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A BILL ORDINANCE NO.
2019-810
FOR
AN ORDINANCE
ADOPTING THE KEIZER REVITALIZATION PLAN; AMENDING THE
KEIZER DEVELOPMENT CODE; AMENDING THE KEIZER
COMPREHENSIVE PLAN MAP AND TEXT; AMENDING THE KEIZER
ZONING MAP; AMENDING ORDINANCE 98-389 AND ORDINANCE 87-077

WHEREAS, the Keizer Planning Commission has recommended to the Keizer
City Council that the Keizer Revitalization Plan be adopted and that amendments be
made to the Keizer Development Code, the Keizer Comprehensive Plan Map, the Keizer
Comprehensive Plan Text, and the Keizer Zoning Map;

WHEREAS, the Keizer Planning Commission and the Keizer City Council have
held hearings to consider the Keizer Revitalization Plan and the amendments referenced
above;

WHEREAS, the Keizer City Council has determined that it wishes to adopt the
Keizer Revitalization Plan and has determined that it is necessary and appropriate to
amend the Keizer Development Code, the Keizer Comprehensive Plan Map, the Keizer
Comprehensive Plan Text and the Keizer Zoning Map as set forth herein;

WIHEREAS, the Keizer City Council has determined that such amendments meet

the criteria set forth in state law, the Keizer Comprehensive Plan, and the Keizer

Development Code;
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NOW, THEREFORE,

The City of Keizer ordains as follows:

Section 1.  FINDINGS. The City of Keizer adopts the Findings set forth in
Exhibit “A” attached hereto and by this reference incorporated herein.

Section2. ADOPTION OF THE KEIZER REVITALIZATION PLLAN. The
City of Keizer hereby adopts the Keizer Revitalization Plan as set forth in Exhibit “B”
attached hereto and by this reference incorporated herein.

Section 3. AMENDMENT OF THE KEIZER DEVELOPMENT CODE. The

Keizer Development Code (Ordinance No. 98-389) is hereby amended at Sections 1.103
(Establishment of Zoning Districts); Section 1.200 (Definitions); Section 2.102 (Single
Family Residential); Section 2.104 (Medium Density Residential); Section 2,107 (Mixed
Use); new Section 2.130 (River-Cherry Overlay District); Section 2.315 (Development
Standards); Section 3.101 (Summary of Application Types); new Section 3.114
(Lockhaven Center Master Plan; and Section 3.202 (General Procedures — Types I, 11,
and III Actions) as set forth in Exhibit “B”, Appendix 5 (Background for Comprehensive
Plan, Development Code, and Zoning Map Amendments), Appendix A and Appendix B

attached to the Keizer Revitalization Plan.
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Section4, AMENDMENT OF THE KFIZER COMPREHENSIVE PLAN

TEXT. The Keizer Comprehensive Plan is amended as set forth in Exhibit “B”,
Appendix 5 (Background for Comprehensive Plan, Development Code, and Zoning Map
Amendments), Appendix D attached to the Keizer Revitalization Plan.

Section 5. AMENDMENT OF THE KEIZER COMPREHENSIVE PLAN
MAP. The Keizer Comprehensive Plan map is amended to change the plan designations
as set forth in Exhibit “C” attached hereto and by this reference incorporated herein.

Section6. AMENDMENT OF THE ZONE MAP. The Keizer Development

Code/Keizer Zoning Map is amended to change the zones as set forth in Exhibit “D”

attached hereto and by this reference incorporated herein.

Section7. MCNARY ACTIVITY CENTER DESIGN PLAN. The McNary
Activity Center Design Plan is superseded by the Keizer Revitalization Plan. However,
the McNary Activity Center Design Plan is still a valid reference for existing

development approved under such plan.

Section8. AMENDMENT OF THE KEIZER COMPREHENSIVE PLAN

AND KFIZER DEVELOPMENT CODE. Ordinance No. 87-077 (Keizer

Comprehensive Plan) and Ordinance No. 98-389 (Keizer Development Code) are hereby

amended as set forth herein.

Page 3- ORDINANCE NO. 2019- 810

Keizer City Attorney
930 Chemawa Road NE
PO Box 21000
Keizer, Oregoh 97307
503-856-3433




10

11

12

13

14
15
16
17
18
19
20
21
22

Section 9.  OFFICIAL RECORD. One copy of the Keizer Revitalization Plan

referenced above shall be marked “Official Text” and kept on file in the office of the
City Recorder.

Section 10. SEVERABILITY. If any section, subsection, sentence, clause,
phrase, or portion of this Ordinance is for any reason held invalid or unconstitutional, or
is denied acknowledgment by any court or board of competent jurisdiction, including,
but not limited to the Land Use Board of Appeals, the Land Conservation and
Development Commission and the Department of Land Conservation and Development,
then such portion shall be deemed a separate, distinct, and independent provision and
such holding shall not affect the validity of the remaining portions hereof.

Section 11. EFFECTIVE DATE. This Ordinance shall take effect thirty (30)

days after its passage.

PASSED this _18th dayof  November ,2019.

SIGNED this _18th dayof November , 2019.

/»275/ (Yarp

Mayor

A D

City Recorder l
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EXHIBIT “A”

Findings regarding the adoption of amendments to:

Subsections III(D)(2)(b), (c), (d), (€), (), and (j); Subsection LII(E)(4)(b); and
Subsection V(D) of the City of Keizer Comprehensive Plan;

City of Keizer Comprehensive Plan Map;

City of Keizer Zoning Map; and

The following sections of the Keizer Development Code (KDC): Section 1.103
(Establishment of Zoning Districts); Section 1.200 (Definitions); Section 2.102
(Single Family Residential); Section 2.104 (Medium Density Residential);
Section 2.107 (Mixed Use); new Section 2.130 (River-Cherry Overlay
District); Section 2.315 (Development Standards); Section 3.101 (Summary of
Application Types); new Section 3.114 (Lockhaven Center Master Plan; and
Section 3.202 (General Procedures — Types I, I1, and III Actions).

The City of Keizer finds that:

1. General Findings.

The particulars of this case are found within Planning file Comp Plan/Zone
Change/Text Amendment 2019-17. Public hearings were held before the
Planning Commission on August 14, 2019 and before the City Council on
September 16, 2019.

2. Criteria for approval are found in Sections 3.110.04 (Zone Change) and 3.111.04
(Text Amendments) of the Keizer Development Code. Amendments to the
Comprehensive Plan or Development Code shall be approved if the evidence can
substantiate the criteria are met. Amendments to the Comprehensive Plan Map shall
be reviewed for compliance with each of the criteria contained in Section 3.111.04,
while text amendments shall only be reviewed for compliance with Section 3.111.04
B, C, and D.

3. 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.

FINDINGS: The proposed zone change consists of changing Commercial zones
to the Mixed Use zone and applying a new overlay zone, the River-Cherry
Overlay District (RCOD). The proposed zone change is accompanied by a
corresponding Comprehensive Plan land use designation amendment. As a result,
the proposed change in zoning will be consistent with the associated
Comprehensive Plan land use designation. The proposed zones are consistent with
the Mixed Use Comprehensive Plan policies in that both commercial (including
employment) and residential uses are to be emphasized on land proposed to be
rezoned — not just commercial uses, consistent with the goals and objectives of the
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Keizer Revitalization Plan that is being adopted and which forms the policy basis
for application of Comprehensive Plan and Zoning Map designations in this area.

4. Section3.110.04.B. The uses permitted in the proposed zone can be
accommodated on the proposed site without exceeding its physical capacity.

FINDINGS: The proposed zone change does not allow more intensive uses (i.e.,
uses that generate significantly more traffic) than existing Commercial zoning.
Rather the zone change is intended to encourage more housing development and a
resulting broader mix of development on the properties being rezoned. Given
there is sufficient physical capacity for the existing zoning, the proposal will not
exceed the land’s physical capacity.

5. Section3.110.04.C. Allowed uses in the proposed zone can be established in
compliance with the development requirements in this Ordinance,

FINDINGS: Uses allowed in the proposed zone will be subject to development
requirements in this Ordinance, including new development standards proposed as
part of the new RCOD overlay zone, which includes the land proposed to be
rezoned. Proposed uses can and will demonstrate compliance with these
development requirements through the submission of a future development or
redevelopment application in order to obtain development approval.

6. Section3.110.04.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: Adequate public facilities, services, and transportation networks
currently serve existing development on the land proposed to be rezoned. When
development or redevelopment is proposed on the rezoned land, right-of-way
requirements in Section 2.302 (Street Standards) and setback standards in the
Mixed Use zone (Section 2.107) and new RCOD zone (Section 2.130) will be
implemented in order to allow for improvements of the right-of-way consistent
with cross sections in the Keizer Revitalization Plan. Other specific transportation
improvements identified in the City’s Transportation System Plan (e.g., McNary
Estates Drive/Manzanita Street and River Road/Wheatland Road intersection
projects) will be constructed depending on development needs.

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

FINDINGS: A residential zone change is not proposed. Therefore, this criterion
is not applicable.

Exhibit “A”
Page 2 of 11




8. Section 3.110.04.F. The following additional criteria shall be addressed:

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 5
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 use.

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.

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: Because the allowed uses are similar in the Commercial Mixed Use
(CM) and Mixed Use (MU) zones, subsections 1 and 2 above are not applicable in
this case.

The proposed zone change from Commercial to Mixed Use will provide uniform
zoning — and more consistency in permitted uses and development requirements —
in the River Road and Cherry Avenue corridors where a number of different
zones are currently applied. The rezoning will emphasize a combination of
commetrcial/employment and residential development, and will accommodate
development projected for the next 5-20 years. The proposed zone does not
permit more intensive uses than existing zoning and, therefore, will not
significantly adversely affect the existing land use pattern or adjacent properties.

0. Section 3.111.04.A - Impact of the proposed amendment on land use and
development patterns within the city, as measured by:

1. Traffic generation and circulation patterns;

2. Population concentrations;

3. Demand for public facilitics and services;

4. Maintenance of public health and safety;

5. Level of park and recreation facilities;

6. Economic activities;

7. Protection and uvse of natural resources;

8. Natural hazards and constraints;

9. Compliance of the proposal with existing adopted special purpose plans or
programs, such as public facilities improvement programs.

FINDINGS: The proposed Comprehensive Plan Map amendment is intended to
suppott development and redevelopment in the River Road and Cherry Avenue
corridors. This development will allow more efficient use to be made of existing
infrastructure and will provide opportunities for private and public (City)
investment in planned transportation and other public facility improvements.
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Increased development will increase population and economic activity in the
corridors. Improved pedestrian and bicycle facilities (sidewalks, multi-use path,
and parallel shared roadway routes) and connections to existing and planned
transit that will come with private development and public investments are
intended to promote more walking, biking, and transit in the corridors. While
limiting the increase in car trips, these improvements also benefit public health
and safety. Other public safety services (e.g., police) that are already provided in
these corridors will be maintained.

New development requirements and public investments that are recommended as
part of the Keizer Revitalization Plan support gathering spaces in building
setbacks plus in straiegic locations in the corridors. Regulations related to natural
resources and natural hazards associated with Claggett Creek in the area being
proposed for the Comprehensive Map amendment are not affected by the
proposed amendment and will continue to be implemented and enforced.

10.  Section 3.111.04.B - A demonstrated need exists for the proposed
amendment.

FINDINGS: The City Council finds that the proposed Comprehensive Plan Map,
Comprehensive Plan, and KDC amendments reflect needs established through the
Keizer Revitalization Plan process. The Plan carries forward prior planning work
done in the River Road and Cherry Avenue corridors, provides clear new
development requirements, and identifies key transportation strategies and public
investments necessary for implementing the vision to revitalize these corridors.

11. Section 3.111.04.C- The proposed amendment to the Keizer Development
Code complies with statewide Iand use goals and related administrative rules.

FINDINGS: The proposed amendments comply with the statewide land use
planning goals as discussed below.

Goal 1 — Citizen Involvement: The adoption of this ordinance followed notice, a
public process involving public hearings, deliberation, and ordinance adoption.
Public notice was provided in the Keizertimes newspaper. Public hearings were
held before the Planning Commission on August 14, 2019, and before the City
Council on September 16, 2019. Citizens were afforded the opportunity to
participate in the public process, including as part of four meetings with the
project’s Citizen Advisory Committee, three sets of stakeholder meetings, and
two open houses that were held in order to develop the Keizer Revitalization Plan.
This overall process is consistent with the provision for providing an opportunity
for citizens to be involved in all phases of this planning process as is required by
this goal and implementing Oregon Administrative Rules.

Exhibit “A”
Page 4 of 11




Goal 2 - Land Use Planning: This ordinance amends the Keizer Comprehensive
Plan and the KDC. The amendments were developed through a systematic and
open planning process that consisted of inventorying existing conditions,
performing a “gap analysis” based on agreed-upon goals and objectives, and
developing recommended strategies for land use, transportation, and public
investment implementation. The adoption proceedings were conducted in a
manner consistent with the Keizer Comprehensive Plan, KDC, and applicable
state law. Therefore, the amendments are consistent with this statewide planning
goal and administrative rules.

Goal 3 — Farm Land: The proposed amendments do not apply to land in the city
designated for agricultural uses.

Goal 4 — Forest Land: The proposed amendments do not involve any designated
forest land and will not impact the use of any forest lands.

Goal 5 — Natuaral Resources, Scenic and Historic Areas, and Open Spaces:
The City has established a Resource Conservation overlay zone to maintain,
presetrve, and protect the natural features associated with Claggett Creek in the
River Road corridor where the proposed amendments will be applied. The
regulations associated with this overlay zone will be implemented when
development is proposed in this area. In addition, the City has storm water
regulations to protect water quality of local waterways. The proposed
amendments support the City’s natural resources protection regulations, in
particular, by recommending public investments to enhance (to “daylight”)
Claggett Creek near the Lockhaven intersection and improve open space
opportunities associated with the creek. Therefore, the amendments are consistent
with this goal and with administrative rules that implement this goal.

Goal 6 — Air, Water and Land Quality: The City provides its residents and
employers with water from groundwater sources. Water quality is monitored in
the city — including the area affected by the proposed amendments — to ensure that
it complies with all state and federal water quality standards. New construction is
required to be connected to the established sanitary sewer system, thereby
reducing the potential of groundwater contamination from failing on-site septic
systems. The City has storm water regulations designed to maintain water quality
in the Willamette River and local sireams. Land quality is protected through the
City’s erosion control regulations and development regulations implemented at
the time of proposed development. Air quality is protected through the City’s
existing and proposed development regulations that limit certain types of uses and
are enforced by appropriate state agencies that govern air emission standards. The
proposed amendments include transportation recommendations that will support
increased walking, biking, rolling, and transit use in the River Road and Cherry
Avenue corridors, which are non-polluting or less polluting modes of
transportation. Therefore, the proposed amendments will comply with this goal
and with the administrative rules that implement this goal.
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Goal 7 — Natural Hazards: Regulations related to natural resources and natural
hazards associated with Claggett Creek in the area being proposed for
amendments are not affected by the proposed amendments and will coniinue to be
implemented and enforced. The proposed amendments bolster these regulations
by recommending public investments to enhance Claggett Creek and improve
open space opportunities associated with the creek. Therefore, the proposed
amendments comply with this goal and with the administrative rules that
implement this goal. )
Goal 8 — Recreation: New development requirements and public investments that
are recommended as part of the Keizer Revitalization Plan support gathering
spaces in building setback areas and in other strategic locations in the corridors.
The proposed amendments also recommend public investments to enhance
Claggett Creek and improve open space opportunities associated with the creek.
Therefore, the proposed amendments comply with this goal and with the
administrative rules that implement this goal.

Goal 9 — Economic Development: The proposed amendments support economic
development in the development requirements and public investments
recommended as part of the Keizer Revitalization Plan. Development
requirements increase developability by measures such as allowing for greater lot
coverage, requiring less parking, and allowing for a broader mix of future land
uses, Public investments that will support economic development include
transportation improvements (e.g., development of multi-use path on River Road
and intersection improvements at McNary Estates Drive/Manzanita Street and
River Road/Wheatland Road) and other strategies (e.g., a City Economic
Development position, a Main Street program, and public parking lots).
Therefore, the proposed amendments comply with this goal and with the
administrative rules that implement this goal.

Goal 10 — Housing: The proposed amendments promote housing in the Keizer
Revitalization Plan area in a number of ways, including the following:

e Increase the supply of land zoned to allow residential use, particularly
multi-family housing. The City’s most recent Buildable Lands Inventory
and Housing Needs Analysis (HNA), adopted in 2013, indicated a
shortage of land for future residential development. Those analyses
showed that the City had the capacity for 2,738 housing units based on
current zoning at that time, with a projected 20-year need for
approximately 4,500 new housing units. The analyses indicated a gap in
land capacity for all types of housing. Amendments proposed to the City’s
Comprehensive Plan and Zoning Ordinance as part of this proposal
include rezoning land from commercial to Mixed Use zoning along River
Road and Cherry Avenue. The Mixed Use zone allows for residential uses
as outright permitted uses, effectively increasing the supply of land
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available for housing. Densities allowed in this zone range from 8§ to 24
units per acre, with higher densities specified for much of the project area
as noted below. This will encourage development of denser, lower-cost
forms of housing and will increase the capacity of existing land in Keizer
for new housing.

Reduce minimum lot size regulations for housing in the project area.
A new overlay zone is proposed for the Keizer Revitalization Plan project
arca. Within this area, smaller lot sizes and higher minimum and
maximum densities are proposed as summarized in the table below. These
reduced lot sizes and higher densities will reduce the cost of housing
development in this area and promote a wider range of housing types and
price ranges.

Development Type
Zone DIMENSION | Single Family | Single Family | Duplex | Multi-Family
Attached Detached
MU Existing 3,500 sf 4,000 sf 6,000 sf | Min: 8 dufacre
Lot Max: 24 dufacre
Size/ Proposed 2,000 sf 3,000 sf 4,000 sf | Min: 12 du/facre
Density Max: 28 du/acre
RM Existing 3,500 sf 4,000 sf 6,000 sf | Min: 6 or 8 dufacre
Lot Max: 10 or 22 du/acre
Size/ Proposed 2,500 sf 3,000 st 4,000 sf | Min: 8 or 10 du/acre
Density Max: 14 or 24 du/facre
RS Existing 4,000 sf 5,500 sf 7,000 sf | Min: 4 du/acre
Lot Max: 8 du/acre
Size/ Proposed 3,000 sf 3,500 sf 5,000 sf | Min: 6 dufacre
Density Max: 10 du/acre

Reduce parking requirements for residential uses. Proposed code
amendments will reduce the minimum number of off-street parking spaces
required for residential uses as summarized in the following table. These
changes will reduce barriers to development of accessory dwelling units
{ADUs) and other forms of potentially lower-cost needed housing by
reducing land needs and costs associated with off-street parking.

Proposed
Requirement

Housing Type Existing Requirement

Single Family and 2 spaces/unit 1 space/unit

Duplex
Accessory Dwelling 1 off-street parking space required if | O space
Unit no adjacent on-street parking
allowed (detached ADUs only)
Multi-Family — 1 space per unit + 1 additional space | 1 space/unit

Studio or 1 bedroom for every 10 units




Housing Type

Existing Reguirement

Proposed
Requirement

3 or more bedrooms space for every 10 units

Multi-Family — 1.5 spaces per unit + 1 additional 1.25 spaces/unit
2 bedrooms space for every 10 units
Multi-Family — 1.5 spaces per unit + 1 additional 1.5 spaces/unit

¢ Reduce lot coverage and landscaping requirements. The proposed
amendments will increase allowable maximum lot coverage and reduce
minimum landscaping requirements for all uses within the Mixed Use
zone, including for new residential uses. The following table summarizes

the proposed changes. These revisions will increase the allowable area for
development. In combination with proposed changes in allowed minimum
lots sizes and maximum density requirements, they will make

development of more housing projects physically feasible. In doing so, the

changes will help expand opportunities for residential and mixed use
development in the proposed overlay zone.

Zone Maximum Lot | Minimum
Coverage Landscaping
MU Existing 75% 25%
(residential) Proposed 85% 15%
RM Existing 70% 30%
Proposed 85% 15%
RS Existing 75% 25%
Proposed 85% 15%

¢ Increase the number of units of residential accessory housing units
permitted on a given lot. The proposed code amendments will increase
the allowed number of ADUs from one unit to two units per lot. This will
increase the opportunities to develop this form of housing, which can be
more affordable to households with lower incomes and those with lower
housing space needs.

e Apply Master Planning requirements in the Lockhaven Center. The
proposed amendments would apply master planning requirements in this
area. These provisions would require a mix of development types,
including housing. This will ensure that a portion of this area is developed
for housing and will increase the capacity for future residential
development in Keizer.

The proposed amendments support the findings of the City’s adopted HNA and
also are consistent with a set of recommended efficiency measures identified as
part of the HNA process, including the following:
¢ Apply appropriate plan and zone designations
¢ Increase densities
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Reduce parking requirements

Provide for more flexible development standards

Increase the efficiency of public infrastructure provision

Apply Master Planning requirements more broadly

Individually and collectively, the proposed amendments comply with this goal
and with the administrative rules that implement this goal by expanding the range
of housing opportunities within the project area and implementing strategies that
are intended to reduce the cost of housing development.

Goal 11- Public Facilities and Services: The City provides uses within the city
with water, an established street system, administrative services, and police
services. Sanitary sewer service is provided by the City of Salem through an
intergovernmental agreement. Fire protection services are provided by the Keizer
Fire District or Marion County Fire District #1. There is sufficient capacity in the
municipal water delivery system and also within the sanitary sewer treatment
system to accommodate planned growth within the 20-year planning period.
Transportation improvements associated with the area affected by the proposed
amendments are addressed in more detail below in response to Goal 12.
Therefore, the City’s existing and planned public facilities and services will be
sufficient to serve the area and the amendments comply with this goal and
administrative rules implementing this goal.

Goal 12 — Transportation: The City has an adopted Transportation System Plan
(TSP) that describes the city’s transportation systems — composed of street,
transit, pedestrian, and bike networks — and identifies improvements (projects)
over the long-range planning horizon (20 years). Transportation-related
recommendations in the Keizer Revitalization Plan include support for
implementing improvements already identified in the currently adopted TSP (e.g.,
McNary Estates Drive/Manzanita Street and River Road/Wheatland Road
intersection improvements) as well as new bicycle and pedestrian facility
improvements (e.g., a multi-use path on one side of River Road and parallel
“neighborhood greenway” routes).

As detailed in the Mobility Assessment Impact Assessment (Appendix 7 of the
Keizer Revitalization Plan), the proposed amendments are projected to result in an
increase in the overall trip generation potential of the area on a daily and weekday
PM peak hour basis. However, the increase is projected to be relatively small and
incremental. Thus, the transportation system is capable of supporting the
“reasonable worst case” development associated with the proposed amendments.
Further, given reduced volumes compared to the 2031 TSP, the proposed
amendments will not require changes to the functional classification of existing or
planned transportation facilities, will not require a change to the standards
implementing the comprehensive plan, and therefore will not significantly affect a
transportation facility. Therefore, the proposed amendments are consistent with
this goal and administrative rules implementing this goal.
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Goal 13 — Energy Conservation: The proposed amendments support
development and redevelopment in the River Road and Cherry Avenue corridors
so as to make more efficient use of existing and planned infrastructure in the
corridors. The proposed amendments also recommend new transportation
improvements or support already planned improvements that will promote more
walking, biking, rolling, and transit use in these corridors, which are energy
efficient modes of transportation. All new construction that is proposed and
reviewed in this area in the future will be required to demonstrate compliance
with applicable energy conservation standards. Therefore, proposed amendments
are consistent with this goal and administrative rules implementing this goal.

Goal 14 — Urbanization: As stated in response to Goal 13 (Energy
Conservation), the proposed amendments support development and
redevelopment in the River Road and Cherry Avenue corridors that will make
more efficient usc of existing and planned infrastructure in the corridors. The
denser development that will be allowed (e.g., through lower lot coverage
requirements, smaller minimum lot sizes for some residential types and zones,
and slightly higher minimum and maximum density regulations in the MU, RM,
and RS zones) will make more efficient use of the land inside the urban growth
boundary. Therefore, the proposed amendments are consistent with this goal and
administrative rules implementing this goal.

Goal 15 — Willamette River: The proposed amendments do not affect or apply
to the Willamette River or its associated Greenway area.

Goal 16 (Estuarine Resources), Goal 17 (Coastal Shorelands), Goal 18
(Beaches and Dunes), and Goal 19 (Ocean Resoureces): Given that Keizer and
the area in Keizer affected by the proposed amendments are not located on an
estuary or coastline, these goals and associated administrative rules are not
applicable.

In consideration of the above findings, the proposed amendments comply with all
applicable statewide land use goals and with all applicable administrative rules
that implement the relevant goal.

12.  Section 3.111.04.D - The amendment is appropriate as measured by at least
one of the following criteria:

It corrects identified error(s) in the previous plan.

It represents a logical implementation of the plan.

It is mandated by changes in federal, state, or local law.

It is otherwise deemed by the council to be desirable, appropriate, and proper.

/oo

FINDINGS: The proposed amendments represent a logical progression of past
planning efforts focused on spurring development and redevelopment in the River
Road and Cherry Avenue corridors, including the River Road Renaissance Plan.
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The set of code amendments, transportation improvements, and public
investments recommended as part of the Keizer Revitalization Plan are desirable
and appropriate means of reducing barriers to development in the corridors and
creating spaces that are attractive for living, working, gathering, and getting
around by various modes of transportation. Therefore, the proposed amendments
comply with this criterion.
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Executive Summary

Overview and Process

The Keizer Revitalization Plan provides a vision for revitalization of a key commetcial corridor in the city of Keizer
—the River Road/Cheiry Avenue area. The Plan incorporates recommendations for updated policies and use,
development, and design standards for the plan area; suggests public investments to achieve plan area
objectives; and includes a set of strategies to implement the recommendations. The Keizer Revitalization Plan is
an adopted element of the City of Keizer's Comprehensive Plan."

Goals and Objectives

The Plan’'s goals and objectives were developed in coordination with City staff, stakeholder groups, public input, a
Citizen Advisory Committee, and decision-makers and provide the framework for the Plan recommendations. The
Gap Analysis Addendum included as Appendix 4 provides additional detail about the development of the goals
and objectives.

Goal A: A Thriving, Diverse Corridor

1. Zoning and land use regulations that provide opportunities for a variety of living-wage jobs.

2. A range of goods and services for all,

3. Supports existing businesses and new businesses through implementation of public and private sector
incentives, investments and partherships.

A variety of housing for the range of community member incomes, needs, and preferences.

The creation of cenfers along the corridor, with transitions between them.

A strong and unified identity communicated through streelscape design elements.

Spaces for gathering and other places that celebrate the strength of community and family in the corridor.

N ok

Goal B: Thoughtful Growth and Redevelopment

1. Development (uses and design) that is consistent with Keizer's smalf-town character.

2. A mix of uses that makes more efficient use of existing and new infrastructure.

3. Proximity and mix of uses in development centers that community members can walk, rofl, or drive (short
distances) to access.

4. Public improvements and private development that create an atiractive and distinctive identity for the area.

Goal C: Excellent Transportation and Public Facilities

1. A balanced set of fransportation options including transit, walking, bicycling, and driving that provide access fo
development centers and public spaces in the corridor.

Transit access focused at development centers in the corridor.

Enhanced safety and minimal conflicts between different types of transportation modes.

Well-maintained roads that control and mitigate traffic congestion.

Well-maintained streets, and bicycle and pedestrian facilities.

Friendlier environments and slower traffic speeds that help facilitate walking and rolling on River Road and
Cherry Avenue, through landscaping, crossings, and fewer driveways.

Enhanced access to parks and the creation of gathering spaces that are accessible to all community members.

&Gk L

=~

1 The Keizer Revitalization Plan has been adopted as an addition to the Keizer Comprehensive Plan. Therefore, the
recommendations in the Plan are binding and provide policy auidance for future land use and transportation actions within
the Plan area. The Appendices of the Plan are adopted, and are included as background materials for this planning
project and process. However, except for text amendments to the Keizer Comprehensive Plan and the Keizer
Development Cade, they are not binding and do not have policy or regulatory authority. They portray steps in the
development of the Plan.
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Recommendations

The Plan recommends amendments and actions in three key areas: Land Use; Public Investments; and
Transportation Facilities. Key recommendations are provided helow, and more detail is provided in the Plan
document and Appendices.

Land Use and Urban Design

The plan area has been organized into fwo key areas: The River-Cherry Overlay District (RCOD); and subdistricts
or “Centers” as shown in Figure 1:

= Lockhaven Center

= Chemawa Center

»  Cherry Center

Key land use recommendations for the plan area and sub-districts include targeted improvements to the existing

Keizer Development Code to allow additional flexibility and clarity. These improvements include:

= Broaden and simplify standards for permitted uses within the RCOD,

= Revise site development standards within the RCOD (setbacks, landscaping, lot coverage) to allow for more
efficient mixed-use development.

= Reduce off-street parking requirements.

= Allow a variety of housing types.

» Adopt new building design standards.

= Address access spacing standards.

= Adopt new development standards for Centers in the RCOD.

»  Adopt Urban Design Standards for Centers in the RCOD.

Transportation

A variety of transportation facility improvements are included in the plan to support mixed-use and multimodal

development of the plan area. Key recommendations include:

= Provide a physically separated multi-use path on River Road to provide separation between the fravel lane
and the non-motorized space to accommodate users of all skill levels, ages, and abilities.

» Establish driveway consolidation and shared access standards for development and redevelopment.

= Establish *heighborhood greenways” to provide low-stress parallel bicycling routes to River Road.

»  Develop sidewalk upgrade and infill program to connect neighborhoods to River Read and Cherry Street.

= Perform a road safety/mobility audit.

*  Consider additional safe pedestrian crossing opportunities.

= Implement existing Transportation System Plan projects to realign and reconstruct McNary and Manzanita
{Project #R2) and improve the River Road/Wheatland Road intersection {Project #R3).

Public Investment

In order to implement the Plan objectives and goals, public investment will be necessary. These public
investments will contribute to placemaking, tfransportation, parking, development partnerships, and economic
development. Some of these investments are longer-term and require identification of funding sources and
champions, while others are shorter-term and require policy revisions and coordination with private development.
The key public investment initiatives may include:

= Establish a Main Street Program.

= Create an Economic Development Department and/or Position.

»  Develop Public Parking Lot(s).

= Enhance Claggett Creek near Lockhaven Intersection.

«  Create an accessible public plaza, which may include upgrades to Walery (Christmas Tree) Plaza.

Keizer Revitalization Plan 2




Figure 1 — River-Cherry Overlay District (RCOD)
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Section 1. Background and Planning Process

Project Overview
Background

The Keizer Revitalization Plan (Plan) is intended to refine the City of Keizer Comprehensive Plan and
Development Code by building upon and replacing previously-adopted neighborhood plans and planning efforts,
including but not limited to the Keizer River Road Renaissance Implementation Report, adopted in 2005; the
McNary Activity Center Design Plan, adopted in 1992; and the Cherry Avenue Design Plan, adopted in 1997area.

The Plan updates these plans and planning efforts to create policies and identify investments to increase
development densities and the mix of land uses and to improve conditions for walking, cyeling, and riding transit.
The Plan will help the City make more efficient use of existing urban land and transportation infrastructure,
reducing the need for future Urban Growth Boundary expansions and expensive transportation investments.

Project Plan Area

The Keizer Revitalization Plan is focused on the land surrounding the River Road and Cherry Avenue corridors,
which together comprise Keizer's commercial core area. A geographic study area was developed by selecting
the properties planned and zoned for commercial or multifamily use, as well as the land extending approximately

500 feet beyond those properties. The south end of this area was clipped off where it extended past the city limits.

The study area boundary, shown in blue on the map in Figure 2 encompasses just over 1,000 acres. This is over
20 percent of the land within the city of Keizer, which includes a total of 4,590 acres and more than 5,000
properties. The study area includes the majority of the city's land that is designated for commercial and
multifamily uses, but the boundary was extended to include adjacent residential neighborhoods as well. This is to
ensure that the project also examines how nearby residents fravel to and from the commercial areas and looks at
what types of experiences they have.

Plan Goals and Objectives

The Plan goals and objectives were developed by building on goals and objectives from prior plans and with input
from the public events, citizen advisory commitiee, stakeholder meetings, the Planning Commission, and City
Council convened for this planning process. See Appendix 1.

The goals and objectives were further refined to describe the desired outcomes of this project. Each of the Plan
recommendations were reviewed against these goals and objectives. See Appendix 4.

Table 2 in Section 5 identifies the Plan Goals and Objectives, as well as the implementation strategies that will
address each goal and objective. Sections 2 — 4 of the Plan provide detail of the recommendations for Land Use
and Urban Design, Transportation, and Public Improvements and Investments. Section 5 of the Plan identifies
implementation actions, and Section & identifies potential funding sources.
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Figure 2— Plan Area Map
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Planning Process and Public Engagement

The project team evaluated existing policies and regulations for the project area and created three potential
scenarios for uses and development within the project area. These scenarios were refined based on input from
the Citizen Advisory Committee, Planning Commission, and City Council. They were also evaluated against the
project goals and objectives outlined above. This evaluation and community input resulted in a preferred scenario,
which informed the proposed Comprehensive Plan and Development Code amendments and the transportation
analysis.

Community members were actively involved in the planning process. The project team provided the following
materials and conducted the following activities to provide information and request input and guidance during
development of the Plan. See Appendix 9 for an overview of public engagement activities.

Informational Materials

The City of Keizer project manager created a web page for the project and kept it updated with current events,
supporting documents, and project updates. The City's project manager established an e-mail list to communicate
with interested parties.

Citizen Advisory Commiitee Meetings

The project team met four times with a Citizen Advisory Committee (CAC) consisting of business owners,
husiness associations and residents of the study area, users of transportation facilities, and Salem-Keizer Public
Schools. CAC input was incorporated into these final Plan recommendations.

Stakeholder Meetings and Interviews

The project team conducted 16 interviews with several Plan area business and property owners, neighborhood
representatives, and conducted three stakeholder outreach meetings. Stakeholder input was incorporated into
these final Plan recommendations.

Public Meetings

The project team conducted two public events and two community meetings to share the progress of the project
and receive inpuf from the broader community. Public input was incorporated into these final Plan
recommendations.

City Council and Planning Commission Work Sessions

The City Council and Planning Commission held two joint work sessions during the development of the Plan and
provided guidance for the final draft Plan. The City Council and Planning Commission will review and adopt this
plan as an amendment to the Keizer Comprehensive Plan.

Existing Conditions
Land Use

Comprehensive Plan

Keizer's Comprehensive Plan establishes community goals and aspirations, and broadly guides future
development through maps, goals and policies. As Figure 3 illustrates, the majority of the land directly along the
River Road/Cherry Ave corridors is designated for commercial use. In fact, Keizer has little commercially
designated land outside of the project study area. This area is also home o most of the lands designated for
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medium-high density residential development. Because the boundary for the study area extends 500 feet beyond
the praperties zoned for commercial use and multifamily residential housing, a large share of the land within this
analysis area is also designated for low-density (single-family} and medium-density housing.

Zoning

While the Comprehensive Plan map illustrates a more general, long-term vision for the city's land uses, the
zoning map implements the Comprehensive Plan by regulating what is allowed on the land today and providing
the details that shape physical development. As is evident in Figure 4, the patterns seen in the zoning map
closely align with the Comprehensive Plan map. {Note: The zoning map depicted in Figure 4 aggregates zoning
designations into general classes for the sake of simplified illustration and analysis. The City's official zoning map
shows multiple zoning designations within some of these generalized classes, but those are not depicted here.)

Land Use Patterns
The Marion County assessor categorizes the uses of each property within the county; this data is mapped in
Figure 5. Figure 3 depicts Comprehensive Plan designations for land within the city.

As Figure 3 illustrates, the majority of the [and directly along the River Road/Cherry Ave corridors is designated
for commercial use. in fact, Keizer has little commercially designated land ouiside of the project study area. This
area is also home to most of the lands designated for medium-high density residential development. Because the
boundary for the study area extends 500 feet beyond the properties zoned for commercial use and multifamily
residential housing, a large share of the land within this analysis area is also designated for low-density (single-
family) and medium-density housing.

Transportation

Existing Conditions

Pedestrian Facilities

The pedestrian system along River Road includes continuous sidewalk facilities on both sides of the roadway for
its entire length within the study area. Similarly, Cherry Avenue also includes sidewalk facilities on both sides of
the roadway. The overall condition of the pedestrian facilities along River Road is generally good with regards to
spalling/cracking, frequency of pedestrian obstructions, horizontalfvertical buffers, and presence of lighting. The
overall condition of pedestrian facilities along Chetry Avenue is generally excellent as the number of janes is
reduced to three and a landscape strip is provided between the travel lane and pedestrian facility on both sides of
the roadway. Most curb-ramps within the study area appear to meet the American's with Disability Act (ADA)
accessible standards for curb-ramp grade compliance; however, most curb-ramps do not provide a tactile warning
strip and are therefore non-ADA compliant.

Bicycle Facilities

The bicycle system along River Road includes continuous on-street bike lanes on both sides of the roadway
hetween Wheatland Road and Chemawa Road. South of Chemawa Road, on-street bike lanes are not provided
along River Road. The bicycle system along Cherry Avenue includes continuous bicycle facilities on both sides of
the roadway for its entire length.

|
|
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Figure 3— Comprehensive Plan Map
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Figure 4— Zoning Map
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The overall condition of the bicycle facilities along River Road is generally poor due to the facility gaps, posted
speed, number of vehicle lanes, and average daily traffic (ADT) volumes. The overall condition of bicycle facilities
along Cherry Avenue is generally good as continuous facilities are provided throughout the entire length of the
roadway, the number of vehicle travel lanes is reduced to three, and the ADT is lower in comparison to River
Road. It is worth noting that the City's TSP identifies an alternative parallel bicycle route to the west of River Road
along Windsor Island Road, Shoreline Drive, and Rivercrest Drive.

Transit Facilities

Transit service in the project study area, known as "Cherriots,” is provided by Salem-Keizer Transit (SKT) which
operates fixed-routes 9, 14 and 19 in the study area. Per the Cherriots schedule at the time of adoption, the
following routes serve the study area:

= Route 9: Cherry/River Road operates as a standard service line providing fransit service along River Road
and Cherry Avenue with 30 to 60-minute headways during most of the day. Buses run weekdays from 6:30
a.m. to 9:24 p.m. and Saturdays from 7:00 a.m. to 9:24 p.m.

= Route 14: Windsor Island Road operates as a standard loop service line with 30-minute headways providing
transit service from Keizer Station to Windsor Island Road via Lockhaven Drive. The bus then refurns to
Keizer Station along Chemawa Road. Buses run on weekdays from approximately 6:00 a.m. to 9:10 p.m.

* Route 19: Broadway/River Road operates as a frequent service line providing transit service along the full
length of River Road with 15-minute headways during most of the day and 30-minute headways after 7:00
p.m. Buses run on weekdays from approximately 6:30 a.m. to 11:19 p.m. and on Saturdays from
approximately 7:00 a.m. to 9:19 p.m.

A more thorough evaluation of these facilities is included as Appendix 8.

Qualitative Multimodal Assessment

The ODOT Analysis Procedures Manual (APM) provides a methodology for evaluating bicycle, padestrian, and
transit facilities within urban and rural environments called Qualitative Multimodal Assessment (QMA). As applied
by ODOT, this methodology uses four types of context-based subjective ratings of Excellent, Good, Fair, and
Poor. The QMA is based on outside travel lane width, bicycle lane/shoulder width, presence of buffers
(landscaped or other), sidewalk/path presence, lighting, travel lanes and speed of motorized traffic.

The qualitative multimodal assessment was conducted for River Road and separated into two segments based on
the varying character and facilities provided. These segments include:

= Segment 1; River Road — Northern Study Area Limits to Chemawa Road

»  Segment 2: River Road — Chemawa Road to Southern Study Area Limits

The resulis of the qualitative multimodal analysis for Segment 1 and Segment 2 of River Road are illustrated in
Table 1. A detailed analysis of bicycle facilities along River Road as well as paraliel routes is included in the
following section.

Table 1 — River Road (Segment 1 and 2) Qualitative Multimodal Assessment

Segment 1: River Road Northern Study Area Limits to

Chemawa Road Fair Fair Fair
Segment 2: Chemawa Road to Southern Study Area

Limits Fair Poor Fair
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Bicycle Level of Traffic Stress

The ODOT APM provides a methodology for evaluating bicycle facilities within urban and rural environments
called Bicycle Level of Traffic Stress (BLTS). As applied by ODOT, this methodology classifies four levels of traffic
stress that a bicyclist can experience on the roadway, ranging from BL.TS 1 (little traffic stress) fo BLTS 4 (high
traffic stress). A road segment that is rated BLTS 1 generally has low traffic volumes and travel speeds and is
suitable for all cyclists, including children. A road segment that is rated BLTS 4 generally has high traffic volumes
and travel speeds and is perceived as unsafe by most adults. Per the APM, BLTS 2 is considered a reasonable
target for bicycle facilities due to its acceptability with most people.

