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Introduction
Purpose
The Salem Futures Project is a comprehensive review of how to
manage future growth and maintain the quality of life over the
next 50 years. The City’s Comprehensive Plan was first adopted in
1982, and it has not undergone an exhaustive review since 1992. A
lot has happened since then, including the adoption of new transportation policies. Salem Futures is an opportunity to update land
use policies and make all City policies consistent with our vision
for future growth.
Changes in the way Salem develops can help shape our community. Decisions that our community makes—how we get to work,
the type of housing we live in and where it is located, how much
we use our cars, and where we work, shop, and play—will shape
the way Salem looks and feels in the future.

Process
The Salem Futures Project consists of three major phases. Phase 1
work included a Vision Statement and Alternative Land Use
Scenarios. Phase 2, starting next fall, is an in-depth analysis of the
alternatives that provides the information needed to craft a preferred alternative. Phase 2 concludes with a discussion of a preferred alternative in Spring 2000. Phase 3 will start when the
community decides on a preferred alternative. Phase 3 will involve formal adoption of changes
to the comprehensive plan and
zoning ordinances to implement
the preferred alternative. This is
Phased 1: 1998-1999
expected to happen in 2000-2001.
Vision Statement
Salem Futures is guided by a 35member Citizens Advisory Committee (CAC) that has met over the
past 10 months. The first step was
to draft a Vision Statement and
then develop Alternative Land Use
Scenarios for further study. Over
400 people participated in public
meetings and events as part of
Phase 1 of the Salem Futures
Project.

and
Alternatives
Development

Phased 2: 1999-2001
Alternatives Analysis
and Preferred
Alternative Selection
and Refinement

Phase 1
The project began in late-November 1998 with a public lecture by
Gordon Price, Vancouver B.C. City
Phased 3: 2001+
Councilor and noted lecturer on
Implementation
urban affairs and design. Councilor
Price presented a talk titled
“Vancouver BC and Lessons for the
Future of Salem”. This talk was
followed by three Community Forums to discuss what makes
Salem a unique place and what should be the guiding principles
for future growth. During this time, the Statesman Journal published a Community Questionnaire as another opportunity for
citizens to express their views about the future.
The CAC used this public input to draft a Vision Statement. In
January, 1999, a town hall meeting was held to discuss the draft
Vision Statement. Since then, the Vision Statement has undergone
numerous refinements to ensure it reflects what is important to
Salem’s quality of life, such as a vibrant downtown, safe and
friendly neighborhoods, and the preservation of the natural
environment. It also addresses future change, such as ensuring
quality design for new development, saving mature trees, and
making it easier to walk, bicycle or ride transit.

The CAC also developed land use alternatives for managing
Salem’s future growth. These alternatives represent different ways
to achieve the vision. In May 1999, Charles Royer, former mayor of
Seattle and television documentary maker, delivered a keynote
message on how cities can create a sense of community through
design. Royer’s talk was the kick-off for the Salem Futures Summit, which presented and discussed the conceptual alternatives.
This document is the interim report that describes the work to
date. It represents the best available information and the current
assumptions that will be used in Phase 2 of the project.
The report has three main parts: Community Profile, Vision Statement, and Alternatives.

Community Profile
The Community Profile provides a snapshot of what Salem looks
like today with current demographic information, maps and
survey results.

Vision Statement
The Vision Statement, with its supporting principles for managing
growth, reflects what elements are important to Salem’s quality of
life. It was used, and will continue to be used, to guide the development of the alternatives, and, eventually the selection of a
preferred alternative.

Alternatives
Think about how much change has occurred in Salem since 1950.
Think about how much Salem could change over the next 50
years. The alternatives represent a 50-year look into the future.
This timeframe provides the freedom to explore the long-term
consequences of public policies. To promote more efficient use of
land and protect the natural environment, changes are needed in
the way growth is managed and planned.
The three alternatives presented in this report offer different
growth management approaches that maintain important characteristics—including single-family neighborhoods—and contribute
to Salem’s quality of life. All three alternatives:

! enable people to live closer to where they work, shop, and play
! encourage options such as walking, bicycling, and riding transit
and reduce dependence on the automobile

! create new housing opportunities to meet the needs of a diverse
population

The alternatives have different development patterns to accommodate future growth, while meeting our future vision.
In addition to the alternatives, a Base Case was developed to help
describe the consequences if Salem continues to grow under
current policies.
At this stage in the process, the goal is not to choose the best
option, but to provide a range of choices. Each alternative should
make sense and the right questions should be asked before beginning an in-depth analysis. It is possible that the preferred alternative represents the best elements from each alternative.
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Community Profile
Atlas
City Limits
The Community Profile presents information on the physical and demographic characteristics of the
Salem area, as well as the results of questionnaires and surveys to gauge public opinion and values on a
wide variety of issues that impact quality of life.
The Salem city limits represent the area where the City of Salem has direct jurisdiction. Other areas
inside the urban growth boundary are unincorporated parts of Marion or Polk County and the City of
Keizer. As the unincorporated areas plan to be developed, they are expected to be annexed into the City
of Salem to receive services such as water and sewage disposal.
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Community Profile
Atlas
Comprehensive Plan
The Salem Area Comprehensive Plan includes goals and policies to guide future land uses, the location
of future public facilities and open spaces. It is the basic guide for zoning designations, urban renewal
districts, and capital improvement programs. The Comprehensive Plan was last revised by the City
Council in 1992.
The Comprehensive Plan Map applies broad land use designations to the urban area, including
unincorporated land inside the urban growth boundary. This map groups the various designations into
five categories: residential (including Single Family, Multiple Family, and Developing Residential),
commercial (including Commercial and Industrial Commercial), industrial, parks and open space, and
community service (other public uses).
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Community Profile
Atlas
Zoning
Zoning implements the comprehensive plan in more detail. Each land use category includes a variety of
districts, each with a different set of allowed uses and development standards to provide more specific detail
as to how land can develop. For example, the Industrial category includes General Industrial (IG),
Industrial Park (IP) and Industrial Business Campus (IBC).

Residential
Commercial
Industrial
Public
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Community Profile
Atlas
Land Use
The land use designation represents the current use of different parcels, as opposed to future land use under
the comprehensive plan and zoning designations. This information is based on actual field surveys conducted
in 1995 and updated with building permit information through 1998.
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Community Profile
Atlas
Transportation
The transportation system includes a hierarchy of different types of roads, each with a different function.
Highways provide high capacity, high speed links through the region and to other areas outside of Salem.
Arterials primarily serve travel within the region. Collectors primarily distribute traffic between
neighborhoods and the arterials, and secondarily, provide property access. Local streets provide access to
properties and basic circulation within a neighborhood. All public streets provide for a variety of travel
modes, including vehicles, bicycles, transit, and pedestrians.

Freeway
Parkway
Major arterial
Minor Arterial
Collector
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Community Profile
Atlas
Topography
Topography represents the slope of the land. The north and northeast portions of Salem are relatively flat. The
south and west parts have steeper slopes. The contours shown on this map are at 50 foot intervals.
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Community Profile
Atlas
Floodplain
The floodplain represents the area along rivers and creeks that is susceptible to inundation by a flood.
The floodplain shown on this map is based on 1996 FEMA maps.
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Community Profile
Demographics
The following demographic information offers a snapshot of
Salem, its citizens, where they live, and where they work. The
information includes two types of comparisons:
!

Salem compared to other Oregon cities and the State of Oregon.

!

Salem subareas compared to each other. The subareas are North
Salem and South Salem (State Street is the dividing line) and
West Salem.

Population Growth: City of Salem, Comparable
Cities and Oregon
!

