Inc.

© Assertion of Copyright on Work Product: The services of Jeffrey R. Tross, Tross
Consulting, Inc., are considered the final product, and all project materials and documents,
copies, and electronic data are the copyrighted property of Jeffrey R. Tross/Tross Consulting,
Inc. No unauthorized duplication or dissemination of these materials is permitted without the
express written permission of Jeffrey R. Tross, Tross Consulting, Inc. All rights reserved.



SUMMARY OF THE PROPOSAL

Gary Cameron of Silverton and John Knebes of Salem, through their business One Eighty
Triangle LLC, own the property located in the triangle formed by Macleay Road SE, Old
Macleay Road SE, and Cordon Road SE. The property is a single parcel, identified as
Tax Lot 2400 on Assessor’s map T7S-R2W-Section 32D. The parcel totals
approximately 1.39 acres (60,548 squ. ft.). Ihe parcel is designated Industrial on the
Salem Area Comprehensive Plan (SACP) map and it is zoned IBC. The land is vacant.

The parcel is within the long-standing, intended industrial district located along the west
side of Cordon Road, north of Santiam Highway. This area includes extensive vacant
acreage that has been zoned IBC and IP for industrial use since the early 1980°s, but
which has never developed for that purpose. While the larger parcels in this area might
accommodate industrial-scale development, the subject parcel’s small size, triahgular
shape, and natural features make it impractical for industrial use. The triangular shape
poses inherent limitations for development, and a tributary of the West Middle Fork of
the Little Pudding River, and adjoining wetland, bisect the parcel into western and
eastern parts. This regulated natural feature, and its effect on the parcel, is shown on the

attached We nds Delineation map.

" As shown on the wetlands map, the combined drainage and wetland area totals 17,054
squ. ft. This is approximately twenty-eight percent of the parcel. The land to the west of
the wetland totals approximately 36,824 squ ft. (.85 acre). The eastern end of the parcel
is isolated by the wetland in a triangle of approximately 6,670 squ. ft., at the intersection
of Macleay and Cordon Roads. The buildable area of the lands outside of the delineated
wetland is further reduced by the development standards of the current IBC zone, which
include a 40’ setback from each street frontage, and a requirement for 20% landscaped
area (ref SRC 156.100(a) and 156.130). In addition to those requirements, the eastern
triangle is also unusable for building development due to its proximity to the intersection,
which would likely prohibit a driveway access to Macleay Road, the only possible access

street.
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Because of the small size of the area west of the wetland, which is the only buildable
area; its defined natural resource features, and the current development standards an
requirements that apply, the subject parcel cannot be considere as practical or

appropriate for development of industrial activity.

While there has been no industrial development in the area west of Cordon Road despite
its long-standing designation for industrial use, over time various industrial properties
have been redesignated for single and multi-family residential uses. These changes
include CPC/ZC 96-1, west off the south end of 49™ Ave.; CPC/ZC 05-4, south of
MaCleay Road and east of 49™; and CPC/ZC 08-10, along the south side of Caplinger
Road just west of Cordon Road. In addition to those Plan amendments, various
development approvals in this area resulted in major residential developments that are
now part of the residential land use pattern. These include PUD 01-01 for the Evergreen
Village Mobile Home Park, 138 Iots; Subdivision 00-8, 53 lots; and Subdivision 05-21
for 94 lots. These projects have added hundreds of built and future dwellings to the

extensive, existing residential areas located to the north and south of Macleay Road.

The continued residential development in this area contrasts with the lack of industrial
development. However, despite the extensive residential development in the area, there
are no existing or planned commercial services for the residential population. The
nearest commercial services are off of Rickey Street at Lancaster Dr., approximately a
mile and a quarter to the west of the subject property. That is not a convenient walking
distance from the residential neighborhoods, especially those to the east of Connecticut
Street, and in most cases results in the use of a motor vehicle. The lack of planning for
small scale commercial services in proximity to the residential areas is inconsistent with
the City’s residential neighborhood development policies (e.g. SACP Residential

Development Policies 1.d., 2.&.).
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The Proposal

One Eighty Triangle LLC proposes to develop its property for small-scale commercial
services to serve the surrounding residential neighborhoods, such as a convenience
grocery, cafe, coffee shop, personal services (hair salon, laundry and dry cleaning, etc.),
gas station, and medical and professional offices. The site is appropriately situated for
that type of use due to its location along Macleay Road, which is the major street through
the residential area to the west and which is classified as a Minor Arterial (STSP). The
current IBC zone provides for some of these uses, however, it includes development pre-
requisites and standards that are impractical for this site, such as those in SRC
156.030(b)(2) and 156.040(b)(3), (4), (6). Therefore, in order to allow the productive use
of its parcel for small-scale commercial activities, One Eighty Triangle LLC requests a
Comprehensive Plan Amendment from Industrial to Industrial Commercial, and a
corresponding Zone Change from IBC to IC. The IC zone provides for the types of small
scale commercial services fhat are appropriate for this location, and it retains industrial
uses in common with the IBC zone. It represents the smallest degree of change from IBC

while allowing the site to be put to practical and appropriate use.

Preliminary Site Plan

A preliminary site plan has been prepared to provide a concept of how a small-scale
commercial development could occur within the buildable land that remains in the
western par  fthe parcel. The preliminary site plan is included with this application and
demonstrates how the buildable area of the site can be used for a compact and efficient
development that could provide for a variety of uses. The final layout and design of the

project will  subject to Site Plan Review.

As shown on the preliminary plan the property development is anticipated to include two
buildings, situated at the east and west ends of the buildable area and facing into the
interior of the site. A convenience/grocery store with gas pumps is in the west side of the
site. The store building shown is approximately 2,500 squ. ft. A building for retail,
service, or office uses is shown on the east side, with approximately 4,000 squ. ft. The

3
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size of the individual spaces within that building will depend on the specific users. The
6,500 total square feet of building space is about 18% of the buildable area of the site,
and just 10% of the total parcel.

Parking spaces are shown adjacent to each building for convenient customer access.
Driveways are shown to both Macleay Road and Old Macleay Road, for efficient
circulation through and within the site.

The working name for the project is “Macleay Crossing”, which recognizes its location

along the road that joins the eastern edge of the urban area with the rur: area to the east.

The Applicant presente the proposal to the Southeast Mill Creek Neighborhood
Association (SEMCA) at its meeting of February 14, 2012. The proposal was the subject
of Pre-Application Conference No. 12-04, held on February 23, 2012. The property was
the subject of UGA Permit Preliminary Declaration No. UGA 10-01.

Neighborhood Background

The parcel’s current designation as industrial land is a result of the “Project 90 industrial
study. From August of 1980 to September of 1981, a working gro1  of seventy local
citizens representing a variety of community interests worked in conjunction with the
City to analyze the local economy and plan for future economic development
opportunities. The purpose of this effort was to provide the city with a guide to economic
development through the year 1990, and as a result the study was titled “Project 90”. The
major product of this undertaking was the recognition that the city needed a larger
inventory of sites for industrial development, and in particular sites that could attract

large-scale industry such as high-technology electronics manufacturing.

