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CITY COUNCIL, CITY OF KEIZER, STATE OF OREGON
ORDER

IN THE MATTER OF THE APPLICATION OF CHEMAWA
STATION LLC FOR APPROVAIL OF THE KEIZER
STATION MASTER PLAN . AMENDMENT/MAJOR
VARIANCE (AREA D - KEIZER STATION); REPEAL OF
ORDER IN THE APPLICATION OF CHEMAWA STATION
LLC ADOPTED NOVEMBER 1, 2004

The City of Keizer orders as follows:

Section 1. THE APPLICATION. This matter comes before the Keizer City
Council on the application of Chemawa Station LI.C for a master plan amendment/major
variance for the Keizer Station Plan — Area D.

Section 2. JURISDICTION. The land in question in this Order is within the city

limits of the City of Keizer. The City Council is the governing body for the City of
Keizer. As the governing body, the City Council has the authority to make final land
use decisions concerning land within the city limits of the City of Keizer.

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

the Keizer City Council on August 3, 2020. The following persons either appeared at the
City Council hearing or provided written testimony on the application before the
Council:

1. Shane Witham, Interim Community Development Director
2. Alan Roodhouse, Applicant Representative
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1 3. Stacia Hernandez, Applicant Representative
2 4, Dan McQue — Applicant Representative
3 3. Michael DeBlasi
é Section 4. EVIDENCE., Evidence before the City Council in this matter is
6 summarized in Exhibit "A" attached.
7 Section 5. OBJECTIONS. No formal objections have been raised as to notice,
8  jurisdiction, alleged conflicts of interest, evidence presented or testimony taken at the
9  hearing.
10 Section 6, CRITERIA AND STANDARDS. The criteria and standards relevant
11  to the decision in this matter are set forth in Exhibit "B" attached.
12 Section 7. FACTS. The facts before the City Council in this matter are set forth
13 in Exhibit "C" attached.
14 Section 8. JUSTIFICATION. Justification for the City Council's decision in this
15  matter is explained in Exhibit "D" attached.
16 Section 9. ACTION. The decision of the City Council is set forth in Exhibit "E"
17  attached.
18 Section 10. FINAL DETERMINATION. This Order is the final determination in
19  this matter.
20
21
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Section 11. EFFECTIVE DATE. This Order shall take effect immediately upon

its passage.

Section 12. CONDITIONAL REPEAL OF PREVIOUS MASTER PLAN
ORDER. The intent of the City Council is that this Order, when fully effective and final,
replace previous Keizer Station Plan — Area D Master Plan Order. The following Order
shall be repealed in its entirety:

1. Order in the Matter of the Application of Chemawa Station LL.C for Approval of
the Keizer Station Master Plan (Area D-Commerce Center) and Major Variance (Master
Plan/Major Variance Case No. 2004-38) dated November 1, 2004.

Note that the repeal of the above Order is conditioned on this Order being fully upheld
upon appeal, if any.

Section 13. APPEAL. A party aggrieved by the final determination in a
proceeding f;)r a discretionary permit or a zone change may have it reviewed under ORS

197.830 to ORS 197.834.

PASSED this _ 8th  day of September 2020,

SIGNED this _ 8t day of September , 2020.

City }zcorder E
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EXHIBIT "A"
Evidence

Official notice has been taken of the reports and record in this matter,
including the application and exhibits contained therein.

City Attorney Johnson read the statutory warning regarding quasi-judicial
hearings. Councilor Smith announced that her daughter is a registered Grand Ronde
tribal member. There were no other declarations or questions on statutory issues.

Interim Community Development Director Shane Witham then summarized
the site plan and condition changes and his staff report and fielded questions
regarding water detention, landscaping and setbacks.

Michael DeBlasi, Keizer, suggested that tree plantings be increased in the
parking areas and that the interior intersection in the jug handle be changed to a
roundabout that could be an amenity instead of just an intersection.

Mr. Witham responded that the tree requirement for this area is 20% higher
than normal. Public Works Director Bill Lawyer added that he would not recommend
a roundabout at this location because of its proximity to Chemawa Road traffic.

Alan Roodhouse, President of RPS Development Company, Stacia
Hernandez, Chief of Staff for the Confederated Tribes of the Grand Ronde and Dan
McQue from the Confederated Tribes of Siletz indicated they were available to
answer any questions. There were no questions.

With no further testimony Mayor Clark closed the Public Hearing and the
record.
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EXHIBIT "B"

Criteria and Standards

[Note: All criteria are listed for the original Master Plan approval
(2004). Some criteria are not applicable to the 2020 Master Plan
amendment. See Exhibit “C-1” — Supplemental Findings.]

The criteria and standards reviewed in this case are found in the Keizer

Development Code (KDC) and the Keizer Station Plan. The specific criteria are set

forth below:

1. KDC 2.113 (Industrial Business Park).

2. KDC 2.125 (Activity Center Overlay Zong).
3. KDC 2.202 (General Exceptions).

4. KDC 2.302 (Street Standards).

5. KDC 2.303 (Off-Street Parking and Loading).
6. KDC 2.305 (Transit Facilities).

7. KDC 2.306 (Storm Drainage).

8. KDC 2.307 (Utility Lines and Facilities).

9. KDC 2.308 (Signs).

10.  KDC 2.309 (Site and Landscaping Design).
11.  KDC 2.312 (Yard and Lot Standards).

12.  KDC 2.315 (Development Standards).

13.  KDC 2.419 (Service Stations).

14. KDC 3.105 (Variances).

15.  KDC 3.113 (KSP Master Plan Review).
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16.  Keizer Station Master Plan.

No other specific criteria and standards were identified at the hearing,.
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EXHOIBIT "C"
Facts

[Note: These Findings have incorporated Findings from the 2004 Master Plan
Order. New or revised Findings are marked with an asterisk (*). Sec also
Supplemental Findings at the end of this Exhibit. If there is any inconsistency
between the original Findings and the Supplemental Findings, the
Supplemental Findings shall control. ]

FINDINGS: GENERAL

1.  The applicant is Chemawa Station LLC, The subject property is owned by the
Confederated Tribes of the Siletz Indians and the Confederated 1ribes of Grand Ronde.

*2.  The applicant’s agent is Alan Roodhouse.

3.  The subject property is Arca D (Commerce Center) of the Keizer Station Plan which is
located at the Chemawa/Interstate 5 interchange. The subject property is identified on
Marion County Tax Assessor’s Map as Township 6 south Range 3 West; Section 36D, Lot
#00400.

4.  The subject property contains approximately 15.68 acres.

5.  The subject property is designated Campus Light Industrial on the Comprehensive
Plan Map and is zoned IBP (Industrial Business Park).

6.  Public water is available to the subject site. Public sanitary sewer service will be
available north of the subject site upon construction of a sewer trunk line through Area A of
the Keizer Station Plan. Public bus transit is provided by Salem Area Transit with Route
numbers 4 and 9 currently serving the intersection of Lockhaven and McLeod. Route
number 4 services the School for the Deaf, Cherriots Administrative Office, Keizer, and
Whitaker Middle School.

7.  The subject property is bordered on the north by Chemawa Rd, Interstate 5 (I-5) and
Salem Parkway on ramp to the east, the Portland and Western Railroad to the west, and the
Salem Parkway to the south. Residential properties, a church, and the Keizer Little League
Fields are located across Ridge Dr NE on the west side of the railroad tracks. The proposed
Keizer Station Village Center (Area A) is located across Chemawa Rd to the north of the
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site. The surrounding properties are zoned MU (Mixed Use) and P (Public) to the west, and
EG (Employment General) to the north. Interstate 5 (I-5) and the Salem Parkway border the
south and east sides of the property.

*8.  The proposed amendment and variance request affects only the property located on the
internal (north) portion of the “jug handle” of Ulali Drive. The existing area outside (south)
of the jug handle of Ulali Drive remains unchanged. This amendment will modify the
previously approved site plan by changing the location and number of buildings, overall
parking lot layout, and landscaping features and amenities located within the internal portion
of the jug handle. In addition, a Major Variance is requested to allow a setback reduction for
buildings and parking lot areas adjacent to the north side of Ulali Drive, which is consistent
with previously approved Master Plan/Major Variance Case 2004-38. The Major Variance
request is only necessary due to the fact the approval timeframe has lapsed. No other
changes are proposed.

9.  The internal street system allows for vehicular travel within the site as well as
providing access to and from major arterial streets to the north (Chemawa Road), and access
to the Keizer Station Village Center to the north.

10. Internal streets will have landscaping with tree lined streets and low-impact street
lighting. All streets are proposed with bicycle lanes in each direction and pedestrian
sidewalks, separated from the street with a five-foot landscape buffer. As a result of safety
concerns, certain specific areas do not have sidewalks on one side. Sidewalk widths vary
between 6, 8 and 12 feet for multi use. The proposed “Loop” road is the only public through
street.

Il. A system of internal pedestrian walkways to building structures is proposed.

12.  Water service will be provided by a connection to a new reservoir south of Chemawa
Road NE as well as connection to the existing water mains in Tepper Lane and Lockhaven
Drive. The public water system will be constructed within the realigned Radiant Drive and
the right of ways for roads A, B and C in Area A, and within dedicated public right of ways
or easement. Fire hydrants will be spaced between 250 and 500 feet to any point on the
buildings.
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13, Sanitary sewer service will be provided through a connection to the existing 21-inch
sewer main at the intersection of existing Radiant Drive and Tepper Lane at the existing ball
field entrance. The public sewer main will be extended through Area A as development of
that area proceeds. The sanitary sewer trunk will be extended to the north property line of
the subject property.

14.  Storm drainage facilities will be provided in Area A within the public roadway system
for collection and conveyance of runoff from development in the area. The project area is
identified as a critical drainage basin, requiring higher runoff control standards. Area D
will be required to provide water quality treatment and detention of its storm water runoff,

15.  Landscaping is being provided to meet zone and Keizer Station Plan requirements as
well as providing additional amenities such as plaza areas, water features and terraces.

*16. The Keizer Public Works Department, Keizer Fire District, City of Salem Public
Works Department, Portland General Electric, Salem-Keizer School District, Marion County
Surveyor’s Office, Keizer Police Department, the Salem Transit District and Oregon
Depariment of Transportation have submitted comments to the approved Master Plan/Major
Variance Case 2004-38. The Keizer Public Works Department has submitted comments to
the proposed amendment application.

*17. This is the first amendment to the approved Area D Master Plan. This Master Plan
amendment is subject to a Type II-B procedure (KDC 3.101.02), which includes a public
hearing and decision by the City Council.

FINDINGS: MASTER PLAN

18. The review criteria for the Keizer Station Master Plan and amendment are listed in
Section 3.113.04 and 3.113.06 of the Keizer Development Code (KDC). The criteria and
findings are listed below:

A The master plan shall meet the purpose and obiectives identified in the Keizer
Station Design Plan. KDC 3.113.04(A).

1. Purpose: Area D (15 acres) is proposed to have a mix of industrial
uses. Key issues that will need to be considered as Area D develops
include:

. Location and design of transportation facilitics;
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. Traffic operations at the Chemawa Interchange; and

J Physical constraints (e.g. power lines, utility easements and rail
right-of-way) that will influence the amount of buildable land
and building locations.

2. Objectives: Development in Area D will be focused on achicving the
following objectives:

. A Source of Employment Opportunities; and
J Protect Traffic Operations

*FINDINGS: The proposed development with this 2020 amendment in Area
D includes approximately 148,200 square feet of floor area offering a
combination of office/industrial (103,415 square feet) and flexible space uses
defined as restaurant, gas stations and retail areas, (44,785 square feet) as
specified in the IBP zone (discussed later in this report). The proposed mix of
uses on the site will clearly provide new and varied employment opportunities.
[2020 adjusted square footage.]

The applicant’s traffic consultant, City staff, the City’s traffic engineer, and the
City’s engineer have evaluated the impact of this development on the
transportation system. ODOT has indicated preliminary approval. The street
design is based upon the input from traffic and transportation planning
professionals from each of these parties.

The buildings and improvements are located so as to keep existing easement
areas clear of inappropriate development.

The proposal indicates that the project will be completed in two phases with all
of the office/industrial floor space construction in the 2™ phase.

The master plan shall meet the following standards as identified in the Keizer
Station Plan in addition to standards within applicable zones:

Design standards
Transportation system standards
Utility standards

Parking standards

Landscape standards

bt nanll e Sl
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It a conflict exists between standards within the Keizer Station Plan and the
Keizer Development Code, the Keizer Station Plan standards shall be applied.
KDC 3.113.04(B).

1. Design Standards

A. Development Standards: KDC Section 2.315 Development
Standards requires new development to apply for Development Review
and to comply with standards identified in KDC Section 2.315.08.
These standards are intended to be objective and to serve as a guide to
designers of developments during the building permit approval
process. A building permit shall be issued when the proposal:

1. Is consistent with the Development Standards of KDC
Section 2.315; and

2. Is in substantial conformity to the approved Master
Plan.

Modification of a building permit application, which is not in
substantial conformity with the Development Standards or the
approved Master Plan, may be approved by the City Council under
KDC Section 2.315.08.