Since 1960, Salem’s growth rate was comparable to Eugene, but
slower than Gresham and Beaverton. This trend was consistent
in the 1990s as well. (See Table 1)

! Since 1960, Salem has consistently added about 18,000 to 20,000
people each decade. Between 1990 and 1997, Salem added
slightly more than 16,000 people, on pace with previous decades. (See Chart 1)
! Salem has a larger share of elderly people (65 years and older),
and an increasing median age (36.2 years).
! The breakdown of household types in Salem is about the same
as the statewide average. Married couples with children make
up about 25% of the households in Salem. Single person households make up about 25%. Single mothers with children account
for 7%. The balance are couples without children and households with unrelated persons.
! Almost 90% of Oregon’s population is white. The same is true
with Salem.
! Salem’s Hispanic community is the largest minority group and
is increasing in size. They make up a larger share of the community (7%) than compared to other cities (3-5%).
(See Chart 2)

These subareas represent large areas of the city, each with its own
diversity.
This information helps describe our community. Unless otherwise
indicated, statistics are reported for 1997. The 2000 Census will
provide additional and more detailed data that will help confirm
and clarify this information. But for now, this data is the best
available information.

Table 1. Population Growth 1960-1997

Salem

Beaverton Eugene

Gresham

1960

49,142

5,837

50,977

3,944

1970

68,725

18,577

79,028

10,030

1980

89,223

30,582

105,624

33,005

1990

107,793

53,307

112,733

68,249

1997

124,190

66,225

129,300

81,865

1960-97
Change

153%

1015%

155%

1977%

1990-97
Change

15%

24%

15%

20%

Chart 1. Population Growth 1960-1997

120,000
100,000
80,000
60,000
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20,000
0

Salem Subarea Map

Salem
Beaverton
Eugene
Gresham
1960

1970

1980

1990

Chart 2. 1997 Salem Population by Race and Ethnicity

White
89%

Other
12%

Black
Black 1%
Native
American1%
Native
1% American
1%
Asian/Pacific Is.
Asian/Pacific
Is.2%
2%
Hispanic 7%
Hispanic
7%

Population Growth: Salem Subareas
! North and South Salem are about the same size, each making up
about 45% of the population. West Salem only has about 10% of
the population.
! The distribution of population by age doesn’t vary much within
Salem, but West Salem does have a slightly higher share (14%) of
elderly people (65+ years) than its share (10%) of the total population.
! North Salem has the largest share of minorities, with 55-59% of
the minority population, but only 45% of the total population.
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Demographics
Chart 3. Distribution by Housing Type

Housing: City of Salem, Comparable Cities
and the state
! Salem’s rate of homeownership is increasing, but Salem still has
a lower rate (57%) than Beaverton (61%), Eugene (58%), Gresham
(68%), and Oregon as a whole (66%).
! Salem has a lower median home value and lower rents than the
other comparable cities.
! Salem’s distribution of housing units by type is 68% singlefamily units, 24% multi-family units, and 8% mobile home units,
which is similar to other comparable cities, with two exceptions.
Beaverton has a larger share (34%) of multi-family housing than
the other cities. Salem has a larger share (8%) of mobile homes
than other cities. (See Chart 3)

100%

8%

4%

7%

80%

24%

34%

27%

3%

12%

26%
21%

60%

Mobile Homes
Multi-Family
Single-Family

40%
68%

71%

66%

62%

67%

20%

0%
Salem

Beaverton

Eugene

Gresham

Oregon

Chart 4. Salem’s Homeownership Rate by Subarea

Housing: Salem Subareas

100%

80%

47%

35%

42%

43%

60%
Renter-Occupied
Owner-Occupied
40%
65%

53%

58%

North

South

57%

20%

! West Salem has the largest rate of homeownership, while North
Salem has the smallest. (See Chart 4)
! Similarly, West Salem has a larger share (77%) of single-family
homes than other parts of the city. South Salem has a slightly
larger share (69%) of single-family homes than North Salem
(66%).

0%
West

! West Salem also has a larger share (24%) of newer housing (less
than 15 years old) than other parts of the city.

Total

Household Income: City of Salem, Comparable
Cities and Oregon

Table 2. Household Income by Range

! Salem’s distribution of household income is close to that of the
state as a whole. (See Table 2)
! Salem’s median household income has been increasing and in
1997 surpassed the statewide median. (See Chart 5)
Chart 5. Median Household Income Growth

Salem

Beaverton

Eugene

Gresham

State of
Oregon

Under
$20,000

23%

14%

30%

19%

27%

$20,000 $35,000

24%

19%

22%

21%

23%

$35,000 $50,000

19%

19%

18%

21%

18%

$50,000+

34%

48%

31%

47%

32%

$34,976

$41,720

$31,496

$50,000

Median

$40,000

$30,000

$37,215

$47,661

1979
1989
1997

$20,000

$10,000

$0
Salem

Marion Co.

Beaverton

Eugene

Gresham

Oregon

Chart 6. Salem ‘s Household Income Distribution by Subarea

Household Income: Salem Subareas
! West Salem has the largest share (42%) of households earning
more than $50,000 annually and the highest median household
income, $41,641.
(See Chart 6)
! North Salem has the largest share (27%) of households earning
less than $20,000 per year and the lowest median household
income, $33,611.
(See Chart 6)
! South Salem’s median household income is $39,617.
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100%
28%

80%

60%

37%

34%

>$50K

20%
19%

40%

42%

19%
15%

25%
24%

23%

20%

21%

22%

23%

South

West

Total

20%
27%

0%
North
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Community Profile
Transportation Characteristics
The Transportation System Plan (TSP), adopted in 1998, represents
the 20-year vision all of the elements that comprise the transportation system. Those elements include streets, bicycles, sidewalks
and paths, transit, parking and freight. The TSP is important to the
Salem Futures Project because of the close link between transportation and land use. Changes in land use, such as a new building
or subdivision, affect nearby roads by generating more traffic.
Changes in the transportation system, such as a new road or
connection, affect accessibility to land, which can influence future
development decisions.
The TSP describes the transportation conditions in 1995. It provides another view of Salem. In this case, the TSP describes how
people travel. Though this information is a few years old, it still
provides a good estimate of how people travel and where they
travel to.

How are Most Trips Made?
Chart 8. Weekday Work Trips by Mode
Walk/Bike
7%
Transit
2%
Carpool
7%

Drive Alone
84%

Note: All information shown is for the area within the Salem/
Keizer UGB.

How Many Trips are Made Every Day?
Every time someone goes to work, the store, school, or just visits a ! The large majority of trips to work in the Salem area are made
by people driving alone.
neighbor down the street, they use some part of the overall transportation system. The total number of trips made, including trips
made by car, foot, bicycle or bus, is determined through household
survey. The number of daily trips per person is consistently
between 3.4 and 3.7 trips per day, regardless of the number of
people in the household. This average equates to approximately
How Many Miles are Traveled for Trips?
753,800 person-trips on an average weekday.
Table 4. Vehicle Miles Traveled in 1995
Table 3. Trips by Origination
Daily Trips

Vehicle Miles
Traveled

Percentage
of Total

Percentage
of Total

Trips Between
Home and Work

143,800

19%

Trips Between
Home and Work

763,600

21%

Trips Between
Home and
Someplace Other
Than Work

409,800

54%

Trips Between
Home and
Someplace Other
Than Work

1,795,600

49%

Trips Not Made
From Home

165,400

22%

Trips Not Made
From Home

536,200

15%

Trips Going
Through
Salem/Keizer

34,800

5%

Trips Going
Through
Salem/Keizer

554,700

15%

Total

753,800

100%

Total

3,650,100

100%

! Table 3 shows that the majority of trips made in the Salem area
are between the home and someplace other than work. In other
words, many trips are made going shopping, dropping kids off
at school, and for other household activities.

! Table 4 shows that the most miles are traveled in the Salem area
between home and someplace other than work.

! Comparing Tables 3 and 4 shows that trips between home and
work are slightly longer than those trips made from home for
other purposes.

