
To: MayorChristopherandCity Councilors

Cc: Chris Eppley,City Manager

From: Maria Meier,PlanningDirector

Date: September24, 2001

Re: Field Examplesof Infihl Developmentin theCity ofKeizer

Thefollowing sitesareexamplesof infihl developmentthathasoccurredin theCity of
Keizer. Pleaseconsidervisiting thesesitesto haveaframeofmind someoftheissues
that wearediscussingin theCommitteemeetings.Infill developmentoccursin avariety
ofways.This brieflist identifiesexamplesthatrepresentthemajority of infill in Keizer.

• Section2.102.102.05(A)(l)allows newlycreatedparcelswith aminimumof 5,000
squarefeetfor detachedsinglefamily dwellingsandnewlycreatedparcelswith a
minimumof4,000squarefeetfor zerolot line dwellings. ZeroLot Line dwellings
canbe constructedin accordancewith Section2.404 (Seeattached).

Propertiesin the4700blockof FillmoreStreetbetweenDearbornandEvanshave
partitionedinto lot sizesfor ZeroLot Line Development.Propertylocatedat4770
Fillmore containedanexisting dwelling,andthenewpropertyline wasplacedon the
southedgeofthedwelling andretrofittedto meetbuilding coderequirementsfor
developmentalongthepropertyline (fire-wall standards).Thisparcelwaslessthan
5,000squarefeet,howevermetthe4,000squarefoot minimumlot sizefor zero lot
line development.Thenewly createdparcel to thesouthmetthe5,000 squarefoot
minimumfor detachedsinglefamily dwelling standards.

Propertylocatedat 4750Fillmore containeda singlefamily dwellingon thesite. The
lot wasrequestedto be partitionedwith theexistingdwelling to be on alot meeting
the5,000 squarefoot minimum. Theapplicantrequestedthenewly createdparcelto
thesouthto be lessthan 5,000squarefeet,and to receiveavarianceto still build a
detachedsinglefamily residence— ratherthanazerolot line dwelling built adjacent
to aside propertyline.



• Propertylocatedat4848Rickman(southeastcornerof RickmanandDunlin Ct) was
partitionedto createtwo 4,000squarefoot minimumlots andcreatedattachedzerolot
line dwellings.

• McLeodAcresSubdivisionlocatedon SaundraLeeWay (PrivateStreet)andMcLeod
Lane,directly acrossNorthtreeDrive hasgeneratedalot ofdiscussionamongstthe
community. Thesubdivisioncontainsaprivate streetto thestandardsallowedin the
KeizerDevelopmentCode. Thewidth ofthestreetis a25-footeasement,with a20-
foot wide improvement— No parking oneithersideofthestreet. Thedeveloper
choseto createlargerlots ratherthancreateon-streetparking. Thelargerlots will
requirethreeparkingspaceson eachlot, insteadofthestandardtwo on-site,andone
off site.

• GanderSubdivisionis locatedat5030WindsorIslandRoadN. Thispropertyis on
theeast-sideofWindsorIslandRoad,thethird lot northof ChemawaRoad. This
subdivisionwascreatedwith a20 foot accesseasementto servefourdwellings.

• JordonRun Subdivisionis locatedatthe3800block of BrooksAvenueNE. The
subdivisionis servedby aprivatestreetnamedAngie WayNE. Theimprovementis
29 feetwith a 1 foot reservestrip alongthenorth sideofthestreet. Essentially,this
improvementdesign(plustheonefoot additionalimprovement)is what is being
recommendedfor infihl streetsservingmorethan4 lots.

• Propertylocatedat 1840ClaxterRoadNE, atthe far eastendof thestreeton the
south sideoftheroad. A 30-foot wide accessandutility easementwith abulb cul-de-
sacdesignservicesthethreelots createdin thebackof the lot.

• Propertylocatedat 531 CummingsLaneN. waspartitionedinto threelots. Noticethe
20-footwide accesseasementthat servicesthe lots. Theselots werecreatedatatime
whentheminimumlot sizewas4,000 squarefeet andtheaccesseasementwas
includedin theminimumlot size. Followingthedevelopmentof thisproperty,the
City increasedtheminimumlot sizeto 5,000squarefeetandtheaccesseasement
cannotbe includedin theminimumareafor aparcel.

