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I. REQUEST 
 
The following report reviews a land use application request for a Conditional Use Permit to 
allow the replacement of an existing single-family dwelling on a parcel located within the UT 
(Urban Transition) zone.    (Exhibit 1) 
 
 

II. BACKGROUND 
 
A. APPLICANT/AGENT:  Peter Strauhal 
 
B. OWNER: Daljit Singh and Pushpa Rani 
 
C. PROPERTY LOCATION:  The subject property is located at 7585 Wheatland Rd N, 

Keizer.  The Marion County Tax Assessor’s map identifies the property as being located 
within Township 6 South; Range 3 West; Section 23CD; Tax Lot 01400.  (Exhibit 2) 

 
D. PARCEL SIZE:  The subject property is approximately .80 acres in area. 
 
E. EXISTING DEVELOPMENT AND PUBLIC FACILITIES:  The subject property is 

served by public sewer and has an onsite private well. 
 
F. ZONING:  The subject property is designated Low Density Residential (LDR) in the 

Comprehensive Plan and is zoned Urban Transition (UT). 
 
G. ADJACENT ZONING AND LAND USES:  The properties to the north are zoned 

Single Family Residential (RS) and properties to the south are zoned UT.  Single-family 
dwellings are the predominate use.   

 
III. COMMENTS 

 
 
A. The Keizer Public Works department provided comments indicating a 4’ right-of-way 

dedication, a street widening improvement and a sidewalk along the entire frontage of 
Wheatland Road is included in application.  (Exhibit 3).    
 

B. The Marion County Fire District #1 responded with comments.  Their comments are 
attached as Exhibit 4. 

 
C. The Keizer Police Department and the City of Salem Planning Department responded that 

they have reviewed the proposal and have no comments. 
  

KEIZER COMMUNITY DEVELOPMENT 
DEPARTMENT 

NOTICE OF DECISION 
 

Conditional Use Case 2020-14 



Conditional Use 2020-14 Page 2 of 6 
 

IV. FINDINGS AND CONCLUSIONS

The subject property is zoned UT and designated Low Density Residential (LDR) in the 
comprehensive plan, which means the Single Family Residential (RS) zone is the most restrictive 
zone that can be applied to this parcel.  This request is to the existing single family dwelling and 
replace it with a new larger single family dwelling, which is an allowed use in the RS zone, and 
therefore is allowed in the UT zone, subject to Conditional Use Permit approval. 

Staff concludes the proposal complies with the applicable decision criteria of the Conditional 
Use Permit.  The following are findings for the proposed Conditional Use to allow the 
replacement of a single family dwelling on a .80 acre parcel in a UT (Urban Transition) zone in 
accordance with Sections 2.118.04 and 3.103.03 of the KDC. 

SECTION 2.118.04 – CONDITIONAL USE CRITERIA - UT ZONE: 

A. The use will not increase traffic beyond the capacity of existing roads: 

FINDINGS: The subject property is located along Wheatland Rd which is a part of the 
city’s public street system.  Wheatland Rd is identified in the City’s Transportation 
System Plan as a minor arterial street and is designed to carry a significant volume of 
traffic through the City.  The applicant’s proposal is to replace an existing single family 
dwelling with a new single family dwelling.  Due to the fact the use will remain one 
single family dwelling, it is not anticipated to generate additional traffic.  In addition, the 
applicant is proposing a 4’ right-of-way dedication, a street widening improvement and a 
sidewalk along the Wheatland Road frontage.  Since the amount of traffic is not 
anticipated to increase and the existing transportation system is adequate to provide 
access for the proposed development, staff finds this request satisfies this criterion.   

B. It will be located in such a manner that any significant unused portion of the property has 
adequate development options and will not restrict development options on adjacent 
properties: 

FINDINGS:  The property is approximately .80 acres in area.  The existing dwelling is 
located toward the front of the property which helps to maximize the redevelopment 
potential of the property.  The new dwelling is proposed to be located 42’ from the front 
property line and approximately 231’ from the rear property line allowing for future 
development to the west end of the site and will not block the potential future 46’ wide 
connection to 2nd Av N.    It is not envisioned that the proposal would have any impact on 
any pending or future development options on any adjacent properties as well.  Therefore, 
the proposal meets with this criterion. 

