COUNCIL MEETING: June 20, 2014

TO: MAYOR CLARK AND CITY COUNCIL MEMBERS
THROUGH: CHRIS EPPLEY, CITY MANAGER

THRU: NATE BROWN, COMMUNITY DEVELOPMENT DIRECTOR
FROM: SAM LITKE, SENIOR PLANNER

SUBJECT: REMAND OF CP/ZC/LLA 2014-11

ATTACHMENTS:

e Exhibit 101- Notice of Intent to Appeal, dated October 24, 2014

e Exhibit 102-Stipulated Motion for Remand, dated June 1, 2015

e Exhibit 103- Final Opinion and Order, dated June 8, 2015

e Exhibit 104-Applicant’s written statement, dated April 20, 2016

e Exhibit 105-Written testimony from Wallace Lien attorney for applicants, dated June 7,
2016

e Exhibit 106-Site plans

e Exhibit 107- Color renderings

e Exhibit 108-Traffic Impact Analysis, ATEP, dated March 17, 2016

e Exhibit 109-Public Works comments

e Exhibit 110-School District comments

e Exhibit 111-Received written testimony — Marylin Prothero; Allan & Susan Kendall,
Brittany & Matthew Garza; Daniel Irwin; Bob Jones; Dee Sloan; Robert Tompson; Paul &
Many Elder)

BACKGROUND:

Mark Grenz of Multi-tech Engineering on behalf of Tyrene Denlinger and the Herber Farm, LLC
submitted an application to re-designate approximately 7.5 acres on the Comprehensive Plan map
from Low Density Residential to Medium and High Density Residential; rezone the property
from Single Family Residential (RS) to Medium Density Residential (RM); and, for a Lot Line
Adjustment to consolidate the existing 14 lots into one large parcel for property located in the
4800 and 4900 block of Verda Lane. On October 6, 2014 the City Council denied the requested
Comprehensive Plan change and the Zone change but approved the proposed Lot Line Adjustment.
The Council’s decision was then appealed to the Land Use Board of Appeals (LUBA). While
LUBA did not issue a decision the city and the applicant entered into a Stipulated Motion for
Remand allowing the proposal to be brought back to the city for reconsideration (attached as
Exhibit 101 thru 103).

It is important to point out that this is not a new application but is rather a continuation of the
existing record associated with the previously submitted land use applications. While the existing
record is carried over into this hearing it will also be a de novo (new) public hearing which will
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permit any issue being raised, whether or not it was raised in the original hearings unless the City
Council wishes to limit discussion specifically to only the issues in which the Council had
determined the applicant had not met their burden of proof.

The property was approved in the mid-1950s for a single family subdivision that was platted and
created the 14 existing lots, but was never built on. While there are members of the community
who have indicated a preference to see the property continued to be used as a pasture for cows,
this is not supported by its location, availability of all public services, zoning which does not
permit commercial farming, or the fact that it has always been planned and in fact approved to be

developed with residential uses.

The following chart outlines changes between the original submittal and the current proposal:
Comparison between the original site plan and the revised site plan

Original site plan

Revised site plan

120 apartment units

112 apartment units

244 parking spaces

226 parking spaces

No landscape berm along Verda Lane

Landscaped berm along frontage with Verda
Lane

Curb-side sidewalk

Separated sidewalk along Verda Lane

10 apartment buildings - all 3 stories

13 apartment buildings 3 buildings near Verda
Lane are 2 stories

4 buildings closest to Verda are oriented such
that 3 have their rear facade to the street and 1
building has its side facade to the street.
Approximately 270 feet of facade to the street.

5 buildings closest to Verda are oriented such
that 3 buildings have their rear facade facing the
street, 1 building has its side facing the street
and 1 building is non-residential - the office
which will have a staggered building off-set.
Overall reduced amount of building facade
facing the street is approximately 225 feet.

1 building shown close to Chemawa/Verda
intersection;

some building off-sets;

unknown building material or variation; mostly
3 story buildings.

Building moved further away from Chemawa
/Verda intersection;

Greater use of building off-sets;

building materials identified and greater use of
varying material

varying building heights

6 building along the ridgeline

8 buildings along the ridgeline

3 driveways

3 driveways — 1 full turning; 1 right in right out
only; 1 only for emergency access

Written comments:

Newly received written comments (attached as Exhibit 111) discuss the impact that the
development would have on the street system and nearby intersections as a result of the increased
traffic from the proposed development; impacts on schools; impacts on the surrounding area;
increased crime; the size of the proposed development; flooding of Claggett Creek onto the site;
and concerns that there isn’t a need for this type of development. The comments generally mirror
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the comments that were received as part of the previous public hearing before both the Hearings
Officer and the City Council. Previously a number of comments were received regarding the
property’s open space attributes and that it should be left undeveloped or developed as a park.

Staff response: Issues relating to traffic and impacts on nearby streets is discussed in detail
below. In addition, Public Works provided comments (Exhibit 109) regarding public
improvements that will be required by the developer. Salem-Keizer School District provided
comments (Exhibit 110) regarding the impacts to the affected schools from the proposed
development. It is estimated that as a result of the proposed development that Kennedy
Elementary School would increase by 23 students, Claggett Creek Middle School by 9 students,
and McNary High School by 9 students. The development of the subject property is proposed to
be confined to the upper portion and not on the lower portion along the creek, so issues
associated with creek flooding will not affect the proposed development. Also, the development
of the site will be required to comply with all Public Works requirements regarding storm water
which will minimize any potential discharge into the creek. The lower portion of the Herber
property is not part of this application and is also not designated in the comprehensive plan as an
open space resource. The Parks and Recreation Master Plan indicates that while there are
opportunities to expand the park by acquiring a portion of the property on the east side of the
Claggett Creek Park, the city has not pursued that option. The applicant has indicated a
willingness to donate the lower portion of the property (Tax Lot 2900) to the City for public open
space. The potential for it to be developed for park/open space, or for any riparian and water
quality enhancements will require a separate discussion between the city and the property owner.

ISSUE:
Whether the revised proposal addresses the issues raised by the City Council in its original decision.

DISCUSSION:

In the City Council’s decision to deny the original application was based on several factors. These

include:

1. Need.

The original City Council decision determined that while there is a projected land need for
medium density residential is 9.9 gross acres; high density residential is 37.9 acres; and single
family residential is 136.8 acres that a need for residential lands of all densities is shown there is
a greater need is shown for single family residential and so the proposal did not meet
Comprehensive plan criteria Section 3.109.04.D and Zone change criteria Section 3.110.04.F.2.

The applicant indicates that that city’s adopted Housing Needs Analysis (HNA) documents a
need for 362 units for RM zoned lands to meet the city’s 20 year needs and that by providing 112
units they will be helping the city to realize some of it residential land needs.

Staff response: The Hearings Officer’s recommendation to the City Council dated July 8, 2014
noted that the proposal will provide land to allow the city to be able to meet a portion of its
projected residential needs as was documented in the HNA, which was adopted by the City
Council and acknowledged by DLCD. The result of this analysis established that there is a lack
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2.

of land to meet the projected residential needs of Keizer for the next 20 year period. The HNA
documented a deficit of 267 acres to meet the needs of the residential needs category. It further
documented that only 5.7 acres of land designated for multi-family are currently available to
meet this type of need and that this is insufficient to meet the projected need for multi-family
housing. Specifically, Figure 14 of the HNA documented a need of 362 units of RM zoned land
needed to meet future needs. This proposal will result in the city being able to meet almost 1/3
of the identified residential land need that is forecast. In response to comments that recent
multi-family developments appear to meet this projected need it is important to keep in mind
that the new apartments in Hawkes Point Phase 2 (120 units) and the current multi-family
development in Area C of Keizer Station (180 units) are each zoned Mixed Use and were
specifically identified as distinct separate categories that each have their own projected need in
units and so the development within these areas does not satisfy the projected land needs in
the RM zoned category. Also, while the actual number of apartment units in Area C is slightly
more than what was projected the additional units can be carried over into the general Mixed
Use land needs with no adverse impact. Finally, while the property was originally approved
for 14 lots, as part of the inventory of buildable lands for the HNA it was assumed that the
property had the potential to be developed at a higher density and 6.6 dwelling units per acre
was used. Which means that the category of single family units is reduced by 49 units and the
actual density not from 14 units to 112 but as far as the HNA and the City’s Comprehensive
Plan is concerned from 49 units to 112 units or a net increase of only 63 units.

Impact.

The City Council determined that the applicant had not carried the burden of showing that the
proposed apartments would not adversely affect adjacent properties and the request did not
meet Comprehensive plan criteria Section 3.109.04.F and Zone change criteria Section
3.110.04.F.3.

The applicants indicate that the revised plan address the concerns raised by both adjacent
property owners and the City Council in its previous decision. As indicated in the table above
the revised plans contain numerous revisions from what was originally submitted.

Staff response: The submitted revised plans indicate that the impact to the surrounding
neighborhood can be mitigated by increased landscaping, increased building setbacks,
varying building planes, varying or limiting building heights, varying building materials; and
by having the buildings have a residential character in their design. Appropriate conditions
of approval are proposed to ensure that the appropriate landscaping and design elements are
provided.

Traffic.
The City Council determined that the applicant did not meet their burden of proof with regard
to the specific local impacts that the proposed development might cause.
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The applicants provided an updated Traffic Impact Analysis from ATEP dated March 17, 2016
(Exhibit 108) which indicates the proposed development of the site with a 112 unit apartment
complex will not impact the immediate streets beyond the street design capacity or the round-
about that is scheduled to be constructed at the VVerda Lane / Chemawa Road intersection. The
applicant had submitted a Transportation Planning Rule Analysis with the original
application that was performed by DKS, dated January 28, 2014 that studied the impact the
proposed development would have on the nearby intersections. The analysis determined that
slightly more of this new traffic will use the Chemawa Road / Verda Lane intersection than
the Verda Lane / Dearborn Avenue intersection and that each intersection would operate
within the city’s adopted Level of Service for these intersections so no additional intersection
improvements would be needed as a result of the proposed development. The applicant will
be responsible for providing additional right of way dedication and some street improvements
along the streets fronting the site.

Staff response: Public Works staff and the City Engineer have reviewed the submittal and
indicated they agree with the methodology or supporting language. Public Works has also
submitted comments regarding the public improvements that will be required as part of the
development of the site. These outline street improvements along Verda Lane and Dearborn
Ave, sanitary sewer, water, and storm drainage requirements. If this proposal is approved these
improvements will be made conditions of approval.

RECOMMENDATION: That the City Council open the public hearing to accept public
testimony related to the remand, and if no questions are presented that might warrant additional
time for deliberation, then close the public hearing and direct staff to prepare an appropriate
ordinance with findings and conditions approving the proposed revised application.
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Exhibit 101

BEFORE THE LAND USEBOARDOF £/ . .

OF THE STATE OF OREGON
HERBER FARM, LLC and )
MARK D. GRENZ, )
Petitioners, % LUBA No.
. )
CITY OF KEIZER, %
Respondent. %

NOTICE OF INTENT TO APPEAL

COMES NOW petitioners, Herber Farm, LL.C and Mark D. Grenz, by and through their
attorney, Wallace W. Lien, of Wallace W. Lien, P.C., and do hereby submit the following Notice of
Intent to Appeal with the Land Use Board of Appeals.

L

Notice is hereby given that petitioners intend to appeal that land use decision of respondent
entitled “In the Matter of the Application of Herber Farm, LL.C for a Comprehensive Plan Map
Change from Low Density Restdential to Medium and High Density Residential, a Zone Change from
Single Family Residential to Medium Density Residential, and a Lot Line Adjustment to Consolidate
the Existing Lots into One Large Parcel for an Approximate 7.5 Acre Parcel Located in the 4800 and
4900 Block of Verda Lane, Keizer, Oregon (Case No. 2014-11),” which was decided on October 6,
2014. A copy of the decision being appealed herein is attached hereto as Exhibit 1, and by this
reference is incorporated herein.
i
i
i
"
1

1 - Notice of Intent to Appeal

CERTIFIED TRLE?PY
WALLACE W. LIEN é///%/“j//

Attorney for Petitioners

A PROFESSIONAL CORPORATION
3265 Liberly Road 5. « Salem, OR 97302 « 503-585-0105 office = 503-585-0105 fax

Conlact by e-mail at: wallace lien@lienlaw,com
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1.

Petitioner, Herber Farm, LLC is the owner of the property subject to the above-referenced
application. Petitioner, Mark D. Grenz, was the applicant on behalf of the property owner. Neither
petitioner was represented in the proceedings before the City of Keizer, but are represented in this
proceeding by:

Wallace W. Lien
Wallace W, Lien, P.C.
3265 Liberty Road S.
Salem, OR 97302
Telephone: 503-585-0105
1L
Respondent, City of Keizer, has as its mailing address and telephone number:
City of Keizer
Community Development
Planning Division
P.O. Box 21000
Keizer, OR 97307-1000
Telephone: 503-856-3441
and has, as its legal counsel, and will be represented in this proceeding by:
E. Shannon Johnson
City Attorney
P.0O. Box 21000

Keizer, OR 97307-1000
Telephone: 503-856-3432

Iv.
All other persons mailed notice of the land use decision by City of Keizer, excluding
petitioners and their legal counsel, as indicated by City records are attached hereto as Exhibit 2.
NOTICE
Anyone designated in Paragraph IV of this notice, other than respondent, who desires to
participate as a party in this case before the Land Use Board of Appeals must file with the board a
Motion to Intervene in this proceeding as required by OAR 661-10-050,

i

2 - Notice of Intent to Appeal -

WALLACE W. LIEN

A PROFESSIONAL CORPORATION
3265 Liberty Road S. » Salem, OR 97302 » 503-585-0105 office « 503-585-0106 fax
Contact by e-mail a: wallace. lien@iienlaw.com
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Due to the large number of pages in the decision being appealed herein, written copies of the
decision are being attached only to the original and certified copies of the Notice of Intent to Appeal
filed with LUBA. Those who wish to view the decision being appealed may do so by visiting the

respondent’s website: www.keizer.org.

DATED this 24™ day of October, 2014, at Salem, Marion County, Oregon.

fsf WALLACE W. LIEN
Wallace W. Lien, OSB No. 793011
of Wallace W, Lien, P.C,
Attorney for Petitioners

3 - Notice of Intent to Appeal

WALLACE W. LIEN

A PROFESSIONAL CORPORATION
3265 libery Road §. » Salem, OR 97302 « 503-585-0105 office » 503-585-0106 fax
Contact by e-mai! of: wallace.lien@lienlaw.com
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CERTIFICATE OF FILING AND SERVICE
I hereby certify that on the 24™ day of October, 2014, 1 filed the original of this NOTICE OF
INTENT TO APPEAL, together with two certified true copies, with the Land Use Board of Appeals,
DSL Building, 775 Summer Street NE, Suite 330, Salem, OR 97301-1283, by hand delivery, and that

I'served the following parties:

City of Keizer E. Shannon Johnson
Community Development City Attorney

Planning Division P.O. Box 21000

P.O. Box 21000 Keizer, OR 97307-1000

Keizer, OR 97307-1000
and all those persons listed on Exhibit 2 by depositing a certified true copy thereof in the United
States Post Office at Salem, Oregon, enclosed in a sealed envelope with postage prepaid, addressed

to said party at the address most recently shown in the City of Keizer records of this case.

