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Historic Design Review Case No. HIS18-34

A proposal to demolish the Marion Car Park

195-197 Commercial Street SE (Marion County Assessor
map and tax lot numbers: 073W27BA00700)

Major historic design review of a proposal to demolish
the Marion Car Park (1950), a historic contributing
resource within Salem’s Downtown Historic District and
located at 195-197 Commercial St. SE, 97301; Marion
County Assessor Map and Tax Lot number:
073W27BA00700.

Lamont D. Smith, Sturgeon Development Partners

Salem Revised Code (SRC) Chapter 230
230.090 Demolition

APPROVE WITH CONDITIONS

CONDITION ONE: The new construction historic design
review proposal shall include a minimum of one exterior
historic interpretive panel on the site that includes a summary
of the history and significance of the Marion Car Park.

CONDITION TWO: The historic design review for new
construction on the site shall be submitted for HLC review
prior to issuance of the demolition permit for the Marion Car
Park.
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PROCEDURES

Historic Landmarks Commission Review & Decision

Under Salem Revised Code (SRC) Chapter 230, no development permit shall be issued
without the approval of the Historic Landmarks Commission (HLC). The HLC shall approve,
conditionally approve, or deny the application on the basis of the projects conformity with the
criteria. Conditions of approval, if any, shall be limited to project modifications required to meet
the applicable criteria.

According to Salem Revised Code (SRC) 230.020(f), historic design review approval shall be
granted if the application satisfied the applicable standards set forth in Chapter 230.

The HLC shall render its decision supported by findings that explain conformance or lack
thereof with relevant design standards, state the facts relied upon in rendering the decision,
and explain justification for the decision.

120-Day Requirement

The state mandated 120-day deadline to issue a final local decision, including any local
appeals in this case, is March 27, 2019, unless an extension is granted by the applicant.

APPLICATION PROCESSING

Subject Application

1. On October 30, 2018, the applicant submitted materials for a Major Historic Design Review
to demolish the Marion Car Park.

2. The application was deemed complete for processing on November 27, 2018.
Public Notice

1. Notice of the public hearing was mailed to the owners of all property within 250 feet of the
subject property on November 29, 2018 (Attachment A).

2. The property was posted in accordance with the posting provision outlined in SRC 300.620.

TESTIMONY RECEIVED

Neighborhood Association Comments

The subject property is located within the Central Area Neighborhood Development
Organization (CANDO). As of the date of publication, no comments were received from the
neighborhood association.

Public Comments

All property owners within the Salem Downtown National Register Historic District, and those
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within 250 feet of the subject property were mailed notification of the proposal on November
29, 2018. Notice of public hearing was also posted on the subject property.

City Department Comments
Urban Development has submitted comments related to the proposal (Attachment E). The
Building and Safety Division reviewed the proposal and indicated that the applicant must

obtain required building permits.

FACTS & FINDINGS

Background Information

The Marion Car Rental & Park was constructed in 1950 and is a Historic Contributing Building
to Salem’s Downtown National Register Historic District. The Marion Car Rental and Park is
the only existing example of a mid-century freestanding elevated rooftop parking structure in
downtown Salem. The period of significance for the district is 1867 to 1950, and this building,
constructed in 1950, marks the end of the period of significance for the district. This building
was one of the first parking structures in Salem, and Salem’s first elevated rooftop parking
structure. As noted in the National Register nomination, the rise in ownership of automobiles
after WWII resulted in the manifestation of parking lots, auto repair garages, and car rental
businesses throughout Salem. Several other buildings provided parking in Salem during this
time, such as the Catlin & Linn Building and the Otto J. Wilson Building. By 1948, there were
1480 parking spaces in the “time-controlled” Salem Business District with conceptual plans for
“patio parking” buildings to add more spaces. Residential building during this period also
reflected the need for ensuring people had a place to store their automobiles, for example the
Lee Apartments were constructed in 1950 (585 N Winter), with parking constructed underneath
the apartment building, as a parking area for residents. Early Ranch Style houses started to
become available as kits from companies like Aladdin Homes which included garages (The
Bellevue, 1953 Aladdin Homes).