C. The use can utilize rural services or existing urban services, and will not individually 
or together with nearby uses increase the pressure for installation of new urban 
services: 

FINDINGS:  The existing dwelling is hooked up to public sewer and utilizes a private 
well for water.  It is intended that the sewer will be disconnected from the existing 
dwelling at time of demolition and then reconnected to the newly constructed dwelling.  
The Keizer Public Works department submitted comments (Exhibit 3) indicating the 
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sewer reconnect will require the City of Salem approval.  In addition, a new water service 
will be required and the existing well be abandoned in accordance with the Oregon 
Department of Water Resources rules. With these conditions, staff finds this request 
complies with this criterion. 

D. The use meets the development standards of the most restrictive zone in the zoning 
ordinance consistent with the Comprehensive Plan designation: 

FINDINGS:  The Comprehensive Plan designation for the subject property is Low 
Density Residential (LDR).  The most restrictive zone in the LDR Comprehensive Plan 
designation is (RS) Single Family Residential.  Single family dwellings are an allowed 
use within the RS zone.  The applicant’s site plan indicates a new driveway location and 
a newly constructed replacement dwelling.  The dwelling will be located approximately 
42’ from the front (west) property line and approximately 231’from the rear (east), The 
dwelling will be located approximately 35’ from the front (east) property line and over  
200’ from the rear (west), which exceeds the setback requirements of the RS zone.  In 
addition, the proposed development does comply with the development standards 
identified in Section 2.102.06 within the RS zone including off-street parking, yard and 
lots, accessory structures, landscaping, and lot coverage.  The City of Keizer Public 
Works has submitted comments requiring a turnaround for vehicles using the new 
driveway eliminating any vehicle from backing out onto Wheatland Rd.  The turnaround 
will be reviewed as part of the building permit process and shall be included on the 
building permit site plan.  With this condition placed on the building permit, Staff finds 
this proposal meets with this criterion. 

E. The expansion will result in an accumulated increase of no greater than 50 percent of 
the total ground floor and outside storage area lawfully existing on the effective date of 
the application of this zone to the property: 

FINDINGS:  The UT zone is intended to allow the continuation of legally established 
uses and certain other limited uses that will not interfere with the efficient, later use of the 
land for urban development.  Properties that have available urban services, or can be 
served by the City’s infrastructure system will be allowed to develop with a 
demonstration that the efficient use of the land proposed for development will be made 
and will not impair the development of surrounding properties.  In this case the existing 
dwelling will be demolished and a new dwelling built.  This is not considered an 
expansion of the current use but rather a new use.  In addition by locating the new 
dwelling towards the front of the lot, it allows for the future connectivity to 2nd Av N and 
has potential for redevelopment.  Staff finds this criterion does not apply to this proposal.   

F. The Comprehensive Plan designation clearly indicates that the use to be expanded will 
be a permitted use in the zones typically applied in the applicable designation: 

FINDINGS:  The proposed use complies with both the Keizer Development Code and 
the City of Keizer Comprehensive Plan.  The Comprehensive Plan designation for the 
subject property is Low Density Residential.  The building of a single family dwelling is 
an allowed use within the Low Density Residential designation.  Therefore, staff finds the 
proposed development complies with this criterion. 



Conditional Use 2020-14   Page 4 of 6 
 

G. No new residential structures or mobile homes except as provided for in Section 
2.118.02(E) are permitted unless the area is designated for residential development and 
the most restrictive zone would permit the residential use or mobile home: 

 
FINDINGS:  The proposal is for the replacement of a single family dwelling.  The 
Comprehensive Plan designation for the subject property is Low Density Residential 
(LDR).  The most restrictive zone in the LDR Comprehensive Plan designation is (RS) 
Single Family Residential.  Single family dwellings are an allowed use within the RS 
zone. Therefore, staff finds this proposal meets this criterion. 

 
SECTION 3.103.03 – CONDITIONAL USE CRITERIA: 
 
A. The use is listed as a conditional use in the underlying district.  
  

FINDINGS:  The subject property is zoned Urban Transition (UT) and is approximately .80 
acres in area.  Section 2.118.03 Conditional Uses in the UT zone allows for parcels ½ 
acre or larger, any permitted use listed in the most restrictive zone in this zoning 
ordinance that can be applied in the applicable Comprehensive Plan designation, which in 
this case is Single Family Residential (RS).   The RS zone allows detached single family 
dwellings on a lot as a Permitted Use.  Therefore, staff finds this proposal satisfies this 
criterion. 

