
               

  

 AGENDA 

 Meeting Location: 

Phone:  541-682-5377  Sloat Room, Atrium Building 

www.eugene-or.gov/hearingsofficial   99 West 10th 

Avenue  

       

The Eugene Hearings Official welcomes your interest in these agenda items. Feel free to 

come and go as you please at any of the meetings. This meeting location is wheelchair-

accessible. For the hearing impaired, FM assistive-listening devices are available or an 

interpreter can be provided with 48 hours’ notice. To arrange for these services, contact 

the Planning Division at (541) 682-5481.  

 

WEDNESDAY, JUNE 8, 2016 

(5:00 p.m.) 

 

I. PUBLIC HEARING 

 

 EUGENE TOWNEPLACE SUITES(WG 16-1/SR 16-1/ARB 16-3)  

 

Assessors Map: 17-03-30-20 Tax Lot:  1200 

  

Location:  South side of Valley River Way, west of I-105, east of Valley River Center 

and north of the Willamette River 

 

Request:  101-room Hotel 

 

Applicant: Valley Hospitality, LLC 

 

Representative: Peter Seaders, MSS Inc.; Don Johnson, DJ Architects 

    

Lead City Staff: Erik Berg-Johansen, Assistant Planner 

   Telephone: (541) 682-5437 

   E-mail: erik.berg@ci.eugene.or.us 

 

II. PUBLIC HEARING 

 

 MCKENZIE LIVING(PDT 16-1)  

 

Assessors Map: 17-04-12-34 Tax Lot:  3700 

  

Location:  Lone Oak Way 

 

Request:  Speciality care facility comprised of 5 new buildings 

 

Applicant: Mark Kinkade, McKenzie Living 

 

Representative: Jed Truett, Metro Planning 

    

Lead City Staff: Althea Sullivan, Assistant Planner 

   Telephone: (541) 682-5282 

   E-mail: althea.c.sullivan@ci.eugene.or.us 

 

  

  



 

 

 Public Hearing Format: 

1. Staff introduction/presentation. 

2. Public testimony from applicant and others in support of application. 

3. Comments or questions from neutral parties.  

4. Testimony from opponents. 

5. Staff response to testimony. 

6. Questions from Hearings Official. 

7. Rebuttal testimony from applicant. 

8. Closing of public hearing. 

 

The Hearings Official will not make a decision at this hearing. The Eugene Code requires 

that a written decision must be made within 15 days of close of the public comment 

period. To be notified of the Hearings Official’s decision, fill out a request form at the 

public hearing or contact the lead City staff as noted above. The decision will also be 

posted at www.eugene-or.us/hearingsofficial. 

 

 

http://www.eugene-or.us/hearingsofficial
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WILLAMETTE GREENWAY PERMIT, SITE REVIEW AND ADJUSTMENT REVIEW 
STAFF REPORT 
 
Application File Name (Number): 
Eugene Towneplace Suites (WG 16-1; SR 16-1; ARB 16-3) 
 
Applicant’s Request: 
Willamette Greenway Permit (WG), Site Review (SR) and Adjustment Review - Major (ARB) 
approval for a new 101-room hotel adjacent to the Willamette River.  
 
Applicant/Owner: 
Valley Hospitality, LLC; Arvind G. Patel 
 
Applicant’s Representative(s): 
Peter Seaders, MSS Inc.; 541-753-1320 
Don Johnson, DJ Architects; 541-926-5959 
 
Lead City Staff: 
Erik Berg-Johansen, Assistant Planner, (541) 682-5437 
 
Subject Property/Location/Size: 
Tax Lot 1200 of Assessor’s Map 17-03-30-20; South side of Valley River Way, west of the I-105 
freeway and north of the Willamette River; Approximately 2.2 acres 
 
Existing Zoning:  
C-2/WR/SR Community Commercial with Water Resources Conservation and Site Review 
Overlays 
 
Relevant Dates: 
Application submitted January 13, 2016; supplemental materials submitted April 4, 2016; 
application deemed complete April 18, 2016; public hearing scheduled for June 8, 2016. 
 

 
Purpose of Staff Report 
To allow community members an opportunity to learn more about the request and to review 
the staff analysis of the land use application, a written report concerning the applicant’s 
request is prepared by staff and available seven days prior to the public hearing (see EC 
9.7320). The staff report provides only preliminary information and recommendations. The 
Hearings Official will also consider additional public testimony and other materials presented at 

Atrium Building, 99 West 10
th

 Avenue 

Eugene, Oregon 97401 

Phone: 541-682-5377 

Fax: 541-682-5572 

www.eugene-or.gov/planning 
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the public hearing before making a decision on the application. The Hearings Official’s written 
decision on the application is generally made within 15 days following close of the public 
record, following the public hearing (see EC 9.7330). For reference, the quasi-judicial hearing 
procedures applicable to this request are described at EC 9.7065 through EC 9.7095.  In this 
case, the Site Review (SR) and Adjustment Review (ARB) applications (Type II applications) were 
elevated to Type III so they could be processed concurrently with the Willamette Greenway 
Permit (WG) request.  
 
Background and Present Request 
The subject property is located within Eugene’s Goodpasture Island neighborhood. The 
property is situated just east of the Valley River Center mall and is accessed via Valley River 
Way (which connects to Valley River Drive). The property is bounded by the I-105/Delta 
Highway interchange to the east, McGrath’s Fish House restaurant to the north, Valley River Inn 
to the west, and the Willamette River to the south. The property is also adjacent to the Ruth 
Bascom Riverbank Path, a public multi-use path that runs along both sides of the Willamette 
River. The path is split into four distinct sections: West Bank, South Bank, East Bank, and North 
Bank. The subject property is along the 5-mile North Bank stretch that begins just west of Valley 
River Center and ends in Springfield’s Island Park.  
 
