
 FOR MEETING OF: MAY 13, 2020 
 CASE NO.:  CU20-03 

 
 
 
TO: HEARINGS OFFICER 
 
FROM: LISA ANDERSON-OGILIVE, AICP, DEPUTY COMMUNITY 

DEVELOPMENT DIRECTOR AND PLANNING ADMINISTRATOR 
 
SUBJECT: CONDITIONAL USE PERMIT CASE NO. 20-03; 1910 FRONT STREET 

NE; AMANDA NO. 20-104696-ZO  
 
REQUEST 
 
Summary:  A request for a proposed non-profit women’s shelter serving 40 individuals. 
 
Request: A Conditional Use Permit to allow a non-profit women’s shelter serving 40 
individuals, for property approximately 0.45 acres in size, zoned IC (Industrial 
Commercial), and located at 1910 Front Street SE - 97301 (Marion County Assessor’s 
Map and Tax Lot number: 073W15DA / 13600). 
 
A vicinity map illustrating the location of the property is attached hereto, and made a part 
of this staff report (Attachment A). 
 
APPLICANT: Blake Bural, AC+Co Architecture 
 
OWNER: Oregon Conference Adventist Churches 
 
RECOMMENDATION 
 
Based upon the Facts and Findings contained in this staff report, staff recommends that 
the Hearings Officer APPROVE the request for a Conditional Use Permit to allow a 
proposed change of use to a non-profit women’s shelter serving up to 40 individuals 
subject to the following condition of approval: 
 
Condition 1:  Prior to final occupancy, the applicant shall provide a total of ten 

bicycle parking spaces. Of the ten spaces, five shall be covered or 
indoor.  

 
Condition 2:  Prior to occupancy, the applicant shall obtain Site Plan Review 

approval for both uses on the subject property.  
 
Condition 3:  Any outside storage areas, including outside storage areas for 

personal belongings, shall be screened by a minimum 6-foot-tall 
sight-obscuring fence, wall, or hedge. 

 
BACKGROUND 
  
On February 28, 2020, a conditional use permit application was submitted for a proposed 
nonprofit women’s shelter serving 40 individuals. The application was deemed complete 
for processing on April 22, 2020. 
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The public hearing before the City of Salem Hearings Officer is scheduled for May 13, 
2020, at 5:30 p.m. remotely due to social distancing measures put in place to slow the 
spread of the Covid-19 virus. The Hearings Officer will accept only written testimony. The 
record will be held open for additional written comments after the hearing. The agenda 
and hearing notice have information on how to access the meeting. Notice of public 
hearing was sent by mail to surrounding property owners and tenants pursuant to Salem 
Revised Code (SRC) requirements on April 22, 2020. Public hearing notice was also 
posted on the property by the applicant pursuant to SRC requirements. 
 
On January 21, 2020, City Council approved resolution number 2020-4, an emergency 
order to allow the subject property to be used as a shelter, serving 19 women. The 
applicant is currently operating under the emergency order. Staff has not received any 
written complaints about the current use of the subject property.  
 
PROPOSAL 
 
The applicant is requesting a conditional use permit for a proposed women’s shelter 
serving up to 75 individuals within an existing church. The applicant’s proposed 
development plans are included as Attachment B. 
 
SUMMARY OF RECORD 
 
The following items are submitted to the record and are available upon request: All 
materials submitted by the applicant, including any applicable professional studies such 
as traffic impact analysis, geologic assessments, and stormwater reports; any materials 
and comments from public agencies, City departments, neighborhood associations, and 
the public; and all documents referenced in this report. 
 
APPLICANT’S STATEMENT 
 
The applicant’s statement addressing the applicable approval criteria for the conditional 
use permit and site plan review are included as Attachment C. 
 
FACTS AND FINDINGS 
 
1.  Salem Area Comprehensive Plan (SACP) designation 

 
The Salem Area Comprehensive Plan (SACP) map designation for the subject 
property is "Industrial Commercial.” The subject property is within the Urban 
Growth Boundary and the Urban Service Area. 

 
2.  Zoning and Surrounding Land Uses 

 
The subject property is zoned IC (Industrial Commercial). Nonprofit shelters 
serving up to 75 persons are allowed in the IC zone as a Conditional Use. The 
proposal is to add a nonprofit shelter, as an accessory use to the existing church, 
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which requires a Conditional Use Permit. 
 
The zoning and uses of surrounding properties include: 
 
North: IC (Industrial Commercial) – Enterprise Rent-A-Car 
South: Across Academy Street NE, IC (Industrial Commercial) – Industrial 

Welding supplier 
East: Across alley; IC (Industrial Commercial) – Office uses and Residential 

uses 
West: Across Front Street NE – IC (Industrial Commercial) – Salvation Army 

Shelter 
 
3. Site Analysis 

 
The subject property is approximately 0.45 acres in size and contains an existing 
commercial building. The subject property abuts Front Street NE, designated as 
Minor Arterial street within the Salem TSP (Transportation System Plan) to the 
west and Academy Street NE to the south, designated as a local street within the 
Salem TSP. 
 