! A significant percentage of miles traveled is actually from trips

that don’t start or end in the Salem area. While trips through
Salem mostly occur on state highways, such as Interstate 5 or
Highway 99E, there is still an impact to Salem traffic as many
local trips also are made on these roads. In the future, local trips
will continue to rely on these state facilities, competing with the
through traffic.
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Community Profile
Questionnaire Results
A Community Questionnaire, published in the Statesman Journal on November 23, 1998, solicited public input on a wide range of quality
of life issues. Three hundred eighty-one people returned surveys within a two-week period. Although not statistically valid, the results
provide some insight into community values and opinions. The results of the questionnaire, along with a community preference survey,
and additional input from the community forums held in December 1998, was used to draft the Vision Statement.

Quality of Life Issues

Neighborhood Characteristics

Four questions were asked about the quality of life in Salem,
including rating the importance of 12 quality of life indicators. In
general, all of the indicators were important to those who responded. Specific findings from these questions included:

Neighborhoods are important to Salem, so a number of questions
were asked about what makes neighborhoods special.

! 73% of questionnaire respondents had a positive opinion about
the quality of life in Salem. (See Chart 8)

Chart 9. How would you rate the overall quality of life in Salem?

! Out of a list of 12 elements that makes a neighborhood attractive, being able to walk or bike safely were rated as the most
attractive qualities, followed by the type and cost of housing.
! When asked to identify the most important characteristics in
their neighborhood, “neighbors” were ranked as the most
important, followed by “quiet” and “location”. (See Chart 10)
Chart 11. What are the most important neighborhood characteristics?

Very Positive
18%

Don't Know
3%

35%
30%
25%
20%
15%
10%
5%
0%

Somewhat Positive
55%

Very Negative
7%

Somewhat Negative
17%

! “Good air and water quality” was the highest rated issue,
followed by “minimizing congestion,” “preserving natural areas
and open space,” and “pedestrian accessibility and safety.”
! When asked to rate how these quality of life issues will change
in the future, “traffic congestion” was rated as the most likely to
get worse.
! People were mostly optimistic and thought the future will bring
better “job opportunities,” “economic diversity,” “art and cultural opportunities,” and “public transit.”
! Respondents were given the opportunity to identify the three
most important issues for the future of Salem. Three of the top
five responses dealt with transportation issues. (See Chart 9)
! When asked if they thought Salem was growing too fast or too
slow, most responses leaned towards the “too fast end” of the
scale.
Chart 10. What are the most important issues?

30%
25%
20%
15%
10%
5%
0%

16

24%

21%

18%
14%

13%

12%

11%

30%

26%

24%

21%

17%

17%

16%

14%

Community Profile
Community Preference Survey
A key part of the Community Profile is to discover what people
like and dislike about their community. The community preference survey captures those “likes” and “dislikes” in a picture.
Representatives from each neighborhood association were given
disposable cameras and asked to take pictures of what they find
attractive in our community, as well as what they think isn’t so
attractive.

Over 300 pictures were taken all over Salem. Even though
they were taken by different groups of people, there were
common themes that emerged. The next few pages show the
pictures that best represent those common themes and summarizes what people had to say about their community. The
pictures are helpful in showing what parts of Salem need to be
preserved and protected, and what parts need to be improved.

Housing

We like our single-family neighborhoods, and preserving and protecting them is a priority.
Tree-lined streets with houses that have individual character are especially attractive. We are
concerned that new subdivisions, such as the one from West Salem (pictured on the right),
don’t preserve enough trees and it takes a long time before the new landscaping matures.

We don’t like the design of some of our apartment buildings. There are many boxy buildings
that aren’t attractive from the street and problems start when too many multi-family
developments are concentrated in one area.

Some of the newer multi-family developments are attractive and fit with our community.
These apartments are well-designed with lots of landscaping, parking areas behind
buildings, and common open space for residents.
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Community Profile
Community Preference Survey
Commercial Areas

We like to go downtown. It has a wide selection of shops and restaurants and a pedestrianfriendly environment. We also like the convenience of neighborhood shopping centers that
offer a wide range of goods and services close to home.

We don’t like a lot of the strip commercial developments along our major roadways. These
areas need more sidewalks, with buildings closer to the street, and parking lots that are less
obtrusive.

Some of the new developments in the Fairview and Creekside industrial parks are attractive.

We like some of the neighborhood commercial districts, such as State Street, with small,
locally-owned businesses. We also like new commercial buildings that are designed to respect
its neighbors, such as the building on the right.
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Community Profile
Community Preference Survey
Parks and Open Space

We like parks and open space! Riverfront Park (pictured left), Minto Brown Island (pictured
right), the Gilbert House, Bush Park, and the Mission Mill Village are great places for
family outings.

Small neighborhood parks, such as Morningside Park (pictured left), are heavily used and are
an important part of our neighborhoods. We also like the rivers and creeks that flow through
our city.

Transportation

Too many of our streets are dangerous places for pedestrians and bicyclists. The sidewalks are
located too close to the passing traffic. Some don’t even have sidewalks or bike lanes.

We don’t like traffic congestion. It’s getting hard to drive around and get to businesses.
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VISION
Neighborhoods

Community

The community should have diverse, vibrant, safe, and friendly
neighborhoods* that will be sensitively designed to make residents feel
secure and comfortable. A variety of housing opportunities should be
available within each neighborhood. Older neighborhoods should
preserve their historic heritage, unique characteristics and tree lined
streets. Newer neighborhoods should seek their own unique identities
while incorporating the most desirable aspects of other neighborhoods.
A variety of services and activities should be encouraged within
neighborhoods. Commercial and industrial areas should be designed
as neighborhood assets inviting people to work, shop and live nearby.

The City of Salem, in the mid-Willamette Valley, is a local, regional
and state center of commerce, government, culture and higher
education. The Downtown, Capitol Mall, urban parks and streams,
trees and open spaces, historic buildings and sites, the Willamette
River and distinct neighborhoods will continue to define the
strengths of and give shape to the tapestry of the City. Local
government will encourage active involvement of its citizens in
both local and regional problem solving and decision-making. A
commitment to managing growth responsibly will help conserve
resources, encourage affordability, and promote the efficient use
of land within a sustainable natural environment. The goal is to
continue Salem’s high quality of life, encourage diversity, enhance
community livability, and maintain a sustainable economy within
a larger regional context.

Support diverse and unique neighborhoods

Salem is made up of many neighborhoods, each with its own unique
character reflected in schools, parks, historic buildings, and other
attributes, which should be preserved and enhanced.
Promote neighborhood safety and convenience

Regardless of its form, each neighborhood should be a functional
community with a range of activities available through a well-connected
system of streets and sidewalks. It should be safe and convenient for
residents, especially children, the elderly and the disabled to travel to
activities or a transit stop to meet their daily needs.
Build a sense of community

The form and design of neighborhoods should encourage sociability
and a sense of community among all who live there, and especially
welcome the young, the elderly, and people of different backgrounds
and incomes.

Recognize Salem’s unique location

Salem’s location in the mid-Willamette Valley, near the Pacific
Ocean, the Cascade mountains, the wine country and major urban
centers makes it an extraordinary place. The Willamette River,
surrounding farm and forest lands, the State Capitol, the County
seat and as one of Oregon’s largest cities all contribute to the
community’s sense of place and to Salem as a special place. As a
regional center for culture, commerce, and government, Salem
offers great opportunities for the future.
Manage growth to enhance the community

By managing the shape and form of growth, development should
contribute to the community’s quality of life and sense of place.

Offer a range of housing choices

Support growth with public services and facilities

Neighborhoods should have a diversity of housing that provides for a
wide range of income levels, families, and age groups.

To avoid overloading existing systems and services, the full range
of necessary services and facilities will be committed to support
redevelopment and growth. Financing new services and facilities
will be a factor in deciding when and where services will be
extended to support new development.

Strengthen downtown as a neighborhood

Different housing types for a range of income levels should be offered
in downtown Salem to help support businesses and create an active and
vibrant downtown.
Support infill development that respects its surroundings

New development in neighborhoods should be compatible with and
reinforce the surrounding neighborhood while addressing citywide
needs.
Protect and enhance trees, please!

