
CITY OF SALEM

Staff Report

555 Liberty St SE
Salem, OR 97301

File #: 23-321 Date: 9/25/2023
Version: 1 Item #: 5. a.

TO: Mayor and City Council

THROUGH: Keith Stahley, City Manager

FROM: Kristin Retherford, Community and Urban Development Director

SUBJECT:

Deliberation of a Legislative Zone Change and Code Amendment to Repeal Overlay Zones in the
SCAN Neighborhood.

Ward(s): 2
Councilor(s): Nishioka
Neighborhood(s): SCAN
Result Area(s): Welcoming and Livable Community.

SUMMARY:

Proposal to eliminate five overlay zones (Planning Case No. CA23-02): The Saginaw Street, Superior
-Rural, Oxford-West Nob Hill, Oxford-Hoyt, and Hoyt-McGilchrist Overlay Zones. The proposal
responds to a motion from City Council during their November 14, 2022 meeting.

ISSUE:

Shall City Council advance Ordinance Bill No. 5-23 for the purpose of eliminating the Saginaw Street,
Superior-Rural, Oxford-West Nob Hill, Oxford-Hoyt, and Hoyt-McGilchrist Overlay Zones to second
reading?

RECOMMENDATION:

Advance Ordinance Bill No. 5-23 for the purpose of eliminating the Saginaw Street, Superior-Rural,
Oxford-West Nob Hill, Oxford-Hoyt, and Hoyt-McGilchrist Overlay Zones to second reading.

FACTS AND FINDINGS:

Procedural Findings
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1. On November 14, 2022, the City Council directed staff to create an ordinance and schedule a
public hearing to consider eliminating the Saginaw Street Overlay Zone, Superior-Rural Overlay
Zone, Oxford-West Nob Hill Overlay Zone, Oxford-Hoyt Overlay Zone, and Hoyt-McGilchrist
Overlay Zone.

2. Staff met with the SCAN Land Use Committee on January 12, 2023 and attended the SCAN
Neighborhood Association meeting on February 8, 2023 to explain the proposed zone change,
answer questions, and listen to the neighborhood’s input.

3. Staff mailed out flyers to owners of affected properties on January 19, 2023, describing the
proposed zone change and providing opportunities to discuss the proposal with staff.

4. The proposed zone change is a legislative zone change, which may be initiated by the City
Council under SRC 265.010(c). The proposed code amendment is an amendment to the Unified
Development Code (UDC), which is a legislative land use decision under SRC 110.085.

5.   The City Council adopted Resolution No. 2023-9 on March 13, 2023 to initiate the proposed
zone change and code amendment.

6.   On March 13, 2023, the City Council voted to hold a public hearing of Ordinance Bill No. 5-23.
7.   On June 5, 2023, notice of the public hearing was provided as required by Oregon Revised

Statutes and Salem Revised Code.
8.   On June 26, 2023, City Council rejected the legislative zone change and code amendment to

eliminate the Saginaw Street, Superior-Rural, Oxford-West Nob Hill, Oxford-Hoyt, and Hoyt-
McGilchrist Overlay Zones.

9.   On July 10, 2023, City Council adopted a motion to reconsider the proposed amendment to
eliminate the Saginaw Street, Superior-Rural, Oxford-West Nob Hill, Oxford-Hoyt, and Hoyt-
McGilchrist Overlay Zones and delayed deliberation to September 25, 2023.

10. Notice of deliberations was provided to Salem neighborhood associations and those that
previously submitted testimony on September 5, 2023.

Project Overview

During the June 26, 2023 City Council meeting, the Council discussed the proposal to eliminate the
Saginaw Street, Superior-Rural, Oxford-West Nob Hill, Oxford-Hoyt, and Hoyt-McGilchrist Overlay
Zones. (The staff report from the June 26 public hearing can be found here:
<https://salem.legistar.com/LegislationDetail.aspx?ID=6262838&GUID=957C4F82-CE6D-4A25-
95F9-0CDEEB708C67>) The discussion included questions about how historic buildings in the
vicinity of the overlay zones would be affected by the proposed zone change, and what would be
required to create a new National Register Historic District in the SCAN neighborhood. These
questions - and others that have arisen since the June 26 public hearing - are answered below.

Questions and Answers

1) What is a National Register Historic District?

A National Register Historic District is an area that has been listed on the National Register of
Historic Places by the National Park Service for its age, historic significance, and integrity.
Historic districts have a concentration of thematically related historic resources that together
convey a significant story about their place. There are different types of National Register
Historic Districts, including residential historic districts.
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Creating such a district allows contributing buildings to qualify for local, state, and federal
grant money to help maintain their historic significance through maintenance and
renovations. While National Register listing is honorary, all of Salem’s National Register
Historic Districts are also designated as local historic districts, which impose additional
restrictions on development to help preserve buildings and ensure they are compatible with
the character of the district. The Unified Development Code (UDC) includes design criteria to
regulate when buildings are constructed or existing structures are altered or demolished
within a designated historic district.

2) What is the process for creating a National Register Residential Historic District?

Designating a new National Register Residential Historic District requires coordination between
the residents of a proposed district, the City, and the State Historic Preservation Office
(SHPO). It also requires that at least 51% of property owners within any proposed district
support the application to have it nationally designated. A survey of the buildings in the
project area is done to determine their historic character and an application must be
prepared. Then it is submitted to the SHPO, reviewed by the Salem Historic Landmarks
Commission and City Council, and a recommendation is made by the State Advisory
Committee on Historic Preservation to the National Parks Service. If the National Parks
Service accepts the nomination, it will be listed as a district, and City Council can then
choose to designate it as a local district as well. This process takes time and resources, both
for the residents submitting the application and City staff who often support the nomination
process. Future City budget allocations would be required for staff to effectively support a
nomination. The City of Salem’s process for designation of a historic district is included at
Attachment 6.

3) How would designating an area as a National Register Residential Historic District impact
maximum building heights?

The base zoning of the properties within the overlays proposed to be eliminated is a mix of
Mixed Use I (MU-I) and Mixed Use II (MU-II) zoning. In these zones, buildings on lots that are
contiguous to a National Register Residential Historic District are limited to a maximum
height of 45 feet.

This height restriction applies to lots that abut or are across an alley from a National Register
Residential Historic District. However, it does not apply across streets, nor does it apply to
buildings on lots within a National Register Residential Historic District. Within a residential
historic district, new buildings are required by to comply with the height in the base zone and
be compatible with other buildings in that district. The historic preservation code does not
establish a specific maximum height but instead considers compatibility within historic
districts; compatibility is evaluated for size, scale, and height.

4) Is maximum building height affected when a lot is adjacent to a historic building that is not
within a National Register Residential Historic District?

No, the maximum height restriction of 45 feet in the MU-I and MU-II zones only applies to
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properties contiguous to a National Register Residential Historic District; it does not apply to
lots adjacent to historic buildings that are individually listed on the National Register of
Historic Places. The maximum building height on such lots is the maximum building height
permitted in the zone.

5) What is the maximum height allowed in the MU-I and MU-II zones when not contiguous to a
National Register Residential Historic District?

When not contiguous to a National Register Residential Historic District, the maximum height
allowed in the MU-I zone is 65 feet, and the maximum height allowed in the MU-II zone is 55
feet. In these zones, building setbacks adjacent to residential zoning are tied to building
height. The minimum setback in both zones is 10 feet plus 1.5 feet for each foot of building
height above 15 feet. For example, a building 25 feet tall would require a 25-foot minimum
setback from adjacent residential zoning, and a 55-foot tall building would require a 70-foot
minimum setback adjacent to residential zoning. This setback applies across alleys but does
not apply across streets. This setback requirement helps to ensure that there is a buffer
between taller buildings in the MU-I and MU-II zones and shorter buildings in residential
zones.

6) What is a Salem Heritage Neighborhood, and how does it differ from a historic district?

A Salem Heritage Neighborhood is a local designation intended to encourage Salem
neighborhoods to celebrate their history and provide an opportunity for them to engage in a
positive way with the City’s Historic Preservation Program. Neighborhood associations may
apply to recognize portions of their neighborhood as a Salem Heritage Neighborhood, as
long as the area is not already within a designated historic district. Recognition as a Salem
Heritage Neighborhood is not regulatory but enables the neighborhood to receive City
funding to promote and interpret their history. It supports the neighborhood’s efforts to learn
more about the history of their built environment and to celebrate their unique historical
attributes. This process may include preliminary steps to support designation of a historic
district in the future, but it does not require a neighborhood to apply for such a district.

Heritage neighborhoods are different from historic districts in several ways. For example,
becoming a heritage neighborhood does not add any additional restrictions on development.
It also does not qualify specific properties within the neighborhood for historic grant funding.
In addition, the maximum height restriction of 45 feet in the MU-I and MU-II zones that
applies to properties contiguous to a National Register Residential Historic District does not
apply to properties within or contiguous to a heritage neighborhood. Three neighborhoods
have participated in the Heritage Neighborhood program: Grant, SESNA and Highland.
SCAN has requested to be the next neighborhood to participate in the program.

7) Is the City Council required to take the same action on all of the overlay zones proposed for
elimination?

No, the City Council does not need to treat all of the overlay zones the same. Council could vote
to eliminate one or more overlay zones and retain others.
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8) Does the City Council have the option to let some overlay zones sunset after a certain period
of time?

Yes. For example, the City Council could vote to eliminate some of the overlay zones
immediately and retain others for a period of time, after which time they would also be
eliminated. If a sunset clause were established, the City Council would not need to vote
again at the end of the sunset period; the overlay zones subject to the sunset clause would
automatically be eliminated.

Public Comment

No additional public comments had been received between close of the public hearing and the time
this staff report was prepared.

Substantive Findings

The proposal includes amendments to the zoning map and the Unified Development Code (UDC).

1. SRC 265.010 establishes the following approval criteria for a legislative zone change:

a. The zone change is in the best interest of the public health, safety, and welfare of the
City.

b. The zone change complies with the Salem Area Comprehensive Plan, applicable
statewide planning goals, and applicable administrative rules adopted by the Department of
Land Conservation and Development.

c. 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.

d. 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.