To act upon this recommendation, the study proposed the concept of “industrial
corridors” that would create concentrations of industrial activity. The industrial
concentrations would be established through the formation of Economic Development

4
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Districts. These Districts were to be located in areas where new economic development
would be most appropriate and would be most likely to occur during the twenty years
following the study. Signiﬁcantly, the Economic Development Districts were to include
a mix of land uses, including high density residential, commercial, and industrial and

office parks.

One of the areas recommended for such development was the “Southeast Salem

Ec ¢ Develo] Di ( Cascade Econ: ¢ Develo; D t, or

CEDD), which included an area centered on Cordon Road from Santiam Highway north
.to Macleay Road, and along Gaffin Road to the east of Cordon Road. This outlying area

was composed of tracts of vacant land outside of the Urban Grown Boundary. In order

for this area to become part of the city’s industrial land inventory it was brought into the

UGB and designated for industrial use.

As an additional means of implementing the recommended economic development
strategy, the City devised and adopted the Industrial Business Campus (IBC) zone, and
applied it to much of the land that was selected for future industrial development. The
purpose of the zone was to provide a modern format for industrial development, and to
preserve large tracts of land for the types of industries that would be attracted to a higher-

quality, “campus” style environment.

Industrial Development Since Project 90

Since the establishment of the Project 90 industrial land inventory, major industrial
development occurred in the Fairview Industrial Park, in the Salem Industrial Park, along
Hawthorne Avenue between Santiam Highway and State Street, and around the airport.
Although the lands in the CEDD have now been reserved for industrial use for hea.rly
thirty years, most have never developed for that purpose. Except for a site on Gaffin
Road those lands remain vacant, and the area has returned little value to the city. While it
remains a priority for the City to provide a diverse inventory of industrial sites, since the
time of Project 90 there have been important changes in the local, regional, and national

5
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economies, and to the industrial development patterns within the urban area. The

assumptions on which the Project 90 industrial lands were based are now thirty years old,
and the changes to the economy and to the local industrial development pattern since that
time warrant reconsideration of the need to retain all of the sites that were designated for

industrial use as a result of Project 90.

Of great long-term significance, the City has entered into an agreement with the State to
establish the new Salem Regional Employment Center (SREC) - Mill Creek Corporate
Center, which is located south of Santiam Highway and east of Cordon Road. The intent
and justification for this project was set out in the SREC “Economic Opportunities
Analysis” (EOA) of October, 2004. As described in the EOA the Mill Creek project
consists of approximately 646 acres, of which 507 acres are to be made available for
industrial development. This includes 313 acres designated for large industrial parcels,
80 acres for general industrial uses, 104 acres for commercialfofﬁce uses, and 10 acres
for accessory service and retail uses. The project is expected to be built out over a 20

year period (EOA pp.1-2.).

The agreement with the State includes the provision of financing for pre-development
planning, environmental mitigation, and a plan to fund construction of infrastructure.
This is to assure developers that infrastructure will be available when needed, and
environmental mitigation will be provided. These measures are intended to position the
development “...to compete for developers and uses on a local, regional and national

scale” (EOA p.1).

T intent of the Mill Creek project as stated in the EOA includes to “...advance the
State’s policy of developing sites with regionally significant economic potential through
the use of a master planning process...” (EOA p. 2), and to “...distingui.’sh the property
from Salem’s existing inventory of industrial sites...” (EOA p. 21). Through the
provision of infrastructure, and the mitigation of environmental issues in advance of
development, the site is provided with a competitive advantage over existing, individual
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industrial parcels in the area. The size and scale of the project, the integration of
complementary uses, and its advance preparation for development through master
planning, m e it a focus of industrial development efforts in the urban area. Promoting
its use is a priority for local and State economic development organizations in order to

provide return on the investment in the site’s advance planning and improvements.

As a result it is appropriate to reconsider the use of other vacant industrial parcels, that do
not have the :velopment advantages that have been provided to the Mill Creek project.
The industrii lands north of Santiam Highway remain vacant despite their long-term
designation. It is appropriate to re-evaluate the likely and appropriate future use of these

lands as opportunities and proposals are presented.

The One Eig y Triangle proposal is an opportunity to gain productive use of a vacant
parcel that is not suitable for industrial use. Considering its size, development
constraints, and proximity to the nearby residential areas, the conversion of the site for
small scale ¢ nmercial uses is consistent with the policies to allow support services in
proximity t¢ :sidential districts. The proposed use is appropriate for the character of the
parcel and the land use and transportation pattern in the area, and it will provide an
alternative to the Lancaster Drive corridor for the convenience shopping needs of the

residents of 2 local neighborhoods.

Surrounding Land Uses

The lands surrounding the subject property include vacant industrial land, and vacant and
developed residential lands. The industrial lands are within the city, and the residential
lands lie both within city, and within the unincorporated parts of the Urban Growth
Boundary (UGB). Marion County Urban Zoning Maps for this area are attached.

North of Mac :ay Road is vacant industrial land zoned IBC and IP, and an acreage
parcel with a house zoned RA. The IBC land includes City property reserved for storm
drainage and wetlands mitigation. North of the IBC land is a vacant parcel fronting on
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Caplinger Drive that is primarily zoned RM2, and RM1 along the street. To the west of
that parcel along Caplinger are small parcels with single-family homes zone RA.
Extensive residential development zoned RS is located north of Caplinger Road,
including the 138 lot Evergreen Village manufactured home PUD, and a 53 lot single-

family subdivision to the west.

To the south, across Old Macleay Road, is vacant land zone IBC and RA. To the west is
( 1l Estates, a 94-lot single-family subdivision zoned RS; and Santiam Village,
consisting of 120 apartments zoned RM2.

The lands across Cordon Road to the east are rural lands outside of the Urban Growth
Boundary. Those lands are zoned Marion County SA (Special Agriculture) and AR

( reage Residential). The SA zone is a farm zone, in which uses are regulated by ORS
( apter 215. The AR zone is Marion County’s rural residential zone. The Marion
County Rural Zoning Map for this area is attached.

There are two public schools in city west of the subject property. Mary Eyre Elementary
is on the north side of Macleay Road, and Houck Middie School is located at Rickey and

Connecticut Streets.

The subject parcel is at the eastern the edge of the city, with frontage on the major streets
that provide access through the area. It is in proximity to the residential areas without
being adjacent to residential development. Support services are intended to be located
close to the residential areas they serve, but there are no services in proximity to the
extensive residential area in between Cordon Road and Connecticut Street. The proposal
v | remedy the lack of small neighborhood-scale services in this area and offer an

alternative to travel to the Lancaster corridor for area residents.
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CRITERIA

Salem Area Comprehensive Plan

Proposals to amend the Comp Plan map designation are reviewed according to the
criteria of SRC 64.090(b)(1-6). An application must address Part (1)(A) or (B), or (2)(A)
or (B); and (3)-(6). In this case, the application addresses (1)}(B), as follows:

(1) 4 lack of appropriately designated suitable alternative sites within the vicinity for a
proposed use. Factors in determining the suitability of the alternative sites are limited to
one or both of the following:

(B) Location: Suitability of the location of the alternative sites to permit the proposed
use.