The BLTS score is determined based on the speed of the roadway, the number of travel lanes per direction, the
presence and width of an on-street bike lane and/or adjacent parking lane, and several other factors such as the
prasence of a centerline. There are 7 segments rated BLTS 3 and 10 segments rated BLTS 4 within the adjacent
parallel routes identified in the Keizer TSP.

Public Facilities and Services

The capacity of Keizer's public facilities and services pose no significant barriers to new development or
redevelopment within the study area. A more thorough evaluation of these facilities is included as Appendix 2.

Water

The City of Keizer owns wells, pumps, sltorage facilities, and treatment facilities that are used to deliver clean
water to residences and commercial entities within the city. Keizer's Water Master Plan includes plans to serve
the community through 2032. The City Public Works department has indicated that there is adequate water
supply, treatment, and distribution for the city, given projected population growth through 2032. The Master Plan
calls for an additional reserveoir and pumping station to be built between 2020 and 2026 fo accommodate
expected growth.

Wastewater

Wastewater, also referred to as sewer, is conveyed through the City using pipes and pumps owned and operated
by Keizer itself. Treatment is provided at the City of Salem’s Willow Lake facility which process waste from the
cities of Keizer, Salem, and Turner. Keizer Public Works indicates that there is adequate wastewater capacity to
accommodate the city’s projected growth.

Stormwater

The City owns a network of pipes and treatment facilities that release water into stream basins and wells. For new
development, the City requires on-site stormwater treatment through infiltration or biological treatment. This is fo
ensure that new development has minimal impact on the existing stormwater system, and that it can
accommodate Keizer's growth.

Market Analysis

From this analysis, it appears that achievable pricing in the Plan area may be high enough to atiract some
redevelopment and infill development of residential uses, both cwnership and rental. This will differ from site to
site based on the age and condition of the existing use, the size of the parcel and how many new units it can
accommodate. Under current conditions, the most likely residential forms are likely to remain low-rise attached
buildings of three stories or less.

Currently, redevelopment of commercial properties along the highway may remain more of a challenge. This is
because achievable commercial lease rates are still modest enough that they will not justify the cost of
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redevelopment of most sites. However, it is possible that office rent levels may justify redevelopment of low-value
parcels into new office or office/retail mixed properties over time. Commercial lease rates are typically higher at
larger shopping centers with an anchor tenant, such as a grocery or department store. A new shopping center
may be a potential user of new development. However, finding a parcel of sufficient size or assembling a
collection of smaller parcels presents a challenge as this strip is largely built out.

As detailed in Appendix 3, in order to increase opportunities for redevelopment, new centers of activity are
needed, and the current low-density, highway-oriented commercial environment would need to change. Public
interventions will be necessary to assist this process. Potential public interventions are described in more detail in
Section 6.

Scenario Analysis

Three development scenarios were developed for discussion with the community. The consultant team evaluated
the scenarios against the project goals and objectives and identified the potential outcomes of each scenaric. A
more detailed evaluation is found in Appendix 4.

Ultimately, Scenaric 3 was selected for further evaluation and provided direction for the recommended policy and
regulatory revisions. The Land Use and Urban Design; Transportation; and Public Investment recommendations
in the following sections implement Scenario 3.

Background Documents

Background documents prepared during the planning process have been included as Appendices and provide
additional detail. The Appendices are adopted, however do not have binding policy or regulatory authority (see
Footnote 1); they portray steps in the development of the Plan.
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Section 2. Land Use and Urban Design

This section describes Plan goals and assumptions related to land use and urban design; the evaluation of land
use and urban design needs, and recommendations to address impediments identified in Appendix 4.

Goals and Assumptions

The plan area goals and objectives for [and use and urban design include the following:

*  Zoning and land use regulations that provide opportunities for a variety of living-wage jobs.

»  Arange of goods and services for all.

= Avariety of housing for the range of community member incomes, needs, and preferences.

= The creation of centers along the corridor, with transitions between them.

»  Spaces for gathering and other places that celebrate the strength of community and family in the corridor.

» Development (uses and design) that is consistent with Keizer's small-town character.

» A mix of uses that makes more efficient use of existing and new infrastructure.

= Proximity and mix of uses in development centers that community members can walk, rall, or drive {short
distances) to access.

*  Public improvements and private development that create an attractive, distinctive identity for the area.

»  Transit access focused at development centers in the corridor.

» Friendlier environments and slower traffic speeds that help facilitate walking and rolling on River Road and
Cherry Avenue, through landscaping, crossings, and fewer driveways.

Analysis

The draft Plan and Code amendments were presented for review and discussion at the third meeting of the CAC,
stakeholder oufreach meetings, a public event, a community meeting, and a joint Planning Commission and City
Council work session in March 2019. The proposed Plan and Code amendments have incorporated input from
those meetings and events,

Recommendations
Comprehensive Plan and Development Code Amendments

Comprehensive Plan

This Plan is intended to be adopted as an element of {i.e., an addition to) the City of Keizer Comprehensive Plan,
thus amending the City's current Comprehensive Plan, The Plan appendices are provided as background
documentation and represent a “snapshot in time.” As an element of the Comprehensive Plan, this Plan’s goals
and objectives serve as policy statements with which future applications in the Plan area will be required to
demonstrate consistency.

In addition, Appendix 5 presents specific amendments to the existing Comprehensive Plan, including:

= Comprehensive Plan Map amendments — Map amendments remove the McNary Activity Center
designation to allow for new Lockhaven Center provisions fo be the primary guidance in the northern center in
the corridor. Some Comprehensive Plan Map designations are shifted to Mixed Use to support consistent
implementation of the mixed-use vision for the corridor, including the rezening of land to Mixed Use zoning
designations.

» Comprehensive Plan text amendments — Minor text modifications acknowledge the Keizer Revitalization
Plan and retire the McNary Activity Center Plan.
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Development Code

Keizer Development Code (KDC) amendments created to implement this Plan include the following:

* River-Cherry Overlay District (RCOD) — The RCOD is a new overlay district- a “leaner and cleaner
approach” recommended for the Plan area instead of the more typical approach of creating a new base zone
or modifications to existing base zones that would need to be specified as applying either city-wide or justin
the Plan corridor.

*  Other KDC amendments — Amendments were also crafted for other sections of the KDC that are largely
procedural in that they provide needed references fo the RCOD and support its implementation. See the
amendments in Appendix 5.

= Zone Map amendments — While they are not development code amendments per se, sets of potential Zone
Map amendments were developed as part of this planning process that help implement the Plan’s goals and
objectives and the RCOD. These amendments consist of rezoning many areas from existing commercial
zoning to Mixed Use. Rezoning a few select areas from medium-density residential to Mixed Use and some
single-family residential land to medium-density residential was also recommended for revitalizing this
corridor. However, those recommendations, including measures to preserve affordable housing, will be further
reviewed and discussed with the community before action is taken. in general, consistent Mixed Use zoning
in the corridor allows for the full range of uses desired in the corridor; flexibility for property owners and future
developers; uniformity in the direction and application of development requirements; application of existing
Mixed Use zone development requirements related to pedestrian and vehicle circulation; and building design
that exempilify the goals and objectives of this Plan.

Permitted uses

The proposed amendments address:
= Mixed-use development

= Housing variety

= Employment

Development and Design Standards

The proposed amendments address:
= Site development standards

o Setbacks

o Minimum landscaping

o Density and lot size

o Parking (ratios and locations)
» Building standards

o Building and entrance orientation and accessibility

o Ground floor uses

o Windows/transparency

n  Weather protection

a  Architectural detailing

o Height

Frontage Improvement Requirements

The proposed amendments:

» Establish or clarify requirements for frontage improvements (e.g., right-of-way dedication, sidewalks, and
street trees) as part of new development and major renovation.

» Modify existing language to clarify access standards.
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Code Structure and Administration

The proposed amendments update code structure and administrative procedures to:

» Implement regulations for the Plan Area through an overlay district.

» Establish use tables with broader use descriptions and add definitions for uses not currently defined.
» Provide process for approving master plans in the Lockhaven Center sub-district.

Land Use and Urban Design Approach by Area

The proposed amendments establish the River-Cherry Overlay District (RCOD) and three Centers, each of which
has a distinct land use and urban design approach.

Corridor

Key land use and urban design provisions that apply corridor-wide include:
= Rezohe commercial zones to Mixed Use
= Uses:
o Broaden and simplify standards for allowed land uses
= Establish efficiency measures for:
o Landscaping and lot coverage
= Parking requirements
o Residential density and lot size
o Allowance of small-scale housing
= Establish urban design standards:
a  Enhance landscaping design standards
= Access standards:
= Require shared access when certain development thresholds are met

Centers

Elements of the RCOD that apply specifically to Centers include:
= Requirement for Master Plan for larger parcels in the Lockhaven Center
= Uses:
o Allowing auto oriented uses through specific site review
=  Efficiency measures:
= Reduced minimum landscaping requirements and increase maximum lot coverage allowances
= Additional opportunities for reducing minimum off-street parking requirements
=  Site design standards for properties fronting River Road, Lockhaven Drive, and Cherry Ave:
= Maximum setbacks
o Parking location
o Landscaping
o Pedestrian open space
» Building design standards for Centers:
o Minimum window area
= Articulation and detailing
o Building materials
a  Screening of mechanical equipment
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Section 3. Transportation

This section describes the outcomes of the transportation analysis and recommended transportation
improvements to address the impediments to development identified in Appendix 4. As many of these strategies
also require public investment, there is significant interaction between Section 3 and Section 4.

Goals and Assumptions

The plan area goals and objectives for transportation include the following:

* A strong and unified identity communicated through streetscape design elements.

= Transit access focused at development centers in the corridor.

= Enhanced safety and minimal conflicts between different types of fransportation modes.

= A balanced set of transportation options, including transit, walking, bicycling, and driving that provide good
access to development centers and public spaces in the corridor.

= Well-maintained roads that control and mitigate traffic congestion.

= Friendlier environments and slower traffic speeds that help facilitate walking and rolling on River Road and
Cherry Avenue, through landscaping, crossings, and fewer driveways.

» Enhanced access fo parks and the creation of gathering spaces that are accessible to all community
members.

These goals and objectives are implemented through revisions to the Transportation System Plan and a
combination of public and private investments.

Analysis

Two analyses were conducted {o evaluate the proposed development code and zoning map amendments: A
Mobility impact Assessment and a Multimodal Transportation Assessment. Both are included as Appendices 7
and 8.

The Mobility Impact Assessment determined that the potential transportation impacts of the proposed
development code and zone map amendments were not significant per OAR 660-012-0060. As such, no changes
to the functional classification of existing or planned transportation facilities are required and no revisions to the
Comprehensive Plan are required.

However, the Multimodal Transportation Assessment included a Qualitative Multimodal Assessment of
pedestrian, bicycle, and transit facilities and identified several areas that ranked “poor,” the lowest rating. The
recommended improvements are intended to address these “poor” facilities through the provision of alternative
routes and improved infrastructure.

Recommendations

Construct a modified streetscape design to incorporate bicycle facilities

The existing River Road right-of-way is 72 ft. wide and includes curb-tight sidewalks on each side, 13-ft. and 11.5-
ft. travel lanes, and center 12-ft. turn lane with 61-ft. of curb-to-curb distance. See Figure 6.
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Figure 6 — Existing River Road Cross-Section
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Through discussions with City staff and community members, a modified streetscape design for River Road that
could be constructed within the existing right-of-way as an interim cross-section was developed. Figure 7 shows a
physically separated multi-use path on the east side of the River Road. This alternative requires the outside
vehicular lanes to be reduced from 13 ft. to approximately 11 ft. and the inside travel lanes from 11.5 ft. fo
approximately 10.5 ff.; however, it maintains the two-way center turn lane. This cross-section is anticipated as an
interim approach until the City is able to acquire the full arterial right-of-way width of 84 ft.

The multi-use path alternative would provide separation between the travel lane and the non-motorized space to
accommodate users of all skill levels, ages, and abilities. Though the graphic shows the path on the east side of
River Road, the path could be constructed on either side of River Road as determined by more refined analysis
and design; however, considerations should include minimizing the number of cross-streets and driveways that
the path would cross in addition to sight distance, land uses, and safe crossings of River Road. This cross-section
would require shifting the centerline of the road to the west side of the existing centerline to allow construction of a
curb and path within the existing right-of-way.
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Figure 7— River Road Multi-Use Path {Chemawa Road to Southern Study Area Limits)

Draft Plan (Reconstructs east curb)
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If the City is able to acquire additional right-of-way from properiies along River Road to the full arterial road cross-
section of 84 ft., additional options become available. As shown in Figure 8, the 55 ft. curb-to-curb option in Figure
7 could be maintained and the additional right-of-way could be used to convert the multi-use path to a two-way
cycle track and sidewalk on one side of the street and a wide sidewalk with street trees or a landscaping strip on
the other side of the street.

Figure 8 — River Road Cycle Track within 84-ft. ROW (Chemawa Road to Southern Study Area Limits)
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Another option would be to retain the existing travel lane width and curb locations and construct curb-separated
bike facilities on either side of River Road within the 84-ft. right-of-way. This option would not allow for a
landscaping strip and the bike facilities would be curb tight. These facilities could be constructed as 11-f{. multi-
use paths on each side as segments are incrementally improved and converted to separate bike facilities and
sidewalks as shown in Figure 9 once large sections are complete.

Figure 9 — River Road Multi-Use Path {Chemawa Road to Southern Study Area Limits)
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Improve Wheatland Road intersection

The 2009 Transportation System Plan (TSP} includes a significant redesign of the intersection of River Road and
Wheatland Drive at the northern end of the project area. The intersection is expected to operate near capacity
within the next decade or so. Additicnally, the TSP revealed a potential safety issue related te nerth-bound
travelers turning left onto Wheatland Drive.

The Plan recommends modifications to Wheatland Road; however, members of the public indicated that the
realignment of the Manzanita/McNary Reoad intersection should take priority.

Re-align Manzanita Street and McNary Road Intersection

The River and Wheatland Road intersection is just over 300 feet from the intersection with McNary Road and
River Road. According to City standards, intersections on arterials should be spaced at least 250 feet apart,
however experts suggest that this is less than the desired distance for signalized intersections of this scale. Re-
aligning the Manzanita Street / McNary Road intersection to accomplish the desired spacing could be a catalyst
for unlocking the development potential of the vacant lands in the vicinity. Moving the intersection southward and
aligning or re-routing Trait Avenue traffic along a Manzanita Street realignment can provide access and frontage
to several new developable city blocks.

Create parallel North-South bicycle network

The entire length of River Road is rated Bicycle Level of Traffic Stress (BLTS) of 3 or above. As such, low-siress
parallel bicycle routes are proposed.
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Parailel Routes West of River Road

An opportunity exists to provide a relatively direct north-south low stress parallel bicycle route via Celtic Way,
Delight Street, Menlo Drive, and Rivercrest Drive. This parallel route has a rating of BLTS 1 and is suitable for
bicyclists of all ages, abilities, and skillsets. The Salem-Keizer School District has jurisdiction over Celtic Way and
is responsible for operations and maintenance of the corridor between Lockhaven Drive and Chemawa Road.
Coordination between the City of Keizer and the Salem-Keizer School District should be conducted to ensure
approval of signing and striping associated with the recommended paralle route treatments.

Parallel Routes East of River Road

An opportunity exists to provide a parallel fow stress bicycle route via Brocks Avenue, Thorman Avenue, Lawless
Street, Clark Avenue, and Bailey Road. This parallel route is less direct in comparison to the parallel route west of
River Road and requires two-stage turning maneuvers at Dearborn Avenue from Bailey Road to Thorman Avenue
and at Chemawa Road from 8th Avenue to Bailey Road.

Neighborhood greenways are residential streets designed to prioritize the movement of peaple walking and biking
by taking advantage of the low speed and low volume vehicular traffic. Typical best practice for neighborhood
greenways is a posted speed limit of 20 miles per hour (mph) or less, with an average daily average traffic (ADT)
of approximately 1,000 cars; not to exceed 2,000 cars per day.

Develop sidewalk upgrade and infill program

The existing sidewalk network includes sidewalks along arterials and sidewalks along side streets that connect to
those arterials {“connector” sidewalks). The existing sidewalk networlk consists of a combination of “high quality”
sidewalks, sidewalks needing improvement, and gaps in the sidewalk network.

A comprehensive sidewalk upgrade and infill program would address the sidewalks needing improvement and
sidewalk gaps to provide a safe, connected pedestrian route between the plan area and adjacent neighborhoods.
See Appendix 6 for details.

Perform a road safety/mobility audit

Appendix 8 identified a series of safety and mobility improvements. An audit is recommended prior to detailed
design of the identified improvements. This audit would include:

» Synthesis of information available from plans and data sources.

»  Field visit fo the corridor.

* Documentation of information review and field visit to guide future repairs and upgrades.

Consider additional safe pedestrian crossing opportunities

Conduct an evaluation of the plan area to identify feasible locations for safe enhanced pedestrian crossings
between signalized intersections.

Keizer Revitalization Plan 21




Section 4. Public Investment

Many of the investments and initiatives recommended by the Plan require public investment. This section
describes the purpose and timing of those investmenis as well as potential tools for further evaluation and
adoption.

Goals and Assumptions

The plan area goals and objectives for public investment and economic development include the foliowing:

= Supports existing businesses and new businesses through implementation of public and private sector
incentives, investments and parinerships.

= A strong and unified identity communicated through sireetscape design elements.

= Spaces for gathering and other places that celebrate the strength of community and family in the corridor.

= Publiic improvements and private development that create an attractive, distinctive identity for the area.

= Well-maintained streets, and bicycle and pedestrian facilities.

= Enhanced access to parks and the creation of gathering spaces that are accessible fo all community
members.

Analysis

The potential investments recommended by this Plan were identified through discussions with City staff, the
Planning Commission, City Council, the CAC, and members of the public. The public investments were identified
through the Gap Analysis Addendum included as Appendices 4 and 6 and are described below.

Recommendations

In addition to the public transportation investments described in Section 3, the following public investments related
to economic development and catalytic projects are recommended.

Establish a Main Street Program

Main Street programs or organizations are set up to support business districts, often historic main streets, in many
cifies. It is not uncommon for large cities to have multiple organizations focusing on different corridors or
commercial neighborhoods. Some programs are administered by a municipality while others are non-profit
organizations operating independently. Main Street programs may act similarly to chambers of commerce but with
a focus expanded beyond business success o include additional community values ranging from aesthetics and
cleaniiness to wayfinding and event hosting. The establishment of a Main Street Program requires a responsible
entity (typically public or non-profit) and a funding mechanism.

Generally, Main Street programs are operated by a volunteer hoard of directors and four committees representing
each of the four points of the Four Point Approach. ™ The City would likely heed to provide staff support for the
launching and operation of a Main Street Program, at least in the short term.

Create an Economic Development Program

A program and/or staff member focused on identifying economic development opportunities and strategies for the
community will be a critical next step toward focusing revitalization efforts. The creation of an Economic
Development program with the City will require identification of funding sources or budgeting for these activities
during the City budget cycle.
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The City's budget does not currently include funding for an Economic Development program or staffing.

Develop Public Parking Lot(s)

In addition to the off-street parking revisions proposed in Section 2, the City may wish to be an active participant
in providing district parking. This would allow property owners to more fully develop their properties while
accormmodating parking demands in the district. This initiative would require significant investment of both staff
time and financial investment, as it would require that the City purchase sites for parking.

Under this initiative Keizer would purchase land in areas where parking could be provided for shared public use.
In the early years public lots would take the standard form of surface parking. In the longer-term, surface parking
could be converted to a parking structure. Public parking can become a key anchor for a “park once” district. It
would allow for property owners to increase the use of their lands, bringing more business to the area. As the mix
and variety of uses increases visitors can park their car in one location and visit several shops or offices close by
rather than driving and parking for each individual visit they make.

The City does not currently have a funding mechanism to acquire properties for public parking lots.

Enhance Claggett Creek near Lockhaven Intersection

As Claggett Creek flows toward the infersection of Lockhaven and River Road it is contained within a roughly 65-
foot-wide cement channel. It is largely hidden from view, faced by parking and the windowless sides of the
adjacent buildings. The current tfreatment of the creek leaves it fenced off from public view. Natural features,
especially waterways, can be harnessed to transform places.

Even without changing the buildings, the Clagget Creek site could be transformed. A more natural stream channel
with trees, shade and water tumbling over rocks into small pools would enhance the area. It could have public
plaza space and outdoor dining up against the creek instead of parking lots. Together, these changes could
reinvent the site, creating a destination that caters to many daily needs that is a pleasant and desirable
destination in and of itself.

Improvement of the Lockhaven/Claggett Creek area could facilitate the development of the Claggett Creek
regional pathway identified in the Park Master Plan.

This opportunity would not be expected to be realized completely through public funding sources. Potential
funding sources include grants for stormwater improvements. Projects such as this sometimes take the form of a
public private partnership (PPP) where the public invests in an area for the benefit of both the property owner and
the public at large. In return the property owner invests in the property with new development that meets public
goals such as new housing, offices, or mixed-use buildings.

Create an Accessible Public Plaza

The Keizer Revitalization Plan suggests that the City invest in two plazas during the next 10 to 20 years. One
potential opportunity site is already in public use. Walery Plaza, at the intersection of Cherry Avenue and River
Road, is known by many simply as "Christmas Tree Plaza” because of the annual tree lighting ceremony.

Public plazas can become gathering places within a community, creating community and boost commercial

viability of nearby properties. These types of projects are often funded through bonds, tax increment financing or
through Parks System Development Charges (if the City were to choose to add them at some time}.
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Section 5. Implementation Strategies

Goals, Objectives, and Actions

Strategies to implement the goals and objectives of this Plan include policy, regulatory, public investment, and
funding strategies. Revisions to Comprehensive Plan policies and the Keizer Development Code will support the
desired mixed-use, multimodal development of the plan area and are incorperated into this Plan.

The Goals, Objectives, and Implementation Actions are organized into three categories:

= “Do Now” Leading catalytic projects: Infrastructure and open space projects that are necessary to catalyze
and support new development along and adjacent to our arterial street fronts. These can include new
programs such as the establishment of an economic development team, pelicy and zoning code changes, or
a specific property acquisition. Some may be landmark, such as a recreation center or new plaza while
others, such as livable street upgrade could be district-wide. These projects would be limited to within the
project study area.

= “Do When” Community infrastructure projects: Improvements to an entire system that benefit all residents
and employees in the area and those who come to visit. These will follow the catalytic projects and continue
throughout implementation. Examples could include new transportation or infrastructure investments stich as
those programed in the TSP or additions of public open space as funds become available. These projects can
extend beyond Keizer's core, recognizing that large systems such as fransportation or stormwater have both
local and citywide effects.

= “DPo If” Co-investment projects: Projects directly tied to redevelopment on private properties. These
projects are contingent upon partnerships with willing property owners and developers to move forward,
usually through negotiated development agreements. Many cities use tax increment financing for these which
is not currently available in Keizer. These types of projects would likely be limited to either directly along River
Road or Cherry Ave.

Table 2 identifies the Goals, Objectives, and Actions; the action category; the timing category; and the depariment
or agency with key responsibility for each action. Categories used are:

= ED: Economic Development

= LU&UD: Land Use and Urban Design

* Pl Public Investment

= Trans: Transportation

Table 2 — Goals, Ob;ectwes and !mplementat:on Actions Matrix

'Objective 1. Zoning and ]and use regulations that prowde opportumtzes for a vanety of living-wage jobs -
Rezone to increase depth of commercial/mixed- { LUSUD X City Planning
use zone from the street creating opportunities
for parcel assemblage

Rezone selected residential locations fo LU&UD X City Planning
commercial or mixed-use types
Modify Zoning Code with efficiency measures LU&UD X City Planning

to allow higher-intensity development and more
building types in commercial/mixed-use zones
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Goals, Objectives, and Actions . -~ . | Category | On .D_.o__ Do |

Objective 2. A range of goods and services for all.

Develop zening standards to promote LUSUD X City Planning

“neighborhood commercial” feel

Medify zoning to pro-actively support mixed use | LU&UD X City Planning

development

Madify Zoning Code with efficiency measures LU&UD X City Planning

Objective 3. Supports existing businesses and new busmesses through |mplementat|on of publlc and prlvate

sector incentives, investments and partnerships. = .. LTl St :

Establish a Main Street Program ED X Chamber, new
non-profit or
City

Create an economic development program PI/ED X Mayor and
Council

Streamiining public process for permitting and PI/ED X City Planning

approvals

Tax Increment Financing (Urban Renewal) or Pl X Mayor and City

other funding mechanisms Council

Develop public parking lot{s) Pi X Mayor and City
Council

Share in off-site improvements Pl X Mayor and City
Council

Obijective 4. A variety of housing for the range of community member incomes, needs, and preferences.

Allow more small-scale housing development in | LUSUD X City Council

the corridor and Planning
Commission

Modify Zoning Code with efficiency measures LU&UD X City Planning

Rezone RS properties to RM in select locations | LU&UD X City Planning

Objective 5. The creation of centers along the corridor, with transitions between them.

Establish & Main Street Program ED X Chamber, new
non-profit or
City

Utilize modified streetscape design Pl X City Public
Works

Modify lot coverage and landscaping standards | LUSUD X City Planning

to allow more intensity in centers

Develop Design Guidelines and Standards in LU&UD X City Planning

centers

Require parking to the side or rear in centers LU&UD X City Planning

Reduce front setbacks in centers LU&UD X City Planning

Reduce minimum parking in centers LU&UD X City Planning

Objective 6. A strong and unified identity communicated through streetscape design elements. -~~~ '

Update streetscape and urban design LUEUD X City Planning,

standards City
Engineering

Objective 7, Spaces for gathenng and other places that ce]ebrate the strength.of community and family in the .

corridor. o B A A

Develop standards or gutdehnes for open LU&UD X City Planning

spaces in new development (Design

Standards), potentially including incentives
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plazas)
[

' Objectsve 1. Development(uses and design) that i

is consistent with Keizer's sma

Goals, Objectives, and Actions Category | Ongoing | Do | Do i Do Responsibility
Daylight / Enhance Claggett Creek near PIVED X PPP

Lockhaven

Identify and design 3 new public spaces (i.e. PIYED X Mayor and City

li-town character.

Council, PPP

development

Develop Design Guidelines and Standards LU&UD X City Planning
Develop zoning standards to promote LU&UD X City Planning
“neighborhood commercial” feel

Objective 2. A mix of uses that makes more efficient use of existing and new infrastructure.

Employ efficiency measures LUSUD X City Planning
Modify zoning to pro-actively support mixed use | LUGUD X X City Planning

(short distances) to access.

Objective 3. Proximity and mix of uses in development centers that communlty me_m_be_r.s can walk, roll; or drive -

Modify zoning to pro-actively support mlxed use

X

X

LU&UD City Planning
development
Develop zoning standards to promote LU&UD X City Planning
“neighborhood commercial” feel
Objective 4. Public improvements and private development that create an attractive, distinctive identity for the
area. :
Develop Design Guidelines and Standards LU&UD X City Planning
Streetscape improvements Pl X City, PPP
Open Space investments (such as plazas and PIJED X X Parks Dept,
Claggett Creek) PPP

iz e
Objective 1. A balanced set of transportation optlons mciudlng transit, walking, blcychng, and driving that
provide good access to development centers and public spaces in the corridor.

Streetscape improvements Pl, Trans X City, PPP
implement Wheatland improvements from TSP | Pl X City, PPP
Develop low-stress alternative routes for cycling | Pl, Trans X City, PPP
Objective 2. Transit access focused at development centers in the corridor. e
Arrange for buses to use extra space in parking { ED X Cherriots /
fots for layovers and boarding Landowners
Objective 3. Enhanced safety and minimal conflicts between different types of transportation modes.

Modify code to require rear access and/or LU&UD X City Planning
shared entries for properties fronting arterials

Objective 4. Well-maintained roads that control and mitigate traffic congestion.

Develop funding strategy for upgrades noted in | Pl X City Council
the TSP

Objective 5. Well-maintained streets, and bicycle and pedestrian facilities.

Expand bicycle and pedestrian infrastructure Pl, Trans X City, PPP
Develop low-siress alternative routes for cycling | P, Trans X City, PPP
Complete bicycle lanes or a muiti-use path P, Trans X City Council
along full length of River Road

Develop separated bicycle facilities for extra Pl, Trans X City Council
safety to attract wider range of riders.
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Perform Safety Audit of River Road, Cherry Trans X City Planning
Avenue and the arterial and collector
intersections to at least two blocks beyond.
Perform pedestrian crossing study to identify Trans X City Planning
feasible locations for safe enhanced pedestrian
crossings between signalized intersections
Objective 6. Friendlier environments and slower traffic speeds that help facilitate walking and rolling on River -
Road and Cherry Avenue, through landscaping, crossings, and fewer driveways. o R
Respond to results of safety audit and Pl, Trans X City
pedestrian crossing study with elements such
as, improved crossings, modified signal
priorities, corrected driveway grades, or other
treatments identified.

Objective 7. Enhanced access to parks and the creation of gathering spaces that are accessible to all
community members. S : - S
Include transit, bike, walk and ADA facilities into | LU&UD, X City

plaza design. Pl
Develop low-stress alternative routes for cycling | Trans X City

that connect commercial and recreation
destinations

Land Use and Urban Design

This Plan recommends adoption of the Plan and Code amendments included in Appendix 5 to implement the “Do
Now" Land Use goals, ohjectives, and actions above.

Comprehensive Plan

»  Comprehensive Plan Map Amendments to reflect the proposed zoning map amendments.
» Comprehensive Plan Text amendments to reference the RCOD, delete the McNary Activity Center, and add
the Keizer Revitalization Plan as a Comprehensive Plan document.

Development Code

» Development Code Amendments to adopt the River-Cherry Overlay District (RCQD).
»  Development Code Amendmaents to support RCOD implementation.
»  Zoning Map amendments to apply the RCOD Ovetlay and to rezone Commercial to Mixed Use.

Transportation System Plan

» River Road cross section alternative amendment to incorporate shared-use path.
* |dentified parallei Low Stress "Neighborhood Greenways” as part of Bicycle System.
»  Access Spacing Standards along River Road amendment to reduce number of conflicting driveways.

Transportation Improvements

The recommended transportation improvements must be assessed for expected level of effori, costs, and likely
results then sorted by priority and feasibility.
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Public Investments

The recommended public investments must be assessed for expected level of effort, costs, and likely results then
sorted by priority and feasibility. Recommendations in Section 4 require identification of a funding source and
responsible party.

Next Steps

Future steps will include:

= Assessment of recommended transportation improvements for expected level of effort, costs, and likely
results, then sorted by priority and feasibiiity.

= Assessment of recommended public investments for expected level of effort, costs, and pricritizing for
funding.

= Funding proposed transportation improvements and public investments through a combination of public and
private sources.
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Section 6. Potential Funding Sources

This section discusses potential funding sources for public investments (either catalytic investments or
investments that support proposed development) and private investments (funds that could contribute fo a public
private partnership).

Funding Public Investments

As described in Section 4, public investments can be catalytic for private development. These investments are
typically funded by the jurisdiction through a number of programs. There are also scenarios where private
business owners fund infrastructure improvements if there is a direct benefit to them.

Urban Renewal: Urban Renewal funds are generated through tax increment financing and can be spent
within the area to improve economic conditions and generate private sector investment. The City has used
urhan renewal funds successfully in the past.

Local or Business Improvement Bistricts (LID or BID): BIDs can be formed fo share the costs of
infrastructure that benefits the entire district, such as a shared parking facility. This model could be used
solely with private owners, or with City involvement. A locally-developed BID would place most of the
responsibility and costs in the hands of some self-motivated property owners.

Parking Management Fund: A parking management fund would be supported through charges applied to
on-street spaces. This type of activity is common in cities with significant stores of on-street parking. it may
not be applicable to Keizer due to the prevalence of private off-street parking and limited amount of on-street
spaces. These funds are also supported through charging for parking at public sites, but such a charge may
limit the parking lot's ability to atfract parkers.

Planning: The City can also develop a long-term plan whereby existing revenue streams are budgeted for
future acquisition and development of properties for public infrastructure investments, such as plazas or
public parking facilities.

Frontage Improvements by Development: New development or redevelopment may trigger the dedication
and construction of fronfage improvements. Ensuring that policy documents, such as the TSP, and the KDC
are up-to-date and include provisions for dedication and construction will assist the City with incremental
improvements to its public infrastructure.

Grants;

o Statewide Transportation Improvement Program (STIP); ODOT allocates funding for this program. As
described in the Keizer Transportation System Plan, "For the City of Keizer to receive such funding, the
City's project(s) would be selected and identified in the Salem Keizer Area Transportation Study (SKATS)
Transportation Improvement Program (TIP)."

a  State Transportation Enhancement funds and Bicycle/Pedestrian grants.

s Stormwater grants for green street tfreaiments that provide pedestrian and street amenities.

a  Economic Development grants available through Marion County.

Staff time: Even if they are funded, most public infrastructure projects will require project management and
oversight by staff. Staff time is part of the municipal budget, but also represents public investment.
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Encouraging Private Development

There are also a number of tools {o encourage or incentivize private development through fee waivers, tax

abatemnents, land assembly, and other financial participation.

Pre-Development Assistance: This may include modest grants or loans to assist with pre-development soft
costs such as project feasibility studies, design and engineering documents, site and environmental studies.
This assistance can help smaller developers and property owners decide if development is feasible.

S$DC and Fee Waivers/Subsidy: This is one of the most direct ways that local jurisdictions can reduce the
costs of new development and the viability gap. System Development Charges (SDCs) and other permitting
and process fees can add up to a significant expense {o the developer.

Land Acqguisition and Control: Land acquisition ensures that a public agency has control over the site and |
that it will be used to meet public goals. Control of the land allows the agency to dictate what will occur there |
and is an asset which can be used as an incentive for developers.

Equity Gap Financing: Gap financing usually takes the form of grant or loan that is directly applied to help
overcome the viability gap, most commeonly for affordable housing. Demonstration of local funding
commitment can also help non-profits secure tax credits or other state funding. A source of funding must be
identified to provide this financing, and amounts may need to he sizable in order to make a difference on large
projects.

Tax Exemptions: Tax exemptions provide an on-going reduction in operating costs in return for meeting
specified public goals. Affordable housing projects can utilize tax savings to help defray the often-increased
cost of staffing at these properties.

Vertical Housing Tax Credit Program: This State program provides a partial property tax exemption to
mixed-use commercial / residential developments within locally-adopted Vertical Housing Zone. The
exemption varies in accordance with the number of residential floors on a project with a maximum property
tax exemption of 80 percent over 10 years. An additional property tax exemption on the land may be given if
some or all of the residential housing is for low-income persons (80 percent of area median income or below).

Potential Funding Matrix

The key to implementing the recommended public improvements will be identifying and/or pursuing funding
sources. Table 3 identifies potential funding sources for each of the recommended public investments. In some
cases, several tools may need to be combined to fully fund the project.
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Table 3. Potential Funding Matrix

fVIodiﬁed River Road
Streetscape

Wheatland Road
Intersection

LID/BID

Parkingr
Mgmt Fund

Planning il

Manzanita Street and
MecNary Road Intersection

Parallel Bicycle Network

Road Safety/Mobility Audit

Frontage
by Dev

Main Street Program

Econcmic Development
Program

Public Parking Lot(s)

Enhance Claggett Creek
near Lockhaven
Intersection

Public Plaza
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Section 7. Appendices

The Keizer Revitalization Plan has been adopted as an addition to the Keizer Comprehensive Plan. Therefore,
the recommendations in the Plan are binding and provide policy guidance for future land use and transportation
actions within the Plan area. The Appendices of the Plan are adopted and are included as background materials
for this planning project and process. However, except for text amendments to the Keizer Comprehensive Plan
and Keizer Development Code, they are not binding and do not have policy or regulatory authority. They portray
steps in the development of the Plan.

Keizer Revitalization Plan 32



Appendix 1. Goals and Visions for Revitalization




Keizer Revitalization Plan

Draft Memorandum #1: Goals and Vision for

L. o L3
Revitalization
Submitted to: City of Keizer Prepared By: Angelo Planning Group and Ofak, Inc.
April 12, 2018 (revised) Project No. 17482.A

Otak




TABLE OF CONTENTS

Page
Introduction and OVErVIEW ... s s 1
Keizer Compass Vision 2029.........ccoeiiircicimimmminsisinmsimns s s sss s 2
River Road Renaissance Plan ... s 2
LYY= IR Y AT L T O USRI 2
Description of Development Centars CONCEPL...... ... e e sa e s asase e s e nebas e 2
Individual Profile DesCrIPtONS .....ooioii ettt e e e et e e s et e s e et e enene s 3
Guiding Principles for Implementaition ..ot et et et e e 6
McNary Activity Area Plan ... onscrsssisssssss s ssssanissssssrasass 6
ACCESS AN CICUIAHIONM ...t ee e ettt et e b e s et et e e e be e eh b e st s e be s e et e e aEs et et b e e et e s 6
Access to Arierial and Collector SYStBmM ... e e e O
Parks, Recreation and ENVITOMITIENE ... i iee e sereserres e s rerrre s et es s sara raresseesaessraarasaneseesrstrnraennranrseenss 7
o) 111 1T RO U PO E TP OROUR PP UUPRUTI 7
The {AC) ACVItY ContEr ZONE .. ..o ettt e et et be s se s e raee e e e s re e s sre e s e aans 7
The (MUY MIXEA USE ZOME....ii ittt et ettt et e s s e et s en e s s ambe e srbe s smne s ermnaans 7
Comprehensive PIan ... s ee e s s e s s s r e s ame e e 8
Significant Natural and CUUIal FEaIUTES ... ...t s et rs e e saesbentsareasreentrnreas 8
Urban Growth and Growth Management ... ...t e s 8
Commercial and Industrial Development and Mixed Use Development. ... e 8
[ (o377 T O O T PSPPSR 9
Transportation SYstem Plan ... e s s ess s sesmssne e s e 9
Tables
Table 1— Sub-Area Profile Descriptions — Differing Attributes ... 4
Keizer Revitalization Plan i

Draft Memorandum #1: Goals and Vision for Revitalization Otak | Angelo Planning Group




Infroduction and Overview

The Keizer Revitalization Plan should build on previous planning efforts in the study area where the
goals, policies and recommended implementation actions continue fo be relevant and desirable. The
following plans have been reviewed and potentially applicable goals, policies and actions have been

identified.

Keizer Compass Vision 2029, This overarching Community Vision was prepared in 2009 and identifies a
series of community-wide goals and objectives related to a series of topic areas.

River Road Renaissance Plan. This plan, prepared in 2003, addresses approximately the same study
area as the current Revitalization Plan includes a design vision for the River Road corridor, a marketing
and branding strategy and theme, and a comprehensive implementation strategy for carrying out the plan.
It describes specific characteristics and strategies for five different sub-areas within the larger study area
- the Gateway North, Claggett Creek, Chemawa, Sunset Triangle and Gateway South.

McNary Activity Area Plan. This plan was prepared in 1991 and covers the area north of Lockhaven
Drive on either side of River Road and including Staats Lake. The area overlaps with the Gateway North
District in the River Road Renaissance Plan. The Plan was intended {o “define the Community's vision of
what the McNary Activity Center will be like when developed; and to set the Community's expectations of
how it is to develop so the vision is achieved.” Given the age of this planning document, the fact that a
number of the specific actions in it have heen accomplished, and the peripheral nature of this area to the
study area, the goals and objectives in this document are relatively less applicable to the current project,
in comparison to the River Road Renaissance Plan and Keizer Compass Vision 2029,

Keizer Station Plan. This plan was prepared in 1993 for the area west of |-5 surrounding the Chemawa
Road interchange and what is now the Keizer Station development, as well as land to the north, soith
and west. The plan describes planning and zoning recommendations, as well as development standards
for four sub-areas. The study area is outside of the planning area for the current Revitalization Planning
effort but is connected to it via Chemawa Road. Specific policies and planning recommendations for this
area are not described in detail in this memo, given the relaticnship between the two planning areas.

Keizer Comprehensive Plan. This is the City's overarching policy document for future zoning and
development in Keizer. It was initially adopted in 1987 and last updated in 2014 and includes information
about existing and future conditions in Keizer, as well as findings and policies associated with a full range
of topics that relate to future growth and development. Topics include growth management, economic
development, housing, natural and cultural resources, and pubilic facilities, among others. Most of the
findings and policies in the plan are applicable to community-wide but a number are related to specific
areas, including those related to designated activity areas.

Keizer Transportation System Plan (TSP). This plan addresses the City’s existing and future
transportation system. It was adopted in 2009 and most recently updated in 2014. It describes existing
and future projected transportation conditions and plans for improving the system to meet future needs. It
includes a variety of policies related to transportation facility design, connectivity, demand management,
funding, coordination with other agencies and partners, and how to address the needs of a full range of
users and modes, including transit, pedestrians, bicyclists, and drivers.

