FOR MEETING OF: January 25, 2022
AGENDA ITEM NO.: 5.1

TO: PLANNING COMMISSION

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

SUBJECT: MINOR COMPREHENSIVE PLAN MAP AMENDMENT & ZONE CHANGE
CASE NO. CPC-ZC21-06; FOR PROPERTY LOCATED AT THE 2100 BLOCK
OF DOAKS FERRY RD NW (AMANDA APPLICATION NO. 21-114252-Z0;
21-114255-Z0)

REQUEST

A consolidated Minor Comprehensive Plan Map Amendment to change from DR (Developing
Residential) and a portion of MU (Mixed Use) to MF (Multiple Family Residential) and a
Quasi-Judicial Zone Change from RA (Residential Agriculture) and a portion of NCMU
(Neighborhood Center Mixed Use) to RM-II (Multiple Family Residential) for approximately
24 .84 acres in the northern area of a 36.86-acre parcel. The subject property is currently
split-zoned RA (Residential Agriculture) and NCMU (Neighborhood Center Mixed Use), and
located at the 2100 Block of Doaks Ferry Rd NW (Polk County Assessor Map and Tax lot
073W17B / 00400).

APPLICANT: John Eld for Titan Hill Property LLC
OWNER: Titan Hill Property LLC (Kelley Hamilton)

REPRESENTATIVE: Mark Lowen, Bonaventure

RECOMMENDATION

Based upon the Facts and Findings contained in this staff report, Staff recommends the
Planning Commission take the following action concerning the consolidated application for
24 .84 acres in the northern portion of a 36.86-acre parcel of property located at the 2100
Block of Doaks Ferry Rd NW (Polk County Assessor Map and Tax lot 073W17B / 00400):

A. APPROVE Minor Comprehensive Plan Map Amendment from “Developing
Residential” (22.84 acres) and “Mixed Use” (2 acres) to “Multiple Family Residential”;

B. APPROVE Neighborhood Plan Map Amendment to “Multiple Family Residential”’; and

C. APPROVE Zone Change from RA (Residential Agriculture) (22.84 acres) and NCMU
(Neighborhood Center Mixed Use) (2 acres) to RM-Il (Multiple Family Residential),
subject to the following condition of approval:

Condition 1:  The transportation impacts from the 24.84-acre site shall be limited to
a maximum 500 multi-family units and a cumulative total of 2,270
average daily vehicle trips.
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APPLICATION PROCESSING

Subject Application

On July 30, 2021, John Eld filed an application for a Comprehensive Plan Change and Zone
Change for the subject property (Attachment A). After additional information was received
the application was deemed complete for processing on November 29, 2021. The public
hearing was originally scheduled for December 21, 2021. Upon request of the applicant
received on December 6, 2021, the public hearing was postponed and is scheduled for
January 25, 2021.

120-Day Requirement

Amendments to an acknowledged Comprehensive Plan are not subject to the 120-day rule
(Oregon Revised Statutes [ORS] 227.178). Pursuant to ORS 227.178(7) and ORS
227.178(10), the requested consolidated Minor Comprehensive Plan Map Amendment,
Neighborhood Plan Change, and Quasi-Judicial Zone Change applications shall not be
subject to the 120-day period set forth in ORS 227.178.

Public Notice

1. Pursuant to SRC 300.320(f), when an open house is required for a land use
application, an applicant may elect to present at a neighborhood association meeting
in-lieu of arranging and attending an open house. On June 21, 2021, the applicant’s
representative attended the West Salem Neighborhood Association’s (WSNA)
regularly scheduled meeting to present their proposal. A summary of the comments
provided at the neighborhood association meeting is included as Attachment B. The
applicant has demonstrated compliance with the requirements of SRC 300.320(f).

2. Notice of the consolidated proposal was distributed to City departments, neighborhood
associations and public and private service providers originally on November 29, 2021,
and again on December 30, 2021.

3. Notice of the public hearing was originally mailed to the owners and tenants of all
property within 250 feet of the subject property on December 1, 2021. Once the
hearing was postponed at the request of the applicant, re-notice of the public hearing
scheduled for January 25, 2022 was mailed to the owners and tenants of all property
within 250 feet of the subject property on December 10, 2022.

4. The property was posted in accordance with the posting provisions outlined in SRC
300.620.

5. State law (ORS 197.610) and SRC 300.602(b)(1) require the City to provide the
Oregon Department of Land Conservation and Development (DLCD) a minimum 35-
day notice when an applicant or the City proposes an amendment to an acknowledged
Comprehensive Plan or land use regulation or to adopt a new land use regulation. The
City sent notice of this proposed Comprehensive Plan and Zone Change to DLCD on
December 21, 2021.
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BACKGROUND INFORMATION

Proposal

The applicant is requesting a comprehensive plan map amendment and neighborhood plan
change from “Developing Residential” and a 2-acre portion of “Mixed Use” to “Multi-Family
Residential” and to change the zoning from RA (Residential Agriculture) and a 2-acre portion
of NCMU (Neighborhood Center Mixed Use) to RM-Il (Multiple Family Residential) for the
northern portion of the subject property.

The applicant's site plan indicating the zone change boundary and written statements
summarizing each request and addressing compliance with the required approval criteria is
included as Attachment C.

Existing Conditions

The subject property is approximately 36.86 acres in size and has street frontage along
Doaks Ferry Road NW to the east, Orchard Heights Road NW to the south, and Landaggard
Drive NW dead ends to the property on the west. The property is currently vacant and has
historically been used for agricultural purposes including orchard and berry farming.
Currently, the property is split-zoned, and this proposal focuses on rezoning approximately
24 .84 acres of the northern portion of the property.

A change to the Zoning Map Designation is proposed for approximately 12 acres of the
southern portion of the property from NCMU (Neighborhood Center Mixed Use) to MU-II
(Mixed Use-ll) as part of the “Our Salem” project, which is consistent with the existing
Comprehensive Plan Designation of “Mixed Use” for the southern portion of the property. In
addition, the “Our Salem” project has proposed a change to the Zoning Map Designation for
the subject 24.84 acres of the northern portion of the property from RA (Residential
Agriculture) to RM-Il (Multiple Family Residential), which is consistent with the applicant’s
proposal.

Salem Area Comprehensive Plan (SACP) Designation

The Salem Area Comprehensive Plan (SACP) map designates the subject property as DR
“Developing Residential” and MU “Mixed Use”. The proposal includes changing the northern
portion of the property’s Comprehensive Plan designation from DR (22.84 acres) and
approximately a two-acre portion MU designation to “Multi-Family Residential”. The
Comprehensive Plan designations of surrounding properties include:

North: Polk County “Urban Reserve”

South:  Across Orchard Heights Rd NW — “Developing Residential” and “Community
Service Education”

East: Across Doaks Ferry Rd NW — “Developing Residential”

West: “‘Developing Residential”
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Components of the Comprehensive Plan

The Salem Area Comprehensive Plan is the long-range plan for guiding development in the
Salem urban area. The overall goal of the plan is to accommodate development in a timely,
orderly, and efficient arrangement of land uses and public facilities and services that meets
the needs of present and future residents of the Salem urban area. Many different documents
and maps, when taken together, comprise the Salem Area Comprehensive Plan.

Salem Transportation System Plan (TSP): The TSP uses a Street Classification System to
determine the functional classification of each street within the City’s street system. Orchard
Heights Road NW, designated as a Minor Arterial street in the TSP, abuts the southern
boundary of the subject property; Doaks Ferry Road NW, designated as a Major Arterial
street in the TSP, abuts the eastern boundary of the subject property; Landaggard Drive NW,
designated as a Collector street in the TSP, dead ends into the property on the west side.

Zoning and Surrounding Land Use

The subject property is split-zoned RA (Residential Agriculture) and NCMU (Neighborhood
Center Mixed Use). The proposal includes changing the property’s zoning from RA (22.8
acres) and NCMU (2 acres) to RM-II (Multiple Family Residential). Surrounding properties are
zoned and used as follows:

North: Polk County Suburban Residential; single family uses

South:  Across Orchard Heights Rd NW — RA (Residential Agriculture) and PE (Public
and Private Education Services); single family and basic education uses

East: Across Doaks Ferry Rd NW — RA (Residential Agriculture); single family uses

West: RA (Residential Agriculture); single family uses

Relationship to the Urban Service Area

The subject property is located within the Urban Service Area and, as indicated within the
memo provided by the Public Works Department (Attachment D), adequate utilities are
available to serve uses allowed by the proposed comprehensive plan designation. A UGA
permit is not required.

Infrastructure

Water: The Salem Water System Master Plan identifies the subject property to be
within the S-1 water service level. An 18-inch water main is located in
Doaks Ferry Road NW and Orchard Heights Road NW. Mains of this size
generally convey flows of 4,800 to 11,100 gallons per minute.

Sewer: An 8-inch sewer main is located in Doaks Ferry Road NW approximately

1,100 feet north of the subject property; an 8-inch sewer main is located at
the intersection of Orchard Heights Road NW and Mousebird Avenue NW
approximately 1,700 feet east of the subject property; and a sewer manhole
is located in Orchard Heights Road NW approximately 1,000 feet west of
the subject property.
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Storm Drainage: An 18-inch storm main is located in Doaks Ferry Road NW and Orchard
Heights Road NW, and a 10-inch storm main is located in Landaggard
Drive NW.

Streets: 1) Doaks Ferry Road NW has an approximate 27-foot improvement within a
60-to-85-foot-wide right-of-way abutting the subject property This street is
designated as a Major Arterial street in the Salem TSP. The standard for
this street classification is a 68-foot-wide improvement within a 96-foot-wide
right-of-way.

2) Orchard Heights Road NW has an approximate 47-foot improvement
within a 75-foot-wide right-of-way abutting the subject property. This street
is designated as a Minor Arterial street in the Salem TSP. The standard for
this street classification is a 46-foot-wide improvement within a 72-foot-wide
right-of-way.

3) Landaggard Drive NW is shown on the Salem TSP to extend north
through the subject property to adjacent undeveloped land. This street has
an approximate 20-foot improvement within a 60-foot-wide right-of-way
abutting the subject property and is designated as a Collector street in the
Salem TSP. The standard for this street classification is a 40-foot-wide
improvement within a 60-foot-wide right-of-way.

Land Use History

Annexation C-628: The petitioner-initiated annexation of approximately 47.99 acres of
contiguous territory with a zone change from Polk County SR (Suburban Residential) to City
of Salem RA (Residential Agriculture) zone.

CPC-NPC-ZC11-12: In 2011, the City initiated a Comprehensive Plan Change and Zone
Change for the southern portion of the property to designate the property MU “Mixed Use”
and apply the NCMU (Neighborhood Center Mixed Use) zone.

Public Agency and Private Service Provider Comments

City of Salem Public Works Department: The Public Works Department, Development
Services Section, reviewed the proposal and submitted comments (included as Attachment
D).

City of Salem Fire Department: The Fire Department submitted comments indicating no
concerns with the proposed minor comprehensive plan map amendment and zone change,
and that Fire Code issues would be addressed at the time of building permit application.

City of Salem Building and Safety Division: The Building and Safety Division indicated no
concerns with the proposal.

Salem-Keizer Public Schools: Salem-Keizer Public Schools reviewed the proposal and
submitted comments (Attachment E).
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Cherriots: Cherriots provided comments in support of the proposal and stated that the best
way to support public transportation use for the upcoming multi-family developments on the
subject property would be to have a bus stop on Doaks Ferry Rd NW included in the future
development plans at the northern most edge of the property. Cherriots requested to work
with the City and/or developer on the location and design of a bus stop to serve the subject
property with Route 16 in the future.

Oregon Department of Land Conservation and Development (DLCD): No comments
have been received.

Neighborhood Association and Public Comments

The subject property is located within the boundaries of the West Salem Neighborhood
Association (WSNA).

Open House/Neighborhood Association Meeting: Prior to application submittal, SRC
300.320 requires the applicant for a proposed minor amendment to the City's comprehensive
plan map to either arrange and conduct an open house or present their proposal at a
regularly scheduled meeting of the neighborhood association within which the property is
located. On June 21, 2021, the applicant’s representative attended the WSNA Neighborhood
Association Meeting, to present their proposal. A summary of the comments provided at the
neighborhood association meetings is included in Attachment B.

Neighborhood Association Comments: Notification of the proposal was originally sent to
WSNA on November 29, 2021, and again on December 30, 2021. At the time of this staff
report’s writing, comments have been received from the West Salem Neighborhood
Association and are included as Attachment F. The following is a summary of the comments
and concerns received:

e Comments indicating concerns relating to the proposal, including but not limited to:
o Justification of approval criteria
o Effects on transportation facilities
o TRP Analysis & policy concerns

Staff Response: Justifications for approval criteria is included in Sections 2 and 3
below. The TPR analysis is required to demonstrate that the proposed Comprehensive
Plan Change and Zone Change will not have a significant effect on the transportation
system as defined by OAR 660-012-0060. The Assistant City Traffic Engineer concurs
with the TPR analysis findings and has recommended a condition to limit the
development on the 24.84-acre site to 2,270 average daily vehicle trips to mitigate
impacts. Future development plans for the property will require additional review of
traffic impacts and required infrastructure to support development.

Public Comments: In addition to providing notice to the neighborhood association, notice
was also provided, pursuant to SRC 300.620(b)(2)(B)(iii), (vi), & (vii), to all property owners
and tenants within 250 feet of the subject property. As of the date of completion of this staff
report twenty-two comments have been received from surrounding property owners or
interested individuals. Comments are summarized and addressed below:
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Comments indicating concerns relating to the proposal’s impact on traffic, including but
not limited to:

o Increased congestion

Lack of additional bridge connection

Poor road structure or inadequate street infrastructure

Traffic during school hours & pedestrian safety

o O O

Staff Response: As indicated above, the TPR analysis is required to demonstrate that
the proposed Comprehensive Plan Change and Zone Change will not have a
significant effect on the transportation system as defined by OAR 660-012-0060. The
Assistant City Traffic Engineer concurs with the TPR analysis findings and has
recommended a condition to limit the development on the 24.84-acre site to 2,270
average daily vehicle trips to mitigate impacts. Future development plans for the
property will require additional review of traffic impacts and required infrastructure to
support development.

