
 
 

 
TO:  Jim Brewer, Keizer Hearings Officer 
 
FROM: Shane Witham, Planning Director 
 
SUBJECT: Comprehensive Plan Map Amendment /  Zone Change / Parittion 
 
DATE: October 31, 2023 
 
 
Planning staff reviewed the above referenced case and offers the following comments. 
 
 
 I. GENERAL INFORMATION 
 
A. PROPERTY OWNERS/APPLICANT: Backus Investments LLC 

 
B. AGENT: Multi-Tech Engineering – Brandie Dalton 

 
C. PROPERTY LOCATION:  The subject property is located at 1141 Chemawa Rd N and is 

also identified as being located within Township 7 South; Range 3 West; Section 03BA; 
Tax Lot 02100. (Exhibit 1) 
 

D. EXISTING PARCEL SIZE:  The subject property is 4.38 acres in area.   
 
E. EXISTING DEVELOPMENT AND PUBLIC FACILITIES:  The property is developed 

with a commercial business and storage area for a sanitation service company and also 
contains a wireless telecommunications facility. The property is served by public water and 
sewer. 
 

F. PLAN DESIGNATION AND ZONING:  The property is designated Commercial (C) on 
the Comprehensive Plan and zoned CG (Commercial General). 
 

G. ADJACENT ZONING AND LAND USES:  Properties to the north, south and west, are 
designated Low Density Residential on the Comprehensive Plan Land Use map and are 
zoned Single Family Residential (RS) and are developed with single family homes. 
Properties to the east (adjacent to the area proposed to remain Commercial and is currently 
zoned Commercial General) are designated as Commercial and zoned Commercial General, 
and contain a mix of business uses. Properties to east and northeast (adjacent to area 
proposed to be changed to Medium High Density Residential and zoned Medium Density 
Residential) are designated Medium High Density Residential and zoned Medium Density 
Residential and are developed with multi-family dwellings.  

 

KEIZER COMMUNITY DEVELOPMENT  
Comprehensive Plan Map Amendment / Zone Change / 
Partiotion Case 2023-16  

Comprehensive Plan Map Amendment/Zone Change/Partition Case 2023-16 Page 1 of 43



II. APPLICATION SUMMARY 
 
The applicant is requesting to divide an existing 4.38 acre into two separate parcels comprised of 
approximately 1 acre and approximately 3.38 acres in area. The southern 3.38 acre parcel is 
developed with an existing commercial sanitation service provider and will continue to obtain its 
access from Chemawa Rd N. The northern 1-acre parcel is proposed to obtain access from Willow 
Lake Rd and the applicant is proposing a comprehensive plan map amendment and zone change to 
the 1-acre parcel to allow for the future development of a 20-unit multi-family development. 
(Exhibit 2). 
 
 

III.  COMMENTS 
 
AGENCY COMMENTS 
 
The following agencies submitted comments: 
 
A. The Keizer Public Works Department submitted comments which contain development 

requirements regarding sanitary sewer, water system, street and drainage improvements and 
other general development requirements (Exhibit 3) 
 

B. At the request of the City Engineer, DKS Engineering submitted a traffic analysis review of 
the applicant’s Traffic Analysis which indicates the development will not adversely affect 
the transportation system and recommends that sight distance be analyzed to assure safety 
(Exhibit 4)  
 

C. The Salem Keizer School District submitted comments pertaining to the impact of the 
development on local schools. They anticipate an additional 7 students as a result of the 
development and existing schools have adequate capacity. (Exhibit 5). 

 
D. The Marion County Surveyor’s Office submitted comments outlining the requirements for 

surveying and platting the partition in compliance with State requirements. (Exhibit 6) 
 

E. The City of Salem Public Works Department submitted comments relating to sanitary sewer 
service requirements and permits. (Exhibit 7) 
 

F. The Keizer Police Department and City of Salem Community Development Department 
submitted they have reviewed the proposal and have no comments.  

 
   
CITIZEN COMMENTS - a request for comments and notice of public hearing was sent to 
property owners within 250 feet of the subject property. No written comments were received. 
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IV. FINDINGS AND CONCLUSIONS FOR
COMPREHENSIVE PLAN MAP AMENDMENT 

The following discussion affects the property located at 1141 Chemawa Rd N.  The decision 
criteria for Comprehensive Plan Map Amendments are found in Section 3.109 of the Keizer 
Development Code.  The specific criteria and the related findings are set forth below: 

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

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

Goal 1 - Citizen Involvement:  The proposed Comprehensive Plan Map and Zone change 
is being processed according to the provisions of the Keizer Development Code which 
include citizen involvement in the decision-making process. Notice of the public hearing 
and request for comments was mailed to surrounding properties and potentially affected 
parties, and a public process involving a public hearing, deliberation, and ordinance 
adoption will be followed.  Consistent with local requirements citizens will be given an 
opportunity to comment and testify before the hearings officer and again before the City 
Council. The final decision rests with the City Council. This process is consistent with the 
provision for the opportunity for citizens to be involved in all phases of this planning 
process as required by this Goal and with implementing administrative rules within 
Oregon Administrative Rules.  Staff therefore finds this request complies with this goal. 

Goal 2 – Land Use Planning:  The City of Keizer’s Development Code has an established 
process for all decisions and actions related to this proposal which were acknowledged by 
LCDC (Land Conservation and Development Commission). This change is being reviewed 
consistent with those procedures outlined in the Comprehensive Plan and Development 
Code.  The adoption proceeding is being conducted in a manner consistent with 
requirements of the Keizer Comprehensive Plan, Keizer Development Code, and 
applicable state law. Notice was published in the Keizer Times, public hearings will be 
conducted before the Hearings Officer, who will then make a recommendation to City 
Council. A public hearing will also be conducted before the city council. As such, the 
proposed Comprehensive Plan Map change is consistent with this statewide planning 
goal and administrative rules.  Staff therefore finds this request satisfies this goal. 

Goal 3 - Agricultural Lands:  The purpose of this goal is to protect lands that are 
designated for agricultural uses. The property is not designated as agricultural and the 
proposed change for the subject property is not adjacent to any lands that are in 
agricultural production or designated for agricultural uses. Therefore, the proposed 
Comprehensive Plan Map amendment will not be inconsistent with the Farm Land Goal 
or with any implementing administrative rules.  
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Goal 4- Forest Land:  The intent of this goal is to protect lands that are designated for 
commercial forest uses.  There are no lands designated within the city limits that allow 
commercial forestry. The proposed Comprehensive Plan Map change does not involve 
any land which is designated as forest land, nor will it impact the use of any forest lands.  
Therefore, this Goal and implementing administrative rules are not applicable to the 
proposed Comprehensive Plan Map amendment.    

 
Goal 5– Open Spaces, Scenic and Historic Areas, and Natural Resources: The intent of 
the Natural Resources Goal is to protect various natural resources such as wetlands, 
waterways, big game habitat, etc.  The city has a number of policies aimed to protect 
these natural resources that are within the city. The property does not contain any 
identified open space, scenic, or any natural resources such as riparian, wetlands, 
aggregate, etc. The proposed Comprehensive Plan Map change will allow the property to 
be developed with a proposed multi-family complex which will provide needed housing. 
This change will not affect any of the city’s natural resources protection regulations or 
the lawful use of any properties that are within this overlay zone.  Therefore, the 
Comprehensive Plan Map change will be consistent with this goal and with 
administrative rules designed to implement this goal.   

 
 Goal 6 - Air, Water and Land Resources Quality:  The intent of this goal is to protect 

the city’s air, water and land resource qualities.  The city provides its residents with city 
water from groundwater sources. The future development of the property will be required 
to be connected to the municipal water system and so no wells will be drilled.  New 
construction will be required to be connected to the established sanitary sewer system 
thereby reducing the likelihood of groundwater contamination from any failing on-site 
septic systems.  The Comprehensive Plan Map change will result in allowing for the 
construction of a multi-family development as opposed to further development of one of 
the many uses allowed in the Commercial General zone. It should be noted that uses in 
the Commercial General zone may have a greater adverse impact on the air quality of the 
immediate area, or even Keizer as a whole. The proposed Comprehensive Plan Map 
change to Medium High Density Residential will not impact the quality of air, water, or 
land resources and so complies with this goal and with administrative rules that 
implement this goal.  Staff therefore finds this goal is not applicable to this application.  

 
Goal 7– Areas Subject to Natural Disasters and Hazards:  The purpose of this goal is to 
protect life and property from hazards resulting from flooding, steep slopes or other 
natural occurrences.  The city has floodplain regulations that govern the placement of 
structures within identified 100-year floodplains. The property is not located within an 
identified 100-year floodplain so there are no issues associated with floodplain hazards 
for this property. There are no identified steep slopes on the subject property.  There are 
no other identified natural hazard areas on the subject property.  The proposed 
Comprehensive Plan Map change will neither impact this goal nor any administrative 
rules.  Staff therefore finds this request complies with this goal. 
 
 

 
Goal 8– Recreational Needs:  This goal requires the city to identify and plan for the 
current and future recreation needs of the residents of the city.  There are a number of 
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parks, playgrounds, and other recreational opportunities within the city limits.  This 
property is not identified as being needed to serve future park or recreation needs. This 
land use action will neither reduce nor will it alter or impact any other identified park or 
recreation sites. Staff therefore finds this request meets with this goal. 

 
 Goal 9 - Economic Development:  The intent of this goal is to ensure that the city plans 

for its overall economic vitality during the 20-year planning period. The proposed 
Comprehensive Plan Map change will change the property from Commercial to Medium 
High Density Residential, which theoretically could reduce economic development 
opportunities for that portion of the property. However, the entire property is currently 
developed with a commercial business providing employment opportunities, and the 
portion of the property proposed to be developed with multi-family housing was not 
planned to be developed or expanded onto. The property owner has utilized that space as 
a buffer to the adjacent residential neighborhood. Since the change will allow the 
property to be developed, staff finds this will actually be a benefit as it will result in the 
creation of a number of construction jobs during the development and future work from 
home opportunities for future residents of the complex. Granted, the overall economic 
development impact of this proposal is minimally beneficial and staff finds that the proposal 
is not inconsistent with this goal.  

 
 Goal 10 - Housing:  This goal requires the city to plan and provide for the housing needs 

of its residents.  This change will affect one acre of land that has historically been zoned 
for Commercial use but is undeveloped. The result of the land use action will be the 
creation of a 1-acre parcel that will be developed with a 20-unit multi-family 
development. As such the proposed Comprehensive Plan Map change will have a 
positive impact on the city’s overall housing inventory.  The Comprehensive plan 
recognizes that a significant percent of future residential needs will be met through the 
use of infill development and redevelopment, and there are goals and policies that 
encourage rezoning parcels to accommodate higher densities. Staff therefore finds this 
request satisfies this goal.  