The proposed use is a small-scale commercial service center to serve the nearby
residential area. The alternate sites vicinity includes the urban area bounded by Santiam
Highway on the south, State Street on the north, Connecticut Avenue on the west, and
Cordon Roa on the east. An Alternate Sites Vicinity Map is attached. These streets
comprise the major elements of the transportation system in the area, as Santiam
Highway is ssified as a Freeway, State Street is a Minor Arterial, Connecticut Avenue
is a Collector, and Cordon Road is a Parkway (Salem Transportation System Plan
(STSP)). This area is developed predominantly with residential uses. The rural area east
of Cordon Road is also in proximity to the site and can also be served by the proposed
use. (Thep posed use is an “urban use” and is not allowed in the Marion County SA or

AR zones, a2 . in general would not be allowed outside of the UGB.)

Within the i :ntified urban vicinity there are no sites that are appropriately designated for
the proposed use. The proposed use could be accommodated by the City of Salem’s CN,
CR, CG,or zones, or Marion County Urban Zones CR, CG or IC. None of those
zones are present within the vicinity. The closest‘site that is appropriately designated for
the proposed use is the large Lancaster Marketplace commercial plaza located along
Lancaster Drive and Rickey Street, to the west of Houck Middle School. The Lancaster

Marketplace site is zoned CR and is fully developed with large-scale stores including
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Shopko general merchandise, Winco foods, and Wholesale Sports. This commercial area
is located over a mile from the subject property, and is in general beyond a convenient
walking distance from the residences within the vicinity area. That site is outside of the
defined vicinity, and the size and scale of its existing development does not provide for

the types of small scale commercial uses as proposed.

Because there is no appropriately designated suitable alternative site within the vicinity

for the proposed use based on its location, this criterion is satisfied.

The proposal also satisfies (1)(A) Size: Suitability of the size of the alternative sites to
accommodate the proposed use. As noted the Lancaster Marketplace commercial site is
the closest commercial area to the identified vicinity. However, that large site totals
approximately 28 acres, and it is fully developed with large scale commercial stores. It is
not designed or intended to accommodate the proposed use of small scale commercial
services. The large size of that site makes it unsuitable as an alternative site for the

proposed use.

The proposal is also consistent with criterion (2)(B), 4 major change in circumstances
affecting a significant number of properties within the vicinity. Such change is defined to
include and be limited to one or both of the following:

(B ) Previously approved Plan amendments for properties in an area that have changed

I character of the area to the extent that the existing designations for other properties
in the area are no longer appropriate.

There have been several previously approved Plan Amendments for properties in the area
that have changed its character by increasing the amount of residential land and
decreasing the amount of industrial land. As noted above, those changes from industrial
to residential include CPC/ZC 96-1, to the west off the south end of 49® Ave.; CPC/ZC
05-4, south of MaCleay Road and east of 49“‘; and CPC/ZC 08-10, along the south side
of Caplinger Road just west of Cordon Road. These Plan Amendments are within a half-
mile or less of the subject property. Despite the increase in residential land there has not
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been a provision for commercial support services in proximity to the residential area. By
increasing the amount of residential land and the actual and potential number of
dwellings, the benefits of using of the subject property for the proposed use is
increasingly apparent. This is especially evident considering its lack of suitability for
industrial use, as is it currently designated. The previously approved Plan amendments
resulted in a major change in circumstances that affected a significant number of
properties within the vicinity, and changed the character of the area to the extent that the
existing designations of the subject property is no longer appropriate. For these reasons

the proposal also satisfies (2)(B).

(3) The proposed Plan change considers and accommodates as much as possible all
applicable Statewide Planning Goals.
The following Statewide Goals apply to this proposal:

GOAL 1 - CITIZEN INVOLVEMENT

The City’s public hearing process meets the requirements of this Goal for citizen
involvement in the land use process. Notice of the proposal will be provided to the
Neighborhood Association, to property owners within the notice area, published in the
newspaper, and posted on the property prior to the hearing. A public hearing to consider
the request will be held by the Planning Commission. Through the notice and public
hearing process all interested parties are afforded the opportunity to review the
application, comment on the proposal, and participate in the decision. These procedures
meet the requirements of this Goal for citizen involvement in the land use planning

process.

GOAL 2 - LAND USE PLANNING

The City has complied with the Goal requirements for establishing and maintaining a
land use plan ng process. The SACP is acknowledged to be in compliance with the
Statewide Planning Goals. The SACP provides goals, policies and procedures for
reviewing ar evaluating land use requests. The proposal will be reviewed in relation to
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the methodology and intent of the Plan, its applicable goals and policies, the Comp Plan
Change criteria, and the Zone Change considerations. The proposal will be evaluated on
the basis of the facts and evidence that are provided to support and justify the proposed
change. The City’s adopted land use planning process provides a fram:  rk for

evaluating the proposal, in keeping with the requirements of this Goal.

AL 5 - OPEN SPACES, SCENIC AND HISTORIC AREAS, AND NATURAL
RESOURCES

-site is not identified or designated as open space, a scenic or historic resource, or as
any of the resources included under this Goal except for wetlands. A wetland delineation
performed by Zion Natural Resources Consulting in April, 2010, defined the character
and extent of the wetland on the property. The wetland is shown on the enclosed
Wetland Delineation map. The wetland will remain on the property and will be protected
from development by a building setback. Protecting the identified natural resource

conforms to the requirements of this Goal.

GOAL 6 - AIR, WATER and LAND RESOURCES QUALITY

The proposed Plan change will allow for new development of small scale commercial
uses on the property. As described in the UGA Preliminary Declaration, adequate urban
services are available and can be provided to support the proposed use. Waste water and
storm water runoff will be required to be discharged into the City systems that are
designed and operated to collect and treat such discharges. There will be no discharge of

waste water or storm water runoff to an undesignated or unregulated source.

The property is served by existing streets which are adequate to serve the proposed use,
and no new streets are needed as a result of the proposed Plan change. The site’s
proximity to the surrounding residential neighborhoods will help to reduce the need for
motor vehicle travel, and reduce the distance to reach the types of services to be

provided. This will reduce the impact of vehicle usage on the local airshed.
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The buildable area of the site is generally flat and level and presents no identified
obstacles for building development. The site is urban land and is intended to be used for
urbar urposes. An identified wetland on the property will be protected from
developmer  The proposed Plan change will not affect the land resource quality at this

location

By di harging waste water and storm water to public facilities, protecting the wetland,
and reducing the impact on the airshed, the quality of the air, land and water will be

maintained and improved, consistent with this Goal.

GOAL 7 - AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS
No natural b ards specific to this site have been identified.