Pleasevisit theselocationssometimebeforethenextCity Councilsession.Thiswill
assistyouwith thephysicaldevelopmentissueswearediscussing. Thankyou for your
time andefforts with participatingin this project. Wearemakingprogressin
improvementsto our standardsto promotequality developmentin our community.
Thanksagain.



7.0 CONCLUSIONS

TheCity hasbeenexperiencingrapidgrowthandhasseenan increasein thenumberofinfill and
redevelopmentprojects.Basedon datafrom thebuildableresidentiallandinventory,moreinfill
andredevelopmentcanbe expectedasthesupplyof vacantresidentialland within theCity
diminishes.

This sectionrecommendsspecificimplementationmeasuresto achievetheCity’s infill and
redevelopmentgoals.

Overall Infihl and RedevelopmentStrategy
1. Adoptspecialmull andredevelopmentstandardsfor residentialinfill projects.
Becausepotentialresidentialinfill areasare scatteredthroughouttheCity, adoptingspecial
standardsfor infill developmentis preferredto creatingan infihl overlaydistrict. Thespecial
standardsshouldallow greaterflexibility in lot dimensionalstandardsandin providingaccessto
infill areas.To be successfulthe standardsmustpreciselystatewheninfill development
standardsapply. Becausethe infihl standardswill generallybe lessrestrictive,caremustbe
exercisedto ensurethat theyareappliedonly asintended.

2. Provideeconomicandregulatoryincentivesfor mull development.
Infill andredevelopmentprojectsare usuallymoreexpensivethan “greenfield” development,but
lessburdensometo theCity. Economicandregulatoryincentivesshouldbe usedto encourage
infihl development.

3. Improveneighborhoodquality by orientinginfill developmentbuildingstowardthestreet.
Orienting infill buildingstowardtheneareststreetoraccesslaneis beneficialbecausewindows
and entrywaysalongthestreetcreateopportunitiesfor socialinteraction,increaseneighborhood
securitythroughimprovedsurveillance,and addto thevisual interestofthestreetscape.
Wheneverpossible,infill buildingsshouldfaceoneanotheralonga commonstreetor lane.

4. Createdisincentivesforflag lots.
Flaglots representthe least-costapproachto infill developmentfor manydevelopersand
propertyowners. Flag lots createahaphazardlandusepatternthatcanbe detrimentalto
neighborhoodquality. By makingit moredifficult andexpensiveto createanddevelopflag lots,
propertyownersanddevelopersaremorelikely to pursueotheralternatives.Flag lots should
only be allowedwhereno otherreasonableoptionsareavailable.

5. Strikean optimalbalancebetweencompetingcommunityobjectives.
Someof theobjectivesidentifiedby thecommunityare conflicting. For example,theobjective
of ReasonableAccessconflictswith theobjectiveofEasyAccessfor DeliveriesandHaulers.

Someproposedinfill developmentstandards(e.g.,public streetstandardsappliedto small infill
projects)maymakesmall- ormedium-sizedinfill projectsmoredifficult or expensiveto
complete.If suchstandardsareadopted,only partitionsofsmall lots or largerinfill subdivisions
thatinvolve propertyassemblagesarelikely to occur.
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Zoning Revisions
(1) TheCity shouldadoptaseparatesetofinfihl standardsthat apply only to infihl projects.
(2) TheCity codewill needto includedefinitionsof theterms“infihl” and“redevelopment”and

well-craftedcriteriathatprojectsmustmeetif infill standardsareto be applied.

DevelopmentStandards
Infill Standards— Infihl standardsshould includethefollowing key actionitems:

(1) Craft adefinition for infihl developmentparcelsalongwith criteriathatmustbe metfor
infihl standardsto apply.

(2) Amendminimumsideandrearyardstandardsto insurecompatiblebuilding heightof
infill development.

(3) Developinfihl streetandaccesslanestandardsfor infill projects.
(4) Whereaccessis constrainedby buildingsor landscaping,developminimum standardsto

allow narrowstreetsof limited lengthas anacceptablealternativemeansofproviding
vehicularaccessto infihl parcels.Theconstrainedaccessconceptshouldonly be used
whenno otheralternativeis possible.