The remainder of this memo summarizes relevant goals, policies, objectives, actions and guiding
principles from these plans. One of the first steps in this process will be to determine which of these
directives continue to be relevant and supported by Keizer community members and which may no longer
be relevant or desirable.
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Keizer Compass Vision 2029
The following goals and objectives appear to be directly applicable fo the current planning effort:

A Thriving Local Economy
= A variety of living-wage jobs in the cily.
= A diversified economic base that aftracts and retains an abundance of sustainable industries.
= An abundance of clean, green jobs.
* A range of goods and services for all.

Responsible Growth and Development
»  An adequate land supply that provides local economic opportunities and accommodates the need
for a variety of housing options.
v Woell-planned, mixed-use, energy-efficient development that preserves Keizer's small fown
character.
»  Adequate infrastructure for current and future needs.

Balanced Transportation
= A variety of energy efficient transportation options, including public transit, bicycle and pedestrian
amenities and rail service fo other communities.
w  Sufficient and well maintained roads that controf and mitigale fraffic congestion.

Excellent Public Services
s Well maintained streets, bicycle and pedestrian pathways.
v High-quality waler, sewer, sformwater management, parks and recreational facilities and other
services.

River Road Renaissance Plan

This Plan includes an overall vision for the area, development objectives that apply throughout the study
area, and a set of defining features or objectives for each district within the area.

Overall Vision

The Renaissance Plan includes the following overall vision statement for the area,

“River Road is the heart of Keizer with high density mixed use focal points that are user friendly, safe,

inviting and interesting. River road is a place to remember because of its numerous points of interest,

quarterly festivals, diverse businesses and friendly ambiance—an extraordinary place in which to be!

River Road demonstrates that Keizer is a community that does things together and fully reinforces the
Keizer community’s values of Spirit, Pride and Volunteerism.”

Description of Development Centers Concept

The vision process identified five districts that together make up the River Road corridor. Each district has
unique land use and urban design characteristics, and specific needs for improvements and business
enhancement. Each district has at its heart, a more high density development center, or node. A working
definition of development centers follows, built on definitions from the City of Eugene's work on "nodal”
development.
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Development centers (nodes) emphasize higher densities; mixed-land uses; human-scaled design;
transportation options; neighborhood cohesiveness and convenience; and livability. Important
characteristics of development centers are:

Design elements that resuit in pedestrian-friendly environments that support fransit use, walking
and bicycling; that promote a sense of communify, and that improve livability;

A transit stop that is within walfking distance {(generafly 1/4 mile) of anywhere in the development
center;

Mixed land uses that offer a variety of services, activities and destinations within easy,
comfortable walking and biking distance of most homes;

Public spaces, such as parks and open space, and other public facilities that can be reached
without driving; and

A mix of housing types and residential densilies that achieve an overall net densily of at least 12
dwelfing units per net acre.

Development centers will not all look the same. To be effective, development center concepts will
need o be adapted to the characteristics of the specific areas in which they are applied. Even so,
implementation of the concept requires that certain design principles be applied in all
development center areas.

Individual Profile Descriptions

The Plan also describes defining characteristics of the plan districts as they relate to several topic areas.
All of the areas including the following common elements:

Overall Fabric. Balance of auto-criented and pedestrian-oriented development

Land Use Pattern. Mixed use, housing, public parks and plazas, professional services, and dining
Primary User Groups. Keizer residents, residents of nearby communities

Building Characteristics. Up to four stories in height

Street Enhancements. Where appropriate, landscaped medians, traffic calming features,
protected left-turn pockets, bicycle lanes, wide sidewalks, street trees, landscaped parkways,
unified directional signage system, and consolidated driveways and shared access
Neighborhood Compatibility. Sensitive design of new buildings and enhanced pedestrian
conhnections

Other Amenities. Flower gardens, planters

In addition, each District includes a distinctive combination of attributes in these same categories, with
some overlapping characteristics. These are summarized in the following table.
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Table 1—Sub-Area Profile Descriptions - Differing Aliributes

o]
Gateway | Retail shopping, Upper stofies Sale pedestrian Installation of Public art, sheltered bus sfops,
North public and civic uses | siepped back to crossings on River neighbarhood entry | special gateway treatments,
(e.g. recreafion or reduce bulk and Road menurments accessible naturat features (e.g.
aquatics center), massing, and a wetlands, stands of trees, etc.),
enfertainment {g.9. | variety of pedestian and bieysle shortcuts,
movie theater) setbacks and outdoor dining areas
between
bulldings and the
streets they front
Claggett Teurists, Preference toward parking at highly visible Traffic calming stands of trees, an architectural or
Creek travelers through | the rear and sides of buildings | crosswalks at fealures on side natural fandmark, sheltered bus
Keizer in route to intersections {including | streels, (with a stops, histerical or educational
home or work, an arching pedestrian mult-use trail within | interpretive plagues and points of
and merchants overpass doubling asa | the entire Claggett | interest, accassible natural
and employeas gateway monument}, Creek corrider). features, pedestrian and bicycle
within the Disirict and as needed, shorteuts, banners or other festive
midblock crosswalks. signage, outdoor dining areas,
(Potential new 1-5 aitractive trash and recycling
vehicular linkage via receptacles, decorative walls, and
Wheatland-Trail- playgrounds for kids
Lockhaven-Verda.)

Chemawa | retail shopping, travelers through | preference foward semi-street Development architectural or natuzal landmark, a
public and civic Keizer intoute to | adjacent setbacks betwean subject to design central or prominent public space,
usas, housing (set home or work buildings and the streels they review, instalfation  ; public art, sheltered bus staps,
back away from feont; seme variety of setbacks of neighborhood special gateway treatments at key
River Road}, and is acceptable. Parking in the enfry monuments, antry points, historical or
entertainment rear of buildings is preferred to traffic calming aducational interpretive plagues

encourage a pedestrian- features on side and points of interest, pedestrian

friendly appearance from the streets and bicycle shorteuts, banners or

sireet other festive signage, outdoor
dining areas, and, atiractive frash
and recycling receptacles
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retail shopping,

preference loward streel

tands of trees, an architectural or

Sunset fourists, an ighly visibie g
Triangle | public and civic iravelers through | adjacent {aleng River Road) crosswalks at features on side naturat fandmark, a central or
uses, persenal Keizerinroute to | and semi-stzeet adjacent {along | intersections, and slreets prominent pubkc space, public art,
senvices, and home or wozk Cherry Avenue) sethacks midblock crosswalks sheltered bus stops, special
livework batween buildings and the gateway treatments at key entry
streets they front points, bannets or ofher festive
signage, outdoor dining areas,
playground for kids, and atiractive
trash and recycling receptacles
Gateway | Retail shopping, travelers through i preference toward sirest decorative paving at installation of stands of frees, an architectural or
South entertainment usas, | Keizer en route adjacent {along River Road) intersections and neighborhcod enfry | natural landmark, a central or
fivework, and light to home orwork. | and semi-street adjacent (along | crosswalks, historic monumenis, fraffic | prominent public space, public ar,
industrialfbusiness Chemy Avenue) sefbacks street fights, highly calming features on ; sheltered bus stops, special
park uges between buildings and the visible crosswalks at side streets gateway treatments at key entry
streets they font; some intersections, and point, pedestrian and bicycle
building setbacks from the midblock crosswalks shoricuts, banners or other festive
street may be appropriate signage, outdoor dining areas,
aftractive trash and recycling
receptacles, and decorative walls
Heizer Revitalization Plan &
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Guiding Principles for Implementation

Finally, the River Road Renaissance Plan includes the following principles for implementation:

1. Major capital projects will be spearheaded by the City and Urban Renewal Agency, and will
depend on the availability of funds over the next 10 to 20 years. Revitalizing the River Road
corridor will be a principal City priority, and will be reflected in a number of city initiatives.

2. Contributions from the private sector via Improvement Districts, and an Economic Improvement
District will be developed so that there are a variety of funding sources available for capital
projects.

3. Capital projects will be focused near district activity centers as a first priority. This will establish
clear pedestrian and transit improvements, design character, and help stimulate existing
business, and potential development and redevelopment activilies.

4. Businesses along the corridor will be supported through a variety of activities, including marketing
and promotion programs, rehabilitation programs, and public investments and incentives that wiil
encourage private investment and employment growth. Businesses will be active partners in
support of these activities.

5. New mixed-use, higher density development concepts outlined in the vision will be achieved by a
combination of design review regulations and development incentives.

8. New mixed-use, higher density development concepts cutlined in the vision will be achieved by a
combination of design review regulations and development incentives.

McNary Activity Area Plan

This Plan addresses the area north of Lockhaven Drive on either side of River Road and including Staats
Lake and overlaps with the Gateway North area in the River Renaissance Plan described above. It
includes a number of goals, policies and future actions that are relevant to the Revitalization Plan.

Access and Circulation
Access to Arterial and Collector System

|
The Activity Center is intended to develop fo fairly high urban densities of both residential and -
commercial use. This pattern will generate a substantial amount of traffic impacting both Lockhaven
Drive and River Road. it is critical this traffic be effectively managed by minimizing the number of
access points to the arterials and providing guidelines for their proper placement. Where |
extraordinary street improvements are warranted, such as possibly a traffic signal at the intersection
of McClure and Lockhaven, the costs of the improvements will be the responsibility of the developing
properties in proportion to their impact on the street system. These costs will be determined and
assessed as part of the conditional use or planned unit development approval of each project.
As this new diverse neighbarhood develops, provisions must be made fo encourage pedestrian
circulation between the various component areas. This will help minimize unnecessaty automobile
use and provide a convenient and atfractive alfernative for the residerts.
6

Policies

1. Vehicle access points shall be minimized with a minimum spacing standard of 400 feet apart
along an arferial street and 200 feet apart along a collector street. Access points across a street
from each other shall efther line up or meet these separation requirernents.

2. When small lots are developed with access to arterial or collector streets, combining of access
points with adjacent lots shall be required if possible.

3. All new access points shall be focated so there is a minimum sight distance in both directions
equal in feet to 10 times the speed limit

Keizer Revitalization Plan
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4. There shall be only one access to River Road from any single property within the Aclivity Center.

5. A pedestrian/bicycle pathway network, meeting Oregon Department of Transportation design and
construction standards, linking key components of the Activity Center shall be included as part of
future developments. Each property owner will be responsible for planning and building the
portion of this system within or adjacent to their property at the lime of development of the
property.

6. Where extraordinary strest improvements are warranted, the costs of the Improvements will be
the responsibility of the developing properties in proportion to their Impact on the street system.
These costs will be determined and assessed as part of the conditional use or planned unit
development approval of each project.

Parks, Recredtion and Environment

Aclion

This Plan envisions development of a "promenade” along the frontage of the commercial area. This
promenade will overlook the lake and provide an atfractive, inviting area for walking, standing, and
sitting while enjoying the view and proximily to the lake. (Accomplished)

Policy

1. A promenade shall be developed as part of the development of any retail store or shops abutting
Staats Lake. This promenade will provide an affractive place for walking, sitting, eating, and
viewing the lake. The promenade shalil be open fo the public during regufar business hours. The
specific location and design of the promenade will be determined through the approval process of
the particular development. {(Accomplished)

Zoning
Action

The zoning ordinance was amended in 1987 to include an AC (Activity Center) zone. This zone set
very specific requirements for the development of an activily center plan. However, during the
development of this plan, it was determined the AC zone requirements were far too detailed and
cumbersome fo meet the actual needs at this time.

As Is indicated in the Land Use section, above, a new Mixed Use zone is created to provide flexibility
in land use development patterns and to encourage a health mix of uses within this new
neighborhood.

The (AC) Activity Center Overlay Zone

The AC zone is amended to remove the specific requirements for the activily center plan, The
provisions of the zone requiring all uses to be processed as conditional uses remains. The criteria
originally set for the activity center plan are now used as criteria or review of individual conditional use
applications. (Accomplished)

The (MU) Mixed Use Zone

A new Mixed Use zone is adopted that is intended to not only affow a mixture of uses, but to
encourage such use. The tools offered for the mixture inciude a substantial reduction of setback
requirements for residential uses and an automatic reduction in parking space requirements due fo
sharing between residential and commercial uses. (Accomplished)

Keizer Revitalization Plan 7
Draft Memorandum #1: Goals and Vision for Revitalization Otak | Angelo Planning Group



Comprehensive Plan

The Comprehensive Plan includes numerous goals and policies which are broadly applicable to the
Keizer Revitalization Planning area. While the full set of potentially related policies are too numerous to
list here, the following overall goals provide context for them.

Significant Natural and Cultural Features

Create economic and regulatory incentives that favor residential infill projects that are compatible with
existing neighborhoods.

Urban Growth and Growth Management

Conserve resources by encouraging orderly development of land by adopting efficiency
measures that will further allow for the efficient use of urban land.

Establish as a high priority construction of public improvements in areas where sewer and water
facilities are already provided, particularly stormwater facilifies, and sfreets.

Provide appropriately designated vacant buildable land in adequate quantities to meet the
forecast needs of Keizer fo 2033.

Provide a development pattern which:

a} Encourages stahilization of existing neighborhoods.

b} Encourages affordable housing.

¢) Creafes a town center for Keizer. (2013)

d) Creates new employment opportunities in Keizer.

e) Preserves open space areas along Claggett Creek, and the Willamette River.

Commercial and Industrial Development and Mixed Use
Development

Provide infrastructure needed to support economic development.

Support and assist existing businesses in Keizer.

Provide areas intended for development that combines commercial and residential uses in a
single building or complex. These areas will allow increased development on busier streets
without fostering a strip commercial appearance. The designation encourages the formation of
neighborhood "nodes” of activity where residential and commercial uses mix in a harmonious
manner. This development type will support fransit use, provide a buffer between busy streels
and residential neighborhioods, and provide new housing opportunities in the Cily. The emphasis
of the nonresidential uses is primarily on lacally oriented retail, service, and office uses.
Commercial development may occur within the same building or complex as residential
development. Clusters of residential and commercial uses around fandscaping features or
parking areas will also accur. Development is infended to be pedestrian-oriented with buildings
close to and oriented to the sidewalk. Parking may be shared between residential and
commercial uses.

Provide for strip commercial developments in areas where this is the predominant existing land
use.

Provide for neighborhood commercial centers.

a) Alfow shops and services, which are easily accessible to residential areas, and are used
frequently by neighborhood residents.

b} Locate neighborhood centers af Chemawa and Windsor Isfand Road.

Provide for limited mixing of office, commercial, and industrial land uses when such mixing does
not reduce the suitability of the site for the primary land use designated in the plan.
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x=  Fpcourage the expansion or redevelopment of existing neighborhood commercial facilities when
the density or sccio-economic characteristic of households using the facilities change or when
residential densities increase.

=  Concentrate major commercial and industrial development along major arterials. Aflow
neighborhood shopping and convenience stores in residential areas, providing such
developments meet compatibility standards described in the implementing ordinances. Such
standards shall be clear and objective and not have either the intent or the result of precluding all
such development.

Housing

= Provide residential land to meet a range of nesded housing types.

= Fncourage the location of residential development where full urban services, public facilities, and
routes of public transportation are available.

«  Provide and allow for appropriate levels of residential development consistent with
comprehensive plan designalions.

Transportation System Plan

The TSP includes a variety of policies related to transportation facility design, connectivity, demand
management, funding, coordination with other agencies and partners, and how to address the needs of a
full range of users and modes, including transit, pedestrians, bicyclists, and drivers. The majority of the
policies are applicable community-wide, including within the Keizer Revitalization Plan study area and are
not repeated here but will be considered as the project team and City consider potential transportation
improvements and strategies as part of this planning effort.
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Executive Summary

This memorandum examines the existing conditions within the central commercial areas of Keizer, Oregon, and
will serve as a foundation for the Keizer Revitalization Plan. The memo looks at conditions within the study area
along the River Road and Cherry Avenue corridors (see Figure 1, below), as well as demographic conditions for
the city as a whole. The analysis is organized into five sections: Study Area, Land Use, Demographics &
Employment, Transportation, and Public Fagilities.

The fand use analysis in Section 2 provides an overview of Comprehensive Plan and zoning designations, as
well as actual land uses within the study area, depicted through a series of maps. The maps show that the
majority of land directly adjacent to River Road and Cherry Avenue is desighated for commercial or mixed uses.
Land for multi-family residential housing is also prevalent along the edges of the commercial areas, often serving
as a transitional area between the commercial areas and the single-family neighborhoods beyond the corridors.
Examination of land values, vacancies, parcel sizes, and ownership indicates some potential barriers to
development or redevelopment within the study area. In particular, there are very few large parcels—which tend
to be more feasible to develop—and only a handful of these sites are either vacant or underutilized. Accordingly,
most infill development is likely to occur through numerous small projects rather than through large developments.

The demographic and employment analyses in Section 3 look at socioeconomic trends in order to create an
understanding of the community that lives and works in the study area, and in Keizer more generally. The
analyses reveal that Keizer is growing in population, and its household incomes are increasing. While areas with
higher incomes are distributed throughout the city, lower-income households tend to be concentrated in south and
southeast Keizer—coinciding with the southern and eastern portions of the study area. Somewhat simitar
geographic patterns are seen for income, education, and race and ethnicity. South/southeast Keizer tends to have
lower educational attainment, higher concentrations of Hispanic and Latino populations, and more renter-
occupied housing. Employment trends in the city reveal a mismatch between the number of workers in Keizer and
the number of jobs in the city. The pattern indicates that Keizer is a living (or “bedroom”) community for many
households, rather than an employment center. Refer to Memorandum #3; Market Analysis for additional in-depth
demographic and employment information.

The transportation analysis in Section 4 of this memo describes the existing transportation facilities and
conditions for the vehicular, pedestrian, bicycle, and transit modes within the study area. An assessment of
multimodal transportation facilities reveals that pedestrian facilities along the corridor are generally good to
excellent, as continuous sidewalks are provided along both sides of River Road and Cherry Avenue. Assessment
of bicycle facilities was more mixed. While there are bike lanes on both sides of Cherry Avenue, conditions are
generally poor along River Road due to the gaps In bike lanes, vehicle speeds, and traffic volumes, all of which
pose safety concerns for bicyclists. Transit along River Road is generally good, with Cherriots route 19 providing
frequent bus service most of the day. However, route 9 provides less frequent service along Cherry Avenue,
resulting in a poorer transit rating for Cherry.

Moderate projected growth within the study area is already accounted for in Keizer's Transporiation System Plan
{TSP), which guides long-term planning of the city’s transportation system. However, more rapid growth in recent
years could result in planned TSP projects being warranted sooner than planned. Successful outcomes of the
Keizer Revitalization Plan that bring new development {o properties in the siudy area could also necessitate
fransportation investments sooner and could trigger further traffic analysis to ensure compliance with state laws,
In addition, development of new employment and trip generators at the north end of the corridor could add
pressure to the transportation network. Balancing the mix of residential and employment uses along with
increased transit services can help minimize the increase in auto trips.

Analysis of public facilities (aside from transportation facilities) in Section 5 generally reveals that capacity of
Keizer's facilities pose no significant barriers o new development or redevelopment within the study area.
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Section T — Study Area

The Keizer Revitalization Plan is focused on the land surrounding the River Road and Cherry Avenue corridors,
which together comprise Keizer's commercial core area. For the analysis portions of this Existing Conditions
memo, a geographic study area was developed by selecting the properties planned and zoned for commercial or
multi-family use, as well as the land extending approximately 500 feet beyond those properties. The south end of
this area was clipped off where it extended past the city limits.

Figure |- Study Area Map
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The study area boundary, shown in blue on the map in Figure 1 encompasses just over 1,000 acres. This is over
20 percent of the land within the city of Keizer, which includes a total of 4,590 acres and more than 5,000
properties, The study area includes the majority of the city's land that is designated for commercial and multi-
family uses, but the boundary was extended to include adjacent residential neighborhoods as well. This is to
ensure that the project also examines how nearby residents travel to and from the commercial areas, and logks at
what types of experiences they have.
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Section 2 — Land Use
Comprehensive Plan Designations and Zoning

Comprehensive Plan

Adopted in 2014, Keizer's Comprehensive Plan establishes community goals and aspirations, and broadly guides
future development through maps, goals and policies. Memorandum #1 for this project summarizes the
Comprehensive Plan policies and goals that are relevant to the Keizer Revitalization Plan process. Figure 2 below
depicts Comprehensive Plan designations for land within the city.
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As the map in Figure 2 illustrates, the majority of the land directly along the River Road/Cherry Ave corridors is
designated for commercial use. In fact, Keizer has little commercially designated land outside of the project study
area. This area is also home to most of the lands designated for medium-high density residential development.
Because the boundary for the study area extends 500 feet beyond the properties zoned for commercial use and
multi-family residential housing, a large share of the land within this analysis area is also designated for fow-
density (single-family} and medium-density housing. The composition of comprehensive plan designations within
the study area is described in Table 1 and Figure 3 below.

Table I—Comprehensive Plan Designations  Figure 3— Comprehensive Plan Designalions

Acres within Study Area Percentage of Study Area
Low Density
Residential
# Medium Density
Low Density Residential 388 Residential
Medium Density Residential 90 = Medium High Density
- - ; : - Residential
Medium High Density Residential 251 Mixed U
Mixed Use 152 mhiea tee
Commerciat 221 & Commercial
Campus Light Industrial 14
General Industrial 8 + Campus Light
— Industrial
Civie 2 & General Industrial
High School 17
Park 7 & Civic
Total 1,150
High School
w Park

Source: Marion County Assessor, City of Keizer

Zoning

While the Comprehensive Plan map illustrates a more genheral, long-term vision for the city’s land uses, the
zoning map implements the Comprehensive Plan by regulating what is allowed on the land today, and also
providing the details that shape physical development. As is evident in Figure 4 below, the patterns seen in the
zoning map closely align with the Comprehensive Plan map. (Note: the zoning map depicted in Figure 4
aggregates zoning designations into general classes for the sake of simplified illustration and analysis. The City’s
official zoning map shows multiple zoning designations within some of these generalized classes, but those are
not depicted here.)
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Figure 4~ Zoning Map

&t

S v
[t

ety

Beekhrsas by,

o 10t B
gt 0 £

AT

3

ALY

- S feras g

e.
W, 3
ot batnant e
s pemat il
: [UESPRTRAPHE ¢ f
PR s seur 3 i
rniEAN S - i

Preppry

banies pri L -

S0

[ETT.

T
Tb e 1
Rnren s ar 1

3
g
3
E

TSNP

L T

Lt ave b,

ERaren Ak
Ear

1A B

*imh A e
ARA G

Ve avy

Tramin s s

i
KR
Rt

SR YT

= Al

by

Zoning
Residential Low
Residential Mid
Mixed Use
Commercial
Retail

- Office

industrial
Public

1 EFU

[ ] Study Area Boundary

T aee b -

Nakre i gy

sar Ay H

o rc

LIuN—

0 0.25 0.5
I I iles

Keizer Revitalization Plan

Mo . . N ) GSI
: T ~ NL; Ordnance §
Ak G v A BY swiSE[QPU.,©_ b

o AT

T Comimunity

Source; City of Keizer, ESRI

Keizer Revitalization Plan
Memo #2: Existing Conditions

Otak




Table 2 below depicts the most common zoning categories within the study area, based on number of parcels
(rather than acreage).

rea by Number of Parcels

Commercial General 8
Commercial Mixed Use 230
Commercial Office 34
Commercial Retail 15
Industrial Business Park 32
Industrial General 32
Mixed Use 121
Limited Density Residential 57
Medium Density Residential 297
Single Family Residential 1322
Total 2,148

Source: Marion County Assessor, City of Keizer

The following abbreviated purpose statements are taken from the City's zoning code. They describe the intent of
each of the prominently seen zoning districts within the study area.

Commercial Mixed Use and Mixed Use - 351 Parcels Combined
This designation covers the majority of the non-residential land within the study area. Nearly every parcel fronting

on River Road is zoned for mixed use.

The Commercial Mixed Use (CM) zone is the primary commercial zone within the city. The zone is specifically
designed to promote development that combines commercial and residential uses. The Mixed Use (MU) zone
promotes development that combines differing uses (permitted or special permitted) in a single building or
complex. This zone will allow increased development on busier streets without fostering a strip commercial
appearance. The zone encourages the formation of neighborhood "nodes” of activity where residential and
commercial uses mix in a harmonious manner. This development type will suppoert transit use, provide a buffer
between busy streets and residential neighborhoods, and provide new housing opportunities in the city.

Commercial Oifice ~ 34 Parcels
Office lands are limited to two general locations, both at the southern end of Cherry Avenue and closer to the

middle of the study along the section of River Road between Greenwood and Dearborn.

The purpose of the CO (Commercial Office) zone is to provide areas suitable for professional and general
commercial offices, membership organizations, simitar low intensity, non-retail commercial activities and medium
and high density residential accommodations. The Commercial Office zone is appropriate locations that call for
limited traffic generation.

Industrial Business Park and Industrial General - 64 Parcels Combined

The IBP zone is intended to provide for high guality light industrial and office parks with related commercial uses.
It sets high design standards focusing on visual aesthetics, while providing a framework for the marketplace to
wark within creating vibrant, economically viable commerce centers. The |G zone is used to provide for typical
industrial uses such as warehousing, processing, packaging, fabricating of finished goods and equipment with
related outdoor storage and incidental sales. The General Industrial zone is appropriate in those areas with good

Keizer Revitalization Plan 6
Memo #2: Existing Conditions Otak




access to an arterial street or highway for transport of bulk materials and where the noises, lights, odors, and
traffic hazards associated with permiited uses will not conflict with local and collector streets.

Medium Density Residential - 297 Parcels
This zoning is commonly home to apartment and condominium buildings. Within the study area it generally

resides between the Mixed Use properties along River Road and the single~-family neighborhoods beyond.

The RM (Medium Pensity Residential) zone is primarily intended for multiple family development on a parcel, or
attached dwellings on separate lots, al medium residential densities. Other uses compatible with residential
development are alsc appropriate. They are suited to locations near commercial areas and along collector and
arterial streets where limited access is necessary so that traffic is not required to travel on local streets through
lower density residential areas.

Single Family Residential - 1322 Parcels
While single-family zoning comprise the largest share of parcels the lots are small, generally smaller than one-

quarter of an acre and cccupy around one-third of the area. They are home to many of the customers relied upon
by Keizer's commercial enterprises.

The purpose of the RS (Single Family Residential} zone is to allow development of single family homes on
individual lots provided with urban services at low urban densities. Other uses compatible with residential
development are also appropriate.

Figure 5 below compares the Comprehensive Plan and zoning maps by the quantity of land per category in the
study area. The two main differences are found in the commercial areas and nearby housing. The
Comprehensive Plan shows more commercial and less mixed use land. The zoning designation of mixed use is
covers much of the land designated as commercial in the Comprehensive Plan within the corridor. The zoning has
been modified to reflect modern development aspirations that include having varying uses within close proximity.
Mixed use development can provide greater access to goods and services without the accompanying increases in
automobile traffic. The second item of note is that fewer acres are zoned muiti-family than what are shown in the
Comprehensive Plan.

Figure 5— Comparing the acreages from the Comprehensive Plan and City Zoning

478

299 & Comprehensive Plan

& Zoning
Acres

Single  Multi-Family Mixed Use Commercial
Famity

Source: Marion County Assessor / City of Keizer

This type of "underbuild” is common in Oregon. In this case, the graph below shows that are roughly 40 acres
whose zoning allows for less development than called for by the plan. These are the types of areas where
property owners may see a benefit in a zone change to allow additional development. Being near the transit and
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shopping cerridor these sites could present opportunities to realize infill development that better supports transit,
biking and walking.

Land Use Paterns

The Marion County assessor categorizes the uses of each property within the county; this data is mapped in
Figure 6 below. The geographic patterns seen in the land use map follow closely the patterns already seen in the
comprehensive plan and zoning maps. However, the land use data indicates the actual current use for each
property in the city, as opposed to indicating what type of development is allowed on these properties in the
future. Figure 6 shows that the [ands along River Road and Cherry Avenue are dominated by commercial uses.
Multi-family housing is also prevalent along the edges of the commercial areas, often serving as a transitional
area between commercial and single-family residential uses. Still, there are a number of places within the study
area where single-family homes are immediately adjacent to these commercial uses.
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Property Characteristics

Examination of land values, vacancies, parcel sizes, and ownership provides some indication of the potential for
new development or redevelopment within the study area. Figure 7 below illustrates fotal property value per
square foot. Properties at the high and low ends of the value spectrum may be less feasible for development,
because they are sithar too expensive to purchase and would yield investment margins, or because they would
not yield high enough rents to earn a significant enough return. Parcel size and ownership may also pose
challenges to development. Of the more than 2,000 parcels within the area, just 50 of them are larger than 5
acres in size, Additionally, several of those are unlikely to become development opportunities due to their
ownership; the City of Keizer owns 13 parcels, for example. Accordingly, infill and redevelopment are likely to
occur through numerous small development projects (or through [ot consolidation} rather than through large
projects such as Keizer Station, which developed from one large site. Figure 8 illustrates vacant land and land
that is potentially underutilized (based on its property values and intensity of existing uses). This map reveals a
handful of large opportunity sites at the north end of the study area, but mostly smaller infill opportunities in the
rest of the area.

Figure 7—Property Vaolue per Square Fool
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Figure 8—Vacant and Underutilized Land
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Section 3— Demographics and Employment

For the purpose of this report, demographic and employment data are examined for the city of Keizer as a whole
and by Census hlock groups. Because Keizer has a relatively small population, the block groups are larger than
the boundaries of the study area (see Figure 10 through Figure 14). Therefore it is not possible to examine
demographic data on a finer-grained level. However, it is possible to look at patterns and trends for different areas
of the city.

Demographic Profile

Memorandum #3 provides a thorough market analysis that includes a detailed overview of demographic trends in
Keizer, This includes data for population, age, household size, income, and employment trends, as well as
population and housing need projections. This Existing Conditions memo highlights a few key data points from
Memo #3 and fills in some socio-aconomic data that will be important background information for the Keizer
Revitalization Plan.

Race and Ethnicity

The chart in Figure 9 depicts the racial and ethnic breakdown for the city of Keizer overall. The city is 73% white
alone, and 19% Hispanic or Latino. None of the other racial groups accounts for more than 4% of the population.

Figure 9—Race and Ethnicity
Hispanic or Latino by Race, City of Keizer

T White alone 73%

Black or African American alone || 1%

American Indian and Alaska Native alone | 0%
Not
Hispanic —= Asianalone B 2%

or Latino
Native Hawaiian and Other Pacific Islander alone | 1%

Some other race alone | 0%

. Two or more races

19%

Hispanic or Latino

Source: U.S, Census Bureau, 2012-2016 ACS 5-Year Estimates

Geographic patterns of race and ethnicity show a concantration of Hispanic/Latino populations in southeast and
east Keizer, where percentages range from 31-50% of the population (see Figure 10). The southeast block
groups overlap with the southeast portion of the study area. The rest of the neighborhoods around the study area
range from 11% to 30% Hispanic or Latino.
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Figure 10—Percent Hispanic or Latino by Census Block Group
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Income

Keizer's median household income was $52,000 in 2010, and has grown an estimated 37% hetween 2000 and
2018. Figure 11 below shows the distribution of households by income in 2000, 2018 (estimated), and 2023
(projected). The largest single income cohort is those households earning between $50k and $75k, at 19% of
households. 41% of households earn less than this, while 40% of households earn $75k or more per year.

Figure 11— Share of Households within Income Groups, City of Keizer
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Source: US Census, Environics, Johnson Fconomics

Figure 11 illustrates that Keizer's residents are trending upward in terms of household income. It shows both a
dramatic decrease in households with incomes below $50,000, as well as growth to roughly one-third of
households earning more than $100,000. This change is expected te increase demand for retail and dining
experiences and urban living.

In terms of geographic distribution, lower-income households tend to be concentrated in south and southeast
Keizer. As shown in Figure 12, these areas coincide with the southern and eastern portions of the study area.
Higher income households tend to be concentrated in neighborhoods in west, north, and northeast Keizer.
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Figure 12— Median Household iIncome by Census Block Group
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Education

Figure 13 depicts the percentage of the population over 25 years that has earned a Bachelor’s degree or

advanced degree. For this measure, no Census block group in the city exceeds 50% of its popuiation. As would
be expected, there is some correlation between areas of the city with higher educational attainment and higher
incomes. Higher percentages of Bachelor's degree earners tend to be found in the block groups at the north end
of the study area. Conversely, the same block groups with the lowest median household incomes ars all in the

11%-20% range for earning Bachelor's degrees.

Figure 13— Educational Attainment by Census Block Group
Population over 25 years earning Bacheior's degree or higher
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Housing Tenure

Housing tenure follows similar patterns as median income and educational attainment. Areas with the highest
incomes and educational attainment tend to also be majority owner-occupied, while areas with lower incomes and
education have higher proportions of renter-occupied housing. Figure 14 shows that the south end of the study
area is largely made up of renter-occupied units, as are some neighborhoods in the nottheast portions of the
study area.

Figure 14— Reniter Occupied Units by Census Block Group
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Source: U.S. Census Bureau, 2012-2016 ACS 5-Year Estimates, TIGER/Line Shapefile 2017
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Employment

There are approximately 15,500 workers living in Keizer, and approximately 6,500 total jobs in Keizer. According
to 2016 estimates, 78% of those within the ages of 16 to 64 years worked at least some within the previous year.
Among those who worked in the previous year, 60% worked full-time and year-round.

Figure 15 is a map that depicts the concentration of jobs in Keizer. The map shows that jobs are concentrated in
the study area along the River Road corridor, with hotspots roughly centered on the Chemawa Road intersection
and the confluence with Cherry Avenue (as well as the Keizer Station area in northeast Keizer).

Figure 15— Jobs per Square Mile
B S “ B-114 JobsiSq.Mile

$ #1115 - 441 Jobs/Sq.Mile

' B 442 - 987 Jobs/Sq.Mile

8 988 - 1,752 Jobs/Sq.Mlla

B# 1,753 - 2,735 Jobs/Sq.Mile

+ 1-2Jobs

o 3 -22 Jobs

@ 23 - 108 Jobs
@ 109 - 340 Jobs
@ 341 - 829 Jobs

Source; U.S, Census Bureau, OnTheMap Applicafion, hitp://onthemap.ces.census.gov

[Note: The map is rotated due to magnetic declination.]
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As noted above, there is a mismatch between the number of workers in Keizer and the number of jobs in the city.
According to 2015 estimates, only 1,294 residents both live and work within city limits, while 14,231 residents
work outside the city (see Figure 16). The pattern indicates that Keizer is a living {or "bedroom”) community for
many households who work elsewhere, rather than an employment center.

Figure 16— Job Inflow/OQutflow

B 5,277 - Employed in Selection Area, Live Qutside
sz 14,231 - Live in Selaction Area, Employed Outside
#2r 1,294 - Emploved and Live in Selection Area

Source: U.5. Census Bureau, OnTheMap Applicafion, hitp:/fonthemap.ces.census.gov

Industries

The top industry in Keizer—in terms of both total jobs and resident employment—is the health care and social
assistance industry, which accounts for 1,357 of the jobs in Keizer. This is followed by retail trade, with 1,233
jobs: and accommodation and food services, with 1,045 jobs. Figure 17 provides the full breakdown of jobs by
industry, and compares jobs in the city to Keizer residents’ jobs. The mismatch between the number of workers in
Keizer and the number of jobs in the city is evident here as well. Public administration, educational services, and
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manufacturing are among the top employers of Keizer residents—though many of these jobs are located outside

of the city.

Figure 17— Employment by Industry: Jobs in Keizer vs, Resident Jobs
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Section 4— Transporiation

The following section describes the existing transportation facilities and conditions for the vehicular, pedestrian,
bicycle, and transit modes within the project study area. The study area for the Keizer Revitalization Plan focuses
on three existing commercial corridors and the adjacent residential neighborhoods. These commercial corridors
are centered on River Road at Lockhaven Drive, River Road at Chemawa Road, and River Road and Cherry
Avenue between Manbrin Drive and the southern city limits.

Operational and Physical Characteristics

The operational and physical characteristics of the River Road and Cherry Avenue corridors were evaluated
based on a review of the City's Transportation System Plan (TSP) and satellite imagery. For the purposes of the
operational and physical characteristic descriptions, the River Road corridor was broken into four segments
shown in Table 3. An inventory of roadway characteristics, including posted speeds, directionality, roadway width,
number of travel lanes, on-street parking and presence of sidewalks, bicycle accommodations, and transit
facilities are described in Table 3.

Table 3— Existing Study Area Roadway Characteristics

Wheatland
River Read to . )
Road Lochhaven 40 Two-way 70-80 5 No Yes Yes Major Arlerial
Drive
Lockhaven
River Drive to . )
Road Chemawa 35 Two-way 80-84 5 No Yes Yes Major Arterial
Read
Chemawa
River Road to . )
Road Manbrin 35 Two-way 80-84 5 No No Yes Major Arterial
Drive
Manbrin
River Drive to . )
Road south city 35 Two-way 70-78 5 No No Yes Major Arterial
limits
Manbrin
Cherry Drive to BO- . )
Avenue south clty 35 Two-way 100 3 No Yes Yes Major Arterial
limits
Source: Cily of Keizer TSP
Keizer Revitalization Plan 20
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Figure 18— River Road Cross Section Standard
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Figure 19— Cherry Avenue Cross Seclion Sfandard
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Traffic Data Comparison

Traffic data was collected at several intersections along River Road within the project study area in April 2016.
The City's TSP includes traffic data at the same intersections during the year 2007 and includes forecasted traffic
volumes under a “no-build” scenario for year 2031 using the Salem-Keizer Area Transportation Study (SKATS)
model. Traffic volumes collected in 2016 were compared to the City's TSP existing conditions volumes from 2007
and forecasted year 2031 volumes to compare actual traffic growth to projected traffic growth along River Road.

The intersections where traffic volumes were compared include;

» River Road/Wheatland Road

» River Road/Lockhaven Drive

= River Road/Chemawa Road

=  River Road/Dearborn Avenue

»  River Road/Manbrin Drive

Figure 20 illustrates a comparison of total entering volume (TEV) between TSP existing 2007 volumes, 2016
volumes, and TSP forecasted 2031 volumes for the intersections noted ahove.
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Figure 20— Tofal Enfering Volume (TEV) Comparison
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As shown in Figure 20, 2031 forecasted traffic volumes from the City's TSP are generally aligned with the
observed traffic volume growth shown between year 2007 and 2018; however, the River Road/Chemawa Road
intersection has recorded minimal to no growth. While traffic volume growth is occurring at all other intersections,
the River Road/Lockhaven Drive intersection also appears to be experiencing slower growth than anticipated by
the City's TSP for that location.

Pedestrian Facilities

As shown in Figure 21, the pedestrian system along River Road includes continuous sidewalk facilities on both
sides of the roadway for its entire length within the study area. Similarly, Cherry Avenue also provide includes
sidewalk facilities on both sides of the roadway. The overall condition of the pedestrian facilities along River Road
is generally good with regards to spalling/cracking, frequency of pedestrian obstructions, horizontalfvertical
buffers, and presence of lighting. The overall condition of pedestrian facilities along Cherry Avenue is generally
excellent as the number of lanes is reduced to three and a landscape strip is provided between the travel lane
and pedestrian facility on both sides of the roadway. Most curb-ramps within the study area appear to meet the
American’s with Disability Act (ADA) accessible standards for curb-ramp grade compliance; however, the majority
of curb-ramps do not provide a tactile warning strip and therefore, are non-ADA compliant. A qualitative
multimodal assessment (QMA) of these facilities is provided in Table 4.

Bicycle Facilities

As shown in Figure 22, the bicycle system along River Road includes continuous on-street bike lanes on both
sides of the roadway between Wheatland Road and Chemawa Road. South of Chemawa Road, on-street bike
lanes are not provided along River Road. The bicycie system along Cherry Avenue includes continuous bicycle
facilities on both sides of the roadway for its entire length. The overall condition of the bicycle facilities along River
Road is generally poor due to the facility gaps, posted speed, number of vehicle lanes, and average daily traffic
{ADT) volumes. The overall condition of bicycle facilities along Cherry Avenue is generally good as continuous
facilities are provided throughout the entire length of the roadway, the number of vehicle travel lanes is reduced to
three, and the ADT is lower in comparison to River Road. It is worth noting that the City’'s TSP identifies an
alternative parallel bicycle route to the west of River Road along Windsor Island Road, Shoreline Drive, and
Rivercrest Drive. A qualitative multimodal assessment (QMA) of these facilities is provided in Table 4.

Transit Facilities

Transit service in the project study area, known as “Cherriots” is provided by Salem-Keizer Transit (SKT) which
operates fixed-routes @ and 19 in the study area. As shown in Figure 23, Route 9 operates as a standard service
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line providing transit service along River Road and Cherry Avenue with 30 to 60-minute headways during most of
the day. Route 19 operates as a frequent service line providing transit service along the full-length of River Road
with 15-minute headways during most of the day and 30-minute headways after 7:00 p.m. Buses run on all routes
an weekdays from approximately 6:00 a.m. to 9:00 p.m. A qualitative multimodal assessment (QMA) of these
facilities is provided in Table 4.