2.  SRC 110.085(b) establishes the following approval criteria for a legislative amendment to
the UDC:
a. The amendment is in the best interest of the public health, safety, and welfare of the

City.
b. The amendment conforms with the Salem Area Comprehensive Plan, applicable

statewide planning goals, and applicable administrative rules adopted by the Department of
Land Conservation and Development.
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Findings demonstrating the proposal’s conformance with the applicable approval criteria are included
in Exhibit C to Ordinance Bill No. 18-22 (Attachment 4).

BACKGROUND:

The City Council passed a motion on November 14, 2022 directing staff to bring forward a new
ordinance to eliminate the overlay zones near Commercial Street SE in the SCAN neighborhood. The
proposed legislative zone change and code amendment responds to this motion from Council.

Austin Ross
Planner II

Attachments:
1. Ordinance Bill No. 5-23
2. Exhibit A to Ordinance Bill 5-23 - Map of Overlays Proposed to be Eliminated

3. Exhibit B to Ordinance Bill 5-23 - Proposed Code Changes
4. Exhibit C to Ordinance Bill 5-23 - Findings
5. Properties within Overlays
6. Process for Designation of a Historic District
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ORDINANCE BILL NO. 5-23 

AN ORDINANCE RELATING TO OVERLAY ZONES; AMENDING THE SALEM 

ZONING MAP BY REPEALING THE SUPERIOR-RURAL OVERLAY ZONE, 

OXFORD-WEST NOB HILL OVERLAY ZONE, OXFORD-HOYT OVERLAY ZONE, 

HOYT MCGILCHIRST OVERLAY ZONE, AND SAGINAW STREET OVERLAY 

ZONE; AMENDING SRC 110.030; AND REPEALING SRC 621, SRC 622, SRC 623, 

SRC 624, SRC 625, SRC 900.220, AND SRC 900.225. 

The City of Salem ordains as follows: 

Section 1.  The following Salem Revised Code (SRC) chapters are hereby amended as 

set forth in Exhibit B, attached hereto and by reference incorporated herein: SRC 110, 

SRC 621, SRC 622, SRC 623, SRC 624, SRC 625, and SRC 900.  

Section 2. The overlay zones identified in Exhibit A are eliminated from the Salem 

Zoning Map as shown in that exhibit. 

Section 3. Findings. This is a legislative land use amendment. Findings demonstrating 

compliance with the applicable criteria are set forth in Exhibit C, which are attached 

hereto and incorporated herein by reference. 

Section 4.  Codification.  In preparing this ordinance for publication and distribution, the 

City Recorder shall not alter the sense, meaning, effect or substance of this ordinance, but 

within such limitations, may: 

 (a)  Renumber sections and parts of sections of the ordinance; 

 (b)  Rearrange sections; 

 (c)  Change reference numbers to agree with renumbered chapters, sections or other 

parts; 

 (d)  Delete references to repealed sections; 

 (e)  Substitute the proper subsection, section or chapter, or other division numbers; 

 (f)  Change capitalization and spelling for the purpose of uniformity; 

(g)  Add headings for purposes of grouping like sections together for ease of 

reference; and 

 (h)  Correct manifest clerical, grammatical or typographical errors.   
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ORDINANCE 5-32 – Page 2 COUNCIL OF THE CITY OF SALEM, OREGON 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

Section 5.  Severability.  Each section of this ordinance, and any part thereof, is 

severable, and if any part of this ordinance is held invalid by a court of competent 

jurisdiction, the remainder of this ordinance shall remain in full force and effect. 

Section 6.  Emergency Clause.  This act being necessary for the immediate preservation of the 

public peace, health and safety, an emergency is declared to exist, and this ordinance shall be in 

full force and effect from and after the date of its passage. 

 

 PASSED by the City Council this    day of    , 2023. 

 ATTEST: 

 

 

 City Recorder 

 Approved by City Attorney: ____________ 

 

 

Checked by: Austin Ross 

 

 



´

MCGILCHRIST ST SE

CH
UR

CH
 ST

 SE

LEFFELLE ST SE

WI
NT

ER
 S

T S
E

SK
OP

IL
AV

S

CROSS ST SE

SA
GI

NA
W

S T
S

BIR
DH

ILL
DR

S

WILBUR ST SE

FIR
 S

T S

WILBUR ST SE

FAWK AV SE

JERRIS AV SE

RURAL AV S

HOWARD ST SE
SUPERIOR ST SE

FAWK AV SE

JERRIS AV SE

LANE PL S

H I
GH

ST
SE

CA
PIT

OL
 ST

 S
E

DA
VI

DS
ON

 S
T S

E

SU
MM

ER
 S

T S
E

WI
NT

ER
 S

T S
E

RA
YN

OR
 S

T S
E

SUMMER STSE

CO
TT

AG
E S

T S
E

W
ES

TN
OB

HI
L L

ST
SE

CH
UR

CH
 ST

 S
E

EA
ST

 N
OB

 H
ILL

 S
T S

E

RURAL AV SE

OXFORD ST SE

JO
HN

 ST
 S

JUDSON ST S

HOYT ST S

FA
IR

M O
UN

T A
V

S

SA
GI

NA
W

ST
S

MILLER ST S

MER
RIT

T STS

HOYT ST SE

OXFORD ST SE

ELECTRIC AV SE

RE
X S

T S

MO
UN

T A
IN

VI
E W

D R
S

CO
MM

ER
CI

AL
ST

SE

JUDSON ST SE

LORIDA AV S

JO
HN

ST
S

CH
UR

CH
 ST

 S
E

CO
TT

AG
E S

T S
E

KEARNEY ST S

BUSH ST SE

EA
ST

 N
OB

 H
ILL

 S
T S

E

LINCOLN ST SE

SU
MM

ER
 S

T S
E

FA
IR

MO
UN

T A
V S

JO
HN

 ST
 S

MILLER ST SE

MYERS ST SE

FIR
ST

S

LEFFELLE ST SE

BUSH ST S

LEFFELLE ST S

LINCOLN ST S

LIBERTY ST SE

SUPERIOR ST S

OWENS ST S

LUTHER ST S

WASHINGTON ST S

WILSON ST S

MYERS ST S

KUMLER ST SE

WILSON ST SE

LEFFELLE ST SE

OWENS ST SE

WASHINGTON ST SE

KEARNEY ST SE MISSION ST SE

AL
TA

 VI
EW

 D
R 

S

BUSH BARN ENTRANCE SE

WI
NT

ER
ST

SE

MCGILCHRIST ST S

RI
O 

VI
ST

A W
Y S

RIVE
R RD S

5

4

32

1

Ordinance 5-23
Overlay Zones Proposed to be Eliminated

0 350 700175 Feet

Legend

N:\CD\Proj\CP\Case_Maps\CA23-02\Proposed-Overlay-Zones-To-Be-Eliminated_ANSI-A.mxd - 2/10/2023 @ 1:28:10 PM

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

Community Development Dept.

Overlay Zones Areas To Be Eliminated
Taxlots
Urban Growth Boundary
Outside Salem City Limits

Existing Zoning
CB
CG
CO
CR

EC
EFU
ESMU
FMU
IBC

IC
IG
IP
MU-I
MU-II

MU-III
MU-R
NH
PA
PC

PE
PH
PM
PS
RA

RM1
RM2
RM3
RS
SWMU
WSCB

Note:
Only the Overlay Zone WITHIN the 
"Overlay Zones Areas To Be Eliminated"
would be impacted by these changes

^

^

^

1  -  Saginaw Street Overlay Zone
2  -  Superior/Rural Overlay Zone
3  -  Oxford/West Nob Hill Overlay Zone
4  -  Oxford/Hoyt Overlay Zone
5  -  Hoyt/McGilchrist Overlay Zone
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Exhibit B 
 

Sec. 110.030. - Overlay zones.  

The overlay zones applicable to land within the City are listed in Table 110-2:  

TABLE 110-2. OVERLAY ZONES  

Overlay Zone  SRC chapter  

Willamette Greenway Overlay Zone  600  

Floodplain Overlay Zone  601  

Airport Overlay Zone  602  

Portland/Fairgrounds Road Overlay Zone  603  

Chemawa/I-5 Northeast Quadrant Gateway Overlay Zone  618  

Superior/Rural Overlay Zone  621  

Oxford/West Nob Hill Overlay Zone  622  

Oxford/Hoyt Overlay Zone  623  

Hoyt/McGilchrist Overlay Zone  624  

Saginaw Street Overlay Zone  625  

 

 

Sec. 900.220. - Commercial/Rural Urban Development Overlay Zone.  

(a)  General. Subject to the limitations in this section, signs permitted in the underlying zones are allowed 
in the Commercial/Rural Urban Development Overlay Zone.  

(b)  Area I.  

(1)  Freestanding signs shall be limited to a display surface of three feet by five feet and to a height 
not to exceed five feet.  

(2)  Wall signs shall not be visible from the residential areas to the west.  

(c)  Area II.  

(1)  Freestanding signs shall be limited to a display surface of three feet by five feet and to a height 
not to exceed five feet.  

(2)  Wall signs shall not be visible from the residential areas to the east.  

Attachment 3
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(d)  Areas III and IV.  

(1)  Wall signs shall not be visible from the residential areas to the east.  

(2)  Freestanding signs on the Commercial Street frontage shall not cause glare to adjacent 
residential uses.  

Sec. 900.225. - Saginaw Street Urban Development Overlay Zone.  

Subject to the limitations in this section, signs permitted within the underlying zone are allowed in the 
Saginaw Street Urban Development Overlay Zone, except no signs shall be permitted along the Saginaw 
Street frontage.  

 



Exhibit C 

Amend the Zoning Map  
 

Substantive Findings 

 

Legislative Zone Change 

Salem Revised Code (SRC) 265.010(d) establishes the following approval criteria for a legislative 

zone change to be approved: 

 

1) The zone change is in the best interest of the public health, safety, and welfare of the 

City.  

2) The zone change complies with the Salem Area Comprehensive Plan, applicable 

statewide planning goals, and applicable administrative rules adopted by the Department 

of Land Conservation and Development.  