(5) Allow relaxedstreetalignmentstandardsfor infihl streetsintersectingalocal streets.
(6) Requirestreettreesfor infihl projectsandensuretheyaresitedwheretheywill not

interferewith public utilities.
(7) Requireinfill developmentprojectsto includestreetscapedesignelements,suchas

lighting, streettrees,andbuildingsorientedtowardthestreet,to makestreetscapesmore
attractive.

(8) Preventgaragesfrom becomingthedominantarchitecturalelementof infill projects.
(9) Adopt abuildingorientationrequirement.

Revisionsto GeneralStandards-

(10)Allow for thecontinuationofstreetsto provideaccessorpermit asatisfactoryfuture
division ofadjoiningland.

(11) Modify zerosideyard dwelling standardsto avoid“blank walls.”

Public WorksStandards
(1) Revisepublic works standardsto comply with newcity streetandaccesslanestandards.
(2) Evaluatetheimpactsofnewinfill developmenton theCity’s stormwaterinfrastructureasa

partofsiteplanreview.

Capital Improvement Projects
No specificcapitalimprovementprojectshavebeenidentified.

Procedural Changes
1. Createapre-applicationprocessthat includesnoticeto surroundingpropertyowners.
2. Allow serialpartitionsfor infill andredevelopmentprojectssubject.

2



ComprehensivePlan Revisions
Amendmentsto theComprehensivePlanshouldincludemoreaggressiveinfill policiesand
languagethat will enabletheCity to executeeconomicandregulatorystrategiesto promoteinfill
andredevelopment.

Incentive Programs
Thedevelopmentcostanalysisdiscussedat theendChapter6 posedthreepublic policy
questionsthat arecritical to theviability of small infill andredevelopmentprojectswithin the
City.

• How muchdoesthepublic streetrequirementaddto thecostofhousing?
• Is therea financialincentiveto getpropertyownersto work together?

Is thepublic streetrequirementfor infihl developmenta disproportionateburdento
propertyowners?

Thecostanalysisconcludedthatthepublic streetrequirementfor theShadyLanepropertyadded
$1,375per lot to developmentcost. It seemsreasonableto assumethat the actualcostto infill
consumers(buyersor renters)might be somewhathigher, sincethe hard cost in the analysis
doesn’tincludeareturnon investmentto thedeveloper.

In answerto the secondquestion,thecostanalysisconcluded:
Becausethe total estimateddevelopmentcostper lot in Scenario2 ($15,231) is
higher than in Scenario1 ($13,905), onecan assumethat developmentcostwill
not act as an incentivefor property ownersto work together to generatemore
efficientdevelopmentschemes.

Even if developmentcosts were somewhatlower whenproperty ownersworkedtogether,the
difficulty of assemblingthe property neededand reaching an equitable agreementamong
property owners would probably offset any financial advantagethat might be gained. The
answersto thefirst two questionsimply that additional financialincentivesarecertainlyneeded,
but also suggestthat little cooperationis likely to occur without an equitableframeworkfor
sharingthecostofpublic infrastructure.

To adequatelyanswerthe third question,one mustfirst understandhow the costof developing
public streetsmight be sharedunderthecurrentsystem. Too often, thefirst developmentproject
in an infill area(or pioneer)gets saddledwith constructingpublic streetimprovements,water,
and wastewaterutilities that areoversizedto meet future requirements. Typically, subsequent
developmentstakeadvantageofthat initial infrastructureinvestmentwithout bearinga fair share
of the cost. The community developmentprocessshould establisha frameworkfor a more
equitablesharingofthe costof public infrastructureandrewarddevelopersandpropertyowners
whoseprojectsmeetlocal public policy and communityobjectives.

3



The drawing below illustrateshow infill accessmight be providedto a typical block. Property
ownersor developersthat wish to initiate an infihl project often are responsiblefor all of the
following:

1. providingaccessto the lot or lots to be developed,
2. dedicatingaright-of-wayfor apublic streetthatmayservefuture infill development,and
3. contributingtheir fair shareoftheconstructioncostof thepublic street.

TheCity maywishto allow internallots that arenot locatedadjacentto apublic streetto develop
temporaryaccessto infill lots asflag lots. The City may also wish to requireinfill lots located
adjacentto public streetsto constructpublic streetspursalongtheright-of-way.