Comments indicating concerns relating to the proposal’s impact on the surrounding
natural environment, including but not limited to:

o Tree removal

o Damage to wetlands

o Negative impacts on wildlife

o Stormwater

Staff Response: The subject property is not designated as an open space or scenic
area, and there are no protected natural resources on site. Land located within the
Urban Growth Boundary is considered urbanizable and is intended to be developed to
meet the needs of the City, and the effects of urban development on air, water and
land resources are anticipated. Development of the property is subject to tree
preservation, and stormwater and wastewater requirements of the UDC which are
intended to minimize the impact of development on the state’s natural resources.

Comments indicating several concerns with the multi-family designation:
o Density too high for surrounding single-family neighborhoods

Too many multi-family developments and apartments in the area
The potential impact to privacy for the surrounding properties

A detriment to the entire neighborhood

The decrease in property values

O O O O

Staff Response: The applicant is applying for a Minor Comprehensive Plan Map
Amendment and Zone Change, which does not include specific plans for development
at this time. Any future development proposal will be reviewed separately, and notice
will be sent to property owners and tenants within 250 feet of the subject property.
Multiple family design standards established in SRC Chapter 702 require mitigating
features such as setbacks and screening to ensure an adequate transition between
the height, bulk, and scale of higher density development and the nearby single-family
residences. The criteria for approval of a Minor Comprehensive Plan Map Amendment
and Zone Change application do not require a demonstration that property values will
not be adversely affected.
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Homeowners Association: The applicant indicated that the property is not part of a
Homeowner’s Association (HOA).

Applicant Submittal Information

Requests for Minor Comprehensive Plan Amendments and Zone Changes must include a
statement addressing each applicable approval criterion and standard. The applicant
submitted such statements and proof, which are included in their entirety as Attachment C of
this staff report. Staff utilized the information from the applicant’s statements to evaluate the
applicant’s proposal and to compose the facts and findings within the staff report.

. FINDINGS ADDRESSING THE APPLICABLE SALEM REVISED CODE CRITERIA FOR A

COMPREHENSIVE PLAN MAP AMENDMENT

Amendments to the Comprehensive Plan Map are classified as either major or minor.
Because the proposed amendment affects only a small number of properties in a defined
vicinity rather than a large number of properties across the city, the proposal meets the
definition of a Minor Plan Map Amendment pursuant to SRC 64.025(a)(2).

Salem Revised Code (SRC) 64.025(e)(2) establishes the approval criteria for Minor
Comprehensive Plan Map amendments. In order to approve a quasi-judicial plan map
amendment request, the decision-making authority shall make findings of fact based on
evidence provided by the applicant that demonstrates satisfaction of all the applicable criteria.
The applicable criteria are shown below in bold print. Following each criterion is a
finding/response in relation to the requested amendment.

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

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

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

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

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

(bb) Whether the physical characteristics of the property are better suited
to the uses in the zone as opposed to the uses permitted by the
Comprehensive Plan Map designation;
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(cc) Whether the property has been developed for uses that are
incompatible with the Comprehensive Plan Map designation; and

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

Applicant Statement: There is a shortage of appropriately designated vacant multi-family
sites within this vicinity. The nearest parcels zoned RM-II are located approximately one mile
east of this site and they are already fully developed. This site gives the applicant the ability
to provide additional multi-family housing with a diverse variety of residential units, providing
options for varying income levels with this area and to help Salem meet its current housing
needs. As shown on the City’s land zoning map, currently there are no other available RM-I1
properties near the subject property. This proposal can help in reducing Salem’s deficiency in
multi-family housing during the projected growth of population over the next few decades.

The Salem Housing Needs Analysis and Work Plan and City Council Resolution No. 2016-05
clearly identify a growing need for multi-family housing. This increase in demand for higher
density housing throughout the City of Salem is identified within the Salem Housing Needs
Analysis, which states “Salem has a deficit of capacity in the MF designation, with a deficit of
2,897 dwelling units and a deficit of 207 gross acres of residential land.” Salem continues to
have a surplus of developable single-family residential land. With a multi-family designation,
the subject property can be developed with higher density residential dwellings, and the
rezone can help maximize the density while helping to meet the housing needs within the
Salem Urban Growth Boundary.

Finding: The applicant has provided findings which can be found in Attachment C of this
report. The applicant asserts the proposal is justified based on: (i) Alteration in
Circumstances. Social, economic, or demographic patterns of the nearby vicinity have so
altered that the current designations are no longer appropriate; and (ii) Equally or Better
Suited Designation. A demonstration that the proposed designation is equally or better suited
for the property than the existing designation. The applicant does not assert that a mistake
has been made in the application of the Developing Residential designation to the subject
property.

Staff concurs with the applicant’s assessment of the goals identified in the City’s Housing
Needs Analysis (HNA). The City has accepted, but not adopted, the HNA prepared in 2015
which indicates a large surplus of available land for single-family detached housing, primarily
consisting of lands within the “Single Family Residential” and “Developing Residential”
designations, and a deficit of land available for multifamily residential development. The
proposal would convert approximately 24.8 acres from a “Developing Residential”
designation to a Multiple Family Residential designation, where the HNA identifies a deficit.
With a Multiple Family Residential designation, the subject property could be developed as
multi-family dwellings; the rezone helps increase the potential density of the property while
helping to meet housing needs within the Salem Urban Growth Boundary.

Staff further concurs with the applicant’s written statement regarding the City’s three-phase
work plan to overcome the deficit of multifamily development land by: (1) Expanding Housing
Choices, (2) Encouraging Multi-family Development, and (3) Re-designation of Land. The
proposed zone change to “Multiple Family Residential” aligns with these three objectives as
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well as Goal 10 requirements to create more diverse housing type options, thus making this
site an excellent candidate for the RM-Il zoning designation.

Several factors make the subject property especially well-suited for the Multiple Family
designation. The subject property has direct access to, and may provide future street
connectivity to, a collector street (Landaggard Drive NW), access to a minor arterial (Doaks
Ferry Road NW), and access to a major arterial (Orchard Heights Road NW). The site is
located in close proximity to five public schools within 0.6 miles or less, which are currently
expanding and upgrading their facilities as a part of the Salem/Keizer School District's 2018
bond approval to accommodate the expected growth in student demand: West Salem High
School, Straub Middle School, Kalapuya Elementary School, Brush College Elementary
School, and Chapman Hill Elementary School. The applicant’s written findings indicate that
the site is better suited as a multi-family use due to its proximity to a high school, middle
school, and elementary schools, as well as major and minor arterials and collector streets.
This proposal creates an ideal opportunity for high utilization of public transit, safe and
convenient bicycle and pedestrian access from within and around the site and allows for
efficient connections to the adjacent residential areas, transit stops, schools, parks, and
neighborhood activity centers all within one-half mile of the site.

Staff concurs that the proposed change to the comprehensive plan map designation of the
subject property would afford additional dwelling units based on the minimum density
standards of the RM-Il zone, thereby accommodating a growing population and reducing the
deficit identified in the HNA. In addition, because the property is split-zoned and will maintain
a “Mixed Use” designation for 12 acres of the southern portion of the property, the Multiple
Family designation is better suited for the northern portion of the property as the two zones
would have the same minimum residential density, and businesses within the mixed use
portion and will offer nearby amenities to residents of future development as well as the
surrounding neighborhood. Furthermore, the higher classification streets in the vicinity
provide sufficient access for future mixed uses and multi-family development. Considering
these factors, the subject property is equally or better suited for the proposed designation
than its current designation. The proposal meets this criterion.

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

Finding: The subject property is within the Urban Service Area. Water, sewer, and storm
infrastructure are available within surrounding streets/areas and appear to be adequate to
serve uses allowed by the proposed comprehensive plan map designation. Site-specific
infrastructure requirements will be addressed at the time of development through the site plan
review process (SRC Chapter 220). The proposal meets this criterion.

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

Finding: The subject property is surrounded by Single-Family Residential (RA) designated
land to the west and north, a City park to the east (opposite of Doaks Ferry Road), and an
undeveloped NCMU portion of the site (approximately 12 acres) that is currently on track to
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be rezoned to MU-II as a part of the “Our Salem” project; directly south and on the opposite
side of Orchard Heights Road is West Salem High School. This site’s unique location and its
abutting and nearby uses create an opportunity to efficiently develop this site for multi-family
use, complementing the surrounding uses and amenities. Future development will be part of
the solution of the limited supply of multi-family development land within the city. Future
development will comply with the City’s standards and criteria for development, design, and
site plan review. The proposal would allow for reasonable development of the property in a
manner which compliments the existing neighborhood. The applicant asserts that the
proposal provides a highly desirable residential housing option, will serve the current and
future needs of the community, and supports the City of Salem’s urbanization and housing
goals. Staff finds that the proposal provides for the logical urbanization of land. The proposal
meets this criterion.

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

Finding: The applicable Goals and Policies of the Comprehensive Plan are addressed as
follows:

Salem Urban Area Goals and Policies, Residential Development Goal (Page 30, Salem
Comprehensive Policies Plan):

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

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

Staff Response: The City has accepted, but not adopted, a Housing Needs Analysis (HNA)
prepared in 2015 which indicates a large surplus of available land for single-family detached
housing, primarily consisting of lands within the “Single Family Residential” and “Developing
Residential” designations and a deficit of land available for multifamily residential
development. The proposal would convert 22.8 acres from “Developing Residential”
designation and approximately two acres from “Mixed Use” designation to a “Multiple Family
Residential” designation, where the HNA identifies a deficit.

b. The capacity of land resources given slope, elevation, wetlands, flood
plains, geologic hazards and soil characteristics.

Staff Response: The land proposed for the comprehensive plan map changes appears to
have capacity for multiple family residential development. The topography of the subject
property slopes gently upward from east to west and varies in elevation from approximately
298-feet to 406-feet above mean sea level. The relative environmental suitability of the
property for multiple family residential development is even greater when compared to the
steeper residential properties in the southern reaches of the City. There are no wetlands on
the subject property, and it is not within a floodplain or floodway.
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c. The capacity of public facilities, utilities, and services. Public facilities,
utilities, and services include, but are not limited to municipal services
such as water, sanitary and storm sewer, fire, police protection and
transportation facilities.

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

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

Staff Response: The property is located in an urbanized area of the city where services exist
in the vicinity, including shopping, employment, entertainment, parks, and elementary, middle
and high schools. The Doaks Ferry Road and Orchard Heights Road corridors are abutting
the property to the east and south, linking with the West Salem Business District which has
commercial nodes providing a wide range of shopping, employment, and entertainment
opportunities. There are multiple parks and religious institutions within the vicinity, as well as
five nearby schools.

e. The character of the existing neighborhoods based on height, bulk
and scale of existing and proposed development in the neighborhood.

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

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

Staff Response: The subject property is located within the Urban Service Area and
adequate utilities are available to serve the property. The subject property is not located
within the boundaries affected by specific development plan or urban renewal area. The
change to the West Salem Neighborhood Plan is addressed in section 2 below.

g. The density goal of General Development Policy 7.

Staff Response: General Development Policy 7 provides in part that “the cumulative effect of
all new residential development in the Salem urban area should average 6.5 dwelling units
per gross acre of residential development.” When applied to the subject property, the range
of densities allowed in zones implementing the Multiple Family Residential designation
provides for more dwelling units than the 6.5 dwelling units per acre, which is consistent with
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the Housing Needs Analysis (HNA) prepared in 2015. The applicant proposes not to exceed
500 multi-family units for this site. With the portion of this site being approximately 24.8 acres
in size, the proposed density, based on the applicant’s submitted material, is approximately
20-units per acre.

Policy E.2  Residential uses and neighborhood facilities and services shall be located to:
a. Accommodate pedestrian, bicycle and vehicle access;
b. Accommodate population growth;
c. Avoid unnecessary duplication of utilities, facilities, and services; and
d. Avoid existing nuisances and hazards to residents.

Staff Response: The subject property abuts Doaks Ferry Road NW, classified as a Major
Arterial in the Salem TSP. The proposed Multi-Family Residential designation would
accommodate a greater number of dwelling units than the current Residential Agriculture
zoning designation. Review of future development at the site will ensure necessary
improvements for street, curb, sidewalk, and utility infrastructure will be provided, and
unnecessary duplication of utilities, facilities, and services will be avoided. Finally, Staff is
unaware of any unreasonable nuisances or hazards to residents in the immediate vicinity.

Policy E.6  Multi-family housing shall be located in areas proximate to existing or
planned transportation corridors, public facilities and services:

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

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

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

(1) Employment centers;
(2) Shopping areas;

(3) Transit service;

(4) Parks;

(5) Public buildings.

Staff Response: The RM-II (Multiple Family Residential) zone proposed to implement the
designation includes a minimum density of 12 units and maximum density of 28 units per
gross acre, encouraging efficient use of residential land and public facilities while allowing for
a variety of housing types. As described within the findings above, the immediate vicinity
includes a range of densities within existing developments. There are two Cherriots Transit
stops near the site: one on Orchard Heights Road near Doaks Ferry Road (Routes 16 and
23), and one on Titan Drive at West Salem High School (Route 16). Existing transportation
infrastructure, including pedestrian and automobile facilities, is available in the surrounding
area to connect to nearby employment centers, shopping areas, parks, and public buildings.

Policy E.7  Residential neighborhoods shall be served by a transportation system that
provides access for pedestrian, bicycles, and vehicles while recognizing the
neighborhoods physical constraints and transportation service needs:
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a. The transportation system shall promote all modes of transportation
and dispersal rather than concentration of through traffic;

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

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

Staff Response: Future development of the subject property would create new streets
and/or private drives, as well as improvements to Doaks Ferry Road providing increased
opportunities for public transportation, safe bicycle and pedestrian access to local schools
and parks, and enhancing access to the site and surrounding properties with a variety of
routes with or without driving. The existing transportation system serving the residential
neighborhood, which includes the subject property, allows for short trips within the
neighborhood to be made by a variety of routes, with or without driving. Future development
at the property will be reviewed for adherence to the TSP, as well as on-site features such as
pedestrian access.

Policy E.10 Requests for rezonings to higher density residential uses to meet identified
housing needs will be deemed appropriate provided:
a. The site is so designated on the comprehensive plan map;
b. Adequate public services are planned to serve the site;
c. The site’s physical characteristics support higher density
development; and
d. Residential Development Policy 7 is met.