B. Other Design Standards: Design standards within the
underlying zone, Industrial Business Park - Section 2.113 shall apply.

FINDINGS: Compliance with the standards outlined in the KDC will be
achieved through the building permit process. The applicant’s proposal shows
substantial conformance with these standards.

2. Transportation system standards
The extension of transportation facilities through Areca D is a key element, not

only to the transportation system but also to the visual quality of the center.
Accordingly, the following design features shall apply to Radiant Drive:
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A, Transportation facilities may be established to bisect Area D to
provide a landscaped entry into Area D and Area A - Village activities.

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

FINDINGS: The applicant’s traffic engineer has designed the transportation
system to accommodate the traffic needs of Area D and of the Village Center
to the north. The overall transportation system is interdependent and the loop
road in Area D also serves as support to that system. The applicant’s proposal
indicates compliance with these standards, however final construction plans of
the transportation system will be reviewed at the time of permit application to
insure compliance with these standards.

3. Utility Standards

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

A. All utilities located adjacent to transportation facilities
connecting to Radiant Drive shall be located underground.

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

FINDINGS: The applicant's proposal indicates compliance with these
requirements,

4, Parking Standards

The development shall be required to adhere to the parking standards as
outlined in the Keizer Development Code, in the underlying zone and in
Section 2.303.
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FINDINGS: The applicant’s proposal indicates compliance with these
requirements.

5. Landscape standards

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

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

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

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

FINDINGS: The applicant has submitted a landscaping plan for the entire
area. The proposal does not adequately address the requirement for a
coordinated landscaping plan for the frontage along I-5. The applicant will be
required to demonstrate a design which coordinates the landscape design along
the I-5/Salem Parkway and shall be a condition of approval.

19. IBP (Industrial Business Park) Zoning Requirements. The applicable zone within the
subject site is Industrial Business Park (IBP). Section 2.113.02 identifies the various uses
allowed and Section 2.113.05 defines the development standards of the IBP zone.

KDC 2.113.02 identifics the use requirements for the IBP zone, including the
permitted uses and how “Flexible Space Uses” are to be developed.
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A. Flexible Space Uses

1. The following uses, when restricted, developed, and conducted as
required in subsection 2 below, are permitted in the IBP district

a. Food Stores (54).
b. Apparel and Accessory Stores (56).
c. Furniture, Home Furnishings and Equipment Stores (57).
d. Miscellaneous Retail; BUT EXCLUDING used merchandise
stores (59).
€. Business Services.
f. Miscellaneous Repair Services.
2. In the Keizer Station Plan where Flexible Space uses are to be

developed within the IBP district, the following development limits apply;

a. No single building shall be more than 25,000 square feet in
area, with no more than 10,000 square feet to be utilized for any
individual use listed in subsection (1)(a)-(d).
b. The aggregate floor area for uses devoted to food stores (54),
apparel and accessory stores (56), furniture, home furnishings, and
equipment stores (57), and miscellaneous retail (59) shall not exceed
two percent of the total land area in the IBP district. “IBP district” is
defined as IBP zoned property within the Keizer Station, including any
internal public streets. In no case shall each contiguously zoned IBP
district within the Keizer Station exceed 32,400 square feet of Flexible
Use Space as set forth in subsections 1 (a) through (d).
C. The area developed in all flexible space uses shall in the
aggregate not exceed 30 percent of the gross arca of the IBP district.
d. Any outdoor storage arca shall:
1. Be no more than 3,000 square feet per building and
shall not be aggregated with the storage of another building;
il. Be enclosed with a sight-obscuring fence or wall;
iil. Have at least one side conterminous with the building
that it serves;
iv. Have no opening within fifty feet and visible from any
property boundary; and
V. Meet the other applicable requirements of this
ordinance.
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e. Loading doors shall have no opening within seventy five feet
and visible from any street or property boundary.

f. Buildings fronting a street and within fifty feet of an abutting
property shall have glass frontage not less than thirty-five percent of
the area of the street front wall.

g. All buildings shall be capable of development as flexible
industrial space.

FINDINGS: While specific uses are not yet determined, the applicant’s
proposal shows a mix of uses which meet with these provisions.

2.113.05 Development Standards

1.

Design Standards. Unless specifically modified by provisions in this

Section, buildings located within the IBP zone shall comply with the
Development Standards in Section 2.315.

2,

Location Standards.

a. Each IBP district shall have direct access onto an arterial or
collector street.
b. Access to a local street abutting the district shall not be

permitted from any lot within the IBP district; except that, access may
be permitted to a local street if 75 percent of the property is zoned
industrial or designated industrial in the Keizer Comprehensive Plan
along both sides of the street for a distance of 600 feet from the center
line of a proposed access in both directions along the street, or for the
distance from said centerline to the next intersecting arterial or
collector street in both directions, whichever is less.

c. Calculation of the percent of industrial property shall be based
upon the street frontage of properties having frontage on the local
street within the described distance of the centerline of the proposed
access.

d. The Zoning Administrator may require street right-of~way and
improvements for streets abutting or within the IBP district in
accordance with the Development Code, except that for local streets to
which access is not allowed under 2. above, the Zoning Administrator
may only require right-of-way dedication, and not improvements.
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FINDINGS: The subject site will have direct access to Chemawa Rd, which
is identified on the Transportation System Plan as a Major Arterial. New
streets are proposed for the development which access to the proposed
buildings. The applicant’s proposal shows compliance with these standards.

Height, Within the IBP district buildings and structures erected, altered or
enlarged shall not exceed 100 feet in height, except for the area within 50 feet
of any residential zone where the maximum height shall be 15 feet.

FINDINGS: The applicant’s proposal indicates that no buildings proposed
will exceed 100 feet in height. There are no residential zones within 50 feet

of the subject site. Therefore, the 15 foot height limitation is not applicable.

Lot Area and Dimensions. There are no minimum lot area requirements in an
IBP district.

FINDINGS: The proposal is not restricted as to lot area or dimensions.

Yards Adjacent to Streets. Within an IBP district:

1. Along the full extent of each lot line adjacent to a street, there shall be
a required yard 20 feet in depth.
2. Setbacks for accessory building and structures, expect fences, shall be

the same as for primary buildings.

3. No parking will be allowed in required yards.

4. No buildings or structures except transit shelters approved by the
Salem Area Transit District shall be permitted in a required yard adjacent to a
street.

FINDINGS: The applicant has applied for a variance to reduce the required
yard of 20 feet in depth, down to 10 feet for the development on the north side
of the proposed “Loop” road. In all other arcas the proposal meets the yard
setback requirements, Approval of the variance will be required in order to
meet this requirement.

Yards Adjacent to Other Districts.

l. Where an IBP district within the Keizer Station Plan abuts any other
district, except another “I” district, directly or across an alley, there shall be a
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required yard 40 feet in depth adjacent to the lot line separating the IBP district
from the abutting district.

2. Where an IBP district not within the Keizer Station Plan abuts any
other district, except another “I” district, directly or across an alley, there shall
be a required yard 15 feet in depth plus 1 foot of depth for each foot of
building height over 10 feet, adjacent to the lot line separating the IBP district
from the abutting district.

3. Where an IBP district within the Keizer Station Plan abuts another “I”
district, directly or across an alley, there shall be a required yard 20 feet in
depth adjacent to the lot line separating the IBP district from the abutting
district.

4. No buildings or structures shall be permitted in a required yard
adjacent to an abutting district.

5. All parking shall be set back at least 20 feet from the lot line separating
the IBP district from the abutting district.

6. Driveways shall be set back at least 20 feet from the lot line separating
the IBP district from the abutting district, except where the driveway provides
direct access to the abutting property or to a sireet.

FINDINGS: The subject property is surrounded by a public street, I-5, and,
the railroad and does not abut any other zoning districts directly or across an
alley. Therefore, there are no additional requirements due to adjacent zoning
districts.

Side and Rear Yards. Notwithstanding Section 2.113.05.F, There are no side
or rear yard requirements in the IBP district except:

L. As may be required for a yard adjacent to another district as defined
above.
2. Where a side or rear yard is not required but is provided it shall:
a. Be at least ten feet in depth;
b. Not include buildings, structure, parking or driveways; and
C Be landscaped.
3. Driveways and accessways shall set back at least ten feet from the

internal property lines, except where the driveway or accessway provides
direct access to an adjacent street, or where a common driveway is provided
along a lot line between two separately owned properties. In case of the latter
exception, at least ten feet of landscaped yard shall exist paralicl and along
each side of the common driveway.
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FINDINGS: The proposed development demonstrates compliance with side
yards of 10’ which exclude structures and paved areas.

Lot Coverage. Each lot within an IBP district shall have a least 20 percent of
its gross areca landscaped; that portion of the required yards, which are
landscaped, may be included in the calculation to meet the 20 percent
landscaped area.

FINDINGS: The applicant’s landscaping plan and written statement indicate
that 27% of the property will be landscaped.

Open Storage.

1. Open storage of materials and equipment is prohibited in required
yards, but is otherwise permitted provided that such storage is enclosed with a
sight-obscuring fence, wall or berm at least six feet in height, or a sight
obscuring hedge no less than four feet in height and capable of obtaining a
height of six feet within two years, any of which shall be located on the
property at the required set back line in the same manner as if such berm,
fence, wall, or hedge were a building,

2. Materials and equipment stored as permitted in this section shall be no
more than 14 fect in height above the elevation of the storage area.

FINDINGS: This is a development requirement and compliance with these
standards will be ensured through the building permit review process.

Landscaping.

L. Landscaping shall meet the requirements of the Keizer Development
Code as well as the following requirements.
2. Required yards shall include the following plant materials:

EXHIBIT "C"
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Number of Plant Units or Square Feet of Living Ground Cover
Per 1000 Square Feet of Landscaped yard

Plant Type Boundary of IBP Other
District - Locations

Trees 2 1

Shrubs 5 3

Evergreens and 1

Conifers

Living Ground Cover 500 sq. fi. 500 sq. ft.
3. Plant units shall be distributed not less than two units per each 100
linear feet of boundary or lot line and each ten feet of depth.
4. Plant units meeting the above standards shall also be planted and

maintained in any planting strip or area within the public right of way adjacent
to a use. Trees within the planting strip shall be in conformance with City
standards for street trees.

FINDINGS: The applicant’s landscaping plan shows compliance with these
standards. However, as a condition of approval trees which abut street
improvements and parking and loading areas should be a minimum 2” caliper
as opposed to the minimum requirement of 1 %4” to minimize potential damage
to the trees in accordance with industry standards.

Off-Street Parking and Loading., Within an IBP district all uses shall meet the
requirements of the Parking Chapter of the Keizer Development Code as well
as the additional requirements of this section:

1. Parking
a. All parking shall be set back at least ten feet from all interior
property lines.
b. Transit stop(s) approved, as to location, design and

construction, by the Keizer Area Transit District may satisfy five
percent of the parking space requirements for building sites located
within 400 feet of any such transit stop(s).
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c. A ride sharing program approved by the Director of Public
Works may satisfy five percent of the parking space requirements.
d. Bicycle parking at a ratio of one bicycle space for each twenty
vehicle parking spaces may satisfy three percent of the parking space
requirements.

2. Loading
a. All loading spaces shall be screened from adjacent property by
a sight-obscuring fence, wall, hedge, or berm at least four feet in
height.
b. Loading docks and loading doors shall be screened from the
street by landscaping and shall be offset from driveway openings.

FINDINGS: The proposal indicates compliance with all parking and loading
requirements.

Lighting. Exterior light fixtures shall be so located and designed that the light
source, viewed by an observer five feet above the ground and five feet outside
the boundary of the IBP district, shall within 50 feet of the base of the light
standard be either:

1. Completely shielded from direct view, or.
2. Not greater than five foot candles.

FINDINGS: The applicant has submitted a lighting plan which shows
conformance with these standards.

20.  Activity Center Overlay

A,

2.125.04 Keizer Station Plan Development Standards - IBP Zone

For any project for which the projected average daily traffic will exceed 250
vehicle trips per day, in accordance with the Institute of Traffic Generation
Manual, a traffic impact analysis will be required and a written explanation
how negative impacts will be mitigated.

FINDINGS: The applicant has submitted, in conjunction with Area A of the
Keizer Station Plan, a Traffic Impact Analysis and it is part of the record.
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2.125.05 Keizer Station Plan Development Standards - IBP Zone

All development within the Keizer Station Activity Center, which is zoned
Industrial Business Park (IBP) shall be subject to the following additional
requirements.

1. Specific Use Restrictions. A limitation of the total floor area of
specified IBP uses applies to all of Area A - Sports Center and Area D -
Commerce Center of the Keizer Station Plan. The uses identified in Sections
2.113.02 (J) and (N} shall be subject to the following total floor area
limitations:

a. 15,000 square feet in Area A - Sports Center; and
b. 70,000 square feet in Area D - Commerce Center.