Keep the downtown area as the heart of Salem

The downtown, consisting of the Core Area, the Capitol Mall, the
Civic Center, Willamette University, parts of West Salem
(Edgewater/Wallace Road) and the North Downtown, should be
Salem’s primary retail, business, government and cultural center.
Other smaller neighborhood centers, dispersed throughout the
community, should provide basic goods and services.

Salem’s neighborhoods enjoy an abundance of mature trees that should
be protected and enhanced with planting of more trees.
* A neighborhood is an area related by proximity to common geographic features. The
edges of neighborhoods are defined by identifiable topography, natural features, and
major transportation routes.

Transportation
Residents should have safe and easy access to employment, recreational,
cultural and educational services, and other daily needs. Some level of
traffic congestion is expected, but it should be safe and pleasant to get
around town by walking, bicycling or using public transit. Highway
and rail connections are essential to sustain and enhance the regional
economy. The City’s transportation policies should be designed to
manage congestion, reduce travel time, and curb urban sprawl.
Manage congestion

The automobile will continue to be a primary means of transportation
for most people. Some level of congestion is expected in the future, but
addressing congestion will require a range of solutions beyond building
bigger roads, such as alternative modes, incentives affecting demand at
peak hours, improved performance of existing transportation systems
and better functioning neighborhoods.

Enhance regional connections

Providing good highway and rail
connections to other communities
will be essential to the regional
flow of goods and people. Workers
who commute from outside Salem
should have viable alternatives to
driving alone.
Create beautiful and safe streets for people

A wide range of walking, bicycling and public transit opportunities
should be available to move people around Salem. The arterial street
network will support intra-city movement of goods and services.

Tree-lined streets with planting strips and sidewalks are an important
part of Salem’s sense of place that should be maintained and enhanced.
Safe pedestrian pathways, crossings and bicycle ways, as well as building
orientation, trees and landscaping should be factored in as part of the
streetscape.

Make local connections

Maintain Interstate 5

A complete system of streets, sidewalks and bikeways should connect
the residents of neighborhoods to schools, parks, shopping and
employment areas.

The function of Interstate 5 should be protected as Salem’s major intercity
freight and passenger route. Local roads should provide alternative
routes so that I-5 does not become congested with local traffic.

Provide choices
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STATEMENT
Economy
Design for people

New development should be designed for people and encourage
use of alternative modes of transportation. Public and private
developments should result in attractive communities which
provide the essentials of daily life—housing, shopping, work
places, schools, parks, social services, cultural and civic facilities.
Preserve the historic heritage

Historic buildings and sites contribute to the unique character
of Salem and will be preserved.
Build a sustainable community

Planning policies should help conserve resources, enhance
community livability, and promote efficient use of land.
Foster local and regional public and private partnerships

Salem will work with the State of Oregon, the neighboring
counties, cities, and other public entities, private businesses and
community organizations to realize its future vision.
Recognize Salem’s regional interdependence

Salem shares important interdependent relationships with
surrounding communities. To achieve its future vision, the City
of Salem should recognize, preserve and nurture these
relationships.
Maintain open communications

Local government should continue its tradition of open processes
based on the participation of active and involved citizens.
Encourage creative design

Design guidelines and development standards should be flexible
and provide incentives to encourage creative designs that enhance
the quality of life, protect open space, and create a sense of place.
Ensure economic viability

The City’s plan should take into consideration the economic
impact that proposed policies may have on the economic viability
and housing affordability of Salem and its region.
Incorporate schools into the community

Schools are an important part of the community and can serve
as focal points for neighborhoods. New schools should be located
with consideration given to their relationship to neighborhoods,
parks, transportation, and the surrounding community.

Industry, commerce and government should provide diverse job
opportunities at livable incomes for Salem’s citizens. To provide for a
sustainable economy, a mixture of land uses should provide opportunities
for closer live-work connections, add variety to the urban setting, and
allow people choices about how and where they live and work.
Maintain a vibrant downtown

Downtown will continue to be the primary retail, business, government
and cultural center for Salem and the mid-Willamette Valley.
Provide opportunities for neighborhood shopping and services

Close and convenient access to basic goods and services should be
provided by small commercial areas located throughout the city.
Transform strip commercial development

Existing strip commercial areas should be transformed over time through
redevelopment and reinvestment to provide opportunities for a variety
of businesses, to improve their functionality, and to promote efficient
use of land. Enhanced design should improve the appearance and
connectivity to the surrounding area.
Provide diverse job opportunities

Salem’s economy should be based on many different kinds of businesses
and industries so that people are able to find “living-wage” jobs and
stay in the community. Training and educational opportunities, especially
those provided through Chemeketa Community College, should be
available to meet the community’s workforce needs.
Ensure efficient use of available land

An adequate supply of developable land should be available to meet
future commercial and industrial employment needs. This supply should
include redevelopment and reinvestment opportunities in existing
developed areas.
Create a sustainable economy

Planning for a sustainable economy should meet the needs of the present
generation without lessening options for future generations.
Support local businesses

Economic stability should be enhanced by fostering the success of small
and medium-sized businesses, as well as providing opportunities for
larger businesses and industries.
Recognize the importance of agriculture

As growth occurs, and consideration is given to possible UGB expansion,
address the impact on agricultural productivity, because agriculture
remains an important part of the Salem region’s economy.

Environment
Salem’s quality of life depends on clean air, clean water, open space and
trees. Urban design will respect the natural environment. Managing the
City’s growth should include how to preserve the surrounding farm
and forest land. Trees, streams, wetlands and public spaces, as components
of the developed portions of the city, will enhance the places where
people live.
Keep Salem green

Salem is fortunate to have an abundance of trees and landscaping. As
the city changes, wherever possible, the natural terrain, large trees and
tree stands, drainageways and associated natural vegetation will be
preserved as part of the character of the community. Landscapi
upport clean air and water

Environmental systems that support clean air and clean water will be
maintained because of their intrinsic values and because it is less
expensive and easier to maintain existing ecosystems than to restore
them.ng should be added to enhance the community's sense of place.
Support healthy urban streams

Salem’s streams and creeks should be enhanced as trail corridors, natural
areas, and/or fish and wildlife corridors. They also should be part of
watershed-wide approaches to improve flood control and water quality.
Rediscover the Willamette River

Riverfront Park is the first step in reconnecting Salem to the river. The
Willamette River Greenway should be expanded and extended to provide
more opportunities to access the river throughout Salem. Efforts to
restore the health of the Willamette River will be fostered.

Preserve and expand natural resource areas

Significant natural resources and open spaces should be preserved and
enhanced.
Preserve farm and forest land

The Willamette Valley has highly productive farm and forest land. Future
growth beyond the current UGB will be managed to preserve as much
of the surrounding farm and forest land as possible.
Encourage development of parks and public spaces

Parks and public open spaces are a critical component of Salem’s future.
Efforts will be made to develop and maintain more parks and public
open spaces throughout the city.
Encourage sustainable development

Environmentally sustainable building practices should be encouraged.
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Growth Forecast
Growth. Salem has had its share of new growth in the last 10
years. But growth ebbs and flows with economic cycles, population changes, and new technology. Because Salem is growing now
doesn’t mean that will always be the case. The difference between
now and the mid-1980s shows how quickly things can change.
Those changes make planning difficult, but they also make it
necessary.
The Growth Forecast is an attempt to look 20 and 50 years into the
future and estimate Salem’s population, how many households
are needed, and the number of additional jobs that will be added.
These estimates are based on assumptions about the growth
cycles, the future rate of growth, and changes in the local
economy. Those assumptions are certainly important, as they will
be the foundation for much of the technical work. But perhaps
more important is what the community believes Salem should
look and feel like in the future.
Salem ultimately will have to accommodate more people, houses
and jobs, whether it experiences slow or fast growth. It is how that
growth is accommodated and planned for that is the central focus
of the Salem Futures project. The technical work and resulting
analysis will help ensure those choices will work, especially in
terms of providing enough housing and an efficient transportation
system.