Finding: The applicant’s proposal includes a request for a quasi-judicial zone change from
RA (Residential Agriculture) to the higher density RM-II (Multiple Family Residential) zone.
The RM-Il zone implements the “Multi-Family Residential” Comprehensive Plan Map
designation proposed as part of the consolidated application. As described in findings above,
the subject property is located within the Urban Service Area. Water, sewer, and storm
infrastructure are available within surrounding streets/areas and appear to be adequate to
serve the proposed development. The property is unencumbered by sensitive areas such as
wetlands or riparian areas. The existing street network in the vicinity meet the circulation
requirements of Residential Development Policy 7.

Staff finds that the proposal is consistent with the applicable Goals and Policies of the
Comprehensive Plan.

The applicable Statewide Planning Goals are addressed as follows:

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

Staff Response: Prior to application submittal, SRC 300.320 requires the applicant for a
proposed minor amendment to the City's comprehensive plan map to either arrange and
attend an open house or present their proposal at a regularly scheduled meeting of the
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neighborhood association which the property is located within. On June 21, 2021, the
applicant’s representative attended the regularly scheduled West Salem Neighborhood
Association (WSNA) Meeting to present the proposal. A summary of the comments provided
at the neighborhood association meeting is included as Attachment B. A public hearing
notice was mailed to the affected property owner(s), tenants within 250 feet of the subject
property, and to WSNA. The property is not within a Homeowner Association. This satisfies
the citizen involvement requirements described in Goal 1.

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

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

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

Staff Response: The subject property is not designated as an open space or scenic area,
and there are no protected natural resources on site. The property is not within the Historic or
Cultural Resources Projection Zone. The proposal conforms to this statewide planning goal.

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

Staff Response: Land located within the Urban Growth Boundary is considered urbanizable
and is intended to be developed to meet the needs of the City, and the effects of urban
development on air, water and land resources are anticipated. Development of the property is
subject to tree preservation, and stormwater and wastewater requirements of the UDC which
are intended to minimize the impact of development on the state’s natural resources. The
proposal is consistent with Goal 6.

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

Staff Response: The subject property is not located within a floodplain or floodway nor does
it contain any landslide hazards. All development of the subject property will be subject to
applicable review, including evaluation of landslide hazards. The proposal is consistent with
Goal 7.

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

Staff Response: The subject property is not within an identified open space, natural or
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recreation area, and no destination resort is planned for this property. Therefore, Goal 8 is
not applicable to this proposal.

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

Staff Response: In 2014, the City conducted a study called the Salem Economic
Opportunities Analysis (EOA). The EOA examined Salem’s needs for industrial and
commercial land through 2035 and concluded that Salem has a projected commercial land
shortage of 271 acres and an industrial land surplus of approximately 907 acres. The EOA
provides strategies to meet the projected employment land needs in the Salem area. In 2015,
the City Council adopted the EOA and updated the Comprehensive Plan accordingly. The
City now uses the EOA and its findings to inform policy decisions, including how to respond
to requests for rezoning land. Additionally, because the existing zoning designation for the
subject property is residential, the change to a higher density residential zoning does not
impact the City’s industrial or commercial property, and therefore does not subtract from
economic development opportunities associated with those properties and zoning
classifications. The proposal is consistent with Goal 9.

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

Staff Response: In 2015, the City conducted a Housing Needs Analysis (HNA) to develop
strategies for the community to meet housing needs through 2035 and to inform policy
decisions related to residential land. According to the Housing Needs Analysis (HNA), “Salem
has a deficit of capacity in the MF designation, with a deficit of 2,897 dwelling units and a
deficit of 207 gross acres of residential land.” With a Multi-Family Residential designation, the
subject property could be developed as multi-family dwellings; the change in designation and
rezone increases potential density while helping to meet housing needs within the Salem
Urban Growth Boundary. The proposed change to the 24.84-acre portion of the property
could provide between 297 and 694 dwelling units based on the minimum and maximum
density standards of the RM-Il zone. The increase in density allowed by the proposed change
would reduce the deficit identified in the HNA.

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

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

Staff Response: The subject property is located inside the Urban Service Area. Water,
sewer, and storm infrastructure are available within surrounding streets/areas and appear to
be adequate to serve uses allowed under the proposed designation. Site-specific
infrastructure requirements will be addressed through the site plan review process set forth in
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SRC Chapter 220. The request allows for the efficient use and development of property,
requiring minimal extension of new public services.

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

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

The applicant for a comprehensive plan change is required to submit a Transportation
Planning Rule (TPR) analysis to demonstrate that their request will not have a “significant
effect” on the surrounding transportation system, as defined above or to propose mitigation of
their impact.

The applicant submitted a Transportation Planning Rule (TPR) Analysis in consideration of
the requirements of the Transportation Planning Rule (OAR 660-012-0060). The TPR
analysis demonstrates that the proposed comprehensive plan change and zone change will
not have a significant impact on the transportation system. The Assistant City Traffic
Engineer has reviewed the proposed Comprehensive Plan Change and Zone Change and
concurs with the applicant’s conclusion that it complies with OAR 660-012-0060 and does not
cause a “significant effect” to the City’s transportation system. The submitted TPR analysis
proposes a trip cap equal to 500 multi-family units on the site. The Assistant City Traffic
Engineer concurs with the TPR analysis findings and recommends a condition to limit the
development on the 24.84-acre site to 2,270 average daily vehicle trips. Therefore, with the
condition in place under Section 3 below, the proposal complies with Goal 12.

Statewide Planning Goal 13 — Energy Conservation: Requires local governments to
consider the effects of its comprehensive planning decision on energy consumption.

The applicant indicates that the proposed redevelopment plan will repurpose vacant or
unused land and that the resulting uses will be built to comply with current energy efficient
standards resulting in a more energy efficient use of the property, consistent with Goal 13.

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

Staff Response: The subject property is located within the Urban Growth Boundary (UGB),
and public facilities required to serve future development at the property are located nearby.
The proposed comprehensive plan map amendment will allow the efficient use of vacant land
within the UGB in compliance with Goal 14.

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

Finding: The proposed Comprehensive Plan Map amendment from Developing Residential
to Multi-Family Residential is in the public interest and would be of general benefit because it
would increase the number of housing units that can be provided on the subject property,
consistent with the planned capacity of infrastructure serving future development. The
proposed change in land use designation is consistent with the location and character of the
surrounding area, with adjacent land use designations, and with the transportation facilities
available to serve the property. The proposal satisfies this criterion.

. WEST SALEM NEIGHBORHOOD PLAN

Finding: The property is located within the boundaries of the West Salem Neighborhood
Association. The West Salem Neighborhood Plan was adopted in 2004 and is in effect
pursuant to SRC Chapter 64. The criteria for approval of a Neighborhood Plan Change are
the same as the Minor Comprehensive Plan Map amendment, the findings above
adequately address the proposed Neighborhood Plan change.

. FINDINGS ADDRESSING APPLICABLE SALEM REVISED CODE APPROVAL CRITERIA

FOR QUASI-JUDICIAL ZONE CHANGE

The following analysis addresses the proposed zone change for the northern portion of the
subject property from RA (Residential Agriculture) and a 2-acre portion of NCMU to RM-II
(Multiple Family Residential).

SRC Chapter 265.005 provides the criteria for approval for Quasi-Judicial Zone Changes. In
order to approve a quasi-judicial zone change request, the review authority shall make
findings based on evidence provided by the applicant demonstrating that all the following
criteria are satisfied. The extent of the consideration given to the various criteria set forth
below depends on the degree of impact of the proposed change, and the greater the impact
of a proposal on the area, the greater the burden is on the applicant to demonstrate the zone
change is appropriate.

The applicable criteria and factors are stated below in bold print. Following each criterion is a
response and/or finding in relation to the requested zone change.

SRC 265.005(e)(1)(A). The zone change is justified based on one or more of the
following:
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(i) A mistake in the application of a land use designation to the property

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

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

Finding: The applicant states the proposal satisfies both criterion (ii) — there has been a
change in the economic, demographic, or physical character of the vicinity such that the zone
would be compatible with the vicinity’s development pattern, and; criterion (iii) — the proposed
zone change is equally or better suited for the property than the existing zone. As addressed
in section 1 above, the physical characteristics of the property, including its proximity to local
schools, major and minor arterials and collector streets, and convenient access to local retail
and services, are appropriate for the proposed zone. The subject property creates an ideal
opportunity for higher utilization of public transit, safe bicycle and pedestrian access from
within and around the site by allowing for efficient connections to adjacent residential areas,
transit stops, schools, parks, and neighborhood activity centers all within one-half mile of the
development.

According to the Housing Needs Analysis, “Salem has a deficit of capacity in the MF
designation, with a deficit of 2,897 dwelling units and a deficit of 207 gross acres of
residential land”, while finding that the city has a surplus of available single-family residential
land. The proposed change in designation and zone change would allow for future multi-
family development which will help to meet the changing needs of the Salem urban area.
With the RM-Il zone, the subject property could be developed as multi-family dwellings; the
rezone helps increase the residential density while helping to meet housing needs within the
Salem Urban Growth Boundary. The criterion is met.

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

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

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

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

(D) The zone change complies with applicable Statewide Planning Goals and
applicable administrative rules adopted by the Department of Land Conservation
and Development.
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Finding: Findings addressing the minor comprehensive plan map criterion SRC
64.025(e)(2)(D), included above in this report, address the conformance of the proposal with
the applicable provisions of the Statewide Planning Goals for this consolidated application.
The proposal satisfies this criterion.

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

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

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

Finding: The applicant submitted a Transportation Planning Rule (TPR) Analysis in
consideration of the requirements of the Transportation Planning Rule (OAR 660-012-0060).
The TPR analysis is required to demonstrate that the proposed Comprehensive Plan Change
and Zone Change will not have a significant effect on the transportation system as defined by
OAR 660-012-0060. The Assistant City Traffic Engineer has reviewed the proposed
Comprehensive Plan Change and Zone Change and concurs with the applicant’s conclusion
that it complies with OAR 660-012-0060 and does not cause a “significant effect” to the City’s
transportation system. The submitted TPR analysis proposes a trip cap equal to 500 multi-
family units on the site. The Assistant City Traffic Engineer concurs with the TPR analysis
findings and recommends a condition to limit the development on the 24.84-acre site to 2,270
average daily vehicle trips. Therefore, the following condition applies:

Condition 1:  The transportation impacts from the 24.84-acre site shall be limited to a
maximum 500 multi-family units and a cumulative total of 2,270 average
daily vehicle trips.

As conditioned, the proposal meets this criterion.

(G)The property is currently served, or is capable of being served, with public
facilities and services necessary to support the uses allowed in the proposed
zone.

Finding: Findings addressing the Comprehensive Plan Change criterion SRC
64.025(e)(2)(B), included above in this report, address the public facilities and services
available to support multiple family uses allowed on the subject property as a result of the
proposed zone change. The proposal satisfies this criterion.
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CONCLUSION

Based on the facts and findings presented herein, Staff concludes the proposed Minor
Comprehensive Plan Map Amendment and Zone Change, for property located on the 2100
Block of Doaks Ferry Rd NW, satisfy the applicable criteria contained under SRC
64.025(e)(2) and SRC 265.005(e)(1) for approval.

RECOMMENDATION

Staff recommends that the Planning Commission adopt the facts and findings of the staff
report and APPROVE the following actions for a 24.8-acre portion of the subject property,
which is 36.86 acres in total size, designated “Developing Residential” and “Mixed Use” on
the Comprehensive Plan Map, split-zoned RA (Residential Agriculture) and NCMU
(Neighborhood Center Mixed Use), and located at the 2100 Block of Doaks Ferry Rd NW
(Polk County Assessor Map and Tax lot 073W17B / 00400):

A. APPROVE Minor Comprehensive Plan Map Amendment from “Developing
Residential” (22.84 acres) and “Mixed Use” (2 acres) to “Multiple Family Residential”;

B. APPROVE Neighborhood Plan Map Amendment to “Multiple Family Residential”’; and

D. APPROVE Zone Change from RA (Residential Agriculture) (22.84 acres) and NCMU
(Neighborhood Center Mixed Use) (2 acres) to RM-1l (Multiple Family Residential),
subject to the following condition of approval:

Condition 1:  The transportation impacts from the 24.84-acre site shall be limited to
a maximum 500 multi-family units and a cumulative total of 2,270
average daily vehicle trips.

Attachments:

Vicinity Map, Comprehensive Plan Map and Zoning Map

West Salem Neighborhood Association Meeting Summary June 21, 2021
Site Plan and Applicant’s Written Statements

Memo from the Public Works Department

Comments from Salem-Keizer Public Schools

Comments from West Salem Neighborhood Association

TMooOwy

Prepared by Jamie Donaldson, Planner Il
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Attachment A

Vicinity Map

2100 Block of Doaks Ferry Road NW
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21-114252
82 — Neighborhood Association Contact / Titan Hill Comprehensive Plan Amendment

TITAN HiLL PROPERTY LLC
Salem, Oregon

A Land Use Application for:

Type Ill Process
Minor Comprehensive Plan Amendment. 64.020(c)

Applicant:
Titan Hill Property LLC

Submitted:
July 30, 2021

Prepared by:

Titan Hill Property LLC
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ENGINEERING SERVICES, INC.

June 7, 2021
Dear Neighbor:

On behalf of the developer, we cordially invite you to attend a virtual West Salem Neighborhood Association meeting where
we will be discussing our proposed Comprehensive Plan/Zone Change from RA (Residential) to RMII (Multi-Family), for the
northern portion of property located on Orchard Heights Road (073W17B/Tax Lot 400). The meeting will be held 7:00p.m.
on Monday, June 21, 2021,

Join virtually: https://us02web.zoom.us/j/85422358387?pwd=QlU2ckiwVjcxUEQ2SEZPYIFKVGVDQTO9
Dial in: 1 669 900 6833

Meeting ID: 854 2235 8387

Passcode: 343203

We look forward to sharing our proposal. If you have questions regarding the meeting, please contact me at (503) 363-
9227. Thank you, Brandie Dalton (Land-Use Consultant)

Multi/Tech Engineering Services, Inc. (503) 363-9227 PHONE
1155 13th Street SE (503) 364-1260 FAX

Salem OR 97302 office@mtengineering.net



West Salem Neighborhood Assaciation
Positive and Productive

General Meeting Agenda
June 21,2021
WSNA General Meeting
Monday, June 21, 7:00 PM
VIRTUAL ZOOM MEETING

U E0)

Join virtually: https://us02web.zoom.us/j/85422358387 ?pwd=QIU2ckJwVjcxUE02SEZPYIFKVGVDQTO09

Dial in: 1 669 900 6833
Meeting ID: 854 2235 8387
Passcode: 343203

Chair—Mike Freitas, michaelfreitas9459@att.net

Vice-Chairs— Jason Staats
Secretary— Vacancy

AGENDA

Meeting call to order

Pledge of Allegiance > Led by Jason Staats
Any additions to agenda from the body

Open Action Items:
Marina Drive
o Steve Anderson brief update

NEW BUSINESS

Join us online, on Facebook at
https://www.facebook.com/groups/WestSalem

Committee Update Information
o Welcoming/Inclusion Committee
o Houseless/Homeless

Brandie Dalton
o Multi/Tech Engineering Services, Inc

NA/

This is an open meeting; the public is
invited.