The majority of the approximately 2.2 acre site is undeveloped, however the property’s 
“panhandle” (which serves as the access driveway) is currently paved. The property contains a 
number of trees, but the majority of the site is overrun with grasses, weeds and Himalayan 
blackberry (see attached site photographs). During a site visit it was apparent that the site 
commonly supports illegal camping activities, which might explain why it has been continually 
mowed over the years and lacks an established riparian habitat. So, while the southern portion 
(0.6 acre) of the site is within the Willamette Greenway boundary, it does not necessarily 
support high quality habitat. 
 
The present request is to construct a new 101-room, four-story hotel (58 feet tall). A new 
parking lot, vehicle access areas, landscaping, and other necessary site improvements are also 
proposed and shown on the applicant’s site plans. The property is adjacent to the Willamette 
River, which is designated as a Goal 5 Water Resource. Where a Goal 5 Water Resource exists, 
Chapter 9 of the Eugene Code establishes a /WR Water Resources conservation area (which 
was designed to protect waterways and riparian habitat). Since the Willamette River is a 
Category “A” Stream, the code prescribes a 100-foot conservation setback from the top of high 
bank; the southern portion of the subject site is within this designated /WR conservation area. 
To mitigate potential impacts to the river corridor and negate the need for a Standards Review 
approval1, the applicant has sited the hotel outside of the conservation setback area (see plan 
sheet C120). Instead, the conservation setback area will be restored with native plantings and a 
bark trail that connects the development site to the Ruth Bascom Riverbank Path. Although the 

                                                           
1  A “Standards Review” is a Type II land use application; Standards Review approval is required when 

development is proposed within a /WR Water Resources conservation setback area.  
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project is subject to a Willamette Greenway permit, only a 0.6 acre portion of the property is 
within the Willamette Greenway boundary. 
   
For additional details about the project, please review the applicant’s written narrative which is 
available in the application file for reference. The following report is divided into three sections:  
Section 1 – Willamette Greenway Evaluation (page 4); Section 2 – Site Review Evaluation (page 
8); and Section 3 – Adjustment Review Evaluation (page 24)  

 
Each evaluation provides details of the proposal in the context of the applicable approval 
criteria and related standards.  

Application Referrals and Public Hearing Notice 
The applicant met with staff on October 6, 2015 to discuss the proposal, consistent with EC 
9.7005 Pre-application Conference.  
 
On January 13, 2016, the applicant submitted the Willamette Greenway Permit, Site Review 
and Adjustment Review applications.  After an initial review staff determined that the 
applications were incomplete; on April 4, 2016 the applicant submitted supplemental 
information and the applications were deemed complete on April 18, 2016. On May 6, 2016, 
the Planning Division mailed and posted written notice of the public hearing, in accordance 
with the applicable code requirements.  
 
No written public testimony has been received in response to that notice, as of the date of this 
staff report. Relevant referral comments received from other City departments are 
incorporated into the following evaluation, in the context of the applicable criteria and related 
standards.  
 
Any written testimony received after the date of this report but prior to the public hearing will 
be forwarded to the Hearings Official for consideration in making a decision on the subject 
applications. Public testimony, written or otherwise, may also be presented at the public 
hearing on this matter. 
 
The Hearings Official is required to approve, approve with conditions, or deny a Type III land 
use application (See EC 9.7330). The decision must be based on, and be accompanied by, 
findings that explain the criteria and standards considered relevant to the decision. It must also 
state the facts relied upon in rendering the decision, and explain the justification for the 
decision based upon the criteria, standards, and facts set forth. 
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Section 1: Willamette Greenway Permit Evaluation 
 

EC 9.8815(1):  To the greatest degree possible, the intensification, change of use, or 
development will provide the maximum possible landscaped area, open space, or 
vegetation between the activity and the river. 

 
Approximately 0.6 acre of the subject property is within the Willamette Greenway boundary. 
While a portion of area within the Greenway boundary includes the southern end of the hotel 
structure, a fire lane, vehicle parking spaces, and landscaping, the majority of this area, which 
exists between the proposed hotel structure and the River, will be restored with native 
plantings and a pervious access trail that connects the proposed hotel to the Ruth Bascom 
Riverbank Path (see applicant’s WR Restoration Plan, Sheet L1.3). More specifically, the 
applicant states that 60 percent of the area within the Willamette Greenway boundary 
(approximately 16,000 square feet) will be landscaped. This is in addition to the required 
landscaping that will be implemented throughout the hotel development site on the northern 
portion of the property (see applicant’s Landscape Plan, Sheets L1.1 and L1.2).    
 
A number of 5 gallon trees will be planted within the restoration area, including Douglas fir, 
Cascara buckthorn, and vine maple. As these trees grow they will provide significant screening 
in the area between the River and the proposed hotel. Additional 1 and 2 gallon native shrubs 
such as ocean spray, Oregon grape, sword fern and snowberry will be planted within the 
restoration area. The area will also be barked with red fir which will increase its aesthetic value 
and discourage the establishment of invasive non-native plants. To ensure landscaping is 
implemented before a certificate of building occupancy is granted, the following condition is 
warranted:  
 

 Final landscaping consistent with the Landscape Plans and WR Restoration Plan (Sheets 
L1.1/L1.2/L1.3, revised 12-22-15) shall be installed before final occupancy. 

 
Based on these findings and condition of approval, this criterion is met. 
 

EC 9.8815(2): To the greatest possible degree, necessary and adequate public access 
will be provided to and along the river by appropriate legal means. 

 
This criterion is virtually met based on the fact that a public multi-use path already exists along 
the River and is adjacent to the subject property.  