
FOR MEETING OF: JANUARY 11, 2023 
CASE NO.: WGP-REP22-02 

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

DIRECTOR AND PLANNING ADMINISTRATOR 
 
SUBJECT: CLASS 2 WILLAMETTE GREENWAY DEVELOPMENT PERMIT AND 

TENTATIVE REPLAT CASE NO. WGP-REP22-02 
1887-1899 WATER STREET NE - 97301 
AMANDA NO. 22-117086-PLN 
 

REQUEST 
 
Summary: Proposed development of a new four-family residential use within the Willamette 
Greenway Overlay Zone, and a lot line consolidation. 
 
Request: A Class 2 Willamette Greenway Development Permit for the proposed development 
of a new four-family residential use within the Willamette Greenway compatibility review 
boundary, and a Tentative Replat to consolidate existing lots (comprised of Lots 1-3, and the 
northerly portion of Lot 4 of Block 7, River Side Addition to Salem, Oregon subdivision plat). 
 
The subject property is approximately 0.76 acres in size, zoned IC (Industrial Commercial) at 
the time of application submittal and located at 1887 Water Street NE - 97301 (Marion County 
Assessor's Map and Tax Lot number: 073W15DC / 00100). 
 
A vicinity map illustrating the location of the property is attached hereto and made a part of this 
staff report (Attachment A). 
 
APPLICANT: Susan Huston  
 
OWNER: Randy Fultz 
 

APPLICATION PROCESSING 
 
On August 22, 2022, a consolidated application for a Class 2 Willamette Greenway Permit and 
three Property Line Adjustments were accepted for processing. After receiving additional 
information including withdrawal of the Property Line Adjustment applications, and submittal of 
a Tentative Replat, the collective applications were deemed complete for processing on 
December 20, 2022. The 120-day state mandated decision deadline for this collective 
application is April 19, 2023. 
 
The public hearing before the City of Salem Hearings Officer is scheduled for January 11, 
2023, at 5:30 p.m. Notice of public hearing was sent by mail to surrounding property owners 
and tenants pursuant to Salem Revised Code (SRC) requirements on December 22, 2022. 
Public hearing notice was also posted on the property on December 28, 2022 pursuant to SRC 
requirements. 
 
 
 
 



WGP-REP22-02 Staff Report 
Hearings Officer meeting of January 11, 2023 
Page 2 
 

 

PROPOSAL 
 
The applicant has submitted Class 2 Willamette Greenway Permit and Tentative Replat 
applications for development of a new four-family residential use, for property located at 1887-
1889 Water Street NE. 
 
The applications were submitted on August 22, 2022. At that time, the subject property was 
zoned IC (Industrial Commercial). On August 24th, as a result of the Our Salem project, the 
zoning map for the subject property was changed to MU-R (Mixed Use-Riverfront). 
 

SUMMARY OF RECORD 
 
The following items are submitted to the record and are available upon request: 1) All materials 
submitted by the applicant, including any applicable professional studies such as traffic impact 
analysis, geologic assessments, and stormwater reports; 2) any materials, testimony, and 
comments from public agencies, City Departments, neighborhood associations, and the public; 
and 3) all documents referenced in this report. All application materials are available on the 
City’s online Permit Application Center at https://permits.cityofsalem.net. You can use the 
search function without registering and enter the permit number listed here: 22 117086. 
 

APPLICANT’S STATEMENT 
 
The applicant’s proposed development plans are included as Attachment B, and the 
applicant’s statement addressing the applicable approval criteria for the consolidated 
applications is included as Attachment C. 
 

FACTS AND FINDINGS 
 
1.  Salem Area Comprehensive Plan (SACP) designation 

 
The Salem Area Comprehensive Plan (SACP) map designation for the subject property is 
"River Oriented Mixed-Use." The subject property is located within the Urban Growth Boundary 
and is within the Urban Service Area. 
 
2.  Zoning and Surrounding Land Uses 
 
The applications were submitted on August 22, 2022. At that time, the subject property was 
zoned IC (Industrial Commercial). On August 24th, as a result of the Our Salem project, the 
zoning map for the subject property was changed to MU-R (Mixed Use-Riverfront). 

 
The zoning designation of surrounding properties prior to the August 24th Our Salem map 
changes is as follows: 
 
North: Across right-of-way for Academy Street NE, IC (Industrial Commercial) zone 
 
South: IC (Industrial Commercial) zone 
 
East: Across Water Street NE, IC (Industrial Commercial) 

https://permits.cityofsalem.net/
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West: Willamette River 
 

The current zoning designation of surrounding properties following the August 24th Our Salem 
map changes is as follows: 
 
North: Across right-of-way for Academy Street NE, MU-R (Mixed Use-Riverfront) zone 
 
South: MU-R (Mixed Use-Riverfront) zone 
 
East: Across Water Street NE, MU-R (Mixed Use-Riverfront) zone 
 
West: Willamette River 

 
3. Site Analysis 
 
A duplex was previously located on the subject property but was removed in 2016, the 
property is currently vacant. The subject property is approximately 0.76 acres in size and has 
approximately 180 feet of frontage on Water Street NE. Water Street NE is designated as a 
Local street in the Transportation System Plan. The subject property is located within the 
Urban Growth Boundary and within the Urban Service Area. 
 
4. Neighborhood and Citizen Comments 

 
The subject property is located within the Highland Neighborhood Association. Pursuant to 
SRC Chapter 300, the applicant is required to contact the Neighborhood Association prior to 
submittal of this consolidated application. On August 11, 2022, the applicant contacted the 
Highland Neighborhood Association meeting the requirements of SRC 300.310(c). Notice was 
provided to the Highland Neighborhood Association and to surrounding addresses, property 
owners, and tenants within 250 feet of the subject property. At the time of this staff report, no 
public comments have been received. 
 
5. City Department and Public Agency Comments 
 
The Public Works Department reviewed the proposal and provided a memo which is included 
as Attachment D. 
 
The Salem Building and Safety Division reviewed the proposal and indicated no concerns. 
 
The Salem Fire Department reviewed the proposal and indicated no concerns. 
 
The Historic Preservation Officer/City Archaeologist has reviewed the proposal and 
commented that the proposed work involves ground disturbing activity within Salem's Cultural 
Resource Protection Zone (CRPZ). There are no known archaeological sites on this property; 
however, an Inadvertent Discovery Plan (IDP) is required to be on site during ground 
disturbing activity. 
 