 
Goal 11- Public Facilities and Services:  The intent of this goal is to develop a timely, 
orderly and efficient arrangement of public facilities and services necessary to serve the 
residents of Keizer.  The city provides its residents with water, sanitary sewer, has an 
established street system, administrative, police and public safety services are also 
provided by the city.  The proposed Comprehensive Plan Map change will allow for the 
development of the site with a 20-unit multi-family complex. Public Facilities and 
Services are available to serve the site, and the applicant will be required to provide 
frontage improvements along Willow Lake Rd to ensure the adequacy of transportation 
facilities. The property is able to be served by adequate public facilities.  Transportation 
facilities are discussed below.  Staff therefore finds this request complies with this goal. 

 
Goal 12- Transportation:  The city has an adopted Transportation System Plan (TSP) 
that describes the city’s transportation systems.  This system includes street, transit, bike, 
and pedestrian systems.   Chemawa Road is classified as a collector street and Willow 
Lake Road is classified as a local street in the TSP.  Chemawa Road is improved and as a 
condition of approval, Willow Lake will be required to be improved along the frontage of 
the subject property. The applicant submitted a Traffic Analysis as a part of their 
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application which indicates the proposed change will not have a detrimental impact to the 
transportation system. In fact, the resultant development is likely to produce less vehicle 
trips than if it were developed with an allowed Commercial use. Staff therefore finds this 
request is consistent with this goal. 

    
Goal 13- Energy Conservation:  This goal seeks to maximize the conservation of energy.  
All new construction requires compliance for review to applicable energy conservation 
standards.  This will be reviewed and regulated through the building permit review and 
approval process at the time of future development. Staff therefore finds this request meets 
with this goal. 

 
Goal 14- Urbanization:  The intent of this goal to provide for an orderly and efficient 
transition from rural to urban land use. The city has an adopted Comprehensive Plan and 
zone code that complies with this goal.  The subject property is within the urban growth 
boundary and is also within the city limits of the City of Keizer.  This change will not result 
in the need for an extension of urban services to a rural area. The proposed Comprehensive 
Plan Map change impact on the intent of this goal as it only will involve one parcel that is 
within the city limits and not the use of any land that is being transitioned from rural to 
urbanized uses. Staff therefore finds this request satisfies this goal. 

 
 Goal 15 – Willamette River Greenway:  This goal seeks to protect, conserve, and 

maintain the natural, scenic, historical, agricultural, economic and recreational qualities 
of lands adjacent to the Willamette River.  While the Willamette River is located along 
the western flanks of Keizer the proposed Comprehensive Plan map change will not 
impact the Willamette River.  Because the property involved in this application is not 
located within the Willamette River Greenway the proposed Comprehensive Plan Map 
change will have no impact on the ability of the city to regulate uses along the river or the 
Willamette River overlay zone regulations and staff therefore finds this goal is not 
applicable to this application. 

 
Goal 16 (Estuarine Resources), Goal 17 (Coastal Shorelands), Goal 18 (Beaches and 
Dunes), and Goal 19 Ocean Resources) govern areas along the ocean.  Since Keizer is 
not located along the coast these goals are not applicable.  Staff therefore finds this goal is 
not applicable to this application. 

 
Based on the above findings, staff concludes the proposal complies with the Statewide Land Use 
Goals. 
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3.109.03 B.  Consistency with the applicable goals and policies in the Comprehensive Plan is 
demonstrated. 
 

FINDINGS:  The proposed re-designations are appropriate for the Plan designations.  The 
policy statements registered in the Plan in relation to this application request are as follows:  

 
1. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES 

Policy (2)(f) (5)- Provide for higher density and more economical residential 
developments as an alternative to single-family detached housing. 

 
FINDINGS: This policy encourages increased density for residential uses as a means of 
providing more economical options for people to live and work in Keizer.  While the subject 
property is not currently designated for residential use, the applicant proposes to change the 
property from a Commercial designation to Medium High Density Residential. Staff finds 
this request is consistent with this goal, as opposed to some other alternative residential 
designation (such as Low Density Residential).   
 
 
2. Section III.C. SIGNIFICANT NATURAL AND CULTURAL FEATURES– 

Goal 2 (a) (1) Preserve and maintain agricultural lands within the UGB until 
needed for urban development. 

 
FINDINGS: The purpose of this goal is to protect lands that are designated for 
agricultural uses. The Comprehensive Plan Map change involves a property that is within 
the boundaries of the city limits of Keizer and is not in agricultural production or near 
any lands that are designated for agricultural use.  The proposed change will not impact 
any properties that are designated to allow agricultural uses.  Therefore, the proposed 
Comprehensive Plan Map amendment will comply with this goal within the 
Comprehensive Plan. 

 

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

 
FINDINGS: The intent of this goal is to protect various natural resources such as 
wetlands, waterways, big game habitat, etc.  The city has a number of policies aimed to 
protect these natural resources that are within the city.  The subject property is currently 
undeveloped and underutilized. The property does not contain any historic structures on it 
nor does it contain any identified historic area. The property does not contain any 
identified open space, scenic, or any natural resources such as riparian, wetlands, 
aggregate, etc that preclude or constrain its use. The proposed Comprehensive Plan Map 
change will allow the property to be developed with a multi-family complex. The 
property is nearby to Keizer Rapids Park, which is designated as open space.  This 
change will not affect any of the city’s natural resources protection regulations or the 
lawful use of any properties that are within this overlay zone.  Therefore, the map change 
will be consistent with this goal within the Comprehensive Plan.   
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4. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES – 
Goal 2 (a) (3) Maintain and improve the quality of air, water and land resources. 

 
 FINDINGS: The intent of this goal is to protect the city’s air, water and land resource 

qualities.  The city provides its residents with city water from groundwater sources. The 
proposed development will be required to connect to the municipal water system and no 
new wells will be drilled.  The new construction will be required to be connected to the 
established sanitary sewer system thereby reducing the likelihood of groundwater 
contamination. In addition, there will be required storm water improvements to address 
runoff from the development that will prevent water resource contamination from point 
source discharge.  The Comprehensive Plan Map change will result in the construction of 
a 20-unit multi-family development and not in any manufacturing uses on that portion of 
the site, so it will not result in the production of any odors and will have no adverse 
impact on the air quality of either the immediate area, or that of Keizer as a whole. 
Whereas, without the proposed change, the Commercial designation could allow for a 
greater intensity development that may result in adverse impacts. Therefore, staff find the 
proposed Comprehensive Plan Map change not impact the quality of air, water, or land 
resources and so complies with this goal.  

 
 

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

 
FINDINGS: The purpose of this goal is to protect life and property from hazards 
resulting from flooding, steep slopes or other natural occurrences.   The city has 
floodplain regulations that govern the placement of structures within identified 100-year 
floodplains. According to FIRM map # 41047C0332G, dated January 19, 2000 the 
property is not located within an identified 100-year floodplain and so there are no issues 
associated with floodplain hazards.  There are no identified steep slopes on the subject 
property so there will be no hazards resulting from steep slopes.  There are no other 
identified natural hazard areas on the subject property.  The proposed Comprehensive 
Plan Map change will be consistent with this goal within the Comprehensive Plan.  Staff 
therefore finds this request meets with this goal. 

 
 

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

 
FINDINGS: This goal seeks to maximize the conservation of energy.  All new 
construction requires compliance for review to applicable energy conservation standards.  
This will be addressed through the building permit and review process.  Staff therefore 
finds this request meets with this goal. 
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7. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES – 
Goal 2 (a) (6) Protect, conserve, enhance and maintain the natural, scenic, 
historical, economic and recreational qualities of lands along the Willamette 
River. 

 
 FINDINGS: This goal seeks to protect, conserve, and maintain the natural, scenic, 

historical, agricultural, economic and recreational qualities of lands adjacent to the 
Willamette River.  While the Willamette River is located along the western flanks of 
Keizer the proposed Comprehensive Plan map change will not impact the Willamette 
River.  Because the property involved in this application is not located within the 
Willamette River Greenway the proposed Comprehensive Plan Map change will have no 
impact on the ability of the city to regulate uses along the river or the Willamette River 
overlay zone regulation.  Staff therefore finds this request complies with this goal. 

 
 

8. Section III.A. SIGNIFICANT NATURAL AND CULTURAL FEATURES - 
Goal 2 (f) (4) -Encourage renewal and conservation of existing urban 
neighborhoods and buildings, and create a multi-centered land use pattern to 
decrease travel needs.  In-filling of passed over vacant land should be encouraged.  
Emphasis on close locational relationships among developments for living, 
working, shopping and recreation should be encouraged through planned mixed-
use zones. 

 
FINDINGS:  The proposed Comprehensive Plan map change will allow for the 
redevelopment of an underutilized portion of a designated Commercial parcel with a 20-
unit multi-family development. This will result in the utilizing a portion of a property that 
has historically been vacant. The portion of the property that is proposed to be changed, 
is directly adjacent to other properties that are designated for residential uses and are 
developed with multi-family uses. In that regard, this parcel is well situated to providing 
needed housing to the surrounding area. Therefore, the proposal satisfied this goal of the 
comprehensive plan. 
 
9. Section III.B. URBAN GROWTH AND GROWTH MANAGEMENT - Goal 

(2)(c) Encourage development in areas already served by major public facilities 
before extending services to unserved areas. 

 
FINDINGS: The property proposed to have a Comprehensive Plan Map change is located 
within the Urban Growth Boundary.  The site is served, and will continue to be served by all 
necessary public utilities, fire protection and transportation facilities. This map change will 
allow the proposed development to be located in an area that is already served by major 
public facilities, including water, sanitary sewer, storm drainage, and streets, and transit. The 
applicant will be required to connect to services and will be required to provide street 
frontage improvements along Willow Lake Rd as a condition of approval. Staff therefore 
finds this request meets this goal. 
 
 
 
10. Section III.C. LAND-USE AND ECONOMIC DEVELOPMENT  
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GOALS AND POLICIES: Economic, Commercial, and Industrial Development. 
Objective 1.7: Policies 1.7 (d) Discourage commercial and industrial developments 
from…directing major customer traffic outside the immediate neighborhoods from 
filtering through nearby residential streets. 
 
FINDINGS: This request proposes to change the designation of the north 1 acre of 
property that is currently designated Commercial which has frontage on Chemawa Rd N 
and Willow Lake Rd N. The result is that the north 1 acre will be designated to Medium 
High Density Residential and will obtain access to Willow Lake Rd N and the south 
portion of the site, which is developed with an active commercial sanitation service 
provider will continue to access Chemawa Rd N. It should be noted that Chemawa Rd N 
is designated as a collector street in the City’s transportation system plan, while Willow 
Lake Rd N is designated a local street. The applicant’s proposal demonstrates consistency 
with this policy in that it will prevent future commercial development from accessing the 
local street and instead will allow for residential development onto the local street, which 
is appropriate. Staff therefore finds this request is consistent with this policy.  
 
