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KEIZER STATION PLAN 
 

INTRODUCTION 
 
Planning for this area began in 1987 when the Keizer Comprehensive Plan established 
the Chemawa Activity Center and McNary Activity Center.  The first Chemawa Activity 
Center Plan was adopted in 1993, followed by amendments to the plan in 1995.  The city 
amended the plan two years later and adopted the 1997 version of the Chemawa Activity 
Center Plan, which provides for development of a mixed-use area incorporating service 
commercial, industrial, housing, retail, office, and public uses.  The Chemawa Activity 
Center Plan and the Keizer Station Plan are both “activity center design plans” as 
described in the Keizer Comprehensive Plan.  The activity center is divided into four 
areas (A through D) corresponding with specific sections on the north and south side of 
Chemawa Road and Lockhaven Drive. 
 
Suggested changes to the Comprehensive Plan and Zoning maps are recommended to be 
consistent with the types of uses based on anticipated market demand.  The changes to 
the zoning pattern are further supported by the economic analysis conducted by Hobson 
Ferrarini & Associates, which demonstrates that there is a large shortfall of commercial 
land within Keizer. This analysis also indicates that the existing industrial land in Keizer 
is more than sufficient to meet the 20-year demand for industrial uses.  
 
This plan also provides specific development standards within the Keizer Station Plan 
area. Development standards design details for buildings and on-site improvements and 
uses are provided in the Keizer Development Code.  
 
This plan establishes four specific areas within the Keizer Station Plan area (Figure 1): 
 
■■  Area A – Village Center/Sports Center 
■■  Area B – Retail Service Center 
■■  Area C – Keizer Station Center 
■■  Area D – Commerce Center 
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The Keizer Station Plan is intended to build on the objectives that were previously used 
to guide the preparation of the Chemawa Activity Center Plan: 
 
■■  Establish a northern gateway into the Keizer area; 
■■  Provide an opportunity for multi-modal transportation options; 
■■  Provide the opportunity to live, work and shop in close proximity to the Center; 
■■  Provide an additional focal point for industry, commerce and community activities; 
■■  Enhance economic activity within the community without threatening the economic 

health and redevelopment activities along the River Road and Cherry Avenue 
corridors; 

■■  Provide an appropriate site for community facilities; 
■■  Offer a source of employment, including family wage jobs; and 
■■  Be a Source of Pride. 
 

KEIZER STATION PLAN LAND USE AND ZONING 
 
The Plan takes advantage of the access and visibility of the Keizer Station Plan area and 
is designed to allow flexibility with applicable development standards.  Compared with 
the Chemawa Activity Center Plan, which excludes the ballpark and properties 
immediately north, the Keizer Station Plan area includes these properties.  The Plan land 
use designations, which are shown in Figure 2, include: 
 

Plan Designation Acres 
Area A  
Industrial General 30.8 
Campus Light Industrial 37.2 
Special Planning District 93.0 
Area B  
Commercial 11.4 
Low Density Residential 1.1 
Area C  
Mixed Use 34.5 
Commercial 1.5 
Area D  
Campus Light Industrial 15.7 
  
Total Approximate Acres 225.2 
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The Plan also features a new zoning district called Employment General (EG) that 
develops standards to promote an employment center with the opportunity for a mix of 
industrial and commercial uses. The Keizer Development Code amendments that are 
necessary to implement the Keizer Station Plan are provided in Attachments A      
through N.   
 
Based on the Comprehensive Plan Map amendments (Figure 2), the Zoning Map   
(Figure 3) the following approximate acreage totals for the Keizer Station Plan area by 
zoning district are summarized below.  All of these properties are within the Activity 
Center Overlay for the Keizer Station Plan. 
 

Zoning District Existing Acres Proposed Acres Change/Acres 
Industrial Business Park (IBP) 122.1 52.7* -69.2 
General Industrial 0 30.8 +30.8 
Commercial Mixed Use (CM) 19.7 11.4 -8.3 
Mixed Use (MU) 36 34.5 -1.5 
Public (P) 34.9 0 -34.9 
Commercial Office (CO) 12.5 0 -12.5 
Commercial Retail (CR) 
Single Family Residential (RS) 
Employment General (EG) 

0 
0 
0 

1.5 
1.1 
93 

+1.5 
+1.1 
+93 

 
Total Approximate Acres 225.2 225.2 

 
 

The above listed acreage is based upon data from the Marion County Assessor’s Office, October 
31, 2002. 
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The existing and proposed zoning is further described for the four areas of the Keizer 
Station Plan as follows in approximate acreage: 
 

 
Area A   

 

Village Center 

Zoning     Existing Acres  
 

Proposed Acres 

Employment General (EG) 0 93 
Industrial General (IG) 0 2 
Industrial Business Park  (IBP) 84 0 
Commercial Mixed (CM) 11 0 
 

Sports Center 
Zoning     Existing Acres  
 

Proposed Acres 

Industrial Business Park (IBP)         38.1           37.2 
General Industrial (IG) 0                28.8 
Public (P) 27.9   0 
 
 

 
Area B - Retail Service Center 

Zoning     Existing Acres  
 

Proposed Acres 

Commercial Mixed Use (CM) 0 11.4 
Single Family Residential (RS) 0 1.1 
Commercial Office (CO) 12.5 0   
  