Salem-Keizer Public Schools reviewed the proposal and provided a memo which is included 
as Attachment E. 
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6. Analysis of Class 2 Willamette Greenway Permit Criteria 
 
SRC 600.015(e)(2) establishes the following criteria for approval of a Class 2 Willamette 
Greenway Development Permit: 
 
Criterion 1: 
 
The proposed intensification, development, or change of use is consistent with: 

(i) The Willamette Greenway Plan. 
 

Finding: The Oregon Greenway Plan is Goal 15 of the Oregon’s Statewide Planning Goals 
& Guidelines. The Salem Area Comprehensive Plan (SACP) includes adopted Urban Area 
Goals and Policies consistent with Statewide Planning Goal 15. In turn, the Salem Zoning 
Code implements the SACP land use goals, and more precisely governs development of 
the subject property. Therefore, conformance with all applicable standards in SRC Chapter 
600 is sufficient to establish consistency with the Greenway Plan. Development of the 
subject property, as proposed, is consistent with the Greenway Plan. 

 
(ii) The Willamette Greenway Riparian Buffer Enhancement Guide. 

 
Finding: The applicant selected to provide a wider riparian buffer instead of providing 
riparian buffer enhancement as the mitigation measure to protect and improve water quality 
within the Willamette Greenway Boundary. The proposed building footprints are located 
outside of the Willamette Riparian Buffer Area and the proposal does not include removal 
of trees or native vegetation, or ground disturbing activity in the riparian buffer. Even though 
riparian buffer enhancement is not required, the applicant’s statement indicates that the 
project will include native riparian plants and ground cover selected from the city’s Guide to 
Salem’s Common Native Riparian Plants (also known as the City of Salem Native Plant 
List). 

 

(iii) The applicable standards of this Chapter. 
 

Finding: Development within the Willamette Greenway Overlay Zone must comply with the 
development standards applicable in the underlying zone and the development standards 
set forth in SRC Chapter 600. 
 

SRC 600.020 – Uses 
 

Except as otherwise provided in this section, any use or activity that is a permitted, special, 
conditional, or prohibited use or activity in the underlying zone is a permitted, special, 
conditional, or prohibited use or activity in the Willamette Greenway Overlay Zone. 
 

(a) Uses in Riparian Buffer. The following uses and activities, when allowed in the 
underlying zone, shall be the only uses and activities allowed within the riparian buffer 
of the Willamette Greenway Overlay Zone:  
(1) Uses and activities excepted from a Greenway Development Permit under SRC 

600.015(a)(2); 
(2) Riparian restoration and enhancement activities; and 
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(3) Water-dependent and water-related uses and activities. 
 

Finding: The applicant’s proposed site plan indicates the location for the Willamette River 
Greenway Riparian Buffer. Proposed building footprints and parking areas are located 
outside of the riparian buffer. No buildings, structures, or development is proposed within 
the riparian buffer area. The plans do show the location of the required easement for a 
future Willamette Greenway trail within the riparian buffer; however, this activity is allowed 
within the riparian buffer pursuant to SRC 600.015(a)(2)(N). 

 
SRC 600.025(a) – General Standards 

 
(1) Existing predominant topographical features of the bank and escarpment shall be 

preserved and maintained, with the exception of disturbance necessary for: 
(A) The construction or establishment of a water-related, water-dependent, or river-

oriented use or activity; and 
(B) Measures necessary to reduce existing or potential bank and escarpment erosion, 

landslides, or flood hazard conditions. 
(2) The slope, soil characteristics, and other physiographic conditions existing within the 

land area between the ordinary low water line and the Willamette Greenway Boundary 
shall be considered to assure that the proposed intensification, development, or change 
of use will not adversely affect the stability of the land area. 

(3) The hydraulic effect of the Willamette River on the bank shall be considered in the 
design of any proposed intensification, development, or change of use. 

(4) The hydraulic and flood carrying capacity of the river shall be considered in the design 
of any proposed intensification, development, or change of use. 

(5) Impact on the riparian buffer resulting from the proposed intensification, development, 
or change in use shall be minimized. 
 

Finding: The applicant provided a geotechnical report that concluded that, with proper 
construction control, the geology and topography of the site and the surrounding area will 
not adversely affect the proposed project, and the project will have negligible geologic 
impact on adjacent properties or the risk of slope instability, and, with the use of generally 
accepted construction techniques and by strictly following the recommendations contained 
in the report and in the building code, the site is geologically suitable for the proposed 
development. 
 
The Floodplain Administrator reviewed the proposed development and determined that the 
flood carrying capacity of the river is adequate to accommodate the proposed development. 
The proposed duplexes are not located within the regulatory floodway boundary of the 
Willamette River, reducing any potential impacts to the hydraulic and flood carrying 
capacity of the river. 
 
To ensure that necessary measures are in place to reduce existing or potential bank and 
escarpment erosion related to the proposed construction and development activities, staff 
recommends the following condition: 

 
Condition 1: Coordinate construction activities with the Public Works Department and 

Building and Safety to ensure that any required erosion control or grading 
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permits or other appropriate measures are in place to protect the 
topographical features of the bank and escarpment. 

 
Development and construction will not encroach into the Willamette Riparian Buffer Area. 

 
SRC 600.025(b) – Landscaping 

 
(1) Landscaping shall conserve, or if disturbed by the development activity restore to the 

greatest extent possible, vegetative cover within the Willamette Greenway Boundary. 
Landscaping is not required where it would significantly interfere with a water-
dependent or water-related use or activity. 

(2) Native vegetation removed from the riparian buffer shall be replaced with native 
vegetation which is compatible with and enhances the functions of the riparian buffer. 

(3) Trees and shrubs shall be provided as follows: 
(A) A minimum of 1 tree shall be provided for every 20 feet of river frontage. 
(B) A minimum of 1 shrub shall be provided for every 2 feet of river frontage. 
(C) All trees and shrubs shall be planted within and generally riverward of the 

Willamette Greenway Boundary. 
(D) The planting standards included under subparagraphs (A) and (B) of this paragraph 

are for calculation purposes only, and do not require linear planting. Groupings of 
trees, shrubs, or both are encouraged, particularly along the riverbank. 

(4) Areas which are not paved or revetted shall be planted with living ground cover. 
 

Finding: The applicant has selected to provide a wider riparian buffer area for the subject 
property. No development activity is proposed to occur within the riparian buffer area, and 
no trees or native vegetation will be removed from the buffer area. The application 
materials includes a landscape plan and statement that show the project will include native 
riparian plants and ground cover selected from the city’s Guide to Salem’s Common Native 
Riparian Plants (also known as the City of Salem Native Plant List). 