GOAL 9 - ECONOMIC DEVELOPMENT

The s ject operty is currently designated Industrial and it is zoned IBC, SRC Chapter
156. The proposal is to change the Plan map designation to Industrial-Commercial and
the Zoneto , SRC Chapter 155. The IC zone provides a mix of industrial and
commercial ses and maintains a broad capability for industrial development. Therefore,
while e range of uses allowed on the property will expand, the range of industrial uses
will not be significantly reduced. However, due to its small size the site is not suitable
for industrial use, therefore the potential for industrial development will not be
significantly affected by the Plan change. Expanding the range of possible uses will
incree  the potential for development of the site. The site is currently vacant, and
development will benefit the state and local economies. For these reasons, the proposal is

consis atw 1this Goal.

GOAL 11 - PUBLIC FACILITIES AND SERVICES
The site is located in a highly developed part of the urban area. The availability of public
facilities and services to this site was examined through the UGA Permit process. That

process determined that all necessary public facilities and services can be provided at
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levels adequate to serve the proposed use at the time of development. By providing
a quate public facilities and services for the proposed use, the requirements of this Goal

are met.

GOAL 12 - TRANSPORTATION
The subject site is located along Macleay Road, which is classified as a Minor Arterial;
Cordon Road, classified as a Parkway; and Old Macleay Road, a local street (STSP). In
part of the urban area Macleay Road is the main route between Cordon Road and
Lancaster Drive (via Rickey Street). The intersection of Macleay and Cordon is
controlled by a traffic signal. Lancaster Drive provides a link to Highway 22/Mission
Street, which provides a direct route to I-5 and the central city. Cordon Road is the main
north-south route along the eastern edge the urban area, and a direct link to Kuebler Blvd
in South Salem which provides a connection to I-5, and to Commercial St. SE. The
streets that serve the property connect it to other major elements of the local and regional
transportation system that serve the southeast part of the urban area. As a result the site is
adequately served by the existing street system, and no new streets are needed to serve

the proposed use.

The potential traffic impact of the proposed change has been examined in a report
prepared by a professional traffic engineer, Dick Woelk, P.E., Associated Transportation
Engineering and Planning (ATEP). The traffic impact report is provided with this

i plication. The report compares the traffic impact of possible uses in the proposed IC
zone to the impact of uses allowed in the existing IBC zone. As described in the report
the analysis calculates that the uses allowed in the existing IBC zone could generate up to
3,522 trips per day. This volume becomes the limit for traffic volume generated by uses
in the proposed IC zone without additional mitigation. In order to further limit the
projected traffic volume to that level, the report recommends restricting specific, high
traffic generating uses that are allowed in the proposed IC zone from the property. These

are discount superstore, building materials center, and garden supply center.
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With the stated limit on daily traffic volume, and the restriction on specific uses allowed
int :proposed IC zone as recommended, the traffic volume from uses in the IC zone
will not exceed those from uses allowed in the existing IBC zone. Therefore, the

pro sed change to IC will not adversely affect a transportation facility and will not have
a significant traffic impact. No new streets or improvements to the transportation system

will be needed in order to accommodate the proposed change.

Wit the recommended limit on traffic volume and the restrictions on allowed uses, the
change in the land use designation for this property will not cause a significant impact on
the existing transportation system, result in a level of service decreasing to an
unacceptable level, or change the functional classification of an existing street or
intersection. The subject property is adequately served by the existing street system, and

no new streets are needed as a result of the proposed change in the land use designation.

The nearest public transit service is available at the intersection of Macleay/Rickey and
Connecticut streets (No. 16 State Street route), which is approximately a mile from the
pro rty. The lack of convenient transit service in this area makes the provision of

neig borhoc services more important, in term of reducing travel distances, encouraging
pedestrian a  bicycle access, and reducing reliance on the use of private motor vehicles.

The factors are in keeping with the requirements of the TPR.

Because the proposal will not have a significant adverse impact on the existing
tran ortatio system, provides for and encourages alternate modes of transportation, and
reduces reliance on the use of private motor vehicles, it is consistent with the TPR and

the requirements of this Goal are met.

GOAL 13 - ENERGY CONSERVATION

New buildings will be required to meet or exceed the building code requirements for
energy effici cy in effect at the time of construction. The proximity to residential

neig orhoo :and access by alternate modes will reduce the energy needed to reach the
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s . These factors result in the site being consistent with the energy conservation

requirements of this Goal.

GOAL 14 - URBANIZATION
The site is within the city. The proposal is to redesignate vacant land that can be
provided with all necessary public services. The proposal is consistent with the intent of

this Goal to maintain a compact and efficient urban area. The proposal does not affect

the Urban Growth Boundary.

Considering the facts, evidence and reasons presented, the proposed Comprehensive Plan

Change conforms to the applicable Statewide Planning Goals.

(4) The proposed change is logical and harmonious with the land use pattern for the
greater area as shown on the detailed and general Plan maps.

The urban land use pattern of the greater area consists of industrial lands along the
Cordon Road frontage from Santiam Highway on the south nearly to Caplinger Road on
the north, and residential land to the west of the industrial lands. The subject property
has frontage on Cordon Road and is currently designated for industrial use. However,
because of its small size and shape, the development constraints imposed by its natural
resources, and the bordering streets, it is not a viable industrial parcel. There are no
commercial services in the vicinity, or anywhere along the Cordon Road frontage.
Changing the use of the parcel as proposed will allow small scale commercial services for
the existing residential population as well as any future industrial activity. Commercial
services at this location will reduce travel distances, traffic impacts on the minor arterial
to the west, and save time for area residents and future employees. For these reasons it is
logical to provide limited commercial services for this area. Allowing those services at a
location that is bordered by industrial land to the north and south, but within a short
distance to residential areas, makes the proposed change harmonious with the land use

pattern of this area.
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For these reasons the proposed change is logical and harmonious with the land use

pattern for the greater area, as shown on the detailed and general Plan maps. The location

of the property, and its relationship to the uses and development on the surrounding

lands, make the IC designation at this location compatible and appropriate
(5) The proposed change conforms to all criteria imposed by the applicable goals and
policies of the Comp Plan in light of its intent statements:

The following elements of the SACP are applicable to this request:

Part II. Definitions and Intent Statements

A. Comprehensive Land Use Plan Map

1. Intent: The stated intent of the Comp Plan is to project a goal of the desirable pattern
of land use in the Salem area. The Plan recognizes that the factors that determine the
appropriate use of property change over time. The Plan's methodology is to rezone land
over time in response to changing needs and conditions. This methodology was chosen
in order to provide maximum flexibility within the guidelines provided by Plan policies.
The Plan map designations indicate the predominant type of land use in the general area
rather than & redetermined projection of future use, and the Plan recognizes that land use

and zoning are expected to change as conditions change.

This proposal is made in response to the changes in the conditions of the area and their
influence on the use of the subject property. The property is located in a designated
industrial corridor, at the edge of an extensive residential area. Several previous, nearby
Plan amendments recognized that industrial development was unlikely, and changed
vacant land to residential use. Economic conditions in the city have changed since the
early 1980’s when the land was originally designated for industrial use, which requires
consideration for greater flexibility for the use of this site. The proposed change

maintains the broad industrial use capability, while increasing the flexibility for the
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productive use of the site in a way that is appropriate for the location. For these reasons

the proposal is consistent with the intent and methodology of the Plan.