2. Flexible Space Uses.

The following uses, when restricted, developed, and conducted as
required in Section 2.113.02 N. 2. are also permitted in the IBP district:

a. Within Area A “Sports” of the Keizer Station Plan boundary:
i. Recreational Vehicle Parks and Campsites (7033),
provided, however, that such uses are not subject to the
limitation in Section 2.113.02 N. 2. (¢).

b. Within Area D of the Keizer Station Plan boundary:

1. General Merchandise Stores (5399),
it. Gasoline Service Stations (554) in accordance with
Section 2.419.

FINDINGS: The total area indicated on the plans as flex space (Tenant 1,
Retail, Tenant II, Tenant I11, Building I and part of Building VII) total 38, 809
square feet, which is well below the maximum of 70,000 square feet set in
Section 2,125.05.A.2. [See Supplemental Findings. |

2.125.06 Keizer Station Plan Prohibited Uses - IBP and EG Zones

The following uses are prohibited on properties within the Keizer Station Plan
boundary, which are zoned IBP or EG:
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1. Manufacturing of grain mill products (204)

2. Manufacturing of biological products, except diagnostic substances
(2836)

3. Soaps, detergents, and cleaning preparations, perfumes, cosmetics, and
other toilet preparations (284)

4, Miscellaneous plastic products (308)

5. Motor freighting (42)

FINDINGS: The proposal indicates no prohibited uses are proposed.
2.125.07 Conditions of Approval

The City may attach conditions to any development within an Activity Center
to achieve the following objectives:

1. Transit Orientation. The development shall emphasize transit usage
by residents, employees and customers. This may require:

Orienting building and facilities towards transit services,
Minimizing transit/auto conflicts.

Encouraging transit supportive uses.

Minimizing walking distance to transit stops.

Avoiding excess parking areas.

Encouraging shared parking and structures or understructure
parking.

e RO T

FINDINGS: The Transit District has indicated that the location of transit
facilitics shall be accomplished at time of permitting process. Coordination
with the District shall be a condition of permit issuance.

2. Pedestrian/Bicycle Circulation. The development shall facilitate
pedestrian/bicycle circulation.  This may require:

a. Providing efficient, convenient, and continuous pedestrian and
bicycle transit circulation systems, linking developments with
the Activity Center facilities, and surrounding development.

b. Separating auto and truck circulation and activities from
pedestrian areas.
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C. Pedestrian-oriented design.
d. Pedestrian amenities.

€. Bicycle parking.

f. Outdoor lighting,

FINDINGS: The applicant’s proposal shows a pedestrian/bicycle system
which provides for circulation not only within Area D, but also connecting to
Area A. In addition to the pedestrian/bicycle pathways bike lanes are
proposed as a part of the street improvement design. The applicant shows
connection to the Regional Multi-Use/Bike pathway adjacent to Salem
Parkway. This connection is important in order to facilitate implementation
of the Transportation System Plan goals and shall be a condition of approval.

3. Coordination. Coordination of development within an Activity Center
arca. This may require:

a. Continuity and/or compatibility of landscaping, circulation,
access, public facilities, and other improvements.

b. Siting and orientation of land uses.

C. Frontage roads or shared access.

FINDINGS: The circulation pattern, developed in conjunction with Area A,
is compatible and shall be limited to that coordinated plan. The landscaping
standards shall also be consistent with those established in Area A. The
orientation and siting of uses is consistent with those specified in zoning
requirements.  Architectural design must be consistent with standards
imposed on Area A.

4, Compatibility. Developments within the Activity Center should be
compatible with, and complement the surrounding neighborhood. This may
require:

a. Sensitive use of landscaping, building heights, building scale,
materials, lighting, circulation systems, and architectural
features.

b. Buffering of adjacent residential uses

FINDINGS: Due to the interconnection with other areas within the Keizer
Station, sensitivity must be used in architectural design, circulation patterns,
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landscaping and site amenities to achieve desired compatibility between
developments. The proposal demonstrates this sensitivity in providing site
amenities such as plaza/outdoor seating areas and water features. The design
of the buildings, although different in character, must demonstrate a consistent
level of human scale, variation in building planes and building materials.

21.  Street Standards.

A.

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

FINDINGS: The proposed development features two new streets within the
development. The location, width and grade of the proposed streets are
designed to promote public convenience and safety for the development.

All new streets shall be constructed to the requirements of the City of Keizer
Department of Public Works Design and Construction Standards and in
conformance with the final Transportation Impact Analysis adopted for the
Keizer Station Plan. Preliminary construction specifications and plans for all
transportation mitigation measures necessary to satisfy the improvements
identified in the “Transportation Impact Analysis, Keizer Station Plan” for all
street construction, including retaining walls, fencing, landscaping, sidewalks,
signing, etc. shall be submitted to the Department of Public Works for review
prior to submitting final plans for approval. The Department of Public Works
will review the proposed plans and make recommendations for any additional
work and coordination with other development in the area as needed.

2.302.03.8. Continuation of Streets. Development proposals, including
subdivisions and partitions, shall provide for the continvation of, and
connection to, streets where necessary to promote appropriate traffic
circulation in the vicinity of the development. Where necessary to give access
or permit a satisfactory future division of adjoining land, streets and utilities
shall be extended to property boundaries to allow the future extension of
streets and infrastructure. A temporary turnaround shall be constructed for
stub streets in excess of 150 feet in length.
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No street or utility extensions are required when any of the following
circumstances exist:

1. Less than three additional existing or future lots on adjoining parcels
would gain access from the extension. For purposes of this criterion, the size
of said future lots shall be no greater than two times the minimum lot size of
the zone.

2, Parcel shape or size prevents new lots from meeting lot width or depth
standards when a public street or infill street is proposed through the parcel.
3. Partial-width streets where adjoining development would provide a

full-width public street or infill street; does not eliminate the need for
variances to lot depth or width requirements.

4, Natural physical obstructions or barriers, such as parkland, floodplain,
slopes, or significant trees, make access and connectivity unreasonable or
impracticable.
5. Providing access and connectivity to one or more adjoining parcel(s)
would not be useful given that at least one of the following conditions exist:
a. A future street plan demonstrates that adequate access and
connectivity is provided from the adjacent parcel(s).
b. The development potential of the adjoining parcel(s) is (are)

limited due to physical or jurisdictional constraints to such a degree
that connectivity is unreasonable or impracticable.

FINDINGS: The proposed development provides the necessary street and
pedestrian/bicycle connections to adjoining properties. It will include
construction of an underpass of Chemawa Road that will connect to Area A
Village Center and new intersection design at Chemawa and the previous
location of Radiant Drive.

2.302.03.C.  Alignment. All streets other than minor streets or cul-de-sacs,
as far as practical, shall be in alignment with existing streets by continuation of
the existing centerlines. The staggering of street alignments resulting in "T"
intersections shall, wherever practical, leave a minimum distance of 200 feet
between the center lines of streets having approximately the same direction
and otherwise shall not be less than 100 feet.

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

FINDINGS: The loop road does not end and the other stub street ends in a
large bulb turnaround, and the property is fully constrained in its access ability
from other properties. The proposed circulation plan provides connectivity
with existing transportation system.

2.302.03.1. Street Names. Street names and numbers shall conform to the
established standards and procedures in the City.

FINDINGS: Sfrect names must be approved by the City of Keizer. A Strect
Name Application must be completed and submitted for approval. No final
plat shall be released without approved street names. Due to the significance
of this development as a landmark of the City of Keizer, street names should
also receive approval of the City Council.

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

FINDINGS: The proposed arterial street grades are relatively flat and in no
case do they exceed 7%. All streets have a minimum profile grade of 0.60.

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

FINDINGS: The proposal provides for an access road along the west
property line. This however, is separated from residential areas by both the
Railroad and Ridge Drive. No additional buffering, other than landscaping
would be required.

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

FINDINGS: No alleys are proposed. The site provides adequate access to
off-street parking and loading facilities.

2.302.03.M. Street Landscaping. Where required as part of the
right-of-way design, planting strips shall conform with the following
standards:

1. Street trees shall be planted at a ratio of no less than one tree per 30
feet of property frontage. Street trees shall conform with the list of acceptable
trees included in the City’s Street Tree Ordinance. Installation of street trees
shall be included in any improvement agreement covering the installation of
public facilities and services on a property.

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

FINDINGS: The conceptual landscaping plan indicates that street trees shall
be planted with 30-foot spacing using identified varieties. The plan specifies
1 Va inch caliper sizes. Although this caliper is the minimum city
requirement, a minimum caliper of 2 inches should be used in areas subject to
damage along walkways and streets and is consistent with the standards set in
Area A. 1 Y inch caliper trees are much more susceptible to damage and
vandalism.
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J. 2.302.04 General Right-of-way and Improvement Widths. The standards
outlined in this section shall be the minimum requirements for all streets,
except where a variance is requested as permitted under Subsection 2.202.05.

FINDINGS: The right of way width is the responsibility of the Department
of Public Works to be consistent with the standards adopted by the City.
Within those standards the Public Works Director has the ability to determine
specific design elements within those standards.

22,  Off-Street Parking and Loading.

A. 2.303.6 Off-Street Automobile Parking Requirements. Off-street parking
shall be provided in the amount not less than:

Retail store: 1 per 300 square feet

Service repair center; retail store handling bulky merchandise
(e.g. furniture): I per 900 square feet

Bank, offices, medical clinic: 1 per 300 square feet

Eating and drinking establishment: 1 per 250 square feet

Hotel: 1 space per guest room

B. 2.303.6 B and C Additional Off Street Automobile Parking Requirements.

I. Parking Reduction. The number of minimum required parking spaces
may be reduced by up to 10% to redevelop the existing parking area for transit
related uses including transit stops, pull-outs, shelters, park and ride lots,
transit oriented developments and similar facilities where appropriate. The
redevelopment arca shall be abutting a street with transit service. (5/98)

2. Parking Increase. The number of minimum required parking spaces
shall not be increased by more than 50%.

FINDINGS: The master planned area contains a public road which bisects
the property. This creates two scparate areas which are used when
calculating such things as parking space requirements as well as signage
requirements, Parking area calculations have been provided by the applicant
and indicate substantial conformance with this standard in the area outside of
the Ioop road.
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The area within the loop road (between the loop road and Chemawa Rd) shows
a total of 122 parking spaces. The maximum allowed based upon the plans
submitted is 108, The application shows a total of 13,659 square feet of retail
and 6,400 sq ft of food service (eating and drinking establishment) arca. The
minimum parking spaces required are 72 spaces; the maximum is 1.5 times
that figure. The number of stalls in this area must comply with the range that
is allowed by the Keizer Development Code. The number of parking spaces
may vary dependent upon the size and type of businesses and a final number
cannot be determined until plans are submitted for building permits. The
applicant has agreed to designate all stalls in excess of the maximum allowed
for the use of Park and Ride. 'This total is currently shown at 14 but may vary
slightly. These spaces shall be designated as “Park and Ride” between the
hours of 7:00 am and 5:00 pm Monday through Friday. These stalls,
therefore, would not be counted as those required or allowed for the retail and
eating and drinking establishment. [See Supplemental Findings.]

2.303.08.A . Bicycle Parking shall be required in all public and semi-public,
commercial and industrial development as well as park-and-ride lots. Bicycle
parking shall be provided in the following amounts:

e Retail store: 1 per 10 required vehicle parking spaces
with a maximum of 6 required

e Service repair center; retail store handling bulky
merchandise (e.g. furniture): 1 per 30 required vehicle
parking spaces with a maximum of 6 required

e Bank, offices, medical clinic: 1 per 20 required vehicle
parking spaces with a maximum of 6 required

e FHating and drinking establishment: 1 per 20 required
vehicle parking spaces with a maximum of 6 required

e Hotel: 1 per 40 required vehicle parking spaces

Exemptions. The following uses are exempt from the bicycle parking
requirements:

e Scasonal or temporary businesses. (5/98)
e Drive-in theaters
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o Sclf-storage facilities

e Automobile oriented businesses such as automobile
service stations, automobile repair shops, restaurants
without seating facilities (either indoors or outdoors), or
oil and lubrication services, but excluding automobile
retail businesses such as dealers or auto parts stores.

FINDINGS: The plan indicates the location and number of bicycle parking
spaces however, no specific information has been provided by the applicant
regarding the type design of the bicycle rack. The Keizer Development Code
sites specific standards that serve the intent of the Keizer Station Plan and will
be reviewed as a part of building permit approvals.

2.303.09  Carpool and Vanpool Parking. New office or industrial
development with 100 or more parking spaces shall designate at least 5% of
the parking spaces for carpool or vanpool parking. These designated spaces
shall be the closest parking spaces to the building entrance normally used by
employees, with the exception of handicapped parking spaces. The
carpool/vanpool spaces shall be clearly marked "Reserved - Carpool/Vanpool
Only" along with specific hours of use. Any other use establishing car and
vanpool spaces may reduce the minimum parking requirement by 3 spaces for
each carpool/vanpool space created.

FINDINGS: The proposal indicates compliance with the number of spaces
required. The location of these spaces, however, shows their placement to be
in locations other than those closest to the building entrance normally used by
employees. The language of the Keizer Development Code is specific;
however, the specific designs of the buildings have not been set. This
requirement shall apply to each of the buildings at time of construction.

The applicant does not wish to apply the ability to reduce the minimum
number of parking spaces required by increasing the number of
carpool/vanpool spaces as allowed by this criterion.