 
SRC 600.025(c) – Water Quality 
 

(1) Water Quality Development Standards, Generally. In order to protect and improve water 
quality within the Willamette Greenway Boundary, a riparian buffer, as set forth in 
paragraph (2) of this subsection, along with one or more of the mitigation measures, as 
set forth in paragraph (3) of this section, shall be established. 
 

(2) Riparian Buffer. A riparian buffer shall be established as set forth in this paragraph. 
(A) Boundary. The applicant shall establish the riparian buffer boundary by choosing 

one of the following two methods: 
(i) Method 1. Method 1 provides a relatively simple methodology for establishing a 

uniform riparian buffer boundary based on three bank slope measurements. The 
three bank slope measurements shall be taken along the Willamette River, one 
at each property line and one located at the center of the property, as determined 
by measuring the property line parallel to the Willamette River and dividing it by 
two. The riparian buffer boundary pursuant to Method 1 shall be established as 
set forth in Table 600-1. 
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(ii) Method 2. Method 2 enables properties with varying bank slopes to establish a 
varying riparian buffer boundary reflecting site conditions and maximizing the 
area available for development. Bank slope measurements shall be taken along 
the Willamette River spaces at intervals no greater than 20 feet along the 
ordinary high-water line. The riparian buffer boundary pursuant to Method 2 shall 
be established as set forth in Table 600-2. 

 
Finding: In this case, the floodway boundary provides for a wider riparian buffer than the 
50-75 feet distance prescribed by Methods 1 or 2; therefore, the floodway boundary is the 
riparian buffer boundary. Per SRC 600.025(c)(2)(B), the buffer measures a greater distance 
than 100-125 feet, therefore, the applicant receives credit for providing the wider riparian 
buffer mitigation measure. 

 
(3) Mitigation Measures. A mitigation plan, to mitigate the effects of any intensification, 

development, or change of use, shall be provided based on one of the following 
mitigation measures: 
(A) Wider Riparian Buffer. A riparian buffer wider than the riparian buffer required under 

subsection (c)(2) of this section may be provided as a mitigation measure. 
 

Finding: The applicant indicates that the riparian buffer extends to the floodway, which 
provides a wider riparian buffer consistent with this section. 

 
SRC 600.025(d) – Structures 
 
All buildings, structures, and exterior mechanical equipment shall be screened, colored, or 
surfaced so as to blend with the riparian area. Colors shall be natural earth or leaf tones. 
Surfaces shall be non-reflective. Screening shall be sight-obscuring. 
 
Finding: The application materials indicate that the roofing material for the proposed buildings 
will include dark brown and black composite roofing and clay roof tile. Siding materials will 
include gray basalt stone veneer, Hardie panels and bats, and cedar shake. Paint colors 
include Simply White and Stonington Gray. Windows will be natural wood and black. 
 
The proposed white paint color for the buildings is not a natural earth or leaf tone color that 
blends with the natural environment. Staff recommends that the Hearings Officer adopt a 
condition of approval requiring the applicant to select an alternative color within the green or 
brown color palette that is more appropriate for the natural environment. 

 
Condition 2: The applicant shall select a paint color for the proposed buildings that is 

within the green or brown color palette. 
 

No exterior mechanical equipment is proposed. 
 
SRC 600.025(e) – Lighting 
 

(1) Lighting shall not flash, if visible from the Willamette River, and shall not be focused or 
oriented onto the surface of the Willamette River. 
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(2) The maximum aggregate intensity of all lighting falling on the surface of the Willamette 
River shall not exceed one-tenth foot-candle per square foot. 

(3) No red or green lights shall be visible from the Willamette River. 
(4) Notwithstanding any other provision of this section, lighting necessary for safety of 

pedestrians may be provided for public or private walkways. 
 

Finding: No light sources are proposed to be focused or oriented towards the surface of the 
Willamette River. No red, green, or flashing lights are proposed. Light sources are provided on 
each of the proposed buildings to provide needed lighting along walkways and building 
entrances. Lighting shall be shielded from direct view of adjacent properties and the Willamette 
River in compliance with the development standards of this section and SRC Chapter 800. 

 
SRC 600.025(f) – Screening of Parking and Unenclosed Storage 

 
Parking, loading, and unenclosed storage areas shall be screened from the Willamette 
River and from adjacent properties by: 
(1) A sight-obscuring berm; or 
(2) A sight-obscuring hedge, a minimum of 6 feet in height at maturity. Hedges shall, when 

planted, be no less than 3 feet in height and shall be of a species capable of attaining a 
minimum height of 6 feet within 3 years after planting. 
 

Finding: No parking, loading, or unenclosed storage areas are proposed; therefore, this 
standard is not applicable. 

 
SRC 600.025(g) – View Corridors 

 
(1) Whenever right-of-way located wholly or partially within the Willamette Greenway 

Overlay Zone is vacated, the city shall retain a scenic easement or other equivalent 
interest in the area vacated to provide visual access to the Willamette River across the 
entire width of the vacated right-of-way, or for a width of 30 feet, whichever is less, and 
along the entire length of the vacated right-of-way. Subject to approval by the City 
Council, the abutting property owner, or owners, may substitute an area with equivalent 
size and dimensions under like restriction, if the substitute area provides comparable or 
better visual access to the Willamette River. 

(2) The area covered by the scenic easement or other equivalent interest shall be limited to 
use for walkways, bicycle paths, and berms or landscaped areas; provided, however, 
that within an area of 7.5 feet on either side of the centerline of the scenic easement or 
other equivalent interest, landscaping and berms shall not exceed 3 feet in height. 
 

Finding: No portion of right-of-way is being vacated with this request; therefore, this 
section is not applicable. However, as conditioned below, the applicant is required to 
provide a new public access easement for a future pedestrian and bicycle pathway. 

 
SRC 600.025(h) – Public Access 
 
Where practical, public access to and along the Willamette River should be provided by 
easement, dedicated right-of-way, or other appropriate legal means. 
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Finding: The Salem Comprehensive Parks System Master Plan identifies a shared-use path 
in the vicinity of the subject property. To provide future public recreational access and use 
along the Willamette River, the applicant is required to dedicate an easement along the 
western portion of the subject property that borders the Willamette River.  
  
Condition 3: Dedicate a public access easement for recreational use along the western 

property line, in an alignment approved by the Public Works Director.  
 

SRC 600.015(f) – Conditions of Approval 
 

(1) Conditions may be imposed on any Greenway Development Permit necessary to insure 
that proposed intensification, development, or change of use complies with the 
Willamette River Greenway Plan and the purpose of this Chapter, and preserves and 
enhances the natural, scenic, historic, and recreational qualities of the Willamette River 
Greenway. 
 