Part IV. Salem Urban Area Goals and Policies

The IC zone provides for both industrial and commercial uses, and the Plan policies for

both types of uses are reviewed as follows:

G. Commercial Development

GOAL: To maintain and promote the Salem urban area as a commercial center for the
Marion-Polk County metropolitan area.

7 ¢ proposed use will serve as an accessory location for commercial services at the

¢ tern edge of the urbanrarea. It is located along the major streets through the area,
making it visible and accessible. There are no similar nearby services. 1e site will
provide commercial services for an extensive, existing urban residential area, the outlying
rural area, as well as any future industrial activity on nearby lands. By creating a site for
new commercial activity in an unserved area the proposal will help to maintain and

promote the urban area as a commercial center, in keeping with this goal.

The following Commercial Development Policies apply to this proposal:

2. Shopping and Service Facilities: Development of shopping and service facilities may
be approved only after reviewing a development plan consisting of maps and written
statements on the following (factors a.-k.):

Site Plan Review approval will be required prior to development. The development
factors cited in this policy will be considered at that time and at the time building permits
are requested. This policy will be satisfied by the review procedures required prior to

development.

4. Community Shopping and Service Facilities: Community shopping and service
facilities shall be located adjacent to major arterials and shall provide adequate parking

and service areas. Land use regulations shall include provisions for siting and
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development which discourage major customer traffic from outside the immediate
neighborhoods from filtering through residential streets.
The siteisn  intended to be a community shopping and service facility and this policy is
not directly applicable. However, the property will have access from Macleay Road, a

' Minor Arterial, and it is adjacent to Cordon Road, a Parkway (a type of Major Arterial).
The required parking will be provided on-site. There is no adjoining residential property
and there is no access to the site through residential streets. The site is appropriately
located fort  types of uses allowed in the IC zone. Based on its location and the

adjoining transportation system, the site location is consistent with this policy.

5. Neighbor od and Community Shopping and Service Facilities: Unless the existing
development pattern along arterials and collectors commits an area to strip development,
new commercial development shall be clustered and located to provide convenience
goods and services for neighborhood residents or a wide variety of goods and services
for a market area of several neighborhoods.

The size of 1 : site and the scale of development that can occur on it are consistent with
the descripti . for a Neighborhood shopping facility (SACP Part II. Definition and Intent
Statements, rt A.3.c.). There are no other commercial sites in the area, and there is no
existing pattern of commercial strip development. The subject site will constitute a single
location for :intended convenience commercial uses. The adjoining arterial streets
allow the site to serve the nearby residential neighborhoods without the use of local

residential streets. Based on these factors the proposal conforms to this policy.

7. Mixed Use Development: Mixed use developments shall be provided for in land use
regulations.

The proposed IC zone represents a form of mixed-use development that combines
industrial an commercial uses, and residential use is included as a Conditional Use.

However, the site is not specifically proposed for Mixed-Use development.
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8. Buffer strips from residential uses shall be provided for all commercial development.
1e site is bordered on all sides by streets. It does not share a boundary with any

residential land or uses.

Based on its location, access, size and intended type of use, and relationship to the
surrounding area, the proposal conforms to the requirements and guidelines of the

Commercial Development Goal and Policies.

I. Industrial Development

Industrial Development Goal: To encourage and promote industrial development which
strengthens the economic base of the community and minimizes air and water pollution. '
The proposed IC zone provides for a wide range of industrial uses. The range of uses
includes those that are present in the community, and includes many in common with the
existing IBC zone. However, the physical conditions of the subject site make it
unsuitable for the type of industrial uses allowed by the IBC zone. As a result the site has
little potential to strengthen the economic base of the community through new industrial
uses as provided for by the IBC zone. The proposed IC zone will expand the opportunity
for the site to attract new uses. By expanding the range of potential uses for the site in a
manner that is consistent with its size, characteristics and location, the economic make-up

of the community will be strengthened, which is in keeping with the intent of this goal.
The following Industrial Lands Policies may apply to the proposal:

1. Industrial Land Inventory: Maintain a long-term (20 year) industrial land inventory
which provides a full range of small, medium and large parcel sizes and locations to
sustain a competitive market for industrial sites.

The subject property is 1.39 acres. The I-C designation maintains the potential for
industrial use. The parcel is not realistically suitable for industrial use, and the inventory
of usable industrial parcels will not be adversely affected by the proposed change. The
change will not affect the ability of the city to maintain a long-term industrial land
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inventory or a range of small, medium and large industrial sites. The City’s has added
land for large-scale industries, at the Mill Creek Corporate Center and the SRETC. The
proposal does not affect those projects. Considering the subject property’s size and

location, and the character of the surrounding area, this policy is not affected.

Redesignation of the land to or from industrial may be allowed providing:

a. It serves 2 community’s interests and does not impact the long-term continuity of the
industrial inventory;
The proposal does not impact the long-term continuity of the industrial inventory because
the parcel is not realistically suitable for industrial development, and the IC zone
maintains the capability for industrial uses. The proposal serves the community’s
interests by providing uses that are appropriate for the property as well as the location
and the loc: land use and transportation patterns. Providing flexibility for the reasonable
use of vacant land serves the community’s interests. For these reasons, the proposal
satisfies a.

and

b. 1t is preferably a boundary adjustment which results from expansion of an existing,
adjacent use;

The propos does not involve a boundary adjustment. The boundaries of the subject
property will not be affected.

And

c. There is a demonstrated need to expand the industrial or non-industrial use inventory.
The industrial land inventory will not be significantly affected. The property is not a
suitable industrial site. The I-C designation provides for industrial uses. There is no
specific inventory of vacant I-C land. The site is appropriately located to accommodate
uses that are included in the IC zone, and which will serve the surrounding area. These
factors warrant the capability for providing the flexibility for uses that are included under
the I-C desi; ation.

Or

d. It is com rent on a specific, verifiable development project;
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The proposal includes a preliminary plan that will accommodate the types of uses that are
provided in the IC zone. The exact uses for the property are yet to be determined, but the
scale of development will be similar to that shown.

and

e. The specific site requirements of the project cannot be accommodated within the
existing inventories;
There is no specific inventory of [-C land. There is no existing IC zoning in the vicinity,
and no zoning that provides for the intended use. The proposal is made based on the
specific characteristics of this property, including its size, shape, natural features,
buildable area, street access, and location relative to the neighborhood. The proposal is
specific to these factors.

and '
[ Public facilities, services, and utilities necessary for development of the specific project
are incorporated into the development proposal.
All necessary public facilities, services and utilities can be provided at :vels adequate for

the proposed use, and have been identified through the UGA process.