4. Neighborhood and Citizen Comments 
 

The subject property is located within the Highland Neighborhood Association 
(Highland). Notice was provided to Highland and surrounding property owners and 
tenants within 250 feet of the subject property. No comments were received from 
surrounding neighbors or Highland. 
 

5. City Department and Public Agency Comments 
 

The Fire Department has reviewed the proposal and indicated plans indicate a fire 
sprinkler system will be provided.  Please be advised that the FDC will be required 
to be located within 100 feet of a fire hydrant as measured along an approved 
route.  The hose lay shall not obstruct Fire Department access or cross minor 
arterial or larger street designations. 
 
The Building and Safety Division has reviewed the proposal and indicated that 
they have no concerns. 
 

6. Analysis of Conditional Use Criteria 
 
SRC Chapter 240.005(a)(1) provides that: 
 

No building, structure, or land shall be used or developed for any use which 
is designated as a conditional use in the UDC unless a conditional use 
permit has been granted pursuant to this Chapter. 
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SRC Chapter 240.005(d) establishes the following approval criteria for a 
conditional use permit: 
 
Criterion 1: 
 
The proposed use is allowed as a conditional use in the zone. 

 
Staff Finding:   SRC Chapter 551, Table 551-1 provides that nonprofit shelter 
uses are allowed in the IC zone as a conditional use. 
 
Criterion 2: 
 
The reasonably likely adverse impacts of the use on the immediate neighborhood 
can be minimized through the imposition of conditions. 
 
Applicant’s Statement:  The complete written statement from the applicant 
addressing the conditional use approval criteria is included as Attachment C. 
 
Staff Finding:  The subject property is developed with an existing building that is 
an existing church building. The zoning for property in the immediate area is IC 
(Industrial Commercial) and uses in the area are primarily commercial.  
 
The proposed nonprofit shelter use will have a similar impact on the immediate 
neighborhood as the existing church. The shelter would be limited in hours to 
7:00pm to 7:00am and not active during most businesses in the surrounding area. 
The proposed shelter will serve homeless women, most of whom do not own or 
drive a car, parking and traffic generated by the use are limited to staff and visitors 
to the site. The applicant is proposing to serve up to 40 women and have storage 
for belongings of women. Since the shelter is sharing parking with the existing 
church, parking will be shared based on operational hours. Pursuant to SRC 
806.020(a)(5), joint parking can be accommodated with uses which are compatible 
for hours of operation. The joint use agreement will be reviewed at the time of 
development. Based on the applicant’s site plan and written statement, adequate 
parking and bike parking existing on site. The applicant is proposing five new 
bicycle parking spaces, which is required by SRC 806. Due to the nature of the 
proposal and the likelihood of more clients having bicycles rather than cars 
additional bicycle parking spaces would mitigate the impact to the surrounding 
neighborhood. Providing covered bicycle parking spaces for overnight storage 
would encourage clients to store and park bikes at the nonprofit shelter. To ensure 
adequate parking is available for the proposal the following condition applies: 
 
Condition 1: Prior to final occupancy, the applicant shall provide a total of ten 
bicycle parking spaces. Of the ten spaces, five shall be covered or indoor.  
 
The proposed nonprofit women’s shelter has not applied for a change of use for 
the building. The existing church had not previously gone through a site plan 
review process, prior to occupying the space. The applicant has provided a 
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parking summary, bicycle parking summary and off-street loading summary 
addressing the parking needs on the subject property. The applicant’s summary 
indicates there is adequate parking, bicycle parking and loading spaces for both 
the church and the proposed shelter. To ensure all development, including the 
change of use meets the development standards of the Salem Revised Code, the 
following condition shall apply: 
 
Condition 2: Prior to occupancy, the applicant shall obtain Site Plan Review 
approval for both uses on the subject property.  
 
The applicant is not proposing outdoor storage; due to the nature of the proposed 
use, it is likely that an area for storage of personal belongings will be needed. The 
storage area could be within a building or outside on the site. It is unclear from the 
proposed preliminary site plan whether such an area(s) is proposed, but in order to 
reduce the potential visual impact of any outside storages area(s), if provided, to 
the immediate neighborhood, the following condition shall be imposed:  
 
Condition 3: Any outside storage areas, including outside storage areas for  
personal belongings, shall be screened by a minimum 6-foot-tall  
sight-obscuring fence, wall, or hedge. 
 
Staff does not anticipate any adverse impacts with the proposed nonprofit shelter, 
this criterion is met. 
 
Criterion 3: 
 
The proposed use will be reasonably compatible with and have minimal impact on 
the livability or appropriate development of surrounding property. 
 
Applicant’s Statement:  The complete written statement from the applicant 
addressing the conditional use approval criteria is included as Attachment C. 
 