3) 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.  

4) 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.  

 

Findings are provided below. 
 

1. The zone change is in the best interest of the public health, safety, and welfare of the City.  

 

Finding: The proposed legislative zone change, which responds to the motion made by the 

City Council on November 14, 2022, is in the best interest of the public health, safety, and 

welfare of the City because it will allow greater flexibility for future development and 

redevelopment along Commercial Street SE, where City Council and the community have 

prioritized pedestrian-friendly, mixed-use development served by frequent transit service. 

(This section of Commercial Street SE is part of Cherriots’ Core Network, which is a 

network of primary transit lines that Cherriots has committed to maintaining and improving 

in the future.) 

 

Currently, the areas subject to the proposed legislative zone change have primarily mixed-use 

zoning: Mixed Use I (MU-I), Mixed Use II (MU-II), and Mixed Use III (MU-III). Some 

properties within the Oxford-Hoyt Overlay Zone are zoned Single-Family Residential (RS). 

These mixed-use zones generally allow a mix of compatible commercial and residential uses, 

including retail sales and services, offices, eating and drinking establishments, commercial 

entertainment, three and four family residential uses, and multifamily residential. The overlay 

zones that are proposed to be removed were originally created to minimize the impacts of 

Attachment 4



nonresidential development on existing residential uses. They generally limit building height 

and provide development standards related to setbacks, landscaping, screening, and access 

intended to provide a buffer between residential and commercial uses. 

 

The proposed zone change will continue to allow the same uses on the subject properties and 

remove the development regulations that are currently applied by the overlays. This will 

allow new development and redevelopment to be taller and denser and will reduce regulatory 

barriers, which can make development more feasible. In turn, this potentially creates 

opportunities for more people to live close to shops, services, jobs, frequent transit service, 

and amenities. This helps reduce greenhouse gas emissions from single-occupancy vehicle 

trips, which is a priority in Salem. Increasing opportunities for a mix of uses will also enable 

more people to walk to their daily destinations, which promotes positive health outcomes. 

 

Therefore, the zone change is in the best interest of the public health, safety, and welfare of 

the City. 

 

2. The zone change complies with the Salem Area Comprehensive Plan, applicable statewide 

planning goals, and applicable administrative rules adopted by the Department of Land 

Conservation and Development.  

 

Statewide Planning Goals and Applicable Administrative Rules 

The proposed amendment is consistent with and conforms to the Statewide Planning Goals 

and applicable administrative rules as described below. 

 

Goal 1: Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for citizens to be 

involved in all phases of the planning process. 

 

The proposed zone change responds to a motion made by City Council on November 14, 

2022. In this motion, Council directed staff to work with the neighborhood in which the 

proposed zone change is taking place to address their concerns and ensure that they 

understand the impacts of the proposed zone change. 

 

In response, staff prepared a document outlining key impacts of removing the overlays and 

shared it with the South Central Association of Neighbors (SCAN). Staff also met with the 

SCAN Land Use Committee and attended a general SCAN neighborhood association 

meeting to answer questions and explain the impacts of the proposed zone change. 

 

Additionally, staff mailed a flyer to property owners whose properties are impacted by the 

proposed change. Recipients were encouraged to contact staff to learn more about the 

proposal. 

 

The process to adopt the proposed zone change requires public notice and affords the public 

an opportunity to review, comment, and take part in the approval process. These 

requirements were met. Therefore, the proposed zone change conforms with this goal.  

 



Goal 2: Land Use Planning 

To establish a land use planning process and policy framework as a basis for all decisions 

and actions related to use of land and to assure an adequate factual base for such decisions 

and actions. 

 

The City has established a land use planning process and policy framework as a basis for all 

decisions and actions related to use of land and to assure an adequate factual base for such 

decisions and actions. The recently updated Salem Area Comprehensive Plan (SACP) has 

been adopted by the City and acknowledged by the Land Conservation and Development 

Commission as being in compliance with the statewide goals, state statutes, and state 

administrative rules. 

 

The SACP identifies allowing mixed-use development more broadly in Salem as a priority to 

improve access to jobs and services and promote flexibility in the use of properties. It also 

states that the development of housing should be encouraged in mix-use areas. The proposed 

zone change would allow taller development on subject properties, providing the opportunity 

for denser housing either through mixed-use development or standalone multifamily 

development, in line with the SACP. The proposed zone change therefore conforms with this 

goal. 

 

Goal 5: Natural Resources, Scenic and Historic Areas, and Open Spaces  

To protect natural resources and conserve scenic and historical areas and open spaces. 

 

The proposed zone change does not eliminate the requirement for future development on these 

properties to meet the conditions of SRC Chapter 809 (Wetlands), SRC Chapter 601 

(Floodplain Overlay Zone), SRC Chapter 808 (Preservation of Trees and Vegetation), SRC 

Chapter 809 (Wetlands), and SRC Chapter 230 (Historic Preservation). For example, the 

proposed change does not remove or alter the development and design standards and 

requirements for historic resources as they are identified in SRC Chapter 230. All protections 

afforded to historic resources under that chapter will remain. The proposed zone change 

therefore conforms with this goal. 

 

Goal 6: Air, Water and Land Resources Quality  

To maintain and improve the quality of air, water, and land resources of the state. 

 

The proposed zone change helps improve the quality of air by promoting denser development 

along a major transportation corridor. This provides the opportunity for a more walkable mix 

of housing, services, jobs, and shops if properties develop or redevelop. In addition, the 

properties subject to the proposed zone change are located along the Cherriots Core Network. 

The proposed zone change, therefore, creates the opportunity for more people to live near 

jobs, services, shops, and transit service. This reduces the need for automobile travel, which 

reduces air pollution and greenhouse gas emissions from transportation.  

 

Additionally, the proposed zone change does not eliminate the requirement for future 

development on the subject properties to meet the conditions of SRC Chapter 808 

(Preservation of Trees and Vegetation), SRC Chapter 809 (Wetlands), SRC Chapter 601 



(Floodplain Overlay Zone), and SRC Chapter 810 (Landslide Hazards). The proposed zone 

change therefore conforms with this goal. 

 

Goal 7: Areas Subject to Natural Disasters and Hazards 

To protect life and property from natural disasters. 

 

The proposed zone change does not eliminate the requirement for future development on the 

subject properties to meet the conditions of SRC Chapter 808 (Preservation of Trees and 

Vegetation), SRC Chapter 809 (Wetlands), SRC Chapter 601 (Floodplain Overlay Zone), and 

SRC Chapter 810 (Landslide Hazards). These existing regulations aim to avoid or minimize 

risks to people and property from natural hazards. The proposed zone change therefore 

conforms with this goal. 

 

Goal 8: Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors and, where 

appropriate, to provide tor the siting of necessary recreational facilities including 

destinations resorts. 

 

The Salem Comprehensive Parks System Master Plan (Parks Master Plan) was adopted on 

May 13, 2013. Removing the overlay zones on the subject properties does not preclude the 

siting of any facilities identified in the Parks Master Plan. The underlying mixed use zones 

allow parks, open space, and recreation services such as museums, community centers, 

nature centers, youth clubs, and zoological gardens. The proposed zone change therefore 

conforms with this goal. 

 

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. 

 

The Salem Economic Opportunities Analysis (EOA), adopted in 2015, was developed 

consistent with the requirements of Goal 9 and associated administrative rules. It projected a 

271-acre deficit of commercial land in Salem’s portion of the UGB over the next 20 years. 

The EOA recommends meeting this need in several ways, including redeveloping existing 

commercial areas and allowing or encouraging mixed-use development in downtown or other 

employment areas. 

 

Currently, the properties where overlay zones are proposed to be removed have mixed use 

zoning. The proposed zone change, which is described below in detail, implements the 

recommendations in the EOA to help meet the identified need to accommodate more 

commercial uses. For example, the proposed zone change allows denser development in 

mixed-use zones to encourage mixed-use redevelopment. 

 

Saginaw Street Overlay Zone 

The Saginaw Street Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-I. The MU-I zone allows a wide a range of commercial uses, including retail sales, 

personal services, offices, and indoor commercial entertainment. As identified in the EOA, 



there is a projected deficit of land for commercial uses in Salem. The proposed zone change 

would eliminate the Saginaw Street Overlay Zone and continue to allow the same 

commercial uses on the affected properties. 

 

The Saginaw Street Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-I zone allows a 

maximum building height of 65 feet. This helps to facilitate future mixed-use development or 

redevelopment as recommended in the EOA. Therefore, the proposed zone change conforms 

with this goal. 

 

Superior-Rural Overlay Zone 

The Superior-Rural Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-II. The MU-II zone allows a wide a range of commercial uses, including retail sales, 

personal services, offices, and indoor commercial entertainment. As identified in the EOA, 

there is a projected deficit of land for commercial uses in Salem. The proposed zone change 

would eliminate the Superior-Rural Overlay Zone and continue to allow the same 

commercial uses on the affected properties. 

 

The Superior-Rural Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet. This helps to facilitate future mixed-use development or 

redevelopment as recommended in the EOA. Therefore, the proposed zone change conforms 

with this goal. 

 

Oxford-West Nob Hill Overlay Zone 

The Oxford-West Nob Hill Overlay Zone allows the same uses as the underlying base 

zoning, which is MU-II. The MU-II zone allows a wide a range of commercial uses, 

including retail sales, personal services, offices, and indoor commercial entertainment. As 

identified in the EOA, there is a projected deficit of land for commercial uses in Salem. The 

proposed zone change would eliminate the Oxford-West Nob Hill Overlay Zone and 

continue to allow the same commercial uses on the affected properties. 

 

The Oxford-West Nob Hill Overlay Zone provides development standards, including a 

standard that limits the height of buildings to 35 feet. Eliminating this overlay zone would 

remove this restriction, providing more flexibility for future development. The MU-II zone 

allows a maximum building height of 55 feet. This helps to facilitate future mixed-use 

development or redevelopment as recommended in the EOA. Therefore, the proposed zone 

change conforms with this goal. 