2.303.10 Off-Strect Loading Requirements. All other commercial or
industrial buildings shall require a minimum loading space of 12 feet wide, 30
feet long, and 14 feet high in the following amount: for buildings containing
over 5,000 square feet of gross floor area, 1 space; for each additional 40,000
square feet of gross floor area, or any portion thereof, 1 space.
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FINDINGS: The office/industrial spaces in the proposal (buildings 2-7) are
as yet not defined as specific tenants. As such, the loading areas have not yet
been specifically identified. Concern should be given when locating the
loading areas in conjunction with the limitations of delivery truck mobility.

2.303.11 Parking and L.oading Area Development Requirements.

1. Surfacing. All driveways, parking and loading areas shall have a
durable, hard, dust free surface built to Department of Public Works standards.

FINDINGS: Pavement conforming to adopted City of Keizer Department of
Public Works standards shall be required as part of the building permit and

public improvement permit processes.

2. Parking Spaces

a. Dimensions. Parking spaces shall be a minimum 9 feet wide
and 18 feet in length.
b. Compact Spaces. Compact parking spaces, at a reduced width

of 8.5 feet, shall be permitted on sites with more than five (5) parking
spaces. No more than 30% of the required parking shall be compact
spaces and each space must be identified as a "Compact Space.”

FINDINGS: The proposal appears to meet these requirements. The parking
space dimensions must be verified during the building permit review process.

3. Aisle The following minimum aisle dimensions shall apply:
a. Without adjacent parking:
i. One-way: 12 feet
il. Two-way: 22 feet
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b. With adjacent parking;

PARKING DRIVEWAY WIDTH
ANGLE

0to 40 12 feet

41 to 45 13 feet

46 to 55 15 feet

56 to 70 18 feet

71 to 90 24 feet

FINDINGS: The proposal appears to meet these requirements. The
driveway dimensions will be verified during the building permit review
process.

4, Screening. When any public parking or loading area is within or abuts
a residential zone along a side or rear lot line, the parking or loading area shall
be separated from the lot line by a 20 foot landscaped yard, or shall be
screened from the residential property with an ornamental fencing or wall of at
least 4 feet in height.

FINDINGS: The property does not abut any residentially zoned properties;
therefore this criterion does not apply.

5. Lighting. All lighting shall be directed entirely onto the loading or
parking area and away from any residential use. The lighting shall not cast a
glare or reflection onto the public rights-of-way.

FINDINGS: The residential properties to the west are separated by the
railroad right-of-way. The proposed lighting plan demonstrates that the
proposed site lighting will not provide any significantly measurable light
beyond the property lines. Care must be taken however, that no light source
be directly visible from residential properties. Any such light source must be
shielded.
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6. Landscaping. A tree shall be planted for every eight lineal parking
spaces not located adjacent to a building. The planting space shall measure
no less than 4 feet square and be surrounded by concrete curbing. The plant
shall be of a species that the root system will not interfere with underground
utilities or the parking surface, and, is capable of achieving a 15 foot radius.
The specific planting enclosure and appropriate tree selection will be provided
by the City.

FINDINGS: The site plan shows that one tree has been supplied in parking
areas for every eight parking stalls. This requirement shall be a strict
condition of approval. Compliance with this requirement will be verified with
each building permit.

7. Traffic Flow. Service drives to off-street parking arcas shall be
designed and constructed to allow flow of traffic, provide maximum safety of
traffic access and egress and the maximum safety of pedestrians and vehicular
traffic on the site.

FINDINGS: The access to and from the various parking lots is controlled
and designed to provide suitably spaced street or driveway intersections. This
design will provide for safe and efficient traffic flow throughout the site,

8. Entrance/Exits. Service drive exits shall have a minimum vision
clearance area of 15 feet from the intersection of the street and driveway.

FINDINGS: The entrances all appear to have adequate vision clearance.
The landscaping plan and the applicant’s written statement indicate that
ongoing maintenance of the landscaping, including the vision clearance areas
will be essential to maintain the type of landscape and aesthetic standards
established in the Keizer Station Plan.

9. Bumper Rails. Parking spaces along the outer boundaries of a parking
area shall be contained by a curb or a bumper rail to prevent a motor vehicle
from extending over an adjacent property, a street, or a sidewalk. The bumper
shall be at least 4" high and located a minimum of 3 feet from the property
line.

FINDINGS: To create a level of landscaping and aesthetic standards all
paved arcas must be bordered with a curbing 6 inches high.
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23.

24,

Transit.

A,

Section

2.305.01  Location Requirements

1. Siting Requirements. The location of transit facilitics shall be based
upon the size and trip generation potential of major new development adjacent
to a transit street. Section 2.305.02 outlines the maximum transit facilities
that may be required by the City. Determination of specific requirements will
be made on a case by case basis for each development by evaluation the
following factors:

a. Expected transit ridership generated by a development.

b. The level of existing or planned transit service adjacent to the
development. Planned transit service is defined as service that is
planned to be established within five years after the completion of
development according to the latest officially adopted transit plan by

the Transit District.
c. The location of existing facilities.
d. The proximity of other transit ridership generators.

FINDINGS: The applicant shall work with the Transit District to ensure
compliance with these requirements, making adjustments where necessary to
accommodate the needs of the district. The level of service shall be consistent
with that level established generally in other arcas within the City. The
Transit District has indicated that they are working with the applicant.

2.305.02 Design Requirements Retail /industrial/institutional peak hour
traffic trips of more than 200 require a concrete boarding pad and transit
turnout.

FINDINGS: The Transit District has indicated that they are working with the
applicant. The applicant shall continue to work with the Transit District to
ensure compliance with these requirements, making adjustments where
necessary to accommodate the needs of the district,

2.306 - Storm Drainage

No construction of any facilities in a development included in Subsection 2.306.02
shall be permitted until a storm drainage and erosion control plan for the project is
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25,

prepared by a professional engineer, and approved by the City. These provisions shall
also apply to any cut or fill on a property, which may impact the velocity, volume, or
quality of surface water on adjacent property, or may impact any permanent natural
body of water.

FINDINGS: A site grading and drainage plan that complies with Section
2.306 shall be submitted for approval to the Public Works Department prior to
any building permit being issued.

Section 2.307 - Utility Lines and Facilities.

A.

To provide adequate services and facilities appropriate for development, the
applicant shall meet the standards set forth in Section 2.307 of the Keizer
Development Code relating to water, sanitary sewer, private utilities, street
lights and easements. This is a development requirement and will be ensured
during review of the construction and engineering drawings.

FINDINGS: A public improvement plan identifying all water, sewer,
utilities and easements shall be approved by the City prior to the issuance of
any building permits.

Street Lights. When required, installation of street lights shall be pursuant to
the requirements of the city and the company serving the development.

FINDINGS: The design, location and height of lighting fixtures shall be
consistent with that approved in Area A of the Keizer Station Plan in order to
meet the purpose and intent of the Keizer Station Plan.

Easements., Easements shall be provided along property lines as deemed
necessary by the City, special districts, and utility companies. Easements for
special purpose uses shall be of a width deemed appropriate by the responsible
agency. Such easements shall be designated on the final plat of all
subdivisions, and on the final plat of all partitions.

FINDINGS: All easements shall be focated in the appropriate locations
based on actual approved plans. No building permits shall be issued prior to
approval of construction plans including easement widths and locations. The
applicant desires that the loop road not be dedicated in the traditional sense but
would rather be located in a public easement. This would serve to maintain the
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entire parcel in one tract. The granting of a public casement for both access
and utilities serves the same public purpose and is consistent with the portion
of “Road C” in the Area A master plan approval.

The language of such easement must be written to meet all necessary legal
constraints and must be reviewed and approved by the City and recorded with
Marion County Clerk’s Office prior to the issuance of any other permit.

The internal road, which proceeds south from the loop road, is considered as
an internal access way for the development. It will require only those
casement rights necessary to install and maintain the public utilities located
therein, including access for maintenance of any water facilities at the
southerly end of the property.

26. 2.,308.08.B. Commercial and Industrial Signs, Integrated Business Centers:

A.

Total allowed area. For wall, canopy and projecting signs on individual
businesses within an integrated business center, one and one-half square feet
of total allowed sign area for each lineal foot of building frontage for the
individual business, up to a total maximum of 150 square feet per business.
Individual businesses may not assign their unused allowed area to other
businesses in the integrated business center. Free standing signs are permitted
only as set forth below and in Section 2.308.08.C.

Free-standing Sign. For each integrated business center, 1 free-standing sign
per street frontage not to exceed 100 square feet in area. Free-standing signs
shall not exceed one sign on each frontage and shall be oriented to face the
traffic flow on the street upon which then front.

Maximum sign height:

L. Wall and canopy signs shall not project above the parapet or roof
caves.
2, Free-standing signs: 20 feet.

FINDINGS: The proposal indicates compliance with all requirements of the
sign code with regard to wall, canopy and projecting signs. Individual sign
zoning permits will be required prior to the installation of any signage for the
proposed businesses.
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The specific signs have not been proposed since specific tenants have not yet
been identified. The intention of the sign code is to allow up to 150 sq ft of
signage at the rate of 1.5 sq ft for each lineal foot of building frontage for wall
signage. It is important to note that this is calculated based on that face of the
building that will allow the greatest amount of signage area. Then the owner
can divide the allocation on whatever side of the building they choose. By
way of example, if an individual tenant wishes fo have signage on the side of
the building which faces the entrance off of the parking lot as well as the side
of the building facing Chemawa. They would divide the signage area
allowed by calculating the side with the greatest frontage on one side and then
dividing that area between each side as they choose.

This master plan contains two areas. Each area is permitted a freestanding
sign for each frontage limited to a height of twenty (20) feet and a total
allowed area of 100 squarc feet. The arca is also bordered by Chemawa
Road. The sign code allows a freestanding sign for each frontage providing
each sign is oriented to the road it fronts. The proposal indicates the desire to
locate a freestanding sign for each side of the loop road as well as one located
at the entrances to the development, oriented to Chemawa Road. The
application shows compliance with the intent and purposes of the Sign Code.

The applicant is proposing three separate free standing signs for the
development. Each freestanding sign proposed will meet the requirements of
the sign code in relation to area and height. Therefore, the freestanding
signage shall be located substantially as shown on the application materials.

Location:
1. Wall or projecting signs may project up to 2 feet from the building.
2. Free-standing signs have no location limitations except the signs shall

not project over street right-of-way and shall comply with requirements for
vision clearance areas and special street setbacks.

FINDINGS: The applicant is proposing to comply with these requirements.
Individual sign permits will be required prior to installation of wall signs for
individual businesses and will be reviewed for compliance at that time.
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27.

Site and Landscaping Design.

A.

2.309.03 Minimum Arca Requirements. Landscaped arcas may include
landscaping around buildings; in open spaces and outdoor recreation areas; in
islands and perimeter planting areas in parking and loading areas; and in arcas
devoted to buffering and screening as required in this Section and elsewhere in
this Ordinance. The following area requirements shall be the minimum areas
devoted to landscaping:

A minimum of 10% of the gross land area shall be devoted to landscaping in
commercial and industrial developments.

FINDINGS: Section 2.113.05(H & J) requires a minimum twenty percent of
the gross land landscaped, therefore, the more restrictive amount of twenty
(20) percent applies to the master plan development.

Section 2.309.04 General Provisions

1. Landscaped Area, Tor purposes of satisfying the minimum
requirements of this Ordinance, a "landscaped area" must be planted in lawn,
ground cover plants, shrubs, annuals, perennials or trees, or desirable native
vegetation, or be used for other landscape elements as defined in this
Ordinance.

FINDINGS: The application indicates compliance with this requirement, and
with twenty-seven (27) percent of the site in landscaped areas. This includes
the plaza areas, water features and other amenities. The applicant has exceeded
the minimum landscaping requirements and is showing the embodiment of the
purposes and intent of the Keizer Station Plan.

2. Existing Vegetation, The landscape design shall incorporate existing
significant trees and vegetation preserved on the site.

FINDINGS: See landscaping plan.
Section 2.309.05 Screening and Buffering

I. Screening.  Screening shall be used to eliminate or reduce the visual
impacts of the following uses:
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a. Commercial and industrial uses when abutting residential uses.
b. Industrial uses when abutting commercial uses.

C. Service areas and facilities, including garbage and waste
disposal containers, recycling bins, and loading areas.

d. Outdoor storage areas.

e. Parking areas for 20 or more vehicles for multi-family
developments, or 30 or more vehicles for commercial or industrial
uses.

f. At and above-grade electrical and mechanical equipment, such

as transformers, heat pumps, and air conditioners.

2, Screening Methods. Screening may be accomplished by the use of
sight-obscuring plant materials (generally evergreens), earth berms, walls,
fences, building parapets, building placement or other design techniques.

FINDINGS: The area is separated from all surrounding properties with
significant public right-of-ways, therefore screening and buffering is not a
significant issue with regard to visual impacts on surrounding uses.
Individual service arcas and water disposal containers must be screened from
visual access from public view with either landscape materials or
architecturally related walls or fencing.