Staff Finding: The noise and vehicle trips generated by the proposed nonprofit 
shelter use will have a similar impact on the immediate neighborhood as the 
existing shelter to the northwest, and small business surrounding the property. The 
number of residents to be served by the proposed shelter are compatible with 
other uses permitted in the IC zone. 
 
The subject property is located near transit service on Academy Street and Front 
Street. Staff finds that the proposed use is reasonably compatible with and will 
have minimal impact on the livability of surrounding uses, and therefore is in 
compliance with this approval criterion. 
 

RECOMMENDATION  
 
Based upon the Facts and Findings contained in this staff report, staff recommends that 
the Hearings Officer APPROVE the request for a conditional use permit for a proposed 
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non-profit women’s shelter serving up to 40 individuals for property approximately 0.45 
acres in size, zoned IC (Industrial Commercial), and located at 1910 Front Street SE - 
97301 (Marion County Assessor’s Map and Tax Lot number: 073W15DA / 13600) subject 
to the following condition of approval: 
 
Condition 1: Prior to final occupancy, the applicant shall provide a total of ten bicycle 
parking spaces. Of the ten spaces, five shall be covered or indoor.  
 
Condition 2: Prior to occupancy, the applicant shall obtain Site Plan Review approval for 
both uses on the subject property.  
 
Condition 3: Any outside storage areas, including outside storage areas for  
personal belongings, shall be screened by a minimum 6-foot-tall  
sight-obscuring fence, wall, or hedge. 
 
Prepared by Olivia Dias, Planner III 
 
Application Deemed Complete Date: April 22, 2020 
State Mandated Decision Date:  September 19, 2020 
 
Attachments: A. Vicinity Map  

B. Proposed Site Plan  
C.  Applicant’s Statement 
 
 

G:\CD\PLANNING\Olivia\2020\ZO\1910 Front Street\CU20-XX.docx 
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March 10, 2020 

 

Olivia Dias 

Planning Department  

City of Salem 

555 Liberty Street SE 

Salem, OR 97301 

 

RE: Conditional Use Statement 

 1910 Front Street 

 

Dear Olivia, 

 

Our written statement to address SRC 240.005(d) is as follows: 

 

1. Criteria. An application for conditional use permit shall be granted if all of the following criteria 
are met: 

a. The proposed use is allowed as a conditional use in the zone; 

i. Answer: The proposed use is a conditional use per SRC Table 551-1.USES, 
Use Lodging, Nonprofit shelters, Nonprofit shelters serving 40 or less women. 

b. The reasonably likely adverse impacts of the use on the immediate neighborhood can 
be minimized through the imposition of conditions; and 

i. Answer:  

1. The shelter is proposing hours of operation outside of typical business 
hours (7pm to 7am). This works to minimize any adverse impacts on 
the immediate neighboring businesses and homes during daytime and 
standard business operation times. Hours of operation could be way of 
limiting future adverse impacts on the neighborhood. 

2. Limiting shelter occupancy up to 40 and not the maximum of 75 to 
mitigate impacts to surrounding neighborhood. 

3. Storage of belongings for the women using the shelter will be done 
inside only. If any storage in the future is utilized on the exterior it 
should be screened within a 6 foot tall sight obscuring fence, wall, or 
hedge. 

4. Shelter queuing has been a couple hours prior to the shelter opening. 
Limitations on hours for waiting for the shelter to open can be a 
possibility. This will reduce an impact on neighboring businesses and 
homes. Similarly, in the morning the shelter closes at 7am. There is a 
check out process so there will not be all women rushing out the door 
at one time, it is varied across a couple hours. 
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Olivia Dias 

Conditional Use Statement 

1910 Front Street  

March 10, 2020 

Page 2 

 

 

 

c. The proposed use will be reasonably compatible with and have minimal impact on the 
livability or appropriate development of surrounding property. 

i. Answer: 
 

1. The property across the street to the West has historically been used 
with similar use, with additional properties to the NW offering tangential 
uses to the proposed conditional use and the proposed conditional use 
would have no impact on the Enterprise Car Rental to the North, the 
Welding company to the South, or small businesses to the East. 

 
2. The shelter does not allow for women to come and go from the shelter at 

night. To control this the shelter takes the women’s stuff upon entering 
and lock it up in a storage room. They are then not allowed access to it 
until the morning when they are checked out. This reduces neighborhood 
interference and noise during the evening hours. 

 
3. The women using the shelter are required to leave the shelter at 7am 

and are not allowed to loiter around the building during the day. They 
are asked to take their belongings with them. This will assist the 
neighborhood by not allowing all day camping and waiting for the 
shelter to open back up. 

4. There will be almost none to zero impact based on traffic. Most all of 
the visitors using the shelter do not own or operate a car. The users 
that are driving to the facility are the volunteers and workers. 

 
 

If you should need anything else please let me know. 

 

Sincerely, 

 
Blake Bural 

Architect | Partner 