(2) In addition to any conditions imposed under paragraph (1) of this subsection, every 
Greenway Development Permit shall include the following conditions: 

 
Condition 4: Prior to any excavation, grading, or construction, a survey map, certified by a 

licensed Professional Land Surveyor, shall be submitted to the Director 
showing the Willamette Greenway Boundary and its relationship to the site 
and survey monuments thereon. 

 
Condition 5: Prior to any excavation, grading, or construction, plans for removal and 

replacement of any native vegetation shall be submitted to and approved by 
the Director. 

 
(iv) Where applicable, the stormwater runoff water quality standards adopted and 

administered by the Public Works Department. 
 
Finding: The applicant shall be required to design and construct a storm drainage system 
at the time of development. The application shall provide an evaluation of the connection to 
the approved point of discharge for new areas of impervious surface per SRC 71.075. The 
project demonstrates compliance with SRC Chapter 71 because the project involves less 
than 10,000 square feet of new or replaced impervious surface. 

 
Criterion 2: 
 
The proposed intensification, development, or change of use complies with all applicable 
development standards in the UDC. 
 
Finding: The use and development standards of the IC zone are applicable to the proposed 
development as follows: 
 
Use and Development Standards – IC (Industrial Commercial) Zone: 
 
SRC 551.005(a) – Uses: 
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Finding: Permitted, special and conditional uses for the IC zone are found in SRC Chapter 
551, Table 551-1. Four family residential uses are allowed as special uses in the IC zone per 
Table 551-1. There are currently multiple existing lots and lot lines that make up the subject 
property. After recording of the replat, the existing lots will be consolidated into one, and the 
interior lot lines removed. The proposed development includes two new duplexes on one lot for 
a total of four dwelling units and meeting the definition of a four-family residential use, which is 
an allowed use for the property once the replat has been recorded. 
 
Condition 6: The final plat for the replat shall be recorded prior to building permit approval. 
 
SRC 551.010(a) – Lot Standards: 
There are no minimum lot area or dimension requirements in the IC zone. All uses are required 
to have a minimum of 16 feet of street frontage. 
 
Finding: The subject property is approximately 0.76 acres in size and has approximately 180 
feet of frontage on Water Street NE, exceeding minimum lot standards of the IC zone. 
 
SRC 551.010(b) – Setbacks: 
 
North: Adjacent to the north is right-of-way for Academy Street NE, an unimproved street. 
Buildings and accessory structures require a minimum 5-foot setback adjacent to a street. 
 
Finding: The proposed duplex on the north side of the property is setback approximately five 
feet from the northern property line, in compliance with the minimum setback requirement. 
 
South: Adjacent to the south is an IC (Industrial Commercial) zone. Four family uses require a 
minimum five-foot interior side yard setback. 
 
Finding: The proposed duplex on the south side of the property is setback approximately five 
feet from the southern property line, in compliance with the minimum setback requirement. 
 
East: Adjacent to the east is right-of-way for Water Street NE. Buildings and accessory 
structures require a minimum 5-foot setback adjacent to a street. 
 
Finding: The proposed duplexes are setback approximately 12 feet from Water Street NE, in 
compliance with setback requirements. 
 
West: Adjacent to the west is the Willamette River. There is no minimum building or vehicle 
use area setback adjacent to waterway, however, there is a riparian buffer that applies 
adjacent to the waterway. 
 
Finding: The proposed duplex buildings are located outside of the Willamette River riparian 
buffer. 
 
SRC 551.010(c) – Lot Coverage, Height: 
There is no maximum lot coverage standard in the IC zone, the maximum height allowance for 
all buildings and structures is 70 feet. 
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Finding: The proposed duplex buildings have an average height of approximately 30 feet, less 
than the maximum height allowance in the IC zone. 
 
SRC 551.010(d) – Landscaping: 
(1) Setbacks. Required setbacks shall be landscaped. Landscaping shall conform to the 

standards set forth in SRC Chapter 807. 
(2) Vehicle Use Areas. Vehicle use areas shall be landscaped as provided under SRC Chapter 

806 and SRC Chapter 807. 
(3) Development Site. A minimum of 15 percent of the development site shall be landscaped. 

Landscaping shall meet the Type A standard set forth in SRC Chapter 807. Other required 
landscaping under the UDC, such as landscaping required for setbacks or vehicle use 
areas, may count towards meeting this requirement. 

 
Finding: The subject property, after dedication of right-of-way, is approximately 0.76 acres, or 
33,106 square feet in size which requires a minimum of 4,966 square feet of landscaping 
(33,106 x 0.15 = 4,965.9). The site plan indicates that approximately 26,000 square feet, or 79 
percent of the lot area, will be the riparian buffer area. Existing trees and native vegetation in 
the riparian buffer will be protected and preserved, this existing landscape area exceeds the 
minimum landscape requirement for the development site. 
 
Criterion 3: 
 
The proposed intensification, development, or change of use will, to the greatest extent 
possible, provide the maximum possible landscaped area, open space, or vegetation. 
 
Finding: The proposal includes development of two new duplexes on the subject property. 
The proposed duplexes are located outside of the Willamette Greenway Riparian Buffer, and 
no trees or native vegetation are proposed for removal within the Willamette Greenway 
Riparian Buffer. The proposal preserves open space and existing vegetation within the riparian 
buffer to the greatest extent possible. 
 
The proposal meets this criterion. 
 
7. Analysis of Tentative Replat Approval Criteria 
 
SRC 205.025(d) establishes the following approval criteria for a Tentative Replat:  
 
Criterion 1: 
 
The tentative replat does not proposed to vacate any public street or road, or any recorded 
covenants or restrictions. 
 
Finding: The purpose of the proposed replat is to consolidate the existing lots which make up 
the subject property (comprised of Lots 1-3, and the northerly portion of Lot 4 of Block 7 of the 
River Side Addition to Salem subdivision plat) into one lot approximately 0.76 acres in size in 
order to accommodate future redevelopment of the property. 
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The replat does not propose to vacate any of the public streets that abut the property or any 
recorded covenants or restrictions. The proposed replat meets this approval criterion.  
 
Criterion 2: 
 
The tentative replat will not create nonconforming units of land or non-conforming 
development, or increase the degree of nonconformity in existing units of land or development. 
 
Finding: The subject property is zoned IC (Industrial Commercial). The minimum lot size and 
dimension requirements applicable to the subject property based on its zoning are included 
under SRC 551.010(a). A summary of the applicable minimum lot size and dimension 
requirements is provided in the following table: 
 

IC Zone Lot Size & Dimension Standards 

Lot Area None 

Lot Width None 

Lot Depth None 

Street Frontage Min. 16 ft. (applicable to all uses except for Single Family) 

 
As shown on the replat tentative plan, the consolidated lot resulting from the proposed replat is 
approximately 0.76 acres in size. The proposed consolidated lot exceeds the minimum lot 
area, dimension, and street frontage requirements of the IC zone and does not result in the 
creation of non-conforming units of land.  
 