 
Area C - Keizer Station Center 

Zoning     Existing Acres  Proposed Acres
 

  

Mixed Use (MU) 36 34.5 
Commercial Retail (CR) 0 1.5  
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Area D - Commerce Center 

Zoning     Existing Acres  
 

Proposed Acres 

Industrial Business Park (IBP) 0 15.7 
Commercial Mixed-Use (CM) 8.7 0 
Public (P) 7.0 0 

 
The above listed acreage is based upon data from the Marion County Assessor’s Office. 
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Figure 2: Comprehensive Plan Map Land Use Designations 
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Figure 3: Zoning Designations 
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SITE CHARACTERISTICS 
  
One factor that will influence future development in the Keizer Station Plan area is the 
site’s physical constraints. These constraints will shape where future development and 
infrastructure will be located include: 
 

■■  Utility easements, including the BPA and PGE powerline easements; 
■■  ODOT access easements; and 
■■  Rail right-of-way. 
  

 
KEIZER STATION PLAN AREAS AND DESIGN GUIDELINES 

 

The Keizer Station Plan has evaluated each of the four areas from a development, urban 
design, transportation and public facilities perspective. Based on this evaluation, this Plan 
recommends a number of specific design guidelines and identifies development issues 
that will need to be addressed as development occurs in each area. The following section 
provides the specific area descriptions, design guidelines and issues that will guide future 
development for each of the following areas: 
 

■■  Area A – Village Center/Sports Center 
■■  Area B – Retail Service Center 
■■  Area C – Keizer Station Center 
■■  Area D – Commerce Center 
 

To help create the mix of uses envisioned in the Keizer Station Plan, the floor area for 
specified uses, which generally have retail and commercial characteristics, is limited as 
provided in the Keizer Development Code (KDC).  Each area is limited with a prescribed 
amount of floor area for specific uses.  The specific use restrictions are also included in 
the Keizer Development Code for each applicable zone and the Activity Center Overlay 
(ACO) Zone.  The areas are restricted to the following amount of square footage for these 
specified uses as follows: 
 

Areas     
Area A –  

Square Footage Limitation for Specified Uses 

Village Center    675,000 sq. ft. 
Sports Center        15,000 sq. ft. 

Area B – Retail Service Center    80,000 sq. ft. 
Area C – Keizer Station Center   135,000 sq. ft. 
Area D – Commerce Center     70,000 sq. ft. 
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KEIZER STATION PLAN IMPLEMENTATION PROCEDURES 
 

 
Land Use Review Procedures 

This Plan calls for the development of Master Plans for Area A – Village Center, Area A 
– Sports Center, Area B, and Area D.  In Area C, a Master Plan is only required for 
development of two or more lots/parcels.  The Master Plans are to be reviewed and 
approved by the City Council through a Type II-B review process in accordance with the 
Keizer Station Plan design guidelines.  These Master Plans are to be publicly or privately 
prepared representing the development proposal for a given area.  It is recognized that the 
applicant of the Master Plan for an area may not own or control all the land within the 
Master Plan boundary.  All property owners in each area are encouraged to join together 
as co-applicants.  However, to properly plan development and provision of public 
facilities and services, the master plan shall still cover all the area in appropriate detail 
based on ownership.  For those portions not owned or controlled by an applicant, the 
Master Plan shall focus on a cohesive interconnected system of planned public facilities 
and shall set general design guidelines to be used throughout the Master Plan area. 
Amendments to an approved Master Plan shall require City Council approval.  
Subdivision approval shall be based upon the applicable zone and applicable KDC 
Section 3.108 requirements.  
 
The Master Plans will be developed and considered in accordance with the requirements 
of the Activity Center Overlay provisions (KDC Section 2.125 of the Keizer 
Development Code).  Individual areas may require a detailed transportation system 
design plan as a requirement of Master Plan approval.  Once a Master Plan is adopted, 
individual buildings and uses must receive building permit approval.  As part of the 
building permit process, the proposal will be evaluated for compliance with the adopted 
Master Plan, zone standards, and applicable design standards as referenced in the Keizer 
Development Code.  In the case of conflicts between the Keizer Station Plan and the 
Keizer Development Code, the Keizer Station Plan standards will apply. 
 

♦ In order to establish the Type II B procedures, KDC Section 3.101.02 is amended 
and shown in Attachment B.   

 
♦ In order to establish the criteria for Type II B review, KDC Section 3.113 is added 

as shown in Attachment C. 
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Transportation Review Procedures 

Beginning with the adoption of the Chemawa Activity Center Plan (1997) a 
transportation level-of-service standard for future traffic operations at the signalized 
intersections on Lockhaven Drive and Chemawa Road between River Road and the 
eastern I-5 ramp was developed. This level-of-service standard (volume to capacity (V/C) 
ratio of 0.87) is included in Keizer’s Transportation System Plan (TSP) as well. Traffic 
operations are a critical element of the future implementation of the Keizer Station Plan. 
Therefore, the Keizer Station Plan includes the 0.87 volume to capacity (v/c) ratio as 
adopted in the Chemawa Activity Center Plan.  
 