  
B. The characteristics of the site are suitable for the proposed use considering size, shape, 

location, topography, and location of improvements and natural features. 
 
 FINDINGS: The subject property is developed with an existing single family dwelling 

that will be demolished and a new dwelling constructed.  The property is relatively flat with 
no distinguishing, constraining topographical features, or natural features such as wetlands 
or floodplains that might constrain the development and use of the site.  The property is .80 
acre in size and is located on a minor arterial.  The immediate surrounding properties are 
developed with single family dwellings that are similarly situated.  The applicant’s site plan 
demonstrates the new dwelling can satisfy setback and lot coverage requirements.  Staff 
finds that given the size and shape of the site combined with the lack of constraining natural 
features, that it is suitable for the proposed new single family dwelling.  Therefore, this 
proposal complies with this criterion. 

 
C. The proposed development is timely, considering the adequacy of transportation systems, 

public facilities and services, existing or planned for the area affected by the use.  
 

FINDINGS: The subject property is located along Wheatland Road N, which is a part 
of the city’s public street system.  Full improvements are not currently on the west side of 
the road in this section of Wheatland Road.  The Applicant’s submittal proposes 
improvement to the property along Wheatland Road.  The City of Keizer Public Works 
Department has submitted comments (Exhibit 3) to require improvements be built along 
the subject property.  Improvements would included, street widening, type A curb and 
gutter, and a 6-foot wide sidewalk.  These improvements will be required as a condition 
of the public improvements.   With the condition of improvements through the City of 
Keizer Public Works’ public improvement process, staff finds this request satisfies this 
criterion.    



Conditional Use 2020-14   Page 5 of 6 
 

 
D. The proposed use will not alter the character of the surrounding area in a manner that 

substantially limits, impairs, or precludes the use of surrounding properties for the 
primary uses listed in the underlying district. 
 
FINDINGS:  Properties to the north are zone RS and are developed with single family 
dwellings.  The property to the immediate south is zoned UT.  The UT zone is intended to 
retain and protect undeveloped properties and properties that are able to be redeveloped 
for future urban uses.    The UT zone allows the continuation of legally established uses 
and certain other limited uses that will not interfere with the efficient, later use of the land 
for urban development, and requires that new development be consistent with the 
underlying comprehensive plan designation applied to the property.  As addressed earlier, 
the location of the new dwelling will allow ample room for the property to be redeveloped 
in the future.  It is not envisioned that the proposal would have any impact on any pending 
or future development options on any adjacent properties.  Therefore, the proposal satisfies 
this criterion.  

 
E. The proposal satisfies any applicable goals and policies of the Comprehensive Plan which 

apply to the proposed use. 
 
FINDINGS:  Chapter 3.C of the Comprehensive Plan contains goals and policies specific to 
Land Use and Economic Development.  Goal 1 of the Residential Development Goals, 
Objectives and Policies contained within the Comprehensive Plan, which is to “Provide 
residential land to meet a range of needed housing types.”  Policy 1.1(6) further clarifies 
this goal:  Encourage infill or existing lots that is sensitive to the existing neighborhood 
patterns.  Although this proposal is not to divide and build additional housing at this time, it 
is consistent with this goal and policy in that the potential for infill development remains.  
Therefore, the proposal is consistent with the applicable goals and policies of the 
Comprehensive Plan and complies with this criterion. 

 
 

V. DECISION 
 
Notice is hereby given that the Zoning Administrator for the City of Keizer has APPROVED WITH 
CONDITIONS the proposed Conditional Use Permit subject to certain requirements noted below.  
Findings in support of the decision can be found in Section VII, Page 2.  Any interested person, 
including the applicant, who disagrees with this decision, may request that the application be 
appealed to the Keizer Hearings Officer at a public hearing.  The appeal is subject to the appellant 
paying a $250.00 fee.  This fee will be refunded if the appeal is upheld.  Requests for appeal to the 
Hearings Officer must be in writing and be received in the Keizer Community Development 
Department, 930 Chemawa Road NE, Keizer by 5:00 p.m. on September 8, 2020. 
 