Housing
One of the most visible signs of growth is new housing. New
housing construction is linked to population, but there are other
factors such as zoning, household size and income that affect the
number and type of new homes built. The analysis of future
housing units is primarily based on population, zoning and
historic household sizes.
In the Salem UGB, current plans and zoning are expected to
maintain the current ratio of housing types, approximately twothirds single-family units and one-third multi-family units. Using
the 1990 household sizes of 2.7 people per household for singlefamily units and 1.77 people per household for multi-family units,
approximately 16,250 single-family units and 8,500 multi-family
units are needed, for a total of 24,750 additional housing units by
the year 2020. This is about equivalent to the number of existing
housing units in South Salem.
By the year 2050, Salem will almost double in size. This means
adding another 24,000 single-family units and 12,000 multi-family
units between 2020 and 2050.

Table 6. Housing Forecast

Salem
Urban Area

Population
Salem has been growing steadily in the 1990s. Between 1990 and
1997, it grew about 15% or on average 2.2% a year. Since 1980,
Salem has grown about 40%. This growth trend is expected to
continue, but at a slower pace.
By law, the State of Oregon’s Department of Administrative
Services (DAS) prepares population forecasts for counties, with
each county responsible for working with individual cities to
allocate that forecast. The City of Salem then works with Marion
and Polk counties, the Mid-Willamette Valley Council of Governments, and the City of Keizer to coordinate the long range population forecast for the Salem-Keizer Urban Growth Boundary (UGB).
The next step in the process is to allocate the population forecast
between Salem’s UGB and Keizer’s UGB, based on general expectations of development patterns, plans and policies, and recent
development densities.

Keizer
Urban Area

1997

64,238

12,493

76,731

2020

80,488

15,726

96,214

2050

116,488

16,300

132,788

Employment

UGB
Total

Table 7 presents the future employment projections for the SalemKeizer area. Salem is projected to have almost 30,000 new jobs by
2020, almost doubling the total number of jobs by 2050.

1997

160,732

28,340

189,072

2020

219,640

35,698

255,338

2050

305,387

37,000

342,387

Through the year 2010, Keizer will continue to grow and maintain
its share of the regional population. That share is about 14%.
However, looking forward to the year 2020 and out to 2050, Keizer
will run out of room to grow. This is primarily due to natural
barriers such as the Willamette River, floodplains and the highly
productive farmland that surround Keizer. These barriers will
force growth into Salem. Between 2020 and 2050, Keizer may have
some infill and redevelopment, but Salem will need to accommodate 99% of the new population growth for the Salem-Keizer UGB.
Table 5 presents the population forecast for the Salem-Keizer UGB
with an allocation between Salem and Keizer. The forecast actually
refers to the urban area, which is bigger than the current city limits
and includes the unincorporated areas within the UGB. The
unincorporated areas are included because it is likely that they
eventually will be annexed into the city.
Salem’s population is projected to grow by 60,000 people by 2020,
a 27% increase and an average growth rate of 1.47% a year. One
way to think about this growth is that Salem will eventually add
the equivalent of three West Salems over the next 20 years. By
2050, Salem will add a total of 145,000 people, a 90% increase and
an average growth rate of 1.15% a year.
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UGB
Total

Population estimates, combined with past employment trends, are
used to generate employment forecasts. This method is known as
a population-to-employment ratio (P:E ratio). In 1991 the P:E ratio
was 2.14 to 1, that is, there was one job for every 2.14 people living
in the Salem-Keizer area. This ratio remained consistent through
1997 and is used to forecast future employment. Thus, the SalemKeizer area can expect to add 31,408 jobs by 2020 and a total of
72,085 additional jobs by 2050.

Table 5. Population Forecast

Salem
Urban Area

Keizer
Urban Area

Table 7. Employment Forecast

Salem
Urban
Area
1997
2020
2050

83,309
112,174
150,415

Keizer
Urban
Area
4,600
7,143
9,579

UGB
Total
87,909
119,317
159,994

Base Case
Salem is a city with a healthy and vibrant downtown and strong
neighborhoods that are great places to live. It has managed to
preserve much of its historic heritage, while maintaining a healthy
economy. Much of this is due to its current Comprehensive Plan
that was first adopted in 1982. The Base Case represents a continuation of this plan into the future, which will result in more of the
same type of development.
The current plan primarily relies upon a system of single-use
zoning, which keeps different types of land uses separated from
each other. Industrial uses are separated from commercial uses,

which are separated from residential uses. Residential uses further
are segregated into areas for single-family houses and areas for
multi-family apartments. This pattern has buffered the neighborhoods from commercial areas, which have developed along major
arterials.
Salem’s current plan contributes to a pattern of outward growth
through development at the fringes of the urban area. Eventually,
most of the land inside the urban growth boundary will develop,
putting pressure on Salem to continue to spread out into the
countryside.
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Base Case
Much of the development that exists today will not change under
the Base Case. Neighborhoods retain their single-family character
with apartments and commercial areas located near or along major
roadways.
Most of the new development is in new subdivisions at the fringe
of the city, especially in South and West Salem. These new developments look a lot like recent developments—detached, singlefamily homes on medium- to large-size lots. As the region expands, additional land is added for multi-family apartments as
well.
Outside of downtown, commercial development locates in strips
along major arterials, such as Lancaster Drive, Commercial Street,
and Wallace Road. These areas expand as commercial land is
developed to meet the increased demand for goods and services
with the population growth.
Industrial areas remain largely where they are now and continue
to meet the demand for manufacturing, warehouse, and distribution jobs as Salem maintains its position as a major center for the
regional economy.

In the future, roadways are more congested. Most people continue
to rely primarily on autos because of the separation of uses. As
major arterials become more congested, alternative routes see
heavier traffic as people try to find the quickest route across town.
For example, as Lancaster Drive becomes more congested,
Hawthorne Avenue and Cordon Road become more popular.
The City’s adopted Transportation System Plan provides for other
transportation options, such as encouraging more walking, bicycling, and riding transit. But without changes in the land use
pattern, these options are not attractive to most people because
they take too much time or are not very convenient. Also, the lowdensity pattern is difficult to serve efficiently with transit, meaning buses run infrequently in the outer areas and take indirect
routes in order to get enough passengers to make the run worthwhile.
Consequently, many roads have heavy auto traffic and achieving
Salem’s transportation goals will be difficult.

Transportation Effect
What to do about the auto traffic? While there is much to like
about Salem, many people don’t care much for the traffic. It is a
complex problem, and the development pattern is a major component. By separating residential areas from shopping and employment areas, it is difficult to get around except by driving.
While auto traffic flows relatively well today, the land use pattern
continues to make the car the most convenient option. For example, those who live in West Salem almost always drive to
Wallace Road to shop. People who live anywhere south of Kuebler
Boulevard have to drive north up Liberty Street or Commercial
Street to find a grocery store. All of this adds more cars on the
road, even for the short, quick trips to get a loaf of bread or a
gallon of milk.

Current development is pushing growth out to the fringe of the city.

Alternatives
The alternatives represent a 50-year look into the future. This
timeframe allows freedom to explore the long-term consequences
of public policies. The changes in these alternatives will not happen overnight. The first step is to change the plans and policies
that manage growth over the next 20 years.
The alternatives are designed to explore different ways of growing,
while preserving the qualities that make Salem attractive. Through
community forums, town halls, surveys, and other public meetings, two major issues have surfaced: housing and transportation.
The alternatives represent an opportunity to manage future
growth to increase choices and options when it comes to where
people live and how they get around.
Each of the alternatives has a different approach or development
pattern to manage future growth.