Qualitative Multimodal Assessment

As shown in Table 4, a qualitative multimodal assessment (QMA) was performed for segments of River Road and
Cherry Avenue within the project study area. The QMA methodology uses the roadway characteristics and
applies a context-based subjective “Excellent/Good/Fair/Poor” rating. For the purposes of describing the overall
system as it relates to pedestrian, bicycle, and transit facilities, ratings for facilities segments were “averaged”
across the segment to obtain a single subjective score. Table 4 provides QMA ratings for individual segments.

Table 4— Quualitafive Mullimodal Assessment

River Road Wheatland Roadd to Lochhaven Drive Good Good
River Road Lockhaven Drive to Chemawa Road Good Fair Good
River Road Chemawa Road to Manbrin Drive Good Poor Good
River Road Manbrin Drive to south city limits Good Poor Fair
Cherry Avenue Manbrin Drive to south city limits Excellent Good Fair
Source: Kittelson & Associafes, inc.
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Figure 21— Existing Pedesfrian Facilities
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Figure 22— Exisling Bicycle Facilifies
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Figure 23— Exisfing Transit Facilities
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Projecied Land Uses

Land use plays an important role in developing a comprehensive transportation system. The amount of land that
is planned to be developed, the type of land uses, and how the land uses are mixed together all have a direct
impact on how the adjacent transportation system will be used in the future. Understanding land use is critical to
taking actions to maintain or enhance the transportation system.

Population and land use data for project study area within the City of Keizer was provided by Mid-Willamette
Valley Council of Governments (MWVCOG). The data includes base year 2010 and forecast year 2035
population, households, and employment estimates. The population, household, and employment data is
summarized by Transportation Analysis Zone (TAZ}. There are 14 TAZs that abut the project study area along
River Road and Cherry Avenue. Figure 25 and Figure 26 illustrate the TAZs and the household and employment
data. Table 5 summarizes the data for the base year 2010 and forecast year 2035, As shown in Table 5,
population and household growth was expected o increase by approximately 1.1 percent per year over the 25-
year period from 2010 to 2035, while employment growth was expecied fo increase by 1.4 percent per year. This
compares to the overall population growth of 1.6 percent predicted for Keizer as a whole (according to Memo #3).

Table 5— Keizer Revitalizalion Plan Project Study Area Population and Land Use Summary

Population 5416 6,914 1,498 1.1%
Households 2,362 3,036 574 1.1%
Employment 3,669 4,966 1,297 1.4%

Source; MWVCOG

As land uses change in proportion to each other, there may be a shift in overall operation of the transportation
system. Retail land uses generate a higher number of trips per acre of land than residential and other land uses.
The location and design of retail land uses in a given area can greatly affect transportation system operations.
Typically, there should be a mix of residential, commercial, and employment type land uses so that some
residents may work and shop locally, reducing the need for residents to travel long distances to mest these
needs. The data shown in Table 5 indicates that moderate growth is expected in the project study area in the
coming years.
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Figure 24— Keizer Population Growth, 1983-2017
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Historically, Keizer has grown faster on average than what was occurring in 2010 when the TSP was developed
(see Figure 24). From near flat growth in 2015, Keizer has grown by 2.8% and 2.2% for 2016 and 2017
respectively. This represents a higher growth rate than what was predicted in the TSP. A more rapid growth rate
could result in planned TSP projects being warranted sooner than planned. Changes to zoning could include
increasing allowed densities on properties within the study area. Successful outcomes of the Keizer Revitalization
Plan that bring new development on these and other properties could also necessitate transportation investments
sooner and trigger further traffic analysis to ensure compliance with Oregon's Transportation Planning Rule.
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Figure 25— Changes in Households by TAZ (2010 o 2035)

Source: MWVCOG

Keizer Revitalization Plan 30
Memo #2: Existing Conditions Otak




Figure 26— Changes in Employmenf by TAZ (2010 to 2035)
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Planned Public Improvements

The City's TSP was reviewed to identify roadway improvement projects relevant to the Keizer Revitalization Plan.
Projects identified in the City's TSP are summarized in Table 6. Project R4 is the only project that has been
completed fo-date.

Table 6— City of K

Financially U

nstra

d Projects and Priorifization: River Road Projecis

Move intersection approximately 250 feet to the south
River Road/ Realign and reconstruct Manzanita Street and McNary
R2 Manzanita Street Nia N/A Estates Drive approaches to River Road Medium 553 incomplete
Construct separate westbound through and right-turn
lanes
Consiruct dual nerthbound left-furn lanes
River Road/ Change north and south feft-turn phases to a protected .
R3 Wheatland Road | ' NIA 1 leftturn phase Medium | $§$ | Incomplote
Extend length of second southbound threugh lane
Convert westhound approach to duaf left-tur lanes, single
River Road/ through [ane, and separate right-turn lane .
R4 Leekhaven Drive NIA NIA Covert east/west split phasing to protected left-turn Medium 58 Gompiete
phasing
Transportation River Road Perform River Road Corridor Study High 3
and Access - . " "
RO Management — Lockhaven Drive Perform Lockhaven Drive Corridor Study High $ On-going
Various N "
Locations Chemawa Road Perform Chemawa Road Corridor Study High §

555 - Expected to have major ROW needs and/or a significant project scope.
§§ - Expected to have some ROW needs and/or a moderate profect scope.
§ - Expected to have minor ROW needs and/or a small project scope.

In addition to the planned projects on River Road, there are a number of projects identified in the TSP that
connect to River Road, and that may be relevant to the Revitalization plan. These are summarized in Table 7.

Table 7— City of Keizer Financially Unconstrained Projects and Frioritization: Projects Connected fo River
Road

Chemawa West City . Construct approximately 1,200" of concrete curb and sidewalk, .
4 Road Lirmits RiverRoad | oo Chemawa Road to arterial sireet standards., lmmediate | $2,160,000
: Caonstruct bicycie lanes on both sides of the roadway. Includes
BS ;\Sunset Rlvetcrest River Road roadway widening to accommodate 5' bike lanes. Does not Near $165,000
venue Drive . y "
include any sidewaik/curb construction.
Cummings Palma Giea . Construct approximately 3,280 of curb and sidewalk along
53 Lane Park RiverRoad | . oions of Gummings Lane to bring 1o cofactor standards Near $1,080,000
Dearborn Delight ; Construct approximately 1,000' of curb and sidewalk to fill in
85 Avenue Street River Road gaps. Bring to collector street standard. Near $580,000
Sunset Rivercrest . Gonstruct approximately 2,000' of curb, sidewalks, and bike .
51 Avenue Drive River Road lares to b#ng to collector strest standards Medium $665,600
Extend Verda Lane north of Lockhaven Drive and connect to
River Road at a new alignment of McNary Estates Drive,
RS Verdalane | RiverRoad | LOSKRAYeN | Realign Trail Avenue. Long $2,075,000
Close the existing River Road/Manzanita Street/McNary
Estates Drive intersection,
Mandhbrin Toni . Fillin sidewaik gaps to local sireet standards. Construct
52 Avenue Avenue River Road approximately 625’ of curb and sidewaik. Long $210,000
Wheatitand . Clear Lake Fill in sidewalk gaps to arterial street standards, Gonstruct
812 Road River Road Road approximately 8,300 of curb and sidewalk. Long $2,095,000
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Miscellaneous Projects

The following miscellaneous roadway projects relevant to the Keizer Revitalization Plan were also identified as

requiring additional investigation or monitoring.

»  Candlewood Drive/Cherry Avenue — monitor traffic operations to determine if improvements are needed

Location of major employers and trip generators

The following maps highlight the concentrations of employment for the TAZs within the study area. These are
considered “trip generators” because they represent the areas with destinations to which people are driving,

walking, biking or riding the bus. Figure 27 depicts the employment density as measured in 2008, and Figure 28

depicts the projected changes to employment density by 2035.

P

Figure 27— Employment Density by TAZ 2009
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Source: MWVCOG
Figure 28— Projected Employment Density by TAZ, 2035
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The southern portion of the study area currently contains the highest concentration of jobs, and therefore irip
generators. This area is predicted to remain a chief employment destination in the future. Vacant and
underutilized land at the northern end of the study area, near the intersection of River Road and Lockhaven Drive,
is expected to grow significantly, attracting a greater number of trips in the future. Increases in employment
density are also predicted for a few other segments of the River Road corridor. Increasing the number of trip
generators will add pressure to the transportation network. Balancing the mix of residential and employment uses
along with increased transit services can help minimize the increase in auto trips.
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Section 5— Public Facilities

Figure 29 shows the location of schools, parks, police stations, and fire stations in Keizer. McNary High School is
the only high school in the city, and it falls within the boundaries of the study area. Keizer Fire Station #1 is also

within the study area, while the Keizer Police Station is just outside the boundary on Chemawa Road. As for

parks, there is vety little land devoted to this use within the study area; the few parks that are within the boundary

are North Ridge Park, Fernwood Park, and Willamette Manor Park.

Figure 29— Public Facilities
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Utilifies

When considering the capacity for future growth in Keizer, and development opportunities within the city's
commercial core, it is important to consider the capacity of the public utilities that serve development in the city.
As detailed below, the capacity of Keizer's public utilities pose no significant bartiers to new development or
redevelopment within the study area.

Water
The City of Keizer owns wells, pumps, storage facilities, and treatment facilities that are used to deliver clean

water to residences and commercial entities within the city. Keizer's Water Master Pian includes plans to serve
the community through 2032, The City Public Works department has indicated that there is adequate water
supply, treatment, and distribution for the city, given projected population growth through 2032. The Master Plan
calls for an additional reservoir and pumping station to be built between 2020 and 2026 to accommodate
expected growth.

Wastewater
Wastewater, also referred to as sewer, is conveyed through the City using pipes and pumps owned and operated

by Keizer itself. Treatment is provided at the City of Salem’s Willow Lake facility which process waste from the
cities of Keizer, Salem, and Turner. Keizer Public Works indicates that there is adequate wastewater capacity to
accommodate the city’s projected growth.

Stormwater
The City owns a network of pipes and treatment facilities that release water into streams basins and wells. For

new development, the City requires on-site stormwater treatment through the use of infiltration or biclogical
treatment. This is to ensure that new development has minimal impact on the existing stormwater system, and
that it can accommodate Keizer's growth,
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I KEizerR DEMOGRAPHIC & EMPLOYMENT TRENDS

Population and Households

= Keizer is a City of nearly 38,700 people located in the greater Salem-Keizer metropolitan area.
»  Keizer is now the 13" largest city in Oregon, having recently passed Lake Oswego in population.

= Keizer has grown by an estimated 6,400 people since 2000, or 20%. This growth was roughly
equal to that experienced by the city of Salem {20%), Marion County (19%), and the state (21%)
over that period. {US Census and PSU Population Research Center)

®»  Keizer was home to over 14,350 households in 2018. The percentage of families fell somewhat
since 2000 and 2010 from 71.4% to 69.5% of all households. This is very similar to the Marion
County figure of 68% family households, and higher than the state’s 63%.

= The Census estimates that Keizer's average household size has actually increased somewhat since
2000, from 2.64 to 2.67. This is slightly smaller than the Marion County average of 2.7 but larger
than the statewide average of 2.5.

The following table (Figure 1) presents a profile of City of Keizer demographics from the 2000 and 2010
Census. 1t also presents projected demographics in 2013, based on assumptions detailed in the table
footnotes.

FIGURE 1; KEIZER DEMOGRAPHIC PROFILE
POPULATION, HOUSEHOLDS, FAMILIES, AND YEAR-ROUND HOUSING UNITS

Population 32,203 36,478 38,619 0.7% 41,228 1.3%
Households 12,110 13,687 14,348 0.6% 15,269 1.3%
Families 8,642 9,517 9,972 0.6% 10,612 1.3%
Housing Units 12,774 14,424 15,040 0.5% 15,980 1.2%
Household Stze 2,64 2.64 2,67 0.1% 2.67 0.1%

PER CAPITA AND AVERAGE HOUSEHOLD INCOME

Median HH ($) 545,052 $51,894 $61,624 2.2% $70,955 2.9%
Average HH (S) §53,425 $63,337 $77,644 2.6% $91,170 3.3%

Source: US Census, PSU Population Research Center, Johnson Economics
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Income Levels

= Keizer's median household income was $52,000 in 2010. This is 20% higher than the median
income found in the City of Salem ($43,500) and 14% higher than the Marion County median
($45,600).

* Median income has grown an estimated 37% between 2000 and 2018.

= Figure 2 shows the distribution of households by income in 2000, 2018 (estimated} and 2023
(projected). The largest single income cohort is those households earning between $50k and
$75k, at 19% of households. 41% of households earn less than this, while 40% of households earn
$75k or more per year,

= 18% of households earn $25k or less, down from 23% of households in 2000.

FIGURE 2: SHARE OF HOUSEHOLDS WITHIN INCOME GRrRouUPS, CITY OF KEIZER

25%

#2000

20% ‘ - W 2018
2023

15%

10%

Share of Households

5%

0%

Source: US Census, Environics, Johnson Ecanomics

Age Trends

= Figure 3 shows the share of households by the age of the primary householder. In general, the
distribution of households has shifted away from younger households and towards older
househoids. Nevertheless, 49% of householders still fall 25 to 54 year range.

Keizer Revitalization ~ Memo 3 Market Analysis 4




= The greatest growth was in households in the 55 to 64 age range, coinciding with the oldest of the
Baby Boom cohort. This cohort grew from 13% to 17% of households.

® 29% of householders are now 65 years or older, having risen from 20% since the time of
completion of the City’'s most recent Housing Needs Analysis {2013).

= These figures reflect the age of householders, which is an impertant metric of housing needs. In
terms of the total population, 26% of Keizer’s citizens are children aged 18 years or younger, down
slightly since 2000. Keizer has more children than the statewide average of 23% of the
population.

» 15.5% of Keizer's population is 65 years or older which is higher than the share in 2000 (12.2%),
and roughly equivalent to the statewide average. This reflects the aging of the Baby Boomer
generation.

FiGURE 3: SHARE OF HOUSEHOLDS BY AGE OF HOUSEHOLDER, CiTY OF KEIZER
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Source: US Census, Environics, Johnson Economics
Household Size
»  Keizer's average household size is 2.67 persons, up from 2.4 since 2000.
» Figure 4 shows the share of households by the number of people. 23% are single-person

households, up slightly since 2000. This is similar to the percentage in Marion County (25%), but
less than the statewide average {27%).
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=  The share of smaller households of one and two people grew in share. The share of households
with three people fell slightly, while large hauseholds of five or six people grew slightly in share.

FIGURE 4: NUMBER OF PEOPLE PER HOUSEHOLD, CITY OF KEIZER
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Source: US Census, American Community Survey, lohnson Economics

Employment Trends

Keizer has an estimated 8,800 local jobs, for an estimated jobs/household ratio of roughly 0.6 jobs per
household. This is a low ratio, indicating that many local residents commute elsewhere for
employment. While no one standard exists, a goal of 1.25 jobs/household or greater is common.
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FiGURE 5: EMPLOYMENT GROWTH, CITY OF KEIZER
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10,000

9,000

8,000

7,000

6,000

Total Employment Level

Source: US Census, Johnson Economics
However, local employment has demonstrated a strong upward trend over the last decade, falling by

only 3% during the most recent recession. The Bureau of Labor Statistics estimates that employment
grew by nearly 3,000 jobs or 48% between 2005 and 2015 {the most recent year for this local |
employment data set.) This was average growth of over 275 jobs per year during this period. |

The following figure shows where employment is concentrated in Keizer, with maost jobs located along
River Road, and the Keizer Station area.
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Source: US Census, BLS, Johnson Economics

Commuting
The following figures shows commuting patterns into and out of Keizer. Residents hold roughly 20% of

the local jobs, while 80% are held by employees commuting from elsewhere. Meanwhile over 14,000
Keizer residents are estimated to commute out of the city for employment. While the pattern is stark, it
is not uncommon to see in many communities. The pattern indicates that Keizer is a living community
for many households who work elsewhere, rather than an employment center.

This data set includes “covered employment” only—employer firms that tracked through
unemployment insurance. This data omits a significant portion of the workforce that are not covered
{i.e. sole-proprietars, self-employed, commission workers), who may be more likely to work in the same
community, or from home. Therefore these figures probably somewhat understate the total number of
local residents who work in the community, but this is unlikely to change the prevailing pattern.

Keizer Revitalization — Memao 3 Market Analysis 8




FIGURE 8: UNEMPLOYMENT RATE (KEIZER, OREGON, US)
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Unemployment Rate
The Salem/Keizer metro area currently has an unemployment rate of 4.0%, very similar to the statewide

and nationwide rates. Unemployment has been falling steadily since the last recession brought on by
the housing bust and financial crisis. In 2009, the unemployment rate in the Salem metro and Oregon
peaked at nearly 12%, roughly 2 percentage points higher than the national rate. Local unemployment
has been below 5% since 2016, and has fallen below 4% at times in the last two years.
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Employment by Industry

The industry sectors with the greatest share of employment in Keizer are Health Care, Retail, and Leisure
and Hospitality which includes food service, visitor and tourist spending. Over the last decade, these
sectars have also grown the most as a share of overall employment. Professional and Business Services
and Private Education services have also grown somewhat in share. The Construction and Government
sectors have fallen as a share of employment over the last decade.

FIGURE 9: EMPLOYMENT BY INDUSTRY SECTOR, CITY OF KEIZER
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Source: Oregon Employment Department, BLS, Johnson Economics

. Keizer POPULATION AND HOUSING NEED PROJECTIONS

Population and Households

Keizer's Goal 10 Housing Needs Analysis {HNA), adopted in 2013, is consulted as the official source of
projections for population, household and housing needs. The following table presents a comparison of
2018 estimates (presented above) with the 2033 forecasts from the HNA:
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FIGURE 10: PROIECTED POPU!.AT!ON AND HOL..FSEHQLD..GROWTH (2918.-.2033)
ams |23 | Growh | %change | AT
Population 38,619 48,697 10,078 26% 1.6%
Households 14,348 18,191 3,843 27% 1.6%

Source: City of Keizer Housing Needs Analysis {2013), Johnson Economics

The projected annual growth rate of 1.6% exceeds the most recent population growth rate forecasted
by the Portland State University Population Research Center forecast program. PSU forecasts a growth
rate in the combined Salem/Keizer UGB of 1.1% between 2017 and 2035. Because PSU does not
disaggregate the growth rates between Keizer and Salem it is problematic to apply this forecast to Keizer
alone. This is because between smaller and larger cities or populations, it is comman for the smaller
community to feature a higher growth rate, because each marginal increase in population has a larger
impact (i.e. one household added to Keizer is a larger percentage of the total population, than the same
household added to the larger Salem.) For this reason, it should be expected that Keizer's growth rate
be higher than Salem's growth rate, with 1.1% being the average.

20-Year Housing Need

The following figure presents the projected 20-year need for new housing units from the 2013 HNA.
This is the need for net new housing units, including an allowance for some natural housing vacancy.
These projections provide the basis for estimated housing demand applied in this market analysis.

= The resulis projected a 20-year need for over 4,500 new housing units by 2033. Some units have
been produced since 2013, but the HNA still provides the most detailed profile of needed housing
types in Keizer.

= Of the new units needed, 54% are projected to be ownership units, while 46% are projected to be
rental units.

= The largest share {50%) of one housing type is projected to be single-family detached homes, due
again to the stronger need for new ownership housing. The remainder of units is projected to be
some form of attached housing (46%), or mobile homes (4%).

»  Single family attached units {townhomes, and duplexes, individually metered) are projected to
meet 6% of future need.

»  Two-unit through four-plex units are projected to represent 9% of the total need.
= 32% of all needed units are projected to be multi-family in structures of 5+ attached units.

= 3.6% of new needed units are projected to be mobile home units, which meet the needs of some
low-income households for both ownership and rental.

Keizer Revitalization — Memo 3 Market Analysis 11




FIGURE 11: PROJECTED FUTURE NEED FOR NEW HOUSING UNITS (2013-20_33_), KE[ZER _
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1I. KEIZER COMMERCIAL AND EMPLOYMENT NEED PROJECTIONS

Commercial Demand
Keizer also completed a Goal 9 Economic Opportunities Analysis (EOA) in 2013, which serves as the
official source of projections for projected job growth and demand for commercial space.

The EOA projects an annual employment growth rate of 1.8% between 2013 and 2033, with the fastest
growth rates forecasted in sectors such as Health Care, Professional and Business Services, and
Construction. In terms of overall job numbers, the greatest gains are projected in Health Care and
Leisure & Hospitality which includes food service and visitor-related spending. In total, just under 3,000
new jobs were forecasted over this period.

FIGURE 12: PROJECTED FUTURE EMPLOYMENT GROWTH (2013-2033)
Q1Y OF I_(ElZE_R _

Forecast Estimates

Natural Resources 36 38 41 43 45 9 1.14%
Construction 385 423 465 511 561 176 1.91%
Manufacturing 27 29 31 i3 36 9 1.40%
Wholesale Trade 32 35 38 11 24 12 1.63%
Retall Trade 1,288 1,372 1,461 1,557 1,658 370 1.27%
T.W.U. 7 8 9 9 10 3 1.76%
Information 41 41 42 42 42 1 0.10%
Financial Activities 930 986 1,046 1,110 1,177 247 1.18%
Professional & Business 483 552 630 719 820 337 2.68%
Private Education 39 42 44 47 50 11 1.23%
Health Care & Social Assistanc 1,264 1,458 1,681 1,939 2,236 973 2.90%
leisure & Hospitality 1,151 1,260 1,380 1,511 1,654 503 1.83%
Other Services 646 696 749 806 868 222 1.48%
Government 804 832 861 891 921 117 0.68%
Total 7,134 7,771 8,476 9,258 10,124 2,890 1.77%

Source: City of Keizer Economic Opportunities Analysis (2013), Oregon Employment Department, Johnson Economics

20-Year Office Space Need

The EOA projects a need for a cumulative 400,000 s.f. of office space over 20 years. This amounis to a
need for over 26 acres of office empioyment land. This demand will be accommodated in a combination
of existing and new office space throughout the community, but demonstrates a strong well of demand
for new commercial space over time as employment continues to grow.

The most demand for office space is forecasted in the Health Care, Financial Activities, and Professional
Business services sectors.
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Baseline Scenario - ypical . Land Need.
Employment Sector AR 2033
Construction -1,876 -1,554 -1,200 -811 0.35 -0.1
Manufacturing -265 -224 -181 -135 0.35 0.0
Wholesale Trade -499 -A43 -381 -315 0.35 0.0
Retail Trade 4,889 6,612 8,446 10,400 0.35 0.7
TW.U. -5,060 -4,977 -4,886 -4,787 0.35 -0.3
Information 1,327 1,399 1,471 1,543 0.35 0.1
Financial Activities 84,951 105,674 127,654 150,967 0.35 8.9
Professional & Business -24,356 2,682 33,546 68,776 0.35 4.5
Private Education -1,218 -816 -388 66 0.35 0.0
Health Care & Social Assistance 46,866 76,987 111,729 151,801 0.35 10.0
Leisure & Hospitality 5,209 7,508 10,026 12,782 0.35 0.8
Other Services -16,647 -14,119 -5,168 1,237 0.35 0.1
Government -1,583 1,733 5,164 8,713 0.35 0.6
Total 91,739 183,463 285,831 400,240 263

Source: City of Keizer Economic Opportunities Analysis {2013}, Oregon Employment Department, Johnson Economics

20-Year Retail Space Need

The EOA projects a need for a cumulative 450,000 s.f. of retail space over 20 years. This demand will be
accommodated in a combination of existing and new office space throughout the community, but
demenstrates a strong well of demand for additional commercial space over time as employment and
local spending continues to grow. The greatest increases in spending are in the General Merchandise
Stores {i.e. department stores), Motor Vehicles, and Food and Beverage (i.e. grocery stores).

FIGURE 14: PROJECTED RETAIL SPACE DEMAND (2013-2033)

Baseline Growth Scenario Sales St pport nding Supparted 3

e itk gv bt 1 - : :.”___2.0.23_:_ o sosi naraan
Motor Vehicle and Parts Dealers 4387 260,568 279,079 298,904 320,138 342,881 82,313
Furniture and Home Furnishings Stores $209 51,986 55,679 59,635 63,871 68,409 16,422
Efectronics and Appliance Stores $302 41,515 44,465 47,623 51,006 54,630 13,115
Building Materials and Garden Equipment $389 129,079 128,249 148,070 158,589 169,855 40,776
Food and Beverage Stores 5430 191,543 205,151 219,725 235,334 252,052 60,509
Health and Personal Care Stores 5279 112,579 120,577 129,143 138,317 148,143 35,564
Clothing and Clothing Accessories Stores $156 165,310 177,053 189,631 203,102 217,531 52,221
Sporting Goods, Hobby, Media Stores $199 58,720 62,892 67,359 72,145 77,270 18,550
General Merchandise Stores %164 470,044 503,436 539,200 577,505 618,531 148,487
Miscellaneous Store Retailers 127 117,621 125,976 134,526 144,511 154,777 37,156
Foodservices and Drinking Places 8267 92,077 98,618 105,624 113,128 121,164 29,087
Totals/Weighted Averages 1,430,474 1,532,095 1,640,935 1,757,508 1,882,361 451,887

1 Based on national averages derived from "Dollars & Cents of Shopping Centers,” Urban Land Institute.

2 Assumes a Market Clearing Vacancy Rate of 10%
Source: City of Keizer Economic Opportunities Analysis {2013), Neilsen Claritas, Johnson Economics
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IV.  REALESTATE MARKET TRENDS & PRICING
This section summarizes current rent levels and trends that form the assumptions underlying the
redevelopment analysis discussed in following sections.

Rental Housing Market Trends

Average residential rents in the Salem/Keizer area have been growing strongly over the last decade,
stagnating somewhat during the recession and following period, but rising sharply since 2012. Average
rents are estimated at $1.20/sq.ft. as of the fall of 2017, rising 5% over the prior year. The average rent
has grown over 50% in five years, averaging 9% annual growth in that time.

FIGURE 15: RENTAL HOUSING, AVERAGE RENTS (2007 —2017)
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Source: Multifamily NW, Johnson Economics

Average vacancy rates in the local market has been erratic, but generally very low. At 5% vacancy is
generally considered to be fully-leased, meaning that some vacancy is expected due to normal turnover,
and to allow some selection of units on the rental market. The Salem metro market has averaged well
below 5% vacancy over the last decade and is now estimated to have a vacancy rate of less than 3%.
This represents a very tight rental market, which provides landiords with pricing power to raise rents.
(See following figure)

Since 2000, there have been an estimated 2,100 units permitted in Keizer. Of these, a little more than a

third, or 770 units were attached housing units. Many of these units are found in Hawks Ridge (2008)
and Keizer Station (2016} apartment developments.
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FIGURE 16: RENTAL HOUSING, VACANCY RATE {2007 —2017)
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FIGURE 17: HousING UniTs PERMITTED, KEizER (2000 —2016)

Housing Units

Housing Units Permitted
300

B Detached Units

250 # Attached Units

200
150
100

50

0

O & &4 & & &5
S7 D7 DY LH L DO

Source: Multifamily NW, Johnson Economics
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Ownership Housing Market Trends
The following table presents average home sales statistics for 2017. The city averaged 216 sales, or 18
per month. Most homes are three or four bedroom homes, and small number are condominium units.

The median sale price of $273,000 is roughly 26% higher than a decade prior. North Keizer accounted
for the most sales and higher average prices. South Keizer had 11% of total sales, and a median sale
price that was 20% lower,

_FiGURE 18: HOME SALES, KEIZER (2(_)1_.7)

# of Sales: 11 141 60 4 216
Share of Sales: 5% 65% 28% 2% 100%

Median Price: §178,455 $253,113 $340,500 $256,725 $273,652
Avg. Price: §169,636  S$266,830  S334,700  5$252,225 5280,463

Source: RMLS, lohnson Economics

An estimated 1,400 detached homes have been permitted since 2000, or roughly 85 per year. However,
the current rate of homebuilding remains lower than that seen prior to the recession.

The RMLS listing services currently identifies 17 active listings in the Keizer area, which represents
roughly one month of for-sale inventory. Realtors would consider this a very tight inventory entering
the prime sales season. Aninventory of six months is considered more well-balanced.

Office Market Trends

The Keizer market has experienced modest office development in the last decade, while average rent
levels have remained fairly stable. While showing a lot of seasonality, full-service commercial rents
been trending upwards since the recession to over $19/s.f.fyear.

FIGURE 19: AvVERAGE OFFICE RENTS, KEIZER
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Source: CoStar
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Average office space vacancy climbed during the recession to nearly 14%, and took seme time to
recover, but has fallen in recent years well below 10%. Generally, commercial properties plan for a
higher vacancy rate of up to 10%, so current levels are not considered elevated.

FIGURE 20: AVERAGE OFFICE VACANCY, KEIZER
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Retail Market Trends

The Keizer retail market has experienced steadily rising rent levels since bottoming in 2012, However, at
$14/s.f./year NNN, they remain fairly modest.

FIGURE 21: AVERAGE OFFICE RENTS, KEIZER
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Source: CoStar
Average retail space vacancy also climbed during the recession, and took some time to recover, but has
since fallen to well below 10%. At 6%, average vacancy is healthy despite the presence of some

prominent vacancies in the River Road market.
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FIGURE 22: AVERAGE OFFICE VACANCY, KEIZER
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Source: CoStar

Real Estate Market Trends Conclusions

In general, the Keizer market has been characterized by a modest rate of new real estate development
along the River Road corridor. Growth for key metrics including households, household spending, and
employment have all been healthy since the recession and have now experienced years of a positive

uptrend.

The underlying demand for all major categories of real estate uses is strong, and is currently met with
relatively low supply and low vacancy. This creates a good atmosphere for new development, however
modest pricing levels are likely to remain a challenge for new retail and rental housing development.
Achievable office rents and home prices are more supportive of new development.

The following section discusses types of development likely under current market conditions.

- Keizer Revitalization — Memo 3 Market Analysis 15



l.l“l
= g B
L |

V. FeasiBLE DEVELOPMENT FORMS

This section discusses the development forms that are currently the most feasible for new market-
driven development in the Study Area. The development forms discussed here do not refiect the impact
of public policies, funding tools, and design initiatives which might resuft from this planning process, and
might influence the density and design of what is ultimately developed at the site.

Low-Rise vs. Mid-Rise Development

The density of development forms is driven by achievable pricing/rent levels at the site in question. Ina
metro area, the highest rents and land values are typically found in the center of the largest city. Not
coincidentally, this is where the most density occurs in the built environment. The central city is where
high-rises, full-site coverage buildings, and parking garages are found. In short, the higher rent levels
achievable in the city center justify the cost of more intense use of the land.

As one moves away from the central city, towards the suburban environment, achievable rents and land
values tend to decrease steadily. In most suburban environments, achievable rent levels will support
low-rise construction. {“Suburban” in this context means anything outside of Downtown Salem.)

Low-rise development is typically limited to two-to-four stories, and utilizes wood frame censtruction.
The shift from four to five stories often includes switching to concrete and steel frame construction,
which adds substantial cost. Unless achievable rents also rise, a building that is feasible with low-rise
construction can become infeasible by adding a single story.

Major factors which increase the cost for denser development can include materials {i.e. steel),
structured parking, specialized labor and equipment, building elements such as elevators and firewalls,
and costs of entitlement and the approval process. Because of this dynamic, most iocations outside of a
dense central city face difficulty in achieving a built form over three-to-four stories in height without
subsidy.

The currently achievable rent levels in the Study Area will [imit some of the development types that the
market is likely to bring to the area. However, in an environment where most existing uses are single-
story with ample surface parking, significant changes in density and design can be achieved while still
relying on “low-rise” wood construction to control costs. Low-rise buildings, perhaps with reduced
parking and other design considerations, can greatly increase the intensity of land use, without
necessitating the higher construction costs of concrete and steel mid-rise buildings.

Likely Residential Forms

Currently, the prevalent multi-family rental development type in Keizer is a two-to-three story walk-up
garden apartment, served by surface parking. Such properties are wood construction, with apartment
flats and occasionally two-story townhome units. Such properties generally feature an FAR of .75 or less,
and commenly no more than 0.5 FAR. The achieved density may be anywhere from 14 to 30 dwelling
units per acre.

The following table presents examples of two common suburban development forms.

Keizer Revitalization — Memo 3 Market Analysis 20




FIGURE 23: Low-RISE RESIDENTIAL DEVELOPMENT FORMS

Garden Typically wood frame
Apartment or construction with
Condominiums | surface parking,

with Surface carports or stand-
Parking alone garages.

Construction is
usually two to three
stories high, with a
density approaching
30 units per acre.
This is a predominant
form outside the

central city,
Attached Also typically wood
Duplex/ frame, these units
Townhomes often have parking

under the unit from
street or back alley.
Projects can he fee
simple or with
condominium
ownership of the
ground, 15to0 22
units per acre.

Source! Johnson Economics LLC

Attached ownership condos become rarer as one moves away from the central city. Typically, if condos
are found in a smaller market it is in a specialized environment such as on a golf course, or in a
retirement village. During the heated real estate market of a decade ago, condo development began to
spread from its traditional location in the central city, driven by high demand and pricing. This market
has softened considerably.

JoHNsoN EconoMics believes it is unlikely that the market will deliver condos to suburban communities in
any great number for the foreseeable future. This is because houses in these areas remain relatively
affordable in comparison to the pricing level of a new-construction condo unit. As the Study Area
develops with attractive amenities over time, condominium development may become more likely.

Ownership townhomes are a more viable development form in outer locations than condo flats. As
recent trends show, attached single-family units {i.e. attached townhomes on separate tax lots) are an
increasingly common form of ownership housing in Oregen markets. Townhomes can achieve a density
of 16 to 22 units per net acre. Denser housing forms are more likely to be built as rental apartments
than condo units in this submarket.

Likely Commercial Forms
Low-rise commercial buildings are the most likely development type. Standalone retail is almost always
single-story outside of an enclosed mall environment. Typical FAR for suburban retail is 0.2 to 0.3 to

Keizer Revitalization — Memo 3 Market Analysis 21
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allow for ample parking. Standalone office development in the area will likely be one to two stories,
served by surface parking.

it should also be noted that available parking is important to retail success. Parking needs to be
convenient, but can be formatted in different ways — for instance, public parking lot or shared parking
for a district. Storefront businesses with ample on-street parking or perhaps a lot within convenient
walking distance may not require surface parking of their own.

For the time being, the most feasible forms of commercial development in the Study Area will remain
auto-oriented strip development similar to today’s pattern. New multi-tenant shopping centers will
seek one medium to large business to anchor the project. Smaller shopping centers without a strong
anchor are less likely to be built speculatively. The corridor will remain attractive to convenience
businesses such as gas stations and fast food restaurants.

Planning efforts such as this one have the potential to alter development patterns in the future and
encourage different business types and more walkable environment.

Mixed Uses

There is potential to achieve a limited amount of vertical mixed-use in a well-planned suburban
environment. This usually entails two stories of residential or office space abave a retail ground floor.
While generally served by surface parking, the parking ratio may be lower, with lots located to the side
or rear of buildings. Trying to focus mixed use development in a limited geography {i.e. a town center)
can help build a self-reinforcing sense of place, and allows the greater density of uses to support each
other. Spread across the Study Area in a disjointed way, isolated mixed use development is less likely to
be successful.

Achieving mixed-uses in the Study Area may be challenging from a feasibility standpoint. The greatest
barrier is often higher development costs than low-rise single-use buildings, which requires higher
achievable rents to justify. Some additional costs associated with mixed uses include the logistics of
separating the uses, and increased design, construction and entitlement costs associated with
developing a more complex and unfamiliar building type.
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The following is an example of low-rise suburban mixed-use development.

FIGURE 24: Low-RISe IVEIXED USE DEVELOPMENT FORMS

The development forms discussed here do not reflect the impact of public policies, funding tools, and
design initiatives which might result from this planning process, and might influence the density and
design of what is ultimately feasible in the Study Area.

VI.  DEVELOPMENT CONSIDERATIONS

This section provides a general discussion of factors which impact the pace of development or
redevelopment in a neighborhood. There is a perception that redevelopment, of commercial
properties in particular has been slow in the Study Area.

Drivers of Development

Risk: At the most basic level the pace of development will be driven by perceived demand for real
estate in a market and the achievable pricing. If demand and pricing are known to be strong, the
perceived risk is reduced for developers, property owners, lenders and investors.

Unproven areas will have higher perceived risk, as will development forms that have not yet been tried
in that market. When perceived risk of development is elevated, developers and investors demand a
higher level of return from the project to compensate for the increased risk. If there is not a higher rate
of return, the developer will pursue safer, more proven markets.

There are many areas of risk in real estate development including the following:
e Scale and Time — Most development projects beyond building a single home require g significant

amount of capital to readlize, often in the millions of dollars. Loans are most often required which
represent a large and binding obligation for the developer. At the same time, commercial
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development projects may take multiple years to complete, requiring upfront investment in a
project that is unprofitable until completion, and entails carrying costs during the process.

s Entitlement — Securing entitlements for development is often an uncertain and time consuming
portion of the development process. Even when the proposed development represents an outright
allowed use under the code, a project may be subject to issues such as design review requirements
and neighborhood outreach which may impact entitied uses and/or add time to the process.

¢ Financing — Financial commitments can be fluid during the development process, with lenders
and/or equity partners backing out of deals or renegotiating terms mid-development. These
players can also limit flexibility. In addition, financing commitments are subject to appraisaf, which
always carries risk.

¢ Construction ~ There are many risk factors associated with construction. The cost of materials can
fluctuate significantly, timing delays can impact contractor availability windows, unforeseen
problems may emerge during site-work, etc.

*  Market — Actual achievable rent levels and/or sales prices may be significantly different than
assumed at the time development was initiated. In addition, capitalization rates (@ measure of
value set by the market) can shift significantly, which has a pronounced impact on income
properties,

Cost of Construction: Cost to develop is a key determinant on final development forms. As a general
rule, the higher density development forms have a higher cost per square foot to construct. This is
offset by a greater achievable density {units/acre}, which has value when the achievable price is higher
than the cost of construction excluding land.

However, when achievable pricing is below construction costs, there is no marginal value associated
with the increase in density and development forms.
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FIGURE 25: DEVELOPMENT FORMS FROM LESS TO MORE DENSITY
Development Form | Description Example Photo
Duplex/Townhomes Also typically wood frame, these
unlts often have parking under the
unit, from the front or an alley,
Projects can be fee simple or with
condominium ownership of the
land and common area elements.

Type V {wood-framed) | Typically wood frame construction
Construction with with surface parking, carports or
Surface stand-alone garages. Construction
is usuatly two to three stories high,
with a density approaching 30 units
per acre. This Is the predominant
multi-family form in most suburban
communities.

Type V (wood-framed) | Wood frame and/or steel stud
Construction over construction over a single story
Concrete Podium concrete podium. This construction
type is mare common than mid-rise
in communitles where achievable
pricing Is somewhat lower. Itis
seen often on Infill sites In larger
metro areas, and is more common
in suburban environments than
mid-rise development.

Mid-Rise Steel and concrete construction,
limited in helght to 4-7 storles. In
QOregon, these are mostly seen in
inner Portland neighborhoods, in
areas in which a high-rise solution is
considered too large or costly in
scale. This form is sometimes done
by an institutional user such as a
hospital or university in a market
where It might not otherwlse occur.

Highest and Best Use: There are many considerations on whether a property or area is providing its
“hest use” In a general sense, including planning goals, social goals, equity, neighborhood fabric, etc.
But for the purposes of this discussion, a developer considering redevelopment of a property will usually
seek to determine the “highest and best use” in the economic sense.

This term has a particular meaning in real estate development, which is the use that provides the best

economic return, which leads to the highest value for the underlying land. The value of the underlying
land is referred to as the “residual land value”.
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For instance, under an obsolete use, a parcel may have a value of X. However, for a new use with a
higher achievable rent and perhaps increased density, the developer may be willing to pay 2X for the
parcel (i.e. for the buildable land}. Under the new, more productive use, the land itself is literally worth
more than the existing property {land and building) is worth under its current use.

Challenges to Redevelopment

Often a property or area may not be attracting redevelopment activity despite appearing to be a good
candidate for new uses. What most often happens in these cases is that the existing property, while it
may seem ohsolete or in poor condition, still retains enough total value under its existing use {land and
building) that it would cost too much to purchase as a building site for a new use.

While the new use would be able to achieve higher rents and be more economically productive, it is not
enough of an Improvement to overcome the remaining value in the existing use.

Another factor may be costs in addition to land purchase, which may mean site clean-up costs, liens, or
entitlement issues. These costs shouid be, but are not always, reflected in the purchase price as a
discount. The high cost and risk of preparing the site for redevelopment are why defunct gas station,
dry cleaners and other potentially contaminated sites often sit vacant for very long periods.