/s/ WALLACE W. LIEN
Wallace W. Lien, OSB No. 793011
of Wallace W. Lien, P.C.
Attorney for Petitioners

4 - Notice of Intent to Appeal

WALLACE W. LIEN

A PROFESSIONAL <CORPORATION
3265 Liberty Road S, « Salem, OR 97302 » 503-585-0105 office » 503-585-0106 fax
Contact by e-mail af: wallace. lien@lientaw.com




Mark Grenz
1155 13th Street SE
Salem, OR 97302

TREVOR STALE
1309 MANDARIN NE
KEIZER OR 97303

LAURA JOHNSON
5355 LANCER CT NE
KEIZER OR 97303

NIKKI HEFFMAN
920 CADE AVE NE
KEIZER OR 97303

ESTELLE RIEBEN
1510 LAWLESS ST NE
KEIZER OR 97303

CRISTINA TELLEZ

5045 ALLENDALE WY NE #1046

KEIZER OR 97303

CORRY CHAIN
978 LAWNVIEW ST NE
KEIZER OR 927303

MELINDA HANSON
1728 KELLY ST NE
KEIZER OR 97303

DREW GROSCHE
5017 ELIZABETH ST N
KEIZER OR 97303

DAVID, CARLEE, SIMON &

ROMAN JUSTIS
4773 LOWELL AV NE
KEIZER OR 97303

BARB GRIFFITH
1497 GREENWOOD DR NE
KEIZER OR 97303

ERIC CASTILLO
3830 PARTRIG
KEIZER OR 97303

MARILYN | PROTHERO
1629 WIESSNER DR NE
KEIZER OR 97303

JOHN RIZZO
1772 TALAWA CT NE
KEIZER, OR 97303

DAVID RIEBEN
1510 LAWLESS ST NE
KEIZER OR 27303

DEANNA FULLER
1967 CHELAN ST NE
KEIZER OR 27303

KATIE AND RICK BRADY
5177 COURTLYN ST NE
KEIZER OR 97303

JADE RAYNER
1398 JUNIPER ST N
KEIZER OR 97303

PHILLIP MARKET
1489 12H AVENUE NE
KEIZER OR 97303

DOUG HARNER
PO BOX 1094
SALEM OR 97308

LARRY AND JUDITH ODLE
4820 VERDAL LN NE
KEIZER OR 97303

CARL AND DEBBIE CROOKS
5065 VERDAL LN NE
KEIZER OR 97303

MATTHEW GARZA
1880 KE!ZER RD NE
KEIZER OR 97303

DAVID BEVENS
5067 8™ AV NE
KEIZER OR 97303

ALEAH RIEBEN
1510 LAWLESS ST NE
KEIZER OR 97303

JOSEPH & KATRINA REZZE
2065 ALLENDALE WY NE
KEIZER OR 97303

TONY AND LAURA SCALES
4838 13™ AV NE
KEIZER OR 97303

BOBBIE ROGERS
4895 13™ AV NE
KEIZER OR 97303

ROBERT EARHART
5135 71H AV NE
KEIZER OR 97303

DAN AND CINDY
SCHNURBUSCH

1384 DEARBORN AV NE
KEIZER OR 97303

Exhibit 2




TATIANA SCHMELTZER
1510 LAWLESS ST NE
KEIZER OR 97303

MATT AND ELIZABETH PERKINS
654 ROSEPARK LN NE
KEIZER OR 97303

DANIEL HARRISON
1728 KELLY ST NE
KEIZER OR 97303

DAN & JUDY IRWIN
5080 VERDA LN NE
KEIZER OR 97303

SHAWN STOUDER
724 LINDA AV NE
KEIZER OR 97303

KARI MCHUE
5198 VERDA LN NE
KEIZER OR 97303

MIKA WEBB
1830 CHEMAWA RD NE
KEIZER OR 97303

BAILEY SCAKS
1703 SPRINGTIME CT NE
KEIZER OR 927303

ALICIA CAPUCHINE
5151 HASBROOK AV NE
KEIZER OR 927303

JOE AND JUDY MEEK
5432 KAFIR PR NE
KEIZER OR 97303

AIGUL HUBANOVA
1010 DONNAN PL NE
KEIZER OR 97303

JENNY WALTON
888 LAWNVIEW ST NE
KEIZER OR 97303

JUSTIN FREDRICKSON
1730 KEIZER RD NE
KEIZER OR 927303

DIANE EDWARDS
1057 FIR CONE LN NE
KEIZER OR 27303

LAURA BERGMANN
4630 THORMAN AV NE
KEIZER OR 97303

CRAIG AND CORI BUDROW
4771 18™H AV NE
KEIZER OR 97303

SUSAN KENDALL
4180 VERDA LN NE
KEIZER OR 97303

JULI BONOGORSK!
5085 VERDA LN NE
KEIZER OR 97303

JULIE NICHOLSON
4225 BATTING ST NE
KEIZER OR 97303

BOB THOMPSON
1970 CRANBERRY CT NE
KEIZER OR 97303

MARIA BUSHEK
4650 THORMAN AV NE
KEIZER OR 97303

CHRIS ALUMBAUGH
7556 CHEMAWA RD N
KEIZER OR 97303

E. PFEIL
1760 KEIZER RD NE
KEIZER OR 97303

CHASE COTA
4789 1210 AV NE
KEIZER OR 97303

JEFF HERNANDEZ
5198 VERDA LN NE
KEIZER OR 97303

BALDWIN'S
5066 ALLENDALE WY NE
KEIZER OR 97303

AIGUL AUBANOVA
1010 DONNAN PL NE
KEIZER OR 97303

DALTON LINDSEY
5068 4™ PL N
KEIZER OR 97303

HERBER FARM-LLC
670 CATER DR NE
KEIZER OR 27303

MEREDITH SHERIDAN
1248 GREENWOOD DR NE
KEIZER OR 97303




DAVID GARVIN
4620 HARCOURT NE
KEIZER OR 97303

SAMANTHA DILL

CASEY SANDERS
47492 THORMAN AVE NE
KEIZER OR 97303

ROD AND JOANNE SWINEHART
4715 VERDA LANE
KEIZER OR 97303

DEBORRAH BLAIR
4407 VERDA LN NE
KEIZER OR 97303

JOSH HUHN
5423 VERDA LANE NE
KEIZER OR 97303

TERRY HEGLE
1869 MAY ST NE
KEIZER OR 97303

KAREN OKADA
4705 VERDA LANE
KEIZER OR 97303

SUSAN K. SMITH
2443 NORTHTREE CT NE
KEIZER OR 97303

ART BURR
744 CASTLE PINES DR N
KEIZER OR 97303

SYLVIA WENGENROTH
5070 VERDA LANE
KEIZER OR 97303

JOANNE SANDHU
5513 VERDA LANE NE
KEIZER OR 97303

PAUL ELDER
1968 WIESSNER DR NE
KEIZER OR 97303

MERRILY BIELAGA
4906 15™ AVE N
KEIZER OR 97303

NIKKI HOFFMAN
220 CADE AVE NE
KEIZER OR 97303

DEE A SLOAN

1382 DEARBORN AVE NE

KEIZER OR 97303
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Exhibit 102

BEFORE THE LAND USE BOARD OF APPEALS

OF THE STATE OF OREGON
HERBER FARM, LLC and )
MARK D. GRENZ, )
Petitioners, g LUBA No. 2014-091
. )
CITY OF KEIZER, ;
Respondent, g

‘ STIPULATED MOTION FOR REMAND

COMES NOW Petitioners and Respondent and do hereby stipulate to a remand of the above-
entitled matter without further proceedings before the Land Use Board of Appeals. The parties have
been reviewing the decision on appeal and the options available to them for resolution of the
substantive issues with the application. The parties agree that a stipulated remand for reconsideration
of the subject decision is warranted.

Based upon this stipulation, the parties do hereby move LUBA for its order remanding this
case to the City of Keizer for its further consideration and action on the application at issue,

) 51 Tz,
IT IS SO STIPULATED TO this |~ day of May, 2015.

Ll e [ = =
Wallace W. Lien, OSB No. 793011 E. Shannon son, OSB No. 852482
of Wallace W. Lien, P.C. Keizer City Attorney
Attorney for Petitioners Attorney for Respondent

1 - Stipulated Motion for Remand

WALLACE W, LIEN

A PROFESSIONAL CORPORATION
P.O. Box 5730 * Salem, OR 97304 + 503-585-0105 office « 503-585-0106 fax
Contadt by e-mail al: wallace lien@lienlow.com




Exhibit 103

BEFORE THE LAND USE BOARD OF APPEALYS
OF THE STATE OF OREGON

i
!

HERBER FARMS LLC
and MARK D. GRENZ,
Petitioners,

VS.

CITY OF KEIZER,
Respondent.

LUBA No. 2014-091

FINAL OPINION
AND ORDER

Appeal from City of Keizer.
Wallace W. Lien, Salem, represented petitioner.

E. Shannon Johnson, City Attorney, Keizer, represented respondent.

HOLSTUN, Board Member; BASSHAM, Board Chair; RYAN, Board
Member, participated in the decision.

REMANDED 06/08/2015

You are entitled to judicial review of this Order. Judicial review is-
governed by the provisions of ORS 197.850.
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1 Holstun, Board Member.
2 The parties request that the decision challenged in this appeal be

3 remanded. Accordingly, the decision is remanded.
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Certificate of Mailing

L hereby certify that T served the foregoing Final Opinion and Order for LUBA No. 2014-091
on June 8, 2015, by mailing to said parties or their attorney a true copy thereof contained in a
sealed envelope with postage prepaid addressed to said parties or their attorney as follows:

et

E. Shannon Johnson
Keizer City Attorney
PO Box 21000
Keizer, OR 97307

Wallace W. Lien
Wallace W. Lien PC
PO Box 5730
Salem, OR 97304

Dated this 8th day of June, 2015.

Kristi Seyfried
Executive Support Specialist




{ | 1 Exhibit 104

Herber Property-Site Plan Revisions

*Tax Lot 2800:

Tax Lot 2900 is not part of this application proposal and will remain vacant. When this proposal
is approved, the applicant will be proposing the donation of Tax Lot 2900 to the City of Keizer
for public open space.

*Philip Street NE:

The applicant is also proposing that the City of Keizer initiate a right-of-way vacation for Philip
Street NE located adjacent the subject property. \

*Neighborhood meetiing:

Anocther neighborhood meeting was held on February 3, 2018, to discuss the changes to the
Herber Family Apartment Development.

*Transportation:

After several comments regarding traffic came up from adjacent property owners at the
neighborhood meeting, the applicant’s Traffic Engineer provided a Transportation Planning Rule
memo dated March 17, 20186, to the City of Keizer.

*Building Height:

The applicant fook into consider the comments received regarding building height and adjacent
property owners views, '

After listening to adjacent property owners and further consideration, the buildings adjacent
Verda Lane will be a maximum of 2-stories in height. A berm along Verda Lane will be provided
as well. The berm will heip to eliminate the glare of car lights onto adjacent properties. All
three-story buildings will be located along the western side of the property.

*Number of apartment Units:

In order to reconfigure the property and reduce the height of the buildings adjacent Verda Lane,
the applicant has reduced the number of apartment units from 120 units to 112 units.




Coﬁprehensive Plan Change-

Zone Change
Revised April 20, 2016

BACKGROUND/PROPOSAL

The subject property is approximately 7.5 acres in size and located on the west side of Verda Lane,
the east side of Philip Street, and the south side of Chemawa Road (073W02AA/Tax Lots 3000
through 3600 and 073W02AD/Tax Lots 6700 through 7300). The subject property is zoned Single
Family Residential (RS). The subject property is designated as “Low Density Residential” on the
Comprehensive Plan Map.

The property also includes 073W02AA/Tax Lot 2800 {4.93 acres in size) and is owned by the
applicants. Tax Lot 2900 is not part of this application proposal and will remain vacant. However,
when this proposal is approved, the applicant will be proposing the donation of Tax Lot 2800 to the
City of Keizer for public open space.

The applicant is proposing to rezone the subject property from Single Family Residential
(RS) to High Density Residential (RH) and change the comprehensive plan designation from
“|_ow Density Residential (LLDR)” to “Medium and High Density Residential (MHDR)”.

The applicant is also proposing that the City of Keizer initiate a right-of-way vacation for
Philip Street NE located adjacent the subject property. When vacated the right-of-way will
become part of Tax Lot 2900 located to the west of the subject property.

In the 1950’s, the subject property was originally subdivided into a 14 lof subdivision. In order to
eliminate those lots, the applicant is also requesting to replat the 14 lots into one large property
about 7.5 acres in size. The applicant is proposing to replat the properties by applying for a
Partition. See Site Plan and Partition application.

The subject property is not located within an established Neighborhood Association, However, a
neighborhood meeting with adjacent property owners was held on February 3, 2016. This meeting
allowed adiacent property owners and interested citizens the opporiunity to ask questions and
provide comments regarding the revised propasal.

EXISTING SITE CONDITIONS

The property has street frontage on Verda Lane to the east, Chemawa Road to the north, Philip
Street to west (which is unimproved and will not be used), and Dearborn Avenue to the south. The
subject property has several structures located throughout. The existing structures wil! be removed
prior to development of the site.

Vicinity Information: The vicinity map is attached as shown. The surrounding land uses within the
vicinity are zoned and used as follows and as shown.

North: Across Chemawa Road, Single Family Residential (RS); existing single family dwellings
located to the north

East: Across Verda Lane, Single Family Residential (RS) zone; existing single family dwellings

South: Across Dearborn Avenue, Single Family Residential (RS) zone; existing single family
dwellings

West: Across Philip Street, Single Family Residential (RS) (Tax Lot 2900); Park land
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APPLICANT’S REASONS ADDRESSING THE COMPREHENSIVE PLAN CHANGE CRITERIA

Section 3.109.01 defines a comprehensive plan change: "A Comprehensive Plan Map Amendment
Request allows a property owner to amend the Comprehensive Plan Land Use Map that is allowed
with the new Comprehensive Plan Land Use Map designation for the property.”

This plan change involves only land that the applicant owns. The plan change is consistent with the
overall objectives of the Keizer Comprehensive Plan.

Criterion A: The following Statewide Planning Goals apply to this proposal:

The request is in conformance with State Wide Planning and all applicable land use standards
imposed by state law and administrative regulation, which permit applications to be filed.
Development of the subject property can meet the minimum standards of the zone code and the
Transportation System Plan. The proposal complies with the applicable intent statements of the
Comprehensive Plan as addressed in this report. The applicant has presented evidence sufficient
to prove compliance with these standards.

Goal 1 — Citizen Involvement:

The City's adopted Comprehensive Plan General Development Goal and Policies, and its adopted
zone code, implement the Statewide Citizen Involvement Goal. This application will be reviewed
according to the public review process established by the City of Keizer. The City's Plan is
acknowledged to be in compliance with this Goal. Notice of the proposal will be provided to
property owners and public agencies. The published notice will identify the applicable criteria. A
public hearing to consider the request will be held by the Hearing’s Officer. Through the notification
and public hearing process all interested parties are afforded the opportunity to review the
application, comment on the proposal, attend the public hearing, and participate in the decision.

The subject property is not located within an established Neighborhood Association. However, a
neighborhocod meeting with adjacent property owners was held on February 3, 2016. This mesting
allowed adjacent property owners and interested citizens the opportunity fo ask questions and
provide comments regarding the revised proposal.

These procedures meet the requirements of this Goal for citizen involvement in the land use
planning process.

Goal 2 - Land Use Planning:

The City’s adopted Comprehensive Pian implements the Statewide Land Use Planning Goal. The
Keizer Comprehensive Plan is acknowledged to be in compliance with the Statewide Planning
Goals. This proposal is made under the goals, policies and procedures of the Keizer
Comprehensive Plan and its implementing ordinance. A description of the proposal in relation to
the intent of the Plan, its applicable goals and policies, the comprehensive plan change/zone
change criteria is part of this review. Facts and evidence have been provided that support and
justify the proposed comprehensive plan/zone change, along with findings and evidence to support
the replatting (partition application) and zone change applications. For these reasons, the proposal
conforms to the land use planning process established by this Goal.

Goal 5 — Natural Resources, Scenic and Historic Areas, and Open Spaces;

The City’s adopted General Development, Scenic and Historic Areas, Natural Resources and
Hazards Goals and Policies address the Statewide Goal. The City's adopted General
Development, Scenic and Historic Areas, Natural Resources and Hazards Goals and Policies
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address the Statewide éoal. According to City maps there is a floodplain overlay located on the
lower portion of the site. The floodplain area will not be affected by the development of the
property. The City's applicable floodplain development standards will apply at the time of
development and will ensure compliance with Goal 5 and this policy.

Landslide hazards do not exist on the site. Therefore, a geological assessment is not required.

There are no significant historic buildings on the subject property. The applicant has taken the
opportunity to consider existing conditions and influences that enables him to explore potential
development. The City has standards in place to address access, internal circulation, topography,
drainage, public facilities, overall site design and layout.

Goal 6 — Air_ Water and Land Resources Quality:

The City's adopted Comprehensive Plan, Scenic and Historic Areas, Natural Resources and
Hazards, Commercial, industrial and Transportation Goals and Policies along with adopted facilities
plans implement this Goal.

Development is required to meet applicable State and Federal requirements for air and water
quality. The proposal to redevelop is reviewed by the City and any applicable outside agencies for
impacts on environment and compliance to applicable standards and regulations. Development is
required to meet applicable water, sewer, and storm drainage system requirements. Upon
redevelopment, the City is responsible for assuring that wastewater discharges are treated to meet
the applicable standards for environmental quality.

The City has identified the process through which water; sewer and storm drainage will be supplied
to the site as stated in previous meetings with the applicant.

The proposed site is outside the noise contours of the air traffic, and that the facility will
nevertheless utilize building materials that mitigate such noise, if any.

The major impact to air quality in the vicinity is vehicle traffic along the boundary streets. The
traffic generated from the site will be minor compared to the total volume of traffic in this area, and
will not create a significant additional air quality impact.

A Transportation Planning Rule memo Dated March 17, 2016, has been submitted to the City as
part of this application. See attached memo.

The site is vacant. The proposed change will have no significant impact on the quality of the land.
Considering the location of the site within the city, the availability of public facilities to provide water,
sewage disposal and storm drainage services, and the surrounding transportation system, the
proposal will have no significant impacts to the quality of the air, water or land. The City’s adopted
facility plans implement Goal 6.