The subject property is currently vacant, future development of the property is subject to all 
current use and development standards of the underlying zone. The proposed replat will not 
result in either the creation of non-conforming units of land or non-conforming development; 
and will not increase the degree of non-conformity in existing units of land or development. 
This approval criterion is met. 
 

Criterion 3: 
 

The tentative replat complies with the standards of this chapter and with all applicable 
provisions of the UDC. 
 

Finding: The Unified Development Code (UDC) implements the Salem Area Comprehensive 
Plan land use goals and governs the development of property within the City limits. The 
proposed replat meets all applicable provisions of the UDC as detailed below. 
 

SRC Chapter 200 (Urban Growth Management): SRC Chapter 200 (Urban Growth 
Management) requires issuance of an Urban Growth Preliminary Declaration prior to 
development of property located outside the City’s Urban Service Area. Because the subject 
property is located within the City’s Urban Service Area, and because the proposal is for a 
replat, an Urban Growth Preliminary Declaration is not required for the development pursuant 
to SRC 200.020. 
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SRC Chapter 205 (Land Division and Reconfiguration): The intent of SRC Chapter 205 is to 
provide for orderly development through the application of appropriate standards and 
regulations. The replat process reviews development for compliance with City standards and 
requirements contained in the UDC, the Salem Transportation System Plan, and the Water, 
Sewer, and Storm Drain System Master Plans. The applicant has met all application submittal 
requirements necessary for adequate review of the proposed replat. The proposed replat 
conforms to the applicable requirements of SRC Chapter 205. 
 
SRC Chapter 551 (Industrial Commercial Zone): The subject property is zoned IC (Industrial 
Commercial). The proposed replat seeks to consolidate the existing lots which currently make 
up the subject property into one single lot approximately 0.76 acres in size. 
 
The lot areas and dimensions of the proposed replatted lots exceed the minimum lot size, 
dimension, and street frontage requirements of the IC zone and are of a size and configuration 
that is suitable for their future development in conformance with the applicable requirements of 
the IC zone. Future development of the lots will be reviewed for conformance with the 
applicable development standards of the zone at the time of building permit approval for 
development of the properties.  
 
City Infrastructure Standards: The Public Works Department reviewed the proposal for 
compliance with the City's public facility plans pertaining to the provision of streets, water, 
sewer, and storm drainage facilities and determined that such facilities are available and 
appear to be adequate to serve future development of the lots in conformance with the 
requirements of SRC Chapter 802 (Public Improvements) and SRC Chapter 803 (Streets and 
Right-of-Way Improvements). A summary of existing improvements are as follows: 
 
▪ Water 

❖ The subject property is located within the G-0 water service level.  
❖ An 8-inch water main is located in Water Street NE. 

 
▪ Sewer 

❖ An 8-inch sewer main is located in Water Street NE. 
 

▪ Storm Drainage 
❖ A 10-inch stormwater main is located in Water Street NE.  
❖ A 10-inch stormwater main is located in Academy Street NE. 

 
▪ Streets 

❖ Water Street NE 
Water Street NE is designated as a Local street in the Salem Transportation System 
Plan (TSP). The standard for this classification of street is a 30-foot-wide improvement 
within a 60-foot-wide right-of-way. The portion of Water Street NE has an approximate 
20-foot-wide improvement within a 60-foot-wide right-of-way. 
 

❖ Academy Street NE 
Academy Street NE is designated as a Local street in the Salem Transportation System 
Plan (TSP). The standard for this classification of street is a 30-foot-wide improvement 
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within a 60-foot-wide right-of-way. Academy Street NE is a 65-foot undeveloped right-of-
way abutting the subject property. 

 
SRC Chapter 808 (Preservation of Trees and Vegetation): The City’s tree preservation 
ordinance (SRC Chapter 808) protects: 
 

1) Heritage Trees;  
2) Significant Trees (including Oregon White Oaks with diameter-at-breast-height (dbh) of 

20 inches or greater and any other tree with a dbh of 30 inches or greater, with the 
exception of tree of heaven, empress tree, black cottonwood, and black locust); 

3) Trees and native vegetation in riparian corridors; and  
4) Trees on lots or parcels 20,000 square feet or greater. 

 
In addition, tree conservation plans are required in conjunction with any development proposal 
involving the creation of lots or parcels to be used for single family uses, two family uses, three 
family uses, four family uses, or cottage clusters. Because the development proposal does not 
result in the creation of lots to be used for four family development, a Tree Conservation Plan 
is not required in conjunction with the request. 
 
As shown on the applicant’s existing conditions plan, there are 22 existing trees on the subject 
property, with five trees located outside of the riparian buffer. The five trees located outside the 
riparian buffer will be removed, none of these trees are significant trees. The 17 trees within 
the riparian buffer will be preserved. The proposal is consistent with the tree preservation 
requirements of SRC Chapter 808. 
 
SRC Chapter 809 (Wetlands): Grading and construction activities within jurisdictional waters of 
the state are regulated by the Oregon Department of State Lands (DSL) and U.S. Army Corps 
of Engineers. State and federal wetlands laws are also administered by DSL and the Army 
Corps of Engineers, and potential impacts to jurisdictional wetlands are addressed through 
application and enforcement of appropriate mitigation measures. 
 
The Salem-Keizer Local Wetlands Inventory (LWI) shows the Willamette River as a riverine 
wetland area(s) mapped on/adjacent to the property. 
 
SRC Chapter 810 (Landslide Hazards): According to the City’s adopted landslide hazard 
susceptibility maps, the subject property contains mapped landslide areas equal to two hazard 
susceptibility points. The construction of two duplexes on the site adds one activity point, for a 
total of three points. The proposed development is classified as a low landslide risk according 
to SRC Chapter 810, a geologic assessment is therefore not required in conjunction with the 
future development of the subject property. 
 
Final Plat: 
 
The applicant shall provide the required field survey and subdivision replat as per Statute and 
Code requirements outlined in the Oregon Revised Statutes (ORS) and the SRC. If said 
documents do not comply with the requirements outlined in ORS and SRC, and pursuant to 
SRC 205.035, the approval of the subdivision replat plat by the City Surveyor may be delayed 
or denied based on the non-compliant violation. 
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As identified above, the proposed replat complies with the standards of SRC Chapter 205 and 
with all applicable provisions of the UDC. This approval criterion is met. 
 