3. Buffering. Buffering shall be used to mitigate adverse visual impacts,
dust, noise or pollution, and to provide for compatibility between dissimilar
adjoining uses. Where buffering is determined to be necessary, one of the
following buffering alternatives shall be employed:

a. Planting Area: Width not less than 15 feet, planted with the
following materials:
1. At least one row of deciduous or evergreen trees
staggered and spaced not more than 15 feet apart.
il. At least one row of evergreen shrubs that will grow to
form a continuous hedge at least five feet in height within one
year of planting,.
iii. Lawn, low-growing cvergreen shrubs or evergreen
ground cover covering the balance of the area.
b. Berm Plus Planting Areca: Width not less than 10 feet,
developed in accordance with the following standards:
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i. Berm form should not slope more than 40 percent
(1:2.5) on the side away from the area screened from view.
The slope for the other side (screened area) may vary.
i, A dense evergreen hedge shall be located so as to most
effectively buffer the proposed use.
iii. The combined total height of the berm and hedge shall
be not less than five feet.
c. Wall Plus Planting Area: Width must not be less than five feet
developed in accordance with the following standards:
i. A masonry wall or fence not less than five feet in
height.
i. Lawn, low-growing evergreen shrubs, and evergreen
ground cover covering the balance of the area.
d. Other methods which produce an adequate buffer considering
the nature of the impacts to be mitigated, as approved by the City.

FINDINGS: All uses allowed in the IBP zone are by nature compatible with
each other. The subject area is separated from any adjoining properties.

Section 2.309.06 Planting and Maintenance

1. Planting Height. No sight-obscuring plantings exceeding 30 inches in
height shall be located within any required vision clearance area in accordance
with Section 2.312.09 of this Ordinance.

FINDINGS: As noted above, the applicant’s submittal indicates compliance
with these standards, and their written statement indicates the property owners
will provide ongoing maintenance of all landscaping elements, including those
within vision clearance areas to maintain these standards.

2. Plant Materials. Plant materials shall not cause a hazard. Landscape
plant materials over walks, pedestrian paths and seating arcas shall be pruned
to a minimum height of eight feet and to a minimum height of 15 feet over
streets and vehicular traffic areas.

FINDINGS: Based upon the plant list proposed by the applicant, this
problem is not anticipated. Street trees will be pruned to comply with this
requirement through ongoing maintenance.

EXHIBIT "C"
Page 34 of 47



3. Utility Interference. TLandscape plant materials shall be selected,
which do not generally interfere with utilities above or below ground.

FINDINGS: Utilities are to be placed underground. No conflicts are
foreseen based upon the preliminary landscaping and utility plans.

4, Installation. Landscape plant materials shall be properly guyed and
staked to current industry standards as necessary. Stakes and guy wires shall
not interfere with vehicular or pedestrian traffic.

FINDINGS: The preliminary landscaping plan includes typical planting
details for trees. This will be monitored as part of the building permit
approval process.

5. Suitability. Plant materials shall be suited to the conditions under
which they will be growing. As an example, plants to be grown in exposed,
windy arcas that will not be irrigated should be sufficiently hardy to thrive
under these conditions. Plants should have vigorous root systems, and be
sound, healthy, and free from defects, diseases, and infections.

FINDINGS: The plants proposed in the preliminary landscaping plan appear
to be appropriate, given the conditions of the site. Although the proposed
trees meet the minimum caliper prescribed in the Keizer Development Code,
trees of this size are susceptible to damage and vandalism. Those trees
located in areas susceptible to damage such as along streets and walkways
should be increased in size to ensure survivability. The requirement
established in Area A is a minimum size of two (2) inch caliper for those trees
adjacent to pedestrian and vehicle areas. In order to be consistent with Area
A this shall be a condition of approval.

6. Deciduous Trees. Deciduous trees should be fully branched, have a
minimum caliper of T 1/4 inches and a minimum height of 8 feet at the time of
planting. '

FINDINGS: As noted above, the preliminary landscaping plan calls for trees
of this size, however, trees this small are easily damaged. Trees located along
streets and pathways would demonstrate a greater survivability if the size were
increased to a minimum 2-inch caliper. This increase would also be
consistent with that required in Area A.
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7. Evergreen Trees. Evergreen frees shall be a minimum of 6 feet in
height, fully branched at time of planting,.

FINDINGS: The applicant’s landscaping plan shows the desire to use some
evergreen trees two (2) to three (3) feet in height. The height must be
increased to comply with ordinance requirements, however the size may be
variable provided the applicant is able to demonstrate the overall average size
is six feet.

8. Shrubbery.  Shrubs shall be supplied in a minimum 1 gallon
containers or & inch burlap balls with a minimum spread of 12 to 15 inches.

FINDINGS: The applicant’s landscaping plan indicates substantial
conformance with this requirement. Additionally, the shrub plant materials
shall be planted at spacing necessary to achieve the landscape design
objectives within five years of growth, in accordance with the stated intent of
the Keizer Development Code, and to be consistent with Area A.

9. Ground Cover. Ground cover plants shall be spaced in accordance
with current nursery industry standards to achieve covering of the planting
area. Rows of plants are to be staggered for a more effective covering.
Ground cover shall be supplied in a minimum 4 inch size container or a 2 1/4
inch container or equivalent if planted 18 inches on center.

FINDINGS: The applicant proposes ground cover of unspecified spacing.
Spacing should be appropriate for cach species and be indicated as that which
is needed for whatever species of ground cover to reach full coverage by the
third year of growth, in accordance with the intent of the Keizer Development
Code,

10. Irrigation.  All developments are required to provide appropriate
methods of irrigation for the landscaping. Sites with over 1,000 square feet of
landscaped arca shall be irrigated with automatic sprinkler systems to insure
the continued health and attractiveness of the plant materials. Sprinkler heads
shall not cause any hazard to the public. Irrigation shall not be required in
wooded areas, wetlands, floodplains, or along natural drainage channels or
stream banks.
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FINDINGS: An irrigation system is proposed for the entire development.
Irrigation plans will be reviewed and approved as part of the building permit
review process.

11. Re-planting. Trees or shrubbery which die-off shall be replaced with
new plants of the same or similar type. Replacement is ultimately the
responsibility of the property owner.

FINDINGS: This will be done as necessary if any of the plants die and will
require continual care and maintenance by the applicant.

12. Maintenance. Landscaping shall be continually maintained.
Appropriate methods of care and maintenance of landscaped plant material
shall be provided by the owner of the property.

FINDINGS: This shall be established as a condition of approval by the City.
The applicant has indicated in their written statement that landscaping will be
maintained by the property owners.

13. Plant Protection. Landscape plant material shall be protected from
damage due to heavy foot traffic or vehicular traffic by protective tree grates,
pavers or other suitable methods.

FINDINGS: The preliminary landscaping plan appears to have the
landscaped arcas well-protected. This will be confirmed when the final
landscaping plans are submitted for approval as part of the building permit
process,

28.  Section 2.312.09 Vision Clearance.

A vision clearance area shall be maintained where roadways, including streets, alleys,
and private points of access, intersect.

FINDINGS: The applicant shall be required to maintain all vision clearance
areas as specified in the Keizer Development Code.
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29.

Section 2.315 Development Standards.

A.

2.315.08.A. Pedestrian Circulation. As used herein “walkway” means a
hard surfaced area intended and suitable for use by pedestrians, including both
public and private sidewalks.

1. Conmnection Required. The pedestrian circulation system for the
proposed development must connect uses, building entrances, adjacent streets,
and nearby transit stops.

FINDINGS: The applicant’s proposal indicates compliance with this
requirement.

2. Walkway Location and Design. Walkway(s) shall be located so that a
pedestrian can conveniently walk between a transit street and the entrance(s) to
a building(s). Except where it crosses a driveway, a walkway shall be
separated by a raised curb or other physical barrier from the auto travel lane
and parking. If a raised path is used the ends of the raised portions must be
equipped with curb ramps which comply with Oregon State Building Code
Requirements.

FINDINGS:  While transit service is ultimately anticipated, route locations
and stops have not been established by the Transit District. Coordination
with the Transit District is required as a condition of approval.

3. Additional Street Access. A walkway from a building entrance to a
public street shall be provided for every 300 feet of street frontage.

FINDINGS: Walkways are provided and the design proposed indicates
compliance with these standards.

4, Driveway Crossings. Driveway crossings shall be a maximum of 36
feet in width, Where the pedestrian system crosses driveways, parking areas
and loading areas, the system must be clearly identifiable through the use of
elevation changes, a different paving material, texture, or other similar method.
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FINDINGS: The applicant’s proposal indicates driveway crossings will be
clearly identified through stamped concrete, pavers, or a similar method and
shall be a requirement of approval. This design is necessary to comply with
the intent and purpose of the Keizer Station Plan.

5. Lighting. Lighting shall be provided for all walkways. Pedestrian
walkways must be lighted to a level where the system can be used at night by
employees and customers.

FINDINGS: The general lighting proposed for the site will provide
appropriate illumination for the development. Special attention is required to
provide safety at the pedestrian under crossing located at the “Loop” road and
Chemawa. Security lighting shall be provided which provides secure
illumination of the under crossing, while being directed away from the flow of
traffic, so as not to cause glare.

6. Walkway Coverage.

a. Any portion of a walkway located within three feet of a
building frontage-shall be covered with awnings or building overhangs.

The minimum vertical clearance shall be 9 feet for awnings and
building overhangs. The maximum vertical clearance shall be 15 feet.
b. In the EG zone, Any portion of a walkway located within
three feet of a building frontage shall be covered with awnings or
building overhangs as provided in Subsection a, except for buildings,
which have greater than 300 feet of lincal frontage, where this
requirement shall apply to at least 33 percent of the building frontage.
The maximum vertical clearance shall be 15 feet.

FINDINGS: The design concepts for the buildings are provided. These
appear to comply with this criterion. Compliance with this standard must be
confirmed during the building permit review.

7. Dimensions.  Walkways shall be at least five feet in paved
unobstructed width. Walkways that serve multiple uses or tenants shall have
a minimum unobstructed width of eight feet.

FINDINGS: The applicant proposes varying widths of walkways throughout
the development as was determined appropriate in the pre-application
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conferences. There arc some pathways which serve only one use, while
others serve multiple uses. There are also some areas without walkways to
discourage pedestrian uses because of concerns for pedestrian safety. The
variation in sidewalk widths shown on the plans has been determined to be
appropriate. The development of pedestrian facilities shall substantially
conform to what is shown in the application materials, and shall conform to the
dimensional requirements of the Keizer Development Code.

8. Stairs or ramps shall be in place where necessary to provide a direct
route between the trangsit street and the building entrance. Walkways without
stairs shall comply with the accessibility requirements of the Oregon State
Building Code.

FINDINGS: The applicant shows direct connections to streets where transit
service will be available. Specific compliance with State Building Code will
be accomplished with building permit review.

9. Access to Adjacent Property. If the proposed development has the
potential of being a significant attractor or gencrator of pedestrian traffic,
potential pedestrian connections between the proposed development and
existing or future development on adjacent properties other than connections
via the street system shall be identified.

FINDINGS: The area is surrounded by Portland and Western railroad, and
the Salem Parkway interchange/overpass/off-ramp. Pedestrian connection is
provided to the north of the site via a multi-use pathway which goes under the
overpass adjacent to the new proposed loop road. While the development
could be a major attractor to the adjacent property to west which contains
residential uses, concerns for pedestrian safety and control of the railroad
easements restricts the placement of any additional pedestrian crossings.
Therefore, no additional pedestrian connections are practical.

30. 2.315.08.B. Building Design.

FINDINGS: The subject site is zoned IBP and there are no specific
requirements for ground floor windows or building facades. However, as a
part of the master plan approval, buildings shall provide adequate ground-floor
windows and building facade wvariations and treatments to achieve an
acsthetically pleasing design, and which incorporate human scale elements.
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Compeatibility with the development in Area A, village center is desired and
the two developments should complement one another. The applicant’s
submittal demonstrates creativity in the application of various building
materials and building massing. The treatment of the facades of the buildings
in the retail tenant buildings and in NE corning of building six (6)
demonstrates the qualities of visual interest and relates well to a human scale
with variations in both the vertical and horizontal directions. The design of
these buildings meets the purpose and intent of the Keizer Development Code
and this design, or something similar in its variation and use of materials
should be used throughout Areca D. Additional variation of materials and
massing would be necessary in the other building facades of the site such as
those in buildings two (2) through seven (7) to comply with the purpose and
intent of the Keizer Station Plan.

Awnings - Awnings or canopies, shall be provided along building storefronts
abutting a public sidewalk. Awnings and canopies shall be constructed of
canvass, acrylic fabric, laminated vinyl, metal or similar standard material.
Awnings and canopies of corrugated fiberglass or polycarbonate roofing shall
be prohibited. Awnings and canopies shall not be back lit.

FINDINGS: The concept drawings and plans indicate compliance with this
criterion, showing awning covering for all adjacent walkway and shall be a
requirement of Master Plan approval. Compliance will be confirmed during
building permit review.,

Materials and Texture

1. Building Materials.
a. All buildings shall have wood, brick, stone, or stucco siding, or
vinyl siding made to look like wood siding. Metal siding as described
in this section shall be allowed.

b. Metal siding other than corrugated or reflective material are
allowed.
c. Plain concrete block, plain concrete, plywood and sheet press

board may not be used as exterior finish materials.