Goal 8 — Recreational Needs:

The City's adopted Comprehensive Plan Activity Centers, Parks and Recreation Goal and Policies
implements the Statewide Recreation Needs Goal by encouraging conservation and identification of
existing and needed park resources and funding mechanisms. At the time of development, the
proposal will provide improved public pedestrian connections via hard-surfaced sidewalks. Claggett
Park is located about two blocks to the west (adjacent Tax Lot 2900) of the site on Chemawa Road.

Northview Park is located to the southeast of the subject property. These two sites provide
adequate parks and recreation within the area. However, at the time of development, the multi-
family development on the site will have common open space and private open space for the
residents. Therefore, the proposal complies with this Goal.
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Goal 9-Economic Development:

The proposed zone change will have a positive impact on the economy of the City of Keizer. The
rezone will allow the underdeveloped property to be developed, which will create a housing type
that is a less expensive option for famiiies.

The proposal will provide a location for residential uses and along with that will come a new
opportunity for employment with the construction of the apariments. The subject property is
currently underultized. The site is currently unproductive and returns little value to the City.
Redevelopment contributes to the economic base of the urban area, which is consistent with this
Goal. The site will offer economic diversification because it will provide for the expansion of new
residential. The construction of the site will provide an opportunity to encourage hiring of local
unemployed, skilled and unskilled local residents.

Goal 10 — Housing:

The City of Keizer has an adopted housing needs analysis, “Keizer Housing Needs Analysis 2013-
2033" that is dated May 2013. The City has projected a need for residential units in the City’s
“Housing Needs Analysis” to address State Land Use Goals 10 by establishing population
projections. The Housing Needs Analysis reevaluates the housing needs for all residential types.
According to the study, Keizer is in need of 362 multi-family units within the RM and RH zoned
residential land in order to help fill the deficit for multi-family housing.

The Housing Needs Analysis fooks at both muiti-family residential and single family dwelling. Both
housing types are needed in Keizer and both housing types provide housing. The Keizer Housing
Needs Analysis and Comprehensive Plan Geals and Policies encourage developers fo provide all
types of housing opportunities. This proposal will provide a needed multi-family housing type in this
part of Keizer.

The applicant’s proposal is to rezone the site from RS and RH to allow a higher density to be built
on the site. As stated above, according to the Housing Needs Analysis, Keizer has a deficit of 362
dwelling units in Multi-Family units. The rezone helps maximize the density while helping to meet
housing needs within the City of Keizer.

The housing needs also shows a need of 1,183 single family residential dwellings. However, due to
traffic and access issues. this is not an ideal site for single family homes. With single family homes
there will be about 14 driveways that would access directly onio Verda Lane. Whereas with a multi-
family development 2 driveways (3 driveways max) are needed onto Verda Lane. The development
of multi-family on the site is a safer and more efficient use of this site. Proposed subdivisions within
the City of Keizer will make up for the loss of this 14 single family lots/dwellings.

The development will also be located in an area in close proximity to existing and proposed
services. There are at least two parks located within a mile or less of the site. Commercial
services are currently available to the west along Chemawa Road and River Road N.

The existing neighborhood consists of single family housing. The surrounding properties are zoned
for single family development. In order to provide an alternative housing pattern while being
consistent with the neighborhood, the proposed development will provide a higher density of
needed housing in this area of Keizer. In order to maintain the character of the neighborhood, the
site will be developed in compliance with required Design Standards and provide bufferyards along
property lines.

The City's adopted Comprehensive Plan, Residential, Transportation Goals and Policies and
applicable adopted facilities plans implement the Statewide Housing Goal.
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The City’s subdivision and land use processes implement applicable Housing Goals and Policies.
There is a deficit in multi-family residential land in the City of Keizer.

FIGURE 14: PROJECTED NEW UNIT NEED MINUS REMAINING BLI CAPACITY, KEIZER (2033)

NEW UNITS NEEDED {2033) vs, CAPACTTY

Gpadtyol | SF. SE ex Tord SeUnits Mable r_afzi
Zoning Designation Vacantieads | Detachel Mtached peax MR home | Units
' (musis | 2266 255 38 31 L7 162 | 4513 | <~ NewUnits Needed (2032}
RS Single Family Residentizl 1183 | 0 120 - - . - 11183
Rl Limited Density Residential . : - : - - . 0
ALY Limited O.R. - Limited Use - - - - - - - ¢
AM({tedium}  Medium Density Residentfall - - - - - - . i
AM (Medium High} Medium Density Residentiali 362 | - . - - ¥ - | 38 — Distribution of Remaining
ALY MOR- Limited Use - - . . . - - i BLi Capadity
RH High Density Residential . - - - - - d
ur Urban Transition k) moon - - - -] 30
My Mixed Use {Keizer Station} 3 - . - -\ - 1B
MU Mixed Use {Other] 34 . - . - 34 - 314
Totals/Averages:] 2322 | 133 61 0 ¢ 89 0 |232} <— TotalCapacityofBuildable Lands

Accessory Dwelling Unit Assumsption: 8 B 10

@ 4 0 3 &9 162 | 2000 | €— Remaning UnitNeed

Sources: City of XEZER, MWVCOG, Johnson Refd LLC

"As Figure 14 shows, the projected number of future housing units exceeds the capacity of
buildable lands by an estimated 2,090 units. Therefore, there is a projected need for an additional
residential land in order to accommodate this additional need for housing by 2033."

The proposal will help provide additional housing units within the City of Keizer.

Goal 11 - Public Facilities and Services:

The City’s adopted Comprehensive Plan, residential, and Transportation Goal and Polices and
adopted Stormwater and Water Master Plans implement the Statewide Public Facilities and
Services Goal by requiring development to be served by public services. The proposal is for
revitalized urban development in an area where future extensions of those services can be provided
in the most feasible, efficient and economical manner. All necessary and appropriate public
services and facilities essential for development will be provided to this property at levels that are
adequate to serve the proposed use.

The City maintains an infrastructure of public services that includes sewer, water, and storm

drainage facilities. The City will specify any needed changes to the existing service levels at the
time building permits are requested.
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Sidewalks are or will be provided throughout the site to connect to the public sidewalk system. The
location along a major transportation corridor facilitates access to a transit route (Route 15 on
Verda Lane and Route 18 on Chemawa Road), bicycle and pedestrian access, provides significant
opportunity to reduce vehicle miles traveled. The vehicle, transit, bicycle, and pedestrian circulation
systems will be designed to connect major population and employment centers in this Keizer area,
as well as provide access to local neighborhood residential, shopping, schools, and other activity
centers.

Traffic from this site is diverted away from residential areas and has convenient access fo the
existing streets. Aesthetics and landscaping will be considered in the design of the circulation
system to cut down on headlight glare, heat, and improved traffic direction.

The Salem-Keizer School District provides public education facilities. The education district’'s
master plan provides for growth in the district and has options to meet the demand. The education
district reviews the population factors to determine planning, funding and locating new schools or
providing additional facilities on the sites of existing schools.

Other private service providers supply garbage, telephone, television, postal and internet services
as needed by the development. The required public services and facilities to serve new
development will be determined by the City at the time development permits are requested. By
providing adequate public facilities and services for the proposed use, the requirements of this Goal
are met.

Goal 12 — Transportation:

The City's adopted Comprehensive Plan Transportation Goals and Policies and the adopted
Transportation Plan implements the Statewide Transportation Goal by encouraging a safe,
convenient and economic transportation system. The subject property is located along Chemawa
Road and Verda Lane. The major streets are in place due to previous development.

The development of multi-family units on this site is a safer and more convenient way to
development the site. The multi-family development will provide two driveways within and
throughout the site onto Verda Lane. Whereas the single family lots would require 14 driveways -
ontoc Verda Lane. Therefore, from a traffic and safety standpoint, the development of this site as
apartments is safer.

A Transportation Planning Rule memo Dated March 17, 2018, has been submitted to the City as
part of this application.

Criterion B: Comprehensive Plan Goals and Policies
The intent of Keizer Comprehensive Plan (KCP) Residential Development goals is to promote a
variety of housing and opportunities for all income levels. The comprehensive plan change/zone
change will allow the property to be developed at a higher density, therefore, meeting the intent of
the residential goals.
Residential Development Policies

General Policies 1 & 2:

The applicant's proposal is to rezone the property from RS to RH to allow a higher density to be
built on the site. As stated above, according to the Housing Needs Analysis, Keizer has a deficit of
capacity in the multi-family designation. The rezone helps maximize the density while helping to
meet housing needs within the City of Keizer.
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The rezoning of the subjéaut property will help to provide a variety of housing other then single family
dwellings. This is a growing area that already has more than a sufficient amount of single family
land for development. Multi-family development will provide a needed housing type in the area
while helping o meet housing needs as well. Therefore, establishing a mixture of residential uses
within the area.

General Policies 3 & 4:

The City's adopted Comprehensive Plan Transportation Goal and Policies and the adopted Keizer
Transportation System Plan implements the Statewide Transportation Goal by encouraging a safe,
convenient and economic transportation system. The subject property is located along Chemawa
Road and Verda Lane. The major streets are in place due to previous development. Sidewalks
and needed improvements will be made to Verda Lane, Philip Street, Chemawa Road, Dearborn
Avenue if required.

The City’s adopted Comprehensive Plan, residential, and Transportation Goal and Polices and
adopted Stormwater and Water Master Plans implement the Statewide Public Facilities and
Services Goal by requiring development to be served by public services. The proposal is for
revitalized urban development in an area where future extensions of those services can be provided
in the most feasible, efficient and economical manner. All necessary and appropriate public
services and facilities essential for develepment will be provided to this property at levels that are
adequate to serve the proposed use.

The City maintains an infrastructure of public services that includes sewer, water, and storm
drainage facilities. The City will specify any needed changes fo the existing service levels at the
time building permits are requested.

General Policies 5 & 6:

As stated above, the rezoning of the subject property will help to provide a variety of housing other
then single family dwellings. This is a growing area that already has more than a sufficient amount
of single family land for development. Multi-family development will provide a needed housing type
in the area while helping to meet housing needs as well.

The development will alse be located in an area in close proximity to existing and proposed
services. There are at least two parks located within a mile or less of the site. Commercial
Services are currently available to the west along Chemawa Road and River Road N.

General Policies 7, 8, & &:

The subject property has several structures located throughout. The existing structures will be
removed prior to development of the site.

In order to provide a mixture of housing in the area, the applicant is requesting a zone change. The
comprehensive plan encourages a mixture of housing types with in a neighborhood. The infill
development will encourage a type of needed housing along Verda Lane and Chemawa Road.

The development will also be located in an area in close proximity to existing and proposed
services. There are at least two parks located within a mile or less of the site. Commercial
Services are currently available to the west along Chemawa Road and River Road N.

The existing neighborhood consists of single family housing. The surrounding properties are zoned
for single family development. In order to provide an alternative housing pattern while being
consistent with the neighborhood, the proposed development will provide a higher density of
needed housing in this area of Keizer. In order to maintain the character of the neighborhood, the
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site will be developed in vompliance with required Design Standards and provide bufferyards along
property lines.

The comprehensive plan changefzone change will promote infill development with the development
of a property that is already served by City Services and all transportation to be developed with a
higher density of housing that is needed in this area.

General Policy 10;

The development will also be located in an area in close proximity to existing and proposed
services. The development will also be located in an area in close proximity to existing and
proposed services. There are at least two parks located within a mile or less of the site.
Commercial Services are currently available to the west along Chemawa Road and River Road N.

General Policy 13;

The subject properly is located along Verda Lane (east), Chemawa Road (north), Dearborn Avenue
(south), and Philip Street (west). Sidewalks and needed improvements will be made if required.
The major streets are in place due to previous development and the subject property is surrounded
by right-of-way. Therefore, there will not be any through traffic to existing neighborhoods.

General Policy 15, 18, & 19:

The City of Keizer has an adopted housing needs analysis, “Salem-Keizer Housing Needs Analysis
2012-2023", that is dated May 2011. The Housing Needs Analysis re-evaluates the housing needs
for all residential types. According to the study, Keizer is in need of RM and RH zoned residential
land in order ta help fill the deficit for multi-family housing.

The applicant’s proposal is to rezone the site from RS and RH to allow a higher density to be built
on the site. As stated above, according to the Housing Needs Analysis, “Keizer has a deficit of
capacity in the Multi-Family designation, with a deficit of 362 dwelling units...” The rezone helps
maximize the density while helping to meet housing needs within the City of Keizer.

The development will also be located in an area in close proximity to existing and proposed
services. There are at least two parks located within a mile or less of the site. Commercial
Services are currently available to the west along Chemawa Road and River Road N.

The existing neighborhood consists of single family housing. The surrounding properties are zoned
for single family development. In order to provide an alternative housing pattern while being
consistent with the neighborhood, the proposed development will provide a higher density of
needed housing in this area of Keizer. In order to maintain the character of the neighborhood, the
site will be developed in compliance with required Design Standards and provide bufferyards along
property lines.

The buildings adjacent Verda Lane will be a2 maximum of 2-stories in height as shown on the site
plan and colored building elevations. This will help to minimize the any visual impacts on adjacent
property owners. A berm along Verda Lane will be provided as well. The berm will help o
eliminate the glare of car lights onto adjacent propetties. All three-story buildings will be located
along the western side of the property.

The City’s adopted Comprehensive Plan, Residential, Transportation Goals and Policies and
applicable adopted facilities plans implement the Statewide Housing Goal.

The City’s subdivision and land use processes implement applicable Housing Goals and Policies.
There is a deficit in multi-family residential land in the City of Keizer.
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General Policy 16:

Development is required to meet applicable State and Federal requirements for air and water
quality. The proposal to redevelop is reviewed by the City and any applicable outside agencies for
impacts on environment and compliance to applicable standards and regulations. Development is
required to meet applicable water, sewer, and storm drainage system master plan requirements.
Upon redevelopment, the City is responsible for assuring that wastewater discharges are treated to
meet the applicable standards for environmental quality.

The proposed site is outside the noise contours of the air traffic, and that the facilify will
nevertheless utilize building materials that mitigate such noise, if any.

The major impact to air quality in the vicinity is vehicle traffic along the boundary streets. The traffic
generated from the site will be minor compared to the total volume of traffic in this area, and will not
create a significant additional air quality impact. The TIA identifies the traffic needs for the site and
mitigation measures.

General Policy 17:

The City’s adopted General Development, Scenic and Historic Areas, Natural Resources and
Hazards Goals and Policies address the Statewide Goal. According to City map there is a
floodplain overlay located on the lower portion of the site. The floodplain area will not be affected
by the development of the property. The City's applicable floodplain development standards will
apply at the time of development and will ensure compliance with Goal 5 and this policy.

The applicant has provided a tree plan, identifying the location and size of all existing trees on the
site.

Landslide hazards do not exist on the site. Therefore, a geological assessment is not required.
The applicant has taken the opportunity to consider existing conditions and influences that enables
him to explore potential development. The City has standards in place to address access, internal

circulation, topography, drainage, public facilities, overall site design and layout.

General Policy 21:

The cumulative effect of all new residential development in the Keizer Urban Area should average
8.5 dwelling units per gross acre of residential development. The comprehensive plan change/zone
change will allow the property to be developed at a higher density, therefore, meeting or exceeding
the dwelling average.

Criterion C: Alternative sites

There is a lack of appropriately designated vacant RM and RH sites within this vicinity. This site
gives the applicant the ability to provide mixed housing within this area along Chemawa Road and
Verda Lane. There is land zoned and designated for Medium High Residential Density. However,
these designated properties along Chemawa Road are fully developed.

As shown on the City land zone map there is no property contiguous to the existing site that is
vacant, and there is none in the area. The only appropriately designated properties within the
necessary proximity to the existing site are located on Chemawa Road and are developed.

According to the Housing Needs Analysis, Keizer has a deficit of capacity in the MF designation,
with a deficit of medium and high zoned residential land. With a multi-family designation, the
subject property can be developed as multi-family dwellings; the rezone helps maximize the density
while helping to meet housing needs within the Keizer Urban Area.
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The subject property will not only be a site that will contribute to the multi-family housing needs, but
it is also a site that can help improve the transportation circulation in the area. The development of
the site will encourage a mixture of housing types and higher densities within an infill lot along

Chemawa Road.

There are no appropriately designated alternative sites within the vicinity for the proposed use that
are currently vacant. Therefore, the proposal satisfies this criterion met.
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Criterion D: Projected Needs

The proposed rezoning will provide 7.5 acres of multi-family (RH) zoned property within the Keizer
Urban Area, where a total of 362 units of multi-family dwellings are needed in order to meet the City

of Keizer housing needs.

The existing zone is RS. If developed as RS, the site will provide 14 single family lots, where 1,183
lots are needed in order to meet the housing needs. Fourteen lots don't help the housing needs of
this area. Furthermore, currently there are several subdivisions with in Keizer that have been
approved and will more than make up for the loss of these 14 lots.