ITEMS ON THIS AGENDA MAY
BE SUBJECT TO VOTE

Links for more information:
WSNA -
http://www.cityofsalem.net/Pages /west-

salem- neighborhood-association.aspx

Land Use (chair: Steve Anderson) -
https:/ /www.facebook.com/groups /19201235

84965094/

= Rezoning the northern portion of the site from RA (Residential Agriculture) to RMII (Multi-Family

Residential)
Bylaw’s update. Jessica Martin & Rose Thrasher
o Call for vote to accept new bylaws.

Social Media Operating Guideline
o Update on change

o Call for vote to accept and as an addendum to bylaws.




e Land Use Appeal
o Steve Anderson brief update
» (all for vote to approve appeal.
s Patricia Farrell
o Salem Climate Action Plan Manager
»  The city is preparing a Climate Action Plan and we would like to talk to your neighborhood
association about ideas for reducing our greenhouse gas emissions and making Salem more resilient.
¢ Salem Parks Foundation Grant
o Micki Varney update
e Wallace Road Update
o Nick Fortey brief update
¢ Finance Report

e Reports by committee
o Any questions on any of the committee reports
e QOur Salem
o Will try to answer any questions the general membership has at this time.
¢ Open Discussion
o Any questions on anything
e Committees
o Still looking for more volunteers
* Houseless
*  Welcoming/Inclusion
» Disaster Recovery
¢ Meetings going forward.
o Mike will provide an update.
¢ Call to adjourn meeting.

Next Meeting
Is scheduled for Monday July 19th at 7: 00 PM via Zoom.

Equity Statement

The WSNA (WestSalem Neighborhood Association)is committed toreducing equity
gaps, increasing accessforall, and creating asafe community foreveryone.

Safety and belonging for all West Salem residents is vital. We must be inclusive in
conducting business and promoting policies that protect age, race, ethnicity, gender, sexual
orientation, ability, religion, and other individual identities.

The association commits to integrating equity into the fabric of our association and the
delivery of publicservicesin pursuitof equal, fair, and just outcomes forall.
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West Salem Neighborhood Association
Pasitive and Productive

WSNA Meeting Minutes

June 21,2021

Call Meeting to Order

Meeting was called to order at 7:02PM

Pledge of Allegiance > Led by Jason Staats

AGENDA (Additions / Changes)

o Added the approval of the May minutes.
o Added the Salem Police Department
o Removed the Bylaws.

Minutes App

Micki Varney motioned to approve minutes.

EM second the motion

Discussion was called -no discussion took place.
Vote was called motion passed.

Meeting Notes

o Steve gave brief update not much movement has taken place over
the last month. Steve will reach out to councilors in mid-July fo see
how we can move the project along.

e SalemPD

o Provided some warm weather tips and other areas.

=  When leaving the house be sure to close your windows and

| sliding doors no matter how hot it is. It is better to come

| home to a hot house with your items still there then a hot
house with stuff missing.

= [nreference to your car, you should not leave anything in it
for example a gym bag with dirty clothes in it to a burglar
looking in the car could be a possible gold mine and then
you end up with a broken window.

|
|
|
|
|
|
e Marine Drive
|
|




»  Question came up about recent mail thefts and thEreist
much the police department can do unless they can thé

| _ person in the act. Mail is delivered at different time. The PD

i suggest that if you investigate a locking type of mailbox to

prevent or deter the thefts.

' e Rezoning of Landaggard

| = There is currently a developer who would like to have

| property rezoned RA (Residential Agriculture) to RMII (MUl

! Family Residential) and is being represented by Multi/ )

l Engineering Services, Inc

| = Multi/Tech asked to present their plan on the rezoning

| provided a map of the area and a rough idea of what was

| being planned.

» The developer was also in attendance with a spokesperson

as well (John Eld and Mark Lowen) participated in the
conversation. At the current time, the developer does not
have a site plan to share however stated that they must
meet city's zoning requirements and meet the 12 units per
acre.
= The developer was asked if they have done a project like this
here in Salem and the answer is no, however they do have a
project underway in Eugene.
= The residents of the Landaggard asked several questions
| about crime statics about nothing was available. In the area
}' of traffic, the developer will submit a study at the time that
they submit their paperwork to the city.
= this street will become a collector street and will have water
and sewer brought in however it was discussed that if the
residents who already live there would like that service most
likely they will have to pay to have that brought from the
street fo their house.
= |t was also asked if there is any way to create another
entrance to the proposed multifamily use from Doaks Ferry
and our land chair believe that can't be done
= Qur land use chair asked if there was Geotech report and a
DEQ Criteria, the response was that they did not have
anything at this time.
= The chair asked that Brandie Dalton from Multi/Tech to
provide any new inputs to WSNA. Mike also stated that he is
willing to meet with the neighbors from Landaggard to
discuss this issue more. AT this time the WSNA cannot do
anything until the developers present their request to the city
and the city then informs the neighborhood association.
e Bylaws
o The bylaws were pulled from the agenda and will be presented at
the July meeting.
|




e Social Media Operating Guidelines
o The new guidelines were presented for a second reading (origi
May meeting) and a vote was taken.
= Motion fo approve was made by EM Easterly.
= Second By Micki Varney
= Discussion asked (No discussion took place)
= Vote Called (Passed 14 yes, 0 opposed,0 abstain)
e Land Use Appeadl
o The West Salem Neighborhood Association (WSNA) appeals
June 1, 2021, decision for a 27-lot subdivision located on 223
Ferry Road NW Salem, OR (Polk County Assessor Map and Ta
Number: 073W17/380e).
o Brief discussion took place then a motion was asked to approve the
executive board's decision on the appeal.
=  Motion to approve was made by EM Easterly.
= Second By Micki Varney
= Discussion asked (No discussion took place)
= Vote Called (Passed 14 yes, 0 opposed,0 abstain)
| o Salem Climate Action Plan

o Patricia Farrell presented the Climate action plane to the general
membership.
e Parks Foundation Grant
o Micki presented that we did receive a grant for a bench to be
paced and she will work on coordinating this effort.
| ¢ Wallace Road update
’ o Nick had reached out to ODOT however as of the meeting had not
received an official update on the status.
e Finance Report
o Mike stated that we currently have a balance of $1,815.26.
e Future Meeting
o Mike reached out to the city to discuss the possibility of our meetings
could be held in person. The city stated that is up to us, | then
reached out to Roth's to see the availably of meeting their an if
there were any regulations. At this time there was only a 25%
capacity of people allowed and everyone would have to wear
mask. The current decision is that we will contfinue to meet via zoom.
e Open Discussion
o Evan Source provide an update on the chlorine supply and state
that Salem was not in danger of not having enough chlorine.
e Meeting was adjourned at 9:10 PM




WSN

West Salem Neighborhood Assaciation
Positive and Productive

A

General Meeting Agenda
June 21,2021
WSNA General Meeting
Monday, June 21, 7:00 PM
VIRTUAL ZOOM MEETING

Z.00m Infc

Join virtually: https://us02web.zoom.us/j/85422358387 ?pwd=QIU2ckJwVicxUE02SEZPYIFKVGVDQT09

Dial in: 1 669 900 6833
Meeting ID: 854 2235 8387
Passcode: 343203

Chair—Mike Freitas, michaelfreitas9459@att.net
Vice-Chairs— Jason Staats
Secretary— Vacancy

AGENDA /
Meeting call to order /
Pledge of Allegiance > Led by Jason Staats
Any additions to agenda from the body
fA1T57 S ,
PD . Peprd”
Open Actioh Items:/
e Marina Driye
o Stdve Anderson brief update

NEW BUSINESS

e Committee Update Information
o Welcoming/Inclusion Committee
o Houseless/Homeless  ( zs5

e Brandie Dalton
o Multi/Tech Engineering Services, Inc

Join us online, on Facebook at
https://www.facebook.com/groups/WestSalem
NA/

This is an open meeting; the public is
invited.

ITEMS ON THIS AGENDA MAY
BE SUBJECT TO VOTE

Links for more information:
WSNA -

http:/ /www.cityofsalem.net/Pages /west-

salem- neighborhood-association.aspx

Land Use (chair: Steve Anderson) -
https://www.facebook.com/groups /19201235

84965094/

=  Rezoning the northern portion of the site from RA (Residential Agriculture) to RMII (Multi-Family

Residential)
e Bylaw’s update. Jessica Martin & Rose Thrasher
o Call for vote to accept new bylaws.

e Social Media Operating Guideline
o Update on change

o Call for vote to accept and as an addendum to bylaws.



e Land Use Appeal
o Steve Anderson brief update
» Call for vote to approve appeal.
e Patricia Farrell
o Salem Climate Action Plan Manager
*  The city is preparing a Climate Action Plan and we would like to talk to your neighborhood
association about ideas for reducing our greenhouse gas emissions and making Salem more resilient.
e Salem Parks Foundation Grant
o Micki Varney update
e Wallace Road Update
o Nick Fortey brief update
¢ Finance Report

e Reports by committee
o Any questions on any of the committee reports
¢ Our Salem
o Will try to answer any questions the general membership has at this time.
¢ Open Discussion
o Any questions on anything
¢ Committees
o Still looking for more volunteers
* Houseless
»  Welcoming/Inclusion
» Disaster Recovery
e Meetings going forward.
o Mike will provide an update.
e (Call to adjourn meeting.

Next Meeting
Is scheduled for Monday July 19th at 7: 00 PM via Zoom.

Equity Statement

The WSNA (West Salem Neighborhood Association)is committed toreducing equity
gaps, increasingaccessforall, and creating a safe community foreveryone.

Safety and belonging for all West Salem residents is vital. We must be inclusive in
conducting business and promoting policies that protect age, race, ethnicity, gender, sexual
orientation, ability, religion, and other individual identities.

The association commits to integrating equity into the fabric of our association and the
delivery of publicservicesin pursuitofequal, fair, and just outcomes forall.
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Attachment C

EXISTING AND PROPOSED CONDITIONS MAP
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Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

TITAN HiLL PROPERTY LLC
Salem, Oregon

A Land Use Application for:

Type Ill Process
Minor Comprehensive Plan Amendment - 64.020(c)

Applicant:
Titan Hill Property LLC

Submitted:

July 30, 2021
Revised:
November 3, 2021

Prepared by:

Titan Hill Property LLC



Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

Applicant & Property Owner

Civil Engineering

Tax Lot Information:

Lot Area:

Current Zoning District:

Current Comprehensive Plan
Designation

Titan Hill Property LLC
3425 Boone Road SE
Salem, OR 97317

Contact: Mark D. Lowen
503-480-3151 -0
503-586-4104 - ¢
MLowen@liveBSL.com

Contact: John Eld
503-373-3161-0
jeld@liveBSL.com

Multi/Tech Engineering Services, Inc.
1155 SE 13™ Street

Salem, Oregon 97302

Contact: Brandie Dalton
503-363-9227
bdalton@mtengineering.net

Tax Map: 073W17B000400
22.85 acres (after partition)
RA (Residential Agriculture)

DR (Developing Residential) &
NCMU (Neighborhood Center Mixed Use)


mailto:MLowen@liveBSL.com
mailto:jeld@liveBSL.com

Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

Attachments:

(50) Land Use Application:
Type lll / Minor Comprehensive Plan Amendment — SRC 64.020(c)

(51) Vesting Deed - Titan Hill Property LLC

(52) LLC Operating Agreement - Titan Hill Property LLC

(54) Written Statement — Revised 11/2/21

(61) Current Conditions Map - Revised

(66) Current Comprehensive Plan Designation Diagram - Revised
(72) Transportation Planning Rule Analysis (TPR) — New Submission

(82) Neighborhood Association Contact



Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

Background

The subject property is a 22.85-acre infill site, being the northerly portion of Polk County Tax Lot
073W17D000400, which tax lot is approximately 36.72-acres in total (“Tax Lot 400”). This
northerly portion of Tax Lot 400 abuts Doaks Ferry Road on its easterly boundary and lies north
of the intersection of Doaks Ferry Road and Orchard Heights Road in West Salem (See revised
Exhibit 66, Existing Designations Map). The site’s topography generally raises in elevation from
east to west. Please note: Tax lot 073W17D000900 AKA 2357 Orchard Heights Rd is not a part of
this application.

Primary access to the site is from Doaks Ferry Road (major arterial) with an additional point of
access at the northerly termination of Landaggard Drive NW (collector street). Historically, the
parcel has been used for agricultural purposes including orchard and berry farming.

Tax Lot 400 was annexed into the City of Salem in 2007. It is currently zoned RA with a majority
of the parcel lying within the DR (Developing Residential) Comprehensive Plan Designation. The
remainder of the parcel is designated under the Comprehensive Plan as NCMU (Neighborhood
Center Mixed Use). A change to the comprehensive plan designation is proposed for the
southerly portion of Tax Lot 400 (approximately 13 acres), from NCMU to MU-Il as a part of the
“Our Salem” process.

Request

The applicant respectfully requests that the City consider and approve a change in the
comprehensive plan designation for the approximately 22.85 acres identified in this application
from Developing Residential (DR) and Neighborhood Center Mixed Use (NCMU) to Multi-Family
Residential (MF).

HOA - SRC 300.210(a)(10)
The subject property does not lie within the boundaries of a homeowner’s association.