FINDINGS: The concept drawings and plans indicate compliance with this
criterion in the tenant retail buildings and the NE corner of building six (6).
The industrial business park buildings show a single plane of tilt-up concrete.
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Additional variation of the textures and materials of these buildings are
necessary to meet the purpose and intent of the Keizer Station Plan.
Additional human scale design elements along the facades of these buildings
two (2) through seven (7) will be required in order to be consistent with the
design of the tenant retail buildings, in order to reflect the intent of the Keizer
Station Plan.

2. Trim Material. Building trim shall be wood, brick, stone, stucco,
vinyl siding material made to look like wood, or metal.

3. Roofing Material. Any roofing material is allowed including metal
roofs.
4, Foundation Material.  Foundation material may be plain concrete or

plain concrete block where the foundation material is not revealed for more
than 3 feet.

FINDINGS: The concept drawings and plans indicate compliance with this
criterion, and shall be a requirement of Master Plan approval. Compliance
will be confirmed during the building permit review.

Color

1. Any portion of a building that is painted or stained may use as the main
color, and roof color for all portions of the roof visible from the ground, any
color which meets all of the following criteria:

a. The Red-Green-Blue factors (also known as XYZ factors) shall
not exceed a saturation level of 20%.
b. Each component factor, as a percentage of the whole

component value, shall equal or exceed 38%, with no greater than a
20% difference between any of the three values.
C. Light Reflectance Value (ILRV) of any color shall be between

the values of 30 and 85.
d. The finish shall be either matt or satin.
2. For the purpose of this ordinance, "main color" is the principal color of

the building which must be at least 75% of the surface of the building
excluding windows; the trim colors of all buildings may be any color.
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3. In no case shall the main color or the trim color of any structure be
"florescent”, "day-glo", or any similar bright color.

FINDINGS: The applicant indicates the intent to comply with these

requirements. The concept drawings building elevations indicate substantial
compliance with this criterion; however some proposed colors do not meet the
requirement. Compliance will be confirmed during the building permit
process, with specific paint samples prior to building permit review. This will
be a required as part of the Master Plan approval.

Roof Lines - Roof lines shall establish a distinctive “top” to a building. When
flat roofs are proposed, a cornice a minimum 12 inches high projecting a
minimum 6 inches from the wall at the top of the wall or parapet shall be
provided.

FINDINGS: The concept drawings and building elevations indicate
consistency with this criterion showing designs features that meet with these
requirements. Compliance will be confirmed during building permit review.

Roof-mounted equipment - In a CM, CR, CO, EG or MU zone, all
roof-mounted equipment, including satellite dishes and other communication
equipment, must be screened from view from adjacent public streets. Solar
heating panels are exempt from this standard.

FINDINGS: The subject site is zoned IBP and there are no specific
requirements for roof mounted equipment. However, as a part of the master
plan approval, equipment mounted on the roof of buildings should be screened
from view as in the CM, CR, CO EG or MU zone to achieve an aesthetically
pleasing design in conformance with the purpose and intent of the Keizer
Station Plan. . Compatibility with the development in Area A, Village
Center is desired and the two developments should complement one another
with similar design treatment of such things as rooftop equipment.
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31.

2.315.08.C. Accessory Structures. Accessory Structures including buildings,
sheds, trash receptacles, mechanical devices, and other structures outside the
main building, shall either be screened from view by the public by either a
hedge or fence: OR, with the exception of trash receptacles, accessory
structures including buildings, sheds, mechanical devices, and other structures
outside the main building must be screened by painting them the same color as
the main color of the building.

FINDINGS: The applicant indicates desire to comply and this shall be a
requirement of the Master Plan approval. This will be a requirement of
building permit approval

2.315.08.D. Alternative Design Solutions Depending upon the applicable
review process identified in this code, the Planning Commission or City
Council may approve design alternatives to the Standards in this chapter, or
approve them with conditions, if it finds the alternative design can meet the
purpose and intent of this ordinance and be successfully applied to a particular

property. (01/04)

FINDINGS: The applicant has not requested at the time of this report a
specific design alternative.

Section 2.419 Service Stations.

Where permitted as a special use, gasoline service stations shall meet the following
use and development standards,

A.

Lot arca and dimensions. Minimum lot size 10,000 square feet, minimum of
100 feet of street frontage for an interior lot and minimum of 120 feet of
frontage on each street abutting a corner lot.

FINDINGS: The application complies with this requirement.

Yard Exceptions for Service Stations. Free standing gasoline pumps and
pump islands, identification signs and lighting standards may occupy a
required front or street side yard exclusive of a clear vision zone unless
otherwise prohibited by this Ordinance.
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FINDINGS: The pumps and islands are proposed to be in an interior portion
of the service station site and as such do not require exception to yard
setbacks.

Gasoline Pumps, Gasoline pumps and pump islands shall not be located so
that any part of a vehicle being served will extend into any public right-of-way,
alley or private drive used for access or egress. Further, gasoline pumps or
pump islands shall not be built within 10 feet of a property line.

FINDINGS: The pumps and islands are proposed to be in an interior portion
of the service station site therefore this criterion is met.

Screening. The property shall be screened from every abutting residential
zone or use by a sight-obscuring fence, wall, or hedge.

FINDINGS: As noted above, the development does not abut a residential
zone. However, there are residential uses located on the west side of the
railroad tracks. They are, however, a significant distance from the proposed
development. Therefore, screening between the development and residential
properties would serve no useful purpose.

Lighting. Outdoor lighting shall be directed away from residential property.

FINDINGS: As noted above, the lighting plan demonstrates that light and
glare will not go beyond the boundaries of the development. In addition, the
railroad right-of-way provides additional distance for any light to dissipate
before reaching residences. Visual access to a direct light source, however,
must be prohibited to comply with the intent of this requirement.

FINDINGS: VARIANCE

32. The review criteria for a Major Variance is listed in Section 3.105.05 of the Keizer
Development Code. The criteria and findings are listed below.

A.

The degree of variance from the standard is the minimum necessary to permit
development of the property for uses allowed in the applicable zone.

FINDINGS: The applicant is requesting a setback variance to only one side
of the loop road. 'This complies with the intent of this requirement,
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The applicant in good faith is unable to comply with the standard without
undue burden. The applicant must demonstrate that the burden is
substantially greater than the potential adverse impacts caused by the proposed
variance.

FINDINGS: This site is severely constrained in its ability to access the
transportation system. The design of the loop road leaves an interior parcel,
irregular in shape, with limited potential for access. Varying the setback on
the north side of the loop road, where visual impacts are lessened due to
limited sight distance, is demonstrated by the site’s constraints. The applicant
has agreed to designate all parking stalls on the property area located on the
north side of the loop, which are in excess of the maximum allowed, for the
use of Park and Ride. This total is currently shown at 14 but may vary
slightly. These spaces shall be designated as “Park and Ride” between the
hours of 7:00 am and 5:00 pm, Monday through Friday. The addition of
commuter parking spaces provides mitigation for any detriment to the
community by a reduction of the setback.

The wvariance will not be unreasonably detrimental to property or
improvements in the neighborhood of the subject property.

FINDINGS: The surrounding properties are zoned IBP which allows a
mixture of Industrial Uses. The uses proposed are permitted within the IBP
zone as flexible use space and are with the uses approved in Area A. Since
the development to the north is being developed as commercial/retail and will
have similar setback requirements to that of this request, the approval of this
variance will not be unreasonably detrimental to property or improvements in
the neighborhood. The structures will be located outside of any vision
clearance areas. This request can satisfy the above criterion.

There has not been a previous land use action approved on the basis that
variances would not be allowed.

FINDINGS: There are no prior land use actions, which expressly prohibit
the granting of this variance. Therefore, the proposed variance can comply
with this criterion.
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E. The variance will not significantly affect the health or safety of persons
working or residing in the vicinity.

FINDINGS: There are no significant affects upon the health or safety of
persons working or residing in the vicinity if the variance request is granted
provided the improvement of pedestrian connections and improvements
identified in the proposal are implemented. This request meets with the above
criteria.

F. The variance will be consistent with the intent and purpose of the provision
being varied.

FINDINGS: The applicant is providing site amenities such as water
features, substantial landscaping and pedestrian amenities which offsets any
visual impacts a reduction on the interior of the loop road, where sight distance
is reduced due to the curve of the road.

33. 'This variance request shall automatically transfer to any new owner or occupant
subject to all conditions of approval. It is the responsibility of the applicant and property
owner to provide information to any new property owner(s) regarding this variance request
and any conditions of approval.

FINDINGS: OTHER PERMITS AND RESTRICTIONS:

34. This approval does not remove or affect any covenants or restrictions imposed on the
subject property by deed or other instrument. The proposed use may require permits from
other local, State or Federal agencies. This decision does not take the place of, or relieve
the responsibility for obtaining other permits or satisfying any restrictions or conditions
thereon.
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EXHIBIT "C-1"

Supplemental Findings

MASTER PLAN AMENDMENT (2020)

The Review Criteria for a Keizer Station Master Plan amendment are listed in Section
3.113.06 of the Keizer Development Code (KDC). The criteria and findings are listed
below:

1. All applicable review criteria of Section 3.113.04 considering the type and extent of
the proposed amendment.

FINDINGS: The review criteria found in Section 3.113.04 is wide ranging and
includes things such as overall master plan objectives and arrangement of uses to
landscaping, site planning, and architectural details. The proposed amendment is to
change the number and location of proposed buildings, along with the overall site
layout of the interior of the jug handle. The applicant submitted a site plan showing
proposed building locations, overall parking lot layout, along with landscaped areas and
relocation of the water feature. While the detailed design of the internal jug handle
portion of the site has changed, the changes do not substantially alter the basis of
justification for approval, nor do they significantly alter the recommended conditions of
approval. However, some of the original conditions will be modified and/or replaced to
reflect changes proposed by this amendment. The following specific criteria of Section
3.113.04 gives the basis for justification for finding this proposal complies with this
review criteria;

A. 3.113.04.B.1. Design Standards:
The original master plan approval provided typical building elevations, but no
specific tenants were identified at that time. The typical elevations originally
submitted were deficient in detail and design. As such, conditions were placed
on the original approval, that specific building designs would be regulated as a
part of the building permit review and approval process to ensure compliance
with the standards of the Keizer Development Code (KDC). The building
elevations submitted as a part of this proposal show the building design for the
proposed 7-11 convenience store (Store ‘C”) demonstrate consistency with the
conditions of the original masterplan approval as well as provisions of the
(KDC). The materials and colors to be used are consistent with the development
pattern within Keizer Station Village Center and comply with the design
standard provisions of KDC Section 2.315. The submitted elevations adequately
demonstrate compliance with this criterion and with the existing conditions of
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approval, future buildings governed by this amendment will comply with this
criterion.

3.113.04.B.2. Transportation System Standards:

The Public Works Department has reviewed the proposed amendment and
provided comments and conditions relating to transportation facilities. In
addition to the original conditions of approval governing Master Plan/Major
Variance Case 2004-38, the public works department comments clarify “the
traffic signal required for access and egress to and from Ulali Drive for this
section of Area D shall be designed, constructed and fully functional prior to
any occupancy permits for any buildings with the Master Plan Amendment
area.” This condition will assure that traffic safety standards can be adhered to
and are found to be necessary and appropriate to comply with this criterion.

3.113.04.B 4. Parking Standards:

The proposed amendment will modify the parking lot layout, total number of
parking spaces provided, and will eliminate the originally envisioned “park and
ride” space allocation. Parking requirements are governed by KDC Section
2.303 and identify the number of spaces required for individual uses. The
applicant’s site plan shows that the minimum parking spaces provided comply
with the provisions of the KDC. The City finds the proposal complies with this
criterion.

3.113.04.B.5. Landscape Standards:

The proposed amendment modifies the site plan and identified landscaped areas
and amenities. The original conditions of approval governing Master
Plan/Major Variance Case 2004-38 contained specific conditions regarding
landscaping requirements. A detailed landscaping plan was not provided or
required with this amendment application. As a condition of approval, a detailed
landscaping plan mwust be provided to assure that compliance with the
provisions of the KDC.  As conditioned, this application complies with this
criterion.

3.113.04.C 4. Creating and Protecting Public Spaces:

The original master plan approval included a small plaza located in the

northwest corner of the property adjacent to a proposed flex retail building, as

well as a water feature proposed to be located in the north east corner of the site

within the master plan amendment arca. The water feature was primarily

intended to function as a storm water detention arca. The master plan |

amendment proposes to eliminate the plaza area and modify and relocate the !

water feature to the southwest corner of the master plan amendment area. i

Instead of a storm water detention water feature, the applicant proposes to |
|
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provide a water feature that will serve as an amenity to the development with
greater visual access that can also provide as a gateway feature for the
development. The exact design has not yet been determined, but the design
must incorporate pedestrian oriented amenities so the water feature can function
as a public space for the development. The water feature, along with
landscaping and pedestrian amenities shall be installed in conjunction with
development of Area D. With these recommended conditions, the proposal
complies with this criterion.