 

Oxford-Hoyt Overlay Zone 

The Oxford-Hoyt Overlay Zone allows the same uses as the underlying base zoning, which 

includes MU-II and RS. The RS zone allows primarily residential uses and very few 

commercial uses. If the Oxford-Hoyt Overlay Zone is eliminated by the proposed zone 

change, the uses allowed on RS-zoned properties would not change. The MU-II zone allows 



a wide a range of commercial uses, including retail sales, personal services, offices, and 

indoor commercial entertainment. As identified in the EOA, there is a projected deficit of 

land for commercial uses in Salem. The proposed zone change would eliminate the Oxford-

Hoyt Overlay Zone and continue to allow the same commercial uses on the affected 

properties. 

 

The Oxford-Hoyt Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction on MU-II properties, providing more flexibility for future development. The MU-

II zone allows a maximum building height of 55 feet. This helps to facilitate future mixed-

use development or redevelopment as recommended in the EOA. Therefore, the proposed 

zone change conforms with this goal. 

 

Hoyt-McGilchrist Overlay Zone 

The Hoyt-McGilchrist Overlay Zone allows the same uses as the underlying base zonings, 

which are MU-II and MU-III. Both the MU-II and MU-III zones allows a wide a range of 

commercial uses, including retail sales, personal services, offices, and indoor commercial 

entertainment. As identified in the EOA, there is a projected deficit of land for commercial 

uses in Salem. The proposed zone change would eliminate the Hoyt-McGilchrist Overlay 

Zone and continue to allow the same commercial uses on the affected properties. 

 

The Hoyt-McGilchrist Overlay Zone provides development standards, including a standard 

that limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet, and the MU-III zone allows a maximum building height 

of 70 feet. This helps to facilitate future mixed-use development or redevelopment as 

recommended in the EOA. Therefore, the proposed zone change conforms with this goal. 

 

Overall, the proposed zone change facilitates future mixed-use development, implementing 

the recommendations from the EOA. Therefore, the proposed zone change conforms with 

this goal. 

 

Goal 10: Housing 

To provide for the housing needs of citizens of the state. 

 

The Salem Housing Needs Analysis (HNA), adopted in August of 2022, was developed 

consistent with the requirements of Goal 10 and the associated administrative rules that were 

in place when it was prepared and completed. The HNA determined that more multifamily 

housing is needed within Salem’s portion of the Urban Growth Boundary (UGB) through 

2035. While Salem has met its projected need for residential land through 2035, the 

development of multifamily housing units is still needed. 

 

Currently, the properties where overlay zones are proposed to be removed have mixed use 

zoning. The proposed zone change, which is described below in detail, allows denser mixed 

use and multifamily development, which would allow more housing to be built on these 

properties if they develop or redevelop. 



 

Saginaw Street Overlay Zone 

The Saginaw Street Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-I. The MU-I zone allows middle housing and multiple family housing uses. The 

proposed zone change would eliminate the Saginaw Street Overlay Zone and continue to 

allow the same residential uses on the affected properties. 

 

The Saginaw Street Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-I zone allows a 

maximum building height of 65 feet. This helps to facilitate future development of 

multifamily housing or mixed-use development that could include more housing than is 

currently allowed under the overlay zone. Therefore, the proposed zone change conforms 

with this goal. 

 

Superior-Rural Overlay Zone 

The Superior-Rural Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-II. The MU-II zone allows middle housing and multiple family housing uses. The 

proposed zone change would eliminate the Superior-Rural Overlay Zone and continue to 

allow the same residential uses on the affected properties. 

 

The Superior-Rural Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet. This helps to facilitate future development of 

multifamily housing or mixed-use development that could include more housing than is 

currently allowed under the overlay zone. Therefore, the proposed zone change conforms 

with this goal. 

 

Oxford-West Nob Hill Overlay Zone 

The Oxford-West Nob Hill Overlay Zone allows the same uses as the underlying base 

zoning, which is MU-II. The MU-II zone allows middle housing and multiple family 

housing. The proposed zone change would eliminate the Oxford-West Nob Hill Overlay 

Zone and continue to allow the same residential uses on the affected properties. 

 

The Oxford-West Nob Hill Overlay Zone provides development standards, including a 

standard that limits the height of buildings to 35 feet. Eliminating this overlay zone would 

remove this restriction, providing more flexibility for future development. The MU-II zone 

allows a maximum building height of 55 feet. This helps to facilitate future development of 

multifamily housing or mixed-use development that could include more housing than is 

currently allowed under the overlay zone. Therefore, the proposed zone change conforms 

with this goal. 

 

Oxford-Hoyt Overlay Zone 

The Oxford-Hoyt Overlay Zone allows the same uses as the underlying base zoning, which 

includes MU-II and RS. The RS zone allows single-family and middle housing uses, and the 



MU-II zone allows middle housing and multiple family housing. If the Oxford-Hoyt Overlay 

Zone is eliminated by the proposed zone change, the uses allowed on these properties would 

not change. The proposed zone change would eliminate the Oxford-Hoyt Overlay Zone and 

continue to allow the same residential uses on the affected properties. 

 

The Oxford-Hoyt Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction on MU-II properties, providing more flexibility for future development. The MU-

II zone allows a maximum building height of 55 feet. This helps to facilitate future 

development of multifamily housing or mixed-use development that could include more 

housing than is currently allowed under the overlay zone. Therefore, the proposed zone 

change conforms with this goal. 

 

Hoyt-McGilchrist Overlay Zone 

The Hoyt-McGilchrist Overlay Zone allows the same uses as the underlying base zones, 

which are MU-II and MU-III. Both the MU-II and MU-III zones allow middle housing and 

multiple family housing. The proposed zone change would eliminate the Hoyt-McGilchrist 

Overlay Zone and continue to allow the same residential uses on the affected properties. 

 

The Hoyt-McGilchrist Overlay Zone provides development standards, including a standard 

that limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet, and the MU-III zone allows a maximum building height 

of 70 feet. This helps to facilitate future development of multifamily housing or mixed-use 

development that could include more housing than is currently allowed under the overlay 

zone. Therefore, the proposed zone change conforms with this goal. 

 

Overall, the proposed zone change reduces barriers to multifamily development on the 

subject properties and encourage more dwelling units to be built in future development. 

Therefore, the proposed zone change conforms with this goal. 

 

Goal 12: Transportation 

To provide and encourage a safe, convenient, and economic transportation system. 

 

Goal 12 is implemented through Oregon Administrative Rules 660-012. Oregon 

Administrative Rule 660-012-0060(1) defines when a plan or land use regulation amendment 

significantly impacts a transportation facility. OAR 660-012-0060(9) allows that local 

governments may find that any amendment to a zoning map does not significantly affect an 

existing or planned transportation facility if the proposed zoning is consistent with the 

existing Comprehensive Plan map designation; the local government has an acknowledged 

TSP and the proposed zoning is consistent with the TSP; and the area subject to the proposed 

zone change was not previously exempted from this rule at the time of an urban growth 

boundary amendment. 

 

The proposed zone change will eliminate overlay zones on the subject properties and will not 

change the existing zoning or Comprehensive Plan map designation of these properties. The 



existing Comprehensive Plan map designation on the majority of the subject properties is 

Mixed Use. These properties are zoned either MU-I, MU-II, or MU-III. The Salem Area 

Comprehensive Plan identifies that the MU-I, MU-II, and MU-III zones implement and are 

consistent with the Mixed Use designation. The remaining properties subject to the proposed 

zone change are designated Single Family on the Comprehensive Plan map and are zoned 

RS. The Salem Area Comprehensive Plan identifies that the RS zone implements and is 

consistent with the Single Family designation. 

 

The Salem TSP was updated and acknowledged in 2020. The TSP is an implementing 

component of the Comprehensive Plan and is consistent with it. Therefore, because the 

mixed-use zoning on these properties is consistent with the Comprehensive Plan Map 

designation, it is also consistent with the TSP.  

 

Additionally, the corridor where the proposed zone change is located, Commercial Street SE, 

currently has primarily mixed-use zoning, including MU-I, MU-II, and MU-III zoning. The 

majority of properties along this corridor are not within overlay zones, and they were 

previously determined to be consistent with the TSP. Therefore, removing the overlay zones, 

as proposed in the current amendment, without changing the existing mixed-use zoning on 

the subject properties will maintain consistency with the TSP. 

 

The area subject to the proposed zone change has not previously been exempted from OAR 

660-012-0060(9) at the time of a UGB amendment. Therefore, the proposed zone change 

does not significantly affect a transportation facility.   

 

The proposed zone change will also require pedestrian-friendly development on properties 

adjacent to Commercial Street SE in this corridor with connections to pedestrian systems. In 

addition, lowering barriers to developing a mix of uses is intended to promote trips by modes 

other than the single-occupant vehicle. This assures that the proposed zone change conforms 

with this goal. 

 

Goal 13: Energy Conservation 

To conserve energy. 

 

The proposed zone change promotes energy conservation by increasing the potential density 

of development that is possible on properties close to Core Network frequent transit service. 

The existing overlay zones limit the height of development, and without these overlays, 

future development or redevelopment on these mixed-use-zoned properties could be denser. 

The mixed-use base zones allow and encourage a mix of housing, shopping, services, and 

jobs in close proximity to each other, which reduces the need to drive. Additionally, allowing 

denser development along Cherriots’ Core Network encourages the use of public 

transportation – the bus – as an alternative to the automobile, and buses are a more energy 

efficient mode of transportation than cars. The proposed zone change therefore conforms 

with this goal. 

 

Goal 14: Urbanization 

To provide an orderly and efficient transition from rural to urban land use, to accommodate 



urban population and urban employment inside urban growth boundaries, to ensure efficient 

use of land, and to provide for livable communities. 
 

The proposed zone change helps accommodate Salem’s urban population and employment 

by allowing denser multifamily housing and commercial uses than would be allowed with the 

current overlay zones (see Goal 9 and 10 findings above). The proposed zone change does 

not expand the UGB or change the boundary of the UGB. Instead, the proposed zone change 

promotes the efficient use of land within the existing UGB by allowing and facilitating 

denser mixed-use development on the subject properties. Specifically, the proposed zone 

changes would allow taller buildings on these mixed-use-zoned properties. The existing 

mixed-use base zones allow and encourage a variety of housing opportunities – including 

multifamily housing – as well as retail, offices, and other commercial uses. Removing the 

existing overlay zones therefore creates more flexibility in how those properties are 

developed or redeveloped, allowing them to accommodate multifamily housing or 

commercial uses – or a mix of uses – as is needed to meet future housing and employment 

demands. The proposed zone change therefore conforms with this goal. 