The HNA shows that there is a total of 250 acres of RS and UT zoned property (vacant and partially
vacant) available for the development of single family dwellings. Whereas, there is only 24.1 acres
of medium to high density (RM and RH) land available within Keizer for the development of multi-
family units. This indicates that there is a great need for vacant land zoned for the development of

multi-family units within the City of Keizer.
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Also, due to the requirehwents of the Comprehensive Plan to provide a mixture of housing types, the
need for multi-family housing in this area is greater than the need for single family housing. There
are currently a wider range of housing opportunities for single family dwellings in the area than for
multi-family units.

This criterion is met, by establishing a use that is consistent with the future residential needs in the
area, by addressing how residential needs of the Keizer area are being met by this proposal, and by
providing higher density for housing needs and a logical transition along Chemawa Road and Verda
Lane.

FIGURE 13: RESIDENTIAL COMPREHENSIVE PLAN DESIGNATIONS, CITY OF KEiZER

Z0NING DESGNATION Niiﬁiﬁf ?e,::t;d e DERY vt UnderyingCom Pl
ges (Unl/ Net A (Uniss/ Net Acre) i) Designation |

RS {Vacant, Redev) Single Family Residential 561 66  Ghdet 80att. 37 Low Density Residential
R {Portiolysacont)’ Sfﬁg!eﬁam;‘fy&ésédenﬁa! 1427 no bbdet 805 4| LowDenshy Residential
B Lnited Density Residontial 0 48 - - Medium DR or Medium High DR.
AU timited D.8. - Umited Use 0 85 - . Miediom High Density Res.
R Whedhun)’ Mediom Density Residential 0 fiG - - [See fantrnte)
R (Mediam High) Medium Density Residential 241 8.6 150 32 Medium High Densigy Res.
MY MDR - Lintted Use 0 46 - - Mediom High Deesity Res,
o’ High Density Residentiol ¢ i . - [See fontrote}
U (Vazant, Redev) Urban Transition %4 66 b6det BOatt. 63 Low Density Residential
UT (Partiolfyvacant] Single Family Residentiol 14 ity b6dat, 247 4| LowDensiy Residaatiol
! Mixed Use (Keizer Station) 228 b7 67 15 Mixed Use
M Mixed Use (Other) 187 168 168 31 Mixed Use
Accessory Dweling Unit Assumption: 100

Totals/Averages:  315.2 93 240

Sources: MWVCOG, City of KEZER, Johnson Reld LLC

Criterion E and Criterion F: Lane Use Paftterns and Adjacent Land

The subject property is currently vacant. In order to provide a mixture of housing in the area, the
applicant is requesting a zone change. A majority of the properties along Chemawa Road are
zoned for single family development and all the properties along Verda Lane are zoned for single
family development.
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The existing neighborhc;c)d consists of single family housing and some multi-family dwellings. In
order to maintain the character of the neighborhood, the site will be developed in compliance with
required Design Standards.

The buildings adjacent Verda Lane will be a maximum of 2-stories in height as shown on the site
plan and colored building elevations. This will help to minimize the any visual impacts on adjacent
property owners. A berm along Verda Lane will be provided as well. The berm will help to
eliminate the glare of car lights onto adjacent properties. Ali three-story buildings will be located
along the western side of the property. See attached site plans.

There are no foreseeable adverse effects of the proposal to adjacent properties. The adjacent
properties have public street frontage on and access to major streets. Therefore, this criterion is
met,

Criterion G: Public Facilities and Services

The City's adopted Comprehensive Plan Transportation Goal and Policies and the Transportation
System Plan implements the Statewide Transportation Goal by encouraging a safe, convenient and
economic transportation system. The subiject property is located Chemawa Road (north), Verda
Lane (east), Philip Street (west), and Dearborn Avenue (south). The major streets are in place due
to previous development. Sidewalks and needed improvements will be made to if required.

The City’s adopted Comprehensive Plan, residential, and Transportation Goal and Polices and
adopted Stormwater and Water Master Plans implement the Statewide Public Facilities and
Services Goal by requiring development to be served by public services. The proposal is for
revitalized urban development in an area where future extensions of those services can be provided
in the most feasible, efficient and economical manner. All necessary and appropriate public
services and facilities essential for development will be provided to this property at levels that are
adequate to serve the proposed use.

The City maintains an infrastructure of public services that includes sewer, water, and storm

drainage facilities. The City will specify any needed changes to the existing service levels at the
time building permits are requested.
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APPLICANT’S REASONS ADDRESSING THE ZONE CHANGE CRITERIA

The subject property is currently zoned RS but is underdeveloped. The proposed RH zone will
implement the requested “Multi-Family Residential” Comprehensive Plan map designation.

Criterion (a) is addressed as follows:

As stated above, the proposed zone is appropriate for the Comprehensive Plan Land Use
designation and is consistent with the applicable Comprehensive Plan policies.

Residential Development Policies

General Policies 1 & 2:

The applicant’s proposal is to rezone the property from RS to RH to allow a higher density to be
built on the site. As stated above, according to the Housing Needs Analysis, Keizer has a
deficit of capacity in the multi-family designated land. The rezone helps maximize the density
while helping to meet housing needs within the City of Keizer.

The rezoning of the subject property will help to provide a variety of housing other then single
family dwellings. This is a growing area that already has more than a sufficient amount of single
family land for development. Multi-family development will provide a needed housing type in the
area while helping to meet housing needs as well. Therefore, establishing a mixture of
residential uses within the area.

General Policies 3 & 4:

The City's adopted Comprehensive Plan Transportation Goal and Policies and the adopted
Keizer Transportation System Plan implements the Statewide Transportation Goal by
encouraging a safe, convenient and economic transportation system. The subject property is
located along Chemawa Road and Verda Lane. The major streets are in place due to previous
development. Sidewalks and needed improvements will be made to Verda Lane, Philip Street,
Chemawa Road, Dearborn Avenue if required.

The City’s adopted Comprehensive Plan, residential, and Transportation Goal and Polices and
adopted Stormwater and Water Master Plans implement the Statewide Public Facilities and
Services Goal by requiring development to be served by public services. The proposal is for
revitalized urban development in an area where future extensions of those services can be
provided in the most feasible, efficient and economical manner. All necessary and appropriate
public services and facilities essential for development will be provided to this property at levels
that are adequate to serve the proposed use.

The City maintains an infrastructure of public services that includes sewer, water, and storm

drainage facilities. The City will specify any needed changes to the existing service levels at the
fime building permits are requested.
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General Policies 5 & 6:

As stated above, the rezoning of the subject property will help to provide a variety of housing
other then single family dwellings. This is a growing area that already has more than a sufficient
amount of single family land for development. Multi-family development will provide a needed
housing type in the area while helping to meet housing needs as well.

The development will also be located in an area in close proximity to existing and proposed
services. There are at least two parks located within a mile or less of the site. Commercial
Services are currently available to the west along Chemawa Road and River Road N,

General Policies 7, 8, & 9:

The subject property is currently vacant. In order to provide a mixture of housing in the area,
the applicant is requesting a zone change. The comprehensive plan encourages a mixture of
housing types with in a neighborhood. The infill development will encourage a type of needed
housing along Verda Lane and Chemawa Road.

The development will also be located in an area in close proximity to existing and proposed
services. There are at least two parks located within a mile or less of the site. Commercial
Services are currently available to the west along Chemawa Road and River Road N.

The existing neighborhood consists of single family housing. The surrounding properties are
zoned for single family development. In order to provide an alternative housing pattern while
being consistent with the neighborhood, the proposed development will provide a higher density
of needed housing in this area of Keizer. In order to maintain the character of the
neighborhood, the site will be developed in compliance with required Design Standards and
provide bufferyards along property lines.

The comprehensive plan change/zone change will promote infill development with the
development of a property that is already served by City Services and all transportation to be
developed with a higher density of housing that is needed in this area.

General Policy 10:

The development will also be located in an area in close proximity to existing and proposed
services. The development will also be located in an area in close proximity to existing and
proposed services. There are at least two parks located within a mile or less of the site.
Commercial Services are currently available to the west along Chemawa Road and River Road
N.

General Policy 13:

The subject property is located along Verda Lane (east), Chemawa Road (north), Dearborn
Avenue (south), and Philip Street (west). Sidewalks and needed improvements will be made if
required. The major streets are in place due to previous development and the subject property
is surrounded by right-of-way. Therefore, there will not be any through traffic to existing
neighborhoods.
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General Policy 15, 18, & 19:

The City of Keizer has an adopted housing needs analysis, “Salem-Keizer Housing Needs
Analysis 2012-2023”, that is dated May 2011. The Housing Needs Analysis evaluates the
housing needs for all residential types. According to the study, Keizer is in need of RM and RH
zoned residential land in order to help fill the deficit for multi-family housing.

The applicant’s proposal is to rezone the site from RS and RH to allow a higher density to be
built on the site. As stated above, according to the Housing Needs Analysis, "Keizer has a
deficit of capacity in the Multi-Family designated land, with a deficit of 362 dwelling units. The
rezone helps maximize the density while helping to meet housing needs within the City of
Keizer.

The development will also be located in an area in close proximity to existing and proposed
services. There are at least two parks loccated within a mile or less of the site. Commaercial
Services are currently available to the west along Chemawa Road and River Road N.

The existing neighborhood consists of single family housing. The surrounding properties are
zoned for single family development. In order to provide an alternative housing pattern while
being consistent with the neighborhood, the proposed development will provide a higher density
of needed housing in this area of Keizer. In order to maintain the character of the
neighborhood, the site will be developed in compliance with required Design Standards and
provide bufferyards along property lines.

The City’s adopted Comprehensive Plan, Residential, Transportation Goals and Policies and
applicable adopted facilities plans implement the Statewide Housing Goal.

The City’s subdivision and land use processes implement applicable Housing Goals and
Policies. There is a deficit in multi-family residential land in the City of Keizer.

General Policy 16:

Development is reguired to meet applicable State and Federal requirements for air and water
quality. The proposal to redevelop is reviewed by the City and any applicable outside agencies
for impacts on environment and compliance to applicable standards and regulations.
Development is reguired to meet applicable water, sewer, and storm drainage system master
plan requirements, Upon redevelopment, the City is responsible for assuring that wastewater
discharges are treated to meet the applicable standards for environmental quality.

The proposed site is outside the noise contours of the air traffic, and that the facility will
nevertheless utilize building materials that mitigate such noise, if any.

The major impact to air quality in the vicinity is vehicle traffic along the boundary streets. The
traffic generated from the site will be minor compared to the total volume of traffic in this area,
and will not create a significant additional air quality impact. The TIA identifies the traffic needs
for the site and mitigation measures.
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General Policy 17:

The City’s adopted General Development, Scenic and Historic Areas, Natural Resources and
Hazards Goals and Policies address the Statewide Goal. According to City map there is a
floodplain overlay located on the lower portion of the site. The floodplain area will not be
affected by the development of the property. The City’s applicable floodplain development
standards will apply at the time of development and will ensure compliance with Goal 5 and this

policy.

The applicant has provided a tree plan, identifying the location and size of all existing trees on
the site.

Landslide hazards do not exist on the site. Therefore, a geological assessment is not required.
The applicant has taken the opportunity to consider existing conditions and influences that
enables him to explore potential development. The City has standards in place to address

access, internal circulation, topography, drainage, public facilities, overall site design and layout.

General Policy 21:

The cumulative effect of all new residential development in the Keizer Urban Area should
average 6.5 dwelling units per gross acre of residential development. The comprehensive plan
changefzone change will allow the property to be developed at a higher density, therefore,
meeting or exceeding the dwelling average.

Criterion (b) is addressed as follows:

An RH development should have a positive effect on the neighborhood by providing a needed
housing type in the area, while recognizing the physical capacity of the site and the necessary
provisions of public facilities and services. All necessary public facilities are required to be made
available to the subject property, and adequate transportation facilities are already in place.

An overall positive finding can be made that the effects of the proposal are appropriate
considering the impact on the existing single family-density neighborhood, the physical
characteristics and capacity of the site, and the availability of public facilities and services to be
extended upon development. The development will take an undeveloped site and create a
development that is visual appealing to the neighborhood. At the time of building permits,
Pesign Standards will be in place to help eliminate any impacts to the neighborhood and create
a positive development.

Criterion (c) is addressed as follows:

The proposed RH zone can be established in compliance with the development requirements of
this Code. The applicant will be required to obtain building permits. The building permits will be
reviewed for compliance with the Code.

New development on the site will be according to City standards which are the minimum
community development standards established by the City. By meeting these requirements at
the development stage, the development will meet the City's development standards which are
designed to make abutting land uses compatible with each other. The redevelopment of this

Herber Property #5725 Page 16 April 20, 2016




site is subject to City codes as well as market forces which dictate an attractive, easily
accessible project in order to attract both investors and customers.

The Cities Development Code will help implement direction of outdoor lighting, bufferyards,
improved access, street improvements, paved parking lots and paved surfaces to limit dust.
The applicant will work with staff to assure that the City of Keizer Design Standards and Code
requirements are met prior to development of the site.

Criterion {d) is addressed as follows:

The City’s adopted Comprehensive Plan, residential, and Transportation Goal and Polices and
adopted Stormwater and Water Master Plans implement the Statewide Public Facilities and
Services Goal by requiring development to be served by public services. The proposal is for
revitalized urban development in an area where future extensions of those services can be
provided in the most feasible, efficient and economical manner. All necessary and appropriate
public services and facilities essential for development will be provided to this property at levels
that are adequate to serve the proposed use.

The City maintains an infrastructure of public services that includes sewer, water, and storm
drainage facilities. The City will specify any needed changes to the existing service levels at the
time buiiding permits are requested.

Sidewalks are or will be provided throughout the site {o connect to the public sidewalk system.
The location along a major transportation corridor facilitates access to a transit route (Route 15
on Verda Lane and Route 18 on Chemawa Road), bicycle and pedestrian access, provides
significant opportunity to reduce vehicle miles traveled. The vehicle, transit, bicycle, and
pedestrian circulation systems will be designed to connect major population and employment
centers in this Keizer area, as well as provide access to local neighborhood residential,
shopping, schools, and other activity centers.

Traffic from this site is diverted away from residential areas and has convenient access to the
existing streets. Aesthetics and landscaping will be considered in the design of the circulation
system to cut down on headlight glare, heat, and improved traffic direction.

The Salem-Keizer School District provides public education facilities. The education district's
master plan provides for growth in the district and has options to meet the demand. The
education district reviews the population factors to determine planning, funding and locating new
schools or providing additional facilities on the sites of existing schools.

Other private service providers supply garbage, telephone, television, postal and internet
services as needed by the development. The required public services and facilities to serve
new development will be determined by the City at the time development permits are requested.
By providing adequate public facilities and services for the proposed use, the requirements of
this goal are met.

Criterion {e} is addressed as follows:
The applicant is proposing fo rezone the subject property to RH {High Density Residential}. The
purpose of the RH zone is to encourage high residential densities for multifamily dwellings.

The applicant is proposing to develop the site with the maximum multi-family dwellings allowed.
The rezone will allow the applicant to develop the site at a higher density than allowed under the
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current zone. The development of apartment units on the site will meet the intent of the RH
zone.

Criterion (f) is addressed as follows:

The City of Keizer has an adopted housing needs analysis, “Salem-Keizer Housing Needs
Analysis 2012-2023”, that is dated May 2013. The Housing Needs Analysis evaluates the
housing needs for all residential types. According to the study, Keizer is in need of RM and RH
zoned residential land in order to help fill the deficit for muiti-family housing.

The applicant’s proposal is to rezone the site from RS and RH to allow a higher density to be
built on the site. As stated above, according to the Housing Needs Analysis, Keizer has a
deficit of capacity in the Multi-Family designation, with a deficit of 362 dwelling units. The
rezone helps maximize the density while helping to meet housing needs within the City of
Keizer,

The development will also be located in an area in close proximity to existing and proposed
services. There are at least two parks located within a mile or less of the site. Commercial
Services are currently available to the west along Chemawa Road and River Road N.

The existing neighborhood consists of single family housing. The surrounding properties are
zoned for single family development. In order to provide an alternative housing pattern while
being consistent with the neighborhood, the proposed development will provide a higher density
of needed housing in this area of Keizer. In order to maintain the character of the
neighborhood, the site will be developed in compliance with required Design Standards and
provide bufferyards along property lines.

The City's adopted Comprehensive Plan, Residential, Transportation Goals and Policies and
applicable adopted facilities plan implement the Statewide Housing Goal.

The City's subdivision and land use processes implement applicable Housing Goals and
Policies. There is a deficit in multi-family residential land in the City of Keizer.

APPLICANT'S REASONS ADDRESSING THE PARTITION CRITERIA

The applicant is requesting a concurrent partition. The partition will replat the existing 14 lots
into one large lot consisting of 7.5 acres.