The applicant’s proposal demonstrates consistency with the criteria of the original

approval of Master Plan/Major Variance Case 2004-38 and thus satisfies this criterion.

The amendment is consistent with the adopted Master Plan, or achieves an equally
desirable result.

FINDINGS: The proposed changes are generally consistent with the overall purpose
of the adopted Master Plan. The differences are minimal, but generally achieve an
equally desirable or even superior result. The following changes are proposed:

J Reconfigure the site plan, increasing the total number of buildings from
3 to 4, but decrcasing the overall square footage by 1,524 square feet.
Therefore, the flex space limitation of 70,000 square feet is still met. Building
will be developed with “flexible space” uses consistent with the provisions of
the Keizer Station Plan and KDC, and meet all design requirements. This
reconfiguration also results in minor changes to landscape areas and locations of
amenities provided.

* Modify parking lot layout and number of spaces to serve the new
building locations and uses, and also eliminate “park and ride” space allocation.

o Relocate storm water detention “water feature” and eliminate small
plaza, to be replaced with a more visually accessible water feature amenity to
serve as a gateway to the development.

) Update design for proposed 7-11 convenience store (Store ‘C’) to
accurately demonstrate compliance with design standards.

All conditions of approval from the original Master Plan/Major Variance Case 2004-38
will apply to this amendment except for the condition relating to park and ride space
allocation. Some minor changes to the existing conditions are proposed to align the new
proposal, clarify requirements, and approval timeframes. Staff finds the proposed
amendment demonstrates consistency with the criteria of the original approval of
Master Plan/Major Variance Case 2004-38 and thus satisfies this criterion.
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3. The amendment does not result in additional traffic generation and is consistent with
the adonted Traffic Impact Analysis.

FINDINGS: The proposal is to increase the number of overall buildings within the
interior of the jug handle, but reduce the total building square footage. The applicant
provided analysis prepared by Kittelson & Associates which demonstrates compliance
with this criterion. The trip generation comparison provided indicates the proposed
amendment will not increase the overall anticipated trip generation of the site, and that
the development proposal is consistent with the original adopted Traffic Impact
Analysis, Therefore, the applicant’s proposal satisfies this criterion.

FINDINGS - MAJOR VARIANCE

4. The original Master Plan approval also included approval of a Major Variance to
allow a setback reduction from 20 feet to 10 feet for buildings and parking lot areas adjacent to
the north side of Ulali Drive. In order to maintain consistency with the original approval and
the proposed master plan amendment, a Major Variance is being requested. It should be noted
the Variance request is only necessary due to the fact that approval timeframe have lapsed.
The Review Criteria for a Major Variance is listed in Section 3.105.05 of the Keizer
Development Code. The criteria and findings are listed below.

A, The degree of variance from the standard is the minimum necessary to permit
development of the property for uses allowed in the applicable zone.

FINDINGS: The applicant is requesting a setback variance to only one side of Ulali
Drive. This is necessary to allow the site to function adequately, providing
opportunities for the site to be developed as envisioned by the Keizer Station Plan. As
such the City finds this complies with the intent of this requirement.

B. The applicant in good faith is unable to comply with the standard without undue
burden. The applicant must demonstrate that the burden is substantially greater
than the potential adverse impacis caused by the proposed variance.

FINDINGS: This site is severely constrained in its ability to access the
transportation system. The design of the loop road leaves an interior parcel, irregular
in shape, with limited potential for access. As such staff feels that varying the
setback on the north side of the loop road, where visual impact is lessened due to
limited sight distance, is appropriate due to the site’s inherent constraints. The
applicant’s proposal indicates the variance request will locate all building structures,
trash enclosures, screen walls, parking spaces, and loading zones no closer than 15
feet adjacent to the back of sidewalk along Ulali Drive or adjacent property lines.
Drive thru lanes and the proposed freestanding sign are to be located not less than

EXHIBIT "C-1"
Page 4 of 6



10’ from the back of sidewalk along Ulali Drive or adjacent property lines,
Arguably, the burden bore by the developer could be mitigated or eliminated with a
different design to the site, locating buildings and parking areas further away from
the transportation system and adjacent property lines. However, this would further
constrain the site. Additional, when considering the established development pattern
throughout Keizer Station and the fact that no parcels are directly adjacent to the site,
staff is unable to identify any adverse impacts that will be caused by this variance
request. In fact, the variance request aligns the setback requirements more closely to
the existing development pattern established in the area.

C. The variance will not be unreasonably detrimental to property or improvements
in the neighborhood of the subject property.

FINDINGS: The properties is zoned IBP which allows a mixture of Industrial
Uses. The uses proposed are permitted within the IBP zone as flexible use space and
are consistent with other uses in the immediate vicinity. Keizer Station Area A is
developed as commercial/retail and only requires a 10 foot setback due to the
underlying zoning designation of EG (Employment General). In this case, since the
property is zoned IBP, it requires a greater setback of 20 feet, even though the actual
uses of the site is more consistent with commercial retail zoning than industrial. If
the site were not being developed with flexible use space, there could be possible
detrimental impacts created by the variance request, though it is unlikely. However,
since the request is consistent with the standards of the adjacent development site,
and the property will be developed with flexible use space, staff finds the approval of
this variance will not be unreasonably detrimental to property or improvements in
the neighborhood. The structures will be located outside of any vision clearance
arcas. Therefore, staff finds this request can satisfy the above criterion.

D, There has not been a previous land use action approved on the basis that
variances would not be allowed.

FINDINGS: There are no prior land use actions, which expressly prohibit the
granting of this variance. Rather, a prior land use action granted this identical request
which was previously approved by City Council Order approving Master Plan/Major
Variance Case 2004-38. Therefore, the proposed variance can comply with this
criterion.

E. The variance will not significantly affect the health or safety of persons working
or residing in the vicinity.

FINDINGS: Staff finds no significant affects upon the health or safety of persons
working or residing in the vicinity if the variance request is granted provided the
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improvement of pedestrian connections and improvements identified in the proposal are
implemented. Therefore, staff concludes this request meets with the above criteria.

F. The variance will be consistent with the intent and purpose of the provision
being varied.

FINDINGS: The applicant is providing site amenities such as water features,
substantial landscaping and pedestrian amenities which staff feels offsets any visual
impacts a reduction on the interior of the loop road, where sight distance is reduced
due to the curve of the road.
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EXHIBIT "D"
Justification

The applicant has the burden of proving that the application meets relevant
standards and criteria to be applied in the particular case.

In this case, the applicant is requesting approval of Master Plan
Amendment/Major Variance for Keizer Station — Area D.

The Keizer Station Design Plan was adopted in February 2003 for the area
formerly known as the Chemawa Activity Center. The Keizer Station Plan (KSP)
sets forth a detailed vision for the northwest and southwest quadrants of the I-5
interchange. This well-situated and strategic property has been planned for a mix of
commercial and industrial uses with emphasis on pedestrian-friendly design and
attractive, streetscape amenities.

The Keizer City Council originally approved a Master Plan/Major Variance
Keizer Station — Area D by Order dated November 1, 2004. 'This application results
in a new decision and approval, though with many aspects being similar or identical
to the previous approved plan. Therefore, the original Master Plan is null and void
upon final and effective adoption of this Order.,

Concerns were raised at the hearing regarding the number of trees and the
design of the road. These issues were discussed and reviewed.

The applicant has met its burden of showing compliance with all the
applicable criteria. The Master Plan Amendment/Major Vairance request includes
the uses envisioned by the KSP. As properly conditioned, the Master Plan presents a
vibrant and energetic vision for Area D. The KSP goals of a northern gateway to
Keizer, a focal point for commerce and community activities, and a source of
employment opportunities are enhanced and realized by this proposal. The criteria
have been satisfied with the aid of appropriate conditions.

The applicant requests a major variance for buildings within the “loop road”.
The standard setback is 20 feet and the applicant is requesting a variance to reduce
the setback to 10 feet. Because of the constraints within the loop road area and the
site amenitics such as water features, substantial landscaping and pedestrian
amenities, the variance meets the applicable criteria and shall be granted.
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The Master Plan Amendment application, along with the Major Variance
application, are approved.
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EXHIBIT "E"
Action

[Note: Many of the conditions listed are from the 2004 Master Plan
Order and have been completed.]

The City of Keizer hereby ORDERS as follows:

The application for approval of the master plan and variance are hereby
GRANTED subject to the conditions set forth below. Unless specifically stated
otherwise herein, all conditions must be met prior to the issuance of any building
permits {See Condition 63):

Previous Land Use Action:

A. Approval of the major variance as part of the previous master plan is
considered null and void due to the timeframe lapsing.

B. At the time all appeal timelines have expired, approval of the previous
Master Plan for Area D is considered to be null and void and replaced with
this Master Plan approval. :

C. This application is a new land use decision which replaces the previous
master plan. The new master plan contains many similar or identical
elements of the previous approval. The previous master plan order is
included as part of this record. The conditions set forth in this Exhibit E
apply to all development within Area D.

CONDITIONS FOR MASTER PLAN:

i. The construction of all the public improvements and its associated landscaping
must be completed within two years of the final date of the initial decision which can
be extended upon approval by the Community Development Director. Any request
for an extension must be made in writing prior to this date.

2. The applicant shall submit a phasing plan for all improvements for approval
by the Community Development Ditrector.

3. The development shall be required to meet all Development Code
requirements relating to signs as found in Section 2.308.
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4, The landscaping and pathway improvements including water features, plazas
and other amenitics for the entire Arca D shall be provided as shown in the
application or as modified by the conditions of approval. The final landscaping and
pathway plans, as well as the design of the proposed water feature shall be approved
by the Community Development Director prior to installation. The water feature,
landscaping, and pathway improvements shall be completed prior to the issuance of
the Certificate of Occupancy for the second building in Area D.

5. A landscaping design for the area adjacent to the Interstate 5 freeway and the
Salem Parkway shall be submitted to the Community Development Director's for
review and approval. The design shall demonstrate a coordinated design with Area A.

6. The land area devoted to industrial and commercial uses, as required in KDC
2.113, IBP Zone, shall be met and maintained within Areca D. The amount of "Flex
Space" use, as defined in Section 2.113.02.N.2 shall be limited to that specified in
this section of the KDC.

7. Except as approved in the variance application, all KDC dimensional
requirements for building heights, lots, and setbacks shall be met.

8. Street names and numbers shall conform to the established standards and
procedures in the City. Street names shall be approved by the City of Keizer. A Street
Name Application must be completed and submitted for approval. No building
permit shall be issued without approved street names. Due to the significance of this
development as a landmark of the City of Keizer, public strect names must also
receive approval of the City Council.

9. Street trees shall be planted at the locations and varieties specified in the
submitted landscaping plan. A minimum caliper of 2 inches shall be used for street
trees and all other trees in areas near pathways, walkways streets and parking arcas.
A final street tree planting plan shall be approved by the Community Development
Director prior to planting. All other landscaping standards of the KDC shall be met.
Evergreen trees may be varied in height as long as the average height of all evergreen
trees planted shall be an average height of 6 feet at time of installation.

10.  Ground cover and shrubbery shall be planted in conformity with the KDC and
industry standards as approved by the Community Development Director, and shall
reach full coverage by the third year of growth for ground cover and the fifth year of
growth for shrubbery.

11.  The amount of arca landscaped, and the design thercof, shall conform
substantially with the plan submitted as part of the original application (2004-38). A
final landscaping plan shall be submitted for approval by the Community
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Development Director prior to planting. The landscaping plan shall incorporate the
site plan modifications identified in Master Plan Amendment/Major Variance Case
2020-10. Design for the proposed water feature must receive final approval from the
Community Development Director. Additional detailed landscaping plans for the
area south of Ulali Drive (Phase 2) shall be approved prior to issuance of building
permits for that area.

12,  Irrigation system plans shall be submitted for approval as part of the review
process of building permits and public improvement permit process. Approved
irrigation systems shall be installed prior to issuance of an occupancy permit.

13. A trce shall be planted for every eight lineal parking spaces not located
adjacent to a building in accordance with KDC standards, and shall substantially
conform to the landscaping plan submitted with the application.

14.  Parking shall be provided as required by KDC 2.303. Parking driveway aisles
shall be a minimum of 24 feet wide. A plan documenting compliance with parking
requirements shall be provided for the Community Development Director's Master
Plan approval. Verification shall be provided during building permit review.

15.  Bicycle parking shall be provided as required by KDC 2.303.8. In addition,
the bicycle rack design shall provide secure support for bicycles and the ability to
lock bicycles securely. The bicycle rack design, installation, and locations shall be
approved by the Community Development Director prior to installation.

16.  Sufficient paved arcas and designated loading areas shall be provided in
accordance with KDC 2.303.10.

17.  Pavement shall be provided for all driveways, loading, and parking areas as
required by KDC 2.303.11.

18.  Electric and mechanical equipment and other service areas such as
trash/recycling dumpsters shall be screened with vegetation and/or fencing. The final
landscaping plan shall be approved by the Community Development Director prior to
planting.