 

Goals 3, 4, 11, 15, 16, 17, 18, and 19 

 

Goals 3, 4, 11, 15, 16, 17, 18, and 19 are not applicable to the proposed zone change. 

 

Salem Area Comprehensive Plan 

The proposed legislative zone change is consistent with and conforms to the Salem Area 

Comprehensive Plan as described below. 

 

CE 1 Community Engagement Goal: Engage the public in planning, investment, and policy 

decisions and in the implementation of this Comprehensive Plan through inclusive, equitable, 

transparent, and collaborative processes that foster meaningful involvement from all members of 

the community. 

CE 1.2 Neighborhood associations: The City shall support and foster the growth of 

neighborhood associations and encourage their continued participation in land use matters. 

 

The proposed zone change is in response to a motion made by Council on November 14, 

2022. That motion also directed staff to engage with the South Central Association of 

Neighbors (SCAN) neighborhood association to understand their concerns and answer their 

questions. Prior to meeting with SCAN, staff prepared an analysis to outline key impacts of 

the proposed zone change, which was shared with the neighborhood association. Staff then 

met with the SCAN Land Use Committee as well as attending a general membership meeting 

to provide an opportunity for members to ask questions and share input on the proposal. Staff 

also answered questions from the neighborhood association via email. This outreach 

encouraged the neighborhood association to participate in the process. Therefore, the 

proposed zone change conforms with this goal. 

 

H1 Housing Choice Goal: Promote a variety of housing options to meet the needs, abilities, and 

preferences of all current and future residents. 

 



The proposed zone change promotes a variety of housing options because removing the 

existing overlay zones would allow new buildings to be taller, thereby increasing the possible 

density of residential development on these properties. The underlying mixed-use zones 

allow middle housing, multifamily housing, and mixed-use development, which provide the 

possibility for a variety of housing types. Therefore, the proposed zone change conforms with 

this goal. 

 

H 4 Complete Neighborhood Goal: Encourage housing that provides convenient access to jobs, 

services, and amenities the meets residents’ daily needs. 

H 4.1 Mixed use: The development of housing should be encouraged in mixed-use areas to 

increase access to jobs and services and promote walkable, complete neighborhoods. 

 

The proposed zone change encourages housing and mixed-use development in an area that is 

largely developed with commercial uses by allowing taller buildings and denser 

development. The existing overlay zones that are proposed for removal, limit building height, 

which limits the feasibility of mixed-use development that includes housing in these areas. 

Removing the overlays would help to encourage more housing in these mixed-use areas and 

increase access to jobs, services, and amenities. The mixed-use zoning in these areas also 

includes design standards to encourage pedestrian-friendly development, which helps to 

ensure that future development and redevelopment of the properties subject to this zone 

change will promote a walkable, complete neighborhood. The proposed zone change, 

therefore, conforms with this goal and policy. 

 

E 3 Access and Livability Goal: Promote a vibrant economy that increases access to jobs, 

goods, and services. 

E 3.2 Transit-oriented development: Pedestrian-friendly, mixed-use development and 

redevelopment should be encouraged along corridors with frequent transit access and near 

Cherriots’ Core Network to increase access to jobs and services, reduce the need for single-

occupancy vehicle trips, and support public transit. 

 

The proposed zone change promotes pedestrian-friendly, mixed-use development near 

Cherriots’ Core Network. The properties where the overlays are proposed to be removed 

currently have mixed use zoning and are located along a Core Network frequent transit route. 

These mixed-use zones allow a variety of residential and commercial uses, and development 

standards encourage pedestrian-oriented development. However, the existing overlays limit 

building height and provide other requirements, which could be a barrier to future 

development or redevelopment on these properties. By removing the overlay zones, buildings 

can be taller and restrictions are relaxed, providing flexibility for future development and 

incentivizing new mixed-use development near frequent transit. The proposed zone change 

also helps provide more opportunities for people to live near jobs, goods, and services, 

reducing the need for single-occupancy vehicle trips. The proposed zone change therefore 

conforms with this goal and policy. 

 

CC 1 Greenhouse Gas Emissions Goal: Reduce Salem’s greenhouse gas emissions to 50 

percent of the citywide emissions from the baseline year of 2016 by 2035 and be carbon neutral 

by 2050.  



CC 1.1 Land use and transportation: The City shall facilitate and support changes in land 

use patterns and the transportation system to reduce single-occupancy vehicle trips and 

mobile emissions, which are the largest source of greenhouse gas emissions produced in 

Salem. Progress toward this objective shall be monitored through benchmarks sets forth in 

Table 1 on p.77. 

 

The proposed zone change helps reduce greenhouse gas emissions from transportation by 

allowing denser developmnet along the Cherriots Core Network. The existing overlay zones 

limit building height to 35 feet, whereas the mixed-use base zones allow taller development. 

By removing the overlay zones, new development or redevelopment on these properties can 

accommodate a dense mix of uses. This reduces the need to drive and also allows more 

people to live in close proximity to frequent transit service. This reduces the need for single-

occupancy vehicle trips and helps reduce greenhouse gas emissions from transportation. 

Therefore, the proposed zone change conforms with this goal and policy. 

 

 

3. 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.  

 

Finding: The proposed zone change does not require a comprehensive plan change. 

Therefore, this criterion does not apply. 

 

4. 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.  

 

OAR 660-012-0060(9) allows that local governments may find that any amendment to a 

zoning map does not significantly affect an existing or planned transportation facility if the 

proposed zoning is consistent with the existing Comprehensive Plan map designation. The 

proposed zone change will eliminate overlay zones on the subject properties and will not 

change the existing zoning or Comprehensive Plan map designation of these properties. The 

existing Comprehensive Plan map designation on the majority of the subject properties is 

Mixed Use. These properties are zoned either MU-I, MU-II, or MU-III. The Salem Area 

Comprehensive Plan identifies that the MU-I, MU-II, and MU-III zones implement and are 

consistent with the Mixed Use designation. The remaining properties subject to the proposed 

zone change are designated Single Family on the Comprehensive Plan map and are zoned 

RS. The Salem Area Comprehensive Plan identifies that the RS zone implements and is 

consistent with the Single Family designation. Therefore, the proposed zone change does not 

significantly affect a transportation facility, and this criterion is met. 



 

 

 

Amend the Unified Development Code (UDC) 
 

Substantive Findings 

 

Legislative Amendment to the UDC 

Salem Revised Code (SRC) 110.085(b) establishes the following approval criteria for a 

legislative amendment to the UDC to be approved: 

1) The amendment is in the best interest of the public health, safety, and welfare of the City; 

and 

2) The amendment conforms with the Salem Area Comprehensive Plan, applicable 

statewide planning goals, and applicable administrative rules adopted by the Department 

of Land Conservation and Development. 

Findings are provided below. 

5. The amendment is in the best interest of the public health, safety, and welfare of the City.  

 

Finding: The proposed code amendment, which responds to the motion made by the City 

Council on November 14, 2022, is in the best interest of the public health, safety, and welfare 

of the City because eliminating the overlay zones, as proposed, will allow greater flexibility 

for future development and redevelopment along Commercial Street SE, where City Council 

and the community have prioritized pedestrian-friendly, mixed-use development served by 

frequent transit service. (This section of Commercial Street SE is part of Cherriots’ Core 

Network, which is a network of primary transit lines that Cherriots has committed to 

maintaining and improving in the future.) 

 

Currently, the areas subject to the proposed code amendment have primarily mixed-use 

zoning: Mixed Use I (MU-I), Mixed Use II (MU-II), and Mixed Use III (MU-III). Some 

properties within the Oxford-Hoyt Overlay Zone are zoned Single-Family Residential (RS). 

These mixed-use zones generally allow a mix of compatible commercial and residential uses, 

including retail sales and services, offices, eating and drinking establishments, commercial 

entertainment, three and four family residential uses, and multifamily residential. The overlay 

zones that are proposed to be eliminated through the proposed code amendment were 

originally created to minimize the impacts of nonresidential development on existing 

residential uses. They generally limit building height and provide development standards 

related to setbacks, landscaping, screening, and access intended to provide a buffer between 

residential and commercial uses. 

 

The proposed code amendment will continue to allow the same uses on the subject properties 

and remove the development regulations that are currently applied by the overlays. This will 

allow new development and redevelopment to be taller and denser and will reduce regulatory 

barriers, which can make development more feasible. In turn, this potentially creates 



opportunities for more people to live close to shops, services, jobs, frequent transit service, 

and amenities. This helps reduce greenhouse gas emissions from single-occupancy vehicle 

trips, which is a priority in Salem. Increasing opportunities for a mix of uses will also enable 

more people to walk to their daily destinations, which promotes positive health outcomes. 

 

In addition, the base zoning includes development standards that help buffer adjacent 

residential zoning from nonresidential uses by requiring greater setbacks for taller 

development. This means a buffer between adjacent mixed-use zones and residential zoning 

will be maintained even if the overlay zones are eliminated. 

 

Therefore, the code amendment is in the best interest of the public health, safety, and welfare 

of the City. 

 

6. The amendment conforms with the Salem Area Comprehensive Plan, applicable statewide 

planning goals, and applicable administrative rules adopted by the Department of Land 

Conservation and Development.  

 

Statewide Planning Goals and Applicable Administrative Rules 

The proposed amendment is consistent with and conforms to the Statewide Planning Goals 

and applicable administrative rules as described below. 

 

Goal 1: Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for citizens to be 

involved in all phases of the planning process. 

 

The proposed code amendment responds to a motion made by City Council on November 14, 

2022. In this motion, Council directed staff to work with the neighborhood in which the 

overlay zones are proposed to be eliminated to address their concerns and ensure that they 

understand the impacts of the proposed change. 