11. Section III.C. LAND-USE AND ECONOMIC DEVELOPMENT -

RESIDENTIAL DEVELOPMENT GOALS, OBJECTIVES AND 
POLICIES:  

 
a) Residential Development Goal 1: Provide residential land to meet a range of 

needed housing types: 
 
FINDINGS:  Land that is located to the east and northeast of this property involved in this 
application is designated Medium High Density Residential and developed with multi-
family developments.  Properties to the north, south, and west east are designated Low 
Density Residential and are developed with single family homes.  The property is proposed 
to be developed with a 20-unit multi-family complex which will provide for an identified 
needed housing type. Keizer as a whole is predominantly developed with detached single-
family homes, and the adopted Housing Needs Analysis identifies a need for additional 
multi-family development within the city to accommodate growth. This property is currently 
underutilized and the portion of the property subject to this request is currently designated 
Commercial. There are no plans for development of commercial uses on this site, and the 
applicant proposes to designate the north 1 acre of the property Medium High Density 
Residential to allow for the development and utilization of a portion of the land. Therefore, 
staff finds this request is consistent with this goal to provide additional residential land to 
meet needed housing types.  
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b) Residential Development Goal 2: Encourage the location of residential 
development where full urban services, public facilities, and routes of public 
transportation are available.  

 
FINDINGS: The site is located within the city limits and can be fully served by all urban 
services.  City water and sanitary sewer are available and as a condition of approval, the 
development will be required to serve the development with appropriate urban services. 
Street frontage improvements will be required along Willow Lake Rd as a condition of 
approval. Transit service is available nearby on Windsor Island Rd. Therefore, that 
proposal complies with this goal. 
 
c) Residential Development Objective 2.1  Coordinate new residential 

development with the provision of an adequate level of services and facilities, 
such as sewers, water, transportation facilities, schools and parks.  

 
FINDINGS: The site is located within the city limits that can be fully served by all urban 
services. Street frontage improvements will be required along Willow Lake Rd and 
transit service is available nearby on Windsor Island Rd. Keizer Rapids Park is a large 
regional park in the nearby area. Educational services are provided by the Salem-Keizer 
School District and also be Chemeketa Community College.  As part of their review the 
school district commented that they had reviewed the application and commented that 
sufficient school capacity exists in the elementary, middle, and high school and that 
anticipate a total of 7 new students that will live in the proposed multi-family development. 
Therefore, the proposal complies with this objective. 
 
d) Residential Development Goal 3: Stabilize and protect the essential 

characteristics of residential environments, including natural features.  
 
FINDINGS: The proposed comprehensive plan change will result in 1 acre of the site 
being changed from Commercial to Medium High Density Residential so the site can 
then be developed with multi-family dwelling units.  The development of the site will be 
required to comply with the standards within the RM zone district with regard to density, 
building setback, landscaping, building design, parking and driveway location to ensure 
that it minimizes any impacts on the characteristics of the surrounding area.  The 
remaining portion of the property will retain the Commercial designation and continue 
being operated as a sanitation service business. The proposal will essentially create a sort 
of buffer for the adjacent residential neighborhood to the commercial use and zone by 
providing housing which is consistent with the surrounding area. Multi-family 
development is established in the immediate area and this property, when developed with 
a multi-family will not destabilize the surrounding neighborhood, whereas the 
development of a heavy commercial use could. Therefore, staff finds this request 
complies with this goal. 
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e) Residential Development Objective 3.1: Ensure compatibility among all 

types of new and existing residential uses, and between residential and non-
residential uses.  

 
FINDINGS: The focus of this objective is to ensure compatibility between uses.  In this 
case single family uses, multi-family uses, and commercial uses are all located in the 
surrounding area. The proposed change will locate Medium High Density Residential 
land directly adjacent to existing Medium High Density Residential Land and it will also 
serve to buffer the existing Low Density Residential land from the Commercial land. At 
the time of development of the multi-family complex, the development will be required 
to comply with the standards within the RM zone district with regard to density, building 
setback, landscaping, etc., to ensure that it minimizes any impacts on the surrounding 
area.  The building setback combined with the width of Willow Lake Rd will result in the 
placement of any building not being placed so that it will be in close proximity to any 
nearby residence. While it could be argued the Low-Density Residential land to the west 
could be impacted, the impact is less than if the property were to retain the existing 
Commercial designation. In addition to the required building setbacks there are also 
landscaping requirements that will ensure that the development is buffered and screened. 
For these reasons, staff finds the proposal complies with this objective. 
 
f) Residential Development Policy 3.1 (1) Protect existing and proposed 

residential areas from conflicting non-residential land uses while providing for 
compatible mixed-use development (residential and non-residential).  

 
FINDINGS: Since only residential development is sought, this will correct an issue that 
currently exists due to the fact the existing Commercial designation could result in 
incompatible development with the neighborhood on Willow Lake Rd. No mixed use 
development is proposed, and is not permitted. Therefore, staff finds this proposal 
complies with this policy.  
 
g) Residential Development Goal 4:  Provide and allow for appropriate levels of 

residential development consistent with comprehensive plan designations.  
 
FINDINGS: The Comprehensive Plan notes that: 
 “Lands devoted to multi-family residential uses are insufficient to meet forecasted need 
for multi-family units.  Therefore, the City will:  

• Permit rezoning to higher intensity residential uses to meet the identified housing 
needs, provided such proposals are consistent with the policies of this plan.  

• Consider rezoning parcels to higher residential density to meet identified multi-
family housing needs, provided such proposals are consistent with the policies of 
this plan. 

• Parcels to be considered for rezoning should have access to major transportation 
corridors that are served by transit, are served (or can be served) by all urban 
services, including parks and recreational facilities, and are in close proximity to 
opportunities for shopping, employment and schools.”   
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The proposed comprehensive plan map change to Medium High Density Residential will 
result in the site being developed with multi-family dwellings. The applicant’s site plan 
indicates that 20 units are proposed to be constructed on the 1-acre property. For 
comparison, if the site were developed under the current designation, it would be 
developed with Commercial uses, and not provide any additional housing. Granted, this 
property is not currently imagined for residential development, and one could argue this 
goal is not directly applicable. Staff feels it is appropriate, however, to include this 
analysis due to the fact that it demonstrates that not only is Keizer in need of residential 
land, but also that this request is seeking to maximize the density of the land proposed to 
be changed. Instead of pursuing a re-zone to Low Density Residential or simply allowing 
this property to sit underutilized, this proposal will provide housing consistent with this 
goal. Therefore, staff finds this request complies with this goal. 

 
h) Plan Diagram and Special Land Use Policy 1: Provide appropriately designated 

vacant buildable land in adequate quantities to meet the forecast needs of 
Keizer to 2033.  

 
FINDINGS: 
The Comprehensive Plan indicates that lands devoted to multi-family residential uses are 
insufficient to meet forecasted need for multi-family units. It identifies four strategies for 
the city to pursue.  These are:  
(a) Plan for medium and high density residential uses consistent with the 20-year 

housing demand analysis.  
(b) Permit rezoning to higher intensity residential uses to meet the identified housing 

needs, provided such proposals are consistent with the policies of this plan.  
(c) Consider rezoning parcels to higher residential density to meet identified multi-

family housing needs, provided such proposals are consistent with the policies of 
this plan.  Parcels to be considered for rezoning should have access to major 
transportation corridors that are served by transit, are served (or can be served) by 
all urban services, including parks and recreational facilities, and are in close 
proximity to opportunities for shopping, employment and schools.  

(d) In the medium and high density residential designation, allow a mix of housing 
types in two general levels of residential density; medium density (from 8 to 16 
units per acre), and high density (over 16 units per acre), and identify criteria and 
locations for these two sub-categories in the Keizer Development Code.  

 
Consistent with the comprehensive plan the city has identified that a deficit exists to meet 
projected housing needs, including those needed for future multi-family needs. The 
proposed rezoning is located adjacent to existing multi-family development and near 
transit service. Sanitary sewer water is able to serve the property and there is capacity in 
the systems to allow the connection of the site to these facilities.  City services such as 
police and administration will be provided.  Keizer Rapids park is nearby and provides 
many recreational opportunities to the general public and is available to future residents 
of this proposed complex. The River Road commercial corridor provides for ample 
opportunities for shopping and employment. The proposed comprehensive plan map 
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change to Medium and High Density Residential will conform with the density 
provisions of this policy. 
 
i) Urban Growth Policy 1: Contain urban development within planned urban areas 

where basic services such as sewers, water facilities, police and fire protection can 
be efficiently and economically provided. 

 
FINDINGS: 
This proposal to change the comprehensive plan designation to Medium and High 
Density Residential will allow for the property that is located within the city limits to be 
developed with a multi-family apartment complex.  The site can be served by all city 
services.  Water lines and sanitary sewer lines are located in the streets fronting the site 
and have capacity to serve the site.  Police and administration will be provided by the 
city.  Fire service will be provided by the Keizer Fire District.  Allowing the 
comprehensive plan change will help to offset some of the needed land to meet future 
residential needs, and so meets with this policy. 
  
j) Urban Growth Policy 2: Conserve resources by encouraging orderly 

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

 
 FINDINGS: Because this application involves land that is proposed to be used 
for residential use, efficiency measures are applicable and will be useful to assist the city 
in the future in determining how efficient the city’s land supply is being used. Identified 
efficiency measures seek to increase the pedestrian, bicycle, transit and land use and 
funding measures.  With the development of the site responsible for providing lacking 
frontage improvements along its portion of Willow Lake Rd, this proposal will be 
consistent with those measures. In addition, with the site located near transit service on 
Windsor Island Rd, this will also be consistent with the measures since it will increase the 
number of dwelling units located within a ¼ mile of a transit stop thereby allowing for 
the potential for the new residents to use the transit system rather than relying only on 
their cars for transportation.  For these reasons it will allow for the efficient use of the 
land and so will meet with this policy. 
 
k) Urban Growth Policy 3: Preserve farmland and open space not needed for 

urban growth. 
 
FINDINGS: The proposal will allow land that is within the city limits to be developed 
with multi-family dwelling units.  Because the land is within the city limits it will allow 
the city to meet some of its projected residential land needs inside the urban area thereby 
avoiding the need to place needed residential units on land that is located outside the city 
limits.  While this property has historically been used for commercial use, the portion of 
the property proposed to be changed is currently underutilized and undeveloped. The 
existing commercial sanitation service business will continue to operate on the portion of 
the land that is not proposed to be changed. The property does not provide open space or 
farmland and therefore the proposed changed has no impact on farmland or open space 
needs of the city. For these reasons, the proposal complies with this policy. 
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l) Urban Growth Policy 4: Make more economical use of local tax dollars in 
locating facilities and providing services for the benefit of all citizens within the 
urban growth area. 