19.  Driveway entrances shall be a maximum of 36 feet wide.
20.  Pedestrian systems crossing driveways, parking areas and loading areas shall

be clearly identified through the use of stamped concrete, pavers or similar methods
and shall be indicated on the building permit plans submitted.

EXHIBIT "E"
Page 3 of 10



21.  Pedestrian walkways must be lighted to a level where the system can be used
at night by employees and customers. The lighting plan shall be approved by the
Community Development Director.

22. The applicant shall construct connections to the regional multi-use path
adjacent to the Salem Parkway. This shall provide connections to the pathway which
border the Salem Parkway in both a south and the north direction as shown on the
submitted plans.

23.  Awnings shall be provided for all walkways adjacent to buildings that comply
with Section 2.315 of the Keizer Development Code.

24.  The proposed site lighting shall not cast any light or glare toward the
residential properties to the west or allow any direct visual access to a direct lighting
source from any residential property.

25.  Security lighting shall be provided which provides secure illumination of the
Chemawa Road under crossing, while being directed away from the flow of traffic,
so as not to cause glare.

26.  Building design elements including ground flood windows, facades, awnings
and materials shall satisfy KDC 2.315.08.

27.  The elevations of all buildings shall be varied in texture and materials and
shall create a very human scale in massing and incorporate human scale design
elements. Elevations of all buildings shall incorporate no more than fifteen feet
between varied vertical elements and shall reflect the original proposal (2004-38)
exemplified by that submitted for the Tenant Retail building and the NE Comer of
Building Six (6), as well as the elevations submitted for Store ‘C” as a part of the
2020-10 application. Different materials, varied at the same frequency as the
architectural elements, shall be used and shall conform to the samples in the
submitted materials. These materials shall be varied in type, and incorporate such
things as cultured stone, a variety of split face Concrete Mortar Units (CMU's), as
well as smooth faced CMU walls. The colors used shall be in compliance with the
KDC Development Standards section 2.315.08.B.5. The roof shall be more greatly
exaggerated than the submitted designs from the applicant.

28.  Screening of roof-mounted equipment from adjacent public streets shall be
required.

29.  All accessory structures including trash receptacle and mechanical devices
shall be screened from view in compliance with Section 2.315.08.C of the Keizer
Development Code.
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30. Maintenance of landscaping materials as specified in the Keizer Development
Code Section 2.309, space tracts, plazas, and pathways shall be the responsibility of
applicant.

31.  Construction specifications (e.g., base rock, concrete/pavement thickness) for
the separate pathways shall be subject to Public Works Department approval in
accordance with Keizer City Standards.

32.  The development shall conform to the requirements of all federal, state, and
local requirements, including but not limited to ADA requirements.

33.  During construction, adjoining properties shall be protected from impacts of
noise at unreasonable hours, unrcasonable dust, and safety concerns, and shall
conform to Keizer City requirements regulating such impacts.

34.  The applicant shall work with the Transit District to ensure compliance with
the requirements found in Section 2.305 of the KDC.

35. In addition to complying with all development standards, all new utility
connections and lines shall be located underground.

PUBLIC WORKS REQUIREMENTS: The following requirements are the
conditions of approval by the Public Works Department.

MASTER PLAN

The Public Works Department has reviewed the applicant's submittals and has
compared them with the requirements of the adopted Keizer Station Plan. The
developer shall submit a detailed phasing plan for all required improvements
(including site grading) prior to any construction and grading of the subject property.
The following are conditions of approval of the master plan.

SANITARY SEWERS:

The subject property is located outside of the original Keizer Sewer District and
therefore an acreage fee is required. The current acreage fee is $7,460.00 per gross
acre. The applicant indicates that the arca of Arca D is 15.68 acres. The acreage fee
applied will be the fee in place at the time of development of the property. At the
current acreage charge the acreage fee will be $116,972.80. The Master Sewer Plan
provides for a sewer trunk line to be constructed through Area A to a point on the
north property line of the subject property. Connection to the sewer trunk will be the
responsibility of the developers of Area D. Development of Area D will require
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coordination of the construction of the sewer trunk. Additionally, the following
requirements shall be applied:

36.  Prior to development of the subject property, a master sewer plan for the
proposed development shall be submitted to the City of Keizer's Department of
Public Works for review and approval. The plan shall include proposed rim and
invert elevations, proposed alignment of sewer mains and proposed easements,

37.  City of Salem approval for both sewer trunk lines and local sewers is required.
Permits from the City of Salem shall be issued prior to construction. Prior to
submitting plans to the City of Salem for approval, the developer's engineer shall
submit plans to the City of Keizer Public Works Department for review and
determination of compliance with the City of Keizer's Master Sewer Plan for the
area.

38. Connecting to existing sewers that serve the gencral arca will be the
responsibility of the developer of the property.

39.  Appropriate easements will be required for any public sewer mains located
within the subject property if located outside platted right of ways.

40. It will be the responsibility of the developer's engineer to locate any existing
wells (including those on adjacent property) in the vicinity of the proposed new
sanitary sewer lines for the subject property. Any conflicts between existing wells
and proposed sanitary sewers shall be addressed by the developer prior to issuance of
public works construction permits.

WATER SYSTEM:

The developer has submitted a master water system plan showing proposed routes of
public water mains and fire hydrants. The master plan is generally acceptable to the
Public Works Department, however, priot to submittal of final construction plans the
developer's engineer shall arrange for a pre-design conference to discuss water main
sizing, meter sizing and locations, fire hydrant locations, fire sprinkler line locations
and easement width for all public lines (including fire hydrant lines) located outside
of right of ways. Additionally, the developer will be required to coordinate
construction activities with the developers of Area A. Final location of all meters is
to be approved by the Keizer Department of Public Works, To provide for adequate
peak consumption and fire protection requirements it has been determined that
additional public facilities will be required including but not limited to elevated
storage facilities, wells, connection to existing mains on the west side of the BNRR
right of way, and any other off-site construction required to provide required peak
flows to the proposed development, It is the Department of Public Works
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understanding that the developers of Area A in conjunction with developers of Area
D are undertaking a study to determine the required water system improvements
necessary for the development of the Keizer Station area. No permits for the subject
property shall be issued until the Department of Public Works has reviewed and
accepted the study. Appropriate easements for all public water mains and fire
hydrants will be required if construction is to be outside of public right of ways. Any
system development charges for water system improvements will be those in place at
the time of individual service connections.

41.  Final development plans shall be reviewed by the Keizer Fire District with
regard to access and adequate location of fire hydrants prior to any issuance of public
works construction permits by the City of Keizer.

42. It will be the responsibility of the developer to abandon all existing wells prior
to site grading. All abandonment shall be in accordance with the rules of the Oregon
State Water Resources Department.

STORM DRAINAGE IMPROVEMENTS:

43.  The developer has submitted plans indicating the present drainage patterns and
runoff characteristics. The property is within a critical drainage basin and strict
compliance with city ordinances will be necessary. No increase in runoff will be
allowed as development occurs. Prior to any development of the subject property
an overall storm water master plan including invert elevations, pipe sizes and
alignment, easements, detention calculations, water quality measures and an
approved point of discharge shall be submitted to the Department of Public Works
for approval. A point of discharge has been identified on the ODOT system in
Interstate 5. ODOT approval shall be required for water quality, conveyance systems
and points of discharge. It is the understanding of the Department of Public Works
that the engineers for the developers of Area A and Area D are studying the two areas
and the storm drainage from Area D will be connected to a system constructed in
- Area A. The location for the proposed connection will be on the north property line
of the subject property.

44.  Storm water detention will be required for this site. All storm water including
roof drains are to be connected to an approved system designed to provide adequate
drainage for proposed new driveways, parking lots and other impervious surfaces.

45. A grading and drainage plan shall be developed for the subject property.
Details shall include adequate conveyance of storm water from adjacent property
across the subject property.
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46. If it is anticipated that the property will develop in phases, prior to any
development, a phasing plan shall be submitted to indicate how the storm water
management will be developed to provide service to each area.

47.  The developer shall submit to the Department of Public Works a master plan
for erosion control for the entire site. The master plan shall be approved by the
Department of Public Works. Prior to any development, including site grading, the
applicant shall obtain an NPDES permit from the Oregon Department of
Environmental Quality.

TRANSPORTATION:

48.  The proposed development requires construction of an underpass under the
BNRR between Areas A and B as well as an underpass of Chemawa Road between
Areas A and D. Additionally, other off-site improvements have been identified in the
Transportation Plan developed for the Keizer Station Plan, These improvements
include but are not limited to, construction of an extension of Radiant Drive to
Lockhaven Drive and continuing to Chemawa Road to a point south of the
intersection of Chemawa Road and McLeod Lane, construction of a pedestrian
under-crossing of the BNRR at Tepper Lane, and other improvements necessary to
provide compliance with the adopted Keizer Station Plan adopted Feb. 3, 2003.
Additionally, a regional multi-use pathway has been identified on the Keizer Station
Village Center Master Plan. The path location shall be coordinated with the Area A
development, ODOT and the Keizer Community Development Department. The
path shall be of P.C.C. and constructed to a width of 12 feet or as approved by the
City. Coordination of the above improvements with the developers of Area A will
be required to insure all elements of the required road improvements are in place
prior to issuance of any building permits for the subject property.

49.  All new streets shall be constructed to the requirements of the City of Keizer
Department of Public Works Design and Construction Standards and in conformance
with the final Transportation Impact Analysis adopted for the Keizer Station Plan.
The loop street shall be designed to arterial standards in terms of structural section
and geometrical configuration or engineered alternative as approved by the
Department of Public Works. Preliminary construction specifications and plans for
all transportation mitigation measures necessary to safisfy the improvements
identified in the "Transportation Impact Analysis, Keizer Station Plan” for all street
construction, including retaining walls, fencing, landscaping, sidewalks, signing, etc.
shall be submitted to the Department of Public Works for review prior to submitting
final plans for approval. The Department of Public Works will review the proposed
plans and make recommendations for any additional work and coordination with
other development in the area as needed. Prior to approval of any development on the
subject property or issuance of any construction permits, the developer shall submit
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an access and utility easement document suitable for recording for review and
approval by the Department of Public Works.

50.  The developer's engineer shall submit detailed traffic signal plans indicating
phasing, recommended interties, materials to be used, etc. to the City of Keizer
Department of Public Works for approval prior to construction. All traffic signal
plans shall be designed to City of Salem/ODOT Standards where appropriate.

The traffic sienal required for access and egress to and from Ulali Drive shall be
designed, constructed and fully functional prior to issuance of any occupancy permits
for any building.

GENERAL:

5I. A street lighting master plan shall be developed. A street lighting district or
other approved method of providing for adequate illumination of the proposed loop
street shall be submitted to the Department of Public Works for review and approval.
Decorative lighting approved by the Department of Public Works shall be used and
shall be installed and maintained by the applicant if a street lighting district is not
formed. |

52.  Construction permits are required by the Department of Public Works prior to
any public facility construction. Contact the City Engineer's office at (503) 390-7402
77 for the necessary permit information that is required. The development shall be
constructed substantially as set forth in the attached final approved site plan marked
as Exhibit 1 and by this reference incorporated herein.

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

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

55.  Facility phasing plans and arrangements for reimbursing developers for
providing additional capacity to serve future development shall be approved by the
Keizer Department of Public Works and the City Council prior to any construction.

56.  All easements to be located in the appropriate locations based on actual
approved plans.
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57.  An improvement agreement or other acceptable form of guarantee for all
required construction shall be in place and appropriate easements recorded prior to
construction permits being issued.

58.  Unless otherwise specifically modified by this decision, development of all
structures and parking areas shall comply with remaining requirements of the Keizer
Development Code.

59.  The City of Keizer employs Marion County Building Department for the
processing of building permits. Therefore, the applicant shall meet all requirements
of the Marion County Building Division pertaining to building code issues.

60.  In certain circumstances, Exhibit “C” and “C-1” (Facts) contain conditions or
clarification of conditions set forth in this Exhibit. In such cases, the conditions or
clarifications of conditions in Exhibit “C” and Exhibit “C-1” are incorporated herein
as if fully set forth.

In order for the Master Plan to receive final approval the applicant will be required to
submit documentation demonstrating compliance with all applicable federal, state
and local requirements. This shall include all conditions adopted by the City Council
which apply to this Master Plan. These shall be submitted to the Community
Development Director for verification and final approval.

VARTANCE:

61.  The applicant shall locate the proposed structures and parking areas as
indicated on the submitted site plan and shall maintain a minimum setback of ten (10)
feet from the inner edge of the sidewalk on the north side of Ulali Drive or any
adjacent property lines.

62.  This variance was revised based upon amenities and landscaping shown in the
plans submitted. These amenities provided mitigate any visual impact this variance
may create. Therefore all improvements such as landscaping, pathways and amenities
shown on the proposal must be implemented.

63.  Unless expressly stated otherwise with these conditions, no building permits
shall be issued until all conditions have been met or the applicant has demonstrated
with certainty in the City's discretion the ability to meet such conditions. For
example, no building permit shall be issued until contracts have been let for all
infrastructure. Building permits may also be held until sufficient infrastructure is
completed to support the requested development.
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