Compliance with City of Salem Development Code

Sec. 64.025(e)(2) Plan Map Amendment

Minor plan map amendment. The greater the impact of the proposed minor plan map
amendment, the greater the burden on an applicant to demonstrate that the criteria are
satisfied. A minor plan map amendment may be made if it complies with the following:

(A) The minor plan map amendment is justified based on the existence of one of the
following:

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



Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

Response: The Salem Housing Needs Analysis and Work Plan and City Council
Resolution No. 2016-05 clearly identify a growing need for multi-family housing.
This increase in demand for higher density housing throughout the City of Salem is
identified within the Salem Housing Needs Analysis, which states “Salem has a
deficit of capacity in the MF designation, with a deficit of 2,897 dwelling units and
a deficit of 207 gross acres of residential land”. Salem continues to have a surplus
of developable single-family residential land. With a multi-family designation, the
subject property can be developed with higher density residential dwellings, and
the rezone can help maximize the density while helping to meet housing needs
within the Salem Urban Growth Boundary.

The City has a three-phase work plan to overcome the deficit of multifamily
development land by: (1) Expanding Housing Choices, (2) Encouraging Multi-family
Development, (3) Redesignation of Land. This proposed zone change to RM-II|
(Multiple Family Residential 1) aligns with these three objectives as well as Goal 10
requirements (ORS 197.295 to 197.314, ORS 197.475 to 197.490, and OAR 600-
008) to create more diverse housing type options, thus making this site an
excellent candidate for the RM-Il Zoning Designation. A unique factor for this site
is its close proximity to five public schools within 0.6 miles or less. This factor
encourages additional consideration for increased density and multi-family
development.

Please note, this rezone includes a 1.05-acre portion that is currently designated
NCMU. This portion is along the southerly edge of the site. This NCMU portion is
being included in the entire 22.85 parcel. The intent is to adjust the northerly
(proposed RM-I1) and southerly (NCMU) parcels to increase the feasibility for
developing both sites due to topographic and design issues The minor adjustment
(1.05 acres) will leave approximately 13 acres as NCMU. Multi-family site and
building design standards allows for increased flexibility with building mass,
articulation, and variations in finish floor elevations to better utilize challenging
topography and other site constraints. Design standards for commercial, retail and
service use allowed in the NCMU zone limit design flexibility. The additional design
flexibility under the RM-Il standards allows for better utilization of this land.

Note: All five of the schools listed below are currently expanding and upgrading their
facilities as a part of the Salem /Keizer School District’s 2018 bond approval to
accommodate the expected growth in student demand.

West Salem High School: 1350 feet from the site

Straub Middle School: 1750 feet from the site

Kalapuya Elementary School: 0.50 mile from the site

Brush College Elementary School: 0.55 mile from the site

Chapman Hill Elementary School: 0.60 mile from the site



Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

(ii)

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

Response: There is a shortage of appropriately designated vacant multi-family sites
within this vicinity. The nearest parcels zoned RM-Il are located approximately one
mile east of this site and they are already fully developed. This site gives the
applicant the ability to provide additional multi-family housing with a diverse
variety of residential units, providing options for varying income levels within this
area and to help Salem meet its current housing needs. As shown on the City’s
land zoning map, currently there are no other available RM-II properties near the
subject property. This proposal can help in reducing Salem’s deficiency in multi-
family housing during the projected growth of population over the next few
decades.

According to the Housing Needs Analysis, “Salem has a deficit of capacity in the MF
designation, with a deficit of 2,897 dwelling units and a deficit of 207 gross acres of
residential land’. With a multi-family designation, the subject property can be
developed as multi-family dwellings, and the rezone helps maximize the density
while helping to meet housing needs within the Salem Urban Growth Boundary.

Furthermore, this site is better suited as a RM-Il use, due to its proximity to a high
school, middle school and elementary schools as well as major and minor arterials
and collector streets (listed below). This proposal creates an ideal opportunity for
higher utilization of public transit, safe and convenient bicycle, and pedestrian
access from within and around the site and allows for efficient connections to the
adjacent residential areas, transit stops, schools, parks, and neighborhood activity
centers all within one-half mile of the development.

This proposed RM-II site will benefit from these major and minor arterial roadways
and collector streets that are abutting or nearby:

Doaks Ferry Road (abutting major arterial) intersecting with Colorado Way
(future collector street)

Landaggard Drive - secondary access (collector street)

Orchard Heights Road (minor arterial) intersecting with Doaks Ferry Road and
Landaggard Drive

This proposal will provide increased opportunities for public transportation, safe
bicycle and pedestrian access to local schools and parks and enhancing access to
this site and surrounding properties.

In conclusion, there are no appropriately designated alternative sites within the
vicinity for the proposed use that are currently vacant. A multi-family use on the
site is better suited for the site because of the location close to schools, parks and
directly accessing a major arterial road and will help to provide additional housing
in the City of Salem. Therefore, the proposal satisfies this criterion has been met.

6



Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

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

Response: City staff has confirmed that the subject parcel is within the Urban Service
Area. Water, sanitary sewer, and storm drainage will be serviced from Doaks Ferry Road.
Water, sanitary sewer, and storm drainage plans will be submitted to the Public Works
Department for final plat and construction plan approval at the final plat stage. The
proposal meets applicable Salem Area Comprehensive Plan Residential Policies for
properties within the Urban Growth Boundary. The proposal encourages the efficient
use of developable residential land. Public facilities and services are or will be available
to serve the site, including services such as water, sanitary and storm sewer, and
fire/life/safety services. This site will receive sanitary sewer service as a part of the
Doaks Ferry Sanitary Sewer Extension Project. A 12” waterline will be extended from
Orchard Heights Road to service this site.

(C) The proposed plan map designation provides for the logical urbanization of land.

Response: This infill site is surrounded by single family residential (RA) land to the west
and north, a city park to east (opposite side of Doaks Ferry Road), and an undeveloped
NCMU site (approx. 13 acres) that is currently on track to be rezoned to MU-Il as a part
of the “Our Salem” program. Directly south and on the opposite side of Orchard Heights
Road from the NCMU/MU-II site is West Salem High School. This site’s unique location
and its abutting and nearby uses create an opportunity to efficiently develop this site for
multi-family use complementing the surrounding uses and amenities. Future
development will be part of the solution for the limited supply of multi-family
development land within the Salem Urban Growth Area, Salem city limits and the West
Salem community. Future development will comply with the City’s development,
design, and site plan review standards and criteria. Collectively, these standards ensure
that future development will connect with abutting developments and reflect the City’s
aesthetic standards. By providing a highly desirable residential housing option, the
proposal will serve the current and future needs of the community and support the City
of Salem’s urbanization and housing goals.

(D) The proposed land use designation is consistent with the Salem Area Comprehensive
Plan and applicable statewide planning goals and administrative rules adopted by the
Department of Land Conservation and Development; and

Response: The MF designation within the Salem Comprehensive Plan is an ideal
adaptation for this site and would meet the following residential development goals:

Salem Urban Area Goals and Policies, Residential Development Goal (Page 30, Salem Comprehensive
Policies Plan):

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

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



Exh 54 REVO1- Written Statement / Titan Hill Minor Comprehensive Plan Amendment

Response: The Housing Needs Analysis (HNA) prepared in 2015 which includes a
Buildable Land Inventory identifying a surplus of approximately 1,975 acres for single
family residential development and a deficit of land available for multifamily residential
development. This proposal converts approximately 21.8 acres of land designated
Residential Agricultural and 1.05 acres from the Mixed-Use designation to a Multi-
Family Residential designation, where the HNA identifies a deficit.

b. The capacity of land resources given slope, elevation, wetlands, flood plains, geologic
hazards and soil characteristics.

Response: The applicant proposes that the parcel for the comprehensive plan map
change has capacity for multiple family residential development. The topography of the
subject property slopes gently upward from east to west and varies in elevation from
approximately 298-feet to 406-feet above mean sea level. There are no wetlands on the
subject property, and it is not within a floodplain or floodway or areas of mapped
landslide hazard.

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

Response: The subject property is within the Urban Service Area. water, sewer, and
storm infrastructure are available within surrounding streets/areas and appear to be
adequate to serve uses allowed by the proposed comprehensive plan map designation.

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

Staff Response: The property is in infill site located in a developing area of the city
where services exist in the vicinity, including shopping, employment, entertainment,
parks, and elementary, middle, and high schools. Doaks Ferry Road and Orchard Heights
Road corridors are located (abutting) east and south of the property, linking with the
West Salem business district which has commercial nodes providing a wide range of
shopping and employment opportunities. There are multiple parks and religious
institutions within the vicinity.

e. The character of the existing neighborhoods based on height, bulk and scale of
existing and proposed development in the neighborhood.

Response: Residential properties in the vicinity are developed at a range of densities.
The proposed Multiple Family Residential site abuts lower density residential properties
to the west, multiple family design standards established in SRC Chapter 702 require
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mitigating features such as setbacks and screening to ensure an adequate transition
between the height, bulk, and scale of higher density development and the nearby
single-family residences.

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

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

g. The density goal of General Development Policy 7.

Response: General Development Policy 7 provides in part that “the cumulative effect of
all new residential development in the Salem urban area should average 6.5 dwelling
units per gross acre of residential development.” The Multiple Family Residential
designation provides for more dwelling units than the 6.5 dwelling units per acre, which
is consistent with the Housing Needs Analysis (HNA) prepared in 2015. The applicant
proposes to not exceed 500 multi-family for this site. With the site being approximately
22.85 acres in size, the proposed density, based on the applicant’s submitted material, is
approximately 22-units per acre.

Policy E.2 Residential uses and neighborhood facilities and services shall be located to:
a. Accommodate pedestrian, bicycle and vehicle access;
b. Accommodate population growth;
¢. Avoid unnecessary duplication of utilities, facilities, and
services; and
d. Avoid existing nuisances and hazards to residents.

Response: The subject property abuts Doaks Ferry Road NW, classified as a major arterial street
in the Salem TSP. The proposed Multi-Family Residential designation would accommodate a
greater number of dwelling units than the current Residential Agricultural zoning designation.
Review of future development at the site will insure necessary improvements for street, curb,
sidewalk, and utility infrastructure. Applicant will provide these improvements as identified
under the conditions of approval.

Policy E.6 Multi-family housing shall be located in areas proximate to existing or planned transportation
corridors, public facilities and services:
a. To encourage the efficient use of residential land and public facilities, development
regulations shall require minimum densities for multiple family residential zones;
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b. Development regulations shall promote a range of densities that encourage a variety of
housing types;
c. Multiple family developments should be located in areas that provide walking, auto, or transit
connections to:

(1) Employment centers;

(2) Shopping areas;

(3) Transit service;

(4) Parks;

(5) Public buildings.

Response: The proposed RM-II (Multiple Family Residential) zone includes a minimum density
of 12 units and maximum density of 28 units per gross acre, encouraging efficient use of
residential land and public facilities while allowing for a variety of housing types. The immediate
vicinity includes a range of densities within existing developments. There are two Cherriot
Transit stops near the site, the first on Orchard Heights Road near Doaks Ferry Road, routes 16 &
26 (0.3 miles) and Titan Drive at West Salem High School, route 16 (0.4 miles).

Existing transportation infrastructure, including pedestrian and automobile facilities are
available, connecting the site to nearby employment centers, shopping areas, parks, and public
buildings.

Policy E.7 Residential neighborhoods shall be served by a transportation system that provides access for
pedestrian, bicycles, and vehicles while recognizing the neighborhoods physical constraints and
transportation service needs:
a. The transportation system shall promote all modes of transportation and dispersal rather
than concentration of through traffic;

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

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

Response: Future development at the subject property would create new streets and / or
private drives, as well as improvements to Doaks Ferry Road providing increased opportunities
for public transportation, safe bicycle and pedestrian access to local schools, parks and
enhancing access to this site and surrounding properties by a variety of routes, with or without
driving. Future development at the property will be reviewed for adherence to the TSP, as well
as on-site features such as pedestrian access.

In conclusion, there are no appropriately designated alternative sites within the vicinity for the
proposed use that are currently vacant. A multi-family use on the site is better suited for the site
because of the location, close to schools, parks and directly accessing a major arterial road and
will help to provide additional housing in the City of Salem. Therefore, the proposal satisfies
this criterion has been met.

10
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Policy E.10 Requests for rezoning to higher density residential uses to meet identified housing needs will
be deemed appropriate provided:

a. The site is so designated on the comprehensive plan map;

b. Adequate public services are planned to serve the site;

c. The site’s physical characteristics support higher density development; and

d. Residential Development Policy 7 is met.

Finding: The applicant’s proposal includes a request for a quasi-judicial zone change from

RA (Residential Agricultural) to the higher density RM-II (Multiple Family Residential) zone.
The RM-Il zone implements the “Multi-Family Residential” Comprehensive Plan Map
designation proposed as part of the consolidated application. As described in findings above,
the subject property is located within the Urban Service Area. Water, sewer, and storm
infrastructure is available and appear to be adequate to serve the proposed development. The
property is unencumbered by sensitive areas such as wetlands or riparian areas. The existing
street network in the vicinity meet the circulation requirements of Residential Development
Policy 7.

Encouraging the efficient use of developable residential land: This medium
density residential development allows for increased housing availability while
conserving the available inventory of local developable land by more efficiently
utilizing city and community services and amenities on site and within the
surrounding community.

Provide housing opportunities for Salem’s diverse population: This multi-family
development offers a diverse variety of residential units providing options for
varying income levels within this area, helping Salem meet its current housing
needs.

Encourage residential development that maximizes investment in public
services: By concentrating residential housing within a medium density
residential development, this development will better utilize infrastructure
including utilities, stormwater, and transportation facilities, parks, and schools.

This proposal allows for medium density residential development to address both Salem
Comprehensive Plan goals and objectives as well as Oregon’s Statewide Goal No. 10
(Housing) by adding to the needed housing units.

(E) The amendment is in the public interest and would be of general benefit.

Response: Salem’s residents will benefit from this and other similar developments,
adding housing choices, diversity, and livability by increasing the local housing options
while promoting equitable, efficient, and sustainable growth with lower environmental
impacts.

V. Compliance Applicable Statewide Planning Goals (OAR 660-015-0000):
11
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1. CITIZEN INVOLVEMENT

Goal 1 calls for "the opportunity for citizens to be involved in all phases of the planning process."
It requires each city and county to have a citizen involvement program containing six
components specified in the goal. It also requires local governments to have a committee for
citizen involvement (CCl) to monitor and encourage public participation in planning.

Response: The proposed Comprehensive Plan Amendment 21-114252-Z0 and Zone
Change 21-114255-Z0 were noticed to the West Salem Neighborhood Association on
June 7, 2021, placed on the WSNA Agenda for the June 21, 2021, meeting and
presented at this meeting as reflected in the minutes from the Neighborhood
Association meeting. See Exhibit 82 of the application submission.