The transportation requirements of the Keizer Station Plan may include an underpass of 
Chemawa Road.  The underpass is one of several optional elements of the overall 
transportation system needed to provide safe access to and from the developing areas of 
the Keizer Station Plan.  Provisions for construction of the underpass and/or other 
improvements shall be in place so as to not allow the intersection of Radiant Drive with 
Chemawa Road to fall below the v/c ratio of 0.87 as calculated by the critical movement 
analysis methodology as development occurs. 
 
Off-ramp and other ODOT facility improvements, if necessary, shall be constructed as a 
regional improvement to the I-5 Interchange under ODOT’s direction.  Funding shall be 
provided, as appropriate, by all parties benefiting from the improvements.   
 
Street right of way dedications and street vacations will be required. Prior to 
development, an overall preliminary plan shall be submitted for review and approval by 
the Department of Public Works indicating the location of all proposed public and private 
streets to be dedicated and vacated.  All new public streets shall be constructed to the 
requirements of the City of Keizer Department of Public Works Design and Construction 
Standards.  During the master planning process, circulation to and within the Keizer 
Station Plan shall be addressed to promote pedestrian and bicycle access to the site from 
all surrounding areas.    
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Utility Review Procedures 

General: 
 

A. A street lighting master plan shall be developed.  A street lighting district shall be 
created while under the control of the developer to provide for adequate 
streetlights along the frontage of all new street rights of way.  Decorative lighting 
shall be used. 

 
B. Construction permits are required by the Department of Public Works prior to any 

public facility construction.   Contact the City Engineer's office at 390-7402 for 
the necessary permit information that is required. 

 
C. 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. 

           
D. Street opening permits are required for any work within the City right-of-way that 

is not covered by a Construction Permit. 
 
E. Facility phasing plans and arrangements for reimbursing developers for providing 

additional capacity to serve future development shall be approved by the Keizer 
Department of Public Works. 

 
Sanitary Sewer: 
 
A portion of the Keizer Station Plan is located within the original Keizer Sewer District 
and a portion is located outside of the original district.  Developers will construct the 
sewer trunk line and pay an acreage fee for the property outside of the original district.  
 

A. Prior to development of the subject property, a master sewer plan for the proposed 
development shall be submitted to the Department of Public Works for review 
and approval.  The entire project shall be served by an existing 18-inch trunk 
sewer line located adjacent to Keizer Stadium. 

 
B.  City of Salem approval for both sewer trunk lines and local sewers is required.  

Permits from the City of Salem shall be issued prior to construction.  Prior to 
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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. 

   
C. Connecting to existing sewers that serve the general area will be the responsibility 

of the developer of the property. 
 
D. Appropriate easements will be required for any public sewer mains located within 

the subject property if located outside platted right of ways.  
 
E. It will be the responsibility of the developer’s engineer to locate any existing 

wells (including those on adjacent property) in the vicinity of the proposed new 
sanitary sewer lines for the subject property.  Any conflicts between existing 
wells and proposed sanitary sewers shall be addressed by the developer prior to 
issuance of public works construction permits.  The timing for resolving any 
conflicts shall be identified as part of a Master Plan approval. 

 
Domestic Water: 
 

A. A master water system plan showing proposed routes of public water mains, fire 
hydrants and individual services shall be prepared prior to submission of 
construction plans for the development.  Location of all meters shall be approved 
by the Keizer Department of Public Works.  To provide for adequate peak 
consumption and fire protection requirements, it is anticipated that new public 
wells and storage facilities will be required.  Appropriate easements for all public 
water mains and fire hydrants will be required if construction is to be outside of 
public right of ways.  Dedication of property to the City shall be required for any 
wells or storage facilities developed.  Any system development charges for water 
system improvements will be those in place at the time of individual service 
connections.  

 
B. Final development plans shall be reviewed by the Keizer Fire District with regard 

to access and adequate location of fire hydrants prior to any issuance of public 
works construction permits by the City of Keizer.   

 
C. Existing wells on the subject property are to be located by the developer and 

reviewed by the Keizer Department of Public Works to determine if existing 
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water rights can be transferred to municipal use.  If so, the developer shall make 
the transfer at the request of the City.  The City will be responsible for any fees 
charged by the State of Oregon associated with the transfer.  If the wells cannot be 
incorporated into the city system, the developer shall abandon them in accordance 
with the rules of the Oregon State Water Resources Department.   

 
Storm Sewer: 
 

A. Development plans will require an evaluation of the present drainage patterns and 
runoff characteristics.  The property is within a critical drainage basin and strict 
compliance with city ordinances will be necessary.  No increase in runoff will be 
allowed as development occurs.  Prior to development, an overall storm water 
master plan shall be submitted for review and approval by the Department of 
Public Works.  

 
B. Storm water detention will be required.  All storm water and roof drains shall be 

connected to an approved system designed to provide adequate drainage for the 
proposed new driveways and other impervious surfaces.  

 
C.  A grading and drainage plan shall be prepared and submitted for review and 

approval by the Department of Public Works. Details shall include adequate 
conveyance of storm water from adjacent property across the subject property. 