While economicincentives
canbe usedtoreducethe
additionalper lot costof H ~.

developingapublic street _____ L~JLi

($1,375),additional
techniquesor incentives I i

mustbe usedto reducethe ~ ~
disproportionateburdens ~
placedon the“pioneer” I I r~

I flilllilflThi L~ .1 I -
developmentprojects,and ~ _____ ______

addressdifficulties I ~ I
associatedwith ~ I. ~
coordinatingthetiming of d~. ____ ______ - --

thedevelopmentof public TIN~- ~T1~T

infrastructure.

As an additional incentive,theCity mayalsowish to considermoreflexible approachesto
locatingutilities to serveinfihl development.Utility easementsandspurlinescanbe usedto
serveinfihl projectswithout theneedto oversizethe lines.

This sectionsthat follow outlineanumberof incentiveprogramsthat canhelpovercomesomeof
the inherentobstaclesto infill andredevelopment.Togetherthesetechniquescanbe useto
providefinancialincentivesandpolicy structureto makeincrementalinfill projectseconomically
viableand enablethemto meetthedesiredcommunityinfrastructurestandards.

While infill redevelopmentaccessstandards(e.g.reducedstreetwidths) areintendedto provide
theprimaryincentiveneededto promoteinfill andredevelopment,avarietyof otherincentives
areavailableto makeinfihl andredevelopmentprojectsviable. In additionto financial
incentives,otherincentivescanincluderegulatorymodifications,operationalchanges,and
education.Eachofthesecategoriesis discussedbelow.

Financial Incentives
RecapturingInitial InfrastructureCost
To addressdisproportionateburdensplacedon the “pioneer” developmentprojectsasdescribed
in theprevioussection. Possiblesolutionsinclude:
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A developer“pay-back”system,in whichadeveloperwho constructspublic streetsto
or extendsservicesinto infihl areasobtainsacostrecoveryagreementwith theCity.
TheCity collectsfeesfrom futuredevelopmentsastheytie into thoseservices,and
reimbursestheoriginal developer.Thissolutionis appropriatefor large-scale
developmentprojects,whereup-front capitalinvestmentnecessaryto constructthe
public servicesposeslessof aburdenon thedeveloper.
A City/non-profit“pay-back” system,in whichtheCity or anon-profitorganization
paystheup-front costor financestheserviceextensions.Futuredevelopmentsthen
repaytheCity ornon-profitorganizationthroughconnectionfeesor other
mechanisms. Thissolutionis moreappropriatefor small infill projectsdevelopersor
propertyownerscannotafford to bearthe initial costofpublic improvements.

RevolvingLoanFund
TheCity candevelopandproviderevolving loanfunds to helpfinancethecostof infill projects.
Specificeligibility requirementscanbe attachedto thesefunds. This is especiallyusefulwherea
particularpublic interesthasbeenidentifiedandattentionto detail is required.

Infill HousingFinance
Infill developmentswill likely appealto adifferentmarketsegmentthanthosethat ownexisting
homesandbuyersmayneedaccessto non-traditionalfinancingmechanisms.TheCity maywish
to encouragehomeownership,ratherthanallow infill to createprimarily singlefamily or
multifamily rentalunits. Homeownershipprogramscanprovideawider marketfor infill
housingproducts,encourageresidentialpride in theneighborhood,andhelpthosewho might
otherwiseexcludedfrom homeownership.

Financialincentivesto encouragehomeownershipand first-time homebuyersofmoderate
incometypically involve oneor moreofthefollowing elements:
• Reduceddownpaymentrequirementsordownpaymentassistance,suchasa“soft second

mortgage,”for whichno paymentsaredueuntil thehouseis eventuallyresold. Upon
resale,a formulafor recapturingaportionof“sharedequity” oftenis applied.

• Below-marketinterestratesthroughapublic source,suchasCommunityDevelopment
Block Grants(CDBG), apublic-privatepartnership,suchasalenderconsortium,ora
combinationof sources.

OregonHousingandCommunityServices(OHCS)CommunityIncentiveFund
As apartof theOregonLivability Initiative, theCommunityIncentiveFundhelpscommunities
meetfour maingoals:

1. Createmorejobsin distressedcommunitiesthat wanteconomicgrowth,
2. Increasethesupplyofafjbrdablehousingnearjobsandtransportation;
3. Reducesprawlingdevelopmentpatterns;
4. Revitalizeurbancenters,downtowns,andmain streets.