Criterion 4: 
 
The tentative replat complies with all applicable provisions of ORS chapter 92. 
 
Finding: ORS 92.185 establishes standards for replatting, including standards for 
reconfiguration of lots or parcels and public easements, vacation, notice, and utility easements. 
The City Surveyor will confirm ORS 92 compliance as part of the final plat mylar review. The 
proposed replat meets all applicable provisions of ORS 92.185 as detailed below: 
 
ORS 92.185(1): A replat, as defined in ORS 92.010, shall only apply to a recorded plat. 
 
Finding: The land subject to the proposed replat consists of properties comprised of Lots 1-3 
and the northern portion of Lot 4, of Block 7, River Side Addition to Salem, Oregon subdivision 
plat. The proposal complies with this requirement. 
 
ORS 92.185(2): Notice shall be provided as described in ORS 92.225(4) when the replat is 
replatting all of an undeveloped subdivision as defined in ORS 92.225. 
 
Finding: Streets and infrastructure have been constructed to serve the platted subdivision lots 
subject to the proposed replat. The existing subdivision is therefore defined as a “developed” 
subdivision pursuant to ORS 92.225 and this requirement is not applicable to the proposal.  
 
ORS 92.185(3): Notice, consistent with the governing body of a city or county approval of a 
tentative plan of a subdivision plat, shall be provided by the governing body to the owners of 
property contiguous to the proposed replat. 
 
Finding: As described in the procedural findings included in this decision, notice was provided 
to owners of property, including any contiguous property, located within 250 feet of the subject 
property. The public notice provided for replats is the same type of notice provided for 
subdivisions and other Type II land use applications under SRC 300.520. The proposal 
therefore satisfies this requirement. 
 
ORS 92.185(4): When a utility easement is proposed to be realigned, reduced in width or 
omitted by a replat, all affected utility companies or public agencies shall be notified, consistent 
with a governing body’s notice to owners of the property contiguous to the proposed plat. Any 
utility company that desires to maintain an easement subject to vacation under this section 
must notify the governing body within 14 days of the mailing or other service of the notice. 
 
Finding: In addition to providing notice to owners of property located within 250 feet of the 
subject property, notice of the proposed replat was also provided to public and private utility 
providers serving the subject property. The replat does not propose to realign, reduce in width, 
or omit any utility easements. The proposal therefore satisfies this requirement.  
 
ORS 92.185(5): A replat shall not serve to vacate any public street or road. 
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Finding: The proposed replat does not vacate any public street or road, the public streets 
abutting the property will remain in place. The proposal therefore satisfies this requirement.  
 
ORS 92.185(6): A replat shall comply with all subdivision provisions of this chapter and all 
applicable ordinances and regulations adopted under this chapter. 
 
Finding: Staff has reviewed the proposed replat for compliance with the applicable provisions 
of the ORS Chapter 92 and the Salem Revised Code. As described in the findings in this 
decision regarding conformance with the approval criteria under SRC 205.025(d), the 
proposed replat complies with all applicable subdivision standards, including lot size and 
dimensions, access and circulation, and availability of public and private utility infrastructure. 
The proposal therefore satisfies this requirement. The proposal complies with the requirements 
of ORS Chapter 92. 
 
Criterion 5: 
 
The tentative replat is not prohibited by any existing City land use approval or previous 
condition of approval, affecting one or both of the units of land. 
 
Finding: There are no past land use decisions, or conditions of approval associated with any 
past land use decisions, affecting the subject property that prohibit the proposed replat. This 
approval criterion is met. 
 
Criterion 6: 
 
The tentative replat does not adversely affect the availability of, or access to, city infrastructure 
or public or private utilities or streets. 
 
Finding: The Public Works Department has reviewed the applicant’s preliminary plan for this 
site. The water, sewer, and storm infrastructure are existing, and appear to be adequate to 
serve the proposed replat. Public streets abutting the subject property are available to provide 
adequate street access. The applicant shall ensure relocated property lines coincide with 
future driveway locations and do not create conflicts with existing utility poles, cable boxes, fire 
hydrants, etc. 

 
Condition 7: Relocate utilities that may obstruct future driveways or provide a site plan 

demonstrating that no such obstructions exist. 
 
All existing and proposed easements shall be shown on the final plat. 
 
Condition 8: Show all existing and proposed easements on the final plat. 
 
RECOMMENDATION  
 
Based upon the Facts and Findings contained in this staff report, staff recommends that the 
Hearings Officer APPROVE the request for a Class 2 Willamette Greenway Permit and 
Tentative Replat for the proposed development of a new four-family residential use within the 
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Willamette Greenway Overlay Zone, and a lot line consolidated for property located at 1887-
1899 Water Street NE, subject to the following conditions of approval: 
 
CLASS 2 WILLAMETTE GREENWAY PERMIT: 
 
Condition 1: Coordinate construction activities with the Public Works Department and 

Building and Safety to ensure that any required erosion control or grading 
permits or other appropriate measures are in place to protect the 
topographical features of the bank and escarpment. 

 
Condition 2: The applicant shall select a paint color for the proposed buildings that is 

within the green or brown color palette. 
 
Condition 3: Dedicate a public access easement for recreational use along the western 

property line, in an alignment approved by the Public Works Director.  
 
Condition 4: Prior to any excavation, grading, or construction, a survey map, certified by a 

licensed Professional Land Surveyor, shall be submitted to the Director 
showing the Willamette Greenway Boundary and its relationship to the site 
and survey monuments thereon. 

 
Condition 5: Prior to any excavation, grading, or construction, plans for removal and 

replacement of any native vegetation shall be submitted to and approved by 
the Director. 

 
Condition 6: The final plat for the replat shall be recorded prior to building permit approval. 
 
TENTATIVE REPLAT: 
 
Condition 7: Relocate utilities that may obstruct future driveways or provide a site plan 

demonstrating that no such obstructions exist. 
 
Condition 8: Show all existing and proposed easements on the final plat. 
 