 
D. As part of the Keizer Station Plan development, a detailed analysis of the various 

drainage basins within the planning area was completed (Chapter of the 
September 2001 KSP proposal, Attachment N).  In all cases, storm water 
detention and treatment will be required to the standards in place at the time of 
development 

 
E.   Prior to development, a phasing plan shall be submitted for review and approval 

by the Department of Public Works to indicate how the storm water system will 
be developed to provide service to each area. 
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AREA A – VILLAGE CENTER 

I. PURPOSE AND OBJECTIVES 
 
A.   Purpose:  The Village Center (95 acres) portion of Area A is the heart of the 

Keizer Station Plan.  The Village Center will provide the opportunity to establish 
a true economic activity center that will focus on offering a variety of industrial 
and commercial activities.  In order to achieve the necessary mix of uses and 
design environment to create the Village Center, this plan sets forth a series of 
objectives for new development to accomplish.  

 
Key issues that will need to be considered as Area A – Village Center develops include: 
 

■■  Location and design of transportation facilities. 
■■  Traffic operations at the Chemawa Interchange. 
■■  Physical constraints (e.g. power lines, utility easements, rail right-of-way) that 

will influence the amount of buildable land and building locations; and   
■■  Phasing of development. 

 
B.   Objectives:  Development in Area A – Village Center will be focused on 

achieving the following objectives: 
  

■■  Provide a northern gateway to Keizer; 
■■  Develop a variety of employment opportunities; 
■■  Create a focal point for commerce and community activities; 
■■  Establish a place for multiple activities; 
■■  Provide a gateway to sports activities; and 
■■  Be a source of employment opportunities. 

 
C.   Base Zones: In order to achieve the Development Objectives for Area A – 

Village Center, the Special Planning District Comprehensive Plan designation 
shall apply to the property within the Village Center.  Property within this area 
shall be zoned as follows:   

Zoning Acres 
Employment General (EG) 
 Industrial General (IG) 
 

  93.0 
    2.0 
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II.    DESIGN STANDARDS  
 
Following Master Plan approval, as described earlier, subsequent development within 
Area A – Village Center, shall satisfy the development standards of the underlying zone, 
Employment General (EG) – Section 2.119, along with the following design standards: 
 
A. Development Standards:  KDC Section 2.315 Development Standards requires 

new development to apply for Development Review and to comply with standards 
identified in KDC Section 2.315.08 as part of the building permit approval 
process.  These standards are intended to be objective and to serve as a guide to 
designers of developments.  A building permit shall be issued when the proposal: 

 
1. Is consistent with the Development Standards of KDC Section 2.315; and 
2. Is in substantial conformity to the approved Master Plan. 
 
Modification of a building permit application, which is not in substantial 
conformity with the Development Standards or the approved Master Plan, may be 
approved by the City Council under KDC Section 2.315.09. 

 
B. Additional Design Standards: Development throughout Area A – Village Center 

will also be controlled by a set of design standards aimed at establishing an 
environment that promotes a coordinated approach to developing the entire 95 
acres. The intent is to establish design standards in addition to the standards 
identified in KDC Section 2.315 that will guide future development in a manner 
that will achieve the development objectives for Area A – Village Center.  The 
following Design Standards shall also apply to new development in Area A – 
Village Center area as part of the Master Plan approval process: 

 
1.   Gateway.  In order to achieve the objective of making Area A – Village a 

gateway to Keizer, a gateway feature visible from I-5 shall be provided. 
 

2. Weather protection. Weather protection for pedestrians, such as awnings, 
canopies and arcades, shall be provided at building entrance(s). Weather 
protection is encouraged along building frontages abutting a public 
sidewalk or a hard-surfaced expansion of a sidewalk, and along building 
frontages between a building entrance and a public street or accessway.  
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III.     TRANSPORTATION SYSTEM  
 
The extension of Radiant Drive through Area A – Village is a key element, not only to 
the transportation system, but to the visual quality of the center. Accordingly, the 
following design features shall apply to Radiant Drive: 
 
A. Streetscape.  Radiant Drive is relocated to bisect Area A – Village Center and 

will provide a landscaped entry as well as providing a direct connection into Area 
A – Village Center. The design of Radiant Drive and internal streets shall include 
landscape features as approved by the City Council as part of the Master Plan 
approval process.  Landscaping and streetscaping provisions identified in KDC 
Section 2.119, Attachment A. 

 
B. Access.  Access from Radiant Drive to adjoining property shall be controlled. The 

intent of Radiant Drive is to provide efficient through traffic.  Signalized access 
connections will be located at least 600 feet apart, except where approved by the 
City Traffic Engineer.  Additional access connections on Radiant Drive should be 
limited and designed to maximize the flow of traffic.  All internal signalized 
intersections on Radiant Drive will operate at a V/C standard of 0.87 or better.  

 
C. Pedestrian circulation: 
 

1. The on-site pedestrian circulation system shall be continuous, connecting 
the ground-level entrances of primary structure(s) to the following:  

 
a. Streets abutting the site; 
b. Parking areas; 
c. Shared open spaces and play areas;  
d. Abutting transit stops;  
e. Any pedestrian amenity such as plazas, resting areas and 

viewpoints; and 
d. Adjacent buildings. 