The lot will be of size to accommodate a large apartment development. At the time of
development the parcel will have safe and efficient access onto Verda Lane. All services will be
in place for the development of the site.

At this time, the applicant is not proposing the removal of any trees on the site. |f the applicant
decides to remove trees, a tree removal permit will be applied for prior to development of the
site.

The partition/replatting of the site is in compliance with the requirements of the Keizer Code.
See attached site plan.
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Exhibit 105

BEFORE THE KEIZER CITY COUNCIL

In the Matter of the Application of Herber
Farm, LLC, and the Herber Family
individually as successors in interest, for a
Comprehensive Plan Map Change from
Low Density Residential to Medium and
High Density Residential, a Zone Change
from Single Family Residential to Medium
Density Residential, and a Lot Line
Adjustment to Consolidate the Existing
lots into one large parcel for an
approximate 7.5 acre parcel located in the
4800 Block of Verda Lane, Keizer, OR

Case No. 201411

LT L NI T S g S S e M

COMES NOW Herber Farm, LI.C as the applicant, and Judith Ann Peters, Tyrene Ann
Denlinger, Joseph Albert Herber and Mary Ellen Herber Mize (Herber Family, who are successors
ininterest to the land previously owned by Herber Farm, LLC), by and through their attorney, Wallace
W. Lien, of Wallace W, Lien, P.C., and does hereby submit the following additional justification for
the above referenced project.

1. Background Information

This case comes back to the City Council on the basis of its May 18, 2015 Reconsideration
ofits prior decision denying the application. The prior decision was appealed to the Oregon Land Use
Board of Appeals (LUBA). The appeal was stayed for a period of time, and ultimately upon
stipulation between the parties, the City withdrew its prior decision and allowed that decision to be
reconsidered. |

In the long period of time since its reconsideration, the Applicants and their consultants have
spent considerable energy revamping the project; dealing with ODOT on the roundabout; and
conducting meetings with staff as well as conducting a neighborhood meeting to gain input on new
design concepts. Significant changes in the design ofthe project have been accomplished to directly
address the concerns expressed by the Council, and the public in the prior proceedings. The primary
changes are summarized as follows:

Transportation issues. There are many transportation issues that have changed for the better

1 - Additional Justification for the Application
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with this new plan. First of all, the Applicants’ worked with ODOT to come up with a plan for the
new right of way to be taken from the Applicants’ property for the Verda Lane Roundabout. The
Roundabout is now under construction, and will provide much better traffic flow, and less accidents
than the previous stop sign configuration. The Philip Street right of way adjacent to the property will
no longer be needed, and it is proposed that the City vacate it. In addition, the Applicants’ engaged
a traffic engineer to review the proposed new design. That report, dated March 14, 2016, indicates
that the level of traffic to be generated from this project will not significantly affect the transportation
system. This analysis demonstrates compliance with Oregon’s Transportation Planning Rule.

In addition, the Traffic study suggested a trip cap be imposed of 750 trips per day, which is
sufficient to serve the proposed development, and ensures that this development will not significantly
affect the transportation system. The study points out that multi-family units generate approximately
one-third less traffic than single family homes. By converting the subject property to multi-family
units the additional number of units is nearly off set by the less traffic generated per unit.

OAR 660-012-0060(1) provides that a plan amendment and zone change may be approved
so long as change will not result in a significant affect on a transportation facility. To have a
significant affect, the propoéed change would have to involve a change in the functional classification
of a transportation facility. OAR 660-012-0060(1)(2). There is no such change proposed here,
therefore this element is not relevant. OAR 660-012-0060(1)(b) provides that a significant affect will
occur if there is a change in the standards that implement the street functional classification system.,
There is no such change proposed here, therefore this element is also not relevant. Lastly, a
significant affect may be found based on the level of traffic being generated by a new development
and its impact on the local street system. This aspect of the Rule also provides for trip caps to ensure
that a new development will not significantly impact the transportation system. OAR 660-012-
0060(1)(c). The traffic study indicates that the proposed development will not significantly affect the
transportation system, and suggests the trip cap of 750 to ensure such compliance. The Applicants
are in suppott of the conditions of approval suggested in the traffic study.

2 - Additional Justification for the Application
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Building design. After meeting with the neighborhood and staff, the Applicants’ new design
will have a maximum two story height on all buildings that face Verda Lane. A new feature will be
a Verda Lane berm which will ecliminate the glare of car lights onto adjacent property. The western
side of the project, where it is not adjacent to a residential area, will be three stories, but willhave the
look of a two story structure due to the lower story being at the lower grade. The design of the
buildings has been greatly enhanced, with each building looking like one single family home. The
French Door Covered entry is a new amenity that contributes significantly to the homely feel of the
building, and its appearance as if it were one large home.

Total number of units. The total number of units in the new design is down to 112 from the

originally proposed 120 units. The reduction in the number of units, together with the redesign of the
exterior of the buildings do not suggest there are even 112 unit in the project. The density in the
Medium Density Residential zones range from a maximum of 10 to a maximum of 22 units per acte
in the Medium Higher density zone. Section 2.104.06(1). Theoretically speaking then at the Medium
Density level, the total number of units would be 75, which figure increases to 165 units at the
Medium High Density zone. At the proposed 112 unit on the combined zone proposal, this site is
significantly less dense that it could be if the entire site was zoned Medium High Density. The 112
units is a nice compromise in the zoning, and a significant economic concession on the part of the
Applicants.

Open space dedication. The Applicants’ own Tax Lot 2900 which is adjacent to the subject

property, but not part of this application. The land is vacant, and the Applicants’ propose to donate
this land for open space to give the arca a nice open feeling.

Comparison to What Could be Built Now. With these design changes, this project has gained

the support of staff, and should be approved. This is especially so given the alternative development
that could occur on the site under the current plan and zone designation. The site is currently
available for single family dwellings. Using the pure density levels set by the zone, there could be
up to 60 houses built on the site. Realistically however, by the count of Multi/Tech Engineering,

3 - Additional Justification for the Application
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there could be a total of 14 single family dwelling built on the site. There would be little, if any, land
use control over how and where those houses would be constructed. Since each house would be on
an individual lot, there would be 14 driveways directly onto Verda Lane. No street improvements
could be imposed. The new design here provides for 2 access points onto Verda Lane, and extensive
street improvements. These potential single family dwellings most likely would also be two stories,
so that the visual impacts as to structure height would be no different than the buildings proposed
here. Visually then, there will be no difference in how the sttuctures will appear. The proposed
development here will provide for street improvements and controlled access to ensure that traffic on
and off Verda Lane will be safe. Comparing what could be constructed now, with few land use
controls, to what is being proposed here makes it clear that this proposal is much better for the City
than what currently exists.

Mandatory Approval Criteria. This application involves a comprehensive plan amendment,

a zone change and a partition to combine the platted lots into one parcel to be used for this
development. The approval criteria for the plan amendment is found at Section 3.109.04 of the
development code. The approval criteria for the zone change is found at Section 3.110.04. The
approval criteria for the partition is found at Section

Pursuant to Section 3.109.04 a plan map amendment proposal shall be approved if the
applicant provides evidence substantiating the following;

A. Compliance is demonstrated with the statewide land use goals that apply to the subject

properties or to the proposed land use designation. If the proposed designation on the subject property

requires an exception to the Goals, the applicable criteria in the LCDC Administrative Rules for the

type of exception needed shall also apply.

Many of the statewide goals do not apply to this application (agriculture, forestry, Willamette
River Greenway and Coastal Goals). Of those that are relevant, the Applicants’ have demonstrated
compliance with those Goals by submittal of substantial evidence in the form of the Multi/Tech
additional justification document, as well as in the Record of the previous proceedings.

4 - Additional Justification for the Application
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It does bear repeating that the City’s 2013 adopted housing needs analysis projected a need
for 362 multi-family units within the RM and RH zoned residential land in order to help fill the deficit
for multi-family housing. This application addresses that need, and helps the City fulfill almost one-
third of the shortage of this higher density land.

This application satisfies all the relevant statewide goals, and therefore complies with this
ctitetia.

B. Consistency with the applicable goals and policies in the Commprehensive Plan is

demonstrated.

The intent of Keizer Comprehensive Plan (KCP)Residential Development goals is to promote
a variety of housing and opportunities for all income levels. The comprehensive plan change/zone
change will allow the property to be developed at a higher density, therefore providing more multi-
family housing opportunities. The Multi/Tech additional justification addresses all the applicable
plan goals and policies, and provided factual and legal justification for compliance with the plan,
What bears repeating is that this is an in-fill project which is much favored, as it takes land with
developmental limitations and develops it to is maximum potential and provides housing
opportunities inside the City which then relieves pressure for future expansion of the city limits or
the Urban Growth Boundary.

This application satisfies all the relevant Comprehensive Plan goalsand policies, and therefore
complies with this criteria.

C. The Plan does not provide adequate areas in appropriate locations for uses allowed in the

proposed land use designation and the addition of this property to the inventory of lands so designated

is consistent with projected needs for such lands in the Comprehensive Plan.

The Applicants’ justification and supplemental justification point out that there is a significant
lack of appropriately designated vacant RM and RH sites within this vicinity. The subject property
provides the City with the ability to provide a varicty of housing opportunitics along Chemawa Road
and Verda Lane where they are needed.

5 - Additional Justification for the Application
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As previously pointed out, the City’s Housing Needs Analysis has determined that there is a
deficit of lands currently available for this level of multi-family housing options. By approving this
application this site can contribute to fulfilling the identified nulti-family housing needs, and will
help transportation circulation in the area as well. This criteria is satisfied.

D. The Plan provides more than the projected need for lands in the existing land use

designation,

The Applicants’ additional justification deals with this criteria is significant detail, going
through the City’s Housing Needs Analysis, and pointing out that on balance it is important to fulfill
at least a part of the multi-family housing needs, even if that is at the expense of a few single family
residential units. Providing for 112 units to accommodate a need set at 362, fulfills nearly one-third
of the need, whereby losing 14 housing units from the single family designations is not at all
significant. On balance, the trade off is an important one. This criteria is satisfied.

E. The proposed land use designation will not allow zones or uses that will destabilize the land

use patiern in the vicinity.

The area zoning is currently predominately low density residential, and available for single
family homes. There are a few multi-family units further off Verda Lane and Chemawa Road. This
existing pattern of almost entirely residential uses fits nicely with the proposed changes - all of which
are also residential in character. There is nothing in the proposed medium or high density residential
zones that will destabilize this existing land use development pattern. This criteria is satisfied.

F. Uses allowed in the proposed designation will not significantly adversely affect existing

or planned uses on adjacent lands.

The area is currently a mix of residential uses. The uses allowed in the proposed medium and
high density zones allow the same mixture of residential uses. Placing this development at this
location with the current design style will actually improve the area, in that it will provide street
improvements and will channel the traffic into a couple of access points instead of 14 driveways
directly onto Verda Lane. This criteria is satisfied.

6 - Additional Justification for the Application
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G. Public facilities and services necessary to supportuses allowed in the proposed designation

are available or are likely to be available in the near future.

Multi/Tech has done a complete study of the local infrastructure, and has determined that there
is sufficient street, sewer, water and storm facilities to serve the proposed development. This criteria
is satisfied.

All of the approval criteria for a map amendment to the Comprehensive Plan have been
satisfied, and the plan amendment should be approved.

Pursuant to Section 3.110.04 of the Development Code, a zone change proposal shall be
approved if the applicant provides evidence substantiating the following:

A. The proposed zone is appropriate for the Comprehensive Plan land use designation on the

property and is consistent with the description and policies for the applicable Comprehensive Plan

land use classification.

This application involves a change in both the Comprehensive Plan designation and the zone.
The proposed zone is consistent with the new plan designation. This criteria is satisfied.

B. The uses permitted in the proposed zone can be accommodated on the proposed site

without exceeding its physical capacity.

As noted above, the proposed multi-family project fits nicely on the subject property without
the need for variances or adjustments. The site will be fully served by all utilities and city services.
The new medium and high density residential zones allow this project, which is accommodated on
the site without exceeding its physical capacity. This criteria is satisfied.

C. Allowed uses in the proposed zone can be established in compliance with the development

requirements in this Ordinance.

There are no variances or adjustments need to build the proposed project. Any other uses
allowed in the proposed new zoning can also be built in compliance with the development standards
of the new zone. This criteria is satisfied.

D. Adeguate public facilities, services, and transportation networks are in place or are planned

7 - Additional Justification for the Application
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to be provided concurrently with the development of the property.

All public facilities and services and transportation facilities are in place in sufficient capacity
to serve the project. Such connections will be a condition of approval to ensure appropriate hook-ups.
This criteria is satisfied.

E. For residential zone changes, the criteria listed in the purpose statement for the proposed

zone shall be met.

This application is to rezone the subject property to RH (High Density Residential). The
purpose of the RH zone is to encourage high residential densities for multifamily dwellings. The
Applicants are proposing to develop the site with the maximum multi-family dwellings allowed. The
rezone will allow the Applicants to develop the site at a higher density than allowed under the current
zone. The development of apartment units on the site will meet the intent of the RH zone. This
criteria is satisfied.

F. The following additional criteria shall be addressed:

1. The supply of vacant land in the proposed zone is inadequate to accommodate the

projected rate of development of uses allowed in the zone during the next 5 vears, or the location of

the appropriately zoned land is not Jocationally or physically suited to the particular uses proposed

for the subject property, or lack site specific amenities required by the proposed use.

Thisis effectively a duplicate criteria that is addressed above, and in more detail in the
Malti/Tech Supplemental Justification. This criteria is satisfied.

2. The supply of vacant land in the existing zone is adequate, assuming the zone

change is granted, to accommodate the projected rate of development of uses allowed in the zone

during the next 5 years.

Thisis effectively a duplicate criteria that is addressed above, and in more detail in the
Multi/Tech Supplemental Justification, This criteria is satisfied.

3. The proposed zone, if it allows uses more intensive than other zones appropriate for

the land use designation, will not allow uses that would destabilize the land use pattern of the area

8 - Additional Justification for the Application
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or significantly adversely affect adjacent properties.

This is effectively a duplicate criteria that is addressed above, and in more detail in the
Multi/Tech Supplemental Justification. This criteria is satisfied.

This application also has a partition component to it. The subject property is currently platted
into 14 lots, In order to develop the site into this multi-family project, the development must be on
one contiguous single parcel of 7.5 acres. While it may seem incongruous to use a partition process
to merge lots into a single parcel, that is the process used to eliminate lots.

Pursuant to Section 3.107.07, approval of a partitioning requires compliance with the
following:

A. Each parcel shall meet the access requirements of Section 2.310.03.D.

As shown on the site plan, and explained in detail in the Multi/Tech submittals, the access
requirements for this development are met, and provide significantly better circulation and access
control than if the site were developed in the existing lot configuration. This criteria is satisfied.

B. Each parcel shall satisfy the dimensional standards of applicable zoning district, unless a

variance from these standards is requested and is approved.

The site plan demonstrates full compliance with all dimensional standards, and no variances
or adjustments are necessary. This criteria is satisfied.

C. Each parcel shall comply with the requirements of Section 2.310.

This provision ensures that the development project will comply with all development
standards for land divisions. Since this application is essentially a reverse partition, where existing
lots are consolidated into one lot, none of the provisions of Section 2.310 are relevant. This criteria
is satisfied.

D. Rough Proportionality. Improvements or dedications required as a condition of

development approval, when not voluntarily accepted by the apnlicant, shall be roughly proportional

to the imnact of development. Findings in the development approval shall indicate how the required

improvements or dedications are roughly proportional to the impact.

9 - Additional Justification for the Application
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This statement is not an approval criteria at all. Tt is a directive to the City itself in how
conditions of approval are to be handled. Since this does not apply to the Applicants’, and since no
conditions of approval have been adopted, this section is not relevant to the decision and is otherwise
satisfied.

E. Each parcel shall commnly with the applicable requirements within Sections 2,301 (General

Provisions) ; 2.302 (Street Standards); 2.303 (Off-Street Parking and Loading); 2.305 (Transit

Facilities); 2.306 (Storm Drainage); 2.307 (Utility Lines and Facilities); 2,309 (Site and Landscaping

Design); and, 2.316 (Infill Development).

Each of these specified code sections are adequately complied with by the Multi/Tech
submittal. There is substantial evidence of compliance with each individual code section, therefore
this criteria is satisfied.

F. Adequate public facilities shall be available to serve the existing and newly created parcels.

See the above statements, as well as the Multi/Tech submittals for substantial evidence ofthe
existence of adequate public facilities to serve the proposed development. This criteria is satisfied.

There are no other code or plan provisions that apply to this application. As addressed below
and in the Multi/Tech additional justification statement, this application complies with each and every
approval criteria and should be approved.

DATED this 7th day of June, 2016, at Salem, Marion County, Oregon.