Additional opportunity for public input is provided during the Type Il review procedure
(Sec. 300.620). Notice will also be provided via first class mail to surrounding neighbors
(within 250’) and other concerned parties and agencies as well as public notice via signs
posted on the subject site regarding the Planning Commission Hearing.

The Planning Commission Hearing process provides opportunities for written and oral
comment and testimony during the hearing process.

Therefore, Goal 1 is satisfied.
2. LAND USE PLANNING

Goal 2 outlines the basic procedures of Oregon's statewide planning program. It says that land
use decisions are to be made in accordance with a comprehensive plan, and that suitable
"implementation ordinances" to put the plan's policies into effect must be adopted. It requires
that plans be based on "factual information"; that local plans and ordinances be coordinated
with those of other jurisdictions and agencies; and that plans be reviewed periodically and
amended as needed. Goal 2 also contains standards for taking exceptions to statewide goals. An
exception may be taken when a statewide goal cannot or should not be applied to a particular
area or situation.

Response: The applicant has submitted the Comprehensive Plan Amendment and
Rezoning Application in accordance with the applicable rules and polices for the City of
Salem with consideration and accordance with Oregon statewide planning policies and
ordinances, therefore Goal 2 is satisfied.

3. AGRICULTURAL LANDS

Goal 3 defines "agricultural lands." It then requires counties to inventory such lands and to
"preserve and maintain" them through farm zoning. Details on the uses allowed in farm zones
are found in ORS Chapter 215 and in Oregon Administrative Rules, Chapter 660, Division 33.

Response: The current Comprehensive Plan Designation for this site is Developing
Residential. Additionally, the site is surrounded by residential and educational uses on
all sides, further establishing it as an infill site. Its size, topography and configuration are
not conducive with ongoing agricultural uses.

12
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Therefore, Goal 3 is satisfied.
4. FOREST LANDS

This goal defines forest lands and requires counties to inventory them and adopt policies and
ordinances that will "conserve forest lands for forest uses."

Response: Goal 4 is not applicable because there are no known forest lands on this site.
5. OPEN SPACES, SCENIC AND HISTORIC AREAS AND NATURAL RESOURCES

Goal 5 covers more than a dozen natural and cultural resources such as wildlife habitats and
wetlands. It establishes a process for each resource to be inventoried and evaluated. If a
resource or site is found to be significant, a local government has three policy choices: preserve
the resource, allow proposed uses that conflict with it, or strike some sort of a balance between
the resource and the uses that would conflict with it.

Response: The applicant has completed a wetlands and natural resources survey
impacting Tax Lot 400 in its entirety (approximately 36.72-acres) along with two
additional tax lots. The State of Oregon Department of State Lands provided a letter of
concurrence, dated April 23, 2021 (Exhibit 68) for wetlands located with the southerly
portion of Tax Lot 400; this portion is the southerly 13 acres (approximate) portion of
Tax Lot 400 not included in this application. There are no significant cultural resources
such as wildlife habitats and wetlands on the subject site. The proposed comprehensive
plan amendment will not have any impacts on wetland or natural resources.

Any potential improvement or future development for the remainder portion of Tax Lot
400 will be coordinated with the appropriate agencies to insure proper care and
consideration of any natural resources.

Therefore, this proposal is consistent with Goal 5.
6. AIR, WATER AND LAND RESOURCES QUALITY

This goal requires local comprehensive plans and implementing measures to be consistent with
state and federal regulations on matters such as groundwater pollution.

Response: The development is subject to tree preservation, stormwater and wastewater
requirements under the UDC which are intended to minimize the impact of
development on natural resources. Future development will be part of the City of
Salem’s stormwater and sewer facility system, which complies with all applicable state
and federal regulations. As this proposal is for residential development, there are no air
quality impacts of concern.

The proposal is consistent with Goal 6.

7. AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS

13
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Goal 7 deals with development in places subject to natural hazards such as floods or landslides.
It requires that jurisdictions apply "appropriate safeguards" (floodplain zoning, for example)
when planning for development there.

Response: The proposed site is not located within a floodplain or flood way.

A Geotechnical / Geologic Hazard Assessment has confirmed that the site is notin a
landslide or other natural hazards areas on the subject property. Any development of
this site will adhere to the recommendations provided in this report. All development
will be subject to applicable review.

The proposal is consistent with Goal 7.
8. RECREATION NEEDS

This goal calls for each community to evaluate its areas and facilities for recreation and develop
plans to deal with the projected demand for them. It also sets forth detailed standards for
expedited siting of destination resorts

Response: Goal 8 is not applicable because the subject property is not within an area
identified for recreational use.

9. ECONOMY OF THE STATE

Goal 9 calls for diversification and improvement of the economy. It asks communities to
inventory commercial and industrial lands, project future needs for such lands, and plan and
zone enough land to meet those needs.

Response: A majority of this site (21.8 acres) is zoned for residential use and does not
impact commercial or industrial lands.

This proposed rezone does include a 1.05-acre portion designated Mixed Use in the
comprehensive plan with a NCMU zoning designation. This portion is along the
southerly edge of the proposed rezone site and is being included in the entire proposed
22.85 parcel. The intent is to adjust the boundary of the proposed site to include a
narrow band of the southerly (NCMU) parcel. This will increase the feasibility and
efficiency for developing both sites while minimizing grading and fill requirements. The
site configuration and difficult topography of the northerly edge of the existing MU /
NCMU boundary and the design limitations do not provide any additional benefits for
MU / NCMU development. Developing this area independent of the northern RM-II
land is not feasible given the significant slopes and elevation differences to the
remainder of the MU / NCMU lands. The additional design flexibility under the RM-II
standards allows for better utilization of this portion of land. The minor adjustment
(1.05 acres) will leave approximately 13 acres for MU/ NCMU development providing
adequate land for development.

The proposal is consistent with Goal 9

14
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10. HOUSING

This goal specifies that each city must plan for and accommodate needed housing types, such as
multifamily and manufactured housing. It requires each city to inventory its buildable residential
lands, project future needs for such lands, and plan and zone enough buildable land to meet
those needs. It also prohibits local plans from discriminating against needed housing types.

Response: The Salem Housing Needs Analysis states “Salem has a deficit of capacity in
the MF designation, with a deficit of 2,897 dwelling units and a deficit of 207 gross acres
of residential land.” With a multi-family designation, the subject property can be
developed as multi-family dwellings, and the rezone helps maximize the density while
helping to meet housing needs within the Salem Urban Growth Boundary. The current
comprehensive plan designation of DR (Developing Residential) identifies this site for
future residential development. Increased in demand for higher density housing
requires consideration for additional density for all potential residential developments.
This proposed minor plan amendment changing the designation to MF aligns with the
Goal 10 Requirements (ORS 197.295 to 197.314, ORS 197.475 to 197.490, and OAR 600-
008) by creating more diverse housing type options.

Therefore Goal 10 is met.
11. PUBLIC FACILITIES AND SERVICES

Goal 11 calls for efficient planning of public services such as sewers, water, law enforcement,
and fire protection. The goal's central concept is that public services should be planned in
accordance with a community's needs and capacities rather than be forced to respond to
development as it occurs.

Response: The subject property is located withing the Salem Urban Service Area. The
subject property can be served by public sanitary sewer, water, storm drainage, law
enforcement and fire protection, schools, and parks. Applicant is working with staff on
extension of the Doaks Ferry Sanitary Sewer Extension Project to provide needed
trunkline improvements and expansion, providing sanitary sewer service to the site as
well as future service opportunities for surrounding properties.

Therefore, Goal 11 is met.
12. TRANSPORTATION

Goal 12 aims to provide "a safe, convenient and economic transportation system." It asks for
communities to address the needs of the "transportation disadvantaged."

Response: The applicant has provided a TPR report dated 9/30/2021 from Transight
Consulting LLC. (Exhibit 72)

This report confirms that the proposed zone change does create a significant impact
under Criteria 1, 2 & 4 of OAR 660-012-0060. As stated in the TPR, “[t]he analysis
showed that the Wallace Road/Glen Creek Road intersection is forecast to exceed
capacity in 2036 with or without the rezone. This is consistent with the projections in

15
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13. ENERGY

the Salem River Crossing Project Traffic and Transportation Technical Report Addendum
dated October 2016. Therefore, this project creates a significant impact.”

Since the impacted facilities are fully built-out to their ultimate sections, improvements
are proposed in the TPR to provide multimodal travel modes and connecting route
development. The TPR identifies that the primary need within the site vicinity is the
Doaks Ferry Road frontage improvements. Given the minor site impacts on vehicular
performance measures, the TPR recommends improvements along Doaks Ferry Road be
provided pursuant to a Development Agreement or other similar mechanism (with site
development). The applicant proposes a two-fold approach to the impacts identified
within the TPR report.

1) The applicant proposes to go with the recommendations for frontage
improvements along Doaks Ferry Road as identified within the TPR and will
work with the City on the best and most timely method to provide these
improvements.

2) Understanding that additional trips will continue to put pressure on an
already constrained system, the applicant proposes to impose a maximum
limit of 500 dwelling units, down from the maximum allowed of 610 given in
the multi-family development standards. Per the TPR dated 10/22/21 the
proposed “trip cap” reduces the zone change impact by 57%. This reduction
of trip level generation allows this proposed development to fall below the
adopted 50 peak hour trip threshold at the ODOT identified intersection of
Wallace Road and Glen Creek. The trip cap combined with the identified
frontage and school connection improvement identified in the TPR. Allows
this project to meet the balancing test of the TPR, showing that the overall
benefits of this project outweigh the impacts.

Goal 13 declares that "land and uses developed on the land shall be managed and controlled so
as to maximize the conservation of all forms of energy, based upon sound economic principles."

Response: The subject property is within the Salem Urban Service Area and the city
limits. Public transit is available, and transportation in this area is fully established,
providing major travel routes and making access to this property direct, efficient, and
convenient for motorized and non-motorized forms of transportation. In addition,
reduced vehicle miles are needed to reach the site, thus conserving energy.

Therefore, Goal 13 is met.

14. URBANIZATION

Goal 14 requires cities to estimate future growth and needs for land and then plan and zone
enough land to meet those needs. It calls for each city to establish an "urban growth boundary"
(UGB) to "identify and separate urbanizable land from rural land." It specifies seven factors that
must be considered in drawing up a UGB. It also lists four criteria to be applied when
undeveloped land within a UGB is to be converted to urban uses.

16
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Response: The subject site is currently an undeveloped infill site that lays within the
Salem Urban Growth Boundary and designated for urban development; therefore, Goal
14 is met.

15. WILLAMETTE GREENWAY

Goal 15 sets forth procedures for administering the 300 miles of greenway that protects the
Willamette River.

Response: This site is not located within the Willamette Greenway; therefore, Goal 15 is
not applicable.

16. ESTUARINE RESOURCES

Goal 16 requires local governments to classify Oregon's 22 major estuaries in four categories:
natural, conservation, shallow-draft development, and deep-draft development. It then
describes types of land uses and activities that are permissible in those "management units."

Response: This site is not located within the Oregon’s major estuaries; therefore, Goal
16 is not applicable.

17. COASTAL SHORELANDS

Goal 17 defines a planning area bounded by the ocean beaches on the west and the coast
highway (State Route 101) on the east. It specifies how certain types of land and resources there
are to be managed: major marshes, for example, are to be protected. Sites best suited for
unique coastal land uses (port facilities, for example) are reserved for "water-dependent" or
"water related" uses.

Response: This site does is not located within any coastal shorelands; therefore Goal 17
is not applicable.

18. BEACHES AND DUNES

Goal 18 sets planning standards for development on various types of dunes. It prohibits
residential development on beaches and active foredunes, but allows some other types of
development if they meet key criteria. The goal also deals with dune grading, groundwater
drawdown in dunal aquifers, and the breaching of foredunes.

Response: This site does not impact Goal 18. This site is not located within Oregon
beach or dune areas; therefore, Goal 18 is not applicable.

19. OCEAN RESOURCES

Goal 19 aims "to conserve the long-term values, benefits, and natural resources of the
nearshore ocean and the continental shelf." It deals with matters such as dumping of dredge
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VL.

spoils and discharging of waste products into the open sea. Goal 19's main requirements are for
state agencies rather than cities and counties.

Response: This site does not impact Goal 19. This site is not located within Oregon
ocean resource areas; therefore, Goal 19 is not applicable.

Conclusion

The applicant requests to amend the comprehensive plan designation to MF (Multi-Family
Residential and has provided justification in the form of supporting documents and findings in
support of the proposed application. As addressed in this narrative and the supporting
documents, this proposal meets all applicable code provisions. As such, the applicant
respectfully requests that the Type Ill review for a Minor Comprehensive Plan Amendment be
approved as submitted.
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TITAN HILL PROPERTY LLC
Salem, Oregon

A Land Use Application for:

Type lll Process
Zone Change — SRC 265.005(e)

Applicant:
Titan Hill Property LLC

Submitted:
July 30, 2021

Prepared by:

Titan Hill Property LLC
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. Applicable Project Team

Applicant & Property Owner

Civil Engineering

Tax Lot Information:

Lot Area:

Current Zoning District:

Current Comprehensive Plan
Désignation

Titan Hill Property LLC
3425 Boone Road SE
Salem, OR 97317
Contact: Mark D. Lowen
503-480-3151-o0
503-586-4104 - c
MLowen@liveBSL.com

Multi/Tech Engineering Services, Inc.
1155 SE 13™ Street

Salem, Oregon 97302

Contact: Brandie Dalton
503-363-9227
bdalton@mtengineering.net

Tax Map: 073W17B000400
22.85 acres (after partition)

RA (Residential Agriculture)

DR (Developing Residential)
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Attachements :

(50) Land Use Application - Type Ill / Zone Change — SRC 265.005(e)
(61) Current Conditions Map

(51) Vesting Deed - Titan Hill Property LLC

(52) LLC Operating Agreement - Titan Hill Property LLC

(82) Neighborhood Association Contact

(72) Transportation Planning Rule Analysis (TPR) — To come
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Background

The subject property is a 22.85-acre infill site and a portion of Polk County Tax Lot
073W17D000400 approximately 36.72-acres in total. This this portion of tax lot 400 abuts Doaks
Ferry Road on its Easterly boundary and lays north of the intersection of Doaks Ferry and
Orchard Heights Road in West Salem. The sites topography generally raises in elevation from
east to west.