Housing Choices
In the future, most people will still live in single-family homes, but
some may want other options. For example, as people get older,
they might like smaller houses on smaller lots that don’t require as
much time or money to maintain. Young people will want to find
homes that they can afford so they can live in the community in
which they grew up. Again, this may require smaller houses that
are more affordable.
Each of the alternatives increases the diversity of housing types by
allowing more compact development and encouraging infill and
redevelopment in some areas. As a result, new housing types
appear, such as rowhouses or accessory apartments. Rowhouses,
in particular, may be an attractive option for Salem. Typically built
on narrow, individual lots with common wall construction,
rowhouses can offer affordable homeownership opportunities
with smaller, easy to maintain yards. They are not for everyone,
but right now they are hard to find in Salem.
Whatever the housing type, it will be well-designed and compatible with the surrounding area.
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Transportation Options
The car is still the primary means to get around Salem, but some
may want other options. When the weather is nice, people may
want to walk or bike for daily errands. Quick and convenient bus
services is a nice option on days that people don’t need a car at
work or for those who don’t drive.
Encouraging viable options to the automobile requires a number
of different strategies. One step is to provide a greater mix of uses
within easy walking distance of where people live. This means
shopping and services are closer to neighborhoods, within the
quarter-mile radius or the five minutes most people are willing to
walk. These mixed-use places are walkable, meaning streets are a
reasonable size and have sidewalks. These new areas have a mix
of shops, services, housing, and offices. Most importantly, good
urban design and architecture make them attractive and interesting places where people spend time to get to know their neighbors.
Even for those who choose to drive to these mixed-use areas, they
are able to park their cars and walk to accomplish a number of
different tasks. This reduces the number of trips in and out
parking lots and up and down arterials, providing some traffic
relief.
Better transit service that offers more frequent service and direct
routes is important. Compact development creates more concentrated destinations that are attractive to transit riders. Increased
density along transit routes provides a greater pool of potential
riders to support more frequent service, and more benches, shelters, and other amenities will make the wait more pleasant.

Alternatives
Common Elements

Public spaces

Each alternative is a different development pattern to manage
future growth, while achieving the future vision. Although they
are unique in their own way, there are some elements that are
common to all of the alternatives.

Preserving natural areas and open space adds beauty and value to
neighborhoods and is an integral part of each alternative. Salem is
fortunate to have an abundance of trees and natural vegetation
that is preserved whenever possible. Each alternative protects and
enhances wetlands, streams, creeks and steep slopes that are
difficult to build. Efforts to protect water quality and habitat for
endangered salmon and steelhead are undertaken, regardless of
the alternative, which will require additional land to buffer stream
corridors to enhance and preserve habitat.

A vital downtown
In many different public forums, people have expressed strong
support for Downtown Salem. Downtown continues to serve as
the government, commerce, and cultural center for the region.
More commercial office and retail developments are built. There
are more shops and restaurants, and more cultural events at the
Riverfront Park and other venues. The upper stories of historic
buildings are used more efficiently, and are an excellent opportunity for small offices or apartments. There are more vital places
downtown.
The downtown area has more housing. This housing fills a wide
range of needs. Not just affordable units for low-income households, but also high end units for people who want a more urban
lifestyle. Redevelopment in the North Downtown area provides an
opportunity to build new housing, including apartments, condominiums, rowhouses and townhouses. Adding more housing, for
all income levels, makes the downtown an even more active and
vibrant place, especially after regular business hours when there is
more time to enjoy it.

Employment areas
Industrial and manufacturing businesses have long provided high
paying, family-wage jobs that add stability to our community.
Existing industrial areas, such as the Northgate and Fairview
areas, are retained as employment areas exclusively for manufacturing and other land-extensive uses. Residential and most commercial uses are discouraged.
As the region grows, heavy demand for commercial land will
increase the pressure to convert industrial land to commercial
retail and office uses. The employment areas are set aside exclusively for industrial uses, limiting commercial uses in order to
ensure an adequate supply of industrial land.

Design Compatibility
Design is an important factor to insure that compact, higher
density areas, such as the corridors and centers, are livable places
and are compatible with the surrounding neighborhood. Ensuring
good design requires rewriting the rules that guide development.
The City of Salem has already adopted new design guidelines for
multi-family development. Higher density developments will look
more attractive and be more compatible with single-family homes,
with features such as pitched roofs, front porches, and bay windows.

More parks are added to the community so existing parks are not
overrun. As densities increase, yards get smaller, creating a greater
need for public open space. New parks and open spaces are
important amenities to be added within the existing developed
area and are included as areas develop.
Being close to rural areas and farmland is an important part of
Salem’s identity, and reinforces the community’s agricultural
heritage. As the region grows, preserving surrounding farmland
requires developing land more efficiently.

Infill and redevelopment
For every housing unit or job that is accommodated within the
existing urban area the pressure to expand the urban area is
reduced. Each of the alternatives assumes land or buildings are
used more efficiently. This means infilling vacant lots or outdoor
storage space with new buildings or redeveloping sites with taller
and bigger buildings.
Redevelopment of existing development, which includes infilling
on a site as well as demolition, will be a major challenge. This
approach leads to more efficient use of land within the current
UGB, but can be more expensive when the cost of existing structures and demolition are included. Over the next 50 years, most
buildings with relatively low values are torn down and the sites
redeveloped. Redevelopment of higher value properties in the
downtown and higher density areas occurs over time as land
values increase.

Development within the corridors and centers also respects its
neighbors with transition areas, rather than hard or abrupt edges
that end in a parking lot, a blank wall, or fence. These transition
areas are two-four blocks wide and density would gradually “step
down” or decrease the further it gets away from the core area and
the closer it gets to the surrounding neighborhood.
For example, the block immediately adjacent to a core area may
have four-story apartments. The next block may have more of a
mix, with three-story townhouses and apartments. The next block,
closest to the neighborhood, may only allow small, two- to fourunit apartment buildings, which is more in scale with singlefamily homes.
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Alternative 1 - Corridors
Transportation corridors have long been areas where commercial
activities are located. The Corridors Alternative builds on this
concept by directing a significant amount of growth to mixed-use,
compact development within the existing urban area, primarily
along arterials and other major roadways. The “new” corridors
formed under this alternative are different from typical commercial strip development. They are the focus of compact, pedestrianfriendly development with a mix of uses, including housing.
Compared to the arterials today, a more pedestrian-friendly
atmosphere is created in the corridors by requiring new buildings
to be oriented to the street and locating parking lots to the side or
rear of buildings. In addition there is frequent transit service and
good pedestrian connections to and from transit stops from
nearby neighborhoods. The corridors continue to serve automo-
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bile traffic and bicycle facilities continue to be included and improved.
The Corridors Alternative includes three different types of corridors. Major Corridors have the highest density, with up to four- or
five-story buildings. Minor Corridors are not as dense and probably only have one- to three-story buildings. The Through Transportation Corridors are limited access roadways that move traffic
at higher speeds around and through Salem.
Today, when two major roads intersect there is usually a large
commercial center. The Corridor Alternative continues this development pattern with Activity Nodes, which offer a wide range of
shopping, housing, and even office buildings.

Alternative 1 - Corridors

Major Corridors
Major Corridors are created along arterials such as South Commercial Street, Lancaster Drive, or Portland Road. The core areas
of major corridors, blocks that face an arterial, have two- to threestory retail/mixed use buildings, with up to four- to five-story
offices or apartments. Most businesses serve the local neighborhood, but some may draw from a wider area. Density within the
core areas averages 45 jobs per acre and up to 45 dwelling units
per acre.
Existing shopping centers and other commercial development
within the major corridors gradually transform as owners reinvest
and redevelop their properties. For example, older buildings are
torn down and replaced by new development, or underutilized
areas, such as outdoor storage space, are infilled with new development.

In the future, Major Corridors may look like this.

Activity Nodes are at the crossroads of major streets and are more
intense than other parts of the corridor, with more retail and
employment emphasis. In between the Activity Nodes, development along the corridors has a higher density residential character.

