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South Salem 
In South Salem, there was 
significant change in the 
vacancy last year, from 11.4% 
to 8.5% this year, but the entire 
30,000SF of positive absorption 
can be attributed to the former 
Safeway sale that completed in 
October.  Last year, the former 
Weathers Music site was 
redeveloped and is now the 
home of Salem’s first Panera 
Bread and Parklane 
Mattress.  2015 will bring       
the completion of the 
redevelopment of the Power 
Auto lots at Commercial and 
Hilfiker.  This new 15,000SF+ 
project will be the new home 
for Qdoba, MOD Pizza and 
Jersey Mike’s Subs…all Salem 
firsts.  There continues to be 
high demand in this area, with 
relatively little inventory 
meeting today’s tenant 
expectations.  Rents continue 
to rise in this trade area, which 
is the only subsector seeing 
significant rent growth. 

East Salem 
The Lancaster Drive corridor 
(East Salem trade area) saw 
almost no change in 2014, from 
last year’s 10.9% vacancy to this 
year’s 10.6%.  Very few 
significant transactions have 
occurred in this trade area in the 
last year.  Red Robin’s 
announcement to relocate to 
the former Old Navy space at 
Lancaster Mall is likely the most 
significant news, and because 
that is a relocation versus an 
expansion, there is no positive 
effect on the vacancy numbers.  
The pad building at Oak Park 
Plaza (Safeway at Silverton 
Road) with Jimmy Johns and 
Papa Murphy’s is a great 
addition to that center.  The 
anomaly in the marketplace 
continues to be the excess 
vacancy at Academy Square.  
That property’s proximity to 
Lancaster Mall, and attractive 
leasing rates should be 
generating more activity than it 
has in the last three years. 

 

Central Business District 
The Central Business District 
was the surprising hot spot in 
2014.  The survey size of 
approximately 400,000SF of 
ground floor retail space (not 
including Salem Center or 
national-type properties) has 
always lagged the overall 
market.  In 2013, there was 
almost 50,000SF vacant, for a 
vacancy rate of 12.5%.  At the 
end of 2014, on the heels of 
positive absorption at Liberty 
Plaza, the former French 
Unicorn, Pete’s Place, and 
Clockworks, the vacancy rate 
plummeted to 5.2%.  Add to 
that the return of the Roth & 
McGilchrist buildings to the 
market following a multi-million 
dollar renovation by the Dotys, 
and downtown is becoming the 
shining star in the market.  The 
apartments at Pringle Square 
South and the additional 250 
people it will bring who are 
residing on the fringe will 
definitely alter the face of 
downtown. 
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West Salem 
In West Salem, absorption of a portion of the former Blockbuster, as well as some of the remaining 
vacancy at Westgate Shopping Center and Edgewater Crossing helped lower the vacancy to 5.1% from 
last year's 6.9%.  There is a new project planned for just over three acres at the intersection of 
Edgewater and Wallace, which, if it proceeds, will bring a new 23,000SF retailer to West Salem with 
planned pad buildings of approximately 9,500SF.  The property is under contract by a buyer at this 
time and is scheduled to close late spring.  The largest remaining vacancy in the market is 4,282SF at 
Edgewater Crossing. 
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North Salem/Keizer 
In the North Salem/Keizer subsector, vacancy lowered to 11.5% from last year's 12.68%, primarily on 
the heels of leasing at Keizer Station and at 2500 Liberty (Starbucks anchored).  There is a growing 
discrepancy between the rents at Keizer Station and along River Road, as Landlords on River Road 
continue to fight for the tenants who remain in that area.  The vacancy at Keizer Schoolhouse Square 
(over 65,000SF), accounts for over 50% of all the vacant space in this area.  Newcomers to the market 
in 2014 and announced for 2015 at Keizer Station include Taco Bell, Chipotle, Gustav’s, REI,      
Maurices and Carhartt.  
 

 

NOTEWORTHY 

PROJECTS 

The following retail projects were 

recently completed or are 

underway in the market. 

 

Firehouse Crossing 

Firehouse Crossing, the three-building 

project in South Salem, will house 

Verizon, MOD Pizza, Qdoba, and Jersey 

Mike’s Subs.  Lease up of the remaining 

spaces continues. 