TheCommunityIncentiveFundprovidesfinancialincentivessuchasgrants,loansfor income
producingprojectsandprojectswithin UrbanRenewalDistrictswith taxincrementfinancing,
andpartial loanguaranteesto mitigaterisk. Fundsmaynotbe usedfor planning,technical
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assistance,or administrativepurposes.A well-definedproject scopeandbudgetandcommitted
financialresourceson thepartof submittersis necessaryto competeeffectively for thesefunds.

Formationof Local ImprovementDistricts (LIDs)
LIDs areusedto financepublic improvementsandfacilitiesby distributingthecost ofthe
improvementsto surroundingpropertyowners. Costsaretypically distributedto property
ownersby streetfrontageor landarea,but canalsobe allocatedbasedon sizeor assessedvalue
ofpropertyor building. LIDs allowpropertyownersto financetheirassessmentover timeatthe
costofpublic borrowing.

LIDs canprovideinfrastructureimprovementsin areaswhereinfihl is beingrestrictedby
substandardimprovements,andwherethemarketcannotabsorbtheimprovementcosts. Using
LIDs to createstreetaccessand/orutility improvementsfor agroupof infill lots canmake
developmentofall the lots moreaffordable.

TheLID processalsooffersarealisticmethodof financingthecompletionof full-street
improvementsafterahalf-streetis installed. Themethodof assessmentmaydependon the level
of accessprovided.

Tax IncrementFinancing(TIF)
TIF providesdedicatedpublic fundsfor plannedphysicalimprovementsin a specifiedarea. The
processrequiresestablishmentof an urbanrenewaldistrict andan urbanrenewalboard. Tax
incrementfunds accumulatethroughincreasesin propertyvaluesin therenewaldistrict; the
renewalboardfreezescurrenttax revenueatits presentlevel within therenewaldistrict, then
retainsincrementalincreasesin revenuethat resultfrom rising assessedvalueswithin the
renewaldistrict. Theseproceedsarededicatedto improvementprojectswithin therenewal
district.

FeeWaivers/Reductions.
Waiveror reductionof fees(e.g.,hookups,impactfees,etc.)for specificdesiredproducttypes
maybe appropriatefor thefollowing reasons:
• In an existingdevelopedarea,the infrastructurealreadyhasbeenpaidfor (e.g.,thestreet,

sewer,orwaterline maybe in placealready).
• Sufficientcapacityis alreadyavailableanddoesnotneedto be up-sized.Note: this will

be truein somebutnot all cases.
• New infrastructureis needed,but is lessexpensiveon aper-dwelling-unitbasisbecause

ofahigherdensityform of development.

Regulatory Modifications

Half-StreetImprovements
Theuseof “half-street” improvementsencouragesinfill by allowingapropertyowner/developer
to constructaportion ofapublic streetto servenewdevelopment.Generally,ahalf-street
improvementwill requiresufficientpavementwidth to allow fire accessalongtheedgeofa
property,with theremainingstreetsectionto be providedby futuredevelopment.A critical
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factorin allowing half-streetimprovementsis thetiming andfinancingfor improving thesecond
halfofthestreet.

RecordInfill Streets
TheCity maywish to locatefuturepublic streetsalignmentsin areaswhereinfihl is mostlikely
to occur. By recordingfuturealignmentstheCity canhelpensurestreetconnectivityandwill
reducefutureconstructionandmaintenancecost. Identifying futurestreetalignmentswill help
coordinateaccessplanningamonginfill developmentprojectsandreducesuncertainty.

Operational Changes

ExpeditedReview
Expeditedstaffreviewcanencourageinfill developmentby assuringatimely approvaland
eliminatinguncertaintyin theapprovalprocess.This requiresclear andobjectiveadministrative
standardsand feweropportunitiesfor appeal.

• Streamlined Review— Streamliningof staffreviewfor infill projectscanbe
accomplishedby resolvingissuesat pre-developmentmeetingsfor infill projects.These
meetingsgive theCity theopportunityto set forth thebasicrequirementsfor approval.