Wallace W. Lien

Wallace W. Lien, OSB No. 793011
of Wallace W, Lien, P.C.
Attorney for Herber Family
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LANDSCAPE NOTES:

General:

1. Al local, muniipat, slata, and (edaral laws reganding uses, regulatons, paveming or relaling to any padion

of the wink depitlod on thasa plana a4 hareby incorporated into and made parl of hesa spedifications and

thelr provision shalt ba camled cul by tha Contractor. The Contractos ghall at afl Gmes protect the public

Ihroughoul the cansiruction process.

Tha Contracior shalt carefully camelate

davalopmanl. .

The Contracior shak verify drawing dimensions vith actual Bald conditons and Inspact related wark 2nd

adjacent surfaces. Canlraclor shall varify the accuracy of alf finish gredes within the work ares. The

Contractor shall toped 1o the Landscapa Desigh & Consuhants LLG (LDS) o Qwmar all conditions which

prevent proper axecution of ths work,

4. The gxadt kcation of el existing iliities slractuces and undergmoynd uiiiities, which may not ba indicaled on
the drarings, shall be delesmined by the Contracior. The Cantractor shafl protect existing siructures and

»

achvities with

and olher oile

w

utiity senvices andis for Ihelr t # damaged.

5. Disturbance and impacls te existing native trees/shiubs shall ba ming to th itest axtenl
prachicabie,

8. Tha Contractor shalt kaep the premises fres from mibbish nd debris at all tmes and shal amangs malgrial

slomage ta not to intarere with the operalion of the project. Alf unused maledal, nibbish, and debis shall be
remaved from Ihe sie.
. Ali piant matedial and planting supplies shall be wairented for a peried of nol less thas one year from the
date of Al rapls afock shadl be subjactad to tha game waranty requiremant
as tha original stock. Any damaga dug te replacemenl aperations shaki be repaired by the Contractor. A%
the end of ths wanmely perlod, inapactions ehall be made by LDT, OwnarGeneral Contractor. AR plant and
lawn arsas not in a haakhy growing condiion shall ba remaved and raplacad with plants and lurf cover of a
ke kind and size before the close of tha next plasting season.
o) Control;
1. Tha design and placement of the bufiding on tha eila jends Hseif to minimal a5opa conditions with positiva
dralnage being maintainad arsnd the enlirg bubding. In |his casa standand landscaping procedires of
1opsail, lawn, and a two Inch layer of bark mukch on all planting beds will be sufficiant fo control eroslon. in
the avent site condiions changa of thera am Siopes § Ble Swala 7 Detention Ponds on [ha projedt with
slopes greater than 30% Poly light Jul= Netting shall be instaled with anchoding pins as par manufactures
recemmendations prarlo pranking. Racommend DeWitt PJN42168 Emslon Contro! Poly Juls Neting and
DaWet anchor pins or approved cqual.
Sesd racommendation is Pro Tama 700 Low Profifa of appraved oqust aver the jule netling starate of 2
Tbs. par 1000 sq. fat Tha addresa af Pro Time i 1742 SE Ankeny, Poriiend OR 97244, Phona 503-239-
7518, There 2mail Is infoRprtimelavrssad. oom
Tha work Amits shewn on this plan sha¥ cisarly be marked in ihe Field prior Lo constroction. No diskrbance
bayond tha work Bmils shatl ba permitted.
. Gradinyg ahall ba preformed during optimal wasthar conddions.
Erosion control shall be in conjunchion wilh 2 Slearing and grading acthities, and in
such & sanner as o ensure thal sedmeant and sediment-laden water dogs not anter the drainage system
of violate applcabls waler standards
B. Priorin tha commencement of construciion aciivilies, Comtractor shall placa Grange conshuction fencing
around pefimeters of conslruction impact areas, and sediment fencing at downhi! portions of the sitd.
i for propec b nt, and of ali eroston
end sedimant control in b

Flant Mataral;

1. Contradlor shaki verfy alf plant & {ree quantiies with LDE or Owner prior la construction.

2. Inthe avant of a discropancy between plasts matardala lsted an the drawings, the drawings shall govem
Ihe planl spedes and quaniities reauired.

3. Plant materiel sha ba first quality steck and shall confam K tha coda of stendards set forth in the uent
edion of the Amercan $tendards for Nursery Slock sponsored by the American Association of
Nurearyman, Inc. (AAN}

4. Specias and varfaly aa specilied on the drawings and delivensd 1o Lha site shall ba certified true o there
genus, epacies and vasely and aa defined within the current edition intemationat Gode of Nomanclature for
Cultivatad Plants,

5. Chtain tashly dug, healihy, vigoreus plants y-g! under i simiar {o thosa in the

tocality for the projed for  minimum of b years. Pants sha hava bean tned oul in rows, annually

~

N

EENY

with loal, slate, and

cullivated, spraysd, pruned, snd ferifized in sccondancs with good borlloutfural practice. All cartaiter
planis shall have been banoplaniad of 100l pruned ai least onca in the past thraa years. Balled-and
burzpped (BLB) plants must come from eail which wikt hold a fitm rowt bal. Heelad in plants and plants
From cotd stosage are nol ecoeplabla.”

. Planting stock shall be well-branched and weil-formed, sound, vigoroua, haalthy, free fiom disasse, sun-
seatad, windbum, abrasion, and hamba nsecls or insecl aggs; and shail have healthy, norme), uabroken
ol sysiems. Deckiuous rees and shruba shafl ba symmetrically daveloped, uniform habit of gravah, with
straighl trunks or wtems, and frea fiom i {raas and ehrubs shal
hava well-deveioped symmetrcal lops with typlcal spad of branchss for sach parlicelar species of
yanely. Only vines and grourd cove plants walt-esiabiished shall be used. Plants budding inta leaf or
having #oft growth shall bo aprayed wilh an anti-daslecant al tha nuisery bafore Gigging.

7 Conlraclor shell not make subsihiens of plant materals. If required landscape material Is nol abiainable,
submil proof of nor-availabifty and proposal for sa of equb material. Wh
of contract ametnt (i ary} wil bo niede by changa order.

. Planl aizas and grading shafl conform lo the tates! ecilion of American Standard for Nursery Slatk an

0 d oy tha Amedcan iation of ymen Ine.

. Al vegetation shown on this plan shsf be maintainedin a headhy and vigorous growing condition
Hhreugitowt the dusation of the pmposed usa. Al vegetation nol 0 malnlainad shal be seplaced wit naw
wegetation at the beginning of iha next growing season.

Planting:

1. Planting shall be lnstabisd between February 1 and May 1 o batwaen Oclober 1 and November 16, i
planting Ia instatad oulskla these limes frmes, acditional measures maybs neaded (o ansure survival and
sha ba pre-approved by Lhe owner.

. Plant materal shall ba franepored Lo the sit In a Emely manner fo minimize on-sito slorags. Whema storaga
Is requimed, ail plants shafl be keplmokst and shadad.

. Plant stock shall be handed In a manser I3l will not braak, scrapa, or twist any paction of the plant.

Protact planis at att imes feoin condions that can damaga tha plam (8., sun, wind, freezing conditions}.

Provida the folknving clearmncs for planting of rees whem applicabla:

Hdalatain 30 Feel viston trianglea a1 a2 intersections and comem

5 fest from il sireeliparking lot ight standards
10 feet from fine hydrants.
6 feat from all ulity vaults, meter boxts, ele.

Mo lreea or shrubs shall be plamted an exinting or proposed Wity lines.

. All shrub beds shal receive a minimum 2* layer of bark mich avanty appliad immadiately aftar pasting is
complatad. AB plart beds shall drain away from ofdngs.

. Excavels plant pia for shruba and trees as followa:

Contsiner stock: width = 2 tmes Ihe conlainar diameter, depth = container depih.

Bara toat stk widlh = 2 imes Ihe widest diamater of the 1o, dapth = of root system.
BaB: width = 2 times bal! diametar, depth = ball depth.

Scaify sides and battom of plant pds 1o rotghen surfaces.

. Placa planls plumb in tha pil, Backiiliwih native soll or top 2oll mixiura to lhe osiginal plant scil kng, and tap
oiidly around tha ball and rocts, Water planis Immsdiatety after planting i soil is ot aatucated o the
surface.

Lawn Arezs Hydro-Sanding/Sod:

. Al lewn area shall ba seaded unless otherwise duected by Owner to lnsisi Sod, Seed or Sod shall ba

procured through Keenzi Teif Nursery. Seed or Sod shall be Rhizomatous Tall Fescue (RTF), Seed mix

shall ba applied ala rate of 10 Ihs. per 1090 sq. feat. Conlact Kuerzi ‘Turf Nursery at (503)585-8337 or

approved equal.

Aﬁpﬂ;mas zzwncn tha plan shall be seeded between March 1% and May 1%, or batween September 1

and Octobar 357

Scardy soil surfuce lo a depth of 3 inches, 1o ensure adequits seed contact with sall

Pilor to zeeding, ceary delineate saeding imile using flags or non-loxic painl

Hydro-seed apphication mie shall be 60 lbs. pet 100 gafiena of hode work or 76 ba, per 100 gallens of

a

-]

[

A won

@m

-

L S

Tower work

. i, althe end of one complets growing season, (ha planlad and seadad area fail to exhitdl well-s3tabiehad
plant commursties, or exhibil patchiness in the pattems of vegetative cover, supplamenal sseding and
planting shall occur.

7. Seeding of slopas greater thal 30% shall be dona by Hydro Saading asing a seed mi of Pro Tima 700 Low

Profie or approvad equal at s rte of 2 Tos. per 1000 5q. fael.

Top Soli Mixturs:

1. A 2%to 4" Isyer of garden care compost, mushroom compost or similar matedal sterfized ot 105 degress
Fahrznheit shall be incarporatad inta the axisting sail prioe 1o plantng and seeding/sod lavms,
!;r.o;poralo into existing saE pior to planting the following fartlizars at a rate specified par 1000 aa. fL of

antng area.
20 bos, 10-8-4 S0% Stow Relaase
30 Ibe. 36-0-0 Nitreform
40 the. Iron Sulfate 21%
20 Toe. 0-10-0 Super Phusphate
25 is. Dolomila Lime
1Ciba. 12-0-11 Potassium Nirala

dch:

Bark Mulch;

1. AB shrub beds shall recaive a minimum 2* iayer of fine hemlack of fir bask mutch evanly applied
after All plant beda shalk drain sway from bulidngs,

Foly Juta ¥aiting:

1. Tighl net Poly Juia Nalting shall ba Inataliad on Bla Swales/Datantion Ponds/Vegatatad Swals and Rain
Gardens a5 a soil stabiizer and enosion control sgent. Jute Hetling shal be instafled with ancharing pins
B8 par iona prier to planting. R Dot PIN4216 Erosion Control

Poiya;l‘;da Neltog and DeWitt anchor piag o approved egual.

8| lana ;

1, After Poly Juta Netiing and Plants ane inslafied a 2° kayer of bark mylch shal be instalted Inrain gardena.
Bla Swalsx/Datantion Ponde/Vegstated Svalas:
1. Bark Mufch shail not bo spplied to Bio Swales/Detertion Ponds or Vegetaled Swales,
Weed Control Agent:
4. Apply casermn as & weed control rgent aker planting v per spacifiad
sround blifding or 2pproved equal.
ive Pla i

1. Al non-nafive, lvasive planl apedes shall ba removed fram Lhe alte.
Grawing Medlum for Starmwater Blo Swalaa/Vegetated SwaleaiRtain Gardena Planter Boxes:
1. Fumish mperied growing medium for vegstated facities 10 the following:
2. Standard Bland for Public and Private Faclitlas: Use (his bland far 2l vegatated stormwaler management
facilitiea.
3. Genera Compasition: The medium shall b a end of kamy sod, sand, end compoat that i3 30 to 40
nt compost (by volume) and sterilizad to 103 degreas Fahwenhail.
A. Analysis Requiroments for e Blanded Matesis}

& Putdls Grdalon: A parlicle gradation analysia of the blended matedal, incfuding compoal, shall ba
conducted in conformance with ASTM C1 17/C138 (AASHTQ T1 1/T27). The enalysis shall iclude the
following aleve nizes: 1 Inch, 2 Inch, 24, #1, #20, £40, £6G, #100, and #200. Tha gradalion of {ho biend
shall meat tha following gradation wileria:

Sisve Sits  Parcsnt Pasaing

4 8a-100
#10 40-100
# 40 1550
2100 525
# 200
. The blend shal have & Coeficlem of Unflommity (DBGAD10) equal to of greer than 6 o esure that # is
wod graded (hes a broad rangs of particls aizes). Fhe coefliclan! s tha ratio of two particle dlameters an
a grain-size distribution conre; 1 is the particle diameter at 80 parcent passing divided by the particls
diameter at 10 percant pazsing.
Organie Mattar Content. An analysia of acH organic malier content shall be conducied In comfomanca
with ASTM D2574 (kess on ignitfon test). The sofl organic matter cortent shall ba a minknum of 19
parcont. as reporiad by thal test.
d. pH: The biended material shall ba tssted and hava apHat 5512 7.
a. Daplh oleg;mhg medium shal be 18 inchas Growing medhum shal ba placed i 4 nch Bt and fighky
compacied.
1 Onee planting Is completed Bark Mulch shall ot be epolied.
5. Geneml Requirements for the Blanded Matadal
2. The maleriaf shall ba lnosa and fiatis,

=

e

. [Lshall ba wed mixad and homogenous.

N ghall be free of wood places, plastic, scraaned and free of stones 1 inch (25 mm) or larger in any

dimension; free of roots, plants, sod, clods, clay kimps, pockels of cearse sand, paint, paint washoud,

cancrele shaty, toncrete layers or dimia, sement, plaster, buliding debris, ofls, grsoline, diesel fuel,

pair thinaer, tar, reofing ackl, and othar mzleriels harmdul to plant

qrowth; and frea of weeds and Invasive planis inciuding but nol fimfed to!

Citsium arvense (Canadian Thistle)

Comvofeidug epp. (Moming Glory)

Cyfisus scopanss (Scolch Broom)

Dipsacos sylvashis (Commaon Teasel)

. Feslura erondinacese {Tall Fescue)

. Hadera hetix (English lvy)

. Hulous canalus (Valvot Grass)

Lolfm spp. (Rye Grasses)

Loty cormicufafus (Bird's Focl Trefor}

19, Lythrivm saficaria (Purple L oose Strife)

1. Mal@olus spp. {Swest Clovar)

12, Myrfophytium spieation (Euraslan Mafoll)

13, Phatan's arundmaceae {Reed Canary Grass)

14, Rubus diseofor (Himalayan Blackbeay)

15. Safanum spp. (Nightshada)

16. Trtoffium spp. (Ckowar)

17. Not infasted with nematodes, grubs, oiher pests, pasi eggs, 0 othar undosiiehic organiams and
diseazs-causing plant pathogens; fiable and with sufficiant structute o give good [h ang

po

Ll

opNams

eeration, air-filled, porma-pace content on & frof basis shall ba 8% leszl
5 parcent when meistura Is presanl ol field capacily; aad soil shak have a Beld &apacity of al
leest 15 paitent on a dry weight basis.

8. Compast Tha tompost shall be derved from planl material and provided By @ member of the LS.
Lomposting Councl Seal of Testing Assurance (STA) program. Se v compostingtouned o for a Hst
of provifars in Pocland and seunding ama. ) | i .

7. Tha composl shall ba tha rasuil of tha {iotogical degradstion and trangfommation of plani-datved materials
under corndiifons designed o promale aerobic decompotition. The materiat shall ba well composted, free of
viable weed seeds, and atable with regard to Oxygen censumption and carbon dioxide ganerslion. The

composl shall hava no vislbla frea walor and produce no dust when handlad. It shal moal tha following

riferia, es reported by the LS. Composting Councd STA Compost Technicat Data Sheet provided by lha
vaador

a 1mpe;mmulme malerlat must pass ihrough & 1/24nch screen. The pH of tha matefat shall bs betwsen &
and 8.

Manufaclured Instt metedal {plastic, concrels, ceraimics, metal, elc.) shall be lazs than 1.6 percent by
weight The organic meiter content ehall ba betvsen 35 and 85 percenl

@ Tha soluble sall content shak be fess than 6,0 mmhosicm. Gemminalion (an indicator of matuity} shall ba
qgreater than 80 percent.

# ¥he stabilty shall be betwean classes 5-7,

b The carbonvnitrogen ralke zhall be Jass than 25:1.

€. The lraca melals teal rasult ="pass.'

10. Submials: At loast 14 working days in ads f ian, submit ihe

a. Two 5-gallon huckets of tha hlended material,

b, Documentation for tho thiza analyses daacnibed in Section (4) of tis apadfcalion (partick gradabon
with caleulated coefficlent, of unifoimity; organie mattar content, pH). The analyses shak be parformed
by an accreditad laboratory with ceslification maintalnad current. The date of the anglyses ahak ba no
maia than 0 catendar days prior ta tha dats of the submziai.