The character of the corridors is vital. Good design and transition
are emphasized by putting the biggest buildings along the primary street and incorporating design standards.
Peripheral areas, within two to four blocks on either side of the
arterial, are primarily areas of higher-density residential that
transition to lower-density development closer to the surrounding
single-family neighborhoods. The width of the peripheral area
varies, depending on the type of corridor and the intensity of
development.
Though the type of development may change along the corridor,
the buildings will all be located as close to the street as possible to
create a continuous storefront and a pedestrian-friendly
streetscape. Some segments may have more of a commercial retail
or office emphasis. Other areas may have more of a residential
character with apartment buildings fronting right onto the corridor. Buildings generally have retail and services on the ground
floor with offices or apartments in the upper stories.
Buildings along Major Corridors front to the street, have windows on the
ground floor and can be four to five stories tall.
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Alternative 1 - Corridors
Minor Corridors
Minor Corridors serve the day-to-day needs of the surrounding
neighborhood. They have one- to three-story buildings with some
mixed use buildings and apartments. The peripheral areas are
only one or two blocks wide. Density averages 20 jobs per acre
and 15-30 dwelling units per acre.
Minor Corridors are similar to traditional small town main streets.
They are not as intensively developed as Major Corridors, but still
provide goods and services for the surrounding neighborhood.
Broadway Street, Liberty Road, Edgewater Street and State Street
are all good examples of streets that have existing commercial
development that will provide the foundation for Minor Corridors. Future infill and redevelopment will add more shops and
services as well as housing to existing development.

Minor Corridors may look like this.
The corridors are an opportunity to provide a wider range of
housing types. Immediately adjacent to the corridor street, there is
a choice of apartments and condos for those of us who want a
more urban lifestyle and want to be close to shops and services.
Smaller apartment buildings and townhouses that fit more in
character with the single-family neighborhood are found further
away from the corridor street.
Currently, the designs of typical shopping areas outside of downtown are oriented to the automobile, and discourage walking or
taking the bus. Walking in these areas requires crossing large
parking lots or travelling far out of the way to reach building
entrances. Creating better pedestrian connections and infilling
some parking areas with additional buildings will create a corridor that is scaled to people, thereby encouraging transit riders,
bike riders, and pedestrians, while still accommodating cars.

Edgewater Street has the beginnings of a Minor Corridor.

The corridors will look different with wider sidewalks and onstreet parking wherever possible, but the roadways will still retain
their function to move traffic.

Transportation Effect
The Corridors Alternative creates more options for moving about
Salem than just the automobile. Shops, services, parks, and
schools, are closer to home, which makes walking, bicycling, or
riding transit, more attractive. The activity nodes are even more
conducive to walking or riding transit than similar shopping areas
today.
The mix of retail and services in the corridors provide for our dayto-day needs. Better pedestrian connections should result in fewer
miles driven and more trips by means other than the automobile.
The higher density corridors support more transit riders, resulting
in more frequent service, which also will attract more riders from
surrounding neighborhoods.
The through transportation corridors provide mobility around the
region. These roadways are limited access highways, such as I-5,
the Salem Parkway, Highway 22 and Kuebler Boulevard. Development does not front the roadway, as much as it backs up to these
corridors, almost ignoring them, and improving automobile access
and safety.

Minor Corridors have friendly pedestrian environments, street trees, onstreet parking and one- to two- story buildings.

Implementation
Transformation of existing commercial areas takes place over time
as buildings are redeveloped and retrofitted and brought closer to
the street edge. A significant amount of the new commercial retail
and service jobs is accommodated in downtown or along corridors. Outside of corridor areas, development occurs much like
recent trends, with primarily single-family, residential development on the fringe and between the corridors.
Examples of what a corridor might look like are difficult to find in
Salem. Liberty and Commercial streets come close. They have
mostly 2-3 story buildings, with retail uses on the ground floor.
Some taller office buildings are possible, especially in the Activity
Nodes.
Liberty Street is a good example of a Major Corridor.
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Alternative 2 - Centers
The center of town has always been a gathering place, a place
where shopping and socializing occur. The Centers Alternative
expands this concept to redirect growth that would have normally
taken place on the urban fringe, much like the Corridors alternative. Most growth takes place in centers that are the focus for
compact development and transportation improvements. Characteristics of land uses in and near centers include:

Most centers are located in existing commercial areas with good
transportation connections. But these commercial areas are transformed into centers with additional development, especially
housing. Different types of centers are evenly distributed throughout Salem to maximize the number of people living within easy
walking distance to a center and to minimize overlapping market
areas for businesses.

! A mix of uses – retail, services, housing, and offices.

Major Centers are the most intensively developed, almost minidowntowns, with four- to five-story buildings. Community Centers are somewhat smaller, but still serve a number of neighborhoods. Finally, Neighborhood Centers are the smallest, primarily
providing goods and services to the surrounding neighborhood.

! An emphasis on a pedestrian-friendly environment.
! Public amenities such as parks, plazas, schools, community
centers or libraries.
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Alternative 2 - Centers

Major Centers
Major Centers have a mix of retail, housing, and offices. Core areas
have two- to three-story retail/mixed use buildings with occasional four- to five-story offices or apartments. The centers attract
a cluster of businesses, such as three to four major anchor stores,
including grocery stores, hardware stores, or other large-scale
retailers. Most businesses serve the local area, but some draw
customers from the entire city. Density averages 60 jobs per acre
and up to 50 dwelling units per acre.
These centers are established in existing commercial areas and are
distributed to serve major subareas of Salem. For example, West
Salem along Wallace Road, South Salem near the Commercial/
Liberty split or the Lancaster Drive area in East Salem are areas
that grow into major centers. The transition is achieved primarily
with new buildings, especially offices and apartments, built on
vacant land or land that is readily redeveloped.
An example of a Major Center.
Like the Corridors Alternative, transition and design are important considerations for development in centers. The highest intensity development is in the core area of the center. This is where
most of the commercial businesses are located. Closer to established neighborhoods, buildings become smaller and more residential in nature. Throughout a center, buildings are located as
close to the street as possible in order to create a continuous
storefront and a pedestrian- friendly environment. Buildings
generally have retail and services on the ground floor with offices
or apartments above.
These higher density centers serve as destinations where people
can find a variety of goods and services in a relatively small,
compact area. Walking is encouraged by the convenient location of
businesses. Centers also may include other uses such as a school,
day care center, or a post office. The centers have plazas and
public spaces that act as gathering places and community centers,
where people linger and meet their neighbors.
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Major Centers mix retail and office uses and include pedestrian amenities
such as this plaza.

Alternative 2 - Centers
Community Centers
Community Centers are somewhat smaller than Major Centers,
but still serve multiple neighborhoods within a local market area.
Mixed use development in the core area is housed in two- to
three-story buildings. Businesses might include two or three major
anchors plus supporting smaller scale shops. Density within
community centers averages 22 jobs per acre and 15-30 dwelling
units per acre.
Existing, smaller-scale commercial areas continue to grow into
community centers. For example, the area around the Sunnyslope
Shopping Center on Liberty Road becomes a Community Center
by adding another anchor store plus a few more offices and shops
as well as housing. Other areas with similar potential include
Edgewater Street in West Salem, State Street between 12th and
17th, and major intersections along Lancaster Drive.
A Community Center may look like this.

Transportation Effect
The centers look different with wider sidewalks and on-street
parking wherever possible. The mix of retail and commercial
services in the centers provide for the day-to-day needs of residents and have better pedestrian connections, resulting in fewer
miles driven and more trips by means other than the automobile.
More people live closer to shops, services, parks, and schools,
making walking, bicycling, or riding transit, more attractive. Most
people still drive to get around, and traffic congestion will continue to increase, but not as much as compared to the Base Case
because more viable options to the automobile exist.
Housing in the centers is almost exclusively multi-family, while
the neighborhoods surrounding the centers are predominantly
single-family. Locating higher density housing in closer proximity
to a mix of commercial uses and transit service results in higher
transit ridership and more frequent and more cost-effective service.
Transit service in the centers includes more frequent service and a
major transit stop or transfer point that provides express service to
downtown and to other centers.