 

In response, staff prepared a document outlining key impacts of removing the overlays and 

shared it with the South Central Association of Neighbors (SCAN). Staff also met with the 

SCAN Land Use Committee and attended a general SCAN neighborhood association 

meeting to answer questions and explain the impacts of the proposed code amendment. 

 

Additionally, staff mailed a flyer to property owners whose properties are impacted by the 

proposed change. Recipients were encouraged to contact staff to learn more about the 

proposal. 

 

The process to adopt the proposed code amendment requires public notice and affords the 

public an opportunity to review, comment, and take part in the approval process. These 

requirements were met. Therefore, the proposed code amendment conforms with this goal.  

 

Goal 2: Land Use Planning 



To establish a land use planning process and policy framework as a basis for all decisions 

and actions related to use of land and to assure an adequate factual base for such decisions 

and actions. 

 

The City has established a land use planning process and policy framework as a basis for all 

decisions and actions related to use of land and to assure an adequate factual base for such 

decisions and actions. The recently updated Salem Area Comprehensive Plan (SACP) has 

been adopted by the City and acknowledged by the Land Conservation and Development 

Commission as being in compliance with the statewide goals, state statutes, and state 

administrative rules. 

 

The SACP identifies allowing mixed-use development more broadly in Salem as a priority to 

improve access to jobs and services and promote flexibility in the use of properties. It also 

states that the development of housing should be encouraged in mix-use areas. The proposed 

code amendment would allow taller development on properties where existing overlay zones 

have been eliminated, providing the opportunity for denser housing either through mixed-use 

development or standalone multifamily development, in line with the SACP. The proposed 

code amendment therefore conforms with this goal. 

 

Goal 5: Natural Resources, Scenic and Historic Areas, and Open Spaces  

To protect natural resources and conserve scenic and historical areas and open spaces. 

 

The proposed code amendment does not eliminate the requirement for future development to 

meet the conditions of SRC Chapter 809 (Wetlands), SRC Chapter 601 (Floodplain Overlay 

Zone), SRC Chapter 808 (Preservation of Trees and Vegetation), SRC Chapter 809 

(Wetlands), and SRC Chapter 230 (Historic Preservation). For example, the proposed 

amendment does not remove or alter the development and design standards and requirements 

for historic resources as they are identified in SRC Chapter 230. All protections afforded to 

historic resources under that chapter will remain. The proposed code amendment therefore 

conforms with this goal. 

 

Goal 6: Air, Water and Land Resources Quality  

To maintain and improve the quality of air, water, and land resources of the state. 

 

The proposed code amendment helps improve the quality of air by promoting denser 

development along a major transportation corridor. This provides the opportunity for a more 

walkable mix of housing, services, jobs, and shops if properties develop or redevelop. In 

addition, the proposed code amendment will affect properties located along the Cherriots Core 

Network. The proposed code amendment, therefore, creates the opportunity for more people 

to live near jobs, services, shops, and transit service. This reduces the need for automobile 

travel, which reduces air pollution and greenhouse gas emissions from transportation.  

 

Additionally, the proposed code amendment does not eliminate the requirement for future 

development on the subject properties to meet the conditions of SRC Chapter 808 

(Preservation of Trees and Vegetation), SRC Chapter 809 (Wetlands), SRC Chapter 601 



(Floodplain Overlay Zone), and SRC Chapter 810 (Landslide Hazards). The proposed code 

amendment therefore conforms with this goal. 

 

Goal 7: Areas Subject to Natural Disasters and Hazards 

To protect life and property from natural disasters. 

 

The proposed code amendment does not eliminate the requirement for future development on 

the subject properties to meet the conditions of SRC Chapter 808 (Preservation of Trees and 

Vegetation), SRC Chapter 809 (Wetlands), SRC Chapter 601 (Floodplain Overlay Zone), and 

SRC Chapter 810 (Landslide Hazards). These existing regulations aim to avoid or minimize 

risks to people and property from natural hazards. The proposed code amendment therefore 

conforms with this goal. 

 

Goal 8: Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors and, where 

appropriate, to provide tor the siting of necessary recreational facilities including 

destinations resorts. 

 

The Salem Comprehensive Parks System Master Plan (Parks Master Plan) was adopted on 

May 13, 2013. The proposed code amendment would eliminate overlay zones and would not 

preclude the siting of any facilities identified in the Parks Master Plan. Existing mixed-use 

zoning in the areas where the overlays currently exist, would continue to allow parks, open 

space, and recreation services such as museums, community centers, nature centers, youth 

clubs, and zoological gardens. The proposed code amendment therefore conforms with this 

goal. 

 

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. 

 

The Salem Economic Opportunities Analysis (EOA), adopted in 2015, was developed 

consistent with the requirements of Goal 9 and associated administrative rules. It projected a 

271-acre deficit of commercial land in Salem’s portion of the UGB over the next 20 years. 

The EOA recommends meeting this need in several ways, including redeveloping existing 

commercial areas and allowing or encouraging mixed-use development in downtown or other 

employment areas. 

 

Currently, the properties where overlay zones are proposed to be removed have mixed use 

zoning. The proposed code amendment, which is described below in detail, implements the 

recommendations in the EOA to help meet the identified need to accommodate more 

commercial uses. For example, the proposed code amendment allows denser development in 

mixed-use zones to encourage mixed-use redevelopment. 

 

Saginaw Street Overlay Zone 

The Saginaw Street Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-I. The MU-I zone allows a wide a range of commercial uses, including retail sales, 



personal services, offices, and indoor commercial entertainment. As identified in the EOA, 

there is a projected deficit of land for commercial uses in Salem. The proposed code 

amendment would eliminate the Saginaw Street Overlay Zone and continue to allow the 

same commercial uses on the affected properties. 

 

The Saginaw Street Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-I zone allows a 

maximum building height of 65 feet. This helps to facilitate future mixed-use development or 

redevelopment as recommended in the EOA. Therefore, the proposed code amendment 

conforms with this goal. 

 

Superior-Rural Overlay Zone 

The Superior-Rural Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-II. The MU-II zone allows a wide a range of commercial uses, including retail sales, 

personal services, offices, and indoor commercial entertainment. As identified in the EOA, 

there is a projected deficit of land for commercial uses in Salem. The proposed code 

amendment would eliminate the Superior-Rural Overlay Zone and continue to allow the 

same commercial uses on the affected properties. 

 

The Superior-Rural Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet. This helps to facilitate future mixed-use development or 

redevelopment as recommended in the EOA. Therefore, the proposed code amendment 

conforms with this goal. 

 

Oxford-West Nob Hill Overlay Zone 

The Oxford-West Nob Hill Overlay Zone allows the same uses as the underlying base 

zoning, which is MU-II. The MU-II zone allows a wide a range of commercial uses, 

including retail sales, personal services, offices, and indoor commercial entertainment. As 

identified in the EOA, there is a projected deficit of land for commercial uses in Salem. The 

proposed code amendment would eliminate the Oxford-West Nob Hill Overlay Zone and 

continue to allow the same commercial uses on the affected properties. 

 

The Oxford-West Nob Hill Overlay Zone provides development standards, including a 

standard that limits the height of buildings to 35 feet. Eliminating this overlay zone would 

remove this restriction, providing more flexibility for future development. The MU-II zone 

allows a maximum building height of 55 feet. This helps to facilitate future mixed-use 

development or redevelopment as recommended in the EOA. Therefore, the proposed code 

amendment conforms with this goal. 

 

Oxford-Hoyt Overlay Zone 

The Oxford-Hoyt Overlay Zone allows the same uses as the underlying base zoning, which 

includes MU-II and RS. The RS zone allows primarily residential uses and very few 

commercial uses. If the Oxford-Hoyt Overlay Zone is eliminated by the proposed code 



amendment, the uses allowed on RS-zoned properties would not change. The MU-II zone 

allows a wide a range of commercial uses, including retail sales, personal services, offices, 

and indoor commercial entertainment. As identified in the EOA, there is a projected deficit of 

land for commercial uses in Salem. The proposed code amendment would eliminate the 

Oxford-Hoyt Overlay Zone and continue to allow the same commercial uses on the affected 

properties. 

 

The Oxford-Hoyt Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction on MU-II properties, providing more flexibility for future development. The MU-

II zone allows a maximum building height of 55 feet. This helps to facilitate future mixed-

use development or redevelopment as recommended in the EOA. Therefore, the proposed 

code amendment conforms with this goal. 

 

Hoyt-McGilchrist Overlay Zone 

The Hoyt-McGilchrist Overlay Zone allows the same uses as the underlying base zonings, 

which are MU-II and MU-III. Both the MU-II and MU-III zones allow a wide a range of 

commercial uses, including retail sales, personal services, offices, and indoor commercial 

entertainment. As identified in the EOA, there is a projected deficit of land for commercial 

uses in Salem. The proposed code amendment would eliminate the Hoyt-McGilchrist 

Overlay Zone and continue to allow the same commercial uses on the affected properties. 

 

The Hoyt-McGilchrist Overlay Zone provides development standards, including a standard 

that limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet, and the MU-III zone allows a maximum building height 

of 70 feet. This helps to facilitate future mixed-use development or redevelopment as 

recommended in the EOA. Therefore, the proposed code amendment conforms with this 

goal. 

 

Overall, the proposed code amendment facilitates future mixed-use development, 

implementing the recommendations from the EOA. Therefore, the proposed code amendment 

conforms with this goal. 

 

Goal 10: Housing 

To provide for the housing needs of citizens of the state. 

 

The Salem Housing Needs Analysis (HNA), adopted in August of 2022, was developed 

consistent with the requirements of Goal 10 and the associated administrative rules that were 

in place when it was prepared and completed. The HNA determined that more multifamily 

housing is needed within Salem’s portion of the Urban Growth Boundary (UGB) through 

2035. While Salem has met its projected need for residential land through 2035, the 

development of multifamily housing units is still needed. 

 

Currently, the properties where overlay zones are proposed to be removed have mixed use 

zoning. The proposed code amendment, which is described below in detail, allows denser 



mixed use and multifamily development, which would allow more housing to be built on 

these properties if they develop or redevelop in the future. 

