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NOTICE OF ADOPTED AMENDMENT 

June 30, 2008 

TO: Subscribers to Notice of Adopted Plan or Land Use Regulation Amendments 

FROM: Mara Ulloa, Plan Amendment Program Specialist 

SUBJECT- City of Keizer Plan Amendment 
DLCD File Number 001-08 

The Department of Land Conservation and Development (DLCD) received the attached notice of 
adoption. Copies of the adopted plan amendment are available for review at DLCD offices in Salem, 
the applicable field office, and at the local government office. 

Appeal Procedures* 

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: July 15, 2008 

This amendment was submitted to DLCD for review prior to adoption with less than the required 45-
day notice. Pursuant to ORS 197.830 (2)(b) only persons who participated in the local government 
proceedings leading to adoption of the amendment are eligible to appeal this decision to the Land 
Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. 
If you have questions, check with the local government to determine the appeal deadline. Copies of 
the notice of intent to appeal must be served upon the local government and others who received 
written notice of the final decision from the local government. The notice of intent to appeal must be 
served and filed in the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). 
Please call LUBA at 503-373-1265, if you have questions about appeal procedures. 

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION 
WAS MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE 
BEEN MAILED TO YOU ON A DIFFERENT DATE THAN IT WAS MAILED 
TO DLCD. AS A RESULT YOUR APPEAL DEADLINE MAY BE EARLIER 
THAN THE DATE SPECIFIED ABOVE. 

Cc: Gloria Gardiner, DLCD Urban Planning Specialist 
Steve Oulman, DLCD Regional Representative 
Sam Litke, City Of Keizer 

<paa> ya 

Oregon 

http://www.lcd.state.or.us


s 2 Notice of Adoption 
THIS FORM MUST BE MAILED TO DLCD p . ^ ~ 

WITHIN 5 WORKING DAYS AFTER THE FINAL DECISION U f c r I V j l " 
PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18 

JUN 2 5 2008 
For DLCD Use Only 

LAND CONSERVATION 
AND DEVELOPMENT 

Jurisdiction: Keizer Local file number: 2008-06 
Date of Adoption: 6/16/2008 Date Mailed 6/24/2008 

Date original Notice of Proposed Amendment was mailed to DLCD: 3/11/2008 

I I Comprehensive Plan Text Amendment [X] Comprehensive Plan Map Amendment 

I I Land Use Regulation Amendment [X] Zoning Map Amendment 

• New Land Use Regulation • Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 

Change the land use designation on a parcel within the city limits from EFU to 
Residential Single Family to allow development of a single family subdivision. 

Describe how the adopted amendment differs from the proposed amendment. If it is the same, write "SAME". 
If you did not give Notice for the Proposed Amendment, write "N/A". 
1. Same. 

Plan Man Changed from: Special odorI noise overlay to: Low Density Residential 

Zone Map Changed from: E F U to: RS 

Location: southern half of 06S; 03W: 33; 01600 Acres Involved: 5.43 

Specify Density: Previous: n a New: 6.3 

Applicable Statewide Planning Goals: n a 

Was and Exception Adopted? • YES [x] NO 

DQLMJk^i) DLCD File No.: 



Did the Department of Land Conservation and Development receive a Notice of Proposed Amendment. 

Forty-five (45) days prior to first evidentiary hearing? IEI Yes • No 

If no, do the statewide planning goals apply? • Yes • No 

If no, did Emergency Circumstances require immediate adoption? • Yes • No 

Affected State or Federal Agencies, Local Governments or Special Districts: 

none 

Local Contact: Sam Litke, Senior Planner 

Address: 390 Chemawa Rd. 

Zip Code + 4: 97307-

Phone: ( 5 0 3 ) 8 5 6 - 3 4 4 2 Extension: 

city: Keizer 

Email Address: litkes@keizer.org 

ADOPTION SUBMITTAL REQUIREMENTS 
This form must be mailed to DLCD within 5 working days after the final decision 

per ORS 197.610, OAR Chapter 660 - Division 18. 

1. Send this Form and TWO (2) Copies of the Adopted Amendment to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

2. Submit TWO (2) copies the adopted material, if copies are bounded please submit TWO (2) 
complete copies of documents and maps. 

3. Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days 
following the date of the final decision on the amendment. 

4. Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings 
and supplementary information. 

5. The deadline to appeal will not be extended if you submit this notice of adoption within five working 
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the 
date, the Notice of Adoption is sent to DLCD. 

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who 
participated in the local hearing and requested notice of the final decision. 

7. Need More Copies? You can copy this form on to 8-1/2x11 green paper only; or call the DLCD 
Office at (503) 373-0050; or Fax your request to:(503) 378-5518; or Email your request to 
mara.ulloa@state.or.us - ATTENTION: PLAN AMENDMENT SPECIALIST 

J:\pa\paa\forms\form2word.doc revised: 7/7/2005 
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1 BILL NO. 556 A BILL ORDINANCE NO. 
2 2008- 577 
3 FOR 
4 
5 AN ORDINANCE 
6 

7 
8 IN THE MATTER OF THE MULTIPLE APPLICATION 
9 SUBMITTED BY DOUG HARNAR OF JDC HOMES, LLC 

10 FOR A COMPREHENSIVE PLAN MAP CHANGE, 
11 ZONE CHANGE, LOT LINE ADJUSTMENT AND 
12 SUBDIVISION (CASE NO. 2008-06) (ADOPTION OF 
13 HEARINGS OFFICER RECOMMENDATION) 
14 
15 
16 The City of Keizer ordains as follows: 

17 Section 1. THE APPLICATION. This matter comes before the Keizer City 

18 Council on the multiple application submitted by Doug Harnar of JDC Homes, LLC for 

19 a lot line adjustment decreasing the acreage of Tax Lot 06 03W 33 01600 owned by 

20 Robert Bowden to 5.43 acres; increasing the acreage of Tax Lot 06 03W 33C 00200 

21 owned by James Scott Erickson to 6.93 acres; eliminating Tax Lot 06 03w 33DA 01600 

22 owned by Doug Harnar of JDC Homes, LLC; increasing the square footage of Tax Lot 

23 06 03W 33DA 01500 owned by Doug Harnar of JDC Homes, LLC to 6,353 square feet; 

24 and increasing the square footage of Tax Lot 06 03W 33DA 01700 owned by Bob and 

2 5 Lori Cavell to 9,029 square feet. In addition, Tax Lot 06 03W 33 01600 is proposed to 

2 6 have a Comprehensive Plan Map Change from Special Policy Area - Odor/Noise Impact 
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1 Overlay to Low Density Residential and a Zone Change from Exclusive Farm Use 

2 (EFU) to Residential Single Family (RS). This multiple application also includes the 

3 subdivision which involves subdividing the property into 34 lots ranging in size from 

4 4,400 to 9,566 square feet. 

5 Section 2. JURISDICTION. The land in question in this Ordinance is within the 

6 city limits of the City of Keizer. The City Council is the governing body for the City of 

7 Keizer. As the governing body, the City Council has the authority to make final land 

8 use decisions concerning land within the city limits of the City of Keizer. 

9 Section 3. PUBLIC HEARING. A public hearing was held on this matter before 

10 the Hearings Officer on April 24,2008. In addition, a public hearing was held before the 

11 Keizer City Council on June 2,2008. The following persons either appeared at the City 

12 Council hearing or provided written testimony on the application: 

13 1 Nate Brown, Community Development Director 

14 2. Mark Hoyt, Applicant's Attorney 

15 3. Chuck Gregory, Applicant's Engineer 

16 4. Marlene Quinn 

17 5 Rod Augee 

18 6. Marilee Jeller Bowden 

19 7. Doug Harnar, Applicant 

Page 2 - ORDINANCE NO. 2008- 577 
Lien & Johnson 

Attorneys at Law 
4855 River Road North 
Keizer, Oregon 97303 

503-390-1635 



1 Section 4. EVIDENCE. Evidence before the City Council in this matter is 

2 summarized in Exhibit "A" attached. In addition, the minutes of the June 2, 2008 City 

3 Council public hearing are incorporated by this reference. 

4 Section 5. OBJECTIONS. No objections have been raised as to notice, 

5 jurisdiction, alleged conflicts of interest, evidence presented or testimony taken at the 

6 hearing. 

7 Section 6. CRITERIA AND STANDARDS. The criteria and standards relevant 

8 to the decision in this matter are set forth in Exhibit "A" attached. 

9 Section 7. FACTS. The facts before the City Council in this matter are set forth 

10 in Exhibit "A" attached. The City Council specifically adopts these findings of facts as 

11 their own. 

12 Section 8. JUSTIFICATION. Justification for the City Council's decision in this 

13 matter is explained in Exhibit "A" attached. 

14 Section 9. ACTION. The decision of the City Council is set forth in Exhibit "A" 

15 attached. The Council adopts the Hearings Officer's Recommendations in full, except as 

16 amended below: 

17 a. Condition No. 27 is deleted and replaced with the following: "Applicant 

18 shall construct a 6-foot high, sight-obscuring cyclone fence with high 

19 quality vinyl slats to be approved in writing by the City. The fence shall 
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1 be designed for no less than a twenty (20) year life span. In addition, 

2 Applicant shall pay the City in cash ten percent (10%) of the total costs of 

3 the fence as a payment to help defray future maintenance and repair costs. 

4 Upon completion of the fence and payment of such sums, City shall be 

5 responsible for future maintenance and repair of the fence. However, the 

6 City shall have the right to remove the fence if the Urban Growth 

7 Boundary expands or the City limits expand in this area. In the 

8 alternative, the fence can be removed if the adjacent property owner 

9 agrees with its removal." 

10 b. Condition No. 1 shall be revised to indicate that the new 17th Street shall 

l i have a 36-foot wide right-of-way and the street cross section as set forth in 

12 the exhibit submitted to the City Council hearing. 

13 c. Condition No. 13 regarding requirement for a master utility plan is hereby 

14 deleted. (Utility planning occurs after City approval of the subdivision 

15 plans.) 

16 d. Condition No. 25 shall be amended by the addition of the following: 

17 "Following recording of the final plat, one (1) model home may be 

18 constructed prior to the completion of Conditions 26 through 33 inclusive, 

19 if the Applicant signs an appropriate Improvement Agreement." 
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1 Section 10. FINAL DETERMINATION. This Ordinance is the final 

2 determination in this matter. 

3 Section 11. EFFECTIVE DATE. This Ordinance shall become effective thirty 

4 (30) days after its passage. 

5 Section 12. APPEAL. A party aggrieved by the final determination in a 

6 proceeding for a discretionary permit or a zone change may have it reviewed under ORS 

7 197.830 to ORS 197.834. 

8 PASSED this 16th day of J u n e , 2008. 
9 

I o SIGNED this 16th day of J u n e , 2008. 
I I 
12 

14 "Mayor 
15 
16 
17 Deputy City Recorder 
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DECISION OF THE HEARINGS OFFICER 
FOR THE CITY OF KEIZER, OREGON 

COMPREHENSIVE PLAN MAP AMENDMENT / ZONE CHANGE / 
LOT LINE ADJUSTMENT / SUBDIVISION CASE NO. 2008-06 

TABLE OF CONTENTS 

I. General Information 1 
II. Summary of the Evidence 2 
III. Findings for Lot Line Adjustments 6 

Decision and Conditions of Approval Lot Line Adjustments 8 
IV. Findings for Comprehensive Plan Map Amendment 9 

Recommendation Comprehensive Plan Map Amendment 21 
III. Findings for Zone Change 21 

Decision and Conditions of Approval Zone Change 26 
III Findings for Subdivision 27 

Decision and Conditions of Approval Subdivision 44 

I. GENERAL INFORMATION 

A. PROPERTY OWNERS/APPLICANT: Tax Lot 06 03W 33 01600 owned by Robert 
Bowden; Tax Lots 06 03W 33DA 01500, and 01600 owned by Doug Harnar of JDC 
Homes, LLC; Tax Lot 06 03W 33C 00200 owned by James Scott Enckson; and, Tax Lot 
06 03W 33DA 01700 owned by Bob and Lori Cavell. 

B. PROPERTY LOCATION: Tax Lot 06 03W 33 01600 is located in the 5400 block of 
Windsor Island Road; Tax Lot 06 03W 33DA 01500 is located at 5437 Burbank Street, 
Tax Lot 06 03W 33DA 01600 is located at 5447 Burbank Street; Tax Lot 06 03W 33DA 
01700 is located at 5467 Burbank Street; Tax Lot 06 03W 33C 00200 is located in the 
5400 block of Windsor Island Road. 

C. EXISTING PARCEL SIZE: Tax Lot 06 03W 33 01600 is 10.7 acres; Tax Lot 06 03W 
33DA 01500 is 5,333 square feet; Tax Lot 06 03W 33DA 01600 is 5,723 square feet; Tax 
Lot 06 03W 33DA 01700 is 8,221 square feet; and, Tax Lot 06 03W 33C 00200 is 1.66 
acres. 

D. EXISTING DEVELOPMENT AND PUBLIC FACILITIES: Four of the properties are 
undeveloped and can be served by public water and sewer, and one is developed with a 
single-family home. 

E. PLAN DESIGNATION AND ZONING: Tax Lots 06 03W 33 01600 and 06 03W 33C 
00200 are designated Special Policy Area - Odor/Noise Impact Overlay and zoned 

RECOMMENDATIONS OF THE HEARINGS OFFICER PAGE NO. 1 
COMPREHENSIVE PLAN MAP AMENDMENT / 
ZONE CHANGE / LOT LINE ADJUSTMENT / 
SUBDIVISION CASE NO. 2008-06 



Exclusive Farm Use (EFU). Tax Lots 06 03W 33DA 01500, 01600 and 01700 are 
designated Low Density Residential and zoned Residential Single-family (RS). 

F. ADJACENT ZONING AND LAND USES: To the east, properties are designated Low 
Density Residential on the Comprehensive Plan Land Use map and zoned RS (Residential 
Single-family), and are developed with single-family residences. Properties to the south and 
southwest are outside the urban growth boundary and are designated by Marion County as 
Exclusive Farm Use. Lands to the north and northeast are inside the urban growth boundary 
and designated Agricultural Industrial. To the northwest is the Willow Lake Sewer 
Treatment Plant on land designated Community Service Sewerage and Solid Waste. 

G. PROPOSAL: a multiple application: a Lot Line Adjustment involving Tax Lot 06 03W 
33 01600 owned by Robert Bowden; Tax Lots 06 03W 33DA 01500, and 01600 owned 
by Doug Harnar of JDC Homes, LLC; Tax Lot 06 03W 33C 00200 owned by James 
Scott Erickson; and, Tax Lot 06 03w 33DA 01700 owned by Bob and Lori Cavell. The 
result of the lot line adjustment is that Tax Lot 06 03W 33 01600 will be decreased to 
5.43 acres; Tax Lot 06 03W 33C 00200 will be increased to 6.93 acres; Tax Lot 06 03w 
3 3 DA 01600 will be eliminated and Tax Lot 06 03W 3 3D A 01500 will be increased 
6,353 square feet and Tax Lot 06 03W 33DA 01700 will be increased to 9,029 square 
feet. Tax Lot 06 03W 33 01600 is then proposed to have a Comprehensive Plan Map 
Changed from Special Policy Area - Odor/ Noise Impact Overlay to Low Density 
Residential and a concurrent Zone Map Changed from Exclusive Farm Use (EFU) to RS 
(Residential Single-family) to then be able to Subdivide the property into 34 lots ranging 
in size from 4,400 to 9,566 square feet as shown on site plan (Exhibit '2'). 

H. NOTICE: Public notice was mailed, published, and posted consistent with notice 
requirements in KDC § 3.204. 

I. CONDUCT OF THE HEARING: The hearing on this matter was held at 6:00 pm on 
April 24, 2008. The Hearings Officer held the record open for seven days to receive 
additional evidence and testimony, another seven days for rebuttal evidence and testimony, 
and a final seven additional days for final argument from the applicants. Evidence and 
testimony submitted during these periods is discussed below. 

II. SUMMARY OF THE EVIDENCE 

Staff Recommendation 
Sam Litke, Senior Planner, presented the staff report and recommendation for the proposal. Mr. 
Litke noted an error on page 43 in the staff report; the subject property is outside of the original 
Keizer Sewer District, and sanitary sewer trunk line fee would be required. Mr. Litke also 
clarified that the City of Salem's comment about the settlement agreement specifying a 
maximum density of 5 units per acre was applicable to a different parcel. 
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Bill Peterson, City Engineer presented information about street widths and storm drainage. He 
stated that Public Works would approve the new configuration for Golden Lane as presented in 
Exhibit 17. He also stated that the City would be open to allowing the applicant to study 
downstream capacity for stormwater runoff as an alternative to on-site detention, which is 
mentioned in the staff report as a requirement. 

Shane Wit ham. Associate Planner, was present but did not present any portion of the staff report. 

Applicant's Presentation 
Mark Hoyt„ Attorney at Law, Salem Oregon, and Chuck Gregory, Civil Engineer, Saunders and 
Co. represented the applicant, JDC Homes, LLC. MR. Hoyt explained that the lot line 
adjustments are necessary to create an extension of Trent Ave. to access to the subject property, 
and to eliminate the split zoning on the subject parcel. He noted that the EFU zoning on the 
subject parcel is unusual because EFU is not a zone typically found within city limits. Finally, 
he noted that the proposed subdivision was designed to with the current agricultural activities in 
mind—specifically, that 17th Ave. and Golden Lane provide additional buffer between homes 
and the adjoining agriculture where there may be spraying and dust, and that a 6-foot high fence 
along 17th Ave. and Golden Lane would reduce the possibility of trespass. 

Mr. Hoyt stated that the applicant generally concurred with the staff report and recommended 
conditions of approval. He discussed four of the recommended conditions specifically. First, he 
requested that the conditions of approval concerning sight-obscuring fencing specifically give 
the applicant flexibility in choosing materials to use for the required sight-obscuring fencing. 
Second, he requested that the condition of approval addressing storm drainage give the applicant 
flexibility to study whether there is sufficient downstream capacity such that on-site retention is 
not necessary, and if there is capacity that the applicant not be required to provide on-site 
retention. Third, Mr. Hoyt requested that the condition of approval for extending the right-of-
way for Golden Lane from 36 to 39 feet be eliminated because Golden Lane does not provide 
direct access for any of the subdivision lots. Exhibit 17 shows how the same paved width for a 
39-foot right-of-way can be accomplished with only 36 feet by putting a portion of the sidewalk 
within an easement, which the Keizer Public Works Department has tentatively stated would be 
acceptable. Finally, he requested that the width of 15th Ave. be reduced down to 44 feet. The 
Keizer Code does not contain a street standard for a 46-foot wide street. The 44-foot street 
serves up to 19 dwelling units and the proposed plan is for only 15 dwelling units. The 
additional two feet would be added to 17th Ave. to increase that width to 39 feet. 

Chuck Gregory, Civil Engineer, Saunders Co. discussed the storm drainage retention issue and 
mentioned that the code allows for a waiver of on-site detention if there is downstream capacity. 

Oral Testimony Before the Hearings Officer 

Ryan Mikesh stated that he had two concerns. First, he was concerned about the additional 
traffic on Trent Ave. Bill Peterson stated that Trent Ave. was already the widest possible street 
(Local Street III) without making a collector or arterial. Second, Mr. Mikesh asked whether the 
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City provided notice to property owners along Trent Ave. Sam Litke stated that the City 
provided notice to property owners within 250 feet of the subject property as the code requires. 
Finally, Mr. Mikesh stated that parking on Trent Ave. already causes difficulty for traffic to pass 
through. 

Marvin Derwin had a question about the PGE easement immediately west of the lots that border 
Burbank Street. He was concerned about trespass and illegal dumping if more people were given 
access to that easement. Sam Litke responded that the easement would be part of the back yards 
in the new lots, that nothing can be built in the easement, and that PGE might need access to the 
new lots to maintain the poles and lines, but that no other access was being provided. 

Doug Harnar stated that he was one of the owners of JDC Homes, and that he was available to 
answer questions. He requested approval of the application. 

George Baldwin asked who would look after the fence on the west side of the property and stated 
that the emergency access gate opens onto a private road. 

John Blake stated that he farms the property to the north and west of the subject parcel and that 
he was concerned about contaminants in the storm water. He requested that stormwater be 
moved under the streets rather than in above-ground ditches, which run into Willow Lake. Bill 
Peterson explained that no matter whether the stormwater is detained on site in large under-street 
pipes, or moved downstream, it would end up in Willow Lake. Mr. Blake was also concerned 
about the emergency access gate because it opens onto private property. 

Marilee Teller-Bowden had several questions. First, she asked what would constitute a sight-
obscuring fence. Sam Litke responded that the sight-obscuring fence would only be adjacent to 
the new homes and would have to use good quality materials such as wood. He also stated that 
the City does not usually require vinyl slats in chain-link fences because the slats fade and break. 
Ms. Bowden asked about street widths for 17th Ave. and Golden Lane. Bill Peterson clarified 
that there would be curbs on both sides, sidewalks on one side, and the paved widths would be 
full-size city streets. The only difference would be an easement rather right-of-way for a portion 
of the sidewalk. Ms. Bowden asked about maintenance of the fence. Mr. Peterson stated if the 
fence would be on City property, then the City would be responsible for its maintenance, but that 
it could also be the responsibility of a Homeowners Association—that detail has not been 
worked out yet. 

Ms. Bowden asked who would have access to the emergency access. Mr. Peterson stated that 
typically only the Fire Department would have access and if necessary would cut the chain that 
holds the gate closed. Ms. Bowden had a question for the developer about when construction 
would start because walnut season is in the fall and construction during harvest tie would disrupt 
the harvest. Finally, Ms. Bowden stated that she was generally concerned about building homes 
on flat ground that should be used for the production of food. 
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Naomi Derwin stated that cars can sometimes barely get through Trent St. and that someone 
should do a study before adding more cars. 

Additional Staff Comments 

Staff did not have any additional comments. 

Applicant's Rebuttal 

Mark Hoyt stated that the applicant was asking for flexibility in how much stormwater would be 
detained on site, not where the location of the discharge—if the applicant must detain stormwater 
on site, then it would need to install oversized pipes in the street. He repeated that the sight-
obscuring fences would only be in areas adjacent to the proposed lots and the fencing along 17th 
Ave. and Golden Lane would be open. He stated that the emergency access would have a Knox 
Lock and that only the fire department would have a key—nobody else could obtain a key for the 
lock. Finally, Mr. Hoyt stated that Trent Ave. is the largest local street already and that if it can't 
handle the traffic, then that is a legislative problem. 

Joe Schiewe, Saunders Co. stated that at the pre-application conference, the fire department was 
pleased to get the emergency access because it would provide a secondary access to the existing 
homes in the areas. He stated that the fire department has the right to use a private road for fire, 
life and safety emergencies. He noted that Exhibit B to the application was a letter from the City 
of Salem stating that would grant a stormwater easement across city property to serve the 
development. Finally, Mr. Schiewe stated that many cities use narrow streets as a traffic calming 
mechanism to slow speed. 

Documents Considered by the Hearings Officer 
Bowden Estates Land Use Application (March 5, 2008) binder, including aerial photo cover and 
the following contents: 

Project Team 
Project Scope and Description/Proposal Summary 
Copy of Application Payment - JDC Homes, LLC (Ck #'s 18481 & 18833) 
Section 1 - Lot Line Adjustment Application(s) and Narrative 
Section 2 - Comprehensive Plan Amendment & Zone Change Application and Narrative 
Section 3 - Subdivision Application and Narrative 
Appendices: 

A. Preliminary Plans (LLA, CPA & ZC, Subdivision) 
B. City of Salem Tentative Approval Letter for Storm Water Easement 
C. Property Title Information 
D. FEMA Flood Insurance Rate Map 
E. Willow Lake Settlement Agreement 
F. City of Keizer Public Works Strategic Plan/Keizer 

Demographics/Comprehensive Plan - Appendix C 
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Keizer Community Development Department Staff Recommendation, Case No. 2008-06 (April 
17, 2008) with Exhibits 1-15 attached. 

Exhibit 1 - Reduced copies of Comprehensive Plan Amendment & Zone Change 
Proposed Plan and Existing Conditions, Preliminary Subdivision Plan, and 
Preliminary Lot Line Adjustment 

Exhibit 2 - Vicinity Map 
Exhibit 3 - Public Works' Requirements for Case 2008-06 
Exhibit 4 - City of Salem Public Works' comments 
Exhibit 5 - Marion County Surveyor's Office's comments 
Exhibit 6 - Marion County Public Words' comments 
Exhibit 7 - Salem/Keizer School District's comments 
Exhibit 8 - Northwest Natural's comments 
Exhibit 9 - Keizer Fire District's comments 
Exhibit 10 - Comments from Jesse Hanson 
Exhibit 11 - Comments from Barbara Knighton 
Exhibit 12 - Comments from George and Violet Baldwin 
Exhibit 13 - Comments from Marilee Teller-Bowden 
Exhibit 14 - Comments from Beth and David Thorndike 
Exhibit 15 - Comments from Robert Baker 

Exhibits submitted at the Hearing: 
Exhibit 16 - Letter from D. Patrick Dodge, City of Salem Public Works (dated April 15, 

2008), submitted by staff 
Exhibit 17 - Typical section - Golden Lane (undated), submitted by Applicant) 

in. FINDINGS FOR LOT LINE ADJUSTMENTS 

The approval or denial of a lot line adjustment is based on compliance with decision criteria 
found in Section 3.106 of the Keizer Development Code. Section 3 106.04 establishes the 
decision criteria. 

The applicant proposes to adjust the boundary between several lots. First, the applicant proposes to 
reconfigure three subdivision lots: 03 3W 33DA 01700, 01600, and 01500 so that lot 1600 becomes 
an extension of Trent Ave. that would lead to the new 5.43-acre parcel (the subject of the second lot 
line adjustment). Lots 1700 and 1500 would increase in size with portions of lot 1600. Second, the 
applicant proposes to reduce 06 3W 33 01600 from 10.70 acres down to 5.43 acres. The other half 
of the existing lot would be connected to 06 3W 33C 00200. The purpose of these lot line 
adjustments is to facilitate development of the new 5.43-acre parcel. 

A. Section 3.106.04. A. The adjustment of the lot lines results in no more parcels than 
originally existed. 
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FINDINGS: The proposal adjusts the common property lines between five existing parcels. It 
will not result in the creation of a new parcel. In fact, it will result in the elimination of one 
parcel because the area of one of the parcels will be dedicated for roadway purposes. The result 
of the reconfiguration is that three parcels will increase in size and the two parcels will decrease 
m size. Five separate parcels currently exist, and after the lot line adjustment and right-of-way 
dedication four parcels will exist. Therefore, this request satisfies this criterion. 

B. Section 3.106.04. B. The proposed lot line adjustment results in parcels that meet all 
area and dimension standards of the Keizer Development Code. 

FINDINGS: Three of the subject properties (Tax Lots 33DA 01500, 01600, 01700) are zoned 
RS (Residential Single-family). Two of the subject properties (Tax Lots 33C 00200, and 33 
01600) are zoned EFU. The minimum lot size in the RS zone is 5,000 square feet for a detached, 
single-family dwelling and 4,000 square feet for an attached or zero side yard dwelling. The 
minimum average lot depth required is 70 feet and the minimum average lot width required is 40 
feet. The EFU zone does not contain clear dimensional standards as in the other zones. For the 
EFU lots, the partitioning process within Section 2.117.04.C may be used for guidance. This 
process requires that new parcels shall not be less than 5 acres in size, no dimension shall be less 
than 100 feet, and that property shall not have less than 100 feet of frontage on a dedicated street 
with a right-of-way width of not less than 40 feet. The standards in this process are not binding. 
The existing and proposed lot sizes and dimensions are listed below for each of the parcels. 

PROPERTY LOT SIZE DIMENSIONS 

Tax Lot Existing Proposed Existing Proposed 
33DA 01500 
33DA 01600 
33DA 01700 
33C 00200 
33 01600 

5,333 sq ft 
5,723 sq ft 
8,221 sq ft 
1.66 acres 
10.7 acres 

6,353 sq ft 
4,101 sq ft 
9,029 sq ft 
6.93 acres 
5.43 acres 

100'x 55' 100'x 64' 
99' x 60' 99'x 46' 
130'x 70' 130x90' 
1,800'x 40' plus 513' x 445' 
1,042' x 445' 529'x 445' 

As the chart above demonstrates, each of the RS-zoned lots (in sec. 33DA) will meet both the 
area and dimension standards of the RS and the EFU zone after the property line adjustment. 
The EFU lots will meet the size and dimensional standards in Sec. 2.117.04. C, but not the 
frontage standard; however, this is not fatal because 2.117.04.C is not binding in this lot line 
adjustment application. 

In addition to the area and dimension standards for individual lots, the Keizer Development Code 
requires that lots have access fronting on an existing or proposed public street, or to a public 
street via an access easement or flag lot. In this case the lots have frontage onto a public street in 
excess of the minimum lot width required. The applicant will be required to comply with the 
Marion County Surveyor's Office requirements regarding the replat process to accomplish the lot 
line adjustment. As a condition of approval, it is appropriate to require that the replat shall show 
all area and dimensional standards of each of the lots, which shall conform to the requirements of 
the RS zone and the EFU zone. This request satisfies this criterion. 
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C. Section 3.106.04. C. The proposed lot line adjustment does not locate lines in violation 
of the setback and height provisions of the Code relative to existing structures and 
improvements. 

FINDINGS: The proposal will adjust the common property lines such that the existing one-
story dwelling at Tax Lot 01700 will be located in accordance with the minimum setback 
requirements of the RS zone. The RS zone requires that single-family dwellings provide a 
minimum side yard setback of 5 feet and a minimum rear yard setback of 14 feet for a one-story 
structure. This proposal will alter the existing side yard setback of the home, and after the lot 
line adjustment, the home at Tax Lot 01700 will be located greater than 14 feet from the new 
adjusted property line and so complies with setbacks to a public street. The other parcels are 
undeveloped and setbacks will be regulated at the time of development of those parcels. 
Therefore, this request satisfies this criterion. 

D. Section 3.106.04.D. The proposed lot line adjustment does not result in creating Infill 
parcels which previously did not meet the criteria for an Infill Development parcel as defined 
in Section 2.316.03. 

FINDINGS: The proposed lot line adjustment will not change the status of the lots as infill or 
non-infill parcels. As a result of this application the large vacant parcels (Tax Lot 00200, 6.93 
acres, and Tax Lot 1600, 5.43 acres) are both not subject to the criteria for infill development. 
Three other parcels (Tax Lots 33DA 01500, 01600, and 01700) are within an approved non-infill 
subdivision. One of these lots is developed with a single-family home and two are undeveloped. 
One of the undeveloped lots will be eliminated and become dedicated right-of-way. The other 
parcel will be available for residential single-family development. Therefore, this request 
satisfies this criterion. 

RECOMMENDATION AND CONDITIONS OF APPROVAL 
LOT LINE ADJUSTMENTS 

Based on the above findings, the Hearings Officer recommends the proposed lot line adjustments 
would comply with the applicable criteria subject to the following condition of approval and 
recommends the City Council approve the proposed lot line adjustments with the following 
condition of approval. Compliance with this condition of approval shall be the sole 
responsibility of the applicant and/or property owners. 

1. The replat showing the lot line adjustments shall show the lot dimensions for all of the 
newly adjusted lots. The replat shall substantially conform to the Preliminary Lot Line 
Adjustment (dated Feb. 2008) submitted with the application. Any variation in the lot 
sizes or dimensions shall conform to the size and dimensional requirements of the 
applicable zoning designation. 
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IV. FINDINGS FOR COMPREHENSIVE PLAN MAP AMENDMENT 

The following discussion affects property identified as Tax Lot 33 01600. The decision criteria for 
Comprehensive Plan Map Amendments are found in Section 3.109 of the Keizer Development 
Code. The specific criteria and the related findings are set forth below: 

A. 3.109.04A. Compliance is demonstrated with the statewide land use soals that apply to 
the subject properties or to the proposed land use designation. If the proposed designation on 
the subject property requires an exception to the Goals, the applicable criteria in the LCDC 
Administrative Rules for the type of exception needed shall also apply. 

FINDINGS: This action will occur entirely within the city limits and no goal exceptions are 
required. Compliance with the Statewide Land Use Goals is reviewed below: 

Goal 1 - Citizen Involvement: The adoption of an ordinance approving the change to the 
Comprehensive Plan Map followed notice to interested and potentially affected parties. A public 
process included a public hearing, deliberation, and ordinance adoption. Consistent with local 
requirements citizens were given an opportunity to comment and testify. The final decision rests 
with the City Council's decision. This is consistent with the provision for the opportunity for 
citizens to be involved in all phases of this planning process as required by this Goal and with 
implementing administrative rules within Oregon Administrative Rules. The request complies 
with this goal. 

Goal 2 - Land Use Planning: The City of Keizer's Development Code has an established process 
for all decisions and actions related to this proposal, which was acknowledged by LCDC in 1998. 
This change is being reviewed consistent with the approved procedures, which are outlined in the 
Comprehensive Plan and Development Code. The adoption proceeding was conducted in a 
manner consistent with requirements of the Keizer Comprehensive Plan, Keizer Development 
Code, and applicable state law. Notice was published in the Keizer Times, and a public hearing 
was conducted before the Keizer Land Use Hearings Officer with a recommendation forwarded 
to the city council which will also schedule a public hearing. As such, the proposed 
Comprehensive Plan Map change is consistent with this statewide planning goal and 
administrative rules. The request satisfies this goal. 

Goal 3 - Agricultural Lands: The purpose of this goal is to protect lands that are designated for 
agricultural uses. Within the city limits there are only two zones (Exclusive Farm Use and 
Agricultural Industrial—both located in the northwest portion of the city near the city's urban 
growth boundary) that are designated to allow commercial agricultural uses. The property 
involved in this application is currently designated Special Policy Area—Odor/Noise Impact 
Overlay, is within the boundaries of the city limits of Keizer, and has been in agricultural 
production. However, it is important to note that because this land is located within city limits it 
is not anticipated that it would continue to remain in long-term agricultural production but it is 
planned that it would one day be developed with urban land uses which could, include single-
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family development. The central component of the city's designation is that it allows the 
historical use of the property to continue until such time that public facilities can serve the 
property. As well, the statewide planning system recognizes that lands within an urban area will 
be converted to urbanized uses. Finally, LCDC has approved this designation. The main thrust 
of this planning goal is to protect non-urban agricultural land from urban encroachment. It is a 
bit of a rarity for a city to have EFU land within its jurisdiction because this is almost exclusively 
a rural land use designation. This application confines the residential development to land that is 
within the city limits and not outside of the urban growth boundary. In that regard, while the 
proposed change is adjacent to lands that are designated to allow agricultural production, the 
change will not impact these properties since the urban development will be confined to land 
planned for urban development and not on lands planned for commercial agricultural uses. 
Therefore, the proposed Comprehensive Plan Map amendment will not be inconsistent with the 
Farm Land Goal and with any implementing administrative rules. 

Goal 4 - Forest Land: The intent of this goal is to protect lands that are designated for 
commercial forest uses. There are no lands designated within the city limits that allow 
commercial forestry and the property in question is not considered forest land. The proposed 
Comprehensive Plan Map change to Low Density Residential does not involve land which is 
designated as forest land, nor will it impact the use of any forest lands. Therefore, this Goal and 
implementing administrative rules are not applicable to the proposed Comprehensive Plan Map 
amendment. 

Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural Resources: The intent of the 
Natural Resources Goal is to protect significant natural resources such as wetlands, waterways, 
big game habitat, etc. The city has a number of policies aimed to protect these natural resources 
that are within the city. The property does not contain any historic structures nor does it contain 
an identified historic area. The property does not contain any identified open space, scenic, or 
any natural resources such as riparian, wetlands, etc. The proposed Comprehensive Plan Map 
change to Low Density Residential will allow the property to be developed with a residential 
single-family subdivision. This change will not affect any of the city's natural resources 
protection regulations or the lawful use of any properties that are within this overlay zone. 
Therefore, the Comprehensive Plan Map change to Low Density Residential will be consistent 
with this goal and with administrative rules designed to implement this goal. 

Goal 6 - Air, Water and Land Resources Quality: The intent of this goal is to protect the city's 
air, water and land resource qualities. The city provides its residents with city water from 
groundwater sources. Development on the property will be required to connect to the municipal 
water system and so no private wells will be drilled. Development will also be required to be 
connected to the established sanitary sewer system thereby eliminating the likelihood of 
groundwater contamination from any failing on-site septic systems. The Comprehensive Plan 
Map change to Low Density Residential will result in the construction of single-family dwellings 
and not result in any manufacturing uses and so there will not be any odors produced that might 
otherwise have an adverse impact on the air quality of either the immediate area, or that of 
Keizer as a whole. The proposed Comprehensive Plan Map change to Low Density Residential 
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will not impact the quality of air, water, or land resources and so complies with this goal and 
with administrative rules that implement this goal. The request complies with this goal. 

Goal 7 - Areas Subject to Natural Disasters and Hazards: The purpose of this goal is to protect 
life and property from hazards resulting from flooding, steep slopes or other natural occurrences. 
The city has floodplain regulations that govern the placement of structures within identified 100-
year floodplains. According to FIRM map # 41047C0193G, dated January 19, 2000, the majority 
of the property is not located within an identified 100 year floodplain. However, a small portion 
of the property appears to be in Zone X as defined as being areas of 500-year flood; areas of 100-
year flood with average depths of less than 1 foot or with drainage areas less than 1 square mile; 
and areas protected by levees from 100-year flood. And development within this portion of the 
site will need to be in accordance with local and state floodplain regulations so there will be no 
issues associated with floodplain hazards for this property. There are no identified steep slopes 
on the subject property. There are no other identified natural hazard areas on the subject 
property. The proposed Comprehensive Plan Map change to Low Density Residential does not 
conflict with this goal, or any administrative rules. The request complies with this goal. 

Goal 8 - Recreational Needs: This goal requires the city to identify and plan for the current and 
future recreation needs of the residents of the city. There are a number of parks, playgrounds, 
and other recreational opportunities within the city limits. The city has recently updated its Parks 
and Recreation Master Plan, which will help the City to plan for its future park and recreation 
needs. This property is not identified as being needed to serve future park or recreation needs. 
Nor is the property within a sub-zone where future park land is needed. This land use action will 
neither reduce nor will it alter or impact any other identified park or recreation sites within the city 
limits. The request complies with this goal. 

Goal 9 - Economic Development: The intent of this goal is to ensure that the city plans for its 
overall economic vitality during the 20-year planning period. The proposed Comprehensive Plan 
Map change to Low Density Residential will have a positive economic impact. Because the 
change will allow the property to be developed with a residential single-family subdivision it will 
result in the creation of a number of construction jobs and additional patrons of many local 
businesses. The request complies with this goal. 

Goal 10 - Housing: This goal requires the city to plan and provide for the housing needs of its 
residents. This change will affect one parcel that has historically been used for agricultural 
purposes. The proposed Comprehensive Plan Map change will have a positive impact on the 
city's overall housing inventory as discussed in greater detail further in this report. The 
Comprehensive plan recognizes that a significant percent of future residential needs will be met 
through the use of infill development. The Keizer 2000 - 2030 Housing and Population Forecast 
in 2004 is the most recent document addressing population growth and land inventory. This 
document looked at vacant, partial developed land, and underutilized land. This document 
indicated that vacant or partial developed land accounted for 280 acres, mixed-use land would 
result in 38 acres for residential use, and 692 acres are potentially available as infill on existing 
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larger sized parcels. Development of Tax Lot 1600 will fill in some of this land as anticipated in 
the 2004 report. The request satisfies this goal. 

Goal 11 - Public Facilities and Services: The intent of this goal is to develop a timely, orderly 
and efficient arrangement of public facilities and services necessary to serve the residents of 
Keizer. The city provides its residents with water, sanitary sewer, an established street system, 
and administrative, police and public safety. There is an 8-inch water line located in Trent Ave., 
and an 8-inch sanitary sewer line located in Trent Ave. Each of these lines is adequate to serve the 
property. The Keizer Police Department and the Keizer Fire District will provide public safety. 
Transportation facilities are discussed below. The request complies with this goal. 

Goal 12 -Transportation: The city's adopted Transportation System Plan (TSP) that describes 
the city's transportation systems. This system includes street, transit, bike, and pedestrian 
systems. The city is in the process of updating this planning document. Although the document 
is months away from formal review and adoption, work to date on the report has not identified 
any impact on transportation facilities as a result of development of this property. Trent Ave. 
and Burbank Street are each classified as local streets in the TSP. Local streets provide the 
highest level of direct property access and generally make up the roads in residential 
neighborhoods. This part of the street network comprises the vast bulk of the total roadway 
mileage in the city. Local streets provide adequate levels of transportation service to ensure that 
localized travel demand does not inappropriately burden the city's higher-level streets. Trent 
Ave. has 34 feet of pavement within a 48-foot wide right-of-way. The proposal to develop the 
site proposes serving the subdivision by an extension of Trent Ave. rather than via the private 
access easement currently serving the site. This is consistent with city standards and recognizes 
that the access easement is not adequate to accommodate the access needs for the development 
that is proposed on this property. The street system that would be developed within the site 
would be a looped system. Public Works has reviewed the proposal and has indicated that it is 
capable of serving the transportation needs of the property. The request is consistent with this 
goal. 

Goal 13 - Energy Conservation: This goal seeks to maximize the conservation of energy. All 
new construction requires compliance for review to applicable energy conservation standards 
will result in the utilization of energy savings materials that will enhance energy efficiency. The 
request complies with this goal. 

Goal 14 - Urbanization: The intent of this goal to provide for an orderly and efficient transition 
from rural to urban land use. The city's adopted Comprehensive Plan and Development Code 
comply with this goal. The subject property is within the urban growth boundary and is also within 
the city limits of the City of Keizer. This change will not result in the need for an extension of 
urban services to a rural area. The proposed Comprehensive Plan Map change to Low Density 
Residential will have no impact on the intent of this goal, because it only will involve one parcel 
that is within the city limits and not the use of any land that is being transitioned from rural to 
urbanized uses. The request complies with this goal. 
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Goal 15 - Willamette River Greenway: This goal seeks to protect, conserve, and maintain the 
natural, scenic, historical, agricultural, economic and recreational qualities of lands adjacent to 
the Willamette River. Although the Willamette River is located along the western flanks of 
Keizer, the proposed Comprehensive Plan map change will not impact the Willamette River, 
because the property involved in this application is not located within the Willamette River 
Greenway. This goal is not applicable to this application. 

Goal 16 - (Estuarine Resources), Goal 17 (Coastal Shorelands), Goal 18 (Beaches and 
Dunes), and Goal 19 Ocean Resources) govern areas along the ocean. Because Keizer is not 
located along the coast, these goals are not applicable. 

B. Section 3.109.03 B. Consistency with the applicable goals and policies in the 
Comprehensive Plan is demonstrated. 

FINDINGS: The proposed re-designation is appropriate for the Plan designations. The policy 
statements in the Plan that relate to this application request are as follows: 

1. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - Goal 2 
(a)(1) Preserve and maintain agricultural lands within the UGB until needed for urban 
development. 

FINDINGS: The purpose of this goal is to protect lands that are designated for agricultural uses, 
while the land is used for agriculture, but to allow conversion to urban uses. Within the city 
limits, the EFU zone is only located on the two parcels involved in this application. The intent of 
this designation is to preserve and maintain agricultural lands within the UGB until needed for 
urban development. This application is for 5.43 acres of land that has been in agricultural 
production; however, because this land is located within the city limits, the Comprehensive Plan 
did not anticipate that it would continue to remain in agricultural production, but rather would 
one day be developed with urban land uses. The current application to change the 
Comprehensive Plan Map amendment to Low Density Residential is consistent with this goal 
within the Comprehensive Plan. 

2. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - Goal 2 
(a)(2) Conserve open space and protect natural, cultural and scenic resources. 

FINDINGS: The intent of this goal is to protect various natural resources such as wetlands, 
waterways, big game habitat, etc. The city has developed policies to protect the natural 
resources that are within the city. The property does not contain any historic structures on it nor 
does it contain an identified historic area. The property does not contain any significant open 
space, scenic, or any natural resources such as riparian, wetlands, aggregate, etc. that preclude or 
constrain its use. The proposed Comprehensive Plan Map change to Low Density Residential 
will not affect any of the city's natural resources protection regulations or the lawful use of any 
properties that are within this overlay zone. The request complies with this goal. 
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3. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - Goal 2 
(a)(3) Maintain and improve the quality of air, water and land resources. 

FINDINGS: The intent of this goal is to protect the city's air, water and land resource qualities. 
The city provides its residents with city water from groundwater sources. New construction will 
be required to be connected to the established sanitary sewer system, thereby eliminating the 
likelihood of groundwater contamination from a failing on-site septic system. In addition there 
will be improvements to the storm water system that will prevent water resource contamination 
from point source discharge. The Comprehensive Plan Map change will result in the 
construction of a subdivision for single-family dwellings. It will not result in any manufacturing 
uses and so will not result in the production of any odors and so will have no adverse impact on 
the air quality of either the immediate area, or that of Keizer as a whole. The request complies 
with this goal. 

4. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - Goal 2 
(a)(4) Protect life and property from natural disasters and hazards. 

FINDINGS: The purpose of this goal is to protect life and property from hazards resulting from 
flooding, steep slopes or other natural occurrences. The city has floodplain regulations that 
govern the placement of structures within identified 100-year floodplains. According to FIRM 
map 41047C0193G, dated January 19, 2000, the majority of the property is not located within an 
identified 100 year floodplain. Based on a review of floodplain maps it appears that perhaps a 
small portion of the property appears to be in Zone X, which is defined as being an area of 500-
year flood. This zone is also defined as being an area of a 100-year flood with average depths of 
less than 1 foot or with drainage areas less than 1 square mile and also being areas that are 
protected by levees from 100-year flood. And development within this portion of the site will 
need to be in accordance with floodplain regulations so there will be no issues associated with 
floodplain hazards for this property. There are no identified steep slopes on the subject property 
so there will be no hazards resulting from steep slopes. There are no other identified natural 
hazard areas on the subject property. The request complies with this goal. 

5. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - Goal 2 
(a)(5) Encourage energy conservation. 

FINDINGS: This goal seeks to maximize the conservation of energy. All new construction 
requires compliance for review to applicable energy conservation standards. Typical new single-
family home construction makes use of many energy savings materials that will enhance energy 
efficiency. The request complies with this goal. 

6. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - Goal 
2(a)(6) Protect, conserve, enhance and maintain the natural, scenic, historical, economic and 
recreational qualities of lands along the Willamette River. 

RECOMMENDATIONS OF THE HEARINGS OFFICER PAGE NO. 14 
COMPREHENSIVE PLAN MAP AMENDMENT / 
ZONE CHANGE / LOT LINE ADJUSTMENT / 
SUBDIVISION CASE NO. 2008-06 



FINDINGS This goal seeks to protect, conserve, and maintain the natural, scenic, historical, 
agricultural, economic and recreational qualities of lands adjacent to the Willamette River. The 
Willamette River is located along the western flanks of Keizer, but the proposed Comprehensive 
Plan map change will not impact the Willamette River because it is not adjacent to the 
Willamette River. The City of Keizer owns and operates the nearby Keizer Rapids Parks, a 120-
acre park that is located relatively nearby. The park is in a natural state, which demonstrates that 
the city is working to protect and conserve and maintain the natural and recreational qualities 
associated with the Willamette River. The property is not located within the Willamette River 
Greenway, hence the proposed Comprehensive Plan Map change to Low Density Residential 
will have no impact on the ability of the city to regulate uses along the river or the Willamette 
River overlay zone regulation. The request complies with this goal. 

7. Section III.B. URBAN GROWTH AND GROWTH MANAGEMENT - Goal (2)(c) 
and Policy 2(b)(4) Encourage development in areas already served by major public facilities 
before extending services to unserved areas. 

FINDINGS: The subject property is located within the Urban Growth Boundary. The site can be 
served by all necessary public utilities, fire protection and transportation facilities. This map change 
will allow the proposed development to be located in an area that can be served by major public 
facilities, including water, sanitary sewer, storm drainage, and streets, and transit. The request 
complies with this goal. 

8. Section III.C. LAND-USE AND ECONOMIC DEVELOPMENT - Goal (2)(a)(7) 
Stabilize and protect the essential characteristics of residential environments, including natural 
features. 

FINDINGS: This request will result in the construction of a 34-lot subdivision, which is the 
same as the adjacent land use to the east. Additional residential development will not destabilize 
the adjacent residential development. Under the current Comprehensive Plan designation, uses 
can occur on the property that might be considered to be incompatible with lawful uses that are 
permitted in the adjacent Low Density Residential designation. Surrounding uses to the west and 
south are outside the urban growth boundary neither within the jurisdiction of the city' 
comprehensive plan policies but are a combination of agricultural and rural residential 
homesites. Because the proposal involves land that is within the city limits and is already 
planned for future development, this request would not destabilize these adjacent uses. The 
request complies this goal. 

9. Section HI.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - Policy 
2(b) Encourage agricultural lands within the UGB to continue in agricultural use until such lands 
are planned for public facilities per the public facilities and urban growth management elements of 
this plan and are available for urban development. 

FINDINGS: As indicated previously the 5.43 acre involved in this application has been in 
agricultural use. This land is located within city limits it is not anticipated that it would continue to 
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remain in agricultural production but it is planned that it would one day be developed with urban 
land uses, including single-family development. The central component of the city's designation is 
that it allows the historical use of the property to continue until such time as public facilities can 
serve the property. This is consistent with the state's goal of protecting agricultural uses. And with 
the recognition that lands within an urban area are planned to be converted to urbanized uses is 
consistent with other tenets of the statewide planning system. The main thrust of this planning goal 
is to protect non-urban agricultural from urban encroachment. It is a bit of a rarity for a city to have 
land within its jurisdiction designated for exclusive farm use since this is almost exclusively a rural 
land use designation. While this application seeks to ultimately develop land that is presently in 
agricultural use it will protect the rural farm lands since it will confine the residential development 
to land that is within the city limits and not outside of the urban growth boundary. In that regard 
while the proposed change is adjacent to lands that are designated to allow agricultural production 
the change will not impact these properties since the urban development will be confined to land 
planned for urban development and not on lands planned for commercial agricultural uses. 

10. Section III.D. PLAN DIAGRAM AND SPECIAL LAND USE POLICIES - Policy 2(g) 
West Keizer Special Area. 

FINDINGS: This policy contains 6 sub-policies that largely pertain to limiting uses that could 
potentially be affected by noise and odors coming from the nearby Willow Lake Sewerage 
Treatment Plant. Sub-policies 5 and 6 discourage subdivisions and allow continuation of 
agricultural uses until a series of studies have been completed. These policies are no longer 
applicable following the city's adoption of Ordinance 2001-451 in 2001 The ordinance ratified the 
Dual Interest Area Agreement between the City of Salem, which operates the sewer treatment plant, 
and the City of Keizer. By agreement, properties within the identified area of concern surrounding 
the sewer treatment plant are allowed to develop provided that a waiver/easement acknowledging 
that the odors, noise may be emitted from the sewer treatment is signed and recorded by the 
property owners of land within a mile of the plant. 

C. Section 3.109.03 C. The Plan does not provide adequate areas in appropriate locations 
for uses allowed in the proposed land use designation and the addition of this property to the 
inventory of lands so designated is consistent with projected needs for such lands in the 
Comprehensive Plan. 

FINDINGS: The City of Keizer currently lacks adequate supply of land for residential 
development within the Urban Growth Boundary to meet the projected growth for this type of 
development. Amending the current Comprehensive Plan designation to Low Density Residential 
will provide additional land to meet this need in a positive manner. This request involves 
approximately 5 1/2 acres of land that is currently designated for Exclusive Farm Use. The City of 
Keizer's land use inventory is found in the city's Comprehensive Plan. That information is shown 
in Table 1, Buildable Lands Analysis, and indicates that in 1985,1,530 acres were used for Single-
Family Residential. This accounted for 35% of the total area Total buildable vacant land was 
indicated as 1,688 acres. In particular it identified a category of 'backyard vacant,' which would be 
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most applicable to the subject the application, because it involves potentially developing large back 
yard situations. 116 acres were identified in this category. 

The Keizer 2000 - 2030 Housing and Population Forecast provides a more current view of the 
city's land use inventory. This document was reviewed by the Mid Willamette Valley Council of 
Governments, author of the same study, in January 2007. That study found 

Keizer Population 
1970 - 11,405 (Keizer CDP) 
1980 - 18,592 (Keizer CDP) 
1990 - 21,884 (Census) 
2000 - 32,203 (Census) 
2005 - 34,735 (June 2005, Portland State U.) 
2006 - 34,880 (June 2006, Portland State U.) 
2007 - 35,435 (November 2007, PSU) 

City of Keizer Housing Forecast, 2000 to 2030 

2000 Land Use 
was: 

Total Potential 
Units 

Units Developed by 2030 

Vacant 1084 1066 
Underutilized 2680 1703 
Mixed Use 601 468 
Total 4,365 3236 

Type of Housing Housing Units 

Single-family 1919 
Duplex 164 
Apartments 1153 
Total 3236 

Single-family Duplex Units Apartments Total Population 
Forecast 

2000 32,230 
2000-2005 867 138 276 1281 35,364 
2005-2010 490 26 289 805 37,308 
2010-2015 260 0 200 460 38,404 
2015-2020 156 0 256 412 39,338 
2020-2025 93 0 89 182 39,767 
2025-2030 53 0 43 96 39,994 
Total 1919 164 1153 3236 

To analyze the demand for land supply, staff reviewed applications for partitions and subdivision 
that were approved from 2000 to 2006. These are illustrated in the tables below. 
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Partitions 
Year Acres Lots Units/acre 
2000 4.9 24 4.9 
2001 5.88 27 4.59 
2002 5.94 33 5.55 
2003 6.22 27 4.34 
2004 11.11 35 3 1 
2005 11.6 20 1.7 
2006 4.1 20 4.9 
Total 49.75 186 
Yearly average 7.1 26.6 4.15 

Subdivisions 
Year Acres Lots Units/ acre 
2000 37.56 185 4.9 
2001 5.3 29 5.47 
2002 6.56 38 5.8 
2003 9.94 56 5.63 
2004 19.75 115 5.8 
2005 2.63 14 5.32 
2006 36.95 174 4.7 
Total 118.69 611 
Yearly average 16.9 87.28 4.73 

Partitions + Subdivisions = Total land divisions. This is 49.75 acres + 118.69 acres for a total of 
168.44 acres. Total number of lots is 186 through partitions and 611 through the subdivision 
process for a total of 797 lots. This is 114 lots per year with an average density of 4.76 units per 
acre. These numbers indicate that approximately 24 acres are needed each year for both 
partitions and subdivisions. Also there have been 410 multi-family units during the past seven 
years with an average density of 15.6 units per acre. This is 58.57 multi-family units on 
approximately 3.8 acres each year. If land that is used for multi-family is added to the inventory 
of land used for land divisions then 27.8 acres is used yearly. 

The Keizer 2000 - 2030 Housing and Population Forecast in 2004 is the most recent document 
addressing population growth and land inventory. This document looked at vacant, partial 
developed land, and underutilized land. This document indicated that the city is using its 
available land use supply at a rate that requires that additional land will be needed for residential 
development. Conversion of this 5.43 acres will help to meet this need for available residential 
lands to provide housing opportunities. The request complies with this criterion. 

D. Section 3.109.03 D. The Plan provides more than the projected need for lands in the 
existing land use designation. 
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FINDINGS: The designation of Special Policy Area - Odor/ Noise Impact Overlay is a unique 
designation owing exclusively to the proximity of the Willow Lake Sewer Treatment Plant. The 
designation is directly related to concerns that nearby property owners might have over odors 
coming from the treatment plant. This designation is applied to a number of properties which are 
all nearby the treatment plant. Since the adoption of this designation, a number of significant 
events have occurred that affect this designation. These include recent upgrades at the treatment 
plant that have resulted in a reduction in odors being emitted from the plant, and also an 
agreement being reached between the City of Salem, which operates the treatment plant, and the 
City of Keizer. 

Adoption of Ordinance 2001-451 (implementing the Dual Interest Area Agreement) largely 
eliminated the public policy concerns associated with this designation. The result of the Dual 
Interest Area Agreement is that property that is within this designation can be developed with the 
requirement that a document be recorded acknowledging that the property owner knows that 
there is a sewer treatment facility nearby and that this type of facility can produce odors. 
Because this is a unique designation and is not as straight forward as the Low Density 
Residential, it is appropriate for the proposed redesignation of the property. The city could have 
chosen to redesign these properties when the agreement was enacted but it did not. However, the 
city recognized that a change in the comprehensive plan designation would be appropriate in 
light of the Dual interest Area Agreement. In other words, the current land use designation is 
just a holding designation rather than a designation to direct certain land urban development. As 
such, this criterion is not applicable to this request. 

E. Section 3.109.03 E. The proposed land use designation will not allow zones or uses that 
will destabilize the land use pattern in the vicinity. 

FINDINGS: The proposed land use designation will not allow zones or uses that will destabilize 
the land use pattern in the vicinity of the proposed map change. The surrounding lands are 
developed with a variety of existing uses. To the east are residential subdivisions, designated 
Single-Family Residential, and developed with single-family homes. The proposed change and 
subsequent development of the site with single-family homes will be a slightly higher density 
subdivision. To the south and southwest, there are number of rural residences and lands used for 
agriculture; these adjacent lands are outside of the urban growth boundary. There is no requirement 
for additional setbacks or buffering to lands in this type of use; however, the applicant's site plan 
17th Ave. and Golden Lane to be located along almost all of the south and the west property lines, 
which avoids dwellings backing directly up to these lands. This effectively increases the setback of 
each dwelling from these lands. To the northwest is the Willow Lake Sewerage Treatment facility. 
This facility is owned and operated by the City of Salem, but is located within Keizer's portion of 
the combined urban growth boundary. A requirement that the applicants record a document 
acknowledging the location of the sewer treatment and that odors and noise emanate from this 
facility will alert future landowners of the potential conflicts between these two land uses. Land to 
the north will remain in its current land use designation. The change adds residential uses 
adjacent to existing subdivisions and rural residences and agriculture. Those existing land uses 

RECOMMENDATIONS OF THE HEARINGS OFFICER PAGE NO. 19 
COMPREHENSIVE PLAN MAP AMENDMENT / 
ZONE CHANGE / LOT LINE ADJUSTMENT / 
SUBDIVISION CASE NO. 2008-06 



are unlikely to be destabilized by this change. The most likely problem would not be caused to 
existing land uses, but rather could result from adding dwellings closer to the existing sewerage 
treatment facility. This criterion does not focus on impacts to the subject parcel. With a 
condition of approval requiring a recorded document that informs future landowners of the 
subject parcel (or subdivision lots created from the subject parcel) of the presence of the Willow 
Lake Sewerage Treatment facility and the potential for noise and odor, the application complies 
with this criterion. 

F. Section 3.109.03 F. Uses allowed in the proposed designation will not significantly 
adversely affect existing or planned uses on adjacent lands. 

FINDINGS: The proposed Comprehensive Plan Map change to Low Density Residential will 
allow the property to be developed with a 34-lot single-family subdivision. To the east are 
residential subdivisions, designated Single-Family Residential, and developed with single-family 
homes. The proposed change and subsequent development of the site with single-family homes will 
result in similar use and hence would not adversely affect existing use of this land. As well, this 
subdivision is nearly built-out; hence it would not affect planned use of the subdivision. To the 
south and southwest, there are number of rural residences and lands used for agriculture; these 
adjacent lands are outside of the urban growth boundary. There is no requirement for additional 
setbacks or buffering to lands in this type of use; however, the applicant's site plan 17th Ave. and 
Golden Lane to be located along almost all of the south and the west property lines, which avoids 
dwellings backing directly up to these lands. Neighbors have submitted comments relative to the 
compatibility of new homes near properties in farm use. In an effort to mitigate concerns about the 
residential/agricultural land interface, the applicant should record a document informing future 
property owners of the presence of adjacent agriculture and acknowledging that agricultural use 
may involve noise, dust, chemical spraying, odors, etc, and that such agricultural use may continue 
even if noxious to the residential. To the northwest is the Willow Lake Sewer Treatment facility. 
Findings above in response to 3.109.03 E specify recording a document acknowledging this facility. 
With conditions of approval requiring the applicant to record documents acknowledging agricultural 
and sewerage treatment uses adjacent or nearby, this comprehensive plan map change will not 
impact these properties and would comply with this criterion. 

G. Section 3.109.03 G. Public facilities and services necessary to support uses allowed in the 
proposed designation are available or are likely to be available in the near future. 

FINDINGS: The property will be served by all necessary public facilities, transportation and 
community services. The proposed comprehensive plan map change will allow for development of 
the site with a single-family subdivision. There is an 8-inch water line located in Trent Ave. that is 
adequate to serve the proposed development. There is an 8-inch sanitary sewer line in Trent Ave. 
that is adequate to serve the proposed development. Trent Ave. is classified as a local street in the 
TSP. It is developed to a local street III. Several neighbors testified at the hearing before the 
Hearings Officer that Trent Ave. is insufficient to carry the increased traffic. There are no traffic 
studies, photos, or other objective evidence in the record to evaluate this. The City Engineer 
commented at the hearing that Trent Ave. is adequate. The applicant stated that street widths are 
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often narrower than ideal to serve traffic needs alone because narrower streets act to calm (slow) 
traffic. But, the Hearings Officer notes that there is nothing in the comprehensive plan or 
development code to suggest that the City of Keizer developed its street standards specifically to 
calm traffic. According to the development code, section 2.302.04, a local street III serves more 
than 80 dwelling units or more than 800 ADT (average daily trips). The code does not specify a 
maximum number of dwelling units or ADT for a local street III or require the applicant to submit a 
traffic study. Neither the comprehensive plan nor the development code specify a minimum level of 
service, which could be used to evaluate the impact on Trent Ave. of redesignating the subject 
parcel to Low Density Residential. Based on the presence of the existing Trent Ave., and the 
testimony of the City Engineer, the Hearings Officer must conclude that this transportation facility 
is available. 

RECOMMENDATION AND CONDITIONS OF APPROVAL 
COMPREHENSIVE PLAN MAP AMENDMENT 

Based on the above findings, the Hearings Officer recommends that the proposed comprehensive 
plan map amendment to Low Density Residential for the property located at Tax Lot 03 3 W 33 
01600, as that lot would be configured after the lot line adjustment approved above (approx. 5.43 
acres), complies with all applicable criteria, recommends the City Council approve the proposed 
comprehensive plan map amendment with the following conditions of approval. Compliance 
with the conditions of approval shall be the sole responsibility of the applicant and/or property 
owners. 

1 The applicant shall record a document acknowledging that the Willow Lake Sewerage 
Treatment facility is located within 1/2 mile of the subject property and that odors and noise 
emanate from this facility. The acknowledgment shall appear in the title record for all of 
the resulting subdivision lots. 

2. The applicant shall record a document informing future property owners of the presence of 
adjacent agriculture and acknowledging that agricultural use may involve noise, dust, 
chemical spraying, odors, etc, and that such agricultural use may continue even if noxious to 
the residential. The acknowledgement shall appear in the title record for all of the resulting 
subdivision lots. 

V. FINDINGS FOR ZONE CHANGE 

The zone change review criteria are found in Section 3.110 of the Keizer Development Code. The 
specific criteria and the related findings are set forth below: 

A. Section 3.110.04.A - The proposed zone is appropriate for the Comprehensive Plan land 
use designation on the property and is consistent with the description and policies for the 
applicable Comprehensive Plan land use classification. 
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FINDINGS: If the proposed Comprehensive Plan Map amendment to Low Density Residential 
on property located at Tax Lot 01600 is approved then the proposed rezoning of the property to 
Single-Family Residential is appropriate and consistent with the description and policies for the 
proposed Comprehensive Plan land use designation of the property. 

B. Section 3.110.04.B - The uses permitted in the proposed zone can be accommodated on 
the proposed site without exceeding its physical capacity. 

FINDINGS: The subject property involved in this application consists of 5.43 acres. The parcel 
would be developed with a 34-lot single-family subdivision. The ground on the property is flat with 
no change in elevation and has no unusual features or any apparent physical limitations that might 
require special measures or considerations that would prevent or impair the development of the 
proposed use on either parcel. The site will be required to connect to the municipal sanitary sewer 
lines and so there will be no on-site septic system that might fail and cause groundwater 
contamination. The permitted uses in the proposed zone, including a subdivision, can be 
accommodated on the proposed site without exceeding its physical capacity. The merits of the 
proposed subdivision are discussed below. A finding that a subdivision can be accommodated on 
the subject parcel is not tacit approval of any subdivision. 

C. Section 3.110.04. C -Allowed uses in the proposed zone can be established in compliance 
with the development requirements in this Ordinance. 

FINDINGS: The Keizer Development Code outlines specific requirements for property 
development. These standards govern parking, buffering, vision clearance areas, special 
setbacks, and other applicable development requirements. There is nothing unusual about this 
property that suggests that the allowed uses in the proposed zone change would have any 
particular difficulty in meeting those development requirements. No variances would be 
necessary to establish at least some of the allowed uses, such as residential development. 

D. Section 3.110.04.D -Adequate public facilities, services, and transportation networks are 
in place or are planned to be provided concurrently with the development of the property. 

FINDINGS: The public facilities have the capacity to meet the service needs of the proposed uses 
that are permitted within the proposed zone change. The intent of the proposed zone change on the 
parcel is so that this parcel can then be developed in conjunction with a single-family subdivision. 
There is an 8-inch water line located in Trent Ave. This is adequate to serve the proposed new 
development. There is an 8-inch sanitary sewer located Trent Ave. that is adequate to serve the 
proposed new development. Trent Ave. is classified as a local street in the TSP and has a right-of-
way width of 48 feet and paved street 34 feet wide, making it a local street III. As noted above in 
response to KDC § 3.109.03 G, several neighbors testified at the hearing before the Hearings 
Officer that Trent Ave. is insufficient to carry the increased traffic. There are no traffic studies, 
photos, or other objective evidence in the record to evaluate this. The City Engineer commented at 
the hearing that Trent Ave. is adequate. The applicant stated that street widths are often narrower 
than ideal to serve traffic needs alone because narrower streets act to calm (slow) traffic. But, the 
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Hearings Officer notes that there is nothing in the comprehensive plan or development code to 
suggest that the City of Keizer developed its street standards specifically to calm traffic. According 
to the development code, section 2.302.04, a local street III serves more than 80 dwelling units or 
more than 800 ADT (average daily trips). The code does not specify a maximum number of 
dwelling units or ADT for a local street III or require the applicant to submit a traffic study. Neither 
the comprehensive plan nor the development code specify a minimum level of service, which could 
be used to evaluate the impact on Trent Ave. of rezoning the subject parcel to Single-Family 
Residential. The surrounding streets have sidewalks. As part of the proposed development 
sidewalks will be constructed along the proposed streets within the proposed subdivision. Based on 
the testimony of the City Engineer, the Hearings Officer concludes the application complies with 
this criterion. 

E. Section 3.110.04.E -For residential zone changes, the criteria listed in the purpose 
statement for the proposed zone shall be met 

FINDINGS: The proposed zone change is to allow residential single-family development on 
land that the applicant proposes to change to Single-Family Residential. KDC § 2.102.01 states, 
"The purpose of the RS (Single Family Residential) zone is to allow development of single family 
homes on mdividual lots provided with urban services at low urban densities. Other uses 
compatible with residential development are also appropriate. These areas are designated as Low 
Density Residential in the Comprehensive Plan." The apparent criteria in this purpose statement are 
that the land must be suitable for the uses permitted in the zone, and that the land use designated 
Low Density Residential in the Comprehensive Plan. The suitability of the parcel for uses in the 
zone was evaluated above in response to section 3 110.04.C. Assuming the concurrent 
comprehensive plan designation to Low Density Residential is approved, this zone change 
application would meet the second criterion as well. This application meets this criterion. 

F. The following additional criteria shall be addressed: 

1. Section 3.110.04.F.1 -The supply of vacant land in the proposed zone is inadequate to 
accommodate the projected rate of development of uses allowed in the zone during the next five 
years, or the location of the appropriately zoned land is not locationally or physically suited to the 
particular uses proposed for the subject property, or lack site specific amenities required by the 
proposed site. 

FINDINGS: The City of Keizer currently lacks an adequate supply of land to allow for 
development within the Urban Growth Boundary to meet projected growth. Amending the zone 
designation from Exclusive Farm Use to Single-Family Residential will provide additional land to 
meet this need in a positive manner. 

It is important to note that this request involves 1 acre of land that is currently designated for 
residential use. The City of Keizer's land use inventory is found in the city's Comprehensive Plan. 
That information is shown in Table 1, Buildable Lands Analysis and indicates that 1,530 acres of 
and were in use for Single-Family Residential in 1985. This accounted for 35% of the total area. 
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Total buildable vacant land was indicated as 1,688 acres. In particular it identified a category of 
'backyard vacant' which would be most applicable to the application at hand since it involves 
potentially developing large back yard situations. 116 acres were identified in this category. 

The Keizer 2000 - 2030 Housing and Population Forecast provides a more current view of the 
city's land use inventory. This document was reviewed by the Mid Willamette Valley Council of 
Governments, author of the same study, in January 2007. That study found that: 

Keizer Population 
1970 - 11,405 (Keizer CDP) 
1980 - 18,592 (Keizer CDP) 
1990 - 21,884 (Census) 
2000- 32,203 (Census) 
2005 - 34,735 (June 2005, Portland State U.) 
2006 - 34,880 (June 2006, Portland State U.) 
2007 - 35,435 (November, PSU) 

City of Keizer Housing Forecast, 2000 to 2030 

2000 Land Use 
was: 

Total Potential 
Units 

Units Developed by 2030 

Vacant 1084 1066 
Underutilized 2680 1703 
Mixed Use 601 468 
Total 4,365 3236 

Type of Housing Housing Units 

Single-family 1919 
Duplex 164 
Apartments 1153 
Total 3236 

Single-family Duplex Units Apartments Total Population 
Forecast 

2000 32,230 
2000-2005 867 138 276 1281 35,364 
2005-2010 490 26 289 805 37,308 
2010-2015 260 0 200 460 38,404 
2015-2020 156 0 256 412 39,338 
2020-2025 93 0 89 182 39,767 
2025-2030 53 0 43 96 39,994 
Total 1919 164 1153 3236 
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To analyze the demand for land supply staff reviewed applications for partitions and subdivision 
that were approved from 2000 to 2006. These are illustrated in the tables below. 

Partitions 
Year Acres Lots Units/acre 
2000 4.9 24 4.9 
2001 5.88 27 4.59 
2002 5.94 33 5.55 
2003 6.22 27 4.34 
2004 11 11 35 3.1 
2005 11.6 20 1 7 
2006 4.1 20 4.9 
Total 49.75 186 
Yearly average 7.1 26.6 4.15 

Subdivisions 
Year Acres Lots Units/ acre 
2000 37.56 185 4.9 
2001 5.3 29 5.47 
2002 6.56 38 5.8 
2003 9.94 56 5.63 
2004 19.75 115 5.8 
2005 2.63 14 5.32 
2006 36.95 174 4.7 
Total 118.69 611 
Yearly average 16.9 87.28 4.73 

Partitions + Subdivisions = Total land divisions. This is 49.75 acres + 118.69 acres for a total of 
168.44 acres. Total number of lots is 186 through partitions and 611 through the subdivision 
process for a total of 797 lots. This is 114 lots per year with an average density of 4.76 units per 
acre. These numbers indicate that approximately 24 acres are needed each year for both 
partitions and subdivisions. Also there have been 410 multi-family units during the past seven 
years with an average density of 15.6 units per acre. This is 58.57 multi-family units on 
approximately 3.8 acres each year. If land that is used for multi-family is added to the inventory 
of land used for land divisions then 27.8 acres is used yearly. 

The Keizer 2000 - 2030 Housing and Population Forecast in 2004 is the most recent document 
addressing population growth and land inventory. This document looked at vacant, partial 
developed land, and underutilized land. This document indicated that the city is using its 
available land use supply at a rate which requires that additional land be available for residential 
development. The conversion of this 5.43 acres will help to meet this need for available 
residential lands to provide housing opportunities. The application meets this criterion. 
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2. Section 3.110.04.F.2 -The supply of vacant land in the existing zone is adequate, 
assuming the zone change is granted, to accommodate the projected rate of development of uses 
allowed in the zone during the next 5 years. 

FINDINGS: The property is zoned Exclusive Farm Use. It is one of two parcels that have this 
unique land use designation. As indicated previously, the 5.43 acres involved in this application 
have been in agricultural use. This land is located within city limits and it is not anticipated that 
it would continue to remain in agricultural production but it is planned that it would one day be 
developed with urban land uses, including single-family development. The central component of 
the city's designation is that it allows the historical use of the property to continue until such 
time as public facilities can serve the property. This is consistent with the state's goal of 
protecting agricultural uses. And with the recognition that lands within an urban area are 
planned to be converted to urbanized uses is consistent with other tenets of the statewide 
planning system. The main thrust of this planning goal is to protect non-urban agricultural land 
from urban encroachment. It is a bit of a rarity for a city to have land within its jurisdiction 
designated for exclusive farm use since this is almost exclusively a rural land use designation. 
While this application seeks to ultimately develop land that is presently in agricultural use it will 
protect the rural farm lands since it will confine the residential land to be within the city limits 
and not outside of the urban growth boundary. The city long-range planning needs do not 
include maintaining a 20-year land supply for lands that would be designated for exclusive farm 
use operations. This request complies with the intent of the section. 

3. Section 3.110.04.F.3 -The proposed zone, if it allows uses more intensive than other zones 
appropriate for the land use designation, will not allow uses that would destabilize the land use 
pattern of the area or significantly adversely affect adjacent properties. 

FINDINGS: The findings in response to section 3.109.03.F and G are incorporated by reference 
here and demonstrate compliance with this criterion. The conditions of approval recommended 
in those findings are also necessary to ensure compliance with this zone change. 

RECOMMENDATION AND CONDITIONS OF APPROVAL 
ZONE CHANGE 

Based on the above findings, the Hearings Officer recommends that the proposed zone change 
from Exclusive Farm Use to Residential Single-family for the property located at Tax Lot 03 3W 
33 01600, as that lot would be configured after the lot line adjustment approved above (approx. 5.43 
acres), complies with the applicable criteria, and recommends the City Council approves the 
proposed zone change with the following conditions of approval. Compliance with the conditions 
of approval shall be the sole responsibility of the applicant and/or property owners. 

1. The applicant shall record a document acknowledging that the Willow Lake Sewerage 
Treatment facility is located within 1/2 mile of the subject property and that odors and noise 
emanate from this facility. The acknowledgment shall appear in the title record for all of 
the resulting subdivision lots. 
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2. The applicant shall record a document informing future property owners of the presence of 
adjacent agriculture and acknowledging that agricultural use may involve noise, dust, 
chemical spraying, odors, etc, and that such agricultural use may continue even if noxious to 
the residential. The acknowledgement shall appear in the title record for all of the resulting 
subdivision lots. 

VI. FINDINGS FOR SUBDIVISION 

The proposal is to subdivide the newly created 5.43-acre property into 34 lots ranging in size 
from 4,400 to 9,566 square feet. The subdivision will be accessed via an extension of Trent Ave. 
within the subdivision to the east. The review criteria for a subdivision are listed in section 
3.108.06 of the Keizer Development Code (KDC). 

A. SECTION 3.108.06.A - THE PROPOSAL SHALL COMPLY WITH THE 
APPLICABLE DEVELOPMENT STANDARDS IN SECTION 2.405 AND SECTION 2.3 AS 
APPROPRIATE, INCLUDING PROVISIONS FOR STREETS AND UTILITIES. 

Section 2.405 KDC contains development standards for manufactured home parks and is therefore 
not applicable in this situation. Section 2.3 KDC contains the standards that guide all development 
approvals within the City of Keizer. Listed below are the development standards contained in 
Section 2.3 that are pertinent to this subdivision review. 

1 SECTION 2.301.03 - APPLICA TION OF PUBLIC FA CILITY STANDARDS 

FINDINGS: In order to promote and maintain healthy, safe environments and to minimize 
development impacts upon surrounding properties and neighborhoods the public facilities 
improvement requirements specified in the table found in Section 2.301 03 are the minimum 
necessary. The applicant will be required to provide the following public facilities: fire hydrant, 
street improvements, water hook-up, sewer hook-up, storm drain and street lights within the 
proposed subdivision. With these items placed as conditions of approval this request can meet this 
criterion. 

2. SECTION 2.302 - STREET STANDARDS - GENERAL PROVISIONS 

a. Section 2.302.03. A - General Requirement The location, width, and grade of streets shall 
be considered in their relation to existing and planned streets, topographical conditions, public 
convenience and safety, and the proposed use of the land to be served by the streets. 

FINDINGS: The area to be subdivided is generally flat with little change in elevation. The 
applicant proposes to develop the site with 34 lots that would then be available for development, 
each with a single-family dwelling. The applicant proposes that an extension of the existing Trent 
Ave. will serve the lots within the proposed subdivision. The applicant will be responsible for 
constructing this street extension. The Public Works Department commented that prior to 
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submitting construction plans for the proposed subdivision, a pre-design meeting with the 
developer's engineer and the Department of Public Works is required. With this placed as a 
condition of approval, this proposal can satisfy this criterion. 

b. Section 2.302.03. B - Continuation of Street Development proposals shall provide for the 
continuation of, and connection to, existing streets where necessary to promote appropriate 
traffic circulation in the vicinity of the development Where necessary to give access or permit a 
satisfactory future division of lane, streets and utilities shall be extended to property boundaries 
to allow the future extension of streets and infrastructure. A temporary turnaround shall be 
constructed for stub streets in excess of ISO feet in length. Exemptions from these street 
extensions can be found in Section 2302.03.B.1 - 5. 

FINDINGS: The proposed lots within the subdivision will be served by a new looped street system 
that will be served by an extension of the street system from the subdivision adjacent to the east. To 
facilitate this extension, the applicant has a concurrent lot line adjustment application that will 
eliminate one existing lot in the adjacent Windsor Woods Subdivision, and in its place, construct the 
extension of Trent Ave. to the subject parcel. This extension will then extend to the west property 
line of the subdivision. This extension could be available to serve the property to the west; but the 
west property line of the subject parcel is the urban growth boundary, so land to the west and south 
cannot be served by an extension until, if ever, they come into the city limits. However, the 
extension to the property line allows for this future possibility. With the street system shown being 
a looped system no turnarounds will be required. The proposed street system complies with this 
section. 

c. Section 2.302.03. C - Alignment All streets other than minor streets or cul-de-sacs, as far 
as practical, shall be in alignment with existing streets by continuation of the existing centerlines. 
The staggering of street alignments resulting in "T" intersections shall, wherever practical, leave 
a minimum distance of200feet between the center lines of streets having approximately the same 
direction and otherwise shall not be less than 100 feet 

FINDINGS: The centerline of the proposed extension of Trent Ave. lines up with the centerline of 
the existing Trent Ave. The street layout complies with this provision. 

d. Section 2.302.03.D - Future extension of streets. When it appears possible to continue a 
street, bicycle path and/or pedestrian accessway into a future subdivision, adjacent acreage or 
area attractors such as schools and shopping centers, streets, bicycle paths and/or pedestrian 
accessway facilities shall be platted and built to a boundary of the subdivision. The street may be 
platted without a turnaround unless the Public Works Department finds a turnaround is 
necessary for reasons of traffic safety. Any street extension exceeding 150 feet in length shall be 
provided with an approved turnaround as set forth in Section 902.2.2.4 "Dead Ends" of the 
Uniform Fire Code, 1994 edition. 

FINDINGS: The applicant proposes that the street system on the subject parcel include new streets 
along the west and south property lines. If the properties to the west and south are brought into the 
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urban growth boundary, they could be served by the proposed 17th Ave., Golden Lane and 
extension of all the proposed streets. The application complies with this criterion. 

e. Section 2.302.03.E - Intersection angles. Streets shall be laid out to intersect at angles as 
near to right angles as practical, except where topography requires lesser angles. Intersections of 
less than 60 degrees shall require special intersection designs. Streets shall have at least 50 feet 
of tangent adjacent to intersections unless topography requires lesser distances. Intersections 
that are not at right angles shall have minimum corner radii of 15 feet Major arterial 
intersections shall have curb radii of not less than 35 feet Other street intersections shall have 
curb radii of not less than 20 feet 

FINDINGS: The new street system that is proposed to serve the subdivision is a looped system 
that has four intersections. Each of the intersections within the subdivision is a right angle. The 
application complies with this criterion. 

f. Section 2.302.03.F-Existing Streets. Whenever existing public streets adjacent to or 
within a tract are of a width less than the street design standards, additional right-of-way shall be 
provided at the time of subdivision, partitioning, or development 

FINDINGS: This criterion is typically applied to streets that run parallel and adjacent to a tract of 
land, not streets that dead-end at the property line for a tract of land proposed to be divided, as 
would be the case after the concurrent lot line adjustment. The subject property does not currently 
have frontage along a public street. However, the concurrent lot line adjustment application will 
eliminate one of the lots in the Windsor Words subdivision to create an extension of Trent Ave., 
which currently complies with the street design standards for a Local Street III. The extension of 
Trent Ave. will meet the street design standards. The application complies with this criterion. 

g. Section 2.302.03. G - Half-streets may be approved where essential to the reasonable 
development of an area and when the City finds it to be practical to require the dedication of the 
other half when the adjoining property is de\>eloped. When a 3A width street can reasonably be 
developed, as determined the Department of Public Works, a half street will be constructed 
with an additional 10 feet of pavement on the opposite side of the street from full 
improvement 

FINDINGS: The applicant is proposing to construct 3/4-width streets along the south and west 
property lines. Public Works commented that the proposal is not acceptable. Because the land to 
the south and west is outside of the urban growth boundary it is not reasonable to assume that this 
land will be annexed into the city limits anytime in the near future. Thus, Public Works 
recommended that the applicant construct a 30-foot improvement width street with sidewalks on 
one side, all within a 39-foot wide right-of-way. At the hearing before the Hearings Official, the 
applicant submitted an alternative design for Golden Lane (Exhibit 17), which shows a 30-foot 
improvement width street with sidewalks on one side within a 36-foot nght-of-way and a portion of 
the sidewalk within a sidewalk easement. At the hearing, the City Engineer stated that this design 
would be acceptable. These are not full-sized streets; they would be considered 3/4-width streets, 
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but with additional right-of-way dedication and improvement width. A condition of approval 
requiring such construction will ensure compliance with this criterion. 

h. Section 2.302.03.H- Cul-de-sacs. The maximum length shall be 800feet 

FINDINGS: No cul-de-sacs are proposed so this section is not applicable. 

i. Section 2.302.03.1- Street names and numbers shall conform to the established standards 
and procedures in the City. 

FINDINGS: The applicant submitted a list of names for the new streets. These are being reviewed 
by city staff. The streets that will serve the lots are required to be named in accordance with City 
standards and procedures. Approved street names must be shown on final plat. 

j. Section 2.302.03.J - Grades shall not exceed 7 percent on arterials, 10 percent on 
collector streets or 15 percent on any other street Street grades of 15 percent shall not exceed 
200feet in length. To provide for adequate drainage, all streets shall have a minimum slope of 
0.5 percent On arterials there shall be a tangent of not less than 100 feet between reversed 
curves. 

FINDINGS: The subject property is predominately flat and has no grade or slope that will 
constrain or impact the development of the property. A grading and drainage plan will be required 
as a condition of approval to ensure that adequate drainage is provided, as well as construction 
permits for constructing all street improvements. With conditions of approval requiring a drainage 
plan, this proposal can satisfy this criterion. 

k. Section 2.302.03. K- Frontage Streets. If a development abuts or contains an existing or 
proposed arterial or collector street, the City may allow frontage streets, or may require reverse 
frontage lots with suitable depth, screen planting contained in a non-access reservation along the 
rear or side property line, or such other treatment as may be necessary for adequate protection of 
residential properties, to afford separation of through and local traffic, and to preserve the 
capacity and safety of the collector or arterial street 

FINDINGS: Both Burbank Street and Trent Ave. are designated as local streets in Keizer's 
Transportation System Plan and so this section is not applicable. 

L Section 2.302.03.L - Alleys shall be provided in commercial and industrial zones unless 
other permanent provisions for access to off-street parking and loading facilities are provided. 
The corners of alley intersections shall have radii of not less than 10 feet 

FINDINGS: No alleys are proposed therefore, this provision is not applicable. 

m. Section 2.302.03.M. - Street Landscaping. Where required as part of the right-of-way 
design, planting strips shall conform with the following standards: 
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1. Street trees shall be planted at a ratio of no less than one tree per 30 feet of 
property frontage. Street trees shall conform with the list of acceptable trees included in the 
City's Street Tree Ordinance. Installation of street trees shall be included in any improvement 
agreement covering the installation ofpublic facilities and services on a property. 

2. Planting strips shall be planted and maintained in predominantly living 
groundcover materials with hard surfaces consisting of bricks, pavers, rocks, decorative concrete 
work, etc., only being included as part of an overall landscape design where living plant material 
is predominant In no case shall asphalt be used within the planting strip. 

FINDINGS: A priority of the Keizer's Transportation System Plan is to provide a safe pedestrian 
and bicycle facility along streets. The applicant shall provide street trees along the frontage of the 
lots along the new street within the subdivision. Street trees shall be planted consistent with the 
spacing requirements within Section 2.302. Information regarding the care and maintenance of the 
street trees must be included in the CC&R's, Homeowners' Association Agreement or other similar 
type of agreement approved by the Community Development Department. With these placed as 
conditions of approval, the application can comply with this provision. 

n. Section 2.302.03.N - For streets serving infill development as defined under Section 
2.316.03, the Infill Street and Access Easement Standards of Section 2.316.06 may be applied. 

FINDINGS: The property to be subdivided is more than two acres in size and so does not meet the 
definition as qualifying for infill development. The infill standards are not applicable. 

3. SECTION 2.302.04 - GENERAL RIGHT-OF-WAY AND IMPROVEMENT WIDTHS 

The standards outlined in this section shall be the minimum requirements for all streets, except 
where modifications are permitted under Subsection 2.302.05. 

FINDINGS: The applicant requests a modification to the right-of-way widths for 17th Ave. and 
Golden Lane. In the staff recommendation, Public Works commented that the applicant should 
construct all the streets within the subdivision to full city standards. Subsequently, at the hearing, 
the applicant proposed narrower widths—39 feet for 17th Ave. and 36 feet for Golden Lane. At the 
hearing, the City Engineer stated that these widths would be acceptable. These widths would make 
the streets 3/4-width streets. Section 2.302.03.G authorizes streets that are less than full-width 

4. SECTION 2.302.05 - MODIFICATION OF RIGHT-OF-WAY AND IMPROVEMENT 
WIDTH 

The city, pursuant to variance approval, may allow modification to the public street standards of 
Subsection 2.302.04, when the following criteria are satisfied: * * * 
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FINDINGS: This section is not applicable because the right-of-way and improvement widths for 
17th Ave. and Golden Lane are consistent with section 2.302.03.G, which authorizes 1/2 or 3/4 
width streets, which is what the applicant proposes. 

5. SECTION 2.302.06 - CONSTR UCTION SPECIFIC A TIONS 

Construction specifications for all public streets shall comply with the standards of the most 
recently adopted public works street standards of the City of Keizer. 

FINDINGS: A public street system is proposed to serve the lots within the subdivision, so this 
section is applicable. The applicant will be responsible for providing public street improvements to 
the area to be dedicated as the extension of Trent Ave. Other than this dedication and the street 
system internal within the subdivision, no dedication of additional right-of-way will be required. 
The applicant will be responsible for complying with all conditions regarding the design 
specifications of the street within the proposed subdivision and so will ensure compliance with this 
provision. 

6. SECTION 2.303.06- OFF-STREET AUTOMOBILE PARKING REQUIREMENTS 

For single-family residences, 2 parking spaces per dwelling unit shall be provided on-site. 

FINDINGS: The smallest lot within the proposed subdivision is 4,400 square feet, which can 
accommodate the development of a an attached, or zero side yard single-family dwelling while 
providing two on-site parking spaces. With a condition of a subsequent building permit requiring at 
least two off-street parking spaces per single-family dwelling, the application will meet this 
criterion. 

7. SECTION 2.306 - STORM DRAINAGE 

No construction of any facilities in a development included in Subsection 2.306.02 shall be 
permitted until a storm drainage and erosion control plan for the project is prepared by a 
professional engineer, and approved by the City. These provisions shall also apply to any cut or 
fill on a property, which may impact the velocity, volume, or quality of surface water on adjacent 
property, or may impact any permanent natural body of water. 

FINDINGS: To provide for drainage of surface water from residential development, minimize 
erosion, reduce degradation of water quality due to sediments and pollutants in storm water run off, 
and reduce downstream flooding, a storm drainage and erosion control plan is required. Therefore, 
prior to any development of the proposed subdivision, the applicant shall submit a storm drainage 
and erosion control plan for the project. The applicant will be responsible to make any 
modifications necessary to the site-grading plan when the final grades are determined. The City of 
Keizer will require that storm water detention proposed to be underground will be located within 
improved street areas. Additional information regarding street grades, site grading, inverts, etc, 
shall be submitted prior to any plan approval. No development will be allowed until the plan is 
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reviewed and approved by the City and all prior facility charges (acreage fees) have been paid. At 
the hearing before the Hearings Officer, the applicant requested the flexibility to demonstrate that 
there is sufficient downstream capacity to allow stormwater to be conveyed off-site without or with 
less than full on-site detention; the City Engineer stated that the City would review the applicant's 
work and would consider such a plan. With these requirements placed as conditions of approval, 
this application complies with this provision. 

8. SECTION 2.307 - UTILITY LINES AND FACILITIES 

FINDINGS: To provide adequate services and facilities appropriate for residential development, 
the applicant shall meet the standards set forth in Section 2.307 of the Keizer Development Code 
relating to water, sanitary sewer, private utilities, street lights and easements. These are 
development requirements, and compliance will be ensured during review of the construction and 
engineering drawings. All easements existing on the property including the PGE utility easement 
shall be shown on the plat. 

a. Section 2.307.02. A - The location, design, installation and maintenance of all utility lines 
and facilities shall be carried with minimum feasible disturbance of soils and site. 

FINDINGS: The proposal to subdivide the site will require utility lines to serve the new lots. A 
preliminary site plan has been submitted showing water lines and sanitary sewer lines located within 
the right-of-way of the new streets within the subdivision. As a condition of approval, a detailed 
engineer's plan will be required to be submitted for review and approval. As part of the grading 
plan, erosion control measures will be required. The construction and installation of these facilities 
will be required to be done so that it satisfies this requirement. Therefore, this proposal can satisfy 
this criterion. 

b. Section 2.30 7.02(B) - All development that has a need for water service shall install water 
facilities and grant necessary easements pursuant to the requirements of the City. 

FINDINGS: The intent of this provision is to ensure that water lines are installed to city 
specifications and, if placed outside of public rights-of-way are located within an easement to avoid 
conflicts. The applicant's statement and site plan indicate the proposed lots will be served by public 
water lines. The Keizer Development Code requires that water service installed outside of the right-
of-way shall be placed within an easement, and the easement be shown on the final plat. Keizer 
Public Works Department commented that the developer shall prepare an overall water system 
plan showing the required changes to the existing system to bring the water mains, fire hydrants 
and individual services into compliance with the City of Keizer Design and Construction 
Standards. This plan must be prepared prior to submission of the subdivision plat. Appropriate 
easements for all public water mains and fire hydrants will be required if construction will be 
outside of a public right-of-way. Any system development charges for water system 
improvements will be those in place at the time of individual service connections. With these 
requirements placed as conditions of approval, this request can meet this criterion. 
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c. Section 2.307.02(C) - Private Utilities, All development that has a need for electricity, gas 
and communications services shall install them pursuant to the requirements of the district or 
company serving the development Except where otherwise prohibited by the utility district or 
company, all such facilities shall be underground 

FINDINGS: The applicant's written statement indicates that all utilities will be placed 
underground. Unless otherwise prohibited, this is a development requirement. The Department of 
Public Works commented that to minimize utility line conflicts, a master utility plan including all 
proposed power, telephone, gas and cable lines shall be submitted for review prior to issuance of 
construction permits for the proposed project. With this placed as a condition of approval, this 
request can satisfy this criterion. 

d. Section 2.307.02(D) - Sanitary Sewers, All development that has a need for public/private 
sanitary sewers shall install the facilities pursuant to the requirements of the city. Installation of 
such facilities shall be coordinated with the extension of necessary water services and storm 
drainage facilities. 

FINDINGS: The Public Works Department submitted comments addressing this criterion. The 
subject property is not located within the original Keizer Sewer District; therefore a sanitary 
sewer trunk line acreage fee will be required. Sewer construction will be required to meet 
subdivision standards. Prior to platting of the proposed new subdivision, new sanitary sewer 
plans will need to be developed and approved to provide for a public system meeting both State 
and City requirements. The City of Salem commented that an 8-inch water line shall be located 
within the right-of-way of each street within the subdivision. City of Salem approval for local 
sewer permits will need to be issued prior to construction. Prior to submitting plans to the City 
of Salem for approval, the developer's engineer shall submit plans to the City of Keizer for 
review and determination of compliance with the City's Master Sewer Plan for the area. 
Connecting to existing sewers that serve the general area will be the responsibility of the 
developer of the property. Appropriate easements for any public sewer mains located within the 
subject property if located outside platted rights-of-way will need to be recorded which meet the 
City of Salem Design Standards and must be shown on the subdivision plat. 

e. Section 2.307.02(E) Street Lights. When required, installation of street lights shall be 
pursuant to the requirements of the city and the company serving the development 

FINDINGS: Street lights will be required along the new streets to provide for public safety in the 
development. Consistent with City policy, formation of a street lighting district is required. With 
this as a condition of approval, this request meets this criterion. 

f. Section 2.309.04(B)(7f) - The City may require significant trees that are removed 
(including trees that are removed within the year prior to the application) be replaced at the 
rate of up to two new trees for each significant tree removed. 
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FINDINGS: The applicant has indicated that there are no significant trees (trees greater than 50 
feet in height and or 12 inches in diameter at 5 feet DBH) on the property that would be removed as 
part of the development of the property. Therefore, this section is not applicable. 

g. Section 2.309.05 - Screening and buffering shall be used to eliminate or reduce the 
impacts between a number of uses listed within this section, an in particular to provide for 
compatibility between dissimilar adjoining uses. 

FINDINGS: If the concurrent applications for a comprehensive plan map and amendment and 
zone change are approved, then the property would be designated the same as land just to the west, 
and would be similarly developed with single-family homes. There is a 45-foot wide PGE 
easement along the east property line of the subdivision, which will cause the homes bordering it to 
maintain a greater setback than the RS rear building setback requires. This will ensure a greater 
building to building separation than might typically be found. Given this fact and that the uses are 
not dissimilar no screening and buffering will be required. In order to buffer the agricultural lands 
from the proposed new dwellings to the south and west, a 6-foot sight-obscuring fence bordering the 
new lots that would adjoin the agricultural land (lots 9 and 27) is appropriate. Where the road 
adjoins the agricultural lands, a sight-obscuring fence is not necessary, but some fencing is 
necessary to reduce trespass onto these lands. Specifically, the applicant shall construct a fence 
along the outside edge of the 17th Ave. and Golden Lane right-of-way along the south and west 
property lines. The applicant may construct the fence on land to be dedicated if the City agrees; 
otherwise, the applicant shall provide for permanent maintenance of this fence in the CC & R's or 
other similar binding document. With conditions of approval containing these specifications for the 
fencing, the application complies with this provision. 

9. SECTION 2.310 - DEVELOPMENT STANDARDS FOR LAND DIVISIONS 

a. Section 2.310. 03. A - Minimum lot area. Minimum lot area shall conform to the 
requirements of the zoning district in which the parcels are located. 

FINDINGS: The purpose of this requirement is to allow for the development of the property in a 
manner consistent with that of the underlying zone district. The subject property is proposed to be 
zoned RS (Residential Single-family). Within the RS zone, the minimum lot size for attached 
single-family dwellings, or zero side yard dwellings is 4,000 square feet and lots intended for 
detached single-family dwellings is 5,000 square feet. The applicant's site plan indicates that the 
lots within the proposed subdivision range in size from 4,400 sq ft to 9,556 square feet. Eight of the 
lots (Lots 1 through 8) are shown each containing approximately 4,400 square feet and will be 
required to be built with an attached, or zero side yard single-family dwelling. All other lots are 
shown exceeding 5,000 square feet. All of the proposed lots conform to the minimum lot size 
requirement of the RS zone district. As a condition of approval all lot sizes must be shown on the 
preliminary and final plat. In addition, the requirement for the zero side yard type of development 
should also be mcluded in the subdivision CC & R's. This proposal satisfies this criterion. 
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b. Section 2.310.03. C - Lot width and depth. The depth of a lot or parcel shall not be more 
than 3 times the width of the parcel 

FINDINGS: The purpose for establishing lot width-to-depth ratios is to provide for the orderly, 
safe, efficient and livable development of land. The lot width-to-depth ratio also prevents lots from 
being created that would be practically unbuildable. All lots within the proposed subdivision meet 
this criterion and do not contain depths 3 times the width. The application complies with this 
criterion. 

c. Section 2.310.03.D - Access. All lots and parcels shall provide a minimum frontage, on 
an existing or proposed public street, equal to the minimum lot width required by the underlying 
zone. Cul-de-sac lots shall have a minimum frontage of 25 feet and Flag lots shall have an 
access strip of no less than twenty (20) feet The following exceptions shall apply: residential lots 
or parcels may be accessed via a private street or access easement developed in accordance with 
the provisions of Section 2.303 when the City finds that a public street is not necessary to provide 
for the future development of adjoining property. 

FINDINGS: All of the proposed lots exceed the minimum 40-foot requirement. No flag lots or 
cul-de-sac lots are proposed. The proposal satisfies this criterion. 

d. Section 2.310.03.E -Flag Lots. Flag lots shall only be permitted if it is the only reasonable 
method by which the rear portion of a lot being unusually deep or having an unusual 
configuration may be accessed and when in compliance with Section 2.302.03.B. If a flag-lot is 
permitted, the following standards shall be met: 

1. The access strip shall not be less than 20 feet wide. The access strip shall be 
improved with a minimum 12-foot wide paved driveway and paved encroachment which meet 
applicable City standards. 

2. The access strip shall not be included in the calculation of lot area for purposes of 
determining compliance with any minimum lot size provision of this Ordinance. 

FINDINGS: No flag lots are proposed so this section is not applicable. 

e. Section 2.310.03. F - Through Lots. Through lots shall be avoided except where essential 
to provide separation of residential development from major streets, adjacent non-residential 
activities, or to overcome specific development constraints of topography and orientation. 
Through lots shall be no less than 100 feet in depth. Lots having their access off a private access 
easement or adjacent to a private access easement shall not be construed as qualifying as through 
lots. Screening or buffering, pursuant to the provision of Section 2.307, may be required by the 
City during the review of the land division request 

FINDINGS: No through lots are created by this application so this section is not applicable. 

RECOMMENDATIONS OF THE HEARINGS OFFICER PAGE NO. 36 
COMPREHENSIVE PLAN MAP AMENDMENT / 
ZONE CHANGE / LOT LINE ADJUSTMENT / 
SUBDIVISION CASE NO. 2008-06 



f. Section 2.310.03.G - Lot Lines. The side lines of lots, as far as practicable, shall run at 
right angles to the right-of-way line of the street upon which the lots face. The rear lot line shall 
be no less than 1/2 the dimension of the front lot line. 

FINDINGS: The subject property is essentially a square shaped parcel, which will result in the 
creation of regularly shaped parcels. The proposed lot lines run at right angles to the street right-of-
way lines. The rear lot lines are no less than one-half the dimension of the front lot lines. The 
application complies with this criterion. 

g. Section 2.310.03.H - Utility Easements. Utility easements shall be provided on lot areas 
where necessary to accommodate public utilities. Such easements shall have a minimum total 
width as specified in Section 2.302.04 of this Code. 

FINDINGS: There will be utility lines located along the frontage of each of the lots. Public 
Works commented that it would require that easements be granted to the City and must be shown 
on the final plat for any utility lines that would be located on any lot. This is a development 
requirement and shall be placed as a condition of approval of this subdivision application. In 
addition there is a PGE power line easement located on the eastern portion of Lots 1 through 8. 
The application can comply with this criterion. 

10. SECTION 2.310.04 - ADDITIONAL DESIGN STANDARDS FOR SUBDIVISIONS 

a. Section 2.310.04.A - Standards for Blocks: 

1 General: The length, width, and shape of blocks shall be designed with regard to 
providing adequate building sites for the use contemplated; consideration of needs for convenient 
access, circulation, control, and safety of street traffic; and recognition of limitations and 
opportunities of topography. 

2. Sizes: Blocks should not exceed 600feet in length between street lines, except 
blocks adjacent to arterial streets, or unless the previous adjacent development pattern or 
topographical conditions justify a variation. The recommended minimum distance between 
intersections on arterial streets is 1,800feet 

FINDINGS: The subdivision will make use of a new street system which will be a looped street 
that will essentially create a block. As shown on the submitted plans the loop section is 
approximately 200 feet west of the intersection of Trent Ave. and Burbank Street. The two 
north/south streets are approximately 350 feet in length, and the two east/west streets are 
approximately 250 feet in length The street design will provide for a safe flow of traffic and also 
convenient and safe access for the proposed lots. The design dimensions comply with the standards 
within this section. 

b. Section 2.310.04. B - Traffic Circulation. The proposed subdivision shall be laid out to 
provide safe and convenient vehicle, bicycle and pedestrian access to nearby residential areas, 
transit stops, neighborhood activity centers such as schools and parks, commercial areas, and 
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industrial areas; and to provide safe and convenient traffic circulation. At a minimum, "nearby" 
is interpreted to mean uses within lA mile which can be reasonably expected to be used by 
pedestrians, and uses within 1 mile of the subdivision boundary which can reasonably be 
expected to be accessed by bicyclists. 

FINDINGS: The intent of this provision is to allow for safe vehicle, pedestrian, and bicycle access 
from the lots within the subdivision to other nearby facilities. The applicant will be required to 
provide sidewalks along the internal streets within the subdivision and along the portion of Trent 
Ave. that is technically outside the boundaries of the subdivision application, but is part of the lot 
line adjustment application and is necessary to provide vehicle access to the subdivision. The 
applicant will be responsible for constructing a sidewalk that will become part of the pedestrian 
system along the portion of the street that needs to be extended to serve the subdivision. Aside 
from improvements to the streets along the frontage of the property there will be no specific 
improvements to the bicycle infrastructure system. With the requirement for these improvements 
placed as conditions of approval, the application complies with this section. 

11. SECTION 2.310.06 - IMPROVEMENT REQUIREMENTS 

a. Section 2.310.06. A - Frontage Improvements. Street improvements to full City Standards 
shall be required for all public streets on which a proposed subdivision fronts in accordance with 
Section 2.303 of this Code. Such improvements shall be designed to match with existing 
improved surfaces for a reasonable distance beyond the frontage of the property. Additional 
frontage improvements shall include: sidewalks, curbing, storm sewer, sanitary sewer, water 
lines, other public utilities as necessary, and such other improvements as the City shall determine 
to be reasonably necessary to serve the development or the immediate neighborhood. 

FINDINGS: The applicant will be responsible for providing street improvements including street, 
curbs, gutter, and sidewalk along the frontage of each lot within the subdivision. Because Trent 
Ave. will need to be extended to serve the proposed subdivision, the applicant will be responsible 
for providing all necessary improvements along the extension of this street. Conditions of approval 
will assure that the application complies with this criterion. 

b. Section 2.310.06. B - Walkways for Private Streets. Sidewalks shall be required in 
accordance with applicable provisions in Sections 2.302 and 2.316 only if sidewalks currently 
exist along the connecting street 

FINDINGS: There will be no private streets so this section is not applicable. 

c. Section 2.310.06. C - Project Streets. All public or private streets within the subdivision 
shall be constructed as required by the provisions of Section 2.302. 

FINDINGS: Compliance with this criterion is addressed above in response to Sections 2.302.04 
and 2.302.05. 
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d. Section 2.310.06.D - Monuments. Upon completion of street improvements, centerline 
monuments shall be established and protected in monument boxes at every street intersection 
and all points of curvature and points of tangency of street center lines. 

FINDINGS: The applicant will be responsible for placing appropriate monuments at the street 
intersections and with this as a condition; this application can comply with this criterion. 

e. Section 2.310.06.E - Bench Marks. Elevation bench marks shall be set at intervals 
established by the City Engineer. The bench marks shall consist of a brass cap set in a curb or 
other immovable structure. 

FINDINGS: The applicant will be responsible for placing appropriate bench marks at the street 
intersections and with this as a condition; this application can comply with this criterion. 

f. Section 2.310.06. F - Surface Drainage and Storm Sewer System. Drainage facilities shall 
be provided within the subdivision and to connect the subdivision drainage to drainage-ways or to 
storm sewers outside the subdivision. Design of drainage within the subdivision shall take into 
account the capacity and grade necessary to maintain unrestricted flow from areas draining 
through the subdivision and to allow extension of the system to serve such areas. Drainage shall 
be designed to avoid impacts on adjacent property. 

FINDINGS: Stormwater drainage was adequately addressed above in response to Section 2.306. 
The application complies with this criterion. 

g. Section 2.310.06. G - Sanitary Sewers. Sanitary sewer shall be installed to serve the 
subdivision and to connect the subdivision to existing mains both on and off the property being 
subdivided. 

FINDINGS: The requirement to provide sanitary sewers was adequately addressed above in 
response to Section 2.307.02.D. Additionally, the applicant's engineer shall locate any existing 
wells (including on adjacent property) in the vicinity of the proposed new sanitary sewer lines 
for the subject property. Prior to platting, the developer shall remove any conflicts between 
existing wells and proposed sanitary sewers. With a condition of approval addressing this issues, 
the application can comply with this criterion. 

h. Section 2.310.06.H - Water System. Water lines with valves and Fire District approved 
fire hydrants serving the subdivision and connecting the subdivision to the City mains shall be 
installed and operating prior to start of combustible construction. The design shall take into 
account provisions for extension beyond the subdivision to adequately grid the City system and to 
serve the area within which the development is located when the area is ultimately developed. 
However, the developer will be responsible for water main sizes necessary to meet minimum fire 
flow requirements per Uniform Fire Code. The City will not expect the developer to pay for the 
extra pipe material cost of mains exceeding 8 inches in size. 
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FINDINGS: The proposed subdivision will require connection to the City's water system. Public 
Works commented that an overall water system plan shall be developed showing the required 
changes to the existing system to bring the water mains, fire hydrants and individual services into 
compliance with the City of Keizer Design and Construction Standards and shall be prepared 
prior to submission of the subdivision plat. Appropriate easements for all public water mains 
and a fire hydrant (if one is determined to be necessary) to serve the development will be 
required. Any system development charges for water system improvements will be those in 
place at the time of individual service connections. Final development plans shall be reviewed 
by the Keizer Fire District with regard to access and adequate location of fire hydrants prior to 
approval of any plans for the development. The location of all meters is to be approved by the 
Keizer Water Department. With conditions of approval addressing these issues, the application 
can comply with this criterion. 

i. Section 2.310.06.1 - Sidewalks. Sidewalks shall he installed along both sides of each 
public street and in any pedestrian ways within the subdivision. The City may defer sidewalk 
construction until the dwellings or structures fronting the sidewalk are constructed Any 
required off-site sidewalks (e.g., pedestrian walkways) or sidewalks fronting public property shall 
not be deferred 

FINDINGS: As required by this criterion, sidewalks must be installed along the portion of each lot 
abutting streets adjacent to the subdivision. In his written statement, the applicant indicates that he 
will be providing a sidewalk as part of the development of the subdivision. Sidewalks may be 
deferred until the issuance of building permits. As previously indicated, the applicant will be 
responsible for providing only one sidewalk along the two streets that align along the south and 
west property lines. This sidewalk is to be provided along the interior of the streets. The 
application satisfies this criterion. 

j. Section 2.310.06. J-Street Lights. The installation of street lights is required at locations 
determined to be appropriate by the City and shall be of a type required by City standards. 

FINDINGS: Street lights are required within new subdivisions to ensure there is adequate lighting 
for public safety. The subdivision plan does not indicate the placement of any street lights. With a 
condition of approval requiring streetlights, the application can meet this criterion. A street lighting 
district will be required to be formed to ensure ongoing maintenance and operation of the street 
lights. Therefore, this proposal can satisfy this criterion. 

k. Section 2.310.06.K - Street Signs. The installation of street name signs and traffic control 
signs is required at locations determined to be appropriate by the city and shall be of a type 
required by City standards. Each street sign shall display the one hundred block range. Street 
signs shall be installed prior to obtaining building permits. 

FINDINGS: With this as a requirement will assure compliance with this provision. 
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1. Section 2.310.06.L - Public Works Requirements. All facility improvements shall 
conform to the requirements and specifications of the Keizer Department of Public Works. 

FINDINGS: The application can meet this criterion. This is addressed as a condition of 
subdivision approval. 

m. Section 2.310.06.M - Curb Cuts. Curb cuts and driveway installations, excluding 
common drives, are not required of the subdivider, but if installed, shall be according to the City 
standards. 

FINDINGS: With this as a condition of approval, the application can comply with this criterion. 

n. Section 2.310.06.N - Street Trees Street tree planting is mandatory where a planting strip 
is part of the street design. Plantings shall conform to Section 2.302.03(M). 

FINDINGS: The intent of this provision is to allow for street trees to be planted along streets to 
improve the streetscape appeal of the street. While no planting strip will be required, the applicant 
will still be required to plant streetscape trees along the frontage of each lot on each street. Section 
2.302.03.M requires spacing of one tree every 30 feet of property frontage. The site plan and 
applicant statement indicates that there will be one tree planted along the frontage of each lot. With 
a condition of approval requiring street trees, this application can comply with this criterion. 

o. Section 2.310.06.0 - Grading & Fills. All grading which results in fills in excess of 3 feet 
located within the identified building envelope on a subdivision lot or parcel must be engineered. 

FINDINGS: Because the property is flat, there should be minimal placement of any fill prior to 
construction of any dwellings. However, since this is a State Building Code requirement it is 
intended as advisory at this point of the subdivision review. 

p. Section 2.310.06.P - Financial Requirements. All improvements required under this 
Section shall be completed to City standards or assured through a performance bond or other 
instrument acceptable to the City Attorney, prior to the approval of the Final Plat of the 
subdivision. 

FINDINGS: This requirement will be placed as a condition of approval. 

12. SECTION 2.316 - INFILL DEVELOPMENT 

Section 2.316.03 - Infill Development Parcel Criteria - An infill development parcel is any 
residential parcel not more than two (2) acres in size that is a lot of record, and which meets 
any two of the following criteria: 

A. A parcel with less than 250feet of frontage along a public street; 
B. A parcel with an existing structure; 
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C. A parcel that is irregular in shape, such that it cannot be partitioned or subdivided to 
meet the maximum density of the underlying zone without a variance; 

D. A parcel that is bounded on two or more sides by existing development or natural 
constraints (i.e. waterways, steep slopes, resource protections areas). 

FINDINGS: The subject parcel is more than two acres in size; therefore the Infill Development 
criteria are not applicable. 

13. SECTION 2.128 - ODOR/NOISE IMPACT OVERLAY 

No development shall occur in the Odor/Noise Impact Overlay Zone without execution by the 
property owner of an easement/waiver. As a condition of approval of any building permit or land 
use action in the AI zone, and as a precondition of any occupancy permit, the property owner 
shall sign and cause to be recorded in the real property records of Marion County a document 
granting an easement and a waiver of claims with regard to impacts from the Willow Lake 
Wastewater Treatment Plant Such easement/waiver shall be approved by the City Attorney and 
be in substantially the same form as that attached to that certain Willow Lake Settlement 
Agreement executed by Salem, Marion County and Keizer. The recorded easement/waiver shall 
also be referenced on the plat of any partition, subdivision or PUD. 

FINDINGS: As required in the Dual Interest Area Agreement, and with this section the applicant 
will be required to submit for review and to have record a Waiver/ Easement prior to the plat being 
record. This is already a requirement of the comprehensive plan map amendment and zone change, 
but will also be required on the subdivision plat. 

B. SECTION 3.108.06.B - EACH LOT SHALL SATISFY DIMENSIONAL 
STANDARDS AND DENSITY STANDARDS OF THE APPLICABLE ZONING 
DISTRICT, UNLESS A VARIANCE FROM THESE STANDARDS IS APPROVED. 