 
FINDINGS: This proposal will allow for the site to change the comprehensive plan 
designation to Medium and High Density Residential.  Because water lines and sanitary 
sewer lines are located adjacent to the site and there is sufficient capacity in these 
facilities to serve the site and no expensive extensions will be necessary.  Police and 
administration will be provided by the city of Keizer and fire safety services will be 
provided by the Keizer Fire District.  The applicant will be required to provide lacking 
frontage improvements along Willow Lake Rd. The proposal reflects an economical use 
of city facilities and services. Because the city has an identified deficit of residential land 
to meet its future needs and the proposed change will help to offset this identified need 
and so will meet this policy. 
 
m) Urban Growth Policy 9: Maintain an adequate land supply to meet the needs of 

the city.  
The Comprehensive Plan identifies a need for additional commercial, institutional, 
residential, and parks land. While it could be argued that changing 1 acre of Commercial 
land exacerbates the need for commercial land, staff feels the proposal is appropriate and 
complies with this criterion. The property is not currently being utilized to its full 
potential, but the land is developed and isn’t considered vacant. The proposed change 
does not affect the existing Commercial use of the property and it is highly unlikely that 
the long-time franchise solid waste hauler will cease to operate at its current location. It is 
unlikely that any additional Commercial benefit from this property will be realized, 
whereas with the proposed change an additional 1 acre of Medium High Residential land 
will be added to help address an identified need. Therefore, staff finds this proposal is 
consistent with this policy. 
 

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

 
FINDINGS: The City of Keizer currently lacks adequate land for multi-family residential 
development. Amending the current Comprehensive Plan designation for the northern 1 acre 
of this property will provide additional land to meet this need in a positive manner.  More 
importantly the subject property is an adequate area to meet this need.  The area proposed to 
be changed from Commercial to Medium High Density is adjacent to existing properties 
that are designated and developed with multi-family uses. While there are other sites that are 
appropriate for development of this type within the city, the only other properties in this 
vicinity that are designated for multi-family are already developed. Furthermore, even with 
the sites located elsewhere within the city, there is still an identified need for additional 
multi-family development. Staff finds this proposal is logical in that it proposes to change 1 
acre of underutilized Commercial land (that does not currently serve a viable purpose 
beyond housing a wireless telecommunication facility) to Medium High Density Residential 
land which will provide additional housing opportunities, which will help to address an 
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established need. Allowing this Comprehensive Plan Map change to will promote an 
efficient and effective use of the property.  Staff finds this request meets this criterion. 

 
C. 3.109.03 D.   The Plan provides more than the projected need for lands in the existing 

land use designation. 
 

FINDINGS:  The intent of this criteria is that changes proposed do not exacerbate existing 
deficiencies in existing land supplies. It is important to note that this request involves only 
1 acre of land that is currently designated for Commercial use.  The City of Keizer’s land 
use inventory is found in the city’s Comprehensive Plan.  That information indicates there is 
a need for both additional Commercial land as well as additional Residential land. The need 
for additional Residential land is significantly greater than the need for Commercial land 
and due to the fact, the subject property is currently not being utilized for any purpose, this 
request is a logical approach to helping provide needed housing. The subject site could 
arguably be redeveloped with a higher intensity Commercial use to maximize its potential 
but that is highly unlikely due to it being occupied by a franchise solid waste hauler. 
Additionally, if the property were redeveloped with higher intensity Commercial uses, this 
would pose impacts to the surrounding neighborhood to the north. If the remainder of 
property were to be redeveloped, opportunity exists to provide additional Commercial 
opportunities on the existing site, which mitigates the impact of the change of 1 acre of the 
existing land. Staff, therefore, finds this request is consistent with the intent of this criterion. 

 
D. Section 3.109.03 E.  The proposed land use designation will not allow zones or uses that 

will destabilize the land use pattern in the vicinity. 
 

FINDINGS:  The proposed land use designation will not allow zones or uses that will 
destabilize the land use pattern in the vicinity of the proposed map change.  The 
surrounding lands are developed with a variety of commercial, multi-family, and 
residential uses.  This proposed Comprehensive Plan designation is an efficient use of the 
land and will allow the property to be developed with a multi-family complex that will 
not only provide a buffer to the neighborhood from the existing commercial use, but will 
also provide housing. It will allow for the development of the site such that it will 
adjacent to other multi-family development and is near a public transportation route. In 
fact, it can be argued that with the construction of a new multi-family complex that will 
be designed to be aesthetically pleasing and provide landscaping, that it will be an 
improvement to the current vacant portion of the Commercial use. Therefore, staff finds 
this request meets this criterion. 

 
E. Section 3.109.03 F.  Uses allowed in the proposed designation will not significantly 

adversely affect existing or planned uses on adjacent lands. 
 

FINDINGS:  The proposed Comprehensive Plan Map change will allow the property to be 
developed with a 20-unit multi-family development. The new development will be required 
to adhere to the design standards of the Keizer Development Code and will provide 
landscaped yards and areas in accordance with city regulations. The site will be developed 
sensitively to the adjacent properties and will be consistent with code requirements so it is 
not anticipated to adversely affect uses on any adjacent lands.  To minimize any impacts the 
site will include screening and buffering measures.  This will include sight obscuring 
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fencing along adjacent RS zoned property. The property involved in this application will 
have no buildings constructed on it and so will avoid any impacts that might be associated 
with building construction or building placement.  The applicant submitted a traffic analysis 
which was reviewed by the City Engineer and a 3rd party traffic engineer which indicates the 
change from Commercial to Medium High Density Residential actually results in less traffic 
impact than if the property were to be developed consistent with the Commercial 
designation. The proposed change and subsequent development of this property will allow 
for the efficient development of the 1-acre site.  Therefore, staff finds this request meets this 
criterion. 
 

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

 
FINDINGS: The property will be served by all necessary public facilities, transportation 
and community services.   The proposed Comprehensive Plan Map change will allow for the 
development of the 1-acre portion of the site with a 20-unit multi-family complex. Street 
frontage improvements will be provided along the frontage of Willow Lake Rd. The Public 
Works Department submitted comments with conditions and requirements that have been 
placed as conditions of approval which ensure this criterion will be met. Staff finds this 
request complies with this criterion. 

 
Based on the above findings, staff concludes the proposal complies with decision criteria for the 
proposed change in Comprehensive Plan designation from Commercial to Medium High Density 
Residential for the 1-acre portion of the property proposed to be partitioned for property located at 
1141 Chemawa Road. 
 
 

V.  FINDINGS AND CONCLUSIONS FOR 
ZONE CHANGE 

 
A. The zone change review criteria are found in Section 3.110 of the Keizer Development 

Code.  Staff's response to the criteria is noted below: 
   

(1) 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:  If the proposed Comprehensive Plan Map amendment from Commercial to 
Medium High Density Residential on the 1-acre parcel of the proposed partitioned 
property located at 1141 Chemawa Road is approved, then the proposed rezoning of the 
property to Medium Density Residential (RM) is appropriate and consistent with the 
description and policies of the proposed Comprehensive Plan land use designation of the 
property.  Therefore, staff finds that the proposed zone change satisfies this criterion. 
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(2) Section 3.110.04.B - The uses permitted in the proposed zone can be 
accommodated on the proposed site without exceeding its physical capacity. 

 
FINDINGS:  The subject property involved in the zone change request consists of the 
proposed 1-acre parcel that will be the norther parcel of the proposed 2 lot partition. The 
parcel is proposed to be developed with a 20-unit, multi-family complex. The applicant 
submitted a site plan that shows a proposed layout, which indicates the property can be 
developed consistent with the provisions of the RM zoning designation. The ground on each 
of the two properties is relatively flat with no discernable change in elevation.  The parcel 
does not have any unusual features, nor any apparent physical limitations that might require 
special measures or considerations that would prevent or impair the development of the 
proposed use on either parcel. There is an existing wireless telecommunication facility on 
the parcel which is shown on the applicant’s site plan. At the time of development and as a 
part of the building permit review and approval process, the development will be required 
to comply with the standards of the Keizer Development Code. As such, the capacity of 
the parcel will not be exceeded by the proposed development.  Staff concludes that the 
proposed use can be accommodated on the proposed site without exceeding the physical 
capacity of the site. Therefore, staff finds this request meets this criterion. 
 
(3) Section 3.110.04.C -Allowed uses in the proposed zone can be established in 

compliance with the development requirements in this Ordinance. 
 

FINDINGS:  The Keizer Development Code outlines specific requirements for property 
development.  These standards govern building design, landscaping, parking, buffering, 
vision clearance areas, special setbacks, and other applicable development requirements.  
There is nothing unusual about this property that suggests the allowed uses in the 
proposed zone change would have any particular difficulty in meeting those development 
requirements.  The property is intended to be developed with a multi-family apartment 
complex as is shown on the applicant’s site plan. Setbacks, lot coverage, and landscaping 
requirement will be regulated as a part of the building permit review and approval 
process, which will ensure the development requirements are met. Staff finds the proposed 
zone change will satisfy this criterion. 
 
(4) Section 3.110.04.D -Adequate public facilities, services, and transportation 

networks are in place or are planned to be provided concurrently with the 
development of the property. 

 
FINDINGS:  The existing public facilities have the capacity to meet the service needs of 
the proposed uses that are permitted within the proposed zone change.  The intent of the 
proposed zone change is the proposed 1-acre parcel can be developed with a multi-family 
apartment complex. The Public Works Department submitted comments containing 
conditions and requirements that address public facility provisions necessary for the 
development, which are conditions of approval for this request. With these conditions of 
approval, staff finds this request meets this criterion. 
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(5) Section 3.110.04.E -For residential zone changes, the criteria listed in the purpose 

statement for the proposed zone shall be met. 
FINDINGS:  The proposed zone change to Medium Density Residential (RM) is to allow 
the development of the 1-acre parcel with a multi-family apartment complex. This is 
consistent with the purpose statement of the RM zone which is:  
 
“The RM (Medium Density Residential) zone is primarily intended for multiple family 
development on a parcel, or attached dwellings on separate lots, at medium residential 
densities. Other uses compatible with residential development are also appropriate. RM 
zones are located in areas designated Medium and High Density Residential in the 
Comprehensive Plan. 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.” 
 
Therefore, staff finds this request complies with this criterion.  
 
 
(6) The following additional criteria shall be addressed: 

 
a. Section 3.110.04.F.1 -The supply of vacant land in the proposed zone is 

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

 
FINDINGS:  The City of Keizer currently lacks an adequate supply of land to allow for 
multi-family development within the Urban Growth Boundary to meet projected growth. 
The city has undertaken planning efforts through the Keizer Revitalization Plan to re-zone 
the River Road corridor to mixed use in hopes that additional housing be provided in mixed 
use buildings. However, the adopted Housing Needs Analysis indicates a need for multi-
family development sites.  Amending the zone designation from Commercial General (CG) 
to Medium Density Residential (RM) will provide 1 additional acre of additional land to 
meet this need in a positive manner.  The current zoning of the property is CG and it is 
developed with a commercial operation of a solid waste franchise hauler. The applicant 
proposes to rezone only the north 1-acre parcel that will result from the partitioning. As was 
discussed previously in this report, commercial use of this area would result in greater 
impacts to the surrounding neighborhood, as opposed to what the applicant is proposing 
with the re-zone. Due to noise, traffic, and aesthetics associated with CG zone, staff feels the 
current zoning of CG is less appropriate for the property that fronts along Willow Lake Rd 
and adjacent to the established neighborhood. In addition, if the Comprehensive Plan 
designation is changed to Medium High Density Residential as proposed, the CG 
designation would be inappropriate and inconsistent with the Comprehensive Plan 
Designation. The applicant’s proposal to change the zoning to RM will promote an efficient 
and effective use of this parcel for multi-family development. Additionally, it should be 
noted that there are no other RM zoned parcels available for development in this area that 
are vacant. Staff finds this request meets this criterion. 
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b. Section 3.110.04.F.2 -The supply of vacant land in the existing zone is adequate, 
assuming the zone change is granted, to accommodate the projected rate of 
development of uses allowed in the zone during the next 5 years. 