 

Saginaw Street Overlay Zone 

The Saginaw Street Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-I. The MU-I zone allows middle housing and multiple family housing uses. The 

proposed code amendment would eliminate the Saginaw Street Overlay Zone and continue to 

allow the same residential uses on the affected properties. 

 

The Saginaw Street Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-I zone allows a 

maximum building height of 65 feet. This helps to facilitate future development of 

multifamily housing or mixed-use development that could include more housing than is 

currently allowed under the overlay zone. Therefore, the proposed code amendment 

conforms with this goal. 

 

Superior-Rural Overlay Zone 

The Superior-Rural Overlay Zone allows the same uses as the underlying base zoning, which 

is MU-II. The MU-II zone allows middle housing and multiple family housing uses. The 

proposed code amendment would eliminate the Superior-Rural Overlay Zone and continue to 

allow the same residential uses on the affected properties. 

 

The Superior-Rural Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet. This helps to facilitate future development of 

multifamily housing or mixed-use development that could include more housing than is 

currently allowed under the overlay zone. Therefore, the proposed code amendment 

conforms with this goal. 

 

Oxford-West Nob Hill Overlay Zone 

The Oxford-West Nob Hill Overlay Zone allows the same uses as the underlying base 

zoning, which is MU-II. The MU-II zone allows middle housing and multiple family 

housing. The proposed code amendment would eliminate the Oxford-West Nob Hill Overlay 

Zone and continue to allow the same residential uses on the affected properties. 

 

The Oxford-West Nob Hill Overlay Zone provides development standards, including a 

standard that limits the height of buildings to 35 feet. Eliminating this overlay zone would 

remove this restriction, providing more flexibility for future development. The MU-II zone 

allows a maximum building height of 55 feet. This helps to facilitate future development of 

multifamily housing or mixed-use development that could include more housing than is 

currently allowed under the overlay zone. Therefore, the proposed code amendment 

conforms with this goal. 

 



Oxford-Hoyt Overlay Zone 

The Oxford-Hoyt Overlay Zone allows the same uses as the underlying base zoning, which 

includes MU-II and RS. The RS zone allows single-family and middle housing uses, and the 

MU-II zone allows middle housing and multiple family housing. If the Oxford-Hoyt Overlay 

Zone is eliminated by the proposed code amendment, the uses allowed on these properties 

would not change. The proposed code amendment would eliminate the Oxford-Hoyt Overlay 

Zone and continue to allow the same residential uses on the affected properties. 

 

The Oxford-Hoyt Overlay Zone provides development standards, including a standard that 

limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction on MU-II properties, providing more flexibility for future development. The MU-

II zone allows a maximum building height of 55 feet. This helps to facilitate future 

development of multifamily housing or mixed-use development that could include more 

housing than is currently allowed under the overlay zone. Therefore, the proposed code 

amendment conforms with this goal. 

 

Hoyt-McGilchrist Overlay Zone 

The Hoyt-McGilchrist Overlay Zone allows the same uses as the underlying base zonings, 

which are MU-II and MU-III. Both the MU-II and MU-III zones allow middle housing and 

multiple family housing. The proposed code amendment would eliminate the Hoyt-

McGilchrist Overlay Zone and continue to allow the same residential uses on the affected 

properties. 

 

The Hoyt-McGilchrist Overlay Zone provides development standards, including a standard 

that limits the height of buildings to 35 feet. Eliminating this overlay zone would remove this 

restriction, providing more flexibility for future development. The MU-II zone allows a 

maximum building height of 55 feet, and the MU-III zone allows a maximum building height 

of 70 feet. This helps to facilitate future development of multifamily housing or mixed-use 

development that could include more housing than is currently allowed under the overlay 

zone. Therefore, the proposed code amendment conforms with this goal. 

 

Overall, the proposed code amendment reduces barriers to multifamily development on the 

subject properties and encourages more dwelling units to be built in future development. 

Therefore, the proposed code amendment therefore conforms with this goal. 

 

Goal 12: Transportation 

To provide and encourage a safe, convenient, and economic transportation system. 

 

Goal 12 is implemented through Oregon Administrative Rules 660-012. OAR 660-012-

0060(9) allows that local governments may find that any code amendment does not 

significantly affect an existing or planned transportation facility if the proposed zoning is 

consistent with the existing Comprehensive Plan map designation. The proposed code 

amendment will eliminate overlay zones and will not change the existing zoning or 

Comprehensive Plan map designation of the properties where these overlay zones apply 

today. The existing Comprehensive Plan map designation on the majority of the subject 

properties is Mixed Use. These properties are zoned either MU-I, MU-II, or MU-III. The 



Salem Area Comprehensive Plan identifies that the MU-I, MU-II, and MU-III zones 

implement and are consistent with the Mixed Use designation. The remaining subject 

properties are designated Single Family on the Comprehensive Plan map and are zoned RS. 

The Salem Area Comprehensive Plan identifies that the RS zone implements and is 

consistent with the Single Family designation. Therefore, the proposed code amendment does 

not significantly affect a transportation facility.   

 

The proposed code amendment will also require pedestrian-friendly development on 

properties adjacent to or near Commercial Street SE in this corridor with connections to 

pedestrian systems. In addition, lowering barriers to developing a mix of uses is intended to 

promote trips by modes other than the single-occupant vehicle. This assures that the proposed 

code amendment conforms with this goal. 

 

Goal 13: Energy Conservation 

To conserve energy. 

 

The proposed code amendment promotes energy conservation by increasing the potential 

density of development that is possible on properties close to Core Network frequent transit 

service. The existing overlay zones limit the height of development, and without these 

overlays, future development or redevelopment on these mixed-use-zoned properties could 

be denser. The mixed-use base zones allow and encourage a mix of housing, shopping, 

services, and jobs in close proximity to each other, which reduces the need to drive. 

Additionally, allowing denser development along Cherriots’ Core Network encourages the 

use of public transportation – the bus – as an alternative to the automobile, and buses are a 

more energy efficient mode of transportation than cars. The proposed code amendment 

therefore conforms with this goal. 

 

Goal 14: Urbanization 

To provide an orderly and efficient transition from rural to urban land use, to accommodate 

urban population and urban employment inside urban growth boundaries, to ensure efficient 

use of land, and to provide for livable communities. 
 

The proposed code amendment helps accommodate Salem’s urban population and 

employment by allowing denser multifamily housing and commercial uses than would be 

allowed with the current overlay zones (see Goal 9 and 10 findings above). The proposed 

code amendment does not expand the UGB or change the boundary of the UGB. Instead, the 

proposed code amendment promotes the efficient use of land within the existing UGB by 

allowing and facilitating denser mixed-use development on the subject properties. 

Specifically, the proposed code amendment would allow taller buildings on these mixed-use-

zoned properties. The existing mixed-use base zones allow and encourage a variety of 

housing opportunities – including multifamily housing – as well as retail, offices, and other 

commercial uses. Removing the existing overlay zones therefore creates more flexibility in 

how those properties are developed or redeveloped, allowing them to accommodate 

multifamily housing or commercial uses – or a mix of uses – as is needed to meet future 

housing and employment demands. The proposed code amendment therefore conforms with 

this goal. 



 

Goals 3, 4, 11, 15, 16, 17, 18, and 19 

 

Goals 3, 4, 11, 15, 16, 17, 18, and 19 are not applicable to the proposed code amendment. 

 

Salem Area Comprehensive Plan 

The proposed code amendment is consistent with and conforms to the Salem Area 

Comprehensive Plan as described below. 

 

CE 1 Community Engagement Goal: Engage the public in planning, investment, and policy 

decisions and in the implementation of this Comprehensive Plan through inclusive, equitable, 

transparent, and collaborative processes that foster meaningful involvement from all members of 

the community. 

CE 1.2 Neighborhood associations: The City shall support and foster the growth of 

neighborhood associations and encourage their continued participation in land use matters. 

 

The proposed code amendment is in response to a motion made by Council on November 14, 

2022. That motion directed staff to engage with the South Central Association of Neighbors 

(SCAN) neighborhood association to understand their concerns and answer their questions. 

Prior to meeting with SCAN, staff prepared an analysis to outline key impacts of the 

proposed code amendment, which was shared with the neighborhood association. Staff then 

met with the SCAN Land Use Committee as well as attending a general membership meeting 

to provide an opportunity for members to ask questions and share input on the proposal. Staff 

also answered questions from the neighborhood association via email. This outreach 

encouraged the neighborhood association to participate in the process. Therefore, the 

proposed code amendment conforms with this goal. 

 

H1 Housing Choice Goal: Promote a variety of housing options to meet the needs, abilities, and 

preferences of all current and future residents. 

 

The proposed code amendment promotes a variety of housing options because removing the 

existing overlay zones would allow new buildings to be taller, thereby increasing the possible 

density of residential development on these properties. The underlying mixed-use zones 

allow middle housing, multifamily housing, and mixed-use development, which provide the 

possibility for a variety of housing types. Therefore, the proposed code amendment conforms 

with this goal. 

 

H 4 Complete Neighborhood Goal: Encourage housing that provides convenient access to jobs, 

services, and amenities the meets residents’ daily needs. 

H 4.1 Mixed use: The development of housing should be encouraged in mixed-use areas to 

increase access to jobs and services and promote walkable, complete neighborhoods. 

 

The proposed code amendment encourages housing and mixed-use development in an area 

that is largely developed with commercial uses by allowing taller buildings and denser 

development. The existing overlay zones that are proposed for removal, limit building height, 

which limits the feasibility of mixed-use development with housing in these areas. Removing 



the overlays would help to encourage more housing in these mixed-use areas and increase 

access to jobs, services, and amenities. The mixed-use zoning in these areas also includes 

design standards to encourage pedestrian-friendly development, which helps to ensure that 

future development and redevelopment of these properties will promote a walkable, complete 

neighborhood. The proposed code amendment, therefore, conforms with this goal and policy. 

 

E 3 Access and Livability Goal: Promote a vibrant economy that increases access to jobs, 

goods, and services. 