 
2. There shall be at least one pedestrian connection to an abutting street 

frontage for each 300 linear feet of street frontage.  
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IV. UTILITIES 
 
In addition to the development standards of Utility Lines and Facilities – Section 2.307 
the following standard shall apply to new utilities: 
 
A. All utilities located adjacent to Radiant Drive and connecting transportation 

facilities shall be located underground. 
B. All other new utility connections and lines shall be located underground where 

practicable. 
 
V. PARKING 
 
Parking standards for Area A – Village Center shall follow the standards located in the 
corresponding base zone as well as Off-Street parking and Loading – Section 2.302.  In 
addition to these standards, the following shall also apply: 
 
A. Location of parking – If the building is located within 20 feet of the Radiant Drive 

right-of-way, there shall be no parking or maneuvering between the building and 
the right-of-way.  

 
VI. LANDSCAPE 
 
In addition to the development standards of Site and Landscape Design – Section 2.309 
the following standards shall apply: 
 

A. A coordinated landscape plan shall be provided for the frontage portion of the 
Village Center along I-5 with the request for master plan approval.  

 
B. Restriction on Tree Removal.  From the date of adoption of this ordinance, no 

trees shall be removed from any property within Area A- Village Center without 
approval from the City.  The City recognizes that factors such as disease and 
safety concerns or other practical considerations may require the approval to 
remove such trees.  The City otherwise may determine existing trees to remain on 
the property.   

 
Upon application for master plan approval, the applicant shall submit a tree inventory of 
all existing trees and trees removed since the date of this ordinance. 
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AREA A – SPORTS CENTER 

I. PURPOSE AND OBJECTIVES 
 

A.   Purpose:  Area A – Sports Center (66 acres) is the location of the Keizer Stadium 
as well as the potential location for a variety of industrial, entertainment, 
recreation and sports-related facilities.  A portion of this area is devoted to an 
existing power substation and a baseball stadium.  Area A – Sports Center will be 
accessed via the extension of Radiant Drive through Area A - Village.  Key issues 
that will need to be considered as Area A – Sports Center develops include: 

 

■■  Location and design of Radiant Drive; 
■■  Physical constraints that will influence the amount of buildable land and 

building locations; 
■■  Phasing of development; 
■■  Coordination with Keizer Stadium activities; and 
■■  Relationship to Lake Labish restoration improvements. 

 
B.   Objectives:  Development in Area A – Sports Center will be focused on 

achieving the following objectives: 
 

■■  Providing development opportunities for industrial and recreation facilities 
while addressing building constraints; 

■■  Creating an industrial, recreation and community center; and 
■■  Providing compatible uses to the existing power transmission center.  

 
B. Base Zone: In order to achieve the Area A – Sports Center Development 

Objectives, the Comprehensive Plan designation for property within Area A – 
Sports Center shall be Campus Light Industrial and General Industrial. Property 
within the Sports Center shall be zoned as follows: 

 
Zoning Acres 

Industrial Business Park (IBP) 37.2 
General Industrial (IG) 28.8 
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II. DESIGN STANDARDS 
 
Following Master Plan approval, as described earlier, subsequent development within 
Area A – Sports Center, shall satisfy the development standards of the underlying zone, 
Industrial Business Park—Section 2.113 along with the following design standards: 
 
A. Development Standards:  KDC Section 2.315 Development Standards requires 

new development to apply for Development Review and to comply with standards 
identified in KDC Section 2.315.08 as part of the building permit approval 
process.  These standards are intended to be objective and to serve as a guide to 
designers of developments.   A building permit shall be issued when the proposal: 

 
1. Is consistent with the Development Standards of KDC Section 2.315; and 
2. Is in substantial conformity to the approved Master Plan. 
 
Modification of a building permit application, which is not in substantial 
conformity with the Development Standards or the approved Master Plan, may be 
approved by the City Council under KDC Section 2.315.08. 

 
B. Additional Design Standards: In addition to the design standards in the 

underlying base zones, the following design standards shall apply as part of the 
Master Plan approval process: 

 
1. The requirement in Industrial Business Park Section 2.113.05 H (Lot 

Coverage) for 20 percent of the gross area of a lot in the IBP district shall 
also apply to Area A – Sports Center. 

 
2. The requirement in General Industrial Section 2.114.05 B is amended to 

allow an additional one foot of height for every five feet of setback from 
residential areas in Area A – Sports Center. 

 
 

III. TRANSPORTATION SYSTEM 
 
The extension of Radiant Drive into Area A - Sports Center is a key element, not only to 
the transportation system, but also to the visual quality of the center. Accordingly, the 
following design features shall apply to Radiant Drive: 
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A. Radiant Drive is relocated to bisect Area A – Village Center and will provide a 
landscaped entry into the area as well as providing a direct connection into the 
Area A - Sports Center.  

 
B. Access from Radiant Drive to adjoining property shall be controlled. The intent of 

Radiant Drive is to provide efficient through traffic.  Signalized access 
connections will be located at least 600 feet apart, except where approved by the 
City Traffic Engineer.  Additional access connections on Radiant Drive should be 
limited and designed to maximize the flow of traffic.  All internal signalized 
intersections on Radiant Drive will operate at a V/C standard of 0.87 or better.  