Tha raport ahalf includa the Folleadng information:

Name and address of tha laboratory
Phors condact and a-mall address ter the laboratory
Test dala, including the dala and name of the test prucadurs
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Memo

Date: March 17, 2016

To: Mr, Mark Grenz, PE, IC

From: Karl Birky, PE, PTOE

Re: Transportation Planning Rule - Herber Family Apartments

[ thank you for asking ATEP, Inc to provide this Transportation Planning Rule analysis for the
proposed comprehensive plan map amendment and zone change of tax lots 3000 thmugh 36(}0 of tax map
78 3W Sec 2AA and lots 6700 through 7300 of tax map 78 3W Sec ! ]
2AD. The 7.5 acre site is on the west side of Verda Lane between
Chemawa Rd NE and Dearborn Ave in Keizer, OR. The change in the
comp plan map you are requesting is from LD (Low Density
Residential) to MHRD (Medium High Density Residential) and a zone
change from RS to RM, In 2014 the City Counci! denied the request and
it was appealed to LUBA. After subsequent discussion with the City, R
you have made changes to the site application and are resubmitting it for approval.

The 7.5 acre site is currently zoned for single family homes and the City of Keizer development
code allows for single family parcels to develop with a density of 8 units/acre or in this case with 60
{(theoretical) single family homes. The application you have submitted requests a comp plan map
amendment and zone change to allow construction of 112 apartment units. You have asked ATEP to
address the Transportation Planning Rule impact of the requested map amendment and zone change.

The Transportation Planning Rule (TPR) was adopted in Oregon years ago to provide direction
and order to development in Oregon cities. The rule limits making changes to zoning and comprehensive
maps that would "significantly atfect” the transportation system that has developed and/or is being
planned for the future in the City. For instance the rule would not allow a fast food restaurant in a
residential neighborhood because it would generate significantly more traffic than is expected in a
residential neighborhood. Cities use the ITE Trip Generation Manual to estimate the trip generation of a
variety of uses. This study will use the Trip Generation Manual to estimate trip generation on this site.
Application of the TPR often results in City's setting a cap (a limit) on the number of trips a project can
generate so the traffic generated does not "significantly affect" the transportation system. This analysis
recommends a cap on the trip generating capacity of development. The City should consider adding a trip
generation cap of 750 daily trips, 60 AM Peak hour trips and 70 PM Peak hour trips from the site as a
condition of approval.

A single family home generates 9.52 trips per day. 0.75 of those trips will be during the AM
Peak hour and 1.00 trips will occur during the PM Peak hour. In this instance the site is zoned RS and
could have 60 homes built on it. Sixty homes are estimated fo generate 571 trips per day, 45 trips during
the AM Peak hour and 60 trips during the PM Peak hour. If the zoning is changed to RM, the City
Development Code would allow apartment units to be built on the site. An apartment unit generates 6.65
trips per day, 0.51 in the AM Peak hour and 0.62 trips in the PM Peak hour. The proposed 112 dwelling

Hcl ber Famlly Apts TPR 16~313 Salem, Oregon
Associated Transportation Enginecring & Planning Page 1 March 16, 2016




units would generate 745 trips per day, 57 during the AM Peak hour and 69 during the PM Peak hour.
During the AM peak traffic periods there would be an estimated 12 {57 - 45) additional vehicles using the
trangportation system. There would be 9 {69 - 60) additional vehicles during the PM Peak hour, There
would be 174 additional trips on an average day. Roadways are designed to carry peak volumes of traffic
which generally occurs during the PM Peak hour, PM Peak hour traffic generally has the greatest affect
on the roadway system. The 9 additional vehicles per hour (1 vehicle every 6.5 minutes) from the
apartments (instead of single family homes) witl not have a "significant affect” on the traffic in the City.

The City of Keizer is working with ODOT to construct a roundabout at the intersection of Verda
Lane and Chemawa Rd. This intersection is a concern to residents and users of the roadway. Roundabouts
are a recent traffic control facility being used in Oregon. The literature indicates a significant increase in
the number of roundabouts in the United States in the recent past. Lincoln, Nebraska found a 37%
decrease in all accidents at intersections with roundabouts and a 65% decrease in travel delay. Other
studies support the Lincoln experience. Traffic may move through a roundabout more slowly, but travel
times are reduced because there are fewer stopping points with a roundabout and crashes at the
intersection decline significantly.

While not scientific, the "Myth-Busters you-tube video” comparing roundabouts 1o 4 way stop
control is interesting, enlightening and surprising. They found the roundabout handled 460 vehicles in 15
minutes {1840 veb/hour) compared to 385 vehicles in 15 minutes (1540 veh/hour) through a 4 way stop.
This 20% improvement in capacity is consistent with other research. The 69 anticipated PM Peak hour
trips the 112 apartments will generate can be added to the transportation system and it is reasonable to
assume that crashes and travel times will be reduced from today's values with the completion of the
roundabout.

Changing the comprehensive plan map and the zoning of the parcels will not generate traffic
volumes that "significantly affect” the transportation system. The construction of a roundabout al the
Verda Lanc at Chemawa Road intersection can be expected to improve crash rates and reduce travel times
with the added trafiic from the planned apartments. The City should consider adding a trip generation cap
of 750 daily trips, 60 AM Peak hour trips and 70 PM Peak hour trips from the site as a condition of
approval. [ can be reached at 503-364-5066 if there is additional information that you might find helpful. I
thank you for asking ATEP to provide this analysis,

Regards, /

Karl Birky, PE, PTOE
Traffic Engineer
Associated Transportation Engineering & Planaing, Inc.

Attached: Site Map
Trip Generation sheets
Washington DOT Information Sheet

Herber Family Apts TPR - 16-313 7 ' Salem, Orego
Associated Transportation Engineering & Planning Page 2 March 16, 2016
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Single-Family Detachéd Housing

(210)

Average Vehicle Trip Ends vs:
Ona:

Number of Studies:
Avg. Number of Dwelling Units:
Directional Distribution:

Dwelling Units

Weekday, _

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
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63% entering, 37% exiting

Trip Generation per Dwelling Unit

Average Rate
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Standard Deviation
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Apartment
(220)

Average Vehicle Trip Ends vs:
On a:

Number of Studies:
Avg. Number of Dwelling Units:
Directional Distribution:

Dwelling Units

Weekday, ‘
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
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65% entering, 35% exiting

Trip Generation per Dwelling Unit

I Average Rate

Range of Rates

Standard Deviation
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311612016 WSDOT - Roundabout Benefits

A

Washington State
V’?ﬁ Department of Transportation
Roundabout Benefits

Improve safety

Studies have shown that roundabouts are safer than traditional stop sign or signal-controlled intersections.

Roundabouts reduced injury crashes by 75 percent at intersections where stop signs or signals were
previously used for traffic control, according to a study by the Insurance Institute for Highway Safety
(IIHS). Studies by the ITHS and Federal Highway Administration have shown that roundabouts typically
achieve:

» A 37 percent reduction in overall collisions

e A 75 percent reduction in injury collisions

¢ A 90 percent reduction in fatality collisions

e A 40 percent reduction in pedestrian collisions

Reduction in collisions

PSRN

2410]
50

Gl

40

Overal Injury Fatality Pedestrian
collisions collisions collisions collisions

sre b hgbivesny Aalromrnstiaben e noanaess sl e e D lgnagi Setaty 1O o IR

There are several reasons why roundabotts help reduce the likelihood and severity of collisions:

* Low travel speeds — Drivers must slow down and yield to traffic before entering a roundabout.
Speeds in the roundabout are typically between 15 and 20 miles per hour. The few collisions that
occur in roundabouts are typically minor and cause few injuries since they occur at such low speeds.

+ No light to beat - Roundabouts are designed to promote a continuous, circular flow of traffic.

hitp:/Awww . wsdot wa.gov/Safety/roundabouts/benefits. him 13
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Drivers need only yield to traffic before entering a roundabout; if there is no traffic in the
roundabout, drivers are not required to stop. Because traffic is constantly flowing through the
intersection, drivers don't have the incentive to speed up to try and "beat the light," like they might
at a traditional intersection.

» One-way travel - Roads entering a roundabout are gently curved to direct drivers into the
intersection and help them travel counterclockwise around the roundabout. The curved roads and
one-way travel around the roundabout eliminate the possibility for T-bone and head-on collisions.

Curious to know more? Watch a video about how roundabouts improve safety.

Reduce delay, improve traffic flow

Contrary to many peoples’ perceptions, roundabouts
actually move traffic through an intersection more
quickly, and with less congestion on approaching roads. 8
Roundabouts promote a continuous flow of traffic.
Unlike intersections with traffic signals, drivers don't
have to wait for a green light at a roundabout to get
through the intersection. Traffic is not required to stop
- only yield - so the intersection can handle more
traffic in the same amount of time.

Studies by Kansas State University
http://www.ksu.edu/roundabouts/ measured traffic
flow at intersections before and after conversion to
roundabouts. In each case, installing a roundabout led
to a 20 percent reduction in delays. Additional studies
by the IIHS of intersections in three states, including Washington, found that roundabouts contributed to
an 89 percent reduction in delays and 56 percent reduction in vehicle stops.

Less expensive

The cost difference between building a roundabout and a traffic signal is comparable. Where long-term costs
are considered, roundabouts eliminate hardware, maintenance and electrical costs associated with traffic
signals, which can cost between $5,000 and $10,000 per year.

Roundabouts are also more effective during power outages. Unlike traditional signalized intersections, which
must be treated as a four-way stop or require police to direct traffic, roundabouts continue to work like
normal.

Less space

A roundabout may need more property within the actual intersection, but often take up less space on the
streets approaching the roundabout. Because roundabouts can handle greater volumes of traffic more
efficiently than signals, where drivers may need to line up to wait for a green light, roundabouts usually
require fewer lanes approaching the intersection.

Good locations for roundabouts

Roundabouts are safe and efficient, but they are not the ideal solution for every intersection. We look at
several factors when deciding to build a roundabout at a specific intersection. Engineers consider these
characteristics when determining the best solution for a particular intersection:

+ Accident history - data about the number of accidents, type of crash, speeds, and other
contributing factors are analyzed.
» Intersection operation - the level of current and projected travel delay being experienced, and

hitp:fferarw.wisdot.wa,gov/Safety/roundabouts/benefits. htm 23



3/16/2016 WEDOT - Roundabout Benefits

backups on each leg of the intersection.

+ Types of vehicles using the intersection — we look at the different kinds of vehicles that use the
intersection. This is especially impertant for intersections frequently used by large trucks.

» Cost - this includes the societal cost of accidents, right-of-way (land purchase) requirements, and
long-term maintenance needs,

Back to top

Copyright WSDOT © 2016

http/fwww wsdot wa.gov/Safety/roundabouts/benefits.htm
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Exhibit 109

TO: Sam Litke, Senior Planner

RE: Comprehensive Plan Map Amendment / Zone Change / Lot
Line Adjustment Case 2014-11 REMAND

APPLICANT: HERBER FARM LLC

PUBLIC WORKS DEPARTMENT REQUIREMENTS:

The application is for a Comprehensive Plan Amendment, a Zone Change, and a
Lot Line Adjustment involving 7.5 acres. The subject property is bordered by
Chemawa Road, Verda Lane, Dearborn Avenue, and unimproved Philip Street. it
appears from the applicant's submittals that the property is made up of 14 tax
lots. The lot line adjustment would remove the tax lot lines and result in one
parcel. The parcel is proposed to be developed as Medium High Density
Residential, which is a change from the existing Low Density zoning. Public and
private facilities will be necessary for the development of the parcel, and are

listed below.

No building permits will be issued until the required public improvements listed
below are completed and accepted by the City, or acceptable guarantees are in
place to ensure completion of the required public improvements.

SANITARY SEWERS:

The subject property is located within the original Keizer Sewer District.
Therefore a sanitary sewer trunk line acreage fee will not be required.

a.) City of Salem approval for local sewer permits will need to 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 for review
and determination of compliance with the City's Master Sewer Plan for the

area.

b.} Connecting to existing sewers that serve the general area will be the
responsibility of the developer of the property. Any public sewer facilities
located outside of platted right of ways will require that the appropriate
easements be shown on the recorded plat. The recorded easement shall
be to the City of Keizer and shall meet the City of Salem Design

Standards.

c.) Any existing septic tank and drain fields shall be located and abandoned
per state and county regulations.

WATER SYSTEM:

a.) A master water system plan showing proposed routes of public water
mains, fire hydrants and individual services shall be prepared prior to
submission of construction plans for the development. Any public water
facilities located outside of platted right of ways will require that the
appropriate easements be shown on the recorded plat. The recorded
easement shall be to the City of Keizer and shall meet the City of Keizer
design standards. Any system development charges for water system




improvements will be those in place at the time of individual service
connections.

b.) Final development plans shall be reviewed by the Keizer Fire District with
regard to access and adequate location of fire hydrants prior to issuance
of any public improvement permits.

c¢.) Any existing wells on the subject property are to be abandoned. The
developer shall provide evidence that any abandonment of existing wells
has been completed in accordance with the rules of the Oregon State
Water Resources Department.

d.} Location of all meters are to be approved by the City of Keizer Public
Works Department.

STREET AND DRAINAGE IMPROVEMENTS:

a) Street improvements will be required fo provide an adequate
transportation system that will serve the proposed development. Right of
way dedication will be required along Verda Lane and Dearborn Avenue.
Verda Lane is designated as a Minor Arterial Roadway and Dearborn
Avenue is designated as a Collector Roadway. The minimum acceptable
Right of Way for Minor Arterials is 72 feet which will result in a 36 foot
Right of Way from the center of the current Verda Lane Right of Way.
The minimum acceptable Right of Way for Collectors is 68 feet which will
result in a 34 foot Right of Way from the center of the current Dearborn
Avenue Right of Way. Public street improvements will be required prior to
any development of the subject property. At a minimum, public street
improvements will include street widening of both Verda Lane and
Dearborn Avenue with a 6 foot wide property line sidewalk. Public Street
improvements will require appropriate drainage swales if necessary to
comply with city water quality standards. A 10 foot wide public utility
easement will be required to be dedicated on the Lot Line Adjustment Plat
along Chemawa Road, Dearborn Avenue and Verda Lane. No access will
be allowed to Philip Street from the subject property. The northerly
access to the subject property from Verda Lane will be for emergency
vehicles only and will be a gated. The right in, right out southerly access
shown on the preliminary cover sheet will need to be constructed such
that right turns only movements are allowed.

The applicant submitted a Transportation Planning Rule Analysis dated
March 17, 2016 as part of the land use application. The City of Keizer
does not disagree with the methodology or supporting language used but
further information may be required for review.

The City of Keizer is currently designing roadway improvements for
Dearborn Avenue and the subject property will be assessed a portion of
the construction costs. The assessment will be for the portion along the
frontage of the subject property. The City Engineer will determine the
amount of assessment. No development of the subject property will be




approved until the assessment is paid.

b} The developers engineer shall submit an overall storm drainage plan
that will provide service to this development consistent with the City
Master Storm Drain Plan for this area of Keizer and consistent with the
city’'s adopted design standards. An existing public storm drain line is
located on the subject property near the tax lot lines shown as 3200 and
3300 on the applicant's submittal. The applicant's surveyor will be
required to locate the storm drain line and plat an appropriate easement
consistent with the City of Keizer's Public Works Standards on the
proposed Lot Line Adjustment Plat.

Storm water detention for the proposed development shall be required.
All storm water and roof drains are to be connected to an approved
system designed to provide adequate drainage for the proposed new
driveways and other hard surfaces. Storm water quality improvements will
be required.

c.) 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. This plan shall be
submitted and approved by the Public Works Department prior o the
issuance of any permits for street or storm drainage for the subject
property. Grading and drainage plans shall be in conformance with the
City of Keizer Public Works Standards. Additional information regarding
street grades, site grading, inverts, etc, will be required for review prior to
any plan approval. The drainage plan for the development shall comply
with the Keizer Development Code.

OTHER

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

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

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

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

e} An Improvement Agreement shall be executed between the developer
and the City of Keizer prior to the recording of the plat.

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




required by the Oregon Department of Environmental Quality, a 1200-
C permit will be required from the Oregon Department of
Environmental Quality and furnished to the City of Keizer by the
developer prior to issuance of an erosion control permit.
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- DAVID FRIDENMAKER, Manager
%n Facility Rental, Planning, Property Services
3630 State Street, Bldg. C @ Salem, Oregon 97301-5316

503-399-3335 @ FAX: 503-375-7847

SALEMeKEIZER
PUBLIC SCHOOLS Christy Perry, Superintendent

April 11,2016

Sam Litke, Senior Planner

Keizer Community Development Department
PO Box 21000

Keizer OR 97307-1000

RE: Land Use Activity
Revision to Comprehensve Plan Amendnent 2014-11, 4800 block Verda Lane NE

SUMMARY OF COMMENTS

School Assignment: Kennedy Elementary School, Claggett Creek Middle School and McNary High
School

School Capacity: Sufficient school capacity currently exists to serve the proposed development at
Kennedy Elementary School and Claggett Creek Middle School and does not currently exist at McNary
High School.