In 1951, the R.L. Polk Salem City Directory listed seven Salem businesses under Automobile
Parking, including the “Marion Hotel Car Park”, located at 197 S. Commercial Street. The
directory advertised the car park, rental and gas station as an amenity of the Marion Hotel,
located just across Commercial Street at 200 S Commercial Street. This grand hotel,
constructed in 1870, originally known as the Chemeketa House (later the Marion Hotel)
operated continuously at this location until the historic portion of the hotel burned in 1971. In
1959 the Marion Hotel expanded to the southeast, adding a 52 unit motel and a parking lot and
changed their name to the Marion Motor Hotel in order to appeal to the modern needs of those
with automobiles. While the historic portion of the hotel burned in 1971, the Marion Motor
Hotel continued to be operated by Red Lion Hotels throughout the 1980s, but by the end of the
1990s, the hotel was finally closed and the site eventually redeveloped as the Salem
Convention Center.

The Marion Car Rental and Park operated as an amenity of the Marion Hotel from 1950 to
1954, and after that date was continuously used as a parking garage until 2014 by various
private owners and operators and included a repair shop and functioning gas station at various
times. The Marion Car Rental Co. operated in the building from 1957-1994. The building has
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been altered over time, and is in poor condition resulting from inadequate maintenance, (see
Attachment F, Enforcement History), however the building retains the original U-shaped
footprint and its overall massing and configuration. A central vehicle ramp still reflects the
overall character of a 1950s garage and parking structure, conveying an important period in
the development of Salem’s downtown core.

It is worth mentioning that the site is also significant for its association with the Holman
Building, the meeting place for the Oregon State Legislature from 1857-1876, which was
demolished in order to make way for the parking garage. David Duniway, Oregon State
Archivist, led one of Salem’s first preservation advocacy efforts in an unsuccessful attempt to
prevent the demolition of the Holman Building in 1949.

VI.  FINDINGS OF FACT

Historic Resource Demolition Permit Stage 1

The Building and Safety Division reviewed the proposal as required by SRC 230.090(c) Historic
Resource Demolition Permit Stage 1, and determined that the applicant demonstrated that the
building cannot be reasonably moved and therefore the applicant has been authorized to
proceed with Stage 2 demolition review before the HLC (Attachment C).

Historic Resource Demolition Permit Stage 2

SRC Chapter 230 specifies the standards and guidelines applicable to this project. According
to SRC 230.090 (d)(2), an application for a Historic Resource Demolition Permit shall be granted

if the following four criteria are met:

(A) The value to the community of the proposed use of the property outweighs the
value of retaining the designated historic resource on the present site.

(B) The designated historic resource is not capable of generating a reasonable
economic return and the demolition is economically necessary.

(C) The owner has made a good faith effort to sell or relocate the designated resource.
(D) No prudent and feasible alternative exists to rehabilitate and reuse the designated
resource in its present location.
HLC staff reviewed the applicant's submittal and has the following findings regarding the
applicable criteria. Staff summarized the applicant’s responses to the criteria. Refer to
Attachment D (Applicant’s submittal materials) for the applicant’'s complete responses.

Criteria

(A) The value to the community of the proposed use of the property outweighs the value
of retaining the designated historic resource on the present site.
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Significance. The historic value and significance of the building is described in the national
Register of Historic Places form (see Attachment B).

Proposed Use. The owner is proposing to redevelop the site as a 123 room hotel.

Staff Findings:

The Marion Car Rental and Park is the only existing example of a mid-century freestanding
elevated rooftop parking structure from the automobile age in downtown Salem. The Marion
Car Rental and Park is a Historic Contributing Building to Salem’s Downtown National Register
Historic District. The applicant is proposing demolition of the resource due to its poor
condition, classification as a derelict building, and has proposed a new 123 room hotel as the
new use. The applicant argues that there is a strong need for a new hotel in this location and
that located across from the Convention Center, this use would provide a larger benefit to the
community than retaining this building on the site in its present condition, which is unusable by
the public. Urban Development staff have confirmed that a hotel in this location will serve to
meet the needs of several sectors in Salem in addition to the Convention Center. (Attachment
E).

In order to better meet this criterion, mitigate the loss of this resource and educate the public
about the history of this site, staff recommends that the HLC adopt the following CONDITION:

CONDITION ONE: The new construction historic design review proposal shall include a
minimum of one exterior educational historic interpretive panel on the site
that includes a summary of the history and significance of the Marion Car
Park.