 

Unless this decision is appealed it becomes final on September 9, 2020 
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CONDITIONAL USE CASE NO. 2020-14 
ADDRESS – 7585 WHEATLAND RD. N. 
ZONE: URBAN TRANSITION (UT) in the City of Keizer  
 
 
PUBLIC WORKS DEPARTMENT CONDITIONS AND REQUIREMENTS  
 
GENERAL CONDITIONS 
 
The application is for a Conditional Use to allow a single-family dwelling residence on 
an existing lot located within the City of Keizer and the Urban Transition (UT) zone.   
The proposed dwelling will replace an existing home.  The application includes a 
proposed four foot right of way dedication a street widening improvement and a 
sidewalk along the entire frontage of Wheatland Road.  
   
SANITARY SEWERS: 
 
It is the developer’s responsibility to connect the proposed development to the 

appropriate master plan sewer lines designed to serve the area. 
 
a) The existing home is connected to the existing sanitary sewer line in Wheatland 

Road and will require City of Salem approval for local sewer permits to 
disconnect the existing home from the sewer trunk line and reconnect with the 
appropriate size necessary to serve the proposed new dwelling if required by the 
City of Salem.      

b) No new sewer mains are anticipated for the subject property at this time.      

c) The property is located outside of the original Keizer Sewer District and has 
previously been assessed an acreage fee for sanitary sewer. No new 
assessment is required at this time. 

d) Any septic tank and drain field located on the subject property and within the City 
of Keizer shall be abandoned according to the requirements of the appropriate 
agency.  Evidence of satisfactory compliance shall be submitted to the City of 
Keizer prior to issuance of any building permits on the subject property.  

 
WATER SYSTEM: 
 
a) The application will require a new individual water service for the proposed new 

dwelling. 

b) An existing fire hydrant exists on Wheatland Road approximately 300 feet south 
of the center of the subject parcel.  The need for an additional hydrant for the 
proposed new dwelling will be determined by Marion County Fire District No. 1.  

c) Location of the new water service shall be submitted for approval to the Public 
Works Department after all proposed utility locations are known. 

d) Any existing wells on the subject property shall be abandoned in accordance with 
the Oregon Department of Water Resources rules for abandonment. 
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STREET AND DRAINAGE IMPROVEMENTS: 
 
a) The existing home has an existing driveway on Wheatland Road.  The submitted 

application calls for a new driveway to serve the proposed new dwelling.  A 
turnaround for vehicles using the new driveway will be required to eliminate any 
vehicle from backing out onto Wheatland Rd.  The turnaround will be reviewable 
as part of the building permit and shall be included on the building permit site 
plan.    

b) The right of way dedication along the frontage of Wheatland Road will be 
dedicated in a format approved by the City of Keizer Legal Department.  The 
dedication will result in a 34 foot right of way from the existing right of way 
centerline of Wheatland Road. 

c) Wheatland Road will be widened to provide for additional pavement, type A curb 
and gutter, and a 6-foot property line sidewalk.  The Wheatland Road 
improvements, including the 6-foot property line sidewalk, will be required as a 
condition of the public improvements.  Wheatland Road will be widened to 18 
feet from centerline of right of way to the new face of curb. The improvement will 
include a 6-foot bicycle path with striping.   Pavement tapers at both the north 
and south ends of the widening improvement shall be required.  

d) A storm drainage plan shall be designed for the proposed public improvements to 
keep all storm water runoff on-site. No storm water runoff from the new private 
development shall be directed to Wheatland Road.  

 
OTHER 
 
a) Construction permits are required by the Public Works Department prior to any 

public facility construction as well as private utility construction within existing 
right of ways.  

b) A Pre-design meeting with the City of Keizer Public Works Department will be 
required prior to the Developer's Engineer submitting plans to either the City of 
Keizer or the City of Salem for review. 

c) Street opening permits are required for any work within the City Right of Way that 
is not covered by a Construction Permit. 

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

e) Erosion control permits shall be obtained from the City of Keizer prior to the 
disturbance of any soil on the subject property. 
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