Primary access to the site is from Doaks Ferry Rd (Major Arterial) with an additional point of
access at northerly termination of Landaggard Drive NW (Collector). Historically the parcel has
been used for agricultural purposes including orchard and berry farming, no longer active.

Tax lot 400 was annexed into the City of Salem in 2007. It is currently zoned RA with a majority
of the parcel is lying within the DR (Developing Residential) Comprehensive Plan Designation.
The remainder of the parcel is designated under the Comprehensive Plan as NCMU
(Neighborhood Center Mixed Use). A change the comprehensive plan designation is proposed
on the southerly portion of the tax lot 400, from MCMU to MU-II as a part of the “Our Salem”
process.

Request

The applicant respectfully requests that the City consider and approve a zone change for the
approximately 22.85 acres identified in this application. Rezoning from Residential Agricultural (RA) and

Neighborhood Center Mixed Use (NCMU) to Multiple Family Residential I (RM 11)
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lll. Compliance with City of Salem Development Code

Sec. 265.005. Quasi-judicial zone changes.

(e) Criteria.

quasi-judicial zone change shall be granted if all of the following criteria are met:
(1) A i-judicial h hall b d if all of the followi iteri
(A) The zone change is justified based on the existence of one or more of the following:
(i) A mistake in the application of a land use designation to the property; N/A

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

Response: the Salem Housing Needs Analysis and Work Plan, City Council Resolution No.
2016-05, clearly identifies the increased in demand for higher density housing
throughout the City of Salem. As a part of its 3-phase work plan, to overcome the deficit
of Multifamily development land by: (1) Expanding Housing Choices, (2) Encouraging
Multifamily Development, (3) Redesignation of Land. Additionally, this proposed zone
change to MR Il (Multi-family Residential) aligns with the Goal 10 Requirements (ORS
197.295 to 197.314, ORS 197.475 to 197.490, and OAR 600-008) creating more diverse
housing type options. Making this site an excellent candidate for the RM Il Zoning
Designation. A unique factor for this site is its close proximity to 5 public schools, within
0.6 miles or less. This encourages additional consideration for higher density,
multifamily development.

Note:

All five of the schools listed below are currently expanding and upgrading their
facilities as a part of the S/K 2018 bond approval to accommodate the expected
student demand, they are:

West Salem High School: 1350 feet from the site

Straub Middle School: 1750 feet from the site

Kalapuya Elementary School: 0.50 mile from the site
Chapman Hill Elementary School: 0.60 mile from the site

Brush College Elementary School: 0.55 mile from the site

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

(€)

(D)

Response: Due to the increasing demand for quality housing and a diverse mix of
housing options. Along with this site’s proximity to local schools, convenient access
to local retail and services demonstrates that this site is equally or better suited for
the designation of RM Il (Multi-Family Residential). Further supporting the City of
Salem’s growing need for increased density and diverse housing options in
residential housing.

In addition, this site is better utilized as the proposed RM Il use, due to its
proximity to major and minor arterials and collector streets (listed below) creating
an ideal opportunity for higher utilization of public transit, safe and convenient
bicycle, and pedestrian access from within and around the site. It allows for
efficient connection to the adjacent residential areas, transit stops, schools, parks,
and neighborhood activity centers all within one-half mile of the development

This proposed RM Il site will benefit from these major and minor arterials and
collector streets that are abutting or nearby:

Doakes Ferry Road (abutting major arterial) intersecting with Colorado Way.
(Future collector)

Landaggard Drive - secondary access (collector street)

Orchard Heights Road (minor arterial) intersecting with Doakes Ferry Road and
Landaggard Drive

Providing increased opportunities for public transportation, safe bike and
pedestrian access to local schools and parks and enhancing access to this site
and surrounding properties.

If the zone change is City-initiated, and the change is for other than City-owned
property, the zone change is in the public interest and would be of general benefit. N/A

The zone change complies with the applicable provisions of the Salem Area
Comprehensive Plan.

Response: This site reflects and supports many of the goals of the Salem Area
Comprehensive Plan regarding goals outline in section “E” Residential Development.
including the efficient uses of developable land, pricing house opportunities for a
diverse population and maximizing investment in public services. As well as encouraging
Infill for underutilized land.

The RM Il zoning designation is an ideal adaptation for this site, allowing for higher
density to accommodate the goals and objectives for better urbanization. Additionally,
the RM Il use designation address Oregon’s Statewide Goal #10 (Housing) by adding
Needed Housing Units.

The zone change complies with applicable statewide planning goals and applicable
administrative rules adopted by the Department of Land Conservation and
Development.

Response: This proposed zone change complies with all applicable land use goals
outlined by the Oregon Department and Land Conservation and Development. With
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(E)

(F)

(G)

emphasis on goal #10 (Housing) by adding to the inventory of “buildable lands” and
providing a “broader range on housing types” within this local area.

This site also promotes goal #14 (Urbanization) by providing an opportunity to
encourage efficient use of the land, providing for more livable, walkable, and densely
built communities in a reasonable proximity to schools, retail, and services for a diverse
housing population.

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

Response: N/A - this zone change is from one residential designation, RA to another
residential designation, MR Il

The zone change does not significantly affect a transportation facility, or, if the zone
change would significantly affect a transportation facility, the significant effects can be
adequately addressed through the measures associated with, or conditions imposed on,
the zone change.

Response: TIA report is pending; applicant will provide the report as soon as it becomes
available

The property is currently served, or is capable of being served, with public facilities and
services necessary to support the uses allowed by the proposed zone.

Response: City staff has confirmed that the subject parcel is within the urban service
area

(2) The greater the impact of the proposed zone change on the area, the greater the burden on
the applicant to demonstrate that the criteria are satisfied.

(Prior Code, § 265.005; Ord. No. 12-12; Ord. No. 31-13)

V. Conclusions

Applicants requests approval of a zone change from Residential Agriculture (RA) and Neighborhood
Center Mixed Use (NCMU) to Multi-Family Residential Il (RM Il). Providing justification in the form of
detailed reports, supporting documents and findings in support of the proposed application. As
addressed in this narrative and the supporting plans and documents, this proposal does meet all
applicable code provisions. As such, the applicant respectfully requests that the Type Ill review for a
zone change be approved as submitted.



Attachment D

eSelr— MEMO

TO: Jamie Donaldson, Planner II
Community Development Department

FROM: _ _ _ o N
Glenn J. Davis, PE, CFM, Chief Development Engineer O

Public Works Department
DATE: January 13, 2022

SUBJECT: PUBLIC WORKS RECOMMENDATIONS
CPC-ZC21-06 (21-114252)
2100 BLOCK OF DOAKS FERRY ROAD NW
COMP PLAN AMENDMENT AND ZONE CHANGE

PROPOSAL

A consolidated Minor Comprehensive Plan Map Amendment to change from DR
(Developing Residential) to MF (Multiple Family Residential) and a Quasi-Judicial Zone
Change from RA (Residential Agriculture) and a portion of NCMU (Neighborhood
Center Mixed Use) to RM-II (Multiple Family Residential) for approximately 24.84 acres
in the northern area of a 36.86-acre parcel. The subject property is currently split-zoned
RA (Residential Agriculture) and NCMU (Neighborhood Center Mixed Use) and located
at the 2100 Block of Doaks Ferry Road NW (Polk County Assessor Map and Tax lot
073W17B / 00400).

RECOMMENDED CONDITIONS OF APPROVAL

1. The transportation impacts from the 24.84-acre site shall be limited to a
maximum 500 multi-family units and a cumulative total of 2,270 average daily
vehicle trips.

FACTS
Public Infrastructure Plan—The Water System Master Plan, Wastewater Management

Master Plan, and Stormwater Master Plan provide the outline for facilities adequate to
serve the proposed zone.

Transportation Planning Rule—The applicant submitted a Transportation Planning Rule
(TPR) Analysis in consideration of the requirements of the TPR (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.

Code authority references are abbreviated in this document as follows: Salem Revised Code (SRC);
Public Works Design Standards (PWDS); and Salem Transportation System Plan (Salem TSP).
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Streets

At the time of development street improvements and/or right-of-way dedication will be
required.

1. Doaks Ferry Road NW

a. Standard—This street is designated as a Major Arterial street in the Salem
TSP. The standard for this street classification is a 68-foot-wide
improvement within a 96-foot-wide right-of-way.

b. Existing Conditions—This street has an approximate 27-foot improvement
within a 60-to-85-foot-wide right-of-way abutting the subject property.

2. Orchard Heights Road NW

a. Standard—This street is designated as a Minor Arterial street in the Salem
TSP. The standard for this street classification is a 46-foot-wide
improvement within a 72-foot-wide right-of-way.

b. Existing Conditions—This street has an approximate 47-foot improvement
within a 75-foot-wide right-of-way abutting the subject property.

3. Landaggard Drive NW

a. Standard—This street is designated as a Collector street in the Salem
TSP. The standard for this street classification is a 40-foot-wide
improvement within a 60-foot-wide right-of-way.

b. Existing Conditions—This street has an approximate 20-foot improvement
within a 60-foot-wide right-of-way abutting the subject property.

c. Landaggard Drive NW is shown on the Salem TSP to extend north
through the subject property to adjacent undeveloped land.

Storm Drainage

1. Existing Conditions

a. An 18-inch storm main is located in Doaks Ferry Road NW and Orchard
Heights Road NW.

b. A 10-inch storm main is located in Landaggard Drive NW.

JP:G:\GROUP\PUBWKS\PLAN_ACT\PAFINAL21\ZONE CHANGE\21-114252-Z0_0 LANDAGGARD DRIVE NW.DOC
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Water

1. Existing Conditions

a. The subject property is located in the S-1 water service level.

b. An 18-inch water main is located in Doaks Ferry Road NW and Orchard
Heights Road NW. Mains of this size generally convey flows of 4,800 to
11,100 gallons per minute.

Sanitary Sewer

1. Existing Conditions

a. An 8-inch sewer main is located in Doaks Ferry Road NW approximately
1,100 feet north of the subject property.

b. An 8-inch sewer main is located at the intersection of Orchard Heights
Road NW and Mousebird Avenue NW approximately 1,700 feet east of
the subject property.

c. A sewer manhole is located in Orchard Heights Road NW approximately
1,000 feet west of the subject property.

CRITERIA AND FINDINGS

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

Finding: The applicant has submitted a TPR analysis that is required to address the
Transportation Planning Rule (OAR 660-012-0060). The TPR analysis demonstrates
that the proposed CPC/ZC will not have a significant impact on the transportation
system with a proposed trip cap as defined by OAR 660-012-0060. The Assistant City
Traffic Engineer has reviewed the proposed Comprehensive Plan Change and Zone
Change and concurs with the applicant’s conclusion that it complies with OAR 660-012-
0060 and does not cause a “significant affect” to the City’s transportation system. The
submitted TPR analysis proposes a trip cap equal to 500 multi-family units on the site.
The Assistant City Traffic Engineer concurs with the TPR analysis findings and
recommends a condition to limit the development on the 24.84-acre site to 2,270
average daily vehicle trips.
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Two of the intersections that were analyzed are under the jurisdiction of the Oregon
Department of Transportation (ODOT). The TPR analysis was forwarded to ODOT.

Condition: The transportation impacts from the 24.84-acre site shall be limited to
a maximum 500 multi-family units and a cumulative total of 2,270 average daily
vehicle trips.

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

Finding: Water and storm infrastructure are available within surrounding streets and
appear to be adequate to serve the existing and future tenants.

The subject property is capable of being served through extension of public sewer from
Doaks Ferry Road NW or Orchard Heights Drive NW to the boundary of the property as
specified in existing infrastructure master plans. Sewer infrastructure is available
approximately 1,100 feet north of the subject property through extension of an 8-inch
sewer main in Doaks Ferry Road NW. Alternatively, sewer infrastructure is available
approximately 1,000 feet west or 1,700 feet east of the subject property through
extension of an 8-inch sewer main in Orchard Heights Drive NW.

The existing configurations of Doaks Ferry Road NW and Landaggard Drive NW do not
meet the standards according to the Salem TSP for their street classifications.
Site-specific infrastructure requirements will be addressed in the Site Plan Review
process in SRC Chapter 220.

Landaggard Drive NW is shown on the Salem TSP to extend north through the subject
property to adjacent undeveloped land. At the time of development, the applicant shall
be required to comply with the Street Standards for connectivity (SRC 803.035(a)).

Prepared by: Laurel Christian, Program Coordinator
cc: File
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DAVID FRIDENMAKER, Manager

Facility Rental, Planning, Property Services

3630 State Street, Bldg. C ® Salem, Oregon 97301-5316
503-399-3335 @ FAX: 503-375-7847

SALEMeKEIZER
PUBLIC SCHOOLS

Christy Perry, Superintendent
December 10, 2021

Jamie Donaldson, Planner
Planning Division, City of Salem
555 Liberty Street SE, Room 305
Salem OR 97301

RE: Land Use Activity Case No. CPC-ZC21-06 at 2100 Block of Doaks Ferry Rd NW

The City of Salem issued a Request for Comments for a Land Use Case as referenced above.
Please find below comments on the impact of the proposed land use change on the Salem-Keizer
School District.

IDENTIFICATION OF SCHOOLS SERVING THE SUBJECT PROPERTY

The School District has established geographical school attendance areas for each school known
as school boundaries. Students residing in any residence within that boundary are assigned to the
school identified to serve that area. There are three school levels, elementary school serving
kindergarten thru fifth grade, middle school serving sixth thru eighth grade, and high school
serving ninth thru twelfth grade. . The schools identified to serve the subject property are:

School Name School Type Grades Served
Kalapuya Elementary K thru5
Straub Middle 6 thru 8
West Salem High 9 thru 12
Table |

SCHOOL CAPACITY & CURRENT ENROLLMENT

The School District has established school capacities which are the number of students that a

particular school is designed to serve. Capacities can change based on class size. School

capacities are established by taking into account core infrastructure (gymnasium, cafeteria,
library, etc.) counting the number of classrooms and multiplying by the number of students that
each classroom will serve. A more detailed explanation of school capacity can be found in the
School District’s adopted Facility Plan.