Gustav’s Bier Stube 

  
Gustav’s, best known for their German 

food and fantastic Happy Hour will 

open its first Willamette Valley location 

at Keizer Station later this year. 

South Salem New Construction 

CD Redding successfully completed 

construction of a new 4,105 square 

foot building in 2014 to house Salem’s 

first Panera Bread and Parklane 

Mattress. 

Roth & McGilchrist 
Redevelopment 

Doug Doty and Gayle Caldarazzo-Doty 

completed their legacy project in 2014 

with the successful renovation of the 

Roth & McGilchrist buildings in 

downtown Salem, with newcomers 

Archive, Ricky’s Bubbles and Sweets 

Shoppe and Gayle’s Italian Market. 

Jennifer Martin, CCIM 
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RETAIL LISTINGS 
Please contact Jennifer Martin 

for information on these listings, 

or to learn about other tenant 

opportunities in the market. 

 

Lancaster Promenade 

 
 

-  931 – 2,520 SF 
- $1,250 – 3,400/Month NNN 
 

Cherry City Center 

 
 

- 2,738 - 3,981 SF 
- $13 – 17/SF NNN 
 

Edgewater Crossing 

 
 

-  1,126 – 4,282 SF 
-  $16 – 20/SF NNN 
 

Market Square 

 
 

-  1,298 – 3,508 SF 
-  $14/SF NNN 
 

Triangle Square 

 
 

-  3,492 SF 
-  $14/SF NNN 

2014 RECAP 
Overall, 2014 was a good year in the retail sector.  After starting the year at 11.4% vacancy, the market 
absorbed almost 80,000SF of vacant retail space to end the year at an overall vacancy (not including 
the malls or owner-occupied box stores) at 9.6%.  Every subsector showed positive absorption.  Just 
four years ago, the vacancy was more than double that amount, and in the last five years, we have 
absorbed almost 450,000SF of space---an amazing number for a market of our size.  Even more 
amazing is the absorption of large box stores over the past three years.  Today—if a box user said, “I 
want to open a store in Salem next month.  Please show me all your options of 25,000SF of space or 
more.”—the answer would be—there are none.  This is a double-edged sword…bad because there are 
no spaces to accommodate newcomers to the market—but good because we are going to finally see 
some upward rent pressure as spaces turnover, which will finally make new construction feasible.  This 
will also put some upward pressure on land values for undeveloped or underdeveloped parcels of land 
that are large enough to accommodate such users.  Additionally, in reviewing the past five years of 
data, there are some spaces and/or buildings that have always been vacant.  What that means is that 
there either is a lack of proper amenity (visibility, signage, parking, retail synergy) to make the option 
viable for tenants in the market, implying functional obsolescence, or the ownership may have 
unreasonable expectations for rent. 
  
Drilling down to some significant subsector news, downtown was the surprising sector for 2014, with 
newfound single digit vacancy for their ground floor, non-owner occupied retail spaces.  The delivery 
of the Roth & McGilchrist buildings to the marketplace has created a catalytic buzz in downtown—one 
that has been needed for a long time.  Those new tenants, in addition to some absorption at Liberty 
Plaza and the former Clockworks helped with the vacancy.  In south Salem, the former Safeway has 
finally sold and we all hope that Wilco will begin their remodel of that property soon to add to the 
renewed vibrancy of the Vista area of Commercial Street SE.  A number of new tenants are on the 
docket for 2015 openings at Keizer Station which keeps construction vibrant at that center.  A few pads 
and mid-box opportunities remain. 
 

2015 PREDICTION 
In 2015, I expect that leasing volume will actually decrease and that absorption will slow.  Most 
landlords have adjusted pricing to appropriate levels and at this point in time, I am beginning to see a 
lack of demand for space in the areas of town where there are vacancies.  South Salem will continue to 
be hot, but there is dwindling product.  I expect to see construction of at least one mid-box store in 
south Salem in 2015, and potentially some additional announcements of new construction to begin in 
2016 with preleasing later this year.  The Lancaster Drive area has a number of viable options for small 
to mid-sized retailers, all priced appropriately, and landlords will continue to fight in this area for the 
limited number of qualified tenants looking to locate in that area.  In downtown, I hope that the 
project slated for the former McMahan’s site will finally break ground, and the redevelopment of the 
Shire (Delon auto) properties should begin to take shape. 
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Jennifer Martin, CCIM 