  
FINDINGS:  It is important to note that this request involves only 1 acre of land that 
is currently designated for Commercial Use. The City of Keizer’s land use inventory is 
found in the city’s Comprehensive Plan.  Currently there is a deficit of available 
Commercial land within the city, but staff believes the applicant’s proposal is a logical 
change that is consistent with the intent of this criteria. The intent of this criteria is that 
zone changes should not reduce land supplies in a negative manner that eliminate 
possibilities for development. It should be noted that the Comprehensive Plan 
encourages multi-family development in conjunction with commercial uses and some of 
the commercial zones allow for multi-family housing outright. This application, while it 
does reduce commercial land by 1 acre, is a minimal impact to the overall need 
identified. Taking into consideration this site is already developed with a viable 
commercial user, and that it is unlikely to be further developed, staff feels this change is 
merited. Staff, therefore, finds this request meets the intent of this criterion. 
 
c. Section 3.110.04.F.3 -The proposed zone, if it allows uses more intensive than 
other zones appropriate for the land use designation, will not allow uses that would 
destabilize the land use pattern of the area or significantly adversely affect adjacent 
properties. 
 

FINDINGS:  The proposed zoned change from Commercial General (CG) to Medium 
Density Residential (RM) will not adversely affect adjacent properties given that RM zone 
is less intensive than the CG zone. The proposed land use designation will not destabilize 
the land use pattern in the vicinity. Rather, it will result in the property developing with a 
residential use, which is consistent with the surrounding neighborhood. This proposed 
zone designation will result in an efficient use of the land and will provide for better 
protections to the residential neighborhood, than the current designation of CG. 
Therefore, staff finds this request meets this criterion. 

 
Based on the above findings, staff concludes the proposal complies with decision criteria for the 
proposed change in Zoning designation from Commercial General to Medium Density Residential 
for the 1-acre portion of the property proposed to be partitioned for property located at 1141 
Chemawa Road. 
 
 

VI.  FINDINGS AND CONCLUSIONS FOR 
PARTITION 

 
The following are findings that address the Partition request to divide the property into two parcels 
in accordance with the Keizer Development Code.  The approval, or denial, of a partition application 
is based on compliance with the decision criteria found in Section 3.107 of the Keizer Development 
Code.  The criteria and staff's findings for the applicable sections of the Keizer Development Code are 
listed below:   
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A. SECTION 3.107.07.A - EACH PARCEL SHALL MEET THE ACCESS 

REQUIREMENTS OF SECTION 2.310.03.D. 
 

All lots and parcels created after the effective date of this Ordinance shall provide a minimum 
frontage, on an existing or proposed public street, equal to the minimum width required by the 
underlying zone.   
 
FINDINGS: The intent of this provision is to ensure that all lots have a minimum frontage 
along a street so that access to serve the lots will meet city standards and the lots can be 
developed in a manner that will ensure all building setback requirements are met.  The 
minimum lot frontage requirement on a public street in the RM zone for multi-family 
development is 50 feet. Frontage along Willow Lake Rd will be approximately 217 feet 
and the applicant submitted a site plan with this application showing a proposed layout 
which demonstrates the property can be developed effectively. The portion of the 
property which is zoned Commercial General is currently developed with a solid waste 
franchise hauler with access to Chemawa Road. There are no proposed changes to the 
parcel which fronts along Chemawa Road. The CG zone does not have minimum lot 
dimensions or sizes, but rather a requirement that parcels be adequate to contain all 
structures within the required setbacks. Staff finds this proposal can satisfy this criterion. 
 
 

B. SECTION 3.107.07.B - EACH PARCEL SHALL SATISFY THE DIMENSIONAL 
STANDARDS OF THE APPLICABLE ZONING DISTRICT, UNLESS A 
VARIANCE FROM THESE STANDARDS IS REQUESTED AND APPROVED.   

 
FINDINGS: The RM zone requires lots for multi-family developments have a 
minimum width of 50 feet and a minimum depth of 80 feet.  The applicant’s site plan and 
written statement indicate Parcel 1 will exceed the minimum width and depth 
requirements of the RM zone.  Parcel 2 is zoned CG and there are no minimum 
dimensional standards required in the CG zone. Parcels must be adequate to contain 
development within required setbacks. Parcel 2 is currently developed with a commercial 
business (solid waste franchise hauler) and the proposed partition will not affect the 
existing development on Parcel 2. As a condition of partition approval, each lot must 
meet the minimum required width and depth requirements of the underlying zone. All 
dimensions must be shown on the preliminary and final plat.  With these conditions, staff 
finds this request can satisfy this criterion. 
 
 

C. SECTION 3.107.07.C - EACH PARCEL SHALL COMPLY WITH THE 
REQUIREMENTS OF SECTION 2.310. 

 
1. Section 2.310.03.A. Minimum lot area shall conform to the requirements of the 

zoning district in which the parcel is located.  
 

FINDINGS: Parcel 1 is proposed to be zoned RM, which requires a minimum lot 
area of 9,000 square feet for multi-family development. Parcel 1 is proposed to be 
approximately 1 acre in area. Parcel 2 is zoned CG and is proposed to be 3.38 acres 
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in area. There is no minimum lot size requirements in the CG zone. Staff finds this 
request satisfies this criterion. 
 

2. Section 2.310.03.C. Lot width and depth.  The depth of a lot or parcel shall not be 
more than 3 times the width of the parcel. 
 
FINDINGS: The intent of this provision is to prevent the creation of parcels that 
are unusually deep and narrow, which can be difficult to serve and develop. In 
addition, lot width to depth ratios promote an orderly and efficient development 
pattern and use of property. Parcel 1 is proposed to be approximately 217 feet wide 
and approximately 200 feet depth, which complies with this standard. Parcels 
located in zones where there are no minimum lot size requirements are exempt from 
this requirement. Parcel 2 is zoned CG where there is no minimum lot size, so is 
exempt. Therefore, staff finds this proposal complies with this criterion. 

 
3. Section 2.310.03.G. The side lines of lots, as far as practicable, shall run at right 

angles to the right-of-way line of the adjacent street.  The rear lot line shall be no 
less than ½ the dimension of the front lot line. 

 
 FINDINGS: The intent of this provision is to allow the division of property that 

will result in uniform shaped lots thereby avoiding difficult to develop parcels.  The 
subject property is a rectangular shaped property that will result in dividing the 
parcel into 2 rectangular shaped lots. The proposed lot lines run at right angles and 
the rear lot lines are all uniform with each front line not less than ½ the dimension of 
the front lot line. This development proposal will allow the property to be developed 
consistent with the provisions of the KDC. Therefore, staff finds this request 
satisfies this criterion. 

 
4. Section 2.310.03.H. Utility easements shall be provided on lot area where 

necessary to accommodate public facilities.  Such easements shall have a 
minimum total width as specified in Section 2.302.04 of the Keizer Development 
Code. 

 
FINDINGS: The Public Works Department submitted comments pertaining to 
utility easements and facilities which have been included as conditions for the 
partition approval.  This is a development requirement and shall be placed as a 
condition of approval of this partition application.  Therefore, this request can 
comply with this criterion. 

 
5. Section 2.310.05.C. Street Frontage Improvements.  

 
FINDINGS:  The City has a legitimate governmental interest in assuring the 
development does not cause a public problem of inadequate, unsafe or inefficient 
public transportation facilities or creating dangerous and hazardous traffic 
conditions by ensuring that adequate street improvements are provided at the time 
of development.  If the street frontage of the subject property exceeds 100’ or is 
located along a collector or arterial street (as designated by the City’s 
Transportation System Plan), or extends an existing dedicated right of way, the 
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applicant shall improve the public street upon which it fronts to current public 
standards. In addition, multi-family and commercial development require street 
frontage improvements, even if no partitioning or land use approval is required.  
 
Chemawa Road is improved and no additional improvements are needed along 
the Chemawa Road frontage. Willow Lake Road is currently not improved, so 
street frontage improvements will be required. The Public Works Department 
submitted comments which have been made conditions of approval of this 
application which require frontage improvements along Willow Lake Road. With 
this condition of approval, staff finds this request will comply with this criterion. 
 

D. SECTION 3.107.07.D - IMPROVEMENTS OR DEDICATIONS THAT ARE 
REQUIRED AS A CONDITION OF DEVELOPMENT APPROVAL, IF NOT 
VOLUNTARILY ACCEPTED BY THE APPLICANT, SHALL BE ROUGHLY 
PROPORTIONAL TO THE IMPACT OF THE DEVELOPMENT.   

 
FINDINGS:  The City has a legitimate governmental interest in assuring the 
development does not cause a public problem of inadequate, unsafe and inefficient 
public transportation facilities. This is done by ensuring that adequate streets are 
provided in order to avoid traffic generation that exceeds the street system’s 
carrying capacity. The Keizer Development Code requires that all new development 
make road improvements to bring their road classification up to the road 
classification and construction standards. The legislative adoption of the street 
standards requires road improvements and road construction to be provided by the 
development as it occurs in proportion to its impacts. The functional classification of 
Willow Lake Road is based upon the cumulative traffic impacts from the 
development of properties in the area which will use the streets, and in this case, the 
TSP designates Willow Lake Road as a local street. The existing improvements along 
the frontage of the subject property are inadequate and substandard. The proposed 
development will generate additional traffic (vehicle trips, bicycle, pedestrian) 
which will further strain the already inadequate transportation system in place. 
Therefore, staff finds that any increase in vehicle, bicycle, or pedestrian traffic would 
cause dangerous and/or hazardous traffic conditions. Failure to provide the 
appropriate improvements as outlined in the Keizer Development Code would be 
grounds for denial of the partition. The Keizer Public Works Department submitted 
requirements which have been made conditions of approval regarding the 
improvements necessary. The exact design will be regulated through the public 
construction permit process, as required by the Public Works Department. 
Therefore, staff finds the required improvements are roughly proportional to the 
impact of the development. 
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E. SECTION 3.107.07.E - EACH PARCEL SHALL COMPLY WITH THE 

APPLICABLE REQUIREMENTS WITHIN SECTIONS 2.301 (General 
Provisions); 2.302 (Street Standards); 2.303 (Off-Street Parking and Loading); 2.305 
(Transit Facilities); 2.306 (Storm Drainage); 2.307 (Utility Lines and Facilities); and 
2.309 (Site and Landscaping Design). 
 