2. Public Facilities, Services, and Utilities: Appropriate public facilities, services, and
utilities are essential for industrial development. The industrial areas currently serviced
by public facilities, services, and utilities provide the best opportunity to maximize past
and future public investments in infrastructure. Systems expansion to promote infill
development and redevelopment of the currently serviced areas shall be given priority for
public funding of facilities, services, and utilities.

The necessary public facilities, services and utilities are availal : to be provided to the
site. The availability of the necessary facilities, services and utilities has been specified
through the UGA Preliminary Declaration for this property. The proposed redesignation
of the site is consistent with this policy directive to make maximum use of the existing

infrastructure investment.
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7. Traffic: Traffic generated by industrial uses should be diverted away from residential
areas wher. asible and should have convenient access to arterial or collector streets.
The subject site is served by existing arterial streets. The site has direct access to
Macleay Road, a Minor Arterial; which provides a direct link to Cordon Road, a
Parkway. ~ ere is no direct access from the property to a residential street. The site is
appropriate  located with regards to access. The location of the site, and its access

routes, are consistent with this policy.

13. Diverse Interests: Land development regulations should provide for a variety of
industrial development opportunities.

The I-C designation maintains a wide variety of industrial development opportunities, as
directed by this policy. These include manufacturing, processing, warehousing,
distribution, and service industries. The designation will maintain industrial capability.
The redesig ition of the property will not affect its opportunity for industrial
developmer which is a function of its size, shape, and buildable area. The IC zone
provides for industrial and commercial uses to locate together or in close proximity,
where they may be mutually supportive. For these reasons, applying the IC zone to the
property wi  be consistent with this policy to provide for a variety of industrial

development opportunities.

The proposal will encourage and promote development that strengthens the economic
base of the mmunity and minimizes air and water pollution by expanding and
enhancing the range of development opportunities for this property. The I-C designation
supports service and professional activities, as well as the more traditional

manufacturi , processing, and distribution industries. Because of the character of the
property the roposed I-C designation will not affect the industrial development
opportunities for this property or others in the vicinity. The proposal w not have an
adverse affect on the industrial land inventory. For the reasons and factors provided, the

proposal is consistent with the applicable Industrial Development Goals and Policies.
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(6) The proposed change benefits the public:

The subject property is located at the eastern edge of the urban area. It is surrounded by
industrial and residential lands. The nearby residential lands are highly developed at
multiple densities, and constitute one of the most extensive concentrations of residential
use in the urban area. However, there are no commercial services in proximity to this
extensive residential area, and the residential population is dependent on the Lancaster
corridor to obtain even basic levels of commercial service. The distance to commonly
needed commerciai services, and the lack of convenient transit service in this area, results
in a near-total dependence on private motor vehicles for access to even basic services.
The proposed change will provide a location for small-scale commercial services closer
to the residential population, resulting in shorter travel distances, and creating the
opportunity for alternate forms of transportation to reach those services, such as walking
and bicycling. By locating small commercial services closer to the residential
neighborhoods and as a result improving the transportation alternatives, the proposed

change will benefit the public.

The mix of uses allowed by the I-C designation will add needed flexibility for the
utilization of this property. The proposed change in the land use designation will be
consistent with its location, physical character, and the surrounding pattern of land use
and transportation. The relationship of the property to the surrounding area will not
significantly change as it does not adjoin residential development. The proposed
redesignation will create opportunities for small commercial services at a location that is
highly accessible. By expanding the range of uses that will be available to the property,
without impacting the transportation system or changing the relationship of the site to its

surroundings, the proposed change benefits the public.

Based on the reasons, factors and circumstances described, the proposal satisfies the

applicable criteria for a Comp Plan Change.
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Zone Changes, SRC Chapter 113

SRC 113.1 (a) recognizes that due to a variety of factors including changing
developme: patterns and concepts, government policy decisions affecting land use,
community needs, and other factors which cannot be precisely anticipated and
implemente legislatively, the zoning pattern cannot remain static. This zone change
proposal is consistent with those factors. The Comp Plan policies recognize that it is
appropriate  provide commercial services in proximity to residential neighborhoods as a
development concept. The City’s commitment to creating large-scale industrial reserves,
such asthe 1l Creek Corporate Center project is a policy decision that affects industrial
land use patterns. These changes in development patterns and policy decisions, together
with the character of the property, warrant reconsideration of its appropriate use. The
proposed zo :change from IBC to IC provides a more flexible zoning alternative for the
property, an =xpands the opportunities for the reasonable use of the site, in a manner
that is apprc iate for the area. The zone change corresponds to the proposed change in

the Comp Plan designation.

SRC 113.15 b) requires a zone change to conform to the standards imposed by the
applicable g Is and policies of the Comp Plan. The relationship of the proposal to the
Comp Plan has been examined, and the proposal has been shown to conform to the
requirements of the Plan. In addition, the following factors to evaluate a zone change

request are to be reviewed and addressed where relevant:

(1) Existence of a mistake in a map or in the application of a land use designation to the
property.

The property is currently zoned IBC. The original assignment of the IBC zone to the

property isn  specifically in question, although the property is too small to effectively

meet the development requirements of that zone. The IBC zone was created for the type

of industrial  velopment that was anticipated at that time, which was campus-style high-

technology € ctronics manufacturing. However, that type of anticipated economic

:velopmen id not materialize, and economic conditions have changed since the IBC
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z e was applied to the property. This proposal is a request to expand the development
options for the subject site with uses that are more suitable for the property. However,
v ile expanding the range of uses for the property, the IC zone maintains a bread

¢ ability for industrial uses. Because the proposal is a response to changes in
conditions, development patterns, and factors that could not be anticipated at the time
IBC zoning was applied, a mistake in a map or the application of a land use designation
to the property is not claimed. The zone change request is consistent with the provision

i zone changes as stated in this chapter.

(2) A change in the social, economic or demographic patterns of the neighborhood or of
the community.

7 e economic patterns of the community have changed since the property was zoned IBC

with regards to its industrial makeup and the inventory of industrial land. Large scale

manufacturing and processing activities, such as silicon wafers and food processing, have

decreased, while warehousing and distribution have increased. The industrial land

1 -entory has also increased. The Mill Creek industrial project added 507 acres of

developable industrial land, and development of the Salem Renewable Energy and
shnology Center on Gaffin Road opened an additional 80 acres. Meanwhile, the

i lustrial lands west of Cordon Road have remained vacant. These factors represent

significant changes in the economic pattern of the community, which warrants changing

1 zone of the subject property to one that is more appropriate for the reasonable use of

the site. The proposed zone change is the appropriate means of responding to the

changes that have occurred in the economic pattern of the community.

(A change of conditions in the character of the neighborhood in which the use or
development is proposed.

e change of several former industrial properties to residential use represents a change
« the conditions in the character of the neighborhood since the subject site was zoned
IBC. The acreage of industrial land has decreased while the acreage for residential use

has increased. Those changes have added several hundred existing or planned residential
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units in the vicinity of the property, resulting in an expansion of the residential population
while the remaining industrial land remains vacant. This represents a change of

conditions in the character of the neighborhood in which the use is proposed changed.