Facilities and Planning Department
Planning and Property Services

Page | of 3
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School Name School Type School School Design Enroll./Capacity
Enrollment Capacity Ratio
Kalapuya Elementary 510 601 85%
Straub Middle 565 956 59%
West Salem High 1,698 1,749 97%
Table 2

POTENTIAL ADDITIONAL STUDENTS IN BOUNDARY AREA RESULTING FROM
APPROVAL OF LAND USE CASE
The School District anticipates the number of students that may reside at the proposed
development based on the housing type, single family (SF), duplex/triplex/four-plex (DU), multi-
family (MF) and mobile home park (MHP). The School District commissioned a study by the
Mid-Willamette Valley Council of Governments in 2014 to determine an estimate of students per
residence, for the Salem-Keizer area, in each of the four housing types. Since the results are

averages, the actual number of students in any given housing type will vary. The table below

represents the resulting estimates for the subject property:

School Type Qty. of New Housing Type Average Qty. of Total New
Residences Students per Students
Residence
Elementary 0.201 100
Middle 497 MF 0.077 38
High 0.084 42
Table 3

POTENTIAL EFFECT OF THIS DEVELOPMENT ON SCHOOL ENROLLMENT

To determine the impact of the new residential development on school enrollment, the School
District compares the school capacity to the current enrollment plus estimates of potential
additional students resulting from land use cases over the previous two calendar years. A ratio of
the existing and new students is then compared with the school design capacity and expressed as
a percentage to show how much of the school capacity may be used.

School Name School School New New Total School Enroll.
Type | Enrollment | Students | Student New Design [Cap.

During from Students Cap. Ratio

Past 2 yrs | this Case

Kalapuya Elem. 510 11 100 111 601 103%

Straub Mid. 565 6 38 44 956 64%
West Salem High 1,698 29 42 71 1,749 101%

Table 4

ESTIMATE OF THE EFFECT ON INFRASTRUCTURE — IDENTIFICATION OF
WALK ZONES AND SCHOOL TRANSPORTATION SERVICE

Civic infrastructure needed to provide connectivity between the new residential development and
the schools serving the new development will generally require roads, sidewalks and bicycle
lanes. When developing within one mile of school(s), adequate pathways to the school should be
provided that would have raised sidewalks. If there are a large number of students walking, the
sidewalks should be wider to accommodate the number of students that would be traveling the

Facilities and Planning Department Page 2 of 3
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path at the same time. Bike lanes should be included, crosswalks with flashing lights and signs
where appropriate, traffic signals to allow for safe crossings at busy intersections, and any
easements that would allow students to travel through neighborhoods. If the development is
farther than one mile away from any school, provide bus pullouts and a covered shelter (like
those provided by the transit district). Locate in collaboration with the District at a reasonable
distance away from an intersection for buses if the distance is greater than % mile from the main
road. If the distance is less than a % mile then raised sidewalks should be provided with stop
signs where students would cross intersections within the development as access to the bus stop
on the main road. Following is an identification, for the new development location, that the
development is either located in a school walk zone or is eligible for school transportation
services.

School Name School Type Walk Zone or Eligible for School Transportation
Kalapuya Elementary Eligible for School Transportation
Straub Middle Eligible for School Transportation
West Salem High Walk Zone
Table 5

ESTIMATE OF NEW SCHOOL CONSTRUCTION NEEDED TO SERVE
DEVELOPMENT

The School District estimates the cost of constructing new school facilities to serve our
community. The costs of new school construction is estimated using the Rider Levett Bucknall
(RLB) North America Quarterly Construction Cost Report and building area per student from
Cornerstone Management Group, Inc. estimates. The costs to construct school facilities to serve
the proposed development are in the following table.

School Type Number of Estimate of Facility Total Cost of Facilities
Students Cost Per Student® for Proposed
Development*
Elementary 100 $64,220 $6,422,000
Middle ' 38 $76,882 $2,921,516
High 42 $89,544 $3,760,848
TOTAL $13,104,364

Table 6
*Cornerstone Management Group, Inc. estimates based on RLB cost index average, 2021 Third Quarter.

Note: RM-II zone min. density 12 du/a, max density 28 du/a, assume average of 20 du/a for this estimate.
Sincerely,

.‘._,\ru\l }T‘E(Auuc (\.q,

David Fridenmaker, Manager
Planning and Property Services

c; David Hughes, Director — Custodial, Property and Auxiliary Services, T.J. Crockett, Director of
Transportation
Facilities and Planning Department Page 3 of 3
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WSNA

13 January 2022

TO: Jamie Donaldson, Case Manager
jdonaldson@cityofsalem.net

RE: Case No. CPC-ZC21-06
Minor Comprehensive Plan Amendment/Zone Change
2100 Doaks Ferry Rd NW, Salem, OR 87304

FR: Steven A. Anderson, West Salem Neighborhood Association Land Use Chair

The major concern for the West Salem Neighborhood Association (WSNA) in this matter is
traffic impacts associated with this proposed project. The revised Traffic Report submitted by
the applicant asserts that the increased traffic from this project will result in an insignificant
impact. Basically, the WSNA finds that the revised Traffic Report presents a strong case that
the RM2 zoning change requested is not supported; this level of development density does

significantly impact traffic. It does not comply with Salem Revised Code criteria.

The WSNA request that the requested RM2 zone change be denied, and that staff
present an analysis that documents what density of development is appropriate for
this site. In support of this request see Attachments 1, 2 & 3. Additionally, the WSNA request
that staff’s analysis includes in its findings of facts and conditions specific answers to our

questions and concerns raised in Attachments 1, 2 & 3.

Attachment 1 presents WSNA questions per Salem Revised Code criteria. We request that all

5 questions be part of staff’s analysis and findings of facts.

Attachment 2 presents four additional WSNA policy concerns regarding the Traffic Impact

Analysis.
Attachment 3, Challenges to the Traffic Impact Analysis, attached as separate document.

Respectively,

Steven A. Anderson, West Salem Neighborhood Association Land Use Chair
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ATTACHMENT 1
Questions per Salem Revised Code Criteria

Our questions:

(1) What are the justification elements the applicant must provide to meet an
appropriate “demonstration” requirement cited in (e)(A) below?
(2) On what basis does the city determine whether a zone change from RS to RM

does “not significantly affect a transportation facility?”
Sec. 265.005. - Quasi-judicial zone changes.

(e) Criteria.
(1) A quasi-judicial zone change shall be granted if all of the following criteria are met:
(A) The zone change is justified based on the existence of one or more of the following:

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

(3) What criteria does the City of Salem use to determine that RM-2 is compatible
with (a) RS single family dwellings and (b) five-acre rural dwellings?

(ii1) A demonstration that the proposed zone is equally or better suited for the property
than the existing zone. A proposed zone is equally or better suited for the property than
an existing zone if the physical characteristics of the property are appropriate for the
proposed zone and the uses allowed by the proposed zone are logical with the
surrounding land uses. * * *

(4) How is an RM-2 zoned area an equal or better or logically suited use for the RA
zoned property at 2100 Orchard Heights Road NW?

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

(5) Will the proposed zone change from RA to RM-2 significantly affect West Salem
transportation facilities? Who and by what criteria will (a) determine whether the
proposed zone change is significant and (b) what remediation, if any, will be
needed to resolve the greater dwelling density upon the West Salem transportation
facilities permitted under the proposed zone change?
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ATTACHMENT 2
Policy Concerns

Below are four additional policy concerns regarding the Bessman TIA report submitted in support of
the Bonaventure zone change request for 2100 Orchard Heights that we ask the city to address in the
context of SRC 265.005(e)(1)(F).

1. The report references the Oregon Highway Plan on page 26, presumably, because the project
impacts facilities included in the state highway system. This seems an off citation since the action is a
traffic impact analysis where the presumably standard is established by the City. The report offers that
the applicable standard is the TSP planning horizon (as that is set as 2035 this returns a 13-year
projection (assuming build-out in 2022). That doesn't seem much of a horizon and would

appreciate verification against the City standard.

2. The report uses volume projections from the Salem River Crossing Technical Report of 2016. That
report is 5 (6 if we count 2022) years old (by date) and unknown based on traffic analysis date -- no
matter, this seems the wrong standard to apply. The SRC would be expected to generate more coarse
projections with a longer time frame. We are interested in a much smaller area of West

Salem. Moreover any 2016 report will not take into account development in west Salem since that
time. It would seem a reasonable would be to ascertain pre and in-pandemic actual counts and then
apply projection as those would encapsulate development (the model merely projects development and
how it does that is not clear).

3. The report of page 29 and 30 notes that "there are limited 'minor' approaches that could be
considered” This seems to cast solutions as having been vetted and resolved in the Wallace

Road Circulation Study while it is not clear this was ever voted upon by City Council. In any case it
would seem the operational improvements (e.g., better congested operations) amongst the signalized
intersections on Wallace Road should be evaluated. It is also not clear why upgrades of signal software
would be ineligible as mitigation.

4. The report on page 31 discusses "de minimus" v/c changes. The queue lengths for
some movements are substantial. The issue becomes that traffic stability is rapidly unpredictable as
high v/c ratios. The report makes no note of this.



ATTACHEMENT 3
Challenging the Transight Consulting TIA Report

The number of inconsistencies in the report raises serious questions regarding the conclusions and
justifications offered by the author.

1. The narrative in the Transight Consulting TIA report states:

“Areas within Neighborhood Center Mixed-Use (allowed with a neighborhood center master
plan) are differentiated in the code between Inside Core and Outside Core. Given that the
portion to be rezoned is located on the edge of the NCMU zoning, it is assumed that this area is
defined as Outside Core.” page 7

The above assumption is not valid because SRC 532.015. - Uses allowed with neighborhood center
master plan. requires:

“The uses set forth in Table 532-1 are only allowed in the NCMU zone as a part of a
neighborhood center master plan, approved in accordance with SRC chapter 215, and are
allowed based on whether the location of the building or structure housing the use is located
inside or outside of the Core Area designated in the master plan.”

No NCMU master plan has been proposed or approved. No “Core Area” has been identified on the
2100 Orchard Heights property. Nevertheless, the applicant chose to creatively apply the “outside of
the Core Area designation” and include that land in the initial subdivision proposal. There was no basis
for the applicant to assume the northern portion of the current NCMU zoned area would be “outside”
the “Core Area.” Thus, a portion of the NCMU zoned area was erroneously included in the proposed
November 2019 single-family subdivision for the property. The subdivision proposal was subsequently
withdrawn.

While the applicant, most certainly, could have requested and filed for the approval of a NCMU master
plan, which would have identified “outside” portions of the NCMU zone, that did not happen. Instead,
the applicant filed for a zone change which moves 1.05 acres out of the NCMU zone. Claiming as if
the area was “part of a neighborhood center master plan:

“The Outside Core area outright permits lower density housing with no commercial. The
Outside Core designation is more similar to the RM2 zoning than the Inside Core designation.”
page 7

The conclusion is potentially reasonable but irrelevant. No Core area has been master planned for the
proposed NCMU zoned area and without a master plan there is no outside the core area to modify to a
RM-2 zone.

2. The Transight Consulting TIA report compares a January 20, 2020 and September 16, 2021 traffic
counts and then uses the apparent higher count numbers from the separate traffic count data to analyze.
This is explained at Table 6 on page 21. While the actual traffic counts for September 16" are included
in the report, there are no January 20" worksheets in the report, and therefore, there is no possible way
to confirm the numbers used.

3. The Transight Consulting TIA report provides conclusions without citing the source of data. For
example, Table 9 at page 27 compares 2012 intersection traffic counts with projected 2040 intersection
traffic volumes without providing an actual source for these declarations.

4. The Transight Consulting TIA report offers inconsistent intersection graphics. Examples are offered
on the next page.
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5. The Total Entering Vehicles (TEV) AM Peak detailed in Figure 12 page 36 is reproduced on the
prior page is 49. According to Synchro 10 report below the TEV generated by the zone change

becomes 57 at the two Wallace Road intersections. Please explain.

Wallace @ Glen Creek

2021 Existing Traffic Conditions
Wesekday AM Peak Hour

¥
Movement esr
Lane Configurations ol ol
Traffic Volume (vph) 553
Future Volume (vph) 253
Level of Service D
Page 68

2036 Traffic Conditions with Existing Zoning

Weskday AM Peak Hour
Lane Configurations '
Traffic Volume (vph) 644
Future Volume (vph) 644
Level of Service D
Page 93

2036 Traffic Conditions with Rezone

Weakday AM Peak Hour

Ty
Movement  EBR
Lane Configurations i
Traffic Volume (vph) 661
Future Volume (vph) 661
Level of Service F

Page 117
Projected Trip Increase 17

Proposed zone change Total

Wallace @ Orchard Heights

2021 Existing Traffic Conditions
Weekday AM Peak Hour

N
Movement  _EBR

Lane Configurations i
Traffic Volume (vph) 405
Future Volume (vph) = 405

Level of Service F
Page 66
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2036 Traffic Conditions with Rezone
Weekday AM Peak Hour

N
—-

Lane Configurations

Traffic Volume (vph) 512
Future Volume (vph) 012
Level of Service F
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Table 12. Operations Comparison with Trip Cap
Performan Weekday AM Peak Hour

ce Delay vfc 95t 94
Intersection Standard LOS (sec) Ratio Queue

EB L: 110
EB T: 155
EE R: 390

o . WB L: 115

Existing Zoning WE TR: 90
. =< :

4: wallace Rd/ v/c = 0.95 D 51.1 L= NB L: 155

Glen Creek Rd NB T: 585

NB R: 15
SB L: 20
SB TR: 1020

EB L: 110
EB T: 155
EB R: 345
Proposed Zoning WBL: 115
with Trip Ca WEB TR: 90
4 Wallage Rdl,]; v/c < 0.95 D 3.2 L NB L: 160
Glen Creek Rd NB T: 590
NB R: 15
SB L: 20
SB TR: 1035

“The operational analysis is summarized in Table 12, and shows that with the reduced trips the change
in volume-to-capacity ratio is ... 0.02 in the morning commute period. This is often considered
“de-minimus”, particularly with the imprecision of the future forecasts. “ Page 35

The above generalization is based upon nonsense. The report claims that the Wallace Road @ Glen
Creek EBR queue is 390 ft under current zoning and the EBR queue is 345 ft under the proposed
zoning. How does increased traffic reduce queue lengths? Moreover, EBR travel is currently at a LOS
“F”. Why is any increase to a failing intersection “de-minimus?”