1. Section 2.301 General Provisions.   

 
 FINDINGS:  The intent of this provision is to ensure that new development is 

served by adequate public facilities and avoid having the situation where the 
public facilities are inadequate. The Keizer Development Code requires that 
appropriate public facilities be provided and the Public Works Department 
submitted comments which specifically outline the requirements for the provision 
of public facilities to the proposed development. The installation of appropriate 
public facilities will be ensured through the building permit review and approval 
process and will be placed as a condition of partition approval; therefore, staff 
finds this proposal satisfies this criterion.  

 
2.  Section 2.302 Street Standards.   
   

FINDINGS:  Street standards are established to provide for safe, efficient, and 
convenient vehicular movement; adequate access to all proposed developments; 
and to provide adequate area in all public rights-of-way for sidewalks, sanitary 
sewers, storm sewers, water lines, natural gas lines, power lines and other utilities 
commonly and appropriately placed in such rights-of-way. The development site 
fronts Willow Lake Road, and the existing development located on the proposed 
parcel 2 fronts Chemawa Road. Both are existing public street. Chemawa Road is 
improved, but Willow Lake Road lacks appropriate improvements. No 
improvements are required for Chemawa Road, but Willow Lake Road will be 
required to be improved to full city standards. This will be reviewed and approved 
through the public construction permit process as regulated by the Public Works 
Department. Staff finds this request can satisfy this criterion. 
 

3. Section 2.302.03.O Trees Along Public Streets.  

FINDINGS:   Streetscape trees are required along public streets.  Lots measuring 
less than 60 feet in width shall be required to plant one streetscape tree.  Lots 
measuring 60 feet or more in width shall be required to plant two streetscape 
trees.  Trees must be planted within the boundaries of each lot and within 10’ of 
the public improvements.  Parcel 2 is currently developed with a commercial use 
and full frontage improvements, and therefore this criterion is not applicable to 
Parcel 2.  At the time of development of Parcel 1, streetscape trees shall be 
provided along Willow Lake Road. These trees will be required to be shown in 
the landscaping plan required as a part of the building permit review and approval 
process. Staff finds this request can satisfy this criterion. 
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4. Section 2.303 Off-Street Parking and Loading: 

 
FINDINGS:  Section 2.303.06 regulates parking requirements for multi-family 
development. The applicant submitted a site plan that shows they intend to provide 
34 parking spaces to serve the complex. The traffic analysis review prepared by 
DKS engineering provided comments on the site plan indicating that some of the 
parking spaces shown at the end of drive aisles appear problematic and that 
AutoTurn templates should be submitted to the City for review to assure the 
proposed parking is functional. Section 2.306 requires that 1.5 parking spaces per 2-
bedroom unit and 1 parking space per 1-bedroom unit + 1 additional parking space 
for every 10 dwelling units be provided. There are 12 - 2-bedroom units, and 8 – 1-
bedroom units proposed for a total of 20 dwelling units. This requires 28 total 
parking spaces for the proposed development. The applicant’s proposal shows that 
the parking requirements outlined in the development code can be met. At the time 
of development of the multi-family complex, parking requirements will be reviewed 
and approved through the building permit review and approval process. Parking lot 
landscaping will also be required for the multi-family complex and be reviewed and 
approved as a part of the landscaping plan review and approval in conjunction with 
the building permit review and approval. With these conditions, staff finds this 
proposal can comply with this criterion. 
 

5. Section 2.305 Transit Facilities: 
 

FINDINGS:  No transit facilities are proposed with this development. Transit 
service is available nearby on Windsor Island Road and there is transit stop located 
at the intersection of Willow Lake Road and Windsor Island Road. Therefore, this 
criterion met.  

 
6. Section 2.306 Adequate storm drainage shall be available to serve the existing and 

newly created parcels. 
 

FINDINGS:  The intent of this provision is to ensure adequate storm drainage is 
provided, and avoid having runoff from properties becoming a nuisance or 
hindrance to other properties. The applicant provided a preliminary drainage report 
as a part of their application.  
 
The Public Works Department has submitted comments regarding the requirements 
for storm drainage facilities. Prior to final plat approval, a storm drainage plan must 
be designed for the on-site improvements meeting the current design standards. No 
storm water runoff from the new development shall be directed to Chemawa Road 
or Willow Lake Road. Plans for on-site drainage shall be submitted to the Public 
Works Department for approval of the method of disposal of the storm water. Any 
UIC for the storm water proposal will have to be registered with the State of Oregon. 
With these conditions of approval, staff finds this request can satisfy this criterion. 
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7. Section 2.307 – Utility Lines and Facilities: Adequate public facilities shall be 

available to serve the existing and newly created parcels.  

FINDINGS:  The intent of this provision is to allow new development to be 
served by public facilities thereby avoiding the need to connect into private 
systems and avoid any potential groundwater contamination issues.  Public water 
and sewer are available to serve the development.  The Public Works Department 
submitted written requirements that are conditions of this partition approval 
addressing the specific public facility requirements relating to sanitary sewer, 
water, and street and drainage improvements necessary to accommodate the 
development. With these conditions of approval, staff finds that this request 
complies with this criterion. 

8. Section 2.309 Site and landscaping design.   

FINDING:  The applicant will be required to submit a landscaping plan for 
review and approval in conjunction with the building permit review and approval 
process for the proposed multi-family development. Landscaping will be required 
to be provided consistent with the provisions of section 2.309. This will be 
regulated through the building permit process. Screening and buffering methods 
will be required to be employed between the proposed multi-family us and 
adjacent single-family residential property to the west, as well as screening being 
provided between the proposed multi-family development and adjacent 
commercial general use. Section 2.309 also regulates the removal and 
replacement of significant trees. No trees are proposed to be removed with this 
development, and there are no significant trees located in the area proposed for 
development of the multi-family complex. Staff finds with the above-mentioned 
conditions; this request will comply with this criterion. 

    
F. SECTION 3.107.07.F - ADEQUATE PUBLIC FACILITIES SHALL BE AVAILABLE 

TO SERVE THE EXISTING AND NEWLY CREATED PARCELS: 
 

FINDINGS:  The applicant has indicated that public water and sewer are available or can 
be extended to serve the subject property.  As a condition of partition approval, the 
requirements of the Public Works Department regarding public facilities must be adhered 
to as outlined in Exhibit 3 of this report.    This request satisfies this criterion. 

 
 

VII. RECOMMENDATION AND CONDITIONS 
 
The available evidence indicates the proposal complies with the decision criteria.  Staff 
recommends approval of the Comprehensive Plan / Zone Change / Partition subject to the following 
conditions, which shall be completed, including review and approval by the appropriate department, 
prior to the time lines outlined below.  Compliance with the Conditions of Approval shall be the 
sole responsibility of the applicants and/or property owner.  
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General: 
 

1. The Keizer Development Code requires the developer to connect to public utility 
services. The Development Code also requires all utility services to be placed 
below ground. These requirements apply to this request. Further, the developer is 
responsible for all utility connection costs. The City's System Development 
Charges for park development, water system improvements and transportation 
improvements shall be the fee in place at the time of building permit applications.  
These Development charges, as well as those involving the extension of sewer, 
water, and storm drainage, will apply to this request. 
 

2. The Comprehensive Plan Map amendment and Zone Change will be effective upon 
recordation of the partition plat. 

 
3. The development of the property shall comply with all applicable requirements of 

the Keizer Development Code, other applicable City regulations and the building 
requirements of the Marion County Building Inspection Division.  

 
4. The proposed multi-family development on Parcel 1 will be limited to 20 units, as 

proposed, and the building and site design (including landscaping) must comply 
with all provisions of the Keizer Development Code.  

 
Prior to Preliminary Plat Approval: 
 
5. A detailed preliminary plat shall be submitted to the Marion County Surveyor’s Office 

for review.  The Marion County Surveyor’s Office will then submit the preliminary plat 
to Keizer for review.  The Preliminary Plat must be submitted for review prior to 
submittal of a final plat.   

 
a. Parcels ten acres and less must be surveyed. 
b. Per ORS 92.050, plat must be submitted for review.  
c. Checking fee and recording fees required. 
d. A current or updated title report must be submitted at the time of review.  Title 

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

 
The detailed preliminary plat shall include the following provisions: 
 
e. The preliminary plat shall substantially conform to the proposed partition request. 
f. Lots shall comply with all area and dimension requirements for the proposed 

underlying zone.  
g. Include all engineering elements as required by the Department of Public Works 

requirements.  
h. Include a signature line for the City Engineer 
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Prior to Final Plat approval (Mylar): 
 
6. The applicant shall submit a final partitioning plat prepared by a registered professional 

surveyor which conforms to the approved preliminary plat.  Following plat approval, the 
final plat and title transfer instruments accomplishing the property adjustments shall be 
recorded with the Marion County Clerk within 2 years of the date of the final decision. 
The plat shall include all engineering elements as required by the Department of Public 
Works. 

7. The following applicable requirements/conditions of the Public Works Department must 
be met as outlined below: 

GENERAL CONDITIONS 

Access to the property currently is from Chemawa Road N. and Willow Lake Road N.  
After the partition is platted, access to the northerly area, Proposed Parcel 1 will be from 
Willow Lake Road N. and access to the southerly area, proposed Parcel 2 will be from 
Chemawa Road N.                

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) City of Salem approval for local sewer permits will need to be issued prior to 
construction. Street opening permits will be required for any construction within a 
public street.  

b) Connecting to existing sewers that serve the general area will be the responsibility 
of the developer of the property.  Each parcel will be required to have its own 
sanitary sewer service and will be required to connect to an approved public 
sanitary sewer line.    Plans for connection to the sanitary sewer system shall be 
submitted to the City of Keizer and the City of Salem for both parcels and shall be 
permitted by the City of Salem prior to approval of the proposed partition plat.  

c) Appropriate easements will be required for any public sewer mains located within 
the subject property if located outside platted right of ways.  Easements will be 
required for all private sewer lines that cross private properties.  

d) The subject property is 4.306 acres and is located outside the original sanitary 
sewer district, therefore the property is subject to a sanitary sewer acreage fee of 
$7,460 per acre unless the applicant can show that the acreage fee has been paid. 
The total sanitary sewer assessment fee of $32,107.84 for the subject property 
shall be paid prior to the recording of the proposed partition plat.  
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WATER SYSTEM: 

a) An overall plan indicating how water service will be provided to the proposed 
new parcels shall be submitted to the Public Works Department.  The plan shall 
indicate where fire hydrant service is currently located and where any new fire 
hydrants will be located.  Any new required fire hydrants shall be located within 
adequate public easements dedicated to the City of Keizer.  The applicant will be 
required to submit their development plan to the Keizer Fire District for 
determination of where fire hydrants are required.  The District's decision shall be 
forwarded to the Public Works Department for final review.        

b) Each parcel shall have its own water service.  Provisions for connecting any 
future or existing structures to an approved public main shall be a requirement 
prior to the approval of the proposed partition plat.  Location of water meters shall 
be submitted for approval to the Public Works Department. 