For these reasons, areas which seem like good candidates for redevelopment can persist for some time
if the underlying iand has nct become valuable enough to justify new uses.

Redevelopment in the Study Area: From this analysis, it appears that achievable pricing in the Study
Area may be high enough to attract some redevelopment and infill development of residential uses,
both ownership and rental. This will differ from site to site based on the age and condition of the
existing use, the size of the parcel and how many new units it can accommodate. As discussed in the
previous section, the most likely residential forms are likely to remain low-rise attached huildings of
three stories or less.

Currently, redevelopment of commercial properties along the Highway may remain more of a challenge.
This is because achievable commercial lease rates are still modest enough that they will not justify the
cost of redevelopment of most sites. However, it is possible that office rent levels may justify
redevelopment of low-value parcels into new office or office/retail mixed properties over time.

Commercial lease rates are typically higher at larger shopping centers with an anchor tenant, such as a
grocery or department store. A new shopping center may be a potential user of new development.
However, finding a parcel of sufficient size or assembling a collection of smaller parcels presents a
challenge as this strip is largely built out.

Categories of Public Intervention

There are areas in which public policy can impact the primary components of a highest and best use
determination. The following categories reflect some policy-sensitive variables and/or market
interventions that can impact the highest and best use determination. These levers can either raise
achievable pricing, reduce the cost to develop, or improve the financial returns through lending terms of
public partnership:
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FIGURE 26: DEVELOPMENT FORMS FROM LESS TO MORE DENSITY
AMENITIES

HC TRANSIT

PUBLIC REALM

SDC WAIVERS

LAND WRITE-DOWNS

PARKING MANAGEMENT
VERTICAL HOUSING TAX CREDITS
LENDING TERMS

LENDING TERMS
MASTER LEASES
PUBLIC INVESTMENTS

Ensure Code Consistency with Public Goals: Because development codes are complex and
muiti-faceted, it is often possible for some provisions in the code to be working at cross
purposes with the community’s vision for the development types it would like to see. Often
developers themselves, or planning projects such as this, can identify individual provisions which
may be complicating or even preventing some development types.

Pre-Development Assistance: This may include modest grants or loans to assist with pre-
development soft costs such as project feasibility studies, design and engineering documents,
site and environmental studies. This assistance can help smaller developers and property
owners decide if development is feasible.

Streamlined Permitting and Review Process: Any efforts to reduce the time it takes for public
review of projects reduces costs to the developer. Clear and objective standards help
developers design permit-ready projects from the outset and avoid delays. Pre-application
conferences with knowledgeable staff can also help expedite the process.

SDC and Fee Waivers/Subsidy: This is one of the most direct ways that local jurisdictions can
reduce the costs of new development and the viability gap. System Development Charges
(SDC’s) and other permitting and process fees can add up to a significant expense to the
developer.

Land Acquisition and Control: Land acquisition ensures that a public agency has control over
the site and that it will be used to meet public goals. Control of the land allows the agency to
dictate what will occur there, and is a valuable asset which can be used as an incentive for
developers.

Equity Gap Financing: Gap financing usually takes the form of grant or loan that is directly
applied to help overcome the viability gap, most commonly for affordable housing.
Demanstration of local funding commitment can also help non-profits secure tax credits or
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other state funding. A source of funding must be identified to provide this financing, and
amounts may need to be sizable in order to make a difference on large projects.

e Tax Exemptions: Tax exemptions provide an on-going reduction in operating costs in return for
meeting specified public goals. Affordable housing projects can utilize tax savings to help defray
the often increased cost of staffing at these properties. The trade-off is that in an Urban
Renewal Area, the project will generate lower or no tax increment during the abatement period.

Future phases of this project will discuss in more detail the public programs and policies which will
impact future development in the Study Area.
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Introduction and Overview

The Keizer Revitalization Plan is being built upon a framework of community history and values, coupled
with technical analysis and stakeholder engagement. The Gap Analysis comprises the technical analysis
portion of the project. Scenario planning provides the tools with which we are identifying gaps between
potential future outcomes and the project Goals and Objectives identified in Phase 2, and identifying
potential changes to policies, regulations, or investments that can bring the future closer into alignment
with the project goals.

Scenario planning? allows evaluation of the likely outcomes of existing zoning and infrastructure
capacities in order to explore possible benefits and costs of alternative futures. With scenario planning,
Keizer can better understand the way regulations or market conditions affect development and how that
development fares when examined through the lens of the goals and objectives. Examining multiple
scenarios and working toward a preferred scenario can help stakeholders choocse how to move forward
by modifying existing plans or identifying strategies for investments and initiatives.

Scenario planning is not about predicting the future or providing a specific answer. Rather, itis a
methodology for imagining futures not easily estimated using past trends or assumptions. The
expectation is that through the process of conceiving, developing, and evaluating a seties of future
scenarios and the outcomes they produce, a preferred and feasible course of action can be identified.

This memo describes the scenarios that were developed, how these model futures compare to the Keizer
community’s priorities, and what types of actions the City can consider toward the realization of desirable
outcomes.
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This graphic from Oregon’s Scenario Planning Guidelines provides a quick look at the scenatio plahning process

1 Oregon Scenario Planning Guidelines hitps://www .oreqgon. gov/ODOT/Planning/Bocuments/Oreqgon-
Scenarie-Planning-Guidelines pdf
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1. Baseline Future

1.1 Scenario Planning

in the quest for developing a revitalization plan and identifying workable strategies, we begin with
developing an understanding of how cutrent public policy and market forces will shape Keizer’s future.
We employed Envision Tomorrow, a Geographic Information Systems (GIS)-based scenario modeling
software package to develop a Baseline Future along with additional scenarios to learn how regulatory
changes or investments might modify outcomes. Envision Tomorrow consists of two primary tools:
Prototype Builder and Scenario Builder.

Prototype Builder was used to model example building prototypes, testing the physical and financial
feasibility of development. The tool allowed us to examine land use regulations in relation to the
current development market and consider the impact of parking, height requirements, construction
costs, and monthly rents.

Twenty-one building prototypes were developed. They are examples of contemporary Oregon
developments and were created with consideration of Keizer's zoning code and the market analysis
of project Phase 2. There are countless buildings that could theoretically be constructed, but the
intent is to provide a sampling of realistic building types, with a range of common prototype options.
The following summary table describes the prototypes.

Table 1 = Building Prototypes

Lot | o lot Parking Lot | .-Height | ‘FloorArea -

Coverage | Coverege | CoUTPBS | (Storis) | Fato (FAR)

Jse Residential -3 stories

ial - 3 stories w

ed-Use Residential - 5 storie

Mixed-Use Residential

| _ 5 stories with-
~code changes . e
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Single Famiy - 2500 sq t | -

4000sqft |

Small Lot Single Family -
-8,000 |

Gonventional Lot Single Family

Scenario Builder includes a series
of Development Types. These Table 2 - Development Types
represent the different zoning
categories found within greater River
Road/Cherry Avenue corridors. The
library of Building Prototypes was
combined within the Development
Types. The Single Family Residential
(RS) zone, for exampie, allows for
single-family homes within a narrow
range of lot sizes. The RS
Development Type assumes that

Housing .
a4 Unitsf
Gross Acre

Jobs/ | Mied Use
Gross Acre Score

75% of the lots that are built upon G
would be roughly 8,000 square feet cG2.
while the remaining 25% would be CM
smaller lots closer to 4,000 sf. The CM2

. ) co
building mix becomes more complex oR
for mixed-use zones where property P
owners might develop anything from MU 1
a one-story retail shop to a three- MU 2
story mixed-use building. With P
buildings assigned to the "L
Development Types we can see a RL LU
number of factors, such as housing RM 1
and job density, and even the level of  [rRM2
complementary uses that might help R
minimize the need to drive. Table 2 Rsz

describes the Development Types

used for the scenarios. Note, some

zoning districts are represented

twice. For example, the RS type represents development that is common today based on the zoning
code. RS 2 includes more housing options and limits some site restrictions that may allow for more
development (i.e,, it allows more development and different building types than wouid be allowed today).
The Baseline Scenario uses the first Development Types while the second Types are used in alternate
Scenarios 2 and 3.
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The process starts by creating a Baseline Future Scenario that estimates what the future might look like if
current plans are carried out, and then evaluating outcomes based on the project’s goals. It then includes
alternate future scenarios to be evaluated in this memo.

The Baseline is a model of how Keizer can be expected to develop based on existing policies and current
trends. Keizer's Transportation System Plan (TSP) predicted that roughly 700 new housing units and
1,300 jobs would locate within the project area between 2009 and 2035. This represents an increase in
households of a little more than 25%. The job increase is somewhat higher at roughly 35%. The TSP’s
projection for housing and jobs growth is broken down geographically by Traffic Analysis Zohes (TAZs),
which indicate where growth is expected to occur. Figure 1 below shows the TAZs that correspond with
the study area and the amount of housing and jobs growth expected for each.

Figure 1 - Traffic Analysis Zones

m Study Area Bourdary

[ Jazs
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The Baseline Scenario works on the assumption that vacant and underutilized properties see
development between now and 2035 that matches the TSP's prediction. The study area has a limited
number of truly vacant parcels. Vacant land is identified by the Marion County Tax Assessor. Potentially
underutilized land was identified by searching for large parcels with minimal improvements. These are
depicted on the map in Figure 2.There are a few large properties in the corridor north of Chemawa Road
where the TSP predicted the greatest amount of growth.

Note: We recognize that one of the parcels identified as “potentially underutilized” in Figure 2 and
subsequent maps (the large parcel adjacent to the McNary Estates condos) is a mitigated wetland
area and should be removed from the analysis. This will be updated in the final draft of this memo.
Although removing the parcel will modify the data to some extent, it is not expected fo change the
conclusions drawn from the data.

Figure 2 - Vacanf and Fotenfially Underutilized Land

m Study Area Boundary
E::] Potentially Underutilized

E::] Vacant Land
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These vacant and Figure 3 ~ Scenario Painting

underutilized parcels are = T TR
assumed to develop in e
accordance with the zoning in : : e ey @‘-5&% StanEat | 5
place foday.

PRI i RO

.

ol file . Edi Scenarios " Subare:

&

Symbod lvac'lopmull

The yellow arrow in Figure 3
llustrates that the parcel is
predicted to develop with
uses assigned to the Mixed
Use (MU) zone Development
Type. In this case, that
resulis in an average of 6
housing units and 12 jobs per
acre. Some properties will
lean more toward commercial
use, others toward
residential; the Development
Type therefore represents the
average, not an exact
prediction of what to expect
by 2035.

It is also worth noting that

environmentally sensitive

lands and floodplains are not

expected to become developed. While they may not appear on the scenario map, the acreage has been
removed from the parcel to avoid over counting.

There are just 18 acres of vacant land within the project area utilized by the Baseline Scenario. Vacant
land alone cannot be relied upon to accommaodate the forecasted growth. An additional 64 acres of
already developed land would need to redevelop in some fashion to match the TSP’s predictions.
Redevelopment is most likely on properties that are less intensely used, with smaller and perhaps
outdated buildings. When the total value or asking price of these properties is low enough hew buildings
can replace the old, increasing the property owner's revenues. Redevelopment is most likely where the
zoning allows for higher intensity uses such as in the MU and Commercial Mixed Use (CM) zones,

How Redevelopment Works

Simply put, redevelopment can occur when the projected income from a development exceeds the
combined costs of: buying the land, readying the site, getting approvals, and construction. Construction
costs, and the local market rent, or sales prices, are largely out of a developer’s control. Accordingly, they
will look at the asking price or value of a property when deciding which properties may be viable
redevelopment opportunities.

Let us say, for example, that you want to build a brand-new two-story apartment building and you cannot
find any vacant land for sale. If you can find a property owner who will sell you one-half acre of land at
$17.00 per square fook—roughly $340,000, you could see a modest profit of just under 10% - generally
better than most investment programs. There are not very many properties in Keizer's commercial core
that would sell for this low of a sum. Accordingly, that new apartment building might not get built. In some
cities a central address is highly desirable. If living near attractions on River Road were to become more
desirable, residents may be willing to pay more each month to be closer to restaurants, shops and transit.
This could allow for the developer to spend more on land, increasing the likelihood of new development.
On the other hand, perhaps you are more interested in building a commercial building with a few tenants
such as Knecht's, Great Clips and Panera Bread. In that case you could afford fo pay over $550,000 for
the same size property. While there may be unwanted consequences of adding more single-use
commercial to the corridor, such as increased traffic and more driveways interrupting the sidewalk, the
current market favors them.
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Figure 4 — Properly Value Per Square Foot
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Figure 4 shows the combined value of buildings and land on a per-square-foot basis. Yellow colored
praperties may be more easily redeveloped whereas dark blue properties are of very high value and
development is unlikely.
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1.2 The Scenarios

This section looks at two alternate future scenarios and compares them to the Baseline. Three scenarios
were developed:

» Scenario 1/ Baseline Scenario — represents build-out of vacant land and potential
redevelopment based on current regulations and market forces, and is tied to the TSP's growth
prediction.

= Scenario 2 - implements some "efficiency measures”. it assumes roughly the same amount of land
developed as the Baseline, but zoning rules are relaxed or modified in some areas to allow either
more intense development or a greater range of housing options.

» Scendrio 3 — considers some "upzoning” in strategic locations, in addition to efficiency measures
applied in Scenario 2, in order to increase the amount of development that could occur.

These scenarios are illustrated in Figure 5 and described below.

Figure 5 — Scendario Maps

eizes R vimzbon Plan 1

Scenario 1 Scenario 2 Scenario 3

Scenario 1 —The Baseline

Keizer's zoning code allows a wide range of uses and levels of intensities. However, the higher building
costs associated with taller buildings tends to lead developers toward low-rise wood construction.
Likewise, existing property owners are often inclined to retain the buildings currently on site even if they
are not using the maximum potential of their site. The market analysis from Phase 2 of this project
predicted that future development following current trends is likely to continue with single-family houses
and townhomes in neighborhoods, along with one-, two-, and possibly three-story apariments.

Similarly, single-story commercial buildings are also the most likely to be developed. These types of uses
are relatively low-intensity, occupying perhaps one-third of a property with buildings and devoting the rest
as parking. Some two-story offices are also likely; however, they too will include large amounts of vehicle
parking.
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TSP Future Baseline (2031) Traffic Condifions & Operations

The City’s TSP analyzed future baseline (2031) traffic conditions during the weekday PM peak hour as
ilustrated in Table 4.8 of the City's TSP and Table 3 below. All of the intersections in the Revitalization
Plan study area are signalized intersections, The City of Keizer maintains a volume-to-capacity (v/c) ratio
standard for the intersections of two arterial roadways, as the operation of these intersections is critical to
the operation of the network as a whole, The v/c ratio represents the sufficiency of an intersection to
accommodate the vehicular demand. As the v/c ratio approaches 1.0, traffic flow may become unstable,
and delay and queuing conditions may occur. In Keizer, an arterial/arterial intersection must have a vic
ratio of 0.95 or less to be considered as operating acceptably. For all other intersection types, only the
level of service (LOS) is used for determining intersection operation.

Within the Plan study area, the following arterial/arterial intersections have been identified and therefore;
were evaluated using v/c ratio:

» River Road/Lockhaven Drive

»  River Road/Chemawa Road

= River Road/Manbrin Drive

The remaining intersection within the Plan study area were evaluated using LOS:

» River Road/\Wheatland Road
» River Road/Dearborn Avenue

Table 3 =TSP 2031Baseline Operalions

River Road/\Wheatland Road

C Under Capacity o4
River Road/Lockhaven Drive D Under Capacity )] Near Capacity
D D
B c

At Capacity

River Road/Chemawa Road Under Capacity Near Capacily

River Road/Dearborn Avenue Under Capacity At Capacity
River Road/Manbrin Brive B Under Capacity G Under Capacity

1. Under capacily = v/c Ratio <0.20, Near Capacity = v/c Ratic 0.90-0.94, At Capacily = v/c Ralio 0.95-0.99, Over Capacily = v/c
Ratioz1.0

All study intersections are projected to meet the City’s operational standards under the Baseline
conditions; however, the TSP also identified potential improvements (not financially constrained} including
the reconfiguration and addition of turn lanes at the River Road/Wheatland Road and River Road/Manbrin
Drive intersections. Improvements were also identified at River Road/Lockhaven Drive which have
already been completed.

Impacts to Infrastructure

The Baseline is developed in accordance with Keizer's adopted Transportation System Plan. Accordingly,
roadway impacts have been predicted with plans identified that will ensure that the network operates
effectively.

The Comprehensive Plan confirmed, in relation to sewer, water, stormwater, parks and police, that "Urban
expansion accomplished through in-filling within and adjacent to existing development in an orderly,
unscaftered fashion permits new development to utilize existing ufilities, services and facilities or those
which can be easily oxtended.” It also stated, “The cost of providing key services and facilities fo fulure
development in Keizer is significant.” Together, these statements declare that capacity for development
according to existing zoning is in place, and that significant upzoning or urban growth boundary (UGB)
expansion could introduce cests that have either not been anticipated, or which would require new
funding mechanisms such as increased development fees.
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The Baseline Scenario assumes that all the vacant and highly underutilized lands identified earlier would
be developed. In addition to the 18 vacant acres another 64 acres of developed land is assumed fo
redevelop—replacing existing buildings with new ones. With more than 80% of the new development
taking place through redevelopment the majority of housing units would be multifamily.

Figure 6 - Baseline Scenario
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Scenario 2 ~ Efficiency Measures

As cities update their comprehensive plans, ar when considering expansion of an Urban Growth
Boundary, they first examine existing regulations {o see if there is more room for growth that could be
realized. Planners often refer to modifications of existing regulations to allow for more growth in the same
space as efficiency measures. Common techniques include the addition of options such as duplex
development in single-family zones, reduced sethacks or parking requirements that allow for propetrties to
be more highly utilized.

This scenario utilizes that same land as the Baseline Scenario. It differs in how the types and amounts of
developments that are allowed within the existing zoning categories. Efficiency measures were applied to
five zoning categories within the study area:

= Commercial General (CG)
This zone typifies arterial development in many cities. It provides a location for larger scale
shopping and commercial activity separated from residential areas to limit conflicts between those
uses. |t is also located for convenient auto access.
The following table shows how the CG zone differs from Scenario 1 to 2. As shown below, a
decrease in arterial commercial might make way for some more office space.

: Commercial General
0% -
50%
40%
30%
20%

10%

0%
Office 2 Office 3 Suburban Office Arterial Hotel 2
i Commercial

& Baseline CG w Scenario 2€G

= Commercial Mixed Use (CM)
The primary commercial zone within Keizer, this zone intends to combine commercial and
residential uses in a safe walking environment with good access to transit. The Baseline Scenario
assumed a mix of low-rise commercial and apartments. For Scenario 2, many of these single-use
building types, namely arterial commercial and suburban office were replaced by mixed-use
building and others at a slightly larger scale. The following chart shows how the CM zene differs
from Scenario 1 to 2 You will notice that some buildings have a B added to their name. This
represents modifications such as reducing setbacks and parking requirements to increase
efficishcy.
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Commercial Mixed Use

# Baseline CM & Scenalio 2 CM

m  Mixed Use (MU)
The MU zone intends fo provide a variety of uses, namely residential and commercial in close
proximity, either within a building or nearby. The Baseline Scenario assumed a mix of low-rise
commercial and apartments. For Scenario 2 many of these single-use building types were
replaced by mixed-use building at a slightly larger scale. The following chart shows how the MU
zone differs from Scenario 1 to 2.

Mixed Use

B Baseline MU # Scenario 2 MU

= Medium Density Residential (RM}
This is the primary multifamily zone within Keizer. It allows for a wide range of residential
however, from detached single-family to duplexes and multi-story apartment or condominium
buildings. The Baseline Scenario saw mostly two-story apartment and some smaller lot single-
family homes. Scenaric 2 saw a shift to larger muitifamily buildings, cottage homes and
townhomes. The chart below describes this shift in product type and intensity.
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Medium Density Residential

35%
30%
25%
20%
15%

10%
5%
0%

% Baseline RM & Scenatio 2RM

»  Single Family Residential (RS)
This zone focuses on detached single-family homes and some other uses such as in-home day
care, some duplexes and home offices. The minimum lot size is 5,000 square feet for detached
single family homes however most lots in Keizer are larger. The Baseline Scenario assumed a
future mix of 75% 6,000 and 25% 4,000 =f. For Scenario 2 the mix was changed. Conventional
lots got smaller with 40% of new housing coming through narrow lot single-family cottage homes
and townhomes.

H H
; i

Standard Residential
80%
70%
60%
50%
40%
0%
20%
10%
0%

Townhomes  Cottage Homes  “Skinny Lot"  Smuall Lot Single Conventional Lot
Medium Single Family - Family - 4,000 sq  Single Family -
2,500 sq ft it 6,000 sqg ft

i Baseline RM  # Scenario 2 RM

Table 4 below describes the relative densities of each development type. Notice how the "B” series fypes
have increased densities, and often mix. The Mixed Use Score is also an indicator of likely reduction in
vehicle trips relative to the overall amount of development when compared to similar levels of non-mixed
growth.
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Table 4 - Developmenti Type Densities

Housing

Development  Units / lobs / Gross Mixed Use
Type Name Gross Acre  Acre Score

CG 0.0 20.4 0.00
CGB 2.0 29.7 0.00
cM 3.0 18.9 0.52
CMB 14.1 30.4 0.63
Cco 0.0 34.5 0.00
CR 0.0 17.0 0.00
IBP 0.0 15.5 0.00
MU 6.2 12.3 0.63
MU B 21.7 21.2 0.58
P 0.0 0.0 0.00
RL 5.6 0.0 0.00
RL LU 6.5 0.0 0.00
RM 13.0 0.0 0.00
RM B 26.5 4.0 0.24
RS 6.5 0.0 0.00
RS B 12,7 0.0 0.00

The map of Scenario 2 (Figure 7) looks similar to the Baseline. The difference can be seen in the bolder
colors depicting the use of the five Development Types that were modified with efficiency measures in
place of their kin as used in the Baseline.

Scenario 2 alse assumes that all the vacant and highly underutilized lands identified early would be
developed. Two notable shifts appear. First, 815 additional housing units appear. Second, the increase in
multifamily and mixed-use buildings is responsible for the majority of the new units, resulting in the share
of multifamily housing rising fo 80% of the new development.
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Figure 7 - Scenario 2
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The number of new jobs also rises with Scenario 2. However, the increase in mixed-use buildings
replaces what may have been some office uses in the Baseline, As a result, new retail jobs rise from 20%
in the Baseline Scenario to 27% in Scenario 2, while the percentage of office jobs falls from 77% to 70%.
Both categories saw an overall increase, with jobs rising from nearly 1,100 in the Baseline io just over
1,300 in Scenario 2. Keizer currently has 35% of its workforce in retail jobs. This is higher than most cities
of its size. Both scenarios reduce the percentage of total retail jobs slightly, to 32% in the Basefine and
33% in Scenario 2.
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Impacts to Infrastructure

Scenario 2 was developed in accordance with Keizer's existing zoning as its guide. As identified in the
Phase 2 Market Analysis, existing zoning theoretically provides for more growth capacity than can be
realized based on market conditions. For example, the low-rise buildings that the financial market is
constructing in the Mid-Willamette valley and specifically within Keizer tend to use less than half of the
allowable density on a given site. Modelling done during the TSP accounted for some of the difference
between growth capacity and the forecast. In short, the forecasted growth does not utilize the full capacity
provided by current plans. Roadway impacts described in the TSP were based on the forecasted growth.
Accordingly, some intersections could need upgrades sooner than planned, or see increased levels of
congestion. The increased growth described by the scenario, while significant compared to the Baseline,
is only an increase of 7% in terms of population. Such an increase could possibly be absorbed at a rate
similar to that described by the TSP. The resulting change in trips on River Road from the additional
growth in housing will be modeled in future phases of the project however the impact will be dependent
upon development of retail and jobs in the corridor and the comfort level of walking and bicycling facilities
in the area.

Keizer's water system enjoys ample capacity as does the sewer system owned by the City of Salem. No
needed infrastructure increases for sewer, water or stormwater have been identified other than on-site
needs such as utility hook-ups, stormwater freatment and repairs to aging systems. Public safety
provision, like schools is based on a per-capita ratio. Accordingly, increasing population could necessitate
additional staff resources. Fortunately, all of the land within the study area is central to the city and
proximate to the full range of services including the large trunks and main lines which get smaller as they
move farther out and serve less dense areas. As such, the same levels of growth in areas farther from the
center of the city could have a greater impact.

Scenario 3 - Upzoning

The third scenario continues to utilize the efficiency measures huilt into the optional development types.

The differences lie in changing the development types assigned to strategic parcels. Some exampies

include;

» |nsome cases, large single-family lots may have enough land to allow the owner to add another unit,
of build townhomes, rather than single-family detached homes

= A number of RM properties with low intensity developments could potentially be rezoned for mixed-
use development.

= Likewise, some single-family propetties near arterials and collectors could be consolidated and
redeveloped as multi-story muitifamily buildings.

= There may also be some opportunities for industrial properties to convert to mixed-use.

Below are several examples:

The area in yellow is developed but could have
room for additional housing by combing lots and
utilizing the large rear yards.
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This large manufactured home property at
Lockhaven Dr and River Rd provides much
needed housing. At some time in the future
however, it could possibly redevelop into a
substantial, denser mixed-use neighborhood.

In some instances, there are single-family homes
on lots zoned for multifamily. These could possibly
be combined and replaced with a single larger
building, cottages or several townhomes

Large areas such this might concenfrate their
activity with all or a portion separated off for
another use. At some point in time, sites like this
could become home to offices, shopping and even
entertainment uses that appreciate the working
roots of the land.

The third scenario adds another dozen acres of development to the study area. This higher intensity
scenario rests on the assumption that increasing amenities and desirability of Keizer's core bring with
them people that are willing to pay more per month to live close in. With increasing rent and lease rates,
for both residents and commmercial tenants, redevelopment becomes more feasible on properties that
today would seem too expensive.

This scenario brings a significant increase in the amount of housing, climbing as high as 2,469 new units.
The housing mix matches that of scenario 2 with 85% of new units in multifamily buildings even while it
adds more than 125 new single-family units. Jobs likewise increase to 2,126,

The map of Scenario 3 (Figure 8) shows both an increase in the amount of land identified for potential
development and a shift toward higher levels of housing and job activity.

Keizer Revitalization Plan 19
Draft Memorandum #4: Gap Analysis Otak | Angelo Planning Group | Johnson Economics | Kittelson & Associates




Figure 8 — Scenario 3
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Impacts to Infrastiucture

Scenario 3 goes beyond simply finding capacity within existing zones; it assumes that some upzoning
and new market desires will increase both the amount of land developed, and the level of use on those
parcels. Additional growth will bring more trips. However, an increase of mixed-use development would
be expected in this scenario, so the rate of driving per person would likely decrease slightly. Similar to
Scenario 2, some intersections could need upgrades sooner than planned, or see increased levels of
congestion. The increased growth described by the scenario rises to an increase of 10% in terms of
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overall citywide population. Such an increase could possibly be absorbed at a rate similar to that
described by the TSP; traffic modelling will be required to identify where upgrades are needed, and to
what degree the mixing of uses shortens trips or converts them fo walk/bike or transit. This will be
modeled in future phases of the project.

No needed infrastructure increases for sewer, water or stormwater have been identified other than on-site
needs such as utility hook-ups, stormwater treatment and repairs to aging systems. However, with
increases in usage, some upsizing could be needed. Public safety provision is based on a per-capita
ratio. Accordingly, increasing population coukd necessitate additional staff resources. Again, all of the land
within the study area is central to the ¢ity and proximate to the full range of services including the large
trunks and main lines which get smaller as they move farther out and serve less dense areas. As such,
the same levels of growth in areas farther from the center of the city could have & greater impact.

1.3 Comparison of Scendarios

The Envision Tomorrow software allows us to compare the scenarios through a number of key indicators.
On the following pages we will examine how each performs in terms of the amount and types of growth,
the composition of housing types, subsequent manthly costs, the types and amount of jobs, and how
those jobs relate to the number of housing units provided.

Residential Building Mix
(new units)

Multifamily
Townhome . o% oa 5% i %
Sriall Lot Single Farally 151 el 126 ™% 68 8%
Caonaventional Lailéingse Fam-il'_v' 89 . 10% 46 3% ‘ ) Fa %
LargeLoté{lﬁﬁle Family o - . 0% - T 0% o 0%
Hobile ;IU[HB o 0% . 0% 4 - 0%
Total Housing Unis B 889 T aaes ‘ 2,469

Total housing grew with each scenario. With the majority of the potentially developable land zoned for

higher densities, the largest increases are in the multifamily housing.
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Housing by Type
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The chart above shows new housing by type. This rate of change may appear out of character to many
when they think of Keizer. It is a common situation in Oregon as single-family land within UGBs is
consumed. This may be a concern for Keizer residents—does this type of housing match the needs and
desires of residents both today and tomorrow?

Housing by Type

20,000
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10,0600

5,000
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The chart above shows the total housing supply that would arise when adding the new growth to the
existing homes already built (as opposed to new housing). It is worth noting that even though the new
growth is predominately multifamily, these graphs show that even with this increase in multifamily units,
the majority of the City’s housing. stock will be single-family homes.

Keizer Revitalization Plan

Draft Memorandum #4: Gap Analysis Otak ] Angelo Planning Group | Johnson Economics | Kittelson & Associates




Average Rent

$1,600 S1ART S8
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& Average Rent

The taller and mixed-use buildings that were introduced in the alternate scenarios are costlier to
construct. Accordingly, monthly rents for these unifs are much higher, as indicated in the chart above.
Even the $1,224 from the Baseline Scenario may appear quite expensive. However, keep in mind that
new buildings are generally built at the high end of the price range within the city. In addition to
considering the change in scale, with a growing number of three and even five story buildings, costis a
consideration too.

Displaced Population
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The scenarios all rely on some redevelopment. Doing so will undoubtedly mean that some residents will
need to move as new development occurs. For the landowners that choose to redevelop their property,
or add an additional unit to their lot, the choice is theirs. It is important to note that these people are not
necessarily economically displaced, they may well have the means to refurn as renters to the new
building, or they may move somewhere else nearby. However, rental residential buildings that redevelop
are often also the ones with the lowest monthly rents. Consideration of where those people will relocate is
an important consideration. The preceding charts shows that scenario 2 displaced fewer people than the
Baseline. The second scenario included more redevelopment of non-residential commercial properties,
converting them from commercial to mixed use. A strategy that focuses on redevelopment of
underutilized commercial lands could interfere less with existing residents.
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Employment Mix
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Job growth occurs at a slower rate than population growth, This is Jargely a result of the predominance of
multifamily and mixed use zoning being utilized in the scenarios.

lobs-Housing Balance
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i Jobs-to-Housing Ratio

Keizer currently maintains a low jobs-to-housing ratio: approximately .48 jobs per house. This is lower
than most “bedroom communities”. A jobsfhousing ratio in the range of 0.75 to 1.5 is considered
balanced. The chart above indicates jobs-to-housing ratios for the new development modeled in the three
scenarios (rather than total ratios including all existing devslopment). The Baseline represents a desired
ratio of 1.2 for the growth increment. The alternative scenarios, because of their increases in housing
more so than jobs, do not improve conditions as much in this regard.
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Employment by Type
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Job growth among the scenarios maintains a similar form. Many economists suggest that a maximum of
10% of a city’s jobs should be retail. Office and industrial jobs are considered more desirable for their
positive impact on the taxbase and relatively higher wages for workers. Living wage jobs area also
identified in the Keizer Compass / Community Vision 2029 plan as being desirable for Keizer.
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Redevelopment is a term used to describe development that occurs on land that is currently being used
or has been previously developed but is sitting idle or is not being used to its full capacity. Development
only comes from two sources, vacant land development and redevelopment. This chart depicts the
percent of development that occurred as redevelopment, as opposed to development of vacant land. All
of the scenarios rely heavily on redevelopment to accommodate growth because there is scarce vacant
land within Keizer. Interestingly, the efficiency measures of scenario 2, while redeveloping the same
overall acreage, found room for more housing on vacant land by increasing the capacity within each
Zone.
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2. Consistency with Project Goals and Objectives

This section evaluates the consistency of the Baseline Future scenario (Scenario 1) with the goals and
objectives developed for the project in Revised Memorandum #1, presented below.

A Thiiving, Diverse Corridor

= Zoning and fand use regulations that provide opportunities for a variety of living-wage jobs.

*» A range of goods and services for all.

= Supports existing businesses and new businesses including through implementation of public and
private sector incentives, investments and parinerships.

= Avariely of housing for the range of community member incomes, needs, and preferences.

»  The creation of centers along the corridor, with transitions betweern them.

» A strong and unified identity communicated through streetscape design elements.

= Spaces for gathering and other places that celebrate the strength of communily and family in the
corridor.

Thoughtful Growth and Redevelopment

»  Development (uses and design) that is consistent with Keizer's small-town character.

» A mix of uses that makes more efficient use of existing and new infrastructure.

= Proximity and mix of uses in development centers that community members can walk, roll, or drive
(short distances) to access.

«  Public improvements and private development that create an attractive, distinctive identity for the
area.

Excellent Transportation and Public Facilities

= A balanced set of transportation options, including transit, walking, bicycling, and driving that provide
good accass to development centers and public spaces in the corridor.

= Transit access focused at development centers in the corridor.

»  Enhanced safely and minimal conflicts between different types of lransportation modes.

v Well-maintained roads that control and mitigate traffic congestion.

»  Well-maintained streets, and bicycle and pedestrian facilities.

»  Friendlier environments and slower traffic speeds that help facilitate walking and roffing on River
Road and Cherry Avenue, through landscaping, crossings, and fewer driveways.

»  Enhanced access to parks and the creation of gathering spaces that are accessible fo all community
members.

The Bassline Future scenario has produced indicators described in the previous section of this report.
The goals and objectives above do not all relate to indicators from the scenario. However, the following
types of scenario indicators relate to the goals and objectives: land use mix, housing and jobs numbers,
density and centers, efficient use of resources, and transportation impacts.

Leand Use Mix

Housing and employment mixes (percentages) shift to some extent between existing conditions and
Baseline Future conditions. In terms of housing, an increase in multifamily housing from 26% 1o 30%
corresponds to reductions in large lot and conventional lot single-family housing. Percentages of small lot
single-family, townhome, and mobile home housing remain essentially unchanged. For employment,
office jobs pick up from 35% to 42% of total employment, offset by reductions in retail (from 35% to 32%),
educational, and hotel/hospitality jobs. Percentages of industrial and public/civic jobs do not change.

Increasing the multifamily share of the housing mix moves in the direction of the project goals and
objectives. However, increases in townhome and small lot single-family housing and perhaps an even
greater increase in multifamily housing would move even further toward creating more housing variety
available to the range of income levels and needs in the community. Similarly, reducing the share of retail
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jobs in exchange for more office and other professional jobs moves in the direction of project goals and
objectives. Fostering even more office, education, public/civic, and industriat jobs moves further in
providing more living-wage jobs.

Scenarios 2 and 3 provide more variety in that they provide townhomes {none assumed in Scenariot)
and make more efficient use of land in providing significantly more multifamily housing. The scenarios
may not be as consistent with small-town character in providing more multifamily housing (particularly for
Scenaric 3) and much less small lot and conventional lot single-family housing.

Jobs and Housing

A balance of jobs and housing in a community is considered beneficial in reducing commute times and
vehicle miles traveled, encouraging less single-driver commutes, providing job opportunities for workers
without vehicles, reducing traffic congestion, and improving air quality.? A jobs/housing ratio in the range
of 0.75 to 1.5 is considered balanced. It is estimated that the existing jobs/housing ratio in Keizer is
approximately 0.48, and under Baseline Future conditions is approximately 0.51. While these ratios may
he somewhat less than what is considered balanced and may not be as strongly consistent with project
goals and objectives, it is an important community discussion to determine to what extent it is desired to
shift from being a “bedroom" community, which seems to be a quality that has drawn many residents to
Keizer to date.

Given redevelopment assumed to occur as part of the Baseline Future scenario, the amount of
redeveloped housing, displaced population, and displaced jobs is estimated as part of the scenario. In the
Future Baseline Scenario, it is estimated that about 90 units of housing would be redeveloped and that
approximately 200 residents could be displaced and approximately 250 jobs could be displaced. While
displacement is not necessarily a desire, goal, or policy of the City, it is typically an element of
redevelopment, which is consistent with project goals and objectives. Given the amount of new housing
and new jobs expected as part of the Baseline Future, some of this displacement should be offset as
displaced people move into new housing units in the area. Addressing displacement beyond that will
require considerably more resources and proactive measures.

Consistency with small-town character and accessibility to a range of incomes may be more challenging
in Scenarios 2 and 3 where rents are higher. Scenario 2 is more consistent with these goals/objectives in
that its rate of displacement is lower than Scenarios 1 and 3. Scenario 3's rate is the highest of them all,
the least consistent with those particular goals/objectives. However increasing housing costs are
experienced across all housing types.

in terms of providing a mix of uses, Scenarios 2 and 3 could be viewed as less consistent in that their
job/housing ratios are lower than Scenario 1.

Employment

Scenarios 2 and 3 can be seen as more consistent with the goals/objectives to grow all business in that
they provide many more jobs than Scenario 1. However, they can be seen as less consistent with the
objective of creating more living-wage jobs in that the share of office and industrial jobs goes down with
each successive scenario.

Density and Centers

Density, including pecple, housing, and jobs per acre, slightly increases in the Baseline Future Scenario.
Housing units per acre moves from 5.5 to 5.7 and jobs per acres moves from 11.8 to 12.8. These

2 |US Environmental Protection Agency, "EnviroAtlas” (November 2014). Accessed July 16, 2018,
https:/fenviroatias. epa.govenviroatias/DataF actSheets/pdf/Supplemental/EmplovmentHousingRatio. pdf
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increases move in the direction of the project goals and objectives. However, at least in “centers” of
desired greater density, these densities could be further increased to be even more consistent with goals
and objectives.

Previous planning efforts, including the McNary Activity Center Area Plan and the River Road
Renaissance Plan, have explored the idea of districts and centers in the River Road corridor.
Development projected in the Baseline Future scenario is comprised of development of vacant property
and redevelopment of properties with lower improvement-to-property value ratios or whose
redevelopment potential is strengthened by allowing more uses and more [ot coverage. in general,
concentrations of these development/ redevelopment areas occur around McNary Estates, Lockhaven
Drive, Chemawa Road, and the north end of Cherry Avenue near the Cherry Avenue/River Road split.
Centers that could be developed in these areas would be consistent with the project goals and objectives
facused on creating centers.

Efficient Use of Resources

There are several indicators produced as part of the Baseline Future scenario that speak to the efficient
use of resources on a per household basis. These indicators include energy use, water use, waste water
generated, and solid waste generated. On all of these fronts, the Baseline Future is estimated to more
efficiently use resources and generate less waste per household than in existing conditions, which is
consistent with project goals and objectives. This trend is most dramatically exemplified by water used
specifically for l[andscaping, which is estimated to be half of current usage.

Transportation Impacts

As described above, growth depicted by the Baseline Scenario aligns with the TSP and is therefore
clearly in support of the mobility, safety and quality-of-life goals and policies it describes. The increased
growth in the two alternative scenarios is not so great as to likely pose a significant threat to mobility
goals. However, additional growth could bring the need for intersection improvements to occur sconer
than planned, and for identifying new mobility improvements. Both of the alternative scenarios include
more compact growth and a greater on-site mix of uses. These fwo variables support several of the TSP’s
desired outcomes of lower automobile trip generation and shorter trips, coupled with increased potential
walking, biking and transit that come with improved urban conditions.

It is worth noting that the City of Keizer's Economic Opportunities Analysis, prepared in 2013, estimated
that based on projected employment growth, there is a shortage of 63.3 acres of employment land within
the existing urban growth boundary (UGB). Scenarios 2 and 3 would allow for more of this projected job
growth fo be accommodated within the existing UGB by making more efficient use of existing buildabie
land. However, were the City to pursue a UGB expansion, there would likely be additional transportation
impacts beyond what is discussed in the preceding paragraph.
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3. Impediments to Implementation

This section discusses potential impediments to implementing the project goals and objectives discussed
in the previous section. Impediments discussed here include market conditions, public facility and service
capacities, and City policies and regulations. This report focuses particular attention on the potential
impediments that Keizer's Development Cade may present to reaching the community's goals for the
study area.

3.1 Market Conditions

The achievable monthly rent or lease rates drives the real estate development market. Keizer's average
rents have been growing, but are estimated at only $1.20 per month, per square foot. This would translate
to a common apartment of 750 square feet renting for $300 per month. While it may sound like a lot of
money, such rent levels will not justify new construction. Simply put, the rate of return will not be high
enough for a bank to loan on a project at that rate. The table below is taken from the Proforma Builder
from Envision Tomorrow. It shows a 2-story apariment project, built within the RM zone would likely
generate a return of 5.8%. Development is a risky business and to finance a project the builder would
need to get closer to 10 or ideally 12 percent return on the investment.