Additionally, while the applicant has proposed a general plan and rendering of the proposed
new hotel for the site, the applicant has not completed all the land use approvals nor
completed the final design for the new hotel. In order to better meet this criterion, and ensuring
that the Marion Car Park is not demolished prematurely, staff recommends that the HLC adopt
an additional CONDITION:

CONDITION TWO: The historic design review for new construction on the site shall be
submitted for HLC review prior to issuance of the demolition permit for the
Marion Car Park.

Provided the applicant meets these conditions, staff recommends that the Historic Landmarks
Commission (HLC) find that this criterion has been met.

(B) The designated historic resource is not capable of generating a reasonable
economic return and the demolition is economically necessary.

Findings:

As noted by the applicant, the Marion Car Park building has been suffering from demolition by
neglect for many years. In 2014, the owner was required to vacate the building by Hearing's
Officer Order until all building and zoning code violations were addressed, however they never
were. Therefore no income has being generated from the building after that time. An
assessment in 2014 by MSC Engineers indicated that the building had major structural issues,
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and that rehabilitation is not likely to be economical.

A cost estimate prepared by LMC Construction indicates that the cost to rehabilitate the
structure would cost approximately $142 a square foot ($5,619,886 hard costs plus an
additional $1,123,977) to restore the structure and allow it to continue to operate as a parking
garage. The projected net annual income on forty-four stalls is $21,120 with an average $65
monthly lease rate per stall. This .31% return on cost is well below the average 7.5% that
lenders would approve under a construction loan. Staff recommends that the HLC find that the
applicant has demonstrated that this criterion has been met.

(C) The owner has made a good faith effort to sell or relocate the designated resource.

The Building Official has determined that the building cannot reasonably be moved, and
cannot be relocated. The applicant notes that there was a Trustee’s Notice of Sale published in
the Capital Press for four consecutive weeks from 8/16/2013-9/6/2013, and there were no
offers to purchase the resource. Terry Hancock, as the owner’s representative during this
period, worked in good faith to market and sell the property from the fall of 2014 through mid-
2018. Staff recommends that the HLC find that the previous owner made a good faith effort to
sell the resource while it was in their possession. Staff recommends that the HLC find that this
criterion has been met.

(D) No prudent and feasible alternative exists to rehabilitate and reuse the designated
resource in its present location.

Findings:
The applicant has submitted a financial assessment for rehabilitation of the Marion Car Park
under two alternative scenarios:

1) A four story office building with three levels of framing above the existing concrete
parking deck would cost approximately $303.42 per square foot. New construction costs for
this type of use average approximately $230-$250 per square foot; and

2) A six story mixed use office building with five stories of wood framing above the existing
parking deck would cost approximately $216.17 per square foot. New construction for this type
of use averages $170-$180 per square foot.

Additionally, the applicant notes that in order to reuse the parking deck in either scenario, the
structure would need to be reconstructed significantly in order to meet current building codes
which would result in a significant loss of historic integrity. Staff recommends that the HLC find
that the applicant has demonstrated that no prudent and feasible alternative exists to
rehabilitate and reuse the designated resource in its present location and that this criterion has
been met.

RECOMMENDATION

Based upon the information presented in the application, plans submitted for review, and
findings as presented in this staff report, staff recommends that the Historic Landmarks
Commission APPROVE the proposal with the following CONDITIONS:
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CONDITION ONE: The new construction historic design review proposal shall include a
minimum of one exterior historic interpretive panel on the site that includes
a summary of the history and significance of the Marion Car Park.

CONDITION TWO: The historic design review for new construction on the site shall be
submitted for HLC review prior to issuance of the demolition permit for the
Marion Car Park.

DECISION ALTERNATIVES

1. APPROVE the proposal as submitted by the applicant and indicated on the
drawings.

2. APPROVE the proposal with conditions to satisfy specific guideline(s).

3. DENY the proposal based on noncompliance with identified guidelines in SRC 230,
indicating which guideline(s) is not met and the reason(s) the guideline is not met.

Attachments: A. Hearing Notice and Vicinity Map

Excerpt from National Register Historic Resource Document
Building Official Stage One Approval

Applicant’s Submittal Materials

Urban Development Comments

Enforcement History
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Prepared by Kimberli Fitzgerald, AICP, Historic Preservation Officer