STREET AND DRAINAGE IMPROVEMENTS: 

a) Public street improvements will be required for Willow Lake Road. 

b) The Keizer Development Code requires standards for private access easements.  It 
will be the responsibility of the applicant to provide for adequate maintenance 
agreements for any existing or proposed access easements. 

c) The applicant has submitted a Traffic Analysis for the subject application and a 
review from DKS Associates is attached. 

d) A storm drainage plan shall be designed for the on-site improvements meeting the 
current design standards. No storm water runoff from the new development shall 
be directed to Chemawa Road or Willow Lake Road.  When the storm water 
system is designed, the required improvement between the new sidewalk and 
pavement will be determined by the City.  Plans for the on-site drainage shall be 
submitted to the Public Works Department for approval of the method of disposal 
of the storm water. Any UIC for the storm water proposal will have to be 
registered with the State of Oregon. 

OTHER 

a) Construction permits are required by the Public Works Department prior to any 
public facility construction.  

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

e) The Partition Plat shall include a signature line for the City Engineer. 

f) Any existing wells on the subject property shall be abandoned in accordance with 
the Oregon State Water Resources Department. 

Prior To Obtaining Building Permit(s): 
 

8. All required public utility services shall be completed to the satisfaction of the Department 
of Public Works.     

 
9. A landscaping plan must be submitted for review and approval demonstrating compliance 

with landscaping provisions and parking lot landscaping. The plan must show streetscape 
trees along Willow Lake Road. 
 

10. Parking space functionality must be confirmed to the satisfaction of the City Engineer for 
the parking lot layout. AutoTurn templates should be submitted to the City confirming 
proposed parking stalls are functional.  
 

Prior to Obtaining Building Permit Final for the dwelling on Parcel 1: 
 
11. Sight distance must be verified, documented, and stamped by a registered professional Civil 

Engineer licensed in the State of Oregon to assure that buildings, signs, or landscaping does 
not restrict sight distance. 
 

12. The residential address requirements found in the Oregon Uniform Fire Code shall be 
completed as approved by the Keizer Fire District and City of Keizer Planning 
Department.   
 

13. Landscaping shall be provided as required by the approved landscaping plan including street 
trees, parking lot landscaping and screening and buffering to adjacent uses. 
 

14. Applicant or any contractors building on the parcel shall comply with all applicable city 
regulations regarding noise, dust times of construction, etc. 
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COMPREHANSIVE PLAN MAP AMENDMENT/ZONE CHANGE/ PARTITION CASE NO. 
2023-16 
APPLICANT – BAKUS INVESTMENTS, LLC 
ADDRESS – 1141 CHEMAWA ROAD N 
 
PUBLIC WORKS DEPARTMENT CONDITIONS AND REQUIREMENTS  
 
GENERAL CONDITIONS 
 
Access to the property currently is from Chemawa Road N. and Willow Lake Road N.  
After the partition is platted, access to the northerly area, Proposed Parcel 1 will be from 
Willow Lake Road N. and access to the southerly area, proposed Parcel 2 will be from 
Chemawa Road N.     
   
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.) City of Salem approval for local sewer permits will need to be issued prior to 

construction.  Street opening permits will be required for any construction within a 
public street.  

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

of the developer of the property.  Each parcel will be required to have its own 
sanitary sewer service and will be required to connect to an approved public 
sanitary sewer line.    Plans for connection to the sanitary sewer system shall be 
submitted to the City of Keizer and the City of Salem for both parcels and shall be 
permitted by the City of Salem prior to approval of the proposed partition plat.  

  
c.) Appropriate easements will be required for any public sewer mains located within 

the subject property if located outside platted right of ways.  Easements will be 
required for all private sewer lines that cross private properties.   

   
d.) The subject property is 4.306 acres and is located outside the original sanitary 

sewer district, therefore the property is subject to a sanitary sewer acreage fee of 
$7,460 per acre unless the applicant can show that the acreage fee has been paid. 
The total sanitary sewer assessment fee of $32,107.84 for the subject property 
shall be paid prior to the recording of the proposed partition plat. 

   
WATER SYSTEM: 
 
a.) An overall plan indicating how water service will be provided to the proposed new 

parcels shall be submitted to the Public Works Department.  The plan shall indicate 
where fire hydrant service is currently located and where any new fire hydrants will 
be located.  Any new required fire hydrants shall be located within adequate public 
easements dedicated to the City of Keizer.  The applicant will be required to submit 
their development plan to the Keizer Fire District for determination of where fire 
hydrants are required.  The District's decision shall be forwarded to the Public 
Works Department for final review.   
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b.)       Each parcel shall have its own water service.  Provisions for connecting any future 

or existing structures to an approved public main shall be a requirement prior to 
the approval of the proposed partition plat.  Location of water meters shall be 
submitted for approval to the Public Works Department.    

 
  
STREET AND DRAINAGE IMPROVEMENTS: 
 
a.) Public street improvements will be required for Willow Lake Road.       
 
b.) The Keizer Development Code requires standards for private access easements.  

It will be the responsibility of the applicant to provide for adequate maintenance 
agreements for any existing or proposed access easements.   

 
c.) The applicant has submitted a Traffic Analysis for the subject application and a 

review from DKS Associates is attached.   
 
d.) A storm drainage plan shall be designed for the on-site improvements meeting the 

current design standards. No storm water runoff from the new development shall 
be directed to Chemawa Road or Willow Lake Road.  When the storm water 
system is designed, the required improvement between the new sidewalk and 
pavement will be determined by the City.  Plans for the on-site drainage shall be 
submitted to the Public Works Department for approval of the method of disposal 
of the storm water. Any UIC for the storm water proposal will have to be registered 
with the State of Oregon.    

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

public facility construction.  
 
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.)       The Partition Plat shall include a signature line for the City Engineer. 
 
f.) Any existing wells on the subject property shall be abandoned in accordance with 

the Oregon State Water Resources Department requirements. 
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TRAFFIC ANALYSIS REVIEW 

DATE:  October 18, 2023 

TO:  Shane Witham | City of Keizer 
Richard Walker | AKS Engineering 

FROM:  Scott Mansur, P.E., PTOE, RSP1 | DKS Associates 
Jenna Bogert, P.E. | DKS Associates 

SUBJECT:  Keizer 1141 Chemawa Road Zone Change and Partition  
Traffic Analysis Review 

Project #P24419-000
 

COMMENTS 

This memorandum summarizes the review comments provided by DKS for the Zone Change 
Request Traffic Analysis (dated May 25, 2023) prepared by Enloe Consulting for the property 
located at 1141 Chemawa Rd N in Keizer. The comments are provided below.  

 DKS agrees with the reasonable worst case trip generation analysis. As shown in the Enloe 
Consulting analysis, the proposed zone change would result in a “down-zone” going from 
General-Commercial to Medium Density Residential. 

 Based on the reduction in AM peak hour, PM peak hour, and daily project trips expected 
from the proposed zone change, the applicant’s plan does not result and a significant effect 
since it is consistent with transportation assumptions in the City of Keizer Transportation 
System Plan (OAR Division 12, section 660-012-0060 of the Transportation Planning Rule). 

This memorandum also provides comments related to the site’s development plan.  

 The site plan shows sidewalk along the project frontage with ADA curb ramps at the 
intersection with Bobbi Court. Sidewalk and street improvements should be constructed 
along the project frontage consistent with City design standards. 

 The proposed project access is aligned with Bobbie Court which is consistent with City 
standards.  

 ADA ramps are shown at the ends of the project frontage. They are not located at 
intersections and therefore should be removed.  

 Parking spaces at the end of the drive aisles appear problematic for standard backing 
maneuvers. AutoTurn templates should be submitted to the City confirming the proposed 
parking stalls are functional as shown.  
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 The applicants’ traffic study does not provide details related to whether sight distance 
requirements are met at the proposed project access. The following condition of approval 
should be added to the development.  

o Condition of Approval: Prior to occupancy, sight distance at any existing or 
proposed driveways will need to be verified, documented, and stamped by a 
registered professional Civil Engineer licensed in the State of Oregon to assure that 
buildings, signs, or landscaping does not restrict sight distance. 

 

Please let us know if you have any questions or comments. 
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Comments must be submitted in writing and received in our office by 5:00 pm on October 17,
2023.

Send comments or questions to:

X

David Fridenmaker

Salem-Keizer Public Schools

503-315-0232 fridenmaker_david@salkeiz.k12.or.us
2450 Lancaster Drive NE, PO Box 12024
10/18/23
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October 18, 2023 
 
Dina Horner, Planner 
Keizer Community Development Department 
P.O. Box 21000 
Keizer, OR 97307-1000 
 
RE:  Land Use Activity Case No. CPC-ZC-PAR2023-16, 1141 Chemawa Rd N 
 
The City of Keizer issued a Request for Comments for a Land Use Case as referenced above.  
Please find below comments on the impact of the proposed land use change on the Salem-Keizer 
School District.  
 
IDENTIFICATION OF SCHOOLS SERVING THE SUBJECT PROPERTY 
The School District has established geographical school attendance areas for each school known 
as school boundaries.  Students residing in any residence within that boundary are assigned to the 
school identified to serve that area.  There are three school levels, elementary school serving 
kindergarten thru fifth grade, middle school serving sixth thru eighth grade, and high school 
serving ninth thru twelfth grade. .  The schools identified to serve the subject property are:  
 

School Name School Type Grades Served 
Keizer Elementary K thru 5 
Claggett Creek Middle 6 thru 8 
McNary High 9 thru 12 

Table 1 

SCHOOL CAPACITY & CURRENT ENROLLMENT 
The School District has established school capacities which are the number of students that a 
particular school is designed to serve.  Capacities can change based on class size.  School 
capacities are established by taking into account core infrastructure (gymnasium, cafeteria, 
library, etc.) counting the number of classrooms and multiplying by the number of students that 
each classroom will serve.  A more detailed explanation of school capacity can be found in the 
School District’s adopted Facility Plan.   
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School Name School Type School 

Enrollment 
School Design 

Capacity 
Enroll./Capacity 

Ratio 
Keizer Elementary 532 711 75% 
Claggett Creek Middle 760 969 78% 
McNary High 2,018 2,200 92% 

Table 2 

POTENTIAL ADDITIONAL STUDENTS IN BOUNDARY AREA RESULTING FROM 
APPROVAL OF LAND USE CASE 
The School District anticipates the number of students that may reside at the proposed 
development based on the housing type, single family (SF), duplex/triplex/four-plex (DU), multi-
family (MF) and mobile home park (MHP).  The School District commissioned a study by the 
Mid-Willamette Valley Council of Governments in 2021 to determine an estimate of students per 
residence, for the Salem-Keizer area, in each of the four housing types.  Since the results are 
averages, the actual number of students in any given housing type will vary.    The table below 
represents the resulting estimates for the subject property: 
 

School Type Qty. of New 
Residences 

Housing Type Average Qty. of 
Students per 

Residence 

Total New 
Students 

Elementary 
20 MF 

0.164 3 
Middle 0.085 2 
High 0.096 2 

Table 3 

POTENTIAL EFFECT OF THIS DEVELOPMENT ON SCHOOL ENROLLMENT 
To determine the impact of the new residential development on school enrollment, the School 
District compares the school capacity to the current enrollment plus estimates of potential 
additional students resulting from land use cases over the previous two calendar years.  A ratio of 
the existing and new students is then compared with the school design capacity and expressed as 
a percentage to show how much of the school capacity may be used. 
 