5| mBuilding Footprint Site fayout
H Landscaping or Open Space
B Parking Area Next to Bullding

Housing { Hotel Raom Density (Fer Acte}
Juh Density (Per Acre}

FAR ¢
Financtal 5f.ats T 3Net-to-Gross Reduction Area
Rental {Residential and Commercial) Target Rejum Achsal Return
IRR on Project Cost {Unisveraged Retum) 12.0%: §.2%;
E_\fmer Ri ial Tanget Relum Actzat Retur

it Cost per Square Foot ¢

Land and Imp C4iBee s

360,000

Reside

{iontnly Rent per Square Foot | $1.26 | 750 | ' = $0! ssunE

In order for this project to “pencil aut” or make financial sense at a modest 10% rate of return, the rents
would need to rise to $1.70 per square foot. This equates fo that same 750 sf apartment renting for
$1,273. Fortunately, the average of $1.20 per sf is a citywide average, including older properties and
those without access to amenities such as those found in the study area. There are a number of
propetties in the area listed on Craigslist today that advertise rents around $1.40 per sf There are many
more factors to consider than simply rent levels as well. For this pro-forma example, we are assuming
that the developer purchases a one-half acre lot for $360,000 and spends $120 dollars per square foot fo
construct the project. If a developer already owned the land, and also selected a more economical level of
design and construction, the rent level required for financing would drop. The take-away from the above
discussion is that the market in Keizer is considered soft but rising. Low-rise apartments and commercial
buildings can and are being built. However, taller buildings, especially desirable mixed-use buildings will
need to rely on rent and lease rates higher than we are seeing today. This financial gap can be made up
in numerous ways in the nearer term, such as development partnerships, tax advantages, or relaxing
some requirements. However, ultimately Keizer's core needs to become a destination and place where
more people want to be. That will then bring in the tenants whose monthly budgets can support the new
construction.
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3.2 Public Facilities and Services

Public facilities were discussed in Section 1 of this memorandum as applied to each scenatio.

Generally, no specific public facilities comprise a barrier fo development of any of the scenarios.

As mentioned, Keizer's water system enjoys ample capacity as does the sewer system owned by the City
of Salem. Any development will place additional load on government agencies. Police and fire service
ratios dictate the number of staff based on population, with growth in the agencies coming as the number
of rate payers increases. As discussed earlier, the central nature of the study area means that new
residents and employees are served by existing police and fire stations and existing setvice areas,
meaning that call times would be expected to remain the same.

Other services, such as park staff to operate and maintain parks, or planning and public works staff to
keep the city working do not automatically grow with population. Accordingly, growth at any level could
necessitate additional government expenses. Further, investment in staff growth may be necessary to
achieve some of the desirable outcomes such as increased employment oppoertunities that could happen
with dedicated economic development staff, or a high level of design that would require architectural
expertise.

3.3 Transportation Plans

Stakeholders to this process have described traffic as being a significant issue. However, the traffic levels
seen today are within normal levels for communities across the State. The TSP, for example, describes
all of Keizer's signalized intersections as being “Under Capacity’, with only Lockhaven / 14th, and The
Parkway at Verda rising to "Over Capacity” by 2031. One stop-controlled intersection—Verda at
Lockhaven—will be “Over Capacity” as well, but signalization would likely resolve that condition.

Traffic volumes or related delays do not themselves present barriers to development. Continued efforts to
redesign the cotridor for better walking, biking and transit, perhaps even resulting in lower speeds could
potentially help make the area more attractive to shoppers/diners and future residents.

3.4 Comprehensive Plan

Memarandum #1 reviewed existing Comprehensive Plan goals and policies. These goals and policies
support this planning project, key examples of which are listed below,

»  Consetve resources by encouraging orderly development of land by adopting efficiency measures
that will further alfow for the efficient use of urban land.
= Provide a development pattern that:
b) Encourages affordable housing.
¢) Creales a town center for Keizer.
d) Creates new employment opportunities in Keizef.
= Provide residential land fo meet a range of needed housing types.
= Provide areas intended for development that combines commercial and residential uses in a single
building or complex... Development is infended to be pedestrian-oriented with buildings close to and
orfented to the sidewalk. Parking may be shared between residential and commercial uses.

While existing Comprehensive Plan goals and policies are not necessarily impediments to revitalization of
the project area, project-specific goals and objectives proposed in Memorandum #1 provide greater detail
and direction. These goals and objectives strengthen the support of existing Comprehensive Plan goals
and palicies.
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3.5 Development Code

One of the most important opportunities for Keizer to realize its vision and goals for the River Road /
Cherry Avenue corridor is through private development. New development on vacant sites and
redevelopment of underused sites has the potential to bring new housing and jobs to the corridor, as well
as bringing opportunities for shopping, dining, recreation, and community gathering—all of which
contribute to a thriving and diverse corridor. New development also has the potential to reshape the
area's urban form with improvements to the aesthetics and function of sites along the corridor. The key
regulatory mechanism for shaping these outcomes is the Keizer Development Code (KDC).

Though the KDC is intended to facilitate development that is in line with the community’s long-term vision
for Keizer, it can also present impediments to realizing this vision. Code-related impediments generally
fall into two categories: (1) general impediments to development or redevelopment, and (2) impediments
to the fype of development desired.

Table 5 helow lists applicable project objectives related to land use and summarizes key land use
strategies for achieving those objectives. The table also lists potential impediments that were analyzed in

the KDC. Note that not alf of these items are necessarily impediments to development in Keizer.
Discussion of the most likely potential impediments is provided on subsequent pages.

Table 5 - Land Use Objectives, Sfrategies, and Potential Impediments

A Thriving, Diverse Corridor

Variety of living-wage » land and buildings for various Limited designation of industrial
jobs industrial and office uses { office zoning districts
Limited permitted industrial /
office uses
Range of goods & » land and buildings for various Limited permitted commercial
services commercial uses land uses
= Nearby residences {o support Lack of proximity of commercial
commercial businesses and residential land uses
Variety of housing »  Variety of housing types: single- Insufficient residential zoning

family, duplex, triplex, townhomes,
multifamily, ADUs

capacity

Limited permitted housing types
within zones

Insufficient density standards
Site standards that limit density
{landscaping, lot coverage,
parking, setbacks)

Creation of centers

= Pedestrian-oriented design
elements

=  Connected to transit stop

= Mixed land uses within
walking/biking distance of
housing

= Public spaces

= A mix of housing types and
densities (with overall net
density target, e.g., min. 12
units per acre)

Site and building design
standards that are not
pedestrian-oriented

No requirement for active
ground floor uses

No requirement or allowance
for public space

Limited mixed-use zoning
Lack of proximity of commaercial
and residential zones

Low minimum and maximum
density standards

High minimum parking

Keizer Revitalization Plan

Draft Memorandum #4: Gap Analysis

31

Otak | Angelo Planning Group | Johnson Ecenomics | Kitielson & Associates




requirements

Gathering places

Family recreation uses
Plazas and pocket parks

Zoning that does not permit
family recreation uses

»  QOutdeor dining Zoning that does not allow or
encourage plazas, pocket
parks, or outdoor dining

Thoughtful Growth & Redevelopment

Consistency with small-
town character

Limited-scale buildings
Limited-scale commercial uses
Building design that reflects
historic main street patterns

Building standards that allow for
very tall buildings

No [imits on commetrcial floor
area

Building and site design
standards that are not
pedestrian-oriented

Efficient use of
infrastructure

Compact development

High minimum lot area
requirements

Low minimum and maximum
density standards
Development standards that
limit density (landscaping, lot
coverage, parking, setbacks)

Proximity & mix of uses
in centers

Mixed-use sites or mix of uses
within close proximity

Limited mixed-use zoning
Lack of proximity of commercial
and residential zones

Attractive, distinctive
identity for the area

Design regulations

Lack of site and building design
standards that require unigue
design elements

Excellent Transportation

and Public Facilities

A balanced set of
transportation oplions,
including transit,
walking, bicycling, and
driving that provide good
access to development
cenfers and public
spaces in the corridor. /
Well-maintained slreels
and bicycle and
pedestrian facilities.

Standards for on-site pedestrian,
bicycle, and vehicle circulation
Standards for pedestrian and
bicycle connections to adjacent
sites and to the sidewalk/strest
Provisions for cross-access
easements and shared driveways
Requirements for frontage
improvements, including
dedicating needed right-of-way
and upgrading sidewalks

Limited provisions for on-site
circulation, pedestrian/bicycle
connections from the site, and
shared vehicle access points.
Easily deferred or waived
frontage improvement
requirements.

Transif access focused
at development cenfers
in the corridor.

Orientation of building to transit
stop

Connection between building and
transit stop

Requirements for coordinating with
fransit agency regarding provision
of transit stop amenities

Limited or no requirements
regarding orientation o or
connections with transit stop
No requirements regarding
provision of transit stop
amenities

For analysis purposes, potential regulatory impediments identified in Table 5 have been grouped into
categories listed below. Some of these categories also reflect inputs and outputs of the Baseline Future
scenario, while other categories address elements of urban form and pedestrian orientation that are not
represented in the scenario. In addition to the potential impediments identified in Table 5, there are
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general potential impediments that relate to how efficient, understandable, and flexible the code is for
applicants and administrators in the development process. Those categories are included in the list below
as well.

= Existing zoning
*  Permitted uses
»  Site standards
n Lot size, density, and floor area ratio
s [ot coverage and landscaping
s Setbacks (including provisions for pedestrian-oriented spaces)
e Pedestriah connections
o Parking
» Building standards
= Building and entrance orientation
o Active ground floor uses
o Glazing
o Weather protection
o Architectural detailing
o Height
» Frontage improvement requirements
=  Code structure and administration
o Use standards
o Multiple mixed-use zones
v Design standards and guidelines
s Review procedures

Other potential impediments to implementing the goals and vision of the Keizer Revitalization Plan
include factors that are land- and development-related but are ouiside the scope of what will be
addressed by development code provisions. For example, the availability or assembly of large parcels
may be key to significant development or redevelopment in the study area. These ideas are addressed in
Section 3.1 of this report.

The following sections discuss the most likely potential code-related impediments in the categories listed
above. The analysis focuses primarily on the commercial and mixed-use zoning chapters of the KDC, as
well as chapters with assaociated development and design standards.

Existing Zoning

Table 6 lists the zoning designations applied to properties within the Keizer Revitalization Plan study area
and indicates the number of parcels in each zone. Because of the way the study area boundary was
created, the Single Family Residential (RS) district has the greatest number of parcels by far, followed by
Medium Density Residential (RM). However, the analysis in this section will primarily focus on the
commercial and mixed-use zoning districts, since these zones account for the majority of the land directly
adjacent to the River Road / Cherry Avenue corridor. The analysis will provide a more general overview of
potential impediments in the residential and industrial zoning districts.

Among the commercial and mixed-use zoning districts, the zone applied to the greatest number of
parcels is Commercial Mixed Use (CM), followed by Mixed Use (MU) and Commercial Office (CO}.
Commercial Retail (CR) and Commercial General (CG) zoning applies to a limited number of parcels.
Keizer's zaning map (zoomed in on the study area) is presented in Figure 9.

Consiraints of Existing Zoning

City of Keizer staff raised the physical constraints of zoning in the River Road / Chertry Avenue corridors
as a potential impediment to redevelopment. As shown in the zoning map in Figure 9, there are some
segments of the corridor where the commercial/mixed-use zoning is only one to two parcels deep. In
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some areas, RM zoning provides a transition between commercial and single-family zones, but in other
areas, single-family zones are directly adjacent to commercial zcnes.

This creates several challenges to higher-intensity redevelopment: (1) it limits the overall number of sites
that are available for redevelopment; {2) it limits opportunities for development on multiple lots or
consolidation of lots; and (3) it creates a greater need for buffering or compatibility standards where
commercial sites are adjacent to single-family residential sites, which limits development potential for
those sites. As discussed in Section 4 of this memo, the City may want to consider a mechanism for
increasing flexibility along the edges of the commercial/mixed-use zones or expansion of those zones.

Figure 9 - Keizer Zoning Map

Table é = Zoning Designations in Study Area by
Number of Parcels

gle Family
Medium Density Residential 297

G e - ey
Commercial Mixed Use 230 ﬁﬂﬂé&i}?&% e
Mixed Use 121 .

Limited Density Residential 57

Commercial Office 34

Industrial Business Park 32

General Industrial 32

Commercial Retail 15

Commercial General 8

Total 2,148
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Permitted Uses

The following project objective statements are related to permitted uses within the study area:

= Zoning and fand use regulations that provide opportunities for a variety of living-wage jobs.

= A range of goods and services for all.

» A vanely of housing for the range of communily member incomes, needs, and preferences.

»  The creation of centers along the corridor, with transitions befwsen them.

= A mix of uses that makes more efficient use of existing and new infrastructure.

= Proximily and mix of uses in development cenfers that community members can walk, roll, or drive
(short distances) to access.

These objectives are associated with the following land use strategies: mixed-use development, a mix of
uses within centers, employment uses (industrial and office), a variety of commercial uses, and a variety
of residential uses. Table 7 provides a summary of permitted uses in selected zones in the study area.

Table 7 — Permilted Uses, By Zone

ingle Family
Residential (RS)

etached single family
Special Permitted Uses:

Conditional Uses:

Duplex on a corner lot
Shared housing facilities
Zero side yard dwellings

Cottage cluster development (with or without creation of new lots)

Medium Density x
Residential (RM) x

Special Permitted Uses:

Detached single family
Multifamily buildings

L

Conditional Uses:

Shared housing facilities
Zero side yard dwellings
Cottage cluster development {without creation of new lots)

Cottage cluster development {with creation of new lots})

Mixed Use (MU)

Special Permitied Uses:

Residential uses alone

Residential + one or more other permitted uses
Retail

Professional services

x

Conditional Uses:

Shared housing facilities

Zero side yard dwellings

Cottage cluster development {(without creation of new lots)
Mobile food vendor

Craft industries
Cottage cluster development (with creation of new lots)

Commercial Mixed Use
(CM) .

Special Permitted Uses:

Residential uses alone

Residential + one or more other permitted uses
Offices

Retail

Business, professional and social services

Shared housing facilities
Zero side yard dwellings
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Commercial Office (CO) | » Residential uses alone

» Various office uses

= Some office-supportive commercial uses {such as beauty/barber
shops and newsstands)

Special Permitted Uses:

» Zero side yard dwellings
»  Mixed-use buildings

Commercial Retail (CR) One dwelling unit in conjunction with commercial uses
Various retail & commercial uses

Various office uses

Various professional services

Special Permitied Uses:

=  (Gas station

= Mohile food vendor

Conditional Uses.

» Certain automotive and repair uses

»  Cerfain manufacturing uses

Commercial General = One dwelling unit in conjunction with commercial uses
(CG) »  Retail

»  Professional services

Special Permitted Uses:

»  (as station

»  Mobile food vendor

Conditional Uses:

= Craft industries

Mixed-Use Development

Three of the zoning districts in the study area allow some type of mixed-use development. The MU and
CM districts allow residential uses, both alone and in combination with another permitted use on the same
site. The CO district allows residential uses, and allows mixed-use buildings as special permitied uses.
The CR and CG zones merely allow ane dwelling unit in conjunction with commercial uses on a site.

The MU district is the only zone with a requirement for mixed-use development, but it applies to a limited
area {one block of Cherry Avenue south of Manbrin Drive). For these properties, development is required
to devote between 35% - 65% of floor area to residential uses, with the rest occupied by non-residential
uses. Other areas permif a mix of residential and commercialfoffice uses, but do not require or provide
incentives for developing mixed-use buildings of sites.

Housing Variety

As mentioned above, the MU, CM, and CO districts each allow residential development, in addition to the
residential RS, RL, and RM zones. The RM zone permits medium-density muitifamily buildings, but also
allows single-family dwellings. The RS zone primarily permits single-family housing, and allows a few
higher-density housing types only through higher-level review procedures which can make development
more challenging and costly. Zero side yard dwellings (i.e., townhomes) are only permitted outright if they
meet minimum lot size and density standards, which townhomes alone typically cannot meet. Otherwise,
townhomes developments must go through the Planned Unit Development {PUD) review process (a Type
Il review). Cottage cluster development is also allowed, but only with a conditional use permit. The RS
zone does not permit other forms of “missing middle” housing (multi-unit housing types compatible in
scale with single-family homes) that could add flexibility for residential development along the edges of
the study area. Key impediments for reaching the project goal of providing a variety of housing options
may include both compatible residential uses permitted in the RS zone and the KDC's density standards.
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Employment

Permitted uses within Keizer's commercial and industrial zones are typical, albeit existing zoning is not
focused on office and industrial uses in the corridor {i.e., there is only so much land zoned CO, [BP, and
IG}. Otherwise, impediments related to permitted uses have not been identified for employment uses. The
impediments to attracting more employment are more likely to be market-based.

Development and Design Standards

Implementation of various development and design standards combine to create attractive, efficient urban
development and development that is pedestrian-oriented, which are goals of this planning project. For
the purposes of discussion, these standards are separated into site standards and building standards in
the following subsections.

Site Standuards

Lot Size, Density, and Floor Area Ratio (FAR)
As is shown in Table 8, minimum lot sizes for the residential zones and residential uses in the study area

are generally 4,000-6,000 square feet. These [of sizes are not excessive for low-density residential uses
but would preclude housing such as “skinny lot" single-family housing {e.g., homes on lots that are 25 feet
by 100 feet).

Density standards in the residential zones and zones that allow mixed uses generally run from 8 units per
acre to 24 units per acre. These standards could be raised (e.g., the City has a High Density Residential
zone with a minimum density standard of 16 units per acre and no maximum density standard). Higher
densities were part of the "efficiency measures” used in generating Scenario 2, where densities for
multifamily and mixed-use residential building prototypes were set higher than 24 units/acre. The existing
maximum density standard appears tc be a constraint on development and redevelopment as are market
conditions and other development standards such as setbacks, minimum parking requirements, and
minimum landscaping standards.

Fioor area ratio (FAR) standards regulate density for commercial and mixed uses. Neither minimum or
maximum FAR standards are currently established in the KDC for zones in the study area. Thereis a
guestion of whether setting minimum FAR standards would be effective ahsent improved market
conditions and more permissiveness in other development standards.

Lot Coverage and Landscaping

The KDC establishes minimum landscaping and maximum lot coverage standards for each zoning
district. Lot coverage refers to the percentage of total lot area covered by buildings, accessory structures,
and paved parking areas. Lot coverage and landscaping standards should add up to 100%. Sites with
high lot coverage percentages—or more precisely, high building coverage—tend to have a more urban
fesl.

Lot coverage and landscaping standards for the commercial and mixed-use zones vary based on the use
of the site (see Table 8). Maximum lot coverage ranges from 75-80% for residential only development to
85-90% for commercial development. The CM, CO, and CR zones are the only zoning districts with
standards for minimum lot coverage—50% for all three.

Lot coverage rates could be raised—and, accordingly, landscaping rates could be dropped—in an effort
to create a more urban and pedestrian-oriented environment. A trade-off for less landscaping could
include reguirements for more intense, better functioning landscaping. However, developments have to
devote a significant portion of their sites (and lot coverage allotment) to surface parking in order to meet
existing minimum parking requirements. Therefore, a higher lot coverage requirement will not necessarily
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achieve the more urban feel that is desired along the River Road/Cherry Avenue corridors without
reducing off-street parking requirements. ‘

Setbacks

Generally speaking, a small or no front yard setback creates a more urban and pedestrian-oriented
environment. Exceptions could be made to increase the front yard setback where pedestrian-oriented
uses—seating or a plaza, for example—are provided. |n that vein, required front yard setbacks for
commercial and mixed-use zones {(and for non-residential uses in the RM zone) in the study area (Table
8) could be viewed as larger than desired for creating a more urban, pedestrian-oriented environment and
implementing the goals and objectives of this project.

Approaches to this potential impediment could entail one or a combination of the following: reducing
minimum front yard setbacks, establishing maximum setbacks,? or not allowing parking between the
building and the street, which property owners may respond to by bringing the building up or close to the
property line.

Other setbacks, in particular rear setbacks, can be a barrier to efficient, compact development, another
element of the project’s goals and objectives. For example, 20-fact rear sethacks are required in the RM
zonhe, which would be more appropriate in a suburban setting than in an urban core corridor. The largest
rear setbacks as recommended in the State of Oregon Transportation and Growth Management Model
Development Code for Small Cities, 3% Edition ("Model Code”) are set between 10-15 feet in residential
zones (depending on building height) and, in commercial and mixed-use zones, either at 0 feet or 10 feet
(if adjacent to low-density residential zoning). Setbacks were manipulated in creating future development
scenarios and can be considered for reductions in the implementation phase of this project.

Pedestrian Connections

Pedestrian connections between the site and the sidewalk/street and, where appropriate, between
adjacent sites are key to fostering pedestrian-oriented development and supporting the goals and
objectives of this project. Existing code (KDC Sections 2.315.06.A and F) establishes requirements for
such connections, including specifying these connections between sites and streets with transit stops or
facilities within 800 feet. Thus, existing code should not act as an impediment, with perhaps the exception
of providing more detail about the spacing/frequency of walkways through parking areas when connecting
the site to the street or adjoining sites.

Parking

Parking is a significant factor in implementing project goals and objectives in terms of where vehicle
parking is located, the amount of vehicle parking that is required, and provisions for bicycle parking.

Special provisions in existing code regarding the location and amount of vehicle parking are noted in
Table 8.

L.ocation of Vehicle Parking

Locating parking to the side and rear of buildings creates less of a barrier between buildings and the
street, making for a more urban and pedestrian-oriented environment. As noted in the Setbacks
subsection, prohibiting parking between the building and street can also have the effect of pulling
buildings up to or close to the property line without having to necessarily reduce minimum front yard
sethacks or create maximum setbacks. Currently, parking to the side and rear of buildings is not required
in the zones in the study area except for the CO zone.

3 Maximum setbacks are not established in zones in the study area except a 10-foot maximum setback
for property fronting Cherry Avenue in the MU zone.
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Amount of Vehicle Parking
Existing minimum off-street parking requirements (ratios}: for key existing or potential uses in the study
area including the following:

Single family 2 spaces per unit

Multifamily 1 space per 1 bedroom unit + 1 additional space for every 10 units or
1.5 spaces per 2 or more bedroom units + 1 additional space for every
10 units

Recreation facility 1 space per 200 square fest

Health services/offices 1 space per 350 square feet

General cffices 1 space per 500 square feet

Personal services 1 space per 350 square feet

Retail 1 space per 300 square feet

Bulky retail 1 space per 900 square fest

Wholesale retail 1 space per 2,000 square feet

Eating/drinking establishment | 1 space per 125 square feet

There are cases where spaces are not required for uses above the ground floor and just one space is
required for residential units in some commercial and commercial/mixed-use zones, as shown in Table 8.

As discussed in the Lot Coverage subsection, barriers to more compact and efficient development include
parking regquirements. The Model Code provides some guidance for reductions to existing parking
requirements, such as the following, aithough greater reductions may be needed to achieve more
marketable, compact, and efficient development:

» 1 space per dwelling unit (where not already established);

» 1 space per 400 square feet for retail and per 1,000 feet for bulky retait;
» 1 space per 200 square feet for eating/drinking establishments; and

= 1 space per 300 square feet for recreation facility.

Reducing minimum parking standards and/or establishing maximum parking standards can be explored
as part of implementation tasks in this project. These discussions can take into consideration existing
provisions for parking flexibility, including the following.

n  Reductions in parking requirements are permitted in the MU zone when demonstrated as appropriate
in a parking analysis.

=  Shared parking is allowed for commercial and industrial uses whose peak hours of parking usage are
not the same.

»  Parking in non-residential zones can he off-site within 500 feet hased on a legal parking agreement.

Bicycle Parking

Current bicycle parking code requires one bicycle parking space plus one space per 5% of reguired
vehicle parking spaces for public, semi-public, commercial, industrial, park-and-ride, and multifamily uses.
An adequate amount of parking is critical to promoting riding and creating a multimodal environment in
line with project goals and objectives. A higher percentage should be considered (e.g., 10-20%) in order
to provide adequate bicycle parking.

Basic location, dimension, and lighting requirements are established in the City’s code. However, in order
to provide adequately and attractively designed bicycle parking, long-term, more secure, and weather-
protected standards should be explored.
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Building Standards

The building standards in this subsection have less to do with creating efficient, compact development
and have more to do with creating the environment envisioned in the project goals and objectives.
Building standards that are key to creating an attractive and pedestrian-oriented environment are
summarized in Table 9 and are discussed below.

= Building and entrance orientation and accessibility — Buildings should be oriented towards the
street (rather than towards parking lots) and entrances should be directly accessible from the
sidewalk (and from intersections where applicable/possible). Existing code does not explicitly address
building orientation in commercial and mixed-use zones, but does set pedestrian connection
standards.

» Ground floor uses — Active ground floor uses help create activity and vibrancy on the sidewalk and
street outside the use. Commercial and mixed-use zones do not currently require active ground floor
uses, However, development standards in the MU zone fronting Cherry Avenue south of Manbrin
Drive restricts residential use to 35-65% of the building floor area.

» Glazing — Related to active ground floor uses, a minimum amount of glazing {i.e., windows) provides
transparency and a sense of activity and vibrancy. Three zones in the study area—the MU, CM , and
CR zones—have minimum glazing requirements.

= Weather protection — Weather protection (e.g., awnings) should be provided at entrances and along
building facades to encourage walking and increased activity at the sfreef level. Other than in the RS
zone, development standards for buildings in the study area require that walkways within three feet of
the building frontage be covered.

= Architectural detailing — Architectural and fagade detailing (e.g., articulation, building materials) lend
to the visual interest and attractiveness of buildings. Existing code establishes some architectural
detailing requirements, including window and fagade standards (limited application), roof line
standards, and building materials/colors. Additional requirerents can be considered during the
implementation phase of this project in order to more strongly distinguish the study area.

»  Height — Building height can provide a sense of enclosure desirable in a pedestrian environment,
while stepbacks in height at upper levels and other building mass detailing and variation can help
break up the building and keep it from feeling imposing. Existing maximum height requirements
should be sufficient to allow for greater density envisioned in the study area. Stepbacks for the upper
floors of the potentially tallest buildings can be explored as needed during implementation tasks.
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Table 8 — Existing Site Standards, by Zone

. 4,000* - 5,000 Front: 10
oingle Family & | Res. 4 8 | sides 30% Max. 70%
esidential (RS) *zero lot line Rear: 14' to 20’ **
3,000* - 9,000 Eront: 10"
Medium Density Res. *aitached both gg:r::f"l 410 200 *
Residential (RM} sides G108* { 10tc22* 25% Max. 75%
Non- Front: 20
Res N/A Side; 10°
: Rear: 20’
* AR (i B Parking
3,000% - 6,000 1F6?nt. 1"(:1 (mmA5 , max. requirement
Res D on Lherry ve.) reduction up to Max.
' *attached both Side: ' to 10’ 10% allowad if Commercial:
. sides Rear: 14’ to 20° ** > a .| Commercial: 15% | o) :
Mixed Use (MU} a 24 served by transit MU: 20% 85%
Nor- related amenitles Res:iden:ial' g5y, | MU B0%
Ras. Front; 10" (reduction also =97 | Residentiak:
Mixé d N/A Side & Rear: 0 adjto allowed through 75%
Use non-res.; 10" adj tores. | parking study)
., Front: 10° Located to side
3,000 -6,000 Side: single family: 5'; | Or rear (if stde, Max.
Res. *attached both other uses: match 50% of frontage Commerciat
: adjacent min. setback | max.) . 90%
Commercial sides Rear: 14' to 20" No spaces Commercial: 10% MU: B5%
Office (CO) 8 24 required for uses | MU: 15% Resliden;ia[‘
Non- | ahove ground Residential; 20% 80% ’
Res. / Flront: 10 floor Min. for ail:
Mixed N/A Side & Rear: match Res uses: 4 Rdin. tor afl
Us);e adjacent min. setback spacefunit 50%
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3,000* - 6,000 Front: 1¢° Max.
Res Side: §' rNe?qji'?Zgiﬁr uses Commercial:
Commercial . "aitached both Rear: 0" (match above ground Commercial: 10% 90%
Vi sides adjacent min. setback) Caros MU: 85%
ixed Use {CM) 8 24 floor MU: 15% . L
Non- Front: 10" Res uses: 1 Residential: 20% gg;oldentlal.
l'\qfl?feé’ NIA Side & Rear: G (match space/unit Min. for all:
Use adjacent min. sethack) 50%
No spaces
) ) Front: 10' required for uses N
gg:‘;l'{‘(‘g%‘“ NIA NIA N/A | Skie & Rear: (match | 300V 0round. | 4q0; Max: S0%
adjacent min. setback) Ros Uses: 1 .
space/unit
Front: &
Side: {match adjacent
Commercial min. setback); sireet
General (CG) - - - side: 5, or 20" adjacent - 10% Max.: $0%
to collector or arterial
Rear: {match adjacent
min. setback, 0’ for CG)

* Lower or higher density standards apply to land designated as Medium Densily Residential or Medium-High Density Residential on the Comprehensive
Plan Map respectively.

** | ower or higher setbacks apply to one-story or two-story buildings respectively.
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Table 9 - Exisfing Building Standards, By Ione

Single Family

Pr ry fag e must
face front lot line

nt fagade and garage/ carport desi
standards for single family housing

35

General (CG)

Residential {RS) Off-sets and recesses design options for
primary facade
Front fagade and garagef carport design
standards for single family housing
Medium Density Limits on bullding facade area and Res: 35
Residential {RM} horizonial separation of multiple facades | Non-Res: 50/
facing street or common buitding line
with RS zone
Min. 50% of Front fagade and garage/ carport design
No standards specific to | ground floor standards for single family housing
Mixed Use (MU} | orienting huilding and wall area Walkwa ithin 2 of Building material variation, off-sets, or 50
entrance fo (ways within 3°9 wall area separation/ projections every
sidewalk/street. For a building frontage 30
c ; connections to the Min. 50% of mu.‘rst_be covered by a Building material variation, off-sets, or
ommercial . building overhang or . S ,
Mixed Use (CM} sndewailffstreet, see ground floor awning wa.ll area separation/ projections every 50
Pedestrian Connections | wall area 30
Commercial subsection. 50°
Office (CO)
Min. 50% of Building material variation, off-sets, or
Comimercial ground floor wall area separation/ projections every 50'
Retail (CR) wall area 30
Commercial 50 *

* Required setbacks must be increased one foot for every foot that the structure height exceeds 35 feet.

Note: Several design standards that promote pedestrian-fiiendly design are found in Section 2.315 Development Standards. This section applies to all
new development (except residential buildings with three or fewer dwelling units); certain design standards apply only to CM, CR, and MU zones.
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Frontage Improvement Requirements

Ensuring that there is a clear process for requiring frontage improvements during the development
application process aligns with project goals and objectives regarding excellent public facilities and an
accessible multimodal transportation system. This includes setting clear thresholds for when
improvements are required and establishing robust alternatives to constructing the improvements at the
time of development if that timing is impractical.

Currently, the KDC includes frontage improvement requirements for partitions and subdivisions. However,
it is not clear what frontage improvements would be required for development and redevelopment in the
study area, if it is not a partition or subdivision; the Street Standards section states that the section does
not apply “in existing developed areas of the City." More clearly establishing that frontage improvements
are required and what frontage improvements are required (8.9., providing sidewalks and street trees to
standard and dedicating right-of-way to standard) will help address this potential impediment. Frontage
improvement requirements could be modeled after requirements in the partition and subdivision sections.
Alternatives to providing physical improvements at the time of development could be further explored and
expanded to include not just waivers of non-remonstrance but deferrals and fees-in-lieu.

In terms of other multimodal frontage improvements, it should be noted that there is an existing transit
requirement in the Development Standards section of the KDC. New retail, office, and institutional
buildings at or within 600 feet of an existing or planned transit stop must provide stop amenities or a
connection to the stop where the transit agency has specified a needed improvement. Refinemenis of this
requirement (e.g., more specificity about what types of amenities may be required or that the
improvements must be identified in an adopted plan) can be explored as part of the implementation
phase of this project.

Code Structure and Administration

Use Standards

A potential impediment related to use regulations is that the KDC reguiates uses by providing lists of
specific uses that are permitted, conditional, or prohibited in each planning district. In some cases, there
are no corresponding definitions for the uses in the KDC (users are referred to the Standard Industrial
Classification (SIC) manual for commercial and industrial use definitions). The list of uses is relatively
concise for residential planning districts, as development is primarily regulated through development
standards such as minimum lot size, setbacks, and density. The lists of uses for commercial, mixed-use,
and industriaf planning districts, however, are long and unwieldy.

The existing approach to use standards has two primary disadvantages:

= The list of uses is not user-friendly. The user must review a long and detailed list of uses before
determining that use which most closely corresponds to a proposed use. The narrow descriptions of
the proposed use may leave some users uncertain if a proposed use is sufficiently similar to a listed
use.

»  The system is somewhat inflexible. Only the named uses are permitted, and a proposed use which
might be appropriate for the zone but does not match a use in the list would be prohibited. For
commercial and industrial uses, this inflexibility may be exacerbated over time as new products,
services, and business models are not reflected in the list of uses.

These disadvantages may serve as impediments to redevelopment within the study area as they might
make the development process more complicated and uncertain.
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Mulliple Mixed-Use Zones

While there is overlap between all five commercial and mixed-use zones that are focused on in this
section of the report, there is significant overlap between the MU zone, the CM zone, and the CO zone,
which all allow for mixed uses. This overlap and potential lack of clarity about what differentiates these
zones may not significantly deter development applicants, but may lead to confusion. Clarification of
these zones—whether through consolidation or greater differentiation—may help ease the development
process both for applicants and administrators.

Design Standards dand Guidelines

An impediment to getting the type and aesthetic of development that may be desired in the study area
can be lack of distinctive design standards or guidelines for development. This idea is further discussed in
the Implementation Measures section. Options for building upon existing design standards in the
Development Standards section of the KDC, creating new standards specific to the study area as a new
section in the KDC, and adding more discretionary design guidance (guidelines) specific to the study area
can he explored, as can the potential relative cost burden of design standards.

Application Procedures

Generally, existing application procedures should not constitute an impediment to implementing project
goals and objectives. The City of Keizer processes conditional use and development review applications
with Type | procedures; administrative procedures are carried out through staff review and decision.

Cottage cluster development involving the creation of lots or cottage cluster development in the RS zone
(regardless of whether lots are being created) is subject to Type I-B review, a quasi-judicial pracess in
which the Planning Commission is the discretionary review and decision body. While this level of review
may be appropriate for cottage cluster development criteria, what may be more expeditious for getting
these and other innovative housing development types approved can be further explored as part of
implementation.
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4. Potential Implementation Measures

Cne of the primary ways that Keizer can move closer to its vision and goals for the Revitalization Plan
study area is to adjust its plan policies, zoning districts, and Development Code regulations. Section 1 of
this memo discusses how potential modifications to development standards and allowed uses (“efficiency
measures”} and “Upzoning” of properties can lead to different development outcomes, This section of the
memo proposes potential implementation measures that the City could consider {o address the
impediments discussed in the previous section. The intention is to identify strategies that will help achieve
more redevelopment and accommodate more growth within the study area (as modeled in the Scenarios
2 and 3 in Section 1), as well as to move closer to project goals for fostering a thriving, attractive, and
pedestrian-friendly commercial core.

Allowing more growth and enhancing the River Road/Cherry Avenue coiridors through enhanced design
of public and private spaces is expected to produce a virtuous cycle. By alfowing denser, more compact
development, new residents will support the commercial core by visiting businesses and creating more
activity. Increased activity and new attractive development with a more urban feel make an area more
desirable, and thus higher rents are possible. With higher rents, different building types {e.g., mixed-use
buildings) can be developed, which in turn make the area more desirable. This is why it is important to
address not only the existing regulatory capacity for development, but also the regulations and
investments that wili enhance the area's aesthetics and pedestrian orientation and functionality.

The discussion of potential regulatory implementation measures looks at both conventional zoning
approaches and more innovative approaches, including performance-based zoning and form-hased code.
Potential measures are also assessed in terms of their practical, financial, and market suitability.

4.1 Performance-Based Development Code

An alternative to the traditional, conventional zoning method, performance-based zoning regulates
development by setting the desired goals or targets to be achieved by regulation rather than regulating
how those targets are met, Instead of restricting specific uses on a property, performance requirements
allow any use that meets the set standard. In the case of a performance-based zoning project in Fremont,
California, a target number of jobs, number of housing units (including affordable housing units}, and low
carbon footprint standards were set for an approximately 900-acre parcel anchored by a planned BART
station. The project is not subject to typical use standards and other development standards; the
applicant must determine and demonstrate how they will meet the targets and standards.* This approach
to development regulation is an attempt to address the same goals desired by traditional zoning
ordinances, such as environmental protection, neighborhood character, traffic control, etc., but with a
greater amount of flexibility.

Assessment
White clearly innovative, performance-based zoning has a number of limitations. It seems most

appropriate for the master planning of large, discrete sites under a single ownership (as is the case with
the Fremont example discussed above). Since few such sites are available within the study area,
performance-based zoning may not add much value in terms of increasing development potential. Due to
its great flexibility, this approach may also require significant staff capacity to administer (i.e., evaluate
whether the applicant will indeed meet adopted targets and standards and monitor applicant
performance}, and may be too unpredictable for applicants. As a radical departure from the City’s current
code, performance-based code would likely be costlier to develop, in terms of the siaff time and public
process required, and may be more challenging politically. Community membars may find the
unpredictability of outcomes disconcerting.

4 hitps:/fiwww.citylab.com/equity/2014/08/braving-the-new-world-of-performance-based-zoning/37 5928/
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From the market perspective, these can add flexibility for develapers fo come up with their own solutions
within the set parameters, Added costs may come from the time and effort needed for the developer and
architect to navigate this less familiar form of code. The performance measures must be carsfully
calibrated to remain feasible (i.e. not require an unrealistic number of housing units or jobs) or it becomes
restrictive, rather than adding flexibility. It should also be noted that zoning is limited in its ability to directly
impact job creation; rather, zoning impacts the creation of real estate space that can accommodate new
jobs.

While this code approach may not be very suitable for this study area and planning project, other
communities have included some performance standards in their conventional zoning structure. The idea
of creating targets for the study area, or parts of the study area, can be further explored as part of
implementation tasks. Another option could be to incorporate a menu and points-based system for
meeting selected code provisions that effectively represent targets for specific types of design or other
development characteristics.

4.2 Form-Based Development Code

A form-based development code (typicaily referred to just as "form-based code” [FBC]) uses physical
form rather than emphasis on and separation of uses as the organizing principle for the code. The
primary concern with this approach is how a development looks, functions, and relates to the street or
other public spaces, rather than the specific use of the site. FBC is often associated with the New
Urbanist movement and Traditional Neighborhood Development (TND). TND emphasizes compact,
mixed-use, and pedestrian-oriented development, as well as human-scale design, town and
neighborhood centers, public spaces, civic uses and other features that foster a sense of community.
These concepts have become pretty well integrated into the current approach to zoning in many Oregon
cities. Form-based code is one regulatory approach to implementing the concepts embraced by TND.

Form-based code is often applied to limited areas where a certain style of development is desired—such
as transit-oriented development where compact, pedestrian-scaled development is prioritized, and a mix
of uses is welcome. The approach has also been applied to entire cities, as is the case with Denver’s
citywide FBC, which was adopted in 2010. Elements of FBC—such as required build-to lines, minimum
giazing, and prescribed architectural styles—have also been incorporated into cities’ existing zoning code
as design standards or guidelines. There is a spectrum of implementation options when it comes to FBC.

The Form-Based Codes Institute recommends that an FBC, at a minimum, consist of the following:
= Aregulating plan

= Public improvement standards

» Building standards

*  Administrative procedures

= Definitions

Optional code elements include architectural standards, signage standards, environmental resources
standards, landscaping standards, and annotations/illustrations.®

Assessment

Form-based code offers many advantages that may be appealing to Keizer, For one thing, FBC's focus
on development form may be well-suited to meet many of the project cbjectives that have to do with the
appearance and function of development in the study area. These include the creation of centers along
the corridor; attractive, distinctive identity; spaces for gathering; enhancing smali-town character; and
mixed-use development. FBC is also intended to be highly legible for users, with prescriptive design

5 httos/fformbasedcodes . org/definition/

Keizer Revitalization Plan 47
Draft Memorandum #4: Gap Analysis Otak | Angelo Planning Group | Johnson Economics | Kiftelson & Associates




standards illustrated by clear graphics. This contrasts with many municipalities’ conventional zoning
codes, in which it can be very chalienging to envision how development will appear once all the standards
are applied.