 
 
Prepared by Aaron Panko, Planner III 
 
Application Deemed Complete Date: December 20, 2022 
State Mandated Decision Date:  April 19, 2023 
 
Attachments: A. Vicinity Map  

B. Proposed Development Plans 
C. Applicant’s Statement Addressing Approval Criteria 
D. Public Works Memo Dated January 3, 2023 
E. Salem-Keizer Public Schools Memo Dated January 4, 2023 
 

G:\CD\PLANNING\CASE APPLICATION Files 2011-On\WILLAMETTE GREENWAY\2022\Staff Reports\WGP-REP22-02.amp.docx 
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These	 plans	 have	 been	 licensed	 to	 the	 customer
for	 use	 in	 construction	 of	 one	 building	 only	 and
are	 subject	 to	 the	 conditions	 of	 license	 accepted
by	 the	 customer.	 Multi	 use	 license	 options	 are
available	 upon	 request.	 Use	 of	 any	 part	 of	 the
plans	 by	 any	 party	 other	 than	 the	 customer
except	 on	 loan	 by	 the	 customer	 to	 third	 parties
necessary	 to	 assist	 the	 customer	 and	 using	 the
plans	 such	 as	 contractors	 and	 subcontractors
it’s	 strictly	 prohibited.	 The	 plans	 may	 not	 be
reused	 or	 copied	 in	 whole	 or	 in	 part	 without
written	 permission	 from	 Wavra	 Design	 Co	 LLC.
Wavra	 design	 Co.	 retains	 copy	 rights	 to	 and
ownership	 of	 these	 plans.	 Wavra	 Design	 Co.
prepares	 its	 plans	 carefully	 for	 use	 by	 its
customers.	 However,	 adaptation	 of	 the	 plans	 to
meet	 specific	 state	 and	 local	 building	 codes,
regulations	 and	 specific	 site	 conditions	 is	 the
responsibility	 of	 the	 contractor/user.	 In	 addition
Wavra	 Design	 Co.	 will	 not	 be	 responsible	 for	 any
damages	 relating	 to	 the	 accuracy	 and	 overall
integrity	 of	 the	 plans	 in	 excess	 of	 the	 license	 fee
paid	for	their	use.	The	contractor	therefore	must
carefully	 inspect	 all	 dimensions	 and	 details	 in	 the
plans	 for	 errors	 and/or	 omissions.	 Unauthorized
use	or	copying	of	these	plans	for	the	design	they
depict	infringes	rights	under	the	copyright	act.

111	S.	FIRST	STREET
SILVERTON,	OR

WAVRADESIGNCO@GMAIL.COM
WAVRADESIGNCO.COM

PH.	503-932-4134

sept.	2022
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Second:	805	SF

Total:	1905
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Total:	1905
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These	 plans	 have	 been	 licensed	 to	 the	 customer
for	 use	 in	 construction	 of	 one	 building	 only	 and
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by	 the	 customer.	 Multi	 use	 license	 options	 are
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plans	 by	 any	 party	 other	 than	 the	 customer
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necessary	 to	 assist	 the	 customer	 and	 using	 the
plans	 such	 as	 contractors	 and	 subcontractors
it’s	 strictly	 prohibited.	 The	 plans	 may	 not	 be
reused	 or	 copied	 in	 whole	 or	 in	 part	 without
written	 permission	 from	 Wavra	 Design	 Co	 LLC.
Wavra	 design	 Co.	 retains	 copy	 rights	 to	 and
ownership	 of	 these	 plans.	 Wavra	 Design	 Co.
prepares	 its	 plans	 carefully	 for	 use	 by	 its
customers.	 However,	 adaptation	 of	 the	 plans	 to
meet	 specific	 state	 and	 local	 building	 codes,
regulations	 and	 specific	 site	 conditions	 is	 the
responsibility	 of	 the	 contractor/user.	 In	 addition
Wavra	Design	Co.	will	not	be	responsible	for	any
damages	 relating	 to	 the	 accuracy	 and	 overall
integrity	of	the	plans	 in	excess	of	the	license	fee
paid	for	their	use.	The	contractor	therefore	must
carefully	inspect	all	dimensions	and	details	 in	the
plans	 for	 errors	 and/or	 omissions.	 Unauthorized
use	or	copying	of	these	plans	for	the	design	they
depict	infringes	rights	under	the	copyright	act.
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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).  

 
  

MEMO 
 

TO: Aaron Panko, Planner III 
Community Development Department 

 
FROM: Laurel Christian, Development Services Planner II 

Public Works Department 
 
DATE: January 3, 2023 

 
SUBJECT: PUBLIC WORKS RECOMMENDATIONS 

WGP-REP22-02 (22-117086) 
1887 WATER STREET NE 
FOUR-FAMILY RESIDENTIAL DEVELOPMENT 

 
PROPOSAL 
 
A Class 2 Willamette Greenway Development Permit for the proposed development of a 
new four-family residential use within the Willamette Greenway compatibility review 
boundary, and a Tentative Replat to consolidate existing lots (comprised of Lots 1-3, and 
the northerly portion of Lot 4 of Block 7, River Side Addition to Salem, Oregon 
subdivision plat). 
 
The subject property is approximately 0.76 acres in size, zoned IC (Industrial 
Commercial) at the time of application submittal and located at 1887 Water Street NE – 
97301 (Marion County Assessor's Map and Tax Lot number: 073W15DC / 00100). 
 
RECOMMENDED CONDITIONS – REPLAT 
 
1. Show all existing and proposed easements on the final plat.  

 
2. Relocate utilities that may obstruct future driveways or provide a site plan 

demonstrating that no such obstructions exist.  
 
RECOMMENDED CONDITIONS – WILLAMETTE GREENWAY PERMIT 
 
3. Dedicate a minimum 15-foot-wide public access easement for recreational use along 

the western property line, in an alignment approved by the Public Works Director. 
 

4. Coordinate construction activities with the Public Works Department and Building and 
Safety to ensure that any required erosion control or grading permits or other 
appropriate measures are in place to protect the topographical features of the bank 
and escarpment. 
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FACTS 
 
Streets 
 
1. Water Street NE 
 

a. Standard—This street is designated as a local street in the Salem TSP. The 
standard for this street classification is a 30-foot-wide improvement within a 
60-foot-wide right-of-way.   

 
b. Existing Conditions—This street has an approximate 20-foot-wide improvement 

within a 66-foot-wide right-of-way abutting the subject property. 
 
2. Academy Street NE 
 

a. Standard—This street is designated as a local street in the Salem TSP. The 
standard for this street classification is a 30-foot-wide improvement within a 
60-foot-wide right-of-way.   

 
b. Existing Conditions—This is a 65-foot-wide undeveloped right-of-way abutting the 

subject property. 
 
Storm Drainage 
 
1. Existing Conditions 
 

a. A 10-inch stormwater main is located in Water Street NE.  
 

b. A 10-inch stormwater main is located in Academy Street NE. 
 
Water 
 
1. Existing Conditions 
 

a. The subject property is located in the G-0 water service level. 
 

b. An 8-inch water main is located in Water Street NE.  
 