The proposed zone change is consistent with this change in the conditions of the
character of e neighborhood by providing a location for commercial services to support
the expandi ;residential population. For these reasons, the proposed zone change is

appropriate with regard to the changes in the conditions of the character of the area.

(4) The effect of the proposal on the neighborhood.

The effect of the proposal on the neighborhood will be to provide small scale commercial
services in « )ser proximity than are currently available, thereby decreasing the travel
time and distance needed to obtain those services, and allowing for alternatives to the
private motor vehicle to access the property. Other effects on the neighborhood will be
those éxpected from the future development and use of land that is now vacant. The
potential uses such as a food store, miscellaneous retail, a restaurant, and a gas station,
are already included in the IBC zone, and so do not represent new uses for the site. The
development of the site will result in increased traffic but the primary access is provided
by a Minor Arterial, which is intended to accommodate this type of traffic. The site is
bordered by streets on all sides, and it does not adjoin residential land. All necessary
public facilities and services can be provided to serve development on the site.
Considering 1ese factors, the proposed zone change will not significantly change the
relationship of the property to the neighborhood, and the effect of the proposal on the
neighborhood will not be significantly different than under the existing zone.

(5) The physical characteristics of the subject property, and public facilities and
services.

The property is essentially level, with minor topographic variation. A drainage and

wetland is located in the eastern half of the property. The buildable land is in the western

half of the site. Development in the western half of the site can occur without disturbing
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the defined wetland area. A required public facilities and services can be provided, as
described in the UGA Preliminary Declaration. Outside of the defined wetland area the

[ sical characteristics of the site present no major obstacles for the proposed uses.

(6) Any other factor that relates to the public health, safety and general welfare that the
Review Authority identifies as relevant to the proposed change.
The factors relating to the public health, safety, an zeneral welfare have been considered
in the UGA review. All necessary public facilities and services related to those factors
can be provided to the site. The existing street system is adequate to provide for the
proposed use and no new streets are needed. The proposed IC zone is appropriate for the
location along an arterial street, and in proximity to a signalized intersection. The
proposal represents a reasonable and appropriate change for the use of the property. No
other factors have been identified that would be detrimental to the public health, safety or

welfare.

Based on the facts, evidence, and reasons presented, and the circumstances that apply, the

proposal satisfies the zone change review factors.

Summary

The proposed change to IC is an appropriate response to the changing character of this
part of the urban area. The intended industrial development has not occurred.

Residential development has increased. The surrounding urban area consists of extensive
residential development but no local supporting commercial services. The nearest
commercial services are at Lancaster Drive, which requires all traffic from the
neighborhoods to travel west on Macleay Road and Rickey Street to reach those services.
There are no available commercial alternatives, and no commercial services within a
reasonable pedestrian or bicycling distance. The IC classification is applied on a site-
specific, case-by-case basis. It has not been applied legislatively to establish a pre-
existing inventory of sites. This proposal is made to address the specific conditions of the

area and the subject site. In any case, there is no alternative site within the vicinity that is
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already designated for the proposed use. The factors and circumstances presented

address and satisfy the applicable criteria.

The propose zone change is appropriate for the subject property, and it is consistent with
its location and the zoning and uses in the surrounding area. No adverse impacts
associated with the proposed zone change are identified. The proposal will improve the
potential for 1e productive use of the property, and make use of existing public utilities.
The request represents an adjustment in the land use category in order to provide for the
reasonable use of the site. The proposal is consistent with the policies in the
Comprehensive Plan for industrial and commercial development. For the reasons,
factors, and circumstances presented, the proposal satisfies the criteria for a

Comprehen re Plan Amendment and Zone Change.
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Associated Transportatlon Engmccrmg & f’lannmg, lnc

JUL 85 2012 ! Aft P.. Inc. lel.: 503.364 5066
[l #.0. Box 3047 FAX: 503 3641260
Salem, OR. 27302 e-mail: dwoelk@atepinc.com

Date: July 5, 2012
To: Mr. Jeffrey Tross

Land Planning & Development Consultant
From: Richard »elk PE, TE

Re: Traffic implications of Zone Change for Macleay Triangle development

Mr. Tross:

You have asked me to provide information to include in the much larger work you are doing to
accomplish a Comprehensive Plan Map amendment and zone change for the property located in the
Macleay Road triangle between Cordon Road and Old Macleay Road to the new Macleay Road here in
Salem, Oregon. Land use actions like these require mitigation of certain negative traffic impacts if they
occur as part of the approval process. The intent of this narrative is to determine the impacts and describe
alternatives that might be included in the land use change decision of the City.

INTRODUCTION |- The Macleay Road Triangle is currently a vacant 1.4 acre parcel of which only .9

- acres (approximately 43,000 sq ft) could be developed due to verified wetlands on
the property. The Triangle inludes tax lot 2400 of tax map T7S-R2W-32D. The site is currently zoned
IBC (Industrial Business Campus) and this proposal is to change the zoning to IC (Industrial Commercial).
The site is designated Industrial on the Comprehensive Plan Map and this proposal is to change that
designation to In  strial/Commercial on the map.

In consultation with the staff at the City of Salem, the decision has been made to request this zone
change and comprehensive plan map amendment to change the zoning to expand the opportunity for business
land uses that are more consistent with current economic trends. The distinctions between the two zoning
designations seem, (and perhaps are) minor but they are of significance. Some of the uses allowed in the IBC
zone are not allowed in the IC zone and the reverse is also true. Many uses are common to both zones and
would have no traffic impact.

The IBC zone has been a conflicted zone for some time due to the lack clarification of what the
“District” contains, i.e. just one property of the entire IBC zone in the area of a parcel or the entire contiguous
IBC properties. The City of Salem Assistant Traffic Engineer in collaboration with the City of Salem
Planning Department prepared an analysis of the IBC Zones definition and its associated uses as it pertains to
the IBC District for the Macleay Triangle development.

e O e —
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. Oregon land use law requires that the Transportation Planning Rule (TPR) be met
‘ whenever a land use action like this is undertaken. Goal 12 (the TPR) requires that
" the land use action, in this case a zone change, not “significantly affect an existing or

Methodology

plan 1 transportation facility” without specific steps being taken. The intent of this analysis is to establish
parameters so that the proposed comprehensive plan map amendment and the zone change do not significantly
affect a transportation facility.

There are two ways to make the assurance. The first is to limit the amount of anticipated traffic from
future allowed uses. The amount would be limited to less than anticipated or permitted amount of traffic
from allowed uses under the existing zoning and comprehensive plan map designations. The second is to
mitigate (fix) facilities that are significantly affected by a resulting increase in possible traffic. In this
instance the best way to make the assurance is to use the first method.