A major drawback to FBC, however, is that it can often require a massive public effort to develop. The
code is typically lengthy and highly detailed, with many illustrative graphics. For example, the Form-Based
Standards for the Highway 99 Overlay District in Clark County, Washington is 170 pages in length. The
sheer amount of code required is also likely to make it costlier and more challenging to administer.
Because of these drawbacks, similar to performance-based zoning, adopting new form-based code for
the study area may be politically challenging. In terms of legality in Oregon, there should not be particular
concerns, and there are a number of precedents in other cities. For example, the City of Wilsonville
recently adopted the Coffee Creek Industrial Area Form-Based Code in February 2018 and APG assisted
the City of Eugene in preparing a form-based code chapter for the Walnut Station Area (near Franklin
Blvd) in Eugene.

From the market perspective, form-based codes can add costs in the time and effort needed for the
development team to interpret long or complicated codes. These added soft costs may make some
development less feasible. Also, FBC must be carefully written to avoid unintended consequences of the
required design elements being overly restrictive of the form and function of the underlying building.

Short of creating new KDC sections that are pure form-based code, there is an opporiunity to emphasize
building and site standards and provide higher levels of illustrationfannctation in amendments that may be
made to the KDC as part of implementation of the Keizer Revitalization Plan. These potential revisions to
the KDC are discussed below.

4.3 Existing Development Code

In lieu of developing completely new performance-hased or form-based code for the study area, the City
may choose to make targeted improvements to the existing KDC. There are a range of resources
available to aid in this effort including Transportation and Growth Management (TGM} publications. There
are several approaches that the City could take in working with the existing cede. These include
amending or restructuring existing zones, creating a new overlay zone, and rezoning portions of the study
area. In addition, the City could add or refine design standards and guidelines, or potentially add a new
adjustment procedure. These approaches are discussed below.

Amending/Restructuring Existing Zones

Scenario Qutcomes

in the scenario modeling that was summarized in Section 1 of this memo, Scenario 2 implemented
various “efficiency measures,” modifying or relaxing zoning standards in certain areas to allow either more
intense development or a greater range of housing options. Targeted tweaks to zoning standards yielded
fairly significant results; the alternate future modeled in Scenario 2 accommodated 1,705 hew housing
units, compared to 889 units modeled for the Baseline Future. By imposing fewer constraints on sites, itis
not only possible to build larger buildings, it is also possible to accommodate building types that would not
be feasible in existing zones. For example, in the CM zone, changes to the setbacks, lot coverage, and
density allowed Scenario 2 to develop with 3-story mixed-use buildings, which would not be financially
feasible in the Baseline Scenario, Similariy, in the MU zone, Scenario 2 allowed for both 3- and 5-stary
mixed-use buildings; five stories would not be possible with the current 50-foot height limit in the MU
zone. In the RS zone, changes to minimum lot size allowed development of townhomes, cottage homes,
and “skinny lot” singfe-family homes—thereby accommodating many more housing units in the single-
family zone.

The efficiency measures that made the most significant changes to outcomes in Scenario 2 were;
reducing setbacks; reducing parking requirements; reducing landscape requirements; and allowing
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greater residential density. In order to achieve these efficiency measures, the KDC could be amended to
modify development standards for the existing zones within the study area. Possible amendments to site
development standards are discussed below.

Site Development Standards

Since they made the mast significant changes to outcomes in Scenario 2, setbacks, landscaping, parking,
and density standards should be considered for potential amendments. The goal for those changes would
be to allow more compact, efficient development, and to allow a wider variety of building types, including
more urban-style mixed-use development. In addition, the impediments to meeting goals for a pedestrian-
oriented environment (as discussed in Section 3.5) should also be considered in potential amendments to
the KDC. These standards are elaborated below.

Setbacks

The assumptions for the development types used in Scenario 2 generally included 5-foot front, side, and
rear setbacks for multifamily development and 0-foot sethacks for mixed-use development; this would not
be allowed by the current zoning code. While the City may not wish to reduce setbacks to this extent,
even smaller reductions could yield significant results. Front and rear setbacks are of particular interest. In
the MU, CM, and CO zones, the minimum front setback is 10 feet; this may not foster the type of active
frontage that is engaging to pedestrians. The City could consider reducing this minimum to 0 or 5 feet.
The City could also establish a maximum front setback to ensure that buildings are sited closer to the
sidewalk. As discussed below, these modifications could be made for entire zones, or only within certain
areas.

In the CM, MU, and CO zones, the rear setback for multifamily buildings is 20 feet. For commercial or
mixed-use buildings adjacent to a residential zone, the minimum rear setback is equivalent o the rear
setback for the adjacent zone. Because the commercial zoning in the study area is relatively narrow in
many places, there are a lot of CM/CO properties that are adjacent to RS or RM zones, and therefore are
required to have 14-20 foot rear setbacks. The intent of the larger rear setback is to create a buffer
between commercial and residential properties; however, landscape buffers are already required adjacent
to residential uses. A different approach could be to require transition features (such as building
stepbacks) when commercial/mixsd-use development is adjacent to residential uses.

Minimum Landscaping

The Scenario 2 efficiency measures included reducing the landscaping coverage assumptions—typically
to 25% for single-family townhomes, 15% for multifamily buildings, and 5% for mixed-use buildings. The
KDC’s existing landscaping standards would require 30%, 25%, and 15-20% landscape coverage,
respectively, for these development types. When combined with other requirements, like minimum
parking, this seriously limits the development potential of sites, and may not be desirable for portions of
the study area where a more urban feel is desired. The Model Code recommends minimum landscaping
of 10% for single- and multifamily residential development and 5-10% for commercial and mixed-use
zones. The City should consider amending all of the applicable zoning chapters to reduce minimum
landscaping, perhaps in combination with heightened landscape design standards, to ensure that
attractive plantings are still provided. These changes would be complementary to the changes in
setbacks noted previously.

Density and Lot Size

Scenario 2 assumed a level of residential density that would not be allowed by today’s KDC. The highest
density for the existing zoning is 24 units per acre in MU, CM, and CO zones. This generally limits
multifamily development options to garden-style apartment buildings, which is not particularly urban and
may nhot foster the level of activity that is desired for the study area. The development scenarios included
densities of up to 99 units per acre for a 5-story multifamily building. While this may be overly high, the
City might consider amending the KDC to allow higher densities than it currently allows. Maximum density
is also established by Keizer's Comprehensive Plan, so accommodating higher densities may also
necessitate amendments to the Comprehensive Plan map, depending on the location of the desired
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changes. Ultimately, the maximum amount of density possible for multifamily developments is driven
more by a combination of setback, height, parking, lot coverage and landscaping requirements. As a
result, density requirements are not particularly necessary or relevant for multifamily housing. Imposing
density requirements also can preclude development of smaller units which may be more affordable and
desirable for certain households.

The City may also consider amending minimum lot sizes to alfow “skinny lot” single-family housing (e.g.,
homes on lots that are 25 feet by 100 feet). This development type is an alternative to zero-lot line
townhomes and has been a popular approach to adding density in single-family areas in cities like
Portland.

Parking

For the Baseline Scenario, the effective parking ratio for residential uses was typically assumed to be 1.7
spaces per unit. This is actually a bit higher than what the KDC requires, and is based on assumptions
about what is marketable in Keizer, rather than what is allowed. For multifamily housing, the KDC requires
a minimum parking ratio of 1.1 to 1.6 spaces per unit, depending on the number of bedrooms in each unit.
This is reduced to only 1 space per unit for residential development in the CM and CO zones. The latter is
in fine with the Model Code, which recommends a parking ratio of 1 space per dwelling unit. Even so,
where parking is accommodated with surface lots (which is typical with medium-density multifamily
development and in areas where land values are moderate), it can occupy 30% to 40% of a site. In lieu of
amending the parking chapter of the KDC, the City may consider allowing reduced parking ratios within
certain zones, or in certain portions of the study area, beyond the reduction currently allowed for transit
access and parking demand studies. Reduced ratios also could be allowed in exchange for implementing
approaches to encourage active transportation or fransit uses, providing housing units affordable to lower
income households, and/or providing other community benefits.

In addition to parking ratios, the City may consider location requirements, to prevent parking from being
located between the building and the street. As noted in Section 3.5, locating parking to the side and rear
of buildings creates less of a barrier for pedestrians and creates a more urban environment. Currently,
parking to the side and rear of buildings is not required in the zones in the study area except for the CO
zone,

The Impediments section of this memo also noted that the City's bicycle parking standards may be
inadeguate to promote riding and to create a multimodal environment in line with project goals and
objectives. The City should consider increasing its minimum bicycle parking to at least 10-20% of vehicle
parking (as opposed to the 5% currentiy required).

Building & Site Design Standards

The preceding sections discussed modifications that could be made to Keizer's existing Development

Code in order to achieve the type of efficient, compact development that was modeled in Scenario 2 and

that meets project goals and objectives. Beyond those measures, a humber of site and building design

standards should be considered that support a pedestrian-friendly environment by providing plenty of

interest and activity at the sidewalk. Section 3.5 summarizes five key design standards that are key to

creating an attractive and pedestrian-oriented environment: building orientation and accessibility, ground

floor uses, glazing, weather protection, architectural detailing, and height. The KDC already requires the

following:

»  Weather protection in all zones — awnings required along all storefronts abutting a sidewalk.

»  Glazing in MU, CM, and CR zones — minimum 50% of ground floor wall area.

» Architectural detailing in MU, CM, and CR zones - variation every 30 feet, in terms of building
materials, building offsets, or projections/recesses.

This is a good start toward pedestrian-oriented design, but could be supplemented with the following:
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= Building and entrance orientation and accessibility — Require buildings to be oriented towards the
street {rather than towards parking lots) and require entrances to be directly accessible from the
sidewalk (and from intersections where applicable/possible).

= Ground floor uses — Require active uses such as retail, restaurants, and cafes on the ground floor.

= Height — Require minimum building height to provide a sense of enclosure for the street. Even single-
story buildings could have a minimum height that reinforces the street wall and provides flexible
ground floor spaces for tenants.

= Frontage occupancy — Frontage occupancy standards could be applied in tandem with maximum
setbacks to establish a minimum street frontage that is occupied by a building.

= Landscape design standards — I[f minimum landscape coverage requirements are reduced, as
discussed above, the City may choose to apply heightened landscape design standards, in order to
ensure that attractive plantings are still provided.

«  Opportunities for courtyards, plazas or other gathering spaces — At a minimum frontage or other
standards should not preciude creation of open, outdoor gathering spaces and a maximum, code
requirements could require or provide incentives for such spaces and specify the types of amenities
that should be included within them.

These requirements could be added to the Development Standards chapter of the KDC {Chapter 2.315),
or could be added to the zoning chapters themselves.

Special Standards for Designated Centers

Some of the possible zoning code amendments discussed here may not be appropriate for entire zones.
it may be preferable, for example, to allow higher-intensity development and to establish higher site and
building design standards within designated "centers” along the corridor. This is in line with the project
goals and objectives. Likely centers that have been established by previous efforts, like the River Road
Renaissance Plan, include the intersections of River Road and Lockhaven Drive, River Road and
Chemawa Road, and the confluence of River Road and Cherry Avenue.

The KDC already includes some provisions that only apply to properties near the intersection of River
Road and Chemawa Road. The Commercial Mixed Use (CM) and Commercial Retail {CR} zoning
chapters prohibit certain auto-criented uses (such as gas stations and drive-through restaurants) for
properties with frontage on River Road or Chemawa Road in this area. The Mixed Use chapter of the
KDC also applies special standards to MU-zoned properties fronting on Cherry Avenue south of Manbrin
Drive. For these properties, the minimum setback is 5 feet and the maximum setback is 10 feet, and siles
are required to devote between 35-85% of floor area to residential uses.

The City could choose to use similar locational provisions to apply certain standards to properties within
selected development centers. Alternatively, these standards could be applied in a zoning overlay as
discussed below.

Overlay Zone

An alternative to making targeted amendments to existing zoning districts in the KDC is to establish a
new overlay zone for the study area. An overlay is a zoning district that is applied over one or more
previously established zoning districts, establishing additional or stricter standards and criteria for covered
properties in addition to those of the underlying zoning district. Overlay zones are common approaches
for implementing subarea or district plans where a set of goals and policies can be implementead across
an entire area. An overlay zone could include any of the modifications to development standards
discussed above; it could apply modified setback, landscaping, density, and parking requirements, as well
as applying specific site and building design standards to properties within the study area. 1t could also
modify use standards fo allow additional housing types, while limiting uses that are incompatible with a
pedestrian environment (such as auto-oriented uses). An overlay would allow the existing zones to
remain unchanged outside of the study area, if that is what is desired.
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One option to explore is establishing a tiered overlay zone, with some standards that apply across the
entire study area and others that apply only to designated centers. This way, it may be possible to focus
pedestrian-oriented standards to centers while allowing more flexibility for the remainder of the corridor.
For example, properties within centers could be subject to stricter design standards, maximum setbacks,
frontage occupancy standards, and lower parking ratios, and could be aliowed to develop to a higher
intensity than the rest of the corridor,

Qverlay zoning may also be an effective approach to addressing the City's concerns about the width of
the commercial/mixed-use zoning along the River Road/Cherry Avenue corridors, as discussed in Section
3.5, As noted in that section, there are some segments of the corridor where the commercial/mixed-use
zoning is only one to two parcels deep and hemmed in by adjacent single-family zoning. An overlay zone
may allow a bit more flexibility on the edges of the single-family zone. Adjusting the allowed uses and
certain development standards within a limited area could create more of a transition to the higher-
intensity commercial corridor and allow additional development along its edges.

It should also be noted that an overlay zone would be a natural means for applying elements of form-
based or performance-based code to the study area.

Rezoning

In the scenario modeling, Scenario 3 went beyond Scenaric 2 by not only implementing various efficiency
measures, but also by upzoning strategic parcels to allow greater development intensity. Upzoning
included allowing townhomes or an additional housing unit on single-family sites; rezoning some single-
family properties near arterials and collectors to allow multi-story multifamily buildings; rezoning a number
of RM properties for mixed-use development; and converting some industrial properties to mixed-use.
The changes made in Scenario 3 resulted in a significant increase in the amount of housing—2,469 units,
compared to 1,705 units in Scenario 2.

In order to see the growth modeled in Scenario 3, properties would need to be rezoned. It may be
possible to achieve this through an overiay zone, as discussed above, but it may also be achieved
through strategic rezoning of properties within the study area. The likely approach would be to upzone
properties by one tier—for example, RS to RM and RM to MU. Areas targeted for potential rezoning
would be around designated centers and could include some of the single-family properties bordering the
commercial/mixed-use zones.

Development Requirement Flexibility

Design Standards and Guidelines

In order to achieve aesthetics desired in the study area, building design standards specific fo the study
area may be incorporated info the implementation options discussed in the previous subsections {e.g.,
modifying existing zones and creating a new overlay zone). In order to also provide for flexibility in how
design goals are met, there is the option to create a discretionary set of design guidelines. Developing
and administering the guidelines may involve significant staff time and capacity and may elevate the
application procedure type. However, the flexibility can be highly valuable to developers and attract more
development. Use of design guidelines would have fo be optional for residential uses, given state
requirements for clear and objective standards for such uses. For those uses, use of design guideiines
would represent a "two-track” approach.

Adjustment Procedures
An alternative to creating a distinct set of design guidelines for the Keizer Revitalization Plan study area is

to allow for more development requirement flexibility through an adjustment procedure. The City has
variance procedures, which tend to set a high bar in requiring that "hardship” be demonstrated, the City
does not have adjustment procedures. Adjustment procedures are intended for smaller modifications of
numerical development standards and may allow for modification of a broader sef of development
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standards, not just numerical ones. An adjustment procedure would be a new procedure, ideally an
administrative Type | procedure so as not to be seen by developers as onerous.

Assessment of Zoning Approaches

Each of the approaches discussed here—amending existing zones, overlay zoning, and rezoning—has
its own advantages and disadvantages. Each has the potential to implement the goals and objectives of
the project to some degree, though overlay zoning and rezoning offer greater potential for adding
development capacity, as modeled in Scenario 3. Overlay zones have the advantage of tailoring
regulations to a specific area to meet specific community goals. In terms of legality in Oregon, each of
these approaches has been established as feasible and legally defensible, with countless precedent
examples. However, care must be taken with overlay zoning and rezoning so as not to violate the
"uniformity clause" of the Standard State Zoning Enabling Act by ensuring that all similar properties are
treated similarly.®

In terms of challenges to adoption, rezoning would likely face the steepest challenges to community and
political acceptance. Because of the targeted nature of potential rezoning, it would affect some property
owners in the study area and not others. While some owners may cheer the increased development
potential of their sites, any upzoning of single-family areas is likely to be controversial. Any constrainis
imposed by heightened design standards is also likely to face opposition. As a result, the public process
for rezoning may be lengthier and costlier than for the other options.

Regarding administrative costs for the development approval process, overlay zoning can create
inefficiencies by applying regulations and restrictions to some properties and not others. It can also
increase time and expense both for developers and for the City, as they will be required to review multiple
sets of standards and determine which apply to a given property.

From the market perspective, the private sector is not flocking to Keizer to build new apartments/condos
or office buildings. The types of development shown in the Baseline Scenario are buildable within Keizer
today and in near-term years. Scenario 2 relied on opening up some regutatory barriers to make some
types of development more feasible. However, the higher level of growth, exceeding the forecasted
demand for the area, is reliant on enhancing place to attract people looking for the special and rare small
“urban” city. It is still of question if the market can absorb the full number of units projected in any of the
scenarios. Again, doing so refies on increasing the desirability of the urban portions of Keizer to where
they attract people that might otherwise be looking elsewhere.

& https:/iwww planning.crg/divisions/planningandlaw/propertvtopics. him
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5. Investments in Public Facilities and Services

This gap analysis has identified a number of barriers to development. It has suggested ways in which
policies or regulations could be altered to both remove barriers and ideally incentivize the right kind of
growth in the right places. As the process moves forward, the next steps include identifying proactive
ways in which the City can encourage the private sector investments that will be required to build the
desired future. Keizer's leaders will need to determine how much to spend in support of these outcomes,
and then on the value of the investments themselves.

Growth within the study area, as it is heavily reliant on redevelopment of lands in close proximity to
existing infrastructure, requires much less investment in such public infrastructure than similar amounts of
growth in areas whose land supply is predominately vacant. Public investments in sewer and water are
sometimes used for new growth areas. No such investments have been identified for this area.

There are several avenues where public investment in urban areas such as this can prove valuable. A
few notable options inciude:

Placemaking

Ultimately it will be the desirability of Keizer's core that brings people and the investment fo town. As

areas become more urban, the aesthelic of place becomes more important. Examples from semi-recent

urban renewal projects demonstrate how changes te a strestscape can improve the look and feel of an
area. The highly successful investments aim to enhance and sometimes expand the public realm.

x  Streetscape designs that fosters walking and outdoor dining attracts people and sends a message to
the development community that the City is open for business.

» Plazas or other public gathering spaces not only look goed, but they serve as valuable open space
and expand the range of park spaces to include urban hardscape that is often a key supporter of
development.

»  Civic buildings such as Keizer's civic center communicate much about a city. Are other city buildings
needed? Are there candidate locations along River Road where a beautiful and functional building
could help define & space?

Transportation

= Conventional investments in auto and bus travel are identified in the TSP. Their goal is predominantly
to facilitate safe and efficient movement. Enhanced design of these facilities, be it artful walls or
paving treatments, or pleasing landscape elements can turn a functional design into a special
enhancement. Consider for exampie the Woaoadburn overpass along I-5. Purposeful landscaping, artful
design and colored lighting turn an ordinary concrete structure into a gateway.

= Multi-modal opportunities abound. Vibrant commercial areas allow people to park their car once, if
they brought it at all, and fulfill the rest of their needs on foot, bike or transit. Sometimes these are
called "park once” districts. Common features include prominent non-auto circulation facilities
{sidewalks, pathways, re-designed intersections}, wayfinding, transit stations, and creating new
roadways in order to remove multiple curb cuts as described in the TSP,

= New technology is playing a larger role in urban placemaking. Many of the investments in new
technologies are investments in staff time rather than physical property. More and more cities are
using car and hike share and e-scooters to solve some of the transportation gaps. A person in Keizer
may have great access to work via the bus. Bikeshare, e-scooter a shori-term car rental may be all
that is needed for them to live car-free, saving thousands per year that they can use for other, more
important things.

Parking

Parking is the life and death of business districts; too much and they suffet, too little and they cannot
attract investors. New technologies and a shift o online shopping are starling to erode the need for
parking. However, parking will not disappear tomorrow. Civic investment in parking facilities is one of the
ways io enable more efficient land development and improve a streetscape. K, for example, a city lot one
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block behind a main street were available for parking, businesses could build out their full frontage of
River Road or Cherry Avenue, enhancing the public’s experience while also putting their taxable land to
better use.

Development Partnerships

Development Partnerships are instrumental in spurring along development projects in a soft market.
Developers and their bankers rarely want to be the first one to the party. They are much more inerested
in developing in a new style, such as mixed use, and in an area that is new to them when they see that
others are profiting from similar projects. Cne of the best ways to partner with developers is to buy land. If
a city owns land, it can subsidize development without taking large risks, or expensing significant capital.
These parinership projects often act as catalysts spurring on other projects in the area.

Economic Development

Economic Development departments are common ameng medium size and larger cities. Dedicated
professionals spend their time working with the larger business community, recruiting investors in the
City. Some cities choose to hire out these services as well.

As this project moves forward we look to the Advisory Committee, Planning Commission and City Council
to help us identify the places they would like to see public investment.

Keizer Revitalization Plan 55
Draft Memorandum #4. Gap Analysis Otak | Angelo Planning Group | Johnson Economics | Kittelson & Associates




6. Implementation Steps

é.‘l' Potential Code Amendments

The implementation steps necessary to complete the potential code amendments discussed in the
previous section would depend on which zoning approaches are selected. However, we can assume that
any amendments would include the following steps:

1. Determine scope and or phasing of amendments. This may include:
a. Code amendments — amend existing KDC chapters and/or creating new chapter(s)
b. Comprehensive Plan amendments — map and/or text amendments
2. Create a public involvement strategy
a. CAC, public meetings, events, and communications
3. Develop draft Comprehensive Plan map and/or text amendments
4. Develop draft amendments to KDG
a. This will require preparation of a new code section, with review by staff, the Planning
Commission, Council and possibly other stakeholders or community members. The
amount of time to complete this effort will depend in large part on the scope of the
proposal and the level of public involvement.
5. Initial Public Involvement
a. Early communication with affected neighborhoods will determine the amount of public
outreach needed.
Revise draft KDC and/or Comprehensive Plan amendments
Additional Public involvement
8. Adoption by Planning Commission and City Council

~oo

6.2 Potential Investmenis

Following identification of specific programs, capital projects, catalytic projecis and investments they must
he assessed for expected level of effort, costs, and likely results then sorted by priority and feasibility.
One approach we suggest is to develop a flexible plan that is proactive as needed, yet responsive and
therefore adaptable to changing conditions and circumstances. The draft project list is proposed to be
organized into categories.

“Do Now” Leading catalytic projects

Are infrastructure and open space projects that are necessary to catalyze and support new development
along and adjacent to our arterial street fronts. These can include new programs such as the
establishment of an economic development team, policy and zoning code changes, or a specific property
acquisition. Some may be landmark, such as a recreation center or new plaza white others, such as
livable street upgrade could be district-wide. These project would be limited to within the project study
area,

“Do When” Community infrastructure projects

These are improvements to an entire system that benefit all residents and employees in the area and
those who come to visit. These will follow the catalytic projects and continue throughout implementation.
Examples could include new transportation or infrastructure investments such as those programed in the
TSP or additions of public open space as funds become available. These projects can extend beyond
Keizer's core, recognizing that large systems such as transportation or stormwater have both local and
citywide effects.

“Do if* Co-investment projects
Projects directly tied to redevelopment on private properties. These projects are contingent upon
partnerships with willing property owners and developers to move forward, usually through negotiated

Keizer Revitalization Plan 56
Draft Memorandum #4: Gap Analysis Otak [ Angelo Planning Group | Johnson Economies | Kittelson & Associates




development agreements. Many cities use tax increment financing for these which is not currently
available in Keizer. These types of projects would likely be limited to either directly along River Road or
Cherry Ave.
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Introduction

This addendum has been prepared as a follow up to feedback from the Citizen’s Advisory Committee and
the joint work session among the City Council and Planning Commission regarding the GAP analysis for
the Keizer Revitalization Plan (KRP). The purpose is to identify potential actions that the City may choose
to utilize in pursuit of realizing the community goals for the area.

Feedback from Meetings

Otak presented three future land use scenarios to describe the growth options that could be realized
based on a range of interventions from code changes, rezoning or investments. Foliowing is the groups’
response to the presentation. The discussion is grouped into the themes that were discussed.

Land Use Regulations
« Some support was shown for code-related efficiency measures and fargeted zone changes. As
shown in scenario 2. Some saw potential for such changes to address issues related to smaller
than desired lot sizes in the area.

One suggestion was to consider widening the CM or MU zoning along River Road. Another was
to create a new zone that included adjacent residential properties. The aim would be for some
residential parcels to be joined to commercial parcels, creating larger lots that are more easily
developed. This type of activity may theoretically add value to said parcels. However, the new
designation could cause unease if commercial zoning would limit the ability for people to get a
traditional mortgage on the property — limiting the ownet's ability to sell fo a future homeowner
and putting them at the mercy of adjacent CM or MU property owners to consclidate.

+ There was disagreement on what role the City should play, if any in regard to future
redevelopment of the RV park at River Road and Lockhaven. The site is privately owned and
could redevelop. There are options for the city to be involved from a regulatory standpoint, be it
for preservation, replacement policies or zoning related. Preservation of affordability may be a
community priority. Several expressed concerns for perceived threats or concerns from
development by residents in the area.

« The notion of repurposing some industrial zoned land to Mixed Use also had appeal to some. A
couple of Councilors shared some concern however for actions that might decrease job land in
the city. There is likely a middle ground that could be explored that would keep the land zoned
for jobs but possibly facilitate some of the modern economies looking for small flexible spaces
described hy the CAC.

+ Many asked about more job development. Doing so might need to rely on redevelopment of
residential properties near River Road.

= Caution was requested in relation to any overlay zones. There was a history of development
preclusion from the Chemawa Activity Center Overlay.

Development Feasibility
» There was some discussion from the consultants about the possibility of the City partnering with
development to ‘prove’ the concept of higher intensity mixed use. The CAC was open to the idea
but didn't express specific interest or desire to facilitate such an action. Staff relayed that there is
no identified funding for such an endeavor.
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Expanding the development options and dimensional requirements might allow developers to
adapt to recent trend of spaces becoming smaller to make projects feasible. This included both
industrialfflex spaces and residential. Smaller residential units are cheaper to rent, but
cumulatively generate more income since there are more in a given building. Potential tradeoffs
include reduced parking and landscaping

Parking and the notion of shared or public parking was discussed as a way to allow for greater
utilization of lands.

Some expressed the desire to “push for more office”. Family wage jobs, it was stated, would
enable people to afford the new housing units that might be more expensive than current options.
In essence - office growth could generate the wages needed to support desired new mixed-use
development.

Affordable housing was mentioned multiple times. It was acknowledged that new housing is likely
to be at higher price points than existing. Adding to the supply helps all, even if at higher prices,
however, need to grow jobs in order for people to afford them.

Opportunity sites were mentioned, namely the Nursery site and the vacant land along River to the
north of Lockhaven.

Community Character

CAC members discussed density and stated that “...for density to be tolerable it needs to be part
of an activity center. That a project could perhaps see 6 or 7 stories, but in a pocket of activity,
not one stand-alone project.” Someone followed up with stating that anything that breaks the
mold needs to be cool and shiny and attract interest.

In terms of retail, even though the leakage analysis showed spending power, people are used to
shopping in Salem so there may not be a big drive for increased shopping opportunities.

Some discussed the idea of a new center north of Chemawa, off of River Road.

New zoning or overlays should/could be less permissive, regulating to get the type of character
wanted. Reference was made to maximum footprints etc. to prevent Walmart scale shopping.

Traffic concern was voiced multiple times. The TSP shows that conditions today and in the near
future are within allowed ranges. The opinion, based on cbservations seems to disagree with
those statements. It will be important to continue the conversation about the difference between
speed and volume and the correlation between traffic, congestion and walkability.

Structure of implementation framework and the three memos
Explain and offer up programs.

Keizer Revitalization Plan
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Potential Implementation Measures

The GAP Analysis Memo included a description of big picture options for moving Keizer toward the future
described in the Project's Goals and Objectives. In the weeks following the work sessions the project
team worked to develop more specific activities. The following presents a series of action items that
respond to the GAP analysis and the input from a series of stakeholder interviews, the CAC, Planning
Commission, and City Council. They table below includes reference to which of the project’s goals and
objectives the action item will serve.

For reference, the Goals and Objectives are:
Goal A - A Thriving, Diverse Corridor

1.
2.
3.

N O R

Zoning and land use regulations that provide opportunities for a variety of living-wage jobs.

A range of goods and services for all.

Supports existing businesses and new businesses including through implementation of public and
private sector incentives, investments and partnerships.

A variety of housing for the range of community member incomes, needs, and preferences.

The creation of centers along the corridor, with transitions between them.

A strong and unified identity communicated through streetscape design elements.

Spaces for gathering and other places that cefebrate the sirength of community and family in the
corridor.

Goal B - Thoughtful Growth and Redevelopment

8.
9.
10.

11.

Development (uses and design) that is consistent with Keizer’'s small-town character.

A mix of uses that makes more efficient use of existing and new infrastructure.

Proximify and mix of uses in devefopment centers that community members can walk, roll, or
drive {(short distances) to access.

Public improvements and private development that create an atlractive, distinctive identity for the
area.

Goal C - Excellent Transportation and Public Facilities

12.

13.
14.
15.
16.
17.

8.

A balanced set of fransportation options, including fransit, walking, bicycling, and driving that
provide good access fo development centers and public spaces in the corridor.

Transit access focused at development centers in the corridor.

Enhanced safety and minimal conflicts between different types of transportation modes.
Well-maintained roads that control and mitigate fraffic congestion.

Well-maintained streets, and bicycle and pedestrian facilities.

Friendfier environments and stower traffic speeds that help facilifate walking and roffing on River
Road and Cherry Avenue, through landscaping, crossings, and fewer driveways.

Enhanced access to parks and the creation of gathering spaces that are accessible to alf
community members.

Keizer Revitalization Plan 4
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Project Goals and Implementation Actions

Number | Actlon Goals Objectives
1 Rezone fo increase depth of commercial/mixed-use zone from the street creating opporiunities AB 1,59
for parcel assemblage
2 Rezone selected residential locations to commercial types A B 1.5,9
3 Utilize performance-based zoning standards to achieve specific oulcomes A B 4,59, 11
4 Modify Zoning Code with efficiency measures to allow higher-intensity development and more A B 1,4,9,10
building types in commercial/mixed-use zonas
Reduce front/rear setbacks
Reduce minimum off-streat parking requirements
Reduce minimum landscaping
5 Allow more flexibility In meeting code requirements through new adjustment procedures A B 1,4,5, 9,10
6 Develop zoning standards to promote “neighborhood commercial” feel A B 1,5,8,11
7 Madify zoning to pro-actively support mixed use development A B 57,8
8 Modify Zoning Code with efficiency measures A 4
9 Establish a Mainstreet Program — reliani on finding a responsible entity and funding mechanism AB,C t,5,8 11,16
10 Create staff economic development position/depariment (if funding is provided) A B 3,5 11
11 Streamlining public process - reducing timelines and costs in the land use approval and A B 1,38
permitting process for desired dav. types
12 Tax Increment Financing (Urban Renewal) - funding mechanism, rather than strategy in itself A, B, C 3,5,6, 11,15,
16, 18
13 Public parking - may allow more density, more creative development on private sites if City can A 5
take some parking burden
14 Share in off-gite improvemenis - may be at small (sidewalks) or large scale {traffic improvements) | A, B, C 3,5,6, 1115,
to gain some public leverage 18, 18
15 Aflow smali-scale mulli-unit development in RS zone along edgss of corridor A 4
18 Rezone RS properties o RM in select locations A 4
17 Update streetscape and urban design standards A BC 5,11, 12, 13,
14, 17
18 Construct a modified streatscape design for River Rd. and Cherry Ave. AB,C 5,11, 12, 13,
14,17
Keizer Revitalization Plan 5
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19 Prohihit auto-oriented uses in centers (e.g., drive-throughs and quick auto-service - already AC 5,12, 14,17
applies to River Rd/Chemawa Rd) and limit curb cufs
20 Madify lot coverage and landscaping standards to allow more infensity in centers A 5
21 Reduce front sethacks in centers A 5
22 Require parking to the side or rear in centers A 5
23 Reduce minimum parking in centers A 5
24 Develop Design Guidelines and Standards in centers A 5
s  Add maximum setback
« Enhance architectural detailing requirements
» Add building/enirance orientation standards
s Require minirnum frontage occupancy
Establish landscape design standards to balance reduced minimum fandscaping
25 Modify code — require rear access and/or shared entries for properties fronting arterials AC 5, 14,17
26 Develop standards or guidelines for open spaces in new development (Design Standards), AB 6,7,8 11
potentially including incentives
27 Daytight / Enhance Claggett Creek near Lockhaven A/ B,C 3,11,18
28 |dentify and design 3 new public space (i.e. plazas) B, C 11, 18
29 Implernent Wheatland improvements from TSP C 14, 15,17
30 Develop low-stress alternative routes for cycling that connect commercial and recreation c 12, 14,16
destinations
Kyl Arrange for buses to use exfra space In parking lots for layovers and boardings C 12,13
32 Develop funding strategy for upgrades noted in the TSP Cc 12, 13, 14, 15,
16
33 Expand bicycle and pedestrian infrastructure C 12, 14, 16
34 Complete bicycle lanes along full length of River Road C 12,16
35 Develop separated bicycle facilities for exira safety to attract wider range of riders. C 12, 16
36 Parform Safety Audit of River Road, Cherry Avenue and the arterial and collector intersections fo | C 12, 14, 15, 16,
at least twa blocks beyond, including audit of furning movements at driveways and intersections 17
37 Respond to results of safety audit with elements such as, improved crossings, modified signal C 12, 14, 15, 16,
priorities, corrected driveway grades, ... 17
38 Include transit, bike, walk and ADA faciliies into piaza design. [ 18
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Next Steps

Three memoranda are under development that will present additicnal details on the actions listed above.
They are:

+ Draft Memorandum #5: Comprehensive Plan and Development Code Amendments

« Draft Memorandum #8: Public investments

s Draft Memorandum #7: Mobility Impact Assessment

These memos are intended to present each of the potential actions with sufficient detail for gaining input
from the CAC and the public in early 2018. Each memo will include descriptions of the proposed actions
including elements such as project purpose, expected outcome, priority and identification of responsible
party. Following the public meeting the draft memos will be revised. The revisions may include additions,
deletions and modifications. Each proposed action that moves forward will be formatted as a "one page”
information sheet that contains the vital information such as: purpose, outcome, priority, responsibility and
general level of cost or effort.

Keizer Revitalization Plan
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Memo #5: Development Code and Comprehensive Plan Amendments (REVISED) P

Appendix C — Praposed Zoning Map Amendments

Appendix D — Proposed Comprehensive Plan Amendments

1. INTRODUCTION

This document lays out concepts for potential development code amendments to implement the
Keizer Revitalization Plan (KRP). The memarandum builds off of the Gap Analysis, which identified
impediments to implementing KRP project goals and objectives, as well as potential implementation
measures for addressing those impediments. This memo focuses on the regulatory implementation
measures that were previously identified, and proposes a number of potential amendments to the
Keizer Development Code (KDC or “code”}, to the zoning map, and to the Keizer Comprehensive
Plan.

Some of the proposed amendments are more detailed while others are more conceptual. Specific
numeric standards are recommended in some places, whereas a range of standards or list of
options are suggested in other instances. Still other recommendations are more conceptual and will
be more defined in a revised version of this memo, based on discussion with City staff, the Planning
Commission, City Council, and the Citizen Advisory Committee (CAC}.

The memae is organized into the following sections:

+ Implementation Mechanism
e Corridor-Wide Code Amendments
e Code Amendments for Centers

Throughout the document, “Commentary” subsections are used to explain the rationale for
proposed code changes. Some sections also include “Implementation Notes” indicating needed
changes to the KDC and/or Comprehensive Plan.

Figure 1 depicts the current zoning districts within the KRP study area for reference.

Update: This memorandum has been revised to reflect direction received through public review of
the document. Each section of the memorandum includes a summary (in red italic text) of revised
recommendations based on input received from the CAC, stakeholders, Planning Commission, City
Council, and City staff.
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Frgure 1. Kefzer Zonmg Map
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2. IMPLEMENTATION MECHANISM

The code amendments recommended in this memorandum could be implemented using one of a
number of mechanisms —a new zone, a new overlay zone, or a new set of location-specific
standards within existing zones. Adding location-specific standards fo an existing zone is not
infeasible but tends to be less advisable because it can make existing zoning sections more
complicated and potentially difficult to navigate, and the standards would have to be added to
multiple existing zones. Creating a new zone would be feasible but it is generally not recommended.
This approach would exacerbate what is already a long list of base zones. However, it could be
preferable if it is necessary to create a full set of new use, development, and design standards. For
the most part, code amendments recommended in this memorandum lend themselves to being
either additional standards to, or targeted replacement standards for, standards in existing zones.

Therefore, our preliminary recommendation is that these amendments be packaged as a River
Road/Cherry Avenue Corridor Overlay Zone (fentative title} with subsections for:

(1) corridor-wide standards — differentiated by standards for the Mixed Use (MU) zone,
Medium Density Residential (RM) zone, and Single Family Residential (RS) zone; and

(2) standards specific to centers,

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

s An overlay zone will be the mechanism for implementing development code
recommendations in this memorandum.

e A draft of the new overlay zone — the River-Cherry Overlay District (RCOD) — will be referred
to throughout the memorandum and is attached to the memorandum as Appendix A.

e Adopting a new overlay district involves adding it to a list of overlay districts in the KDC and
creating references to it in the base zones (MU, RM, and RS zones). Those additional draft
KDC amendments are attached to this memorandum as Appendix B.

3. CORRIDOR-WIDE CODE AMENDMENTS

3.1 Geography

The corridor-wide geography is based on the scope of the Keizer Revitalization Plan itself. While the
“corridor” has been referred to and illustrated more generally up to this pointin the planning
process, a more precise definition of the corridor geography is needed in order to implement
recommended code, zoning map, and Comprehensive Plan amendments. The recommended
boundary for the (tentatively titled} River Road/Cherry Avenue Corridor Overlay Zone generally
corresponds to the geography originally identified as the study area for the KRP project. The study
area — as outlined in the Existing Conditions memo and depicted in Figure 2 —includes commercial,
mixed use, and multi-family properties along River Road and Cherry Avenue as well as a 500-foot
buffer around those properties (the majority of the buffer area is single-family). The proposed

APG Kelzer Revitalization Plan March 27, 2019
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overlay boundary would roughly follow the 500-foot buffer, but would be adjusted to foliow tax lot
boundaries and be based on zoning or other underlying conditions. The boundary will be refined
and modified as needed, with input from the City, CAC, and community members, in a revised
version of this memo and later phases of the project.

Within the larger corridor geography, some of the proposed standards will apply only to certain
base zones or other targeted areas, as described in the following sections.

Figure 2. Proposed River Road/Cherry Avenue Overlay Zone Boundary (approximate)
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Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:
e The overlay zone boundaries will generally follow the study area boundary that that has
been drawn roughly 500 feet around the River Road and Cherry Avenue corridors, with the
added specification that the boundary be modified to follow parcel boundaries.
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e« A map of the overlay zone is included in the
draft of the overlfay zone attached to the
memorandum as Appendix A.

[

Figure 3. Proposed Rezoning to Mixed Use

3.2 Rezoning

Rezone Commercial Zones to Mixed Use

Mixed use zoning is desired in the corridor in order to
allow for the full range of uses that the City would like
to see developed and to provide more flexibility for
property owners and future developers. In addition,
uniformity in this zening is desired for consistent
direction and application of development
requirements. While the KDC establishes multiple
mixed-use zones, including the MU zone and
Commercial Mixed Use {CM) zane, the existing MU
zone allows for a wider range of uses and possesses the
added advantage of including additional development
requirements regarding pedestrian and vehicle
circulation and building design that are consistent with : i
the objectives of this plan and the corridor. Therefore, ; “Lf‘ ‘ The== Sl

L T

&Lk
flic

il

it is recommended that properties that are currently T
. s . i m‘mtl.;T T
zoned commercial in the corridor be rezoned MU, as LLE“{T;%%%}L

shown in Figure 3.

Targeted Rezoning of Residential Zones

In the “upzoning” scenario described in the Gap
Analysis memo (Scenario 3), certain properties within
the RS and RM zones were assigned different zoning
designations [“upzoned”) to allow higher-intensity
development and to increase development viability.
The process included selecting certain properties

within these zones that had the potential or capacity ”Jllj’ﬁ‘r““}a
. o T, U lldd
for development. For example, several RM properties ;rg Q%ﬁ[

with low intensity developments were rezoned to MU; S
also, certain RS properties near arterials and collectors

were rezoned to RM, assuming they could potentially be consolidated and redeveloped with multi-
family buildings.