Community Centers include parks, retail shops and housing.

Neighborhood Centers
In between the larger centers, there are opportunities to establish
smaller shopping centers or districts. These centers have a limited
amount of commercial services that serve neighborhood needs.
They might also support a mix of medium density housing, such
as townhouses and smaller, four- to six-unit apartment buildings.
Density averages 20 jobs per acre and 10-15 dwelling units per
acre.
Neighborhood Centers include traditional older neighborhood
commercial streets, such as Edgewater or State Street (between 12th
and 14th), as well as typical neighborhood shopping centers with a
grocery store anchor and smaller supporting shops.

An example of a Neighborhood Center.

Implementation
Just like the Corridors Alternative, development of this alternative
takes place over time as existing commercial areas are redeveloped
and retrofitted by building businesses closer to the street edge
whenever possible. The majority of new commercial retail and
service jobs would be accommodated in downtown or in Major
Centers.
Outside of centers, development occurs much like recent trends,
with primarily single-family residential development on the fringe
and between the centers.

Neighborhood Centers include small shops, friendly streets, and
buildings appropriate for a neighborhood.
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Alternative 3 - Dispersed Growth
Neighborhoods are important to Salem and are used as a foundation for planning in this alternative. The goal of the Dispersed
Growth Alternative is to accommodate as much of our future
growth as possible within the existing UGB by encouraging infill
and redevelopment within existing neighborhoods and developing new higher density neighborhoods on the urban fringe. Commercial development is the same as the Base Case, primarily
shopping centers and strip development along major arterials.
Most people continue to live in detached, single-family houses,
but many neighborhoods see some infill and redevelopment that
is different in character with more townhouses and small apartment buildings. Some neighborhoods change more than others,
depending on property values, the age of structures, and its
location.
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Salem’s neighborhoods can be grouped into three broad categories, each of which experiences different impacts.
Inner Neighborhoods see some redevelopment that increases the
mix of housing types, with more small apartment buildings and
even some rowhouses.
The Middle Neighborhoods and established outer neighborhoods
experience the least amount of change. Higher property values
make most infill and redevelopment cost prohibitive.
New development in the Outer Neighborhoods brings about the
most change in character. Recent trends continue toward smaller
lots and a wider range of housing types.

Alternative 3 - Dispersed Growth

Inner Neighborhoods
Salem’s historic Inner Neighborhoods are immediately adjacent to
the downtown area. They were built before World War II and
typically have smaller lot sizes and a mix of housing types that
include duplexes and small apartment buildings. These neighborhoods have an overall average of 8 to 10 dwelling units per acre.
Under the Dispersed Growth Alternative, the inner neighborhoods
serve as an example of what new neighborhoods may look like.
They have a mix of housing types, but the primary character is
still detached, single-family houses on small- to medium- sized
lots (less than 7,000 sq. ft.). Some of these houses have accessory
apartments, which are small units in basements, above garages, or
converted garages. Occasionally, rowhouses, duplexes or small
four- to six-unit apartment complexes are mixed in with the
single-family homes.
Our society is changing, which in turn is changing our housing
needs. Single-parent households, empty nesters, and the elderly
are an increasing segment of our population.

In the future, Inner Neighborhoods will look much like they do today.

They will continue to seek housing that offers smaller, more
affordable units with smaller yards that don’t take as much time to
maintain, and that are closer to where they work, shop, or play.
These trends support smaller, more compact residential neighborhoods. Even small decreases in average lot size allow us to use the
land inside the UGB more efficiently and greatly reduce the
amount of UGB expansion needed to accommodate future growth.

New infill can include rowhouses, but the design should be compatible
with existing homes.
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Alternative 3 - Dispersed Growth
Middle Neighborhoods
The middle ring of neighborhoods are almost exclusively detached
single-family houses developed between 1945 to 1985. These areas
typically have larger lot sizes (7,000 to 10,000 sq. ft.) and have the
lowest average density in Salem, about 3 to 4 dwelling units per
acre.
Under this alternative, all neighborhoods are upzoned to allow
higher density and a wider range of housing types. But two forces
at work will minimize the amount of change in the Middle Neighborhoods. First, higher property values are a deterrent to tearing
down houses or other wholesale changes. Second, as vacant land is
developed at higher densities elsewhere in Salem, existing houses
on larger lots fetch a premium price.

Middle Neighborhoods should see few changes in the future.

The most common change is that some people might add a small
studio apartment off the back of their house or over their garage.
These units provide space for an elderly parent or adult children
coming home to live. If rented, the extra income helps some seniors
stay in their homes.

It’s Design, Not Density
Design is an important factor in ensuring higher density development is compatible with existing neighborhoods.
The quality of the design of new development was an important
issue that was raised in many different forums. New zoning codes
and development standards will require new development to
incorporate characteristics of single-family structures, such as
pitched roofs, front porches, and window treatments. These
features help a building “hide” its density. Housing units with
these characteristics often are perceived to be lower density than
they actually are.
Duplexes (pictured right) and triplexes (pictured below) are
designed to look like large single-family homes with front
porches, lots of windows, pitched roofs, and attics that add living
space.

This new duplex continues the craftsman tradition of this established
neighborhood.

Outer Neighborhoods
Salem’s Outer Neighborhoods, those areas developed since 1985,
actually have a slightly higher density than the Middle Neighborhoods. These areas are still almost exclusively single-family
houses, but on smaller lots with an overall average of 4.5 to 6
dwelling units per acre. These neighborhood densities are a result
of increasing land values, which encourage more efficient use of
developable land.

This new triplex shares the same features as its neighbors, eaves,
traditional windows, a front porch and parking along the side.

The existing Outer Neighborhoods don’t see much change because
of higher property values and the age of the housing stock. Just
like the Middle Neighborhoods, a few people may add an accessory unit.
The most change occurs in new subdivisions, which look more
like Inner Neighborhoods. These new developments have smaller
lot sizes and a mix of housing types that include duplexes and
small apartment buildings. These neighborhoods have an overall
average of 8-10 dwelling units per acre.

Transportation Effect
In general, the transportation system performs similar to the Base
Case. Salem’s roadways become increasingly congested, as people
continue to rely on the automobile as the primary means to get
around. The automobile is the best means of transportation because the overall low-density pattern of development continues.
A few more people live closer to commercial areas, but these areas
are not necessarily more pedestrian-friendly and don’t encourage
more walking or bicycling.
Transit services will improve slightly, but not as much as the other
alternatives, due to the dispersion of residential density.
New subdivisions in outer neighborhoods continue the current trend
toward smaller lots and higher densities.
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Next Steps
Alternative Evaluation

Public Involvement

The next step in the Salem Futures Project is to analyze the Base
Case and the three alternatives. This evaluation will look closely at
the land use and transportation impacts using the most up-to-date
computer models.

Many people have been involved in the Salem Futures Project and
there are plenty of opportunities to get involved in the future.

Evaluation criteria, derived from the Vision Statement, will guide
the analysis. These evaluation criteria provide more detailed
measurements (quantitative) or assessments (qualitative) of each
alternative. Examples include:

! the number of housing units within walking distance of a
shopping center, school, park, or bus line

! the share of single-family units compared to multi-family units

Refinement of the alternatives will continue until the in-depth
analysis begins in the fall. The most up-to-date information on the
Salem Futures Project is available on the City’s website at
www.open.org/scdev/planning/.
Finally, if you want to send in written comments or ask questions,
you can contact Salem Planning Division, Department of Community Development, City of Salem, 555 Liberty Street SE, Room 305,
Salem, OR 97301. Telephone: 588-6173 Fax: 588-6005. E-mail:
planning@open.org.

! the cost to provide water, sewer, stormwater drainage, and
transportation facilities

! the number of acres added to the UGB to accommodate new
growth by 2020 and 2050

! the share of trips by car, transit, bicycle, or pedestrian
! the amount of rush hour congestion
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