School Name School 
Type 

School 
Enrollment 

New 
Students 

During 
Past 2 yrs 

New 
Student 

from 
this Case 

Total 
New 

Students 

School 
Design 

Cap. 

Enroll. 
/Cap. 
Ratio 

Keizer Elem. 532 1 3 4 711 75% 
Claggett Creek Mid. 760 19 2 21 969 81% 
McNary High 2,018 37 2 39 2,200 94% 

Table 4 

ESTIMATE OF THE EFFECT ON INFRASTRUCTURE – IDENTIFICATION OF 
WALK ZONES AND SCHOOL TRANSPORTATION SERVICE 
Civic infrastructure needed to provide connectivity between the new residential development and 
the schools serving the new development will generally require roads, sidewalks and bicycle 
lanes.  When developing within one mile of school(s), adequate pathways to the school should be 
provided that would have raised sidewalks.  If there are a large number of students walking, the 
sidewalks should be wider to accommodate the number of students that would be traveling the 
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path at the same time.  Bike lanes should be included, crosswalks with flashing lights and signs 
where appropriate, traffic signals to allow for safe crossings at busy intersections, and any 
easements that would allow students to travel through neighborhoods.  If the development is 
farther than one mile away from any school, provide bus pullouts and a covered shelter (like 
those provided by the transit district).  Locate in collaboration with the District at a reasonable 
distance away from an intersection for buses if the distance is greater than ½ mile from the main 
road. If the distance is less than a ½ mile then raised sidewalks should be provided with stop 
signs where students would cross intersections within the development as access to the bus stop 
on the main road. Following is an identification, for the new development location, that the 
development is either located in a school walk zone or is eligible for school transportation 
services. 
 

School Name School Type Walk Zone or Eligible for School Transportation 
Keizer Elementary Walk Zone 
Claggett Creek Middle Eligible for School Transportation 
McNary High Walk Zone 

Table 5 

ESTIMATE OF NEW SCHOOL CONSTRUCTION NEEDED TO SERVE 
DEVELOPMENT 
The School District estimates the cost of constructing new school facilities to serve our 
community.  The costs of new school construction is estimated using the Rider Levett Bucknall 
(RLB) North America Quarterly Construction Cost Report and building area per student from 
Cornerstone Management Group, Inc. estimates.  The costs to construct school facilities to serve 
the proposed development are in the following table. 
 

School Type Number of 
Students  

Estimate of Facility 
Cost Per Student* 

Total Cost of Facilities 
for Proposed 

Development* 
Elementary 3 $86,190 $258,570 
Middle 2 $92,235 $184,470 
High 2 $98,280 $196,560 
TOTAL   $639,600 

Table 6 
*Estimates based on average of  Indicative Construction Costs from “RLB Construction Cost Report North America Q4 2022” 
 
      
 
Sincerely, 
 
 
 
David Fridenmaker 
Business and Support Services 
 
c: Robert Silva, Chief Operations Officer, David Hughes, Director of Operations & Logistics, T.J. 
Crockett, Director of Transportation 
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    Marion County Surveyor’s Office 
             Page 1 of 2 
 
Comments on Planning Action: ___Keizer CPMA-ZC-Partition 2023-16____  
 
Date_10_/_03_/_2023_           Person Commenting __ Kent Inman_____________ 
 
Subdivision: 
      
   ____ 1. Subdivision name must be approved per ORS 92.090. 
 
   ____ 2. Must be surveyed and platted per ORS 92.050. 
 
   ____ 3. Subdivision plat must be submitted for review. 
 
   ____ 4. Checking fee and recording fees required. 
 
   ____ 5. Per ORS 92.065 - Remaining monumentation bond may be required if some of the plat 

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

 
   ____ 6. A current or updated title report must be submitted at the time of review. 
  Title reports shall be no more than 15 days old at the time of approval of the plat by the 

Surveyor’s Office, which may require additional updated reports. 
 
Partition: 
 
   ____ 1. Per ORS 92.055 – Parcels over 10 acres can be unsurveyed. 
 
   __X__ 2. Parcels ten acres and less must be surveyed. 
 
   __X__ 3.           Per ORS 92.050, plat must be submitted for review. 
 
   __X__ 4.          Checking fee and recording fees required. 
 
   __X__ 5.          A current or updated title report must be submitted at the time of review. 
  Title reports shall be no more than 15 days old at the time of approval of the plat by the 

Surveyor’s Office, which may require additional updated reports. 
 

Property Line Adjustment: 
 
   
   ____ 1. The adjusted line must be surveyed and monumented per ORS 92.060 (7). 
 
 
   ____ 2. Survey checking fee required at the time of review. 
 
   
(See Page 2 for additional comments) 
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Marion County Surveyor’s Office Comments on Planning Action 
                 Page 2 of 2 
 
Property Line Adjustment (continued): 
 
  ____4. Property line adjustment deeds shall be recorded with the Marion County Clerk’s Office. 

Per ORS 92.190 (4): The deed shall contain the names of the parties, the description of 
the adjusted line, references to original recorded documents and signatures of all parties 
with proper acknowledgment.  

    
 

____5. A re-plat (in the form of a partition plat) is required, due to the adjustment of a 
partition plat parcel line or subdivision lot line.  A property line adjustment deed for the 
area being transferred shall be recorded with the Marion County Clerk’s Office.  As per 
ORS 92.190 (4): The deed shall contain the names of the parties, the description of the 
adjusted line, references to original recorded documents and signatures of all parties with 
proper acknowledgment. 

 
 The deeds conveying the re-platted parcels shall be recorded after the recording  

of the re-plat. 
 
Re-plat:  (Re-configuration of lots or parcels and public easements within a recorded plat)  
 
 ____1. Must comply with all provisions per ORS 92.185 (6)  
 
 ____2. Must be surveyed and platted per ORS 92.050, and the plat submitted for review. 
 
 ____3. Checking fee and recording fees required. 
 
 ____4. A current or updated title report must be submitted at the time of review. 
 
 ____5. The portion of the subdivision or partition plat proposed for replatting contains utility easement(s) 

that will need to be addressed.  Per ORS 92.185 (4), when a utility easement is proposed to be 
realigned, reduced in width or omitted by a replat, all affected utility companies or public 
agencies shall be notified, consistent with a governing body’s notice to owners of property 
contiguous to the proposed plat.  Any utility company that desires to maintain an easement 
subject to vacation must notify the governing body in writing within 14 days of the mailing or 
other service of the notice. 

   
 
Other comments specific to this Planning Action:  
 
 
 
 
 
 
 
 
 
 
 
 
 
G:\SURVEY\Checking\Planning Action Comments\Plan_Action.docx 
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DATE:   October 3, 2023 
CASE: Comprehensive	Plan	Map	Amendment/Zone	Change/Partition	Case	2023‐16 
 
The Planning Division is soliciting comments you may wish to have considered in the City’s review of 
the above land use case.  Application materials area attached. 
 
Comments	must	be	submitted	in	writing	and	received	in	our	office	by	5:00	pm	on	October	17,	
2023.			If we do not receive a response by the end of the comment period, we will assume you have no 
concerns. 
 
Send	comments	or	questions	to:	
Dina Horner, Assistant Planner 
Email: Hornerd@keizer.org Phone: (503) 856-3442 
City of Keizer Planning Division 
930 Chemawa Rd NE, Keizer OR 97303 
 
REQUEST: The applicant is requesting to divide an existing parcel of 4.38 acres into two parcels 

comprised of approximately 1-acre (Parcel 1) and approximately 3.38 acres (Parcel 2).   
The proposal also includes rezoning Parcel 1 from Commercial General (CG) to Medium 
Density Residential (RM) and changing the Comprehensive Plan designation from 
Commercial (C) to Medium-High Density Residential (MHDR). The property is located at 
1141 Chemawa Road N and has frontage on both Chemawa Rd N and Willow Lake Rd N.  
Parcel 1 is planned for a 2-building, 20-unit multi-family development. The property is 
located at 1141 Chemawa (073W03BA02100). 

 
APPLICANT: Backus Ivestmens LLC 
ZONE:  Commercial General (CG) 
 
PLEASE CHECK THE APPROPRIATE ITEMS: 
 
  Our agency reviewed the proposal and determined we have no comment. 

  Our agency would like to receive a copy of the staff decision/report and notice of any public 
hearings in this case. 

  Our comments are in the attached letter. 

  Our Agency's comments are:          

              

              

              

Name:            

Agency:           

Phone:      Email:      

Address:           

Date:            

REQUEST FOR COMMENTS 

X

There are City of Salem sewer mains located in Willow Lake Road N and Chemawa Road N. Any
proposed sewer connections will require City of Salem construction permits in accordance with the
Salem Revised Code, the Public Works Design Standards, and Standard Construction Specifications.
Permits will not be issued by the City of Salem Permit Application Center until all construction plans
have been approved by the Public Works Department. 

Laurel Christian, Planner II

City of Salem Public Works Department 

503-588-2111 ext.7445                           lchristian@cityofsalem.net

555 Liberty Street SE, Salem, OR 97301

October 5, 2023

Comprehensive Plan Map Amendment/Zone Change/Partition Case 2023-16 Page 43 of 43

HornerD
Typewritten Text
EXHIBIT 7


	II. APPLICATION SUMMARY
	III.  COMMENTS
	IV.  FINDINGS AND CONCLUSIONS FOR
	COMPREHENSIVE PLAN MAP AMENDMENT
	The following discussion affects the property located at 4995 Rickman Road.  The decision criteria for Comprehensive Plan Map Amendments are found in Section 3.109 of the Keizer Development Code.  The specific criteria and the related findings are set...
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	b) The Keizer Development Code requires standards for private access easements.  It will be the responsibility of the applicant to provide for adequate maintenance agreements for any existing or proposed access easements.
	c) The applicant has submitted a Traffic Analysis for the subject application and a review from DKS Associates is attached.
	d) A storm drainage plan shall be designed for the on-site improvements meeting the current design standards. No storm water runoff from the new development shall be directed to Chemawa Road or Willow Lake Road.  When the storm water system is designe...
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	UGENERAL CONDITIONS
	SANITARY SEWERS:
	WATER SYSTEM:
	a.) Public street improvements will be required for Willow Lake Road.
	b.) The Keizer Development Code requires standards for private access easements.  It will be the responsibility of the applicant to provide for adequate maintenance agreements for any existing or proposed access easements.
	c.) The applicant has submitted a Traffic Analysis for the subject application and a review from DKS Associates is attached.
	d.) A storm drainage plan shall be designed for the on-site improvements meeting the current design standards. No storm water runoff from the new development shall be directed to Chemawa Road or Willow Lake Road.  When the storm water system is design...
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	c.) The applicant has submitted a Traffic Analysis for the subject application and a review from DKS Associates is attached.
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