 
C. Pedestrian circulation:   
 

1. The on-site pedestrian circulation system shall be continuous, connecting 
the ground-level entrances of primary structure(s) to the following: 

  
a. Streets abutting the site; 
b. Parking areas; 
c. Shared open space and play areas; and 
d. Abutting transit stops; 
e. Any pedestrian amenity such as plazas, resting areas and 

viewpoints; and 
f. Adjacent buildings. 

 
2. There shall be at least one pedestrian connection to an abutting street 

frontage for each 300 linear feet of street frontage.  
 
 

IV. LANDSCAPE 
 
In addition to the development standards of Site and Landscape Design – KDC Section 
2.309 the following standard shall apply: 
 

A. A coordinated landscape plan shall be provided for the frontage portion of the 
Sports Center along I-5 with the request for master plan approval.    
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B. Restriction on Tree Removal.  From the date of adoption of this ordinance, no 
trees shall be removed from any property within Area A- Sports Center without 
approval from the City.  The City recognizes that factors such as disease and 
safety concerns or other practical considerations may require the approval to 
remove such trees.  The City otherwise may determine existing trees to remain on 
the property.   

 
1. Upon application for master plan approval, the applicant shall submit a tree 

inventory of all existing trees and trees removed since the date of this 
ordinance. 
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AREA B – RETAIL SERVICE CENTER  

I. PURPOSE AND OBJECTIVES 
 

A. Purpose.  Area B – Retail Service Center (12.5 acres) is envisioned to 
offer community supporting retail services such as a food store, personal services 
and specialty retail. In addition, the plan proposes the completion of Dennis Ray 
Avenue to complete the residential neighborhood nearby.  In addition to the 
permitted uses, a Transit Station (bus service or commuter rail service) is allowed 
as a Conditional Use in the CR zone consistent to Section 2.4 of the Keizer 
Development Code.   
 
 Key issues that will need to be considered as Area B develops include: 

 
■■  Site access; 
■■  Buffering between adjacent residential areas; and 
■■  Traffic operations on Lockhaven. 

 
B. Objectives:  Development in Area B will be focused on achieving the following 

objectives: 
 

■■  Complete residential neighborhood on Dennis Ray Avenue and provide a 
pedestrian and bicycle connection to nearby commercial activities; 

■■  Provide convenient retail opportunities for nearby residential areas; 
■■  Create a landscape buffer along the northern edge of the site; and 
■■  Protect traffic operations on Lockhaven Drive and McLeod Lane. 
■■  Location and operation of future Commuter Rail Transit Station. 

 
C.   Base Zones: In order to achieve Area B  Development Objectives, the 

Comprehensive Plan designation for property within the Area B shall be Low 
Density Residential for those properties zoned Single Family Residential and 
Commercial for the property zoned Commercial Mixed (CM). Property within 
Area B shall be zoned as follows: 

 
Zoning Acres 

Commercial Mixed Use (CM) 
Single Family Residential (RS) 

11.4 
1.1 
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II. DESIGN STANDARDS 
 
Following Master Plan approval, as described earlier, subsequent development within 
Area B, shall satisfy the development standards of the underlying zone, along with the 
following design standards: 
 
A.   Development Standards:  KDC Section 2.315 Development Standards requires 

all new commercial and multi-family development to apply for Development 
Review and to comply with standards identified in Section 2.315.08 as part of the 
building permit approval process.  These standards are intended to be objective 
and to serve as a guide to designers of developments.  A building permit shall be 
issued when the proposal: 

 
1. Is consistent with the Development Standards of KDC Section 2.315; and 
2. Is in substantial conformity to the approved Master Plan. 
 
 
Modification of a building permit application, which is not in substantial 
conformity with the Development Standards or the approved Master Plan, may be 
approved by the City Council under KDC Section 2.315.08. 
 

B. Other Design Standards:  In addition, the Residential Single Family (RS) and 
Commercial Mixed (CM) zones provide design standards for new development.  

 
III. TRANSPORTATION SYSTEM 
 
Traffic operations on Lockhaven Drive are an important design issue as Area B develops. 
Careful consideration of the location of access points to Lockhaven Drive and McLeod to 
the site will need to occur. Based on initial traffic assessments for the Keizer Station 
Plan, the following traffic-related elements shall be a part of future development of  Area 
B: 
 
A. Access to Lockhaven Drive. Access will be via a single access point forming the 

northern leg of the Lockhaven Drive and Chemawa Road intersection. Additional 
or alternative access will only be allowed when it is demonstrated to the approval 



   

 
KEIZER STATION PLAN                  25 
Keizer City Council – February 3, 2003   
Amended July 2007, April 2010                                                                                    

of the City Traffic Engineer that it can be designed so as to have minimal impacts 
on the safe and efficient flow of traffic on Lockhaven Drive. 

 
B. Access to McLeod. Access may be provided via a single access point located as 

far north as possible. No automobile access shall be allowed to Dennis Ray 
Avenue. At the City Traffic Engineer’s discretion, this driveway may be limited 
to right-in/right-out depending on anticipated traffic flows. 

 
C. Pedestrian Connectivity. A pedestrian/bicycle connection Area B shall be 

provided at Dennis Ray Avenue. The circulation system shall include provisions 
to provide pedestrian and bicycle connections to the overall Keizer Station 
Activity Center area from Area B and to Dennis Ray Avenue. 