School Transportation Services: Students residing at the subject property location will be within the walk
zone for the assigned sehools and will not be eligible for school transportation services.

Please find below information and comments regarding the proposed land use activity identified above, If
you have questions, please call at (503) 399-3335.

ELEMENTARY SCHOOL INFORMATION (GRADES K TO 5)

School Name: Kennedy Elementary School

Estimated change in stodent enrollment due to proposed development: 23

Current school capacity: 598

Estimate of school enrollment including new development; 481

Ratio of estimated school enrollment to total capacity including new development: 80%,

. Wall Zone Review: Within walk zone of Elementary School,

. Estimate of additional students due to previous 2015 land use applications; 0

Estimate of addifional students due to previous 2016 land use applications: 0

Estimated cumulative impact of 2015-2016 land use actions on schaol capacity: 80% of capacity,

© N o s

Facilities and Planning Department Page 1 of 3
Planning and Propetty Services




MIDDLE SCHOOL INFORMATION (GRADES 6 TO 8)

R L

School Name; Claggett Creck Middie School

Estimated change in student enroliment due to proposed development: 9

Current school capacity: 1,040

Estimate of school enrollment including new development: 935

Ratio of estimated school enrollment to total capacity including new development: 90%

Walk Zone Review: Within walk zone of Middle School,

Bstimate of additional students due to previous 2015 land use applications: 4

BEstimate of additional students due fo previous 2016 land use applications: 0

Estimated cumulative impact of 2015-2016 land use actions on school eapacity: 90% of capacity,

HIGH SCHOOL INFORMATION (GRADES 9 TQ 12)

WMo R W

School Name: MeNary High Scheol

Estimated change in student enrollment due to proposed development: 9

Current school capacity: 1,964

Estimate of school enrollment including new development: 2,855

Ratio of estimated school enrollment to fotal eapacity including new development: 105%
Walk Zone Review: Within walk zone of High School,

Estimate of additional students due to previous 2015 land use applications: 7

Estimate of additional students due to previous 2016 land use applications: 0

Estimated cumulative impact of 2015-2016 land use actions on school capacity: 105% of
capagity,

ESTIMATE SUMMARY (GRADES K TO 12):

1.
2
3.

4,

Total estimated change in student enroliment; 41

Total estimated student enrollment over capacity: 9

Total estimated cost to District for new facilities, beyond current facility eapacity, due to change
in student enrollment: § 139,000

Total estimated additional income to District for new facilities due to change in student
enrollment; $ 0

Developer should provide paved walk route(s) to allow pedestrian and bieyele access to school(s) from all
residences within the new development and should provide all improvements required by the City of
Keizer where new transportation routes are established or existing {ransportation routes change, such as
school flashers, crosswalks, and signage. As per ORS 195.115, when the walk zone review indicates
“eligible for transportation due to hazard” the District requests that the City initiate a planning process
with the District to identify the barriers and hazards to children walking or bicyeling to and from school,
determine if the hazards can be eliminated by physical or poliey changes end include the hazard
elimination in the City’s planning and budgeting pracess,
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ASSUMPTIONS:

1, When land use request is granted, 112 additional residences will be built. .

2. Estimates are computed using the Student Rate per Dwelling Method described in the District’s
Long-term Facilities Plan for years 2008-2015.

3. If current capacity exists at the schools currently serving the parce] then an sstiinaté of zero cost,
or to significant impact, is made.

4. If current capacity does not exist at the schools currently serving the parcel then an estimate of
cost for one-time capital improvements is made.

5. Income from the proposed land use for capital improvement is assumed to be zero since capital
improvement funds come from voter approved bond measures that cdan be an unprediotable and
itregular source of income,

Sincerely,
Dé%%%ﬁ%* maker, Manager

Facilities ahd Planning Dept,
Planning and Propeity Services

c: Mike Wolfe, Chief Operations Office .
Jim Jenney, Manager — Cuslodial and Property Services
William White, Manager — Risk Management
Micliael Shields, Director — Auxiliaiy Services
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RECEIVEL Exhibi
CITY OF KEIZE: xhibit 111

JUN 03 2018

To: The Planning Dept. for the City of Keizer COMMUNITY DEVELOPMENT

Atin: Mr, Sam Litke, Senior Planner

Dear Mr. Litke and members of the planning dept.,
Thank you for the opportunity to voice my concerns regarding plans to build a
large apartment complex on the Herber property. These concerns are as follows:

¢ Additional traffic on Verda Lane will affect those of us who need to make a left
turn onto Verda in order to travel south. We already experience long waits during
the morning commute, especially when the schools are in session. Adding
another 100 or more cars will only extend the back-up. Trains cutting off access
also add to the frustration of trying to get fo work on time.

s Adding more students to our local schools is in direct conflict with attempts to
lower the student to teacher ratio in the classrooms. There are already a number
of large apartment complexes in this area.

o There will be heightened risk of flooding from Claggett Creek during heavy rains
in winter and spring: Currently, much of the water is absorbed by the pasture.

e Currently, large flocks of water fowl gather in the lake which forms at the lower
elevation just above the creek, turning this into a wetland. Wetlands were already
lost when the schools down stream were built.

* Inevitable pollution caused by pesticides, herbicides, and petroleum products
from vehicles will find its way in run-off into Claggett Creck and will be
detrimental to wildlife which resides in and along the creek.

e The neighboring communities will experience the loss of mental and emotional
advantages offered by open green space which is known to reduce stress and
anxiety.

e There likely will be a rise in the crime rate as a result of population density and a
conilict between socio-economic differences. '

Thank you for considering these issues when making your decision on
how to move forward with the realization of how that decision could impact the
existing neighborhoods.

Respectfully,

Marylin Prothero
1629 Wiessner Dr.
Keizer, OR




To: Mr. Sam Litke o
ONIIUNTY DEVELOPMEN
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Re: Comprehensive Plan Change / Case 2014-11

As residents of Verda Lane, we feel that the proposed zoning change has great potential to
adversely affect the quality of our lives.

We moved to Keizer four years ago with the intent to retire in a nice littte community away
from the city. What we discovered was an area that already has too much traffic and a
disturbing amount of crime. Creating a denser population in our neighborhood can only
compound those issues.

Any step toward increasing the noise and congestion on Verda Lane is a very unhappy
prospect to us. The Transportation Planning Rule memo provided to the applicants conclude
that locating an apartment complex on Verda Lane would only slightly increase the ftraffic
impact over residential use. To those of us who now live on Verda Lane the bubble has
already burst, please don't add to the pain. To those who are pleased to remind us that we
live on an “arterial street”, we say, it is more than that to us: our homes are on the edge of it.
And the recommendation to improve the situation by widening the sfreet only brings the
problem closer to our front doors.

We are fearful when we read the economic development goal of “create a housing type that is
a less expensive option for families.” While that sounds very charitable on the surface, it
immediately raises a red flag for us. During the previous two public meetings glossy
presentations have been made visualizing the happy potential of a dense apartment complex
on the street. As we understand it, the property is not yet even in the hands of the final
developer, making speculation on the appearance and quality of the complex little more than
a red herring. The possibility of more low income housing in our neighborhood, even for the
sake of economic development, is a risk to which we are opposed.

We feel that the promotion of a denser population in our community cannot help but adversely
affect the quality of our lives, and that of our neighbors. The writers of the Planning Goals (not
likely residents of Verda Lane) call the area which places a respectable distance between
residences “underutilized property.” We believe that the pursuance of this philosophy only
fosters the crime and congestion mentioned above, and so we must speak out against it.

Alan and Susan Kendall
4180 Verda Lane
Keizer




June 3, 2016

To Whom It May Concern:

We write to you in opposition of the proposed plan to change the zoning of the property located at 4800 and 4900
Verda Ln NE from Low Density Residential to Medium and High Density Residential. We oppose this change for the
following reasons:

With the new senior living facility, as well as according to signs that say Keizer Station Apartments, are being
built off Chemawa Rd NE near St Croix Way NE, is there really a need for more apartments to be built on Verda
Ln NE? If you look all throughout Keizer there are numerous apartment complexes with signs that say “Now
Leasing or Renting”. There is one such complex located on Keizer Rd NE, about 2 blocks from the proposed site
of the Herber Family Apartments.,

With all of these potential new households being added to Keizer, but only one grocery store (Safeway) for the
whole of Keizer, the citizens of Keizer are going to be forced to shop outside of Keizer. As citizens of Keizer who
have lived here since we were in grade school and are now raising our own family here, we do 80% of our
shopping in Keizer, only going outside of Keizer for items that are not available in Keizer. If the stores, especially
the only grocery store, become more crowded due to the addition 100+ more potential households being
added, citizens may start going outside of Keizer to shop in order to get away from the crowds and congestion at
the stores locally, due to the limited availability of stores for the citizens of Keizer. The heart of Keizer (River Rd.)
is dying. There are so many vacant buildings along River Rd. The City of Keizer should be concerned with filling
these vacancies with businesses that meet the needs of the current citizens and improve Keizer before it adds
100+ apartments and households.

Our schools and teachers are already overwhelmed. With the elementary schools in Keizer each having a
minimum of 400 students and only 2 middle schools and 1 high school, the addition of the apartments will add
more students for teachers and schools whose resources are already stretched thin. Not only will this affect the
schools, but what will these kids do during the non-school hours? There is nothing in Keizer to keep kids
engaged and out of trouble except a small Boys & Girls Club located in a single portable style classroom at
Kennedy Elementary. When there are more citizens, specifically juveniles, with nothing to do, there is a
likelihood for an increase in crime.

The city of Keizer is installing a roundabout at the intersection of Chemawa Rd NE and Verda Ln NE where there
is currently a 4-way stop. According to the City, this will ease current traffic congestion. Adding 100+ apartments
right by that intersection, which means 100+ more vehicles traveling through that intersection each day seems
counterproductive to what the city is claiming to do by adding a roundabout there, As someone who travels
through that intersection 5 days a week to get to and from work, that intersection is not congested on a regular
basis. If anything, the roundabout will make it more congested.

While we are vehemently opposed to the proposed apartments on Verda Ln NE, we would not be opposed to seeing
residential single family homes being built in this same area instead. Citizens of Keizer have already made it clear they do
not want apartments at the proposed location on Verda Ln NE when the issue was initially reviewed in 2014, If the City

Council

decides to approve the proposed changes, then the Council Members are not looking at what is best for the City

of Keizer and what is wanted by the Citizens of Keizer.

A +d

incerely,

Brittany & Matthew W
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PLEASE CHECK THE APPROPRIATE ITEMS:  {OMMUNTY DEVELOPMENT
Comments submitted will be made a part of the decision and are not considered
confidential.

l/we reviewed the proposal and determined l/we have no comment.

My/our comments are in the attached letter.
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Response Date: é/fl/ﬁ@ Person commenting: Dgesi'e ] From
Phone No. (not required) 2 Ls -5 2/. 5ea7Address  S0%6 Laola /o A
Email address o o 0 out biee o id & ,;{ i heolC )

Copies of the Keizer Development Code are available for viewing at the Community
Development Department or on the web at www keizer.org

Comments submitted regarding this case must addressed the review criteria for a
Comprehensive Plan map change (found in Section 3.109), Zone change (found in Section
3.110) and Lot Line Adjustment (found in Section 3.106) of the Keizer Development Code
(KDC). (See attached)
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PLEASE CHECK THE APPROPRIATE ITEMS: “CMMUNITY DEVELOPMENT
Comments submitted will be made a part of the decision and are not considered
confidential.

l/we reviewed the proposal and determined [/we have no comment.

. My/our comments are in the attached letter.
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Response Date: \’.jUﬂQ Q; 20/l Person commenting: D€€ A.

Phone No. (not required) Address 1392 2 3] Y If)OfEZ B Zﬂ HQ 201
Email address __dglman 33@ wmig . com

Copies of the Keizer Development Code are available for viewing at the Community
Development Depariment or on the web at www keizer.org

Comments submitted regarding this case must addressed the review criteria for a
Comprehensive Plan map change (found in Section 3.109), Zone change (found in Section
3.110) and Lot Line Adjustment (found in Section 3.106) of the Keizer Development Code
(KDC). (See attached)
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May 30, 2016 JUN 02 2015
Keizer Planning Department UMIMUNITY DEVELOPEN T

Ref: Case 2014-11

In response to your “Request for Comments” letter dated 5/23/2016, | am writing
as a homeowner very close to this new proposed apartment complex.

On the front page in the section labeled APPLICATION, the last sentence
references a statement that this information packet “includes a traffic impact
analysis addressing traffic impacts.” My first comment is that | could not find a
reference to any specific traffic impact analysis.

Within the package under Goal 6 — Air, Water, and Land Resources Quality:,
paragraph 5 includes a statement that “The traffic generated from the site will be
minor compared to the total volume of traffic in this area, and will not create a
significant additional air quality impact.” While the issue of air quality may be
valid, the question deals more directly with the total volume of traffic in this area.

Verda lane has evolved to be a primary alternative to River Road and as a result
has seen a significant increase in traffic, especially during peak rush hour periods.
Add to this the development within Keizer Station Area C with additional
apartments being built on Chemawa which will also impact traffic growth.

During the last meeting the issue of widening Verda Lane to 3 so as to include a
middle turn lane was discussed and | left that meeting with the understanding
that existing code in Keizer required this additional lane. However, when | was
reviewing the map included with this packet | could not determine if this was in
fact going to occur (inclusion of a middle turn lane).

Please consider the fact that the development of 112 apartments could result in
an additional 224 cars on that one section of road, making access and egress
difficult.

Bottom line; please ensure a widening of Verda Lane to include at a minimum a
middle turn lane.
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CITY OF KEIZER Paul and Mandy Elder
JUN 03 2616 1968 Wiessner Dr NE
COMMUNITY DEVELORMENT Keizer Or, 97303
06/01/2016

The City of Keizer Planning Department and Keizer City Council,

In regards to subject property located at 4800 and 4900 Verda Ln NE, Marion County,
Keizer Oregon plan amendment change/zone change/lot line adjustment for case 2014-11.

Upon receiving a letter in the mail on May 25th, 2016, I was somewhat dismayed that |
had to send in a comment on the changes by June 3rd to the Heber property otherwise it would
be considered that I had no concerns in this matter. Let me assure you that 1 have several
concerns.

My first concern is that in the February 3rd meeting of 2016, changes that would be
coming would be discussed in a public city council meeting before any other changes would be
considered. The plan revisions that were provided in the Notice of Public Hearing, which has no
page numbers to make reference to, was strategically sent out over a holiday weekend. Most of
the people in Keizer that this proposal affects would be vacationing or otherwise preoccupied
with family. The caveat of not mailing in a response by June 3rd would render me in favor of the
Heber property in question,

The second concern about this revised plan is the Heber Property-Site Plan Revisions
page has outlined six bullet point. I will focus on four of those six.

1. The neighborhood meeting bullet point. Yes, there was a neighborhood meeting on February
3rd 1996, however no one was for having the land developed into apartments except the Herber
family, and the developer they hired.

2. Transportation. A traffic engineered plan was presented. The community did not like the plan,
and was lead to believe that if houses were built their in lieu of apartments that they would have
16 driveways instead of three access points with the apartments. The concerns of increased
traffic were again disregarded.

3. Building height. This would not even be a issue if the land were to be developed as single
family houses, as it is now zoned.

4. Number of apartment units. We already have enough apartments in Keizer, especially with the
new apartments being built next to the Bonaventure Senior Living properties. The plan for
development of Keizer mentioned from the city council on October 6th 2014 clearly stated the
need for more single family houses, and not more apartments.




1 have many more comments | would love to discuss with you and the counsel at the next
meeting on june 20th at 7;00pm.

Sincerely Paul and Mandy Elder
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PLEASE CHECK THE APPROPRIATE ITEMS: 11" DEVELOPMERT

Comments submitted will be made a part of the decision and are not considered

confidential.
l/we reviewed the proposal and determined l/we have no comment.

My/our comments are in the attached letter.
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Response Date: 5/259//&7 Person commenting: & ¢, [Elllhan QME]C
Phone No. (not required) Address /SZ.CO E /X
Email address /.

Copies of the Keizer Development Code are available for viewing at the Community
Development Depariment or on the web at www .keizer.org :

Comments submitted regarding this case must addressed the review criteria for a
Comprehensive Plan map change (found in Section 3.109), Zone change (found in Section
3.110) and Lot Line Adjustment (found in Section 3.106) of the Keizer Development Code
(KDC). (See attached)