Sanitary Sewer 
 
1. Existing Sewer 

 
a. An 8-inch sewer main is located in Water Street NE.  
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Natural Resources 
 
1. Wetlands—The Salem-Keizer Local Wetland Inventory (LWI) shows the Willamette 

River as a riverine wetland area(s) mapped on/adjacent to the property.  
 

2. Floodplain—An existing “AE” floodway is located on the subject property as 
designated on the Federal Emergency Management Agency (FEMA) floodplain 
maps. Development within the floodplain requires a floodplain development permit 
and is subject to the requirements of SRC Chapter 601. 
 

3. Landslide Hazards—City records show there may be category 2 landslide hazard 
areas mapped on the subject property. The construction of two duplexes on the site 
adds 1 activity point, for a total of 3 points. The proposed development is classified as 
a low landslide risk according to SRC Chapter 810.  

 
CRITERIA AND FINDINGS – Tentative Replat 
 
SRC 205.025(d) indicates the criteria that must be found to exist before an affirmative 
decision may be made. The applicable criteria and the corresponding findings are as 
follows: 
 
SRC 205.025(d)(1)—The tentative replat does not propose to vacate any public 
street or road, or any recorded covenants or restrictions. 
 
Findings—The applicant’s proposal does not vacate any public rights-of-way.  
 
SRC 205.025(d)(3)—The tentative replat complies with the standards of this 
Chapter and with all applicable provisions of the Unified Development Code 
(UDC). 
 
Findings—The applicant shall provide the required field survey and subdivision replat as 
per Statute and Code requirements outlined in the Oregon Revised Statutes (ORS) and 
the SRC. If said documents do not comply with the requirements outlined in ORS and 
SRC, and pursuant to SRC 205.035, the approval of the subdivision replat by the City 
Surveyor may be delayed or denied based on the non-compliant violation. 
 
SRC 205.025(d)(4)—The tentative replat complies with all applicable provisions of 
ORS Chapter 92. 
 
Findings—The City Surveyor will confirm ORS 92 compliance as part of the final plat 
mylar review.  
 
SRC 205.025(d)(6)—The tentative replat does not adversely affect the availability 
of, or access to, City infrastructure or public or private utilities or streets. 
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Findings—The Public Works Department has reviewed the applicant’s preliminary plan 
for this site. The water, sewer, and storm infrastructure are existing, and appear to be 
adequate to serve the proposed replat. Public streets abutting the subject property are 
available to provide adequate street access. The applicant shall ensure relocated 
property lines coincide with future driveway locations and do not create conflicts with 
existing utility poles, cable boxes, fire hydrants, etc. All existing and proposed easements 
shall be shown on the final plat. 
 
CRITERIA AND FINDINGS – Willamette Greenway Development Permit 
 
SRC 600.015(e)(2) indicates the criteria that must be found to exist before an affirmative 
decision may be made. The applicable criteria and the corresponding findings are as 
follows: 
 
SRC 600.015(e(2)(a)—The proposed intensification, development, or change of use 
is consistent with the Willamette River Greenway Plan; the Willamette Greenway 
Riparian Buffer Enhancement Guide; the applicable standards of this chapter; and 
where applicable, the stormwater runoff water quality standards adopted and 
administered by the Public Works Department. 

 
Findings—Pursuant to SRC 600.025(h), Where practical, public access to and along the 
Willamette River should be provided by easement, dedicated right-of-way, or other 
appropriate legal means. The Salem Comprehensive Parks System Master Plan 
identifies a shared-use path in the vicinity of the subject property. To provide future 
public recreational access and use along the Willamette River, the applicant is required 
to dedicate an easement along the western portion of the subject property that borders 
the Willamette River.  
  

Condition: Dedicate a minimum 15-foot-wide public access easement for 
recreational use along the western property line, in an alignment approved by the 
Public Works Director.  

 
The applicant shall be required to design and construct a storm drainage system at the 
time of development. The application shall provide an evaluation of the connection to the 
approved point of discharge for new areas of impervious surface per SRC 71.075. The 
project demonstrates compliance with SRC Chapter 71 because the project involves less 
than 10,000 square feet of new or replaced impervious surface. 
 

SRC 600.025(a)—Development within the Willamette Greenway Overlay Zone must 
comply with the development standards applicable in the underlying zone and the 
development standards set forth in this section. The development standards in 
this section are in addition to, and not in lieu of, all other applicable development 
standards in the underlying zone. Where the development standards in this 
section conflict with the development standards applicable in the underlying zone 
or any other overlay zone, the development standards in this section shall be the 
applicable development standard. 
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(a) General Standards 
(1) Existing predominant topographical features of the bank and escarpment shall 

be preserved and maintained, with the exception of disturbance necessary for: 
(A) The construction or establishment of a water-related, water-dependent, or 

river-oriented use or activity; and 
(B) Measures necessary to reduce existing or potential bank and escarpment 

erosion, landslides, or flood hazard conditions. 
(2) The slope, soil characteristics, and other physiographic conditions existing 

within the land area between the ordinary low water line and the Willamette 
Greenway Boundary shall be considered to assure that the proposed 
intensification, development, or change of use will not adversely affect the 
stability of the land area. 

(3) The hydraulic effect of the Willamette River on the bank shall be considered in 
the design of any proposed intensification, development, or change of use. 

(4) The hydraulic and flood carrying capacity of the river shall be considered in the 
design of any proposed intensification, development, or change of use. 

(5) Impact on the riparian buffer resulting from the proposed intensification, 
development, or change in use shall be minimized. 

 
Findings— The applicant provided a geotechnical report that concluded that, with 
proper construction control, the geology and topography of the site and the surrounding 
area will not adversely affect the proposed project, and the project will have negligible 
geologic impact on adjacent properties or the risk of slope instability, and, with the use of 
generally accepted construction techniques and by strictly following the 
recommendations contained in the report and in the building code, the site is geologically 
suitable for the proposed development. 

 
The Floodplain Administrator reviewed the proposed development and determined that 
the flood carrying capacity of the river is adequate to accommodate the proposed 
development. The proposed duplexes are not located within the regulatory floodway 
boundary of the Willamette River, reducing any potential impacts to the hydraulic and 
flood-carrying capacity of the river. 

 
To ensure that necessary measures are in place to reduce existing or potential bank and 
escarpment erosion related to the proposed construction and development activities, 
staff recommends the following condition: 

 
Condition: Coordinate construction activities with the Public Works Department 
and Building and Safety to ensure that any required erosion control or grading 
permits or other appropriate measures are in place to protect the topographical 
features of the bank and escarpment. 

 

Prepared by: Laurel Christian, Development Services Planner II 
cc: File 
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