• Time Commitment for Review— TheCity canpassan ordinancecommittingto a
maximumadministrativeapprovaltime for certaintypesof infill development.This will
providedeveloperswith benefitsin time andcostsfor infill projects. In addition,an
illustrative critical pathschedulefor infill projectscanbe prepared.Thecritical path
would demonstratetheprocessandtiming for infill developmentreview.

• Clear Standards— Theuseof clearandobjectivestandardswill allow administrative
decisionsto be madeefficiently. Standardsthat areclearlywrittenanddo notrequirethe
exerciseofdiscretionby staffcaneliminatetheneedfor public noticeandhearing
requirements.Thesestandardsshouldbe madereadily availableto applicantsto provide
certaintyin theapprovalprocess.

AdministrativeAdjustments.
Thecreationof administrativeproceduresfor minor adaptationsin developmentstandards,often
referredto as“adjustments,”canhelpan applicantgetapprovalsin atimely waywithout
committingsubstantialresourcesto aproject. However,any adjustmentprocessintroduces
uncertaintyand shouldbe relied on only to handleexceptionalcases.For example,usinga 10%
dimensionalrule for varying“clear andobjective” standards,suchassetbacks,providesaneasy
guidelinefor suchminor adjustments.

Education

MaintainParcelInformationBase
Maintaininga databaseof infill parcelswould provideprospectivedeveloperswith opportunities
to seekout an infill projectandtakeadvantageofthespecialprovisionsfor thesetypesof
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projects.This alsoshouldincludenotifications to theownersoftheparcelsthat thesespecial
developmentprovisionsareavailable,shouldtheydecideto developtheirproperty.

ProvidePrototypeInformation
Infill canbe encouragedby showcasinginfill projectsin Pocatello,Chubbuck,orother
jurisdictionson abulletinboardor in handouts.This informationcanprovideideasfor new
applicants.A workbookof housingplansfor small infill lots couldbe madeavailableto builders
anddevelopers.

NeighborhoodMeetings
Neighborhoodmeetingsin areaswith potentialfor infihl developmentcanpreemptneighborhood
oppositionto increaseddensitiesby discussingthebenefitsof infill development(i.e.,increased
propertyvalues,reducedinfrastructurecosts,environmentalbenefits,designcompatibility).
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~‘1i~L.
Date: August29, 2001

To: City Council Members

Issue: PublicHearing - Infihl

From: MarciaBednarczyk

Pleasereconsidermodificationsto theexistingcoderegardinginfill development,andallow much
morediscussionon theseissues.As you well know, the majority of realdiscussionwill be atthis
level, ratherthanat Council. Most oftheplanning commissionmembershaveexperiencedealing
with land useissues.

* It hasbeenapparentat thevariousmeetingsthat citizensarenot awareofwhatwould be

coveredunder ‘subdivision’ codesandinfill., andwhenan ‘infill’ would fall underthe
‘subdivision’ code.

* A few infihl developmentshavebeenpoorly planned,but thosehavebeenincidents,andthe

entirecodeshouldnotbechangedbecausethe City couldnot say‘no’ to somethingthey thought
wasinappropriate.How many“inappropriate”developmentshavebeensubdivisions,ratherthan

* If you aregoing to requireincreasedsetbacksandroadrequirements(for livability and quality),

thosesamesetbacksshould apply to all developmentin Keizer; as2 potentialinfill lots, joined
togetherwould fall underthecodesfor subdivisions!
Requiring theseadditionalrequirementsfor small lots placesan unduefinancialburdenon the
ownersof small property,while allowingdevelopersofsubdivisionsto profit from thelack of
thosesamerestrictionsregardingthesubdivisioncode.If it is goodplanningfor infill, it shouldbe
goodplanningfor the subdivisionsaswell.

* Thecoderevisions do not help thosecitizenswith lots of99/100feetwide utilize their

property.
With thewider roadrequirementsand increasedsetbacks,singlelot ownerswill find it very
difficult andcostprohibitive to build.

* Thewider roadandsidewalkrequirementswill increasehardsurfacein small areas.

With regardto wider streetsfor fire access,to my knowledgenoneof thelanduseapplicationsfor
ClearLakein the pasthaveeverhadany statementfrom thefire departmentthat thestreetcodes
wereinadequate,and all havebeenapprovedby theFire Dept.

Pleaseallow muchmoredebateon theseissues.

Thankyou.
~

Marcia Bednarczyk
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