The IBC zoning in the City of Salem SRC identifies specific uses that are permitted to develop on the site.
Many types of manufacturing are permitted and there are provisions for warehousing, transporting and
wholesaling in the zone. Specific Retail uses in the “District” as described in the City of Salem Memo is limited
to approximately 67,818 sq ft. Once the 67,818 sq ft of buildings are constructed the remaining properties can be
developed into either gas station, a convenient store or eating and drinking establishments are permitted but may not
occupy more than 10% of the gross area.) The SRC zoning ordinance there is also provision for flexible space
uses. Flex space has limitations such as maximum/minimum building size, total allowed in the zone, etc., but
because this lot is so small, maximum building sizes could not be accommodated.

One can reasonably assume they could develop with the following mix of uses and potential estimated

trips using the ITE Trip Generation Manual (8" Edition). The recommendation of the City of Salem study
proposed that the “Worst Case” trip generation for the Macleay Triangle property and is shown in Table 1.

Table 1 — City of Salem Proposed Uses for the Macleay Triangle IBC Zone
ITE Land Use Rate Size/Units ADT
No.
932 High Turnover Rest. 127.15/ksf 7,750 ksf 985
853 Convenience Store W/Gas Pumps 845.60/ksf 3,000 ksf 2,537
TOTAL: 3,522

In discussion with the City, the site owners have agreed not to allow some uses in the IC zone that are
not allowed in the IBC zone. Specific reference is made to the following uses that tend to generate large
volumes of traffic and are allowed in IC zones:

1) Discount Superstore

2) Building Materials Center

3) Garden Supply Center

The intent is to develop the site with uses that generate less traffic than the 3,522 trips per day (ADT)
that, using the ITE Trip Generation Manual, could be generated under the existing zoning. It is reasonable to

B ——— - ————_ -
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limit the total number of trips to the 3,522 trips for purposes of meeting the TPR. Actual uses may vary from
the existing uses but the intent is to limit the number of trips generated to less than 3,522 ADT as defined by
the ITE Trip Generation Manual. It is noted that the trip generation uses in the ITE Trip Generation Manual
do not conformto  SIC # uses identified in the SRC and that reasonable judgment must be used in
estimating trip generation information.

SUMMARY y The Macleay Triangle in Salem Oregon located on a site zoned IBC and with a
o ' Comprehensive plan map designation of Industrial. The intent of this request to
change the zoningz  comprehensive plan map designations is to expand the opportunities for uses that are
more consistent with current economic trends to locate on the site. The State of Oregon Transportation
Planning Rule requires that lar  use actions like these, do not create negative traffic impacts on the existing
and planned transportation system. It is the conclusion of this study that the proposed changes will not create
the negative traffic impacts that could occur.

The City and owner have agreed that if the requested changes are approved, the site will not become the
home of the followi specific high trip generating uses that are permitted under the IC zoning but will not be
permitted on this site.

1) Discount Superstore

2) Building Materials Center

3) Garden Su ly Center

[ thank you -asking ATEP to provide this piece of information for your application to the City of
Salem. I can be reached at 503-364-5066.

Richard L. Woelk ]

RENEW DATE: JUNE 30, 2014
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AT YOUR SERVICE

W O R K S COMMUNITY DEVELOPMENT

TO: Bryan Colbourne, Planner Iii

Community Development Department
FROM: Glenn J. Davis, P.E., C.F.M., Chief Development Engineer%y\,%

Public Works Department
DATE: September 7, 2012

SUBJECT: PUBLIC WORKS RECOMMENDATIONS
CPCJ/ZC NO. 12-07 (12-110768)
CORDON ROAD SE AND MACLEAY ROAD SE

PROPOSAL

To change the Salem Area Comprehensive Plan (SACP) Map designation from
Industrial to 1dustrial Commercial, and change the zone district from IBC (Industrial
Business Campus) to IC (Industrial Commercial) on property approximately 1.39 acres
in size, and located at the southwest corner of the intersection of Cordon Road SE and
Macleay Ro | SE.

FINDINGS:

At the time of development review for any proposed use on the subject property, the
proposed development's average dalily trips shall be calculated pursuant to the
then-current Institute of Transportation Engineers Trip Generation manual. Traffic
impacts from future development on the subject property shall be limited to a maximum
of 3,522 average da ' trips generated by the proposed use or uses.

FACTS

Public Infrastructure Plan — The Water System Master Plan, Wastewater Management
Master Plan, an Stormwater Master Plan provide the outline for facilities adequate to
serve the proposed zone.

Transportation F 1nning Rule —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
CPC/ZC will not have a significant effect on the transportation system as defined by
OAR 660-012-0060. The Assistant City Traffic Engineer concurs with the TIA findings

Code authority references are abbreviated in this document as follows: Salern Revised Ci
Docinn Standarde (PWDSY Calom Trancnonriation Svctem Plan (Salem TSPY: and Stormuws
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and recommends a condition to limit the development on the 1.39 acre site to 3,522
vehicles per day.

CRITERIA AND FINDINGS

SRC 113.205(b)(11) Availability and improvement of urban services, including
street improvements, dedication of street right-of-way, traffic signs and signals,
sewer, storm drainage, water, and mass transportation

Finding: The applicant has submitted a Transportation Planning Rule (TPR) analysis
that is required to address the TPR (OAR 660-012-0060). The TPR analysis
demonstrates that the proposed CPC/ZC will not have a significant affect on the
transportation system as defined by OAR 660-012-0060 with a limit of 3,522 average
daily trips generated by the proposed development.

Site-specific infrastructure requirements will be addressed in the Site Plan Review
process in SRC Chapter 163.

Prepared by: Robin Bunse, Administrative Analyst !}
cc:  File

TLC/G:\GROUP\PUBWKS\PLAN_ACT\PAFINAL12\ZONE CHANGE\12-07 CPC-ZC CORDON MACLEADY (12-110768).DOC
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WETLAN D DELINEATION

FOR: ZION NATURAL RESOURCES CONSULTING
ONE EIGHTY TRIANGLE LLC
TAX LOT 2400

LOCATION: IN THE SE 1/4 OF SEC. 32, T. 7 S.,, R. 2 W,, WM,,
CITY OF SALEM, MARION COUNTY, OREGON

$8722'32° MACLEAY & ROAD SE

80.08’ E.OP.

'<; N _S88'4536"E 392.84 (@I ~
\ swoy AREA oo s\ © T T 17 T TBouNoaRY 7\/,’
4

e

WETLAND AREA :
= 17,054 sQ. FT.} | 7.7 %%

LEGEND

@ SP-1 Sample Plot
E.C.P. Edge of Pavement

CULVERT

Wetland Area

@ Potentially Jurisdictional Wetlands

DATE: 03/25/201 within Roadside Ditch

'EVISED: 06/20/2011

WETLAND AREAS WERE FIELD SURVEYED

WITH A TRIMBLE S6 3" ROBOTIC TOTAL
STATION TO AN ACCURACY OF ONE FOOT

/~ REGISTERED
PROFESSIONAL
LAND SURVEYOR

Aol 1.

OREGON
BARKER SURVEYING 0’ 100’ 200’ JULY 19, 1994 ,
7387 KASHMIR WAY L GREGORZ%BI_; WHSON)
SALEM, OR 897317
EXPIRATION DATE: 6—30—-2012
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