The project team recommends that some of the properties identified in the scenario modeling be
similarly rezoned, where appropriate. Figure 4 shows the properties which were identified in the
scenario analysis as having the potential to be rezoned. These properties will be further assessed in
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the next draft of this memo. In identifying parcels to be rezoned, we will consider the following
factors, among others:

Size and development capacity. Individual parcels or contiguous groups of parcels should
be large enough to allow for development of a meaningful number of additional housing
units or businesses.

Character of surrounding uses. Impacts on adjacent or surrounding lower intensity uses
should be considered.

Access. Parcels should have adequate access to adjacent transportation facilities to
accommaodate potential transportation needs associated with redevelopment.

Initial recommendations should be refined through the process of preparing the revised draft of this
memo and/or through further discussion of this strategy with the project team and advisory
committee. The project team recognizes that rezoning individual properties can be very
controversial and can be a sensitive subject for property owners. As such, it will be critical to receive
detailed input from the City, CAC, and community members before finalizing recommendations for
rezoning.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

Rezoning from Commercial to MU is proposed generally as shown in Figure 3. Proposed zone
changes are mapped and attached to this memorandum as Appendix C. Corresponding
changes will need to be made to the Comprehensive Plan Map, as noted in Appendix D.
Rezoning from RM to MU is proposed for three areas of existing RM zoning based on
direction from CAC members and City staff. Proposed zone changes from RM to MU are
mapped and attached to this memorandum as Appendix C. Corresponding changes will need
to be made to the Comprehensive Plan Map, as noted in Appendix D.

Rezoning of selected parcels from RS to RM or MU will be o general recommendation in the
Keizer Revitalization Plan, with implementation to be part of a future profect or future phase
of this project.

The following criteria are proposed for residentially zoned properties in the overlay zone
where uses allowed in the MU zone would be permitted in order to encourage more mixed-
use development in the corridor:

o property is adfacent to MU-zoned property;

o uses glfowed in the MU zone would be permitted;

o replacement housing must be provided for any displaced housing units; and
o buffering must be provided between adjacent residential zones.
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Figure 4. Potential Rezoning Modeled in Scenario 3
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Noter This map shows the “upzoning scenario” from the Gap Analysis memo, and identifies properties
with the potential for development, should they be rezoned or should their development standards be
adiusted. This map is merely a placeholder and does not identify properties that the project team
recommends for rezoning. A new map will be developed for the next version of this memo.
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3.3 Land Uses

Broaden and Simplify Standards for Allowed Land Uses

Proposed Code Change:

Establish use categories and standards in the corridor (outlined in the table below) that
supersede the use standards in what will be the underlying Mixed Use (MU) zone.

P = Permitted outright
S = Permitted subject to Special Use provisions
C = Permitted conditionally

USE CATEGORY PERMITTED | NOTES .
Residential B
Household Living P/S Such as buildings with one or more dwelling units.

Special Use provisions apply to shared housing facilities (KDC
Section 2.403), zero side yvard dwelling units (Section 2.404),
cottage clusters (Section 2.432), and home occupations (Section
2.407).

Group living P/S Such as residential homes and facilities.
Special Use provisions apply to nursing and personal care facilities
(Section 2.431).

Commercial

Commercial Lodging P/S Such as hotels and motels.
Special Use provisions apply to bed and breakfast establishments
(Section 2.408). s

Commercial Recreation P Such as athletic clubs.

Commercial Parking P Only parking structures.

Durable Goods Sales P Such as home improvement, home furnishing, and appliance stores.

Eatmg and Drinking . P ' ' ' '

Establishments

Health Care Offices P

Marijjuana Facilities P Such as medical marijuana facilities and marijuana retailers.
Special Use provisions apply {Section 2.433).

Offices P/S Such as finance, legal, and other'professional husinesses.

: Special use provisions apply to veterinary services {Section 2.414)

Retail Sales and Services B/S Such as food, apparel, hardware, and auto supply stores. o
Special Use provisions apply to used merchandise stores (Section
2,417}, mobile food vendors (Section 2.434), funeral services
{Section 2.415)}, and adu]__t entertainment businesses {Section

_ 2.418}. '
Quick Vehicle Servicing C Such as gasoline service stations.
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USE CATEGORY PERMITTED | NOTES
I Service stations consistent with Section 2,110.04.C are Conditional

Uses.

Industrial

Light Manufacturing C Craft industries are Conditional Uses subject to the provisions in

: Section 2.421.

Institutional _

Assembly Facilities F/S Such as social and civic organizations.
Special Use provisions apply to places of worship (Section 2.423}.

Community Services P Such as public administration buildings.

Medical Centers P Such as clusters of health care offices (not a hospital).

Infrastructure/ Utilities

Parks and Open Space P Such as parks, plazas, playgrounds, and community clubs.

Public Safety Facilities : P/C Such as police stations.

Fire and ambulance stations are Conditional Uses subject to general
Conditional Use criteria in Section 3.103.03.

Transportation Facilities s/C Special Use provisions apply to transit facilities (stops) (Section

2.305).
Transit stations (centers) are Conditional Uses subject to the
provisions in Section 2.429.

Wireless
Communications
Facilities

S Special Use provisions apply {Section 2.427}.

Establish the following prohibited uses:

Farm uses

Rendering, processing, and/or cleaning of food products for wholesale use

Outdoor storage or display unless consistent with the provisions in Section 2.107.05.B.7
Camping and overnight parking in parking lots

Hospitals

Vehicle dealers and sales

Recreational vehicle and boat storage

Recreational vehicle parks

Public utility structures and uses such as pump stations, substations, and material storage
yards

Gasoline service stations not consistent with Section 2.110.04.C

Vehicle repair :

Drive—through windows associated with eating and drinking establishments adjacent to
street
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COMMENTARY:

A simpler and more accommuodating set of use standards is proposed for the corridor, to make the
standards easier for both the City and applicants to navigate and use. 1t is recommended that the
use standards generally be presented more broadly and in tabular format. Proposed permitted uses
are consistent with uses currently permitted as outright uses, special uses, and conditicnal uses in
the MU and CM zones, yel with broader use categories and use groups to allow for more flexibility
in interpreting which uses are permitted and to reduce the need for subsequent exceptions,
variances, or other clarifications.

A specific list of prohibited uses balances the list of more generally permitted uses. Proposed
prohibited uses include those currently prohibited in the CM and MU zones as well as uses that
have been identified as incompatible with the pedestrian orientation that is an objective of this
planning process. An alternative to the uses proposed to be prohibited corridor-wide is to alfow
some of those uses corridor-wide and prohibit those uses within the centers in the corridor,

The new format of use standards is a departure from the KDC's current Standard Industrial
Classification (SIC)-based use lists. However, the new use standards attempt to bridge the gap by
providing examples of uses (uses identified after “such as”) drawn from existing use lists. This
connection to existing use lists should allow for other parts of the code that refer to these lists (e.g.,
off-street parking requirements in KDC 2.303) to still be valid and usable.

IMPLEMENTATION NOTES:

+ The switch to category-based use standards would apply only to the River Road / Cherry
Avenue corridor, and the existing use classification system would continue to apply
elsewhere in the city. If the system works well in the corridor, the City could later decide to
apply it more broadly in Keizer,

¢ The amendments would be dependent on adopting very specific standards to ensure that
the corrider’s use categories would work with the existing use classification system.

» |f the City and other reviewers support this approach, we will use this table as a bhase for use
standards in centers in the corridor as well as create short tables for the RM and RS zones in
the corridor.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e Support was expressed for simplified use regulations that have been incorporated into the
overlay zone {Appendix A).

o New definitions are provided in additional KDC amendments [Appendix B) for use categories
that are not used or defined in existing KDC provisions.

©» Some of the auto-oriented uses that were originally proposed to be prohibited in the overlay
zone will be permitted (e.g., vehicle repair and drive-through windows), subject to specific
development standards discussed in Section 4.3 of this memorandum.

3.4 Eificiency Measures

The following set of recommendations for the corridor are based on the “efficiency measures”
explored in the scenario maodeling that was described in the Gap Analysis memo. These measures

APG HKeizer Revitalization Plan Maych 27, 2019




Memo #5: Development Code and Comprehensive Plan Amendments (REVISED) 12

are geared toward allowing for more growth within the same space than would currently be
permitted by the existing code. The intent is to remove impediments to development, to increase
the feasibility of a wider range of development and housing types, and to realizing the project goals
of promoting compact and pedestrian-oriented development.

Minimum Landscaping / Maximum Lot Coverage

Proposed Code Change:

Reduce minimum landscaping requirements for uses within the MU, RM, and RS
zones in the corridor as recommended below.

Min. Landscaping / Max. Lot Coverage o
Zone | Current Standards Recol
MU Commercial: 15%/85%
Mixed Use: 20%/80%
Residential: 25%/75%
RM 25%/75%

RS 30%/70%

COMMENTARY:

In the scenario modeling that was described in the Gap Analysis memo, reducing the minimum
landscaping standard was one of the efficiency measures that appeared to have a significant effect
on the scenario outcomes in terms of the amount and type of development that could occur. {Note:
per the KDC, the percentages for a site’s minimum landscaping and maximum lot coverage add up
to 100%). In combination with the other efficiency measures, reducing minimum landscaping
allowed sites to be developed at a higher intensity and allowed certain building types to pencil out
financially that otherwise would not.

While a drastic reduction in minimum landscaping requirements (and corresponding increase in
maximum lot coverage) may not be appropriate corrider-wide, some reduction is advisable. Larger
reductions are recommended in the corridor’s centers {see Section 3.4.) The Transportation and
Growth Management program’s Model Development Code for Small Cities, 3™ Edition (“Model
Code”) provides guidance in determining a reasonable reduction of the landscaping requirement.
The Model Code recommends minimum landscaping of 10% for single- and multi-family residential
zones, 5-15% for commercial zones, and 5-10% mixed-use zones, The recommended requirements
maove in that direction.

Amending existing landscaping standards to strengthen other qualities of landscaping can be
important when reducing the minimum amount of required landscaping. Enhancing landscape
standards is addressed in Section 2.5. Even if landscaping standards are adjusted, developments
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currently are required to devote a significant portion of their sites to parking in order to meet
minimum parking requirements. Therefore, while lower landscaping requirements will improve
redevelopment potential, it will not necessarily result in a more urban and pedestrian-oriented
environment in the corridor. As discussed later in this section, changes to off-street parking
requirements can help achieve that objective.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

o [andscaping and fot coverage standards are included in the RCOD (Appendix A) as proposed
in the original version of this memorandum, with comments from the City that the standards
be intensified in Centers along with enhanced standards for landscaping.

e [nresponse to o question that came up at the CAC meeting, the project team looked into
whether reduced minimum landscape requirements would violate the City’s stormwater
permit. The result was that landscaping amendments should not be a concern; rather, the
permit has more to do with the City’s stormwater regulations.

Minimum Setback Standards

Proposed Code Change:

Reduce minimum front and rear yard setbacks as outlined in the tables below.

Minimum Front Yard Setback

Zone | Current Standards

MU i ° Non-residential: 10

* Residential: 10’ (Cherry Ave — 5’
min., 10’ max.)

Minimum Rear Yard Sethack

Zone | Current Standards
MU | ® Non-residential:
o 0 adjacent to non-residential
o Adjacent to residential: match
* adjacent rear setback; could be
up to 20’
s Residential:
o 14’ for 1-story building; 20' for
2-story building
RM * Non-residential: 20
+ Residential; 14’-20' (1-story or 2-
story)
RS o 14’20 (1-story or 2-stary building)
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Minimum Rear Yard Setback

Zone | Current Standards Proposed Standards L
Structure 1224 Tt :nihelght 10
Structure Iess than in: he|ght:":
[5, 0] : .

Note: Standards provided in brackets indicate that a numeric range is proposed, or that the
standard is merely a suggestion and should be adjusted as appropriate.

COMMENTARY:

Like landscaping standards, lower minimum setbacks allow for higher intensity and financial viability
of development. In the case of front yard setbacks, a small setback or no setback also helps create a
more urban and pedestrian-oriented environment.

Setbacks assumed in the “Efficiency Measures” land use scenario (Scenario 2} were generally 5 feet
for multi-family development and 0 feet for mixed-use development. Zero minimum front yard
setbacks are proposed for the MU zone corridor-wide. The largest rear setbacks recommended in
the Model Code are 10-15 feet in residential zones (depending on building height) and either O feet
or 10 feet in commercial and mixed-use zones (if adjacent to low-density residential zoning).

The proposed standards for the RS zone base the minimum rear setback on structure height rather
than the number of building stories (as recommended in the Model Code). This accounts for a wider
variety of circumstances, including 3-story homes, for which farger sethacks may be appropriate,
and smaller structures such as sheds or backyard studios, which may noi necessitate the same rear
setback as the primary structure. For the RM zone, the proposed minimum rear setback standard of
10 feet applies to structures of all sizes; the smaller setback is more appropriate for a higher-density
environment, It should also be noted that minimum buffering and screening is required when multi-
family development abuts lower density residential uses (per KDC 2.309), so smaller setbacks would
have less impact on any adjacent single-family homes.

By definition, minimum setbacks do not set the upper limit of what setbacks will be provided and
low or zero minimum setbacks do not guarantee that buildings will be placed close to lot lines.
However, they do allow for that possibility.

Maximum setbacks are explored as part of recommended code changes for centers in the River
Road/Cherry Avenue Corridor. See Section 3.4,

IMPLEMENTATION NOTES:

* To ensure an attractive street frontage, reductions to minimum front setback requirements
could be paired with firm standards for street improvements that incorporate separated
sidewalks, street trees, lighting, right-of-way dimensions, etc. As currently written in the
Public Works Street Design Standards, these are merely suggestions or recommendations.

¢ Reductions to minimum side and rear setback standards could also be paired with enhanced
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landscape screening and buffering standards between higher-intensity and lower-intensity

uses,

e |t may be necessary to revisit transition standards for multi-family develcpment when
adjacent to single-family districts (per KDC 2.315.06.G), which regulates dimensions and

setbacks of building planes from shared property lines.

¢ [t also may he necessary to revisit infill standards {per KDC 2.316)}, which regulate building
height and mitigation for infill development via subdivisions/partitions within established

neighborhoods.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e It was determined that existing setback standards do not limit development and that
modifications of standards would be maost appropriate in Centers. Therefore, amendments to
front and rear setbacks are not proposed corridor-wide in the overlay zone.

Minimum Parking Requirements

O C 0 O O

Proposed Code Changes:

e ‘Reduce minimum parking requirements for the following uses:
Recreation facility from 1 space/200 sf to 1 space/300 sf
General offices from 1 space/350 sf to 1 space/500 sf
Personal services from 1 space/350 sf to 1 space/400 sf
Retail from 1 space/300 sf to 1 space/400 sf
Eating/drinking estahlishment from 1 space/125 sf to 1 space/200 sf
Single-family and duplex: Reduce minimum off-street parking requirements
from 2 spaces per dwelling unit to 1 space per unit.
o Multi-family: Reduce minimum off-street parking requirements as outlined
" helow:

Unit Types

Existing

1 bedroom and

1 space per unit + 1 additional

bedroom

studios space for every 10 units
2 bedroom 1.5 spaces perunit +1
' ' additiona] space for every 10
units _
3 or more (same as 2 bedroom) _ 1.5 spaces per unit (no
additional spaces).

+ Do not require changes of use from one permitted use to another permitted
use to provide additional parking.

COMMENTARY:
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As referred to in the discussion of minimum landscaping standards, reducing minimum required off-
street parking can help achieve more marketable, compact, and efficient development modeled in
project land use scenarios. The thinking is that basic parking reductions should be established
corridor-wide and then special provisions for further reductions in parking should be established for
centers (see Section 3.4). Reductions in minimum off-street parking standards recommended
corridor-wide are largely based on Model Code language.

Regarding residential uses, KDC 2.303 currently requires single-family and duplex dwellings to
provide a minimum of 2 parking spaces per dwelling unit. It requires multi-family housing to provide
parking based on the number of bedrooms, plus additional spaces based on the total number of
units.

For single-family and duplex dwellings, the proposed standard follows the Model recommendation
of 1 parking space per unit. While two parking spaces may not be challenging to accommodate on a
standard single-family lot, the minimum parking requirement may be a barrier to developing the
alternative housing types discussed in the “Allow Small-Scale Housing” section below. For these
housing types {such as townhomes and ADUs), space is often more constrained, and providing two
spaces per unit may render the developments infeasible. On-street parking should be considered a
valid option for helping meeting parking needs in single-family areas and the code could specify that
those areas can be included in the calculation of parking supply if the City uitimately decides to
retain a higher standard.

Far multi-family housing, the Model Code simply recommends 1 parking space per dwelling unit.
The proposed standards are a compromise between this lower minimum requirement and the
KDC's current reguirements. The standards are still scaled based on the number of bedrooms, but
are reduced from the current standards, particularly by eliminating the requirement of additional
spaces for every 10 units. The intent is to limit the amount of space in multi-family developments
that is devoted to surface parking, thereby allowing more efficient use of development space and
increasing the financial feasibility of developing more multi-family housing types {as modeled in
Scenario 2).

Another code change that can reduce barriers to redevelopment is to eliminate the requirement
that changes of use may need to provide additional parking (e.g., if the proposed use has a higher
minimum off-street parking requirement than the existing use). This provision could be instituted
just in the River Road/Cherry Avenue Corridor until it is determined whether it may be appropriate
for use outside the corridor.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e Reduced parking requirements were supported for their potential to encourage development
and redevelopment.

e Reduced parking requirements are included in the overlay zone (Appendix A) consistent with
the requirements recommended in this section.
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Residential Density and Lot Size

Proposed Code Changes:
The following changes to residential density and lot size are proposed within the
* RSZone:
o . Increase the maximum permitted density in the RS zone from 8 units per acre .
to 10 units per acre. '

o Reduce the minimum lot size in the RS zone from 5,000 square feet 1o 4,000
square feet. '

o If the City chooses to allow narrow lot development, as discussed in the next
section, the minimum lot size would need to be further reduced to 2,500
square feet (and the minimum ot width would also need to be reduced).

+ RM Zone: '

o Increase the maximum permitted density in the RM zone from 22 units per
acre to 24 units per acre. S

o Eliminate the minimum lot size standard for multi-fa mily development in this
zone and use density only. ' S

¢ MU Zone:

¢ Increase the maximum permitted residential density in the MU zone from 24

units per acre to 28 units per acre. ' :

o Eliminate the minimum lot size standard for multi-family development in this
zone.

COMMENTARY:

The Gap Analysis memorandum identified maximum density and minimum lot size standards in the
RS and RM zones as potential impediments to achieving compact, efficient development and to
providing a variety of housing options in these zones. In the scenaric modeling, Scenario 2 included
higher densities for both zones than would be permitted today. Increasing the permitted density,
when combined with the other efficiency measures proposed in this memorandum, should increase
the development capacity in residential areas. This has a number of benefits to Keizer: it can help
increase the housing supply, thereby keeping down housing costs for Keizer residents; it allows a
wider variety of housing types to suit various residents’ needs; and it potentially increases the
number of people living within walking or biking distance of the River Road/Cherry Avenue Corridor,
thereby increasing activity levels and vitality in the study area.

Far the RM zone, the existing density standard is based on Comprehensive Plan designations.
Properties designated Medium Density in the RM zone have a minimum density of 6 units per acre
and a maximum density of 10 units per acre. Properties designated Medium-High Density in the RM
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zone have a minimum density of 8 units per acre and a maximum density of 22 units per acre.
Nearly all of the properties with the RVt zoning designation have a Comprehensive Plan.designation
of Medium-High Density. Therefore, the higher density standards (8-22 units per acre) apply. The
proposed code change would increase the maximum allowed density to 24 units per acre, which is
the maximum residential density currently permitted in the MU zone.

The proposed amendments would also modify maximum density in the MU zone to 28 units per
acre, thereby scaling the allowed density according to the development intensity desired for each
zone. Removing the minimum lot size requirement for multi-family development in the RM and MU
zones would allow more options for multi-unit housing types—particularly for smaller-scale
developments. Retaining the minimum lot sizes in these zones can result in unintended
consequences and fewer options in terms of development forms, lot coverage, and other
outcomes,

IMPLEMENTATION NOTES:

e Amend KDC 2.102 to modify the maximum density for subdivisions to 10 du/ac. Modify the
minimum lot size standards to allow a lot size of 4,000 square feet for all lots in the RS zone.,
Currently, newly created lots less than 5,000 square feet are limited to zero lot line
dwellings.

¢ Amend KDC 2.104 to modify the maximum density for multi-family development to 24
du/ac. Remove the minimum lot size requirements

* Amend the Keizer Comprehensive Plan to modify the maximum density for the Low-Density
and Medium-High Density Residential designations.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e  Minimum lot size and moximum density provisions have been included in the new overlay
zone {Appendix A) consistent with recommendations in this section.

¢ Minimum density provisions have also been included in the overiay zone.

Allow Small-Scale Housing

Proposed Code Change:
¢ Allow 25-foot lot width in the RS, RM, and MU zones.

s Sei 5,000 square feet as the minimum lot size for corner duplexes (2,500 square
feet per unit) in the RS zone and 4,000 square feet in the RM and MU zones.

* Accessory Residential Housing standards:
o . Allow two accessory residential housing units {one interior and one exterior).

o Do not require additional off-street parking for accessory units.

o Do not require the accessory residential housing unit to be detached.

COMMENTARY:
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Allowing for more small-scale, compact housing in the River Road/Cherry Avenue Corridor provides
more development and redevelopment opportunities in the corridor, including the provision of
potentially more affordable housing options.

Existing lot widths of 40 or more feet do not allow for narrow-lot housing development whether for
attached or detached housing units. The proposed narrower lot width reflects lot width
recommendations made in the Model Code as well as in TGMW’s Housing Choices Guide Book.

Existing minimum lot standards of 4,000 square feet for all lots in the RS zone and 6,000 square feet
for duplex lots in the RM zone do not allow for smaller duplexes that could be accommodated on
corner lots in particular. The recommendation for a smaller minimum lot standard for corner
duplexes is based on research presented in the Housing Choices Guide Baak.

Last, accessory dwelling units — called Accessory Residential Housing in the KDC — are currently
permitted in Keizer. However, the KDC includes requirements for these units that the state
considers to be barriers to their development, as identified in the “Character-Compatible, Space-
Efficient Housing Options for Single-Dwelling Neighborhoods” report prepared for the Oregon
Department of Environmental Quality, Oregon Department of Transportation, and Department of
Land Canservation and Development in May 2016. Those requirements are: only allowing one ADU
per lot, requiring owner occupancy, and requiring an additional parking space.

Accordingly, it is recommended that the units in the corridor be allowed to be two per lot, attached
and detached to the primary dwelling unit and not be required to provide additional off-street
parking, provided other development requirements can be met.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e Minimum lot size, minimum lot width, and accessory housing unit standards are included in
the next overlay zone {Appendix A) consistent with the requirements recommended in this
section.

2.5 Urban Design Standards

Enhance Landscaping Design Standards

Proposed Code Changes:

s Establish landscaping standards for street-facing facades that do not have zero
front yard setbacks.

o - All street-facing facades shall have landscaping along their foundation.
. o The landscaped area shall be at least three (3) feet wide.

o Anevergreen shrub having a mature height of at least two (2) feet shall be
planted for every three lineal feet of foundation.

o Groundcover shall be planted in the remainder of the landscaped area.

o plants approved by the Zoning Administrator shall be used.
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& This requirement would not apply to parts of the facade that provide
pedestrian access or other pedestrian amenities {e.g., plaza, seating).

« Adopt landscaping standards regarding plant types, amounts, size, and spacing.

o Trees—0ne (1) tree shall be planted for every 500 square feet of required
landscape area, Evergreen trees shall have a minimum height of six feet and
_ deciduous trees shall have a minimum caliper of 1.5 inches at the time of
planting, trees adjacent to pedestrian access shall be a minimum caliper of 2
inches.. o F _
o Shrubs—One (1) evergreen shrub having a minimum mature height of four (4)
 feet shall be provided for every 75 square feet of required landscape area.

o Ground cover — Ground cover consisting of low plants and grasses shall be
planted in the landscaped area not occupied by required trees or shrubs.

o Plants approved by the Zoning Administrator shall be used.

o Rock, bark, or similar landscape cover materials may be used for up to 25% of

the required landscape area. Hardscape treatments may be substituted upon
approval of the Zoning Administrator.

COMMENTARY:

In order to offset reductions in required minimum landscaping, additional standards for landscaping
are recommended. The recommended standards address landscaping along street-facing building
facades in order to foster a more attractive environment for everyone who is traveling through and
stopping in the corridor. In addition to standards specifically for street-facing facades, overall
standards to guarantee minimum amounts and sizes of trees, shrubs, and groundcover will help
ensure the quality of landscaping even when smaller amounts of landscaping are required.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:
e Enhanced landscaping standards are included in the proposed overlay zone (Appendix A},

differentiating standards that apply to landscaping in street-facing yards as opposed to
fandscaping on other parts of o site.

3.6 Access

Sharing Access

Proposed Code Change:

Modify existing code language about access options to specify when alley/lane
_ access, shared access, individual access, access closure, and access consolidation is
required. '
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COMMENTARY:

Limiting the number of access points anto public streets — particularly arterials — reduces conflicts
hetween users of the transportation system {i.e., increases safety) and creates a more welcoming
pedestrian environment. The City adopted code language representing a hierarchy of access
options in conjunction with adopting its 2009 Transportation System Plan {TSP).

Existing code language (KDC 2.302.03.M.3) describes access options that include:

e access from an alley or lane (rather than direct access to a public street);
¢ adriveway that is shared between adjoining properties and that has direct access to a public
street; and
¢ direct access to a public street for an individual property, which may involve closing or
consclidating existing access points.
However, existing access provisions are written as options and not requirements. In order to more

consistently regulate access, including allowing for the type of access consolidation shown in Figure
5 {from the City's TSP), the code language can be modified to specify when each “option” applies.
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For example, if a property
already has access to an alley
or side street off of River Road
or Cherry Avenue, it must
continue to take access from
points not on those two
arterials. If a property wants to
redevelop and currently has
access onto one of those
arterials, substandard spacing
between its driveway and
driveways to the north or south
could be the basis for requiring
shared access, access closure,
and access consolidation. This
language could be made to
apply just in the corridor or
citywide.

IMPLEMENTATION NOTES:
Provisions could be located in
the overlay text, so they only
apply to the corridor, or could
be in KDC 2.302.03.N.3 and
apply citywide,

Update following CAC
Meeting, Stakeholder

Figure b. Access Consolidation Process
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Meetings, Open House, and Consultation with City:

e Access requirements are included in the proposed overlay zone (Appendix A).

e The proposed requirernents address access management on a single property as compared
to consolidation between properties alluded to in this section of the memorandum.

e The City will need additional resources in order to compensate property owners for more
aggressive access management and consolidation of access points.
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4. CODE AMENDMENTS FOR CENTERS

The concept of focusing development around centers of Figure 6. Proposed Centers
activity along the River Road/Cherry Avenue Corridor was MEL R 11 Nl
developed as part of the River Road Renaissance Plan,
adopted in 2003. That plan envisioned several distinct
districts along the corridor, each with a higher-density
development center at its heart. Development centers
emphasize higher densities; mixed fand uses; human-
scaled design; transportation options; neighborhood
cohesiveness and convenience; and livability. These
concepts have been carried forward into the goals and
objectives for the Keizer Revitalization Plan. The project
team proposes a special set of code amendments targeted
to centers along the River Road/Cherry Avenue Corridor, in
order to help realize the community’s goals for the corridor
dating back to the time that the Renaissance Plan was
adopted.

4.1 Geography

The recommended geography for the centers code
amendments aligns with three of the development centers
identified in the Renaissance Plan. The proposed centers
are focused around the intersections of River Road and
Lockhaven Drive, River Road and Chemawa Road, and the
confluence of River Road and Cherry Avenue (see Figure 6).
The recommended boundaries for each center typically
include all of the parcels zoned for commercial and mixed-
use, and in some places, include some additional multi-
family lots, and single-family parcels where they are
proposed to be rezoned to multi-family. I

I 1

j&m;atrgﬁ_

I ?I

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:
¢ The proposed Centers were generally supported,

¢ Some modifications have been made to the mapping of the Centers to make their
bounduaries slightly tighter. See a map of the proposed Centers in the overlay zone (Appendix
A).
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4.2. Master Plan Provision

Proposed Code Change:

Apply special Master Planning provisions to development in the Lockhaven Center,
with guidelines or standards that could address elements such as required mix of
uses; minimum residential density; minimum open space and open spaces; and
pedestrian and bicycle access and circulation.

COMMENTARY:

The proposed center at Lockhaven Drive provides significant opportunity for new development, due
to the existence of several large, undeveloped parcels in that area. The project team recommends
that special Master Planning provisions apply to this area. This would be a modification to the
Activity Center Overlay designation already applied to this area. As depicted in Keizer’s
Comprehensive Plan Map (a clip of which is shown in Figure 7), the McNary Activity Center overlaps
with a large portion of the proposed Lockhaven Center. Per KDC 2.125, developments within the
McNary Activity Center Overlay must comply with the McNary Activity Center Design Plan (adopted
in 1991). Developments are required to submit a Master Plan showing the location of land uses,
open spaces, and pedestrian and vehicular circulation, and a written explanation showing how
these features achieve the purpose of the design plan. (Similar provisions apply within the Keizer
Station Plan area.)

Figure 7. McNary Activity Center (dotted red outline)

Because the McNary plan is nearly 30 years old and much of the area around Staats Lake and Infand
Shores Way has already been developed, the project team recommends that the McNary Activity
Center be dissolved and replaced by a new Master Planning requirement for properties larger than
a certain size (e.g., 2-5 acres) within the Lackhaven Center. This would ensure that development
within this area meets certain performance targets (such as a mix of uses, connectivity, open space,
etc.), while allowing flexibility within the large development sites. This will help foster the goal of
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creating a more complete neighborhood in this area where residents also have easy access to retall,
commercial and other services.

The proposed Master Plan review process would be a discretionary Type Ill procedure, in keeping
with existing Master Plan provisions in the KDC. Inspiration for some of the new guidelines or
standards that apply within the Lockhaven Center could come from the McNary Activity Center
Design Plan, the list of possible conditions of approval for Activity Centers in KDC 2.125.07, and the
Planned Unit Development {(PUD] standards in KDC 2.311. These could include:

Focus on pedestrian and bicycle access and circulation
Minimum vehicle access spacing along arterials and collectors
Orienting buildings and facilities toward transit services
Encouraging shared parking

Continuity and/or compatibility of landscaping, circulation, access, public facilities, and
other improvements

Requirement for a mix of uses (similar to the existing requirement for MU-zoned properties
fronting on Cherry Avenue south of Manbrin Drive, which are required to devote at least
35%, but no more than 65%, of building floor area to residential uses)

Minimum residential density
Minimum common open space and open space standards

Environmentally sensitive design along Claggett Creek

IMPLEMENTATION NOTES:

Amend the Comp Plan to repeal (dissolve?) the McNary Activity Center Overlay and Design
Plan

Amend the Comp Plan Map to remaove the McNary Activity Center Overlay

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

Master Plan provisions are proposed for the Lockhaven Center in the overlay zone (Appendix
A) that establish applicability; review procedures; development standards; devefopment
guidelines; and conditions of approval.

Proposed development standards address a mix of uses and housing types and minimum
residentiol density. Proposed development guidelines address encouraged shared access and
open space.

Proposed Comprehensive Plan text changes are presented in Appendix D. They include
remaving references to the McNary Activity Center, adding references to the KRF and RCOD.
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4.3. Uses

Limit Auto-Oriented Uses

Proposed Code Change:

Restrict auto-oriented uses within centers.

COMMENTARY:

Auto-oriented uses tend to detract from the pedestrian-oriented, human-scale environment that is
desired for centers along the River Road/Cherry Avenue Corridor. Uses such as drive-through
restaurants, gas stations, and car repair

shops tend to create environments that
are both unappealing to pedestria ns— Figure 8. Exflsﬁng Use Restriction Area (b.’ue Outﬁne)

with little activity at the sidewalk to draw
their interest—and can often create
safety hazards when cars frequently pull
in and out of driveways and traverse the
sidewalk. As such, the project team
recommends restricting auto-oriented
uses within centers.

Figure 8). The recommendation would be
to apply similar restrictions to properties
fronting River Road or Lockhaven Road in
the Lockhaven Center, and fronting River
Road or Cherry Avenue in the

River/Cherry Center. As with the existing

The KDC already prohibits most auto-oriented uses for properties near the intersection of River Road and
Chemawa Road. Per KDC 2.109.05 and 2.1.10.05, the Commercial Mixed Use (CM) and Commercial
Retail (CR) zoning chapters prohibit these auto-oriented uses for properties with frontage on River Road
or Chemawa Road within the “use restriction area” (see

KDC provisions, existing businesses with drive-through facilities would be exempt.

As an alternative to full prohibition, the auto-oriented uses could be permitted subject to obtaining
a Conditional Use Permit and meeting special standards. Special standards could include limiting
applicable uses to a certain size and meeting all the new urban design standards for centers (as
discussed in Section 3.5). Or auto-oriented uses could be permitted when separated or significantly
screened fraom the street, and when the desired pedestrian and streetscape facilities are provided.
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IMPLEMENTATION NOTES:
¢ These provisions could be included in a use categories table for centers that is similar to
what is proposed corridor-wide (as described in Section 2.3).

Upduate following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e The proposed code amendments include requiring that developers of auto-oriented uses
obtain a conditional use permit and demonstrate how the use limits or mitigates impuocts to
the pedestrian environment (Appendix A},

4.4. Efficiency Measures

Minimum Landscaping / Maximum Lot Coverage

Proposed Code Change:

Reduce minimum landscaping requirements in centers, beyond the reduction
recommended corridor-wide, as recommended in the table below.

| Min. Landscaping / Max. Lot Coverage

Zone | Current Standards Recommend edStandard51
MU | Commercial: 15%/85% ‘Commercial: 5%/95%
Mixed-Use: 20%/80% Mixed-Use: 10%/9¢

Residential: 25%/75% RESIdentl
RM | 25%/75% - | 10%/90%
RS* | 30%/70% . . 10%/90%

*Note: Redtictions in the RS zone would only apply if RS-zoned properties are included
within centers.

COMMENTARY:

As discussed regarding landscaping standards in the corridor {Section 2.4), reducing the minimum
landscaping standard was one of the efficiency measures that appeared to have a significant effect
on the scenario outcomes, in terms of the amount and type of development that could occur. In
combination with the other efficiency measures, reducing minimum landscaping allowed sites to be
developed to a higher intensity and aliowed certain building types to pencil out financially that
otherwise would not. While a drastic reduction in minimum landscaping requirements {and

1 The Model Code recommenids minimum landscaping of 10% for single- and mutiti-family residential development and 5-
10% for commercial and mixed-use zones
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corresponding increase in maximum lot coverage} may not be appropriate corridor-wide, it may be
desirable to allow a relatively high level of development intensity within centers by adjusting these
standards.

As discussed in Section 2.5, the team recommends enhanced fandscape design standards corridor-
wide to ensure that while total landscaping may be reduced, attractive plantings are still provided.
In terms of site aesthetics, the reduced landscaping requirement in centers will also be balanced by
enhanced building and site design standards, as discussed in Section 3.5.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e Landscaping and lot coverage standards are proposed for Centers in the overlay zone
(Appendix A) consistent with the recommendations in this section of the memorandum.

Minimum Off-Street Parking

Proposed Code Change:

Allow reductions to minimum parking in centers by [10-25]% if development meets
certain criteria, as described below. ' '

COMMENTARY:

Like minimum landscaping, minimum off-street parking was one of the efficiency measures
explored in the scenario modeling that facilitated more development in Scenarios 2 and 3 (the
“Efficiency Measures” and “Upzening” scenarios). Reduced parking ratios helped achieve more
marketable, compact and efficient development in these scenarios. Centers are the most
appropriate place to reduce minimum parking ratios, because they are envisioned as being highly
walkable and well-served by transit. The idea is that as the River Road/Cherry Avenue Corridor
becomes more desirable for development and attracts more housing, restaurants, and retail uses,
the increased density in will allow those living in and around centers to walk to various destinations,
while allowing others to either arrive by transit or to park once and accomplish multiple errands on
foot.

Per KDC 2.303, parking ratios are determined by use, with eating and drinking establishments, for
example, requiring a higher minimum ratio than retail or office uses. Ratios for muiti-family housing
is based on the number of bedrooms for each unit. The code already contains a provision
permitting a 10% reduction in required parking spaces if the site is served by transit and the
development provides transit related amenities such as transit stops, pull-outs, shelters, or park
and ride lots. In the Mixed Use zone, parking requirements may be reduced through a parking
impact study, through which applicants must demonstrate estimated peak use; easy pedestrian
accessibility; availability of transit service or likelihood of car pool use; and adjacent on-street
parking. The project team recommends a similar approach that allows a percentage reduction in
parking in centers along the River Road/Cherry Avenue Corridor. The difference would be that the
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recommended code would state what the allowable parking reductions were and what the
applicant needed to demonstrate, in order to make the process more consistent and predictable.

The project team recommends a reduction to minimum parking by [10-25]% if the applicant can
demonstrate the following:

« Use of shared parking strategies or development of a mix of uses that will allow for
consolidation and sharing of spaces (e.g., spaces used by daytime visitors can be used by
residents at night}; or

o Adequate transit facilities and services or a TDM plan is in place that will demonstrably
reduce parking demand; or

+ Residential uses are targeted to populations with demonstrably lower parking needs (e.g.,
low income households, seniors, etc.)

IMPLEMENTATION NOTES:
» Parking reduction options couid apply only to MU-zoned properties in centers, or to both

MU and RM-zoned properties.

* Larger reductions to minimum parking standards beyond the proposed range of 10-25%
may be appropriate to achieve the pedestrian-friendly vision for these areas. This will be an
important point of discussion for the CAC, staff, and Planning Commission.

Update following CAC Meeting, Stakeholder Meetings, Open House, and Consultation with City:

e Parking reductions are proposed in for centers in the overlay zone (Appendix A} in cases
involving transit; shared parking; Transportation Demand Management plans; low-trip-
generating uses; increased hicycle parking; and parking for vanpools/carpools and other
non-single-occupant-vehicle afternatives.

4.5. Urban Design Standards

In order to establish centers along the River Road/Cherry Avenue Corridor that are vibrant,
energetic, and walkable, the project team recommends a set of specialized urban design standards
that work together to create a pedestrian-friendly environment. Pedestrian-oriented places provide
visual interest at eye-level, feel safe and comfortable for people walking, contain a variety of
activities and services, are easy to navigate on foot, and provide open areas and amenities for
gathering and resting.

The following section identifies strategies for site and building design that are intended to create
development in centers that engages pedestrians and passersby. Several of the recommended
strategies in this section also reinforce other project objectives, including promoting more compact
forms of development and maximizing development opportunities.

Site Design

Setbacks
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Proposed Code Change:

Establish the following setback and frontage occupancy standards in centers for
‘properties franting River Road, Lockhaven Drive, Chemawa Road, and Cherry Avenue:
e Minimum front setback: 0 feet

+ . Maximum front setback: 10 feet unless public amenity requires additional space.

. Require at least 50% of a site frontage to be occupied by a building that meets
"the maximum setback. Allow the percentage to be reduced to [40%] if a plaza or
other pedestrian open space is provided.

o . Alternative: Instead of regulating building frontage occupancy, the code could
simply limit vehicle parking and circulation areas to 50% of a site frontage.

These proposed standards would apply to both residential and non-residential uses
{or mixed uses).

COMMENTARY:

Buildings placed close to the sidewalk provide an engaging experience for pedestrians. They allow
passershy to interact with building interiors, both physically—through direct access to entrances—
and visually—by seeing through windows and other openings. They also help establish a sense of
enclosure that creates more comfortable spaces for walking. The existing front setback requirement
in the MU zone is a minimum of 10 feet. There is a provision in KDC 2.107 for a small cluster of MU
properties fronting Cherry Avenue south of Manbrin Drive, where the minimum is 5 feet and the
maximum is 10 feet. The proposed maximum setback for centers matches this standard. As
described in Section 2.4, zero front setbacks are proposed to be allowed in the MU zone corridor-
wide, and are also proposed in any zone in centers for properties facing major streets.

Frontage occupancy—sometimes known as “build-to percentage” or “front praoperty line coverage”
—is the percent of a property’s street frontage that is occupied by a building, and works closely
with setback standards. Maximum setbacks and frontage occupancy should work together to
establish a consistent street frontage in centers.

White buildings should be allowed to occupy the full site frontage, there should also be sorme
allowance for open areas that serve to extend the sidewalk and provide places for gathering and
resting. The idea of creating 