 
D. Internal Circulation. This is provided to allow internal circulation and avoid the 

need to use Lockhaven Drive for vehicle trips within Area B. 
 
E. Pedestrian circulation:   
 

1. The on-site pedestrian circulation system shall be continuous, connecting 
the ground-level entrances of primary structure(s) to the following:  
a. Streets abutting the site; 
b. Parking areas; 
c. Abutting transit stops; and 
d. Adjacent buildings. 

 
2. There shall be at least one pedestrian connection to an abutting street 

frontage for each 300 linear feet of street frontage.  
 
F. The potential location of the Commuter Rail Transit Center in Area B of the 
 Keizer Station.  This is intended to be located along the west side of the Portland 
 Western Railroad and in close conjunction with the bus transit center.  
 
 
IV. UTILITIES 
 

In addition to the development standards of Utility Lines and Facilities – Section 2.307 
the following standard shall apply to new utilities: 
 

A. All new utility connections and lines shall be located underground. 
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V. LANDSCAPE 
 

In addition to the development standards of Site and Landscape Design – Section 2.309 
the following standard shall apply: 
 

A. A coordinated landscape plan, including the use of trees, shall be provided for the 
frontage portion of Area B along Lockhaven Drive and McLeod with the request 
for master plan approval.    

 

B. Restriction on Tree Removal.  From the date of adoption of this ordinance, no 
trees shall be removed from any property within Area B without approval from 
the City.  The City recognizes that factors such as disease and safety concerns or 
other practical considerations may require the approval to remove such trees.  The 
City otherwise may determine existing trees to remain on the property.   

 
1. Upon application for master plan approval, the applicant shall submit a tree 

inventory of all existing trees and trees removed since the date of this 
ordinance.  
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AREA C – KEIZER STATION CENTER 

I. PURPOSE AND OBJECTIVES 
 
A.   Purpose.   Area C (36 acres) is intended to allow for a mix of uses, both 

residential and commercial as well as opportunities for connection to public 
transit. Key issues that will need to be considered as the Keizer Station Center 
area develops include: 

 
■■  Traffic operations on Lockhaven and Chemawa, especially at the intersection; 
■■  Appropriate mix of uses; 
■■  Compatibility with existing residential development 

 
B.   Objectives:  Development in Area C will be focused on achieving the following 

objectives: 
 

■■  Compatibility with existing residential development; 
■■  Mix of uses that support transit development; and 
■■  Preserving opportunities to support a future Commuter Rail Transit Station. 

 
C. Base Zones:  In order to achieve the Keizer Station Plan Development 

Objectives, the Comprehensive Plan designation for property within the Keizer 
Station Center area shall be Mixed Use and Commercial. Property within the 
Keizer Station Center area shall be zoned as follows: 

 
Zoning Acres 

Mixed Use (MU) 34.5 
Commercial Retail (CR)  1.5 
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II. DESIGN STANDARDS 
 
Following Master Plan approval, as described earlier, subsequent development within 
Area C, shall satisfy the development standards of the underlying zone, along with the 
following design standards: 
 
A. Development Standards:  KDC Section 2.315 Development Standards requires 

all new commercial, industrial and multi-family development to apply for 
Development Review and to comply with standards identified in KDC Section 
2.315.08 as part of the permit approval process.  These standards are intended to 
be objective and to serve as a guide to designers of developments.  A building 
permit shall be issued when the proposal: 

 
1. Is consistent with the Development Standards of KDC Section 2.315; and 
2. Is in substantial conformity to the approved Master Plan. 
 
Modification of a building permit application, which is not in substantial 
conformity with the Development Standards or the approved Master Plan, may be 
approved by the City Council under KDC Section 2.315.08.  

 
B. Permitted Uses: All permitted uses listed in the corresponding base zones 
are allowed in the Keizer Station Center  

 
C.   Other Design Standards: In addition to the design standards in the underlying 

base zones, Mixed Use – KDC Section 2.107 and Commercial Retail – KDC 
Section 2.109, the following design standard shall apply to CR zoned properties 
within the Keizer Station Center area as part of the Master Plan approval process: 

 
1. Building orientation: Buildings located within the Commercial Retail 

area shall have the building’s primary entrance oriented to Lockhaven. 
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III. TRANSPORTATION SYSTEM 
 
Traffic operations on Lockhaven Drive are an important design issue as the Keizer 
Station Center area develops. Careful consideration of the location of access points to 
Lockhaven Drive, McLeod and Chemawa will need to occur. Based on initial traffic 
assessments for the overall Keizer Station Plan, the following traffic-related elements 
shall be a part of future development of Area C: 
 
A. Access to Lockhaven Drive will be allowed when it is demonstrated to the 

approval of the City Traffic Engineer that it can be designed so as to have 
minimal impacts on the safe and efficient flow of traffic on Lockhaven Drive. 

 
B. Access to McLeod and Chemawa shall be coordinated with properties on both 

sides of these roads to minimize the number of access points and to align primary 
access points opposite each other. At the City Traffic Engineer’s discretion, 
driveways may be limited to right-in/right-out depending on anticipated traffic 
flows. 

 

C. The circulation system shall include provisions to provide pedestrian and bicycle 
connections to the overall Keizer Station Plan area. 