E 3.2 Transit-oriented development: Pedestrian-friendly, mixed-use development and 

redevelopment should be encouraged along corridors with frequent transit access and near 

Cherriots’ Core Network to increase access to jobs and services, reduce the need for single-

occupancy vehicle trips, and support public transit. 

 

The proposed code amendment promotes pedestrian-friendly, mixed-use development near 

Cherriots’ Core Network. The properties where the overlays are proposed to be removed 

currently have mixed use zoning and are located along a Core Network frequent transit route. 

These mixed-use zones allow a variety of residential and commercial uses, and development 

standards encourage pedestrian-oriented development. However, the existing overlays limit 

building height and provide other requirements, which could be a barrier to future 

development or redevelopment on these properties. By removing the overlay zones, buildings 

can be taller, providing flexibility for future development and incentivizing new mixed-use 

development near frequent transit. The proposed code amendment also helps provide more 

opportunities for people to live near jobs, goods, and services, reducing the need for single-

occupancy vehicle trips. The proposed code amendment therefore conforms with this goal 

and policy. 

 

CC 1 Greenhouse Gas Emissions Goal: Reduce Salem’s greenhouse gas emissions to 50 

percent of the citywide emissions from the baseline year of 2016 by 2035 and be carbon neutral 

by 2050.  

CC 1.1 Land use and transportation: The City shall facilitate and support changes in land 

use patterns and the transportation system to reduce single-occupancy vehicle trips and 

mobile emissions, which are the largest source of greenhouse gas emissions produced in 

Salem. Progress toward this objective shall be monitored through benchmarks sets forth in 

Table 1 on p.77. 

 

The proposed code amendment helps reduce greenhouse gas emissions from transportation 

by allowing denser development along the Cherriots Core Network. The existing overlay 

zones limit building height to 35 feet, whereas the mixed-use base zones allow taller 

development. By removing the overlay zones, new development or redevelopment on these 

properties can accommodate a dense mix of uses. This reduces the need to drive and allows 

more people to live in close proximity to frequent transit service, thereby helping to reduce 

greenhouse gas emissions from transportation. Therefore, the proposed code amendment 

conforms with this goal and policy. 



Zoning

Comprehensive 

Plan Designation

Tax Lot Number Street Address

Existing 

Zoning Existing Comp Plan

Overlay Zone 

Change Name of Overlay Zone

073W34BD90003 1855 WEST NOB HILL ST SE 3 MU-II MU YES Oxford-West Nob Hill Overlay Zone

073W34BD10200 328 RURAL AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W27CA11400 850 SAGINAW ST S MU-I MU YES Saginaw Street Overlay Zone

073W34BD90000 1855 WEST NOB HILL ST SE 200 MU-II MU YES Oxford-West Nob Hill Overlay Zone

073W34BD06300 <no value> MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD06700 1945 WEST NOB HILL ST SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD06900 1975 WEST NOB HILL ST SE RS SF YES Oxford-Hoyt Overlay Zone

073W27CA10800 934 SAGINAW ST S MU-I MU YES Saginaw Street Overlay Zone

073W27CA10900 920 SAGINAW ST S MU-I MU YES Saginaw Street Overlay Zone

073W34BD14200 2290 COMMERCIAL ST SE MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD06600 1905 WEST NOB HILL ST SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD06800 1965 WEST NOB HILL ST SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD03000 315 OXFORD ST SE MU-II MU YES Oxford-West Nob Hill Overlay Zone

073W34BD03300 1815 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W34CA03900 2390 COMMERCIAL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34CA04600 2465 WEST NOB HILL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34BD90002 1855 WEST NOB HILL ST SE 2 MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD06000 1980 COMMERCIAL ST SE MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD06100 1960 COMMERCIAL ST SE MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD06200 1930 COMMERCIAL ST SE MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD03800 1885 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W34BD04100 1925 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W34BD12000 340 JERRIS AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD12400 2150 COMMERCIAL ST SE MU-II MU YES Oxford-Hoyt Overlay Zone

073W27CA10400 160 BUSH ST S MU-I MU YES Saginaw Street Overlay Zone

073W27CA10700 185 BUSH ST S MU-I MU YES Saginaw Street Overlay Zone

073W34CA04300 2460 COMMERCIAL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34CA04400 2480 COMMERCIAL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34CA04700 2415 WEST NOB HILL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34CA04900 328 JUDSON ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

Property Information Overlay Zone
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073W34BD90001 1855 WEST NOB HILL ST SE 1 MU-II MU YES Oxford-West Nob Hill Overlay Zone

073W34BD10800 345 JERRIS AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD12500 335 FAWK AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD06500 330 OXFORD ST SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD03500 1845 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W34BD03700 1865 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W34BD04200 1955 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W34BD04300 1995 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W27CA11000 914 SAGINAW ST S MU-I MU YES Saginaw Street Overlay Zone

073W27CA11300 890 SAGINAW ST S MU-I MU YES Saginaw Street Overlay Zone

073W34CA03600 2310 COMMERCIAL ST SE MU-II MU YES Hoyt-McGilchrist Overlay Zone

073W34BD10300 2020 COMMERCIAL ST SE MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD12100 336 JERRIS AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD12600 345 FAWK AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD02600 1855 WEST NOB HILL ST SE MU-II MU YES Oxford-West Nob Hill Overlay Zone

073W34BD03600 1855 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W34BD04000 1915 COMMERCIAL ST SE MU-II MU YES Superior-Rural Overlay Zone

073W27CA11500 840 SAGINAW ST S MU-I MU YES Saginaw Street Overlay Zone

073W34CA03500 340 HOYT ST SE MU-II MU YES Hoyt-McGilchrist Overlay Zone

073W34CA04001 2350 COMMERCIAL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34CA04200 2410 COMMERCIAL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34CA04800 2415 WEST NOB HILL ST SE MU-III MU YES Hoyt-McGilchrist Overlay Zone

073W34BD10700 335 JERRIS AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD10100 340 RURAL AVE SE RS SF YES Oxford-Hoyt Overlay Zone

073W34BD06400 1910 COMMERCIAL ST SE MU-II MU YES Oxford-Hoyt Overlay Zone

073W34BD07000 1999 WEST NOB HILL ST SE RS SF YES Oxford-Hoyt Overlay Zone

073W27CA11100 945 KEARNEY ST SE MU-I MU YES Saginaw Street Overlay Zone



 
 

PROCESS FOR DESIGNATION OF A HISTORIC DISTRICT – CITY OF SALEM 
 

 
The first step in the process for designating a National Register Historic District after a 
complete nomination and all the attachments have been prepared, is to submit the 
nomination to the Oregon SHPO. It is recommended that prior to submittal, the 
applicant attend an HLC meeting in order to share that an application is being 
submitted. 

Deadlines for submittal are:  March 1st for the June SACHP meeting 

 July 1st for the October SACHP meeting 

 Nov. 1st for the February SACHP meeting 

Once the nomination has been submitted and deemed complete, the SHPO staff will 
send the nomination to the local government for consideration 70 days before the 
SACHP meeting. At this time the nomination will also be forwarded to the SACHP for 
their review. 

Salem Historic Landmarks Commission – Review and Recommendation 

Once the nomination has been received by the SHPO, the HLC staff will send 
notification to affected property owners that there is a proposed district that has been 
submitted for consideration. This notice will include an opportunity for property owners 
to provide testimony at a public meeting held by the HLC where they will have an 
opportunity to state whether they either support or object to the designation. A notice 
will also be sent to DLCD and be published in the newspaper. Should a minimum of 
51% of property owners support moving forward, the HLC can provide a Letter of 
Support to the SACHP recommending that they proceed with the Historic District 
nomination and forward it to the National Park Service. It should be noted that no written 
objection is treated as support. 

SACHP Review 

The SACHP will review the proposed nomination for compliance with the applicable 
designation criteria, and either will recommend the district for listing, not recommend it 
for listing or table it for revisions. If it is recommended for listing, it is forwarded on to the 
National Park Service for their review and final decision regarding designation (45 
days). 
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Process for Historic District Designation 

Page 2 

 

Local Designation 

Per SRC 230.010 a Local Designation can be initiated by the property owner(s), the 
Historic Landmarks Commission or the City Council. For historic districts, the property 
owners within the District Boundary can choose to authorize the Neighborhood 
Association to act on their behalf to request that either the HLC or the City Council 
initiate the local district designation of the designated National Register Historic District– 
however this will need to be in writing, and a minimum of 51% (majority) of property 
owners within the proposed boundary will need to be in support of the initiation 
(meaning more than 49% cannot object).   

HLC Review 

Once initiated, the HLC staff will send notification to affected property owners that there 
is a proposed Local Historic District that has been submitted for consideration, and a 
public hearing will be held, which will include an opportunity for property owners and 
interested parties to testify. The HLC will review the proposal for compliance with SRC 
230 and make a recommendation to the City Council to either approve the designation 
or deny. 

City Council Review 

After the HLC has made their recommendation the City Council will hold a public 
hearing to consider the proposed designation of the district as a local district, this will 
include preparation of an Ordinance (and will include 1rst reading and second reading).  
Should the City Council choose to adopt the Ordinance establishing the district, it would 
become effective after the appeal period. 

 

 

 

 

 

 



National Register Process Flow Chart

Nomination is not complete and 
returned for revisions Nomination is complete

Nomination forwarded to local government for review— 70 days before 
SACHP meeting. Public notified and comment period opens. Comment 
period remains open until a decision by the National Park Service (NPS)

Nomination forwarded to SACHP for review—70 days before SACHP meeting

SACHP meeting

Nomination tabled for revision or 
 is not recommended for listing

Nomination recommended 
for listing

Second revision opportunity—up to 90 days. After revisions, State Historic 
Preservation Office (SHPO) forwards nomination to the NPS

Review and decision by the NPS—up to 45 days

Nomination is not listed Nomination is listed

Once listed, decisions related to National Register 
resources are up to the local government

Note: The public may comment anytime during the process between the public posting of the 
agenda for the next meeting of the SACHP and the end of the NPS review period.

First revision opportunity

Initial Submission— 3.5 months before State Advisory Committee 
on Historic Preservation (SACHP) meeting