FINDINGS: The applicant has indicated that each of the lots will be developed with single-family 
homes. Section 2.104.05. A of the Keizer Development Code requires that each lot to be developed 
with a single-family dwelling contain a minimum average width of 40 feet. The lots have widths 
that range from approximately 40 feet to 58 feet, and so each satisfies this requirement. This section 
also specifies a minimum average depth of 70 feet for lots with single-family homes. The lots have 
depths that range from 108 feet to 126 feet and so exceed the minimum lot depth requirement. 
Section 2.102.06.1 specifies a minimum density of 4 units per acre and a maximum density of 8 
units per acres. The proposed subdivision has a density of 6.3 dwellings per acre. The comments 
provided by Marion County Planning regarding maximum density under the Dual Interest 
Agreement applied to a different parcel. The application complies with the minimum density 
requirements of this section of the code. 

C. SECTION 3.108.06.C - ADEQUATE PUBLIC FACILITIES SHALL BE 
AVAILABLE TO SERVE THE EXISTING AND NEWLY CREATED PARCELS. 
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FINDINGS: As discussed above, public sewer and water are available and will be extended to 
serve the newly created lots within the proposed subdivision and the applicant will be responsible 
for complying with the applicable conditions governing the construction and installation of these 
facilities. Trent Ave. will provide transportation access; there is stormwater capacity (and if 
necessary, the applicant will provide underground detention). No utility providers indicated that 
service would be unavailable. The application complies with this criterion. 

D. SECTION 3.108.06.D - ROUGH PROPORTIONALITY. IMPROVEMENTS OR 
DEDICATIONS REQUIRED AS A CONDITION OF DEVELOPMENT APPROVAL, 
WHEN NOT VOLUNTARILY ACCEPTED BY THE APPLICANT, SHALL BE 
ROUGHLY PROPORTIONAL TO THE IMPACT OF DEVELOPMENT. FINDINGS IN 
THE DEVELOPMENT APPROVAL SHALL INDICATE HOW THE REQUIRED 
IMPROVEMENTS OR DEDICATIONS ARE ROUGHLY PROPORTIONAL TO THE 
IMPACT 

FINDINGS: The City has a legitimate governmental interest in assuring the development does 
not cause a public problem of inadequate, unsafe and inefficient public transportation facilities. 
This is done by ensuring that adequate streets that logically continue the City's street system are 
provided in order to avoid traffic generation that exceeds the street system's carrying capacity, 
which then causes dangerous or hazardous traffic conditions. The conditions requiring the 
applicant to make particular street improvements or dedications address that public interest by 
improving the adjacent streets. 

The applicant proposes a 34-lot subdivision. The Keizer Development Code requires that new 
development make road improvements to bring their road frontage up to the road classification 
and construction standards. The legislative adoption of the street standards require road 
improvements and the road construction to be provided by the development as it occurs in 
proportion to its impacts. The occupants of the subdivision will utilize road systems constructed 
by other developments at no cost to them or the applicant. 

The functional classification of Trent Ave. is based on the cumulative traffic impacts from the 
development of properties in the area that will use the street. Trent Ave. is classified as a local 
street. Functional classification is established in order to ensure that the streets have adequate 
carrying capacity for the traffic which will utilize it to avoid traffic generation that would cause 
dangerous or hazardous traffic conditions. The proposed development will generate additional 
vehicle trips per day that will contribute to the cumulative traffic impacts on the area. 

The City of Keizer has traditionally required developers to dedicate property for and construct 
standard street, sidewalk, sanitary sewer, storm drain and water supply improvements in 
subdivisions to meet the basic needs created by the development. The absence of the required street 
improvements would be cause for denial of the application on the basis that adequate street facilities 
are not available to serve the site. These traditional street improvements have been imposed to 
avoid excessive congestion, negative safety impacts and provide basic services to preserve the 
health of the community and the residents of the proposed development. Such street improvements 
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and dedications are now, and have traditionally been, part ofthe cost considered in the developer's 
reasonable investment-backed expectations for constructing the subdivision. 

All of improvements and dedications are for facilities that only the residents of the proposed 
subdivision will use; hence their use is roughly proportional to the dedication. 

E. DEVELOPMENT CONSIDERATIONS 

A. The Keizer Development Code requires the developer to connect to public utility services. 
The Development Code also requires all utility services to be placed below ground. These 
requirements apply to this request. Further, the developer is responsible for all utility connection 
costs. 

B. The City's System Development Charge for park development shall be the fee in place at 
the time of building permit application. These Development charges, as well as those involving 
the extension of sewer, water, and storm drainage, will apply to this request. 

C. The subject property is located outside of the original Keizer Sewer District. Therefore a 
sanitary sewer trunk line acreage fee will be required. Connection to existing sewer lines that 
serve the general area will be the responsibility ofthe developer. An overall sanitary sewer 
master plan for the proposed development shall be submitted to the City of Keizer Department of 
Public Works for review prior to the submittal of any engineering drawings for public sewer 
lines for the proposed development. 

D. Any system development charges for water system improvements will be those in place 
at the time of individual service connections. 

E. Street opening permits are required for any work within the City Right-of-way that is not 
covered by a Construction Permit. 

F. All grading which results in fill in excess of three (3) feet located within the identified 
building envelop on a subdivision lot or parcel must be engineered. 

RECOMMENDATION AND CONDITIONS OF APPROVAL 
SUBDIVISION 

Based on the above findings, the Hearings Officer recommends the proposed subdivision 
complies with the applicable criteria and recommends the City Council approve the proposed 
subdivision with the following conditions of approval, which must be completed, including 
review and approval by the appropriate department, prior to the time lines stated. Compliance 
with the conditions of approval shall be the sole responsibility of the applicant and/or property 
owners. 

General: 
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1. Improvement work shall not commence until plans have been checked for adequacy and 
approved by the Department of Public Works. Plans shall be prepared in accordance with 
requirements of the City. Trent Ave. and 15th Ave. are proposed as 46-foot rights-of-way 
with 32-foot street improvements and sidewalks on both sides. The proposal for Trent Ave. 
and 15th Ave. is acceptable to the Department of Public Works. 

The applicant has proposed rights-of-way for 17th Ave. and Golden Lane that are less than 
the minimum 44-foot right-of-way for a local street I. Specifically, 17th Ave. would be 
constructed to a 39-foot right-of-way standard (22 feet from centerline on the east side of 
17th Ave., 17 feet from centerline on the west side of 17th Ave.) and Golden Lane would be 
as shown in Exhibit 17. 

2. Improvement work shall not commence until the Public Works Department has been 
notified in advance; and, if work has been discontinued for any reason, it shall not be 
resumed until the Public Works Department has been notified. 

3. Improvements shall be constructed under the inspection and to the satisfaction of the City 
Engineer and the Director of Public Works. The City may require changes in typical 
sections and details in the public interest, if unusual conditions arise during construction to 
warrant the change. 

4. Any wells on bordering properties within 50 feet of any proposed sanitary sewers shall be 
located. Development of the subject property will require the design and construction of 
an adequate public water system to provide for fire protection for the development. A 
preliminary water master plan shall be submitted to the Department of Public Works for 
review to indicate fire protection adequacy and where individual water meters are 
proposed. A 10 foot utility easement is required along the frontage of all public streets 
within the proposed development. 

5. The developer shall prepare a plan for access to the existing home on Tax Lot 06 3W 
33DA 01700. The plan shall be reviewed and approved by the City of Keizer. 

6. Approval of the subdivision is contingent upon the Keizer City Council approving the 
request to change the Comprehensive plan designation to Low Density Residential and 
the zone designation to Single-Family Residential on the 5.43 acre parcel (Tax Lot 06 
3W 33 01600 as configured after the lot line adjustment). 

7. The applicant shall satisfy all of Marion County Surveyor's Office requirements 
necessary to accomplish the proposed lot line adjustments that are needed to allow the 
development of the property as proposed. 

Prior to Plan Submittal: 
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8. A Pre-design meeting with the City of Keizer Department of Public Works will be 
required prior to the Developer's Engineer submitting plans to either the City of Keizer or 
the City of Salem for review. An engineering site plan shall be submitted for review and 
approval to the Keizer Department of Public Works. The site plan shall include information 
concerning storm water detention, street improvements, easements, sewer, water and other 
engineering information as necessary to show compliance with Public Works development 
standards. At the pre-design meeting the following items shall be submitted for review 
and approval: 

a. A master water system plan showing proposed size and routes of public water 
mams, fire hydrants as required by the Fire District and individual services. 

b. An overall storm dramage plan that provides service to this development 
consistent with the City of Keizer Master Storm Drain Plan for this area of 
Keizer. All storm water and roof drains are to be connected to an approved 
system designed to provide adequate drainage for the proposed new driveways 
and other hard surfaces. No direct connection of roof drains will be allowed. A 
grading and drainage plan shall be developed for the subject property. The 
grading and drainage shall comply with Section 2.306 (storm drainage) ofthe 
Keizer Development Code. The City of Keizer will require that on-site storm 
water detention, if necessary, shall be underground and located within improved 
street areas. Access to an approved public storm drain system will be required. 
Additional information regarding street grades, site grading, inverts, etc, shall be 
submitted prior to any plan approval. 

c. Local sewer permits are required prior to construction and are issued through the 
City of Salem. The City of Salem requires sanitary sewer laterals be constructed 
that serve each lot conforming to the City of Salem Sewer Design Standards. 
Sewer laterals shall be located within the access and utility easement or 
appropriate easements. 

Prior to submitting plans to the City of Salem for approval, plans shall be 
submitted to the Public Works Department for review and determination of 
compliance with the City of Keizer's Master Sewer Plan for the area. 

Prior to Issuance of Construction Permits by the Department of Public Works: 

9. Construction permits are required by the Department of Public Works prior to any public 
facility construction. Prior to issuance of construction permits, all required acreage fees 
(sanitary sewer and storm drain) shall be paid or evidence provided that previous 
payments have been made. 
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10. An improvement agreement shall be executed between the developer and the City of 
Keizer prior to recording of the subdivision plat. This agreement can be picked up at the 
City Engineer's Office. 

11. Any required connection taps shall be to the City of Keizer standards paid for by the 
developer. The sanitary sewer acreage fee and the storm drainage acreage fee shall be 
paid at the time of issuance of construction permits by the Department of Public Works. 

12. Final development plans shall be submitted to the Keizer Fire District for review and 
approval regarding access and adequate location of fire hydrants. Location of all water 
meters to be approved by Keizer Public Works Department. 

13. A master utility plan including all proposed power, telephone, gas and cable TV lines 
shall be submitted to the Department of Public Works for review prior to the Department 
issuing construction permits for the proposed project. 

14. A Pre-construction conference shall be required prior to commencement of any 
construction under permits issued by the City. 

15. A power plan shall be submitted to Qwest. 

During Public Improvements: 

16. All underground utilities, sanitary sewers, and storm drains installed in streets shall be 
constructed prior to the surfacing of any streets or access ways. 

17. A street opening permit is required for any construction within existing rights-of-way. 

Prior to Satisfaction of Improvements: 

18. Certified as-built drawings of all public utility improvements and street improvements shall 
be provided to the City's Public Works Department upon completion of the public 
improvements and prior to final acceptance of the improvements by the City. As-built 
conditions and information shall be reflected on one set of Mylar base as-built drawings. 
The as-built drawings shall be submitted to the City Engineer. Additionally, digital files of 
the as built plans shall be submitted to the Department of Public Works. 

Prior to Preliminary Plat Approval: 

19. A detailed preliminary subdivision plat shall be submitted to the Marion County Surveyor's 
office for review. Marion County Surveyor's office will then submit the plat to Keizer for 
review and approval. The Preliminary Plat must be submitted for review prior to submittal 
of a final plat. 
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a. A checking fee and second Mylar fee is required. 
b. A current or updated title report must be submitted at the time of review. Title 

reports shall be no less than 15 days old at the time of approval ofthe plat by the 
Surveyor's Office, which may require additional updated reports. 

c. Subdivision name must be approved per Oregon Revised Statue 92.090. 
d. Must be surveyed and platted per Oregon Revised Statue 92.050. 
e. Per Oregon Revised Statue 92.065 remaining monumentation bond may be 

required if some of the plat monuments have not been set and/or the installation of 
street and utility improvements has not been completed, or other conditions or 
circumstances cause the delay (or resetting) of monumentation. 

The detailed preliminary plat shall include the following provisions: 

f. Include all engineering elements as required by the Department of Public Works 
requirements. 

g. Right-of-way dedication for the proposed development. 
h. For all public water mains, fire hydrants and any public sewer mains located 

within the subject property (if located outside platted rights-of-way) easements 
will be required and will need to be recorded. These easements shall meet the 
City of Keizer or City of Salem (where applicable) Design Standards and shall be 
shown on the subdivision plat. 

i. 10-foot wide public utility easements (PUE) shall be indicated along all newly 
dedicated rights-of-way. 

j. All lots shall conform to lot dimension standards within the RS zone, 
k. All lots less than 5,000 square feet shall be required to be developed with attached 

or zero side yard single-family dwelling construction. If developed as zero side 
yard homes, then a 5-foot wide maintenance easement shall be shown on the plat. 

I. Street names to be shown on plat, 
m. PGE easement to be shown on plat. 

20. With the Preliminary plat a copy of the proposed CC&R's, Owners Agreements, Articles 
and By-Laws shall be submitted to the Community Development Department for review by 
the City Attorney as outlined in Section 3.108.07 ofthe Keizer Development Code. The 
following information should be included within the instrument(s): 

a. Streetscape tree requirements. 
b. Zero side yard status for Lot 1 thru 8 
c. All single-family dwellings shall provide a minimum of two off-street parking 

spaces. 
d. Existence of all easements (PGE, storm sewer, etc) on the property that may 

affect use of lots. 
e. Language indicating that property is near lands that are in agricultural production 

and acknowledges that farm uses can result in noise, dust and odors. 
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f. Language indicating that property is near the Willow Lake Sewer Treatment Plant 
and acknowledges that this facility may produce noise and odors. 

g. Provisions for permanent maintenance of the fencing along the outside edges of 
17th Ave. and Golden Lane, unless the City agrees that the fence may be 
constructed within dedicated land and the City agrees to maintain the fence. 

Prior to Final Plat approval (Mylar): 

21. All existing wells on the subject property shall be abandoned. Any existing neighboring 
well conflicts with proposed sanitary sewers shall be reported to the department of Public 
Works and a method for resolving the conflict shall be determined prior to the construction 
of any sanitary sewers on the subject property. A copy of a well abandonment permit from 
the State Water Resources Department indicating completion of the abandonment of all 
wells on the property shall be submitted to the Public Works Department. 

22. Upon approval of the preliminary agreement, a final copy of any CC&R's, Homeowner 
Agreements, or other instrument shall be submitted to the Community Development 
Department. The instrument shall conform to the agreements submitted during 
preliminary plat approval. 

23. Upon approval of the detailed preliminary plat and engineering plans, a final plat for the 
subdivision, which conforms to the preliminary plat approval, must be submitted for review 
to Marion County Surveyor's Office. 

24. An easement/waiver regarding potential wastewater treatment plant impacts shall be 
developed and record prior to the final plat being recorded. This mechanism shall be 
reviewed by the City Attorney. 

Prior To Obtaining Building Permit(s): 

25. No building permits shall be issued until the plat is recorded and all conditions of any 
construction permits are completed to the satisfaction of the Department of Public Works. 

26. The applicant shall apply to the City of Keizer for the creation of a Local Improvement 
District (L.I.D.) for street lighting. Street lighting improvements shall comply with the City 
regulations and requirements. A L.I.D. shall be obtained prior to obtaining any building 
permits. 

27. Six (6) foot high fencing shall be in place along the south, and west property lines adjacent 
to the proposed streets. 

Prior to Obtaining Building Permit Final for each dwelling within the Subdivision: 
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28. The residential address requirements found in the Oregon Uniform Fire Code shall be 
completed as approved by the Keizer Fire District. 

29. Streetscape trees shall be required to beplanted at an interval of one tree per 30 feet of front 
and side frontage on each lot along the new street. The streetscape trees are m addition to 
those required by the replacement of any significant trees The trees shall be planted prior to 
final inspection approval for each individual lot. 

30. No building permits shall be issued until the plat is recorded, and all conditions of any 
construction permits are completed to the satisfaction of the Department of Public Works. 

31. Sanitary sewer permits must be received and/or sewer taps and system development charges 
must be paid due and payable to the City of Salem. 

32. Six foot high fencing shall be in placed along the north property line of Lot 27 thru 34. 

33. Each single-family dwelling shall provide at least two off-street parking spaces. 

DATED this day of May 2008 

Hearings Officer 
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