  
IV. UTILITIES 
 

In addition to the development standards of Utility Lines and Facilities – Section 2.307 
the following standard shall apply to new utilities: 
 

A. All new utility connections and lines shall be located underground. 
 

V. LANDSCAPE 
 

In addition to the development standards of Site and Landscape Design – Section 2.309 
the following standard shall apply: 
 

A. A coordinated landscape plan, including the use of trees, shall be provided for the 
frontage portion of the Keizer Station Center along Lockhaven Drive with the 
request for master plan approval.    
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B. Restriction on Tree Removal.  From the date of adoption of this ordinance, no 
trees shall be removed from any property within Area C without approval from 
the City.  The City recognizes that factors such as disease and safety concerns or 
other practical considerations may require the approval to remove such trees.  The 
City otherwise may determine existing trees to remain on the property.   

 
1. Upon application for master plan approval, the applicant shall submit a tree 

inventory of all existing trees and trees removed since the date of this 
ordinance. 
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AREA D – COMMERCE CENTER 

I. PURPOSE AND OBJECTIVES 
 
A.   Purpose: Area D (15 acres) is proposed to have a mix of industrial uses.  Key 

issues that will need to be considered as Area D develops include: 
 

■■  Location and design of transportation facilities; 
■■  Traffic operations at the Chemawa Interchange; and 
■■  Physical constraints (e.g. power lines, utility easements and rail right-of-way) 

that will influence the amount of buildable land and building locations. 
 
B.   Objectives:  Development in Area D will be focused on achieving the following 

objectives: 
 

■■  A Source of Employment Opportunities; and 
■■  Protect Traffic Operations  

 
C.  Base Zone: In order to achieve the Commerce Center Development Objectives, 

the Comprehensive Plan designation for property within the Commerce Center 
shall be Campus Light Industrial. Property within Area D shall be zoned as 
follows: 

Zoning Acres 

Industrial Business Park (IBP)  15.7 
 
II. DESIGN STANDARDS 
 
Following Master Plan approval, as described earlier, subsequent development within 
Area D, shall satisfy the development standards of the underlying zone, along with the 
following design standards: 
 
A. Development Standards:  KDC Section 2.315 Development Standards requires 

new development to apply for Development Review and to comply with standards 
identified in KDC Section 2.315.08.  These standards are intended to be objective 
and to serve as a guide to designers of developments during the building permit 
approval process.  A building permit shall be issued when the proposal: 
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1. Is consistent with the Development Standards of KDC Section 2.315; and 
2. Is in substantial conformity to the approved Master Plan. 
 
Modification of a building permit application, which is not in substantial 
conformity with the Development Standards or the approved Master Plan, may be 
approved by the City Council under KDC Section 2.315.08.  

 
B. Other Design Standards: Design standards the underlying base zone, 

Industrial Business Park – Section 2.113 shall apply.   
 

III. TRANSPORTATION SYSTEM 
 
The extension of transportation facilities through Area D is a key element, not only to the 
transportation system but also to the visual quality of the center. Accordingly, the 
following design features shall apply to Radiant Drive: 
 
A. Transportation facilities may be established to bisect Area D to provide a 

landscaped entry into Area D and Area A – Village activities.  
 
B. Access from a potential transportation facility to adjoining property shall be 

controlled. The intent of Radiant Drive is to provide efficient through traffic.  
Signalized access connections will be located at least 600 feet apart, except where 
approved by the City Traffic Engineer.  Additional access connections on Radiant 
Drive should be limited and designed to maximize the flow of traffic.  All internal 
signalized intersections on Radiant Drive will operate at a V/C standard of 0.87 or 
better. 

 
 
IV. UTILITIES 
 
In addition to the development standards of Utility Lines and Facilities – Section 2.307 
the following standard shall apply to new utilities: 
 
A. All utilities located adjacent to transportation facilities connecting to Radiant 

Drive shall be located underground. 
 
B. All other new utility connections and lines shall be located underground. 
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V. LANDSCAPE 
 

In addition to the development standards of Site and Landscape Design – Section 2.309 
the following standard shall apply: 
 

A. A coordinated landscape plan shall be provided for the frontage portion of Area D 
along I-5 with the request for master plan approval.   

 

B. Restriction on Tree Removal.  From the date of adoption of this ordinance, no 
trees shall be removed from any property within Area D without approval from 
the City.  The City recognizes that factors such as disease and safety concerns or 
other practical considerations may require the approval to remove such trees.  The 
City otherwise may determine existing trees to remain on the property.   

 

1. Upon application for master plan approval, the applicant shall submit a tree 
inventory of all existing trees and trees removed since the date of this 
ordinance. 
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FINANCING OPTIONS – ALL AREAS 
 
Financing for certain pieces of infrastructure and/or facilities within the Keizer Station 
Plan area may be financed through the implementation of certain public financing options 
if agreeable to the City and property owner(s).  Some of these options could include, but 
not necessarily be limited to the implementation of one or more local improvement 
district(s), creation of one or more tax overlay zone(s), and/or the issuance of Bancroft 
bonds as allowed for by the Oregon State Constitution.  Infrastructure components and/or 
facilities funded by public financing options could include, but not necessarily be limited 
to, recreational facilities, streets, water/sewer/storm water improvements, or similar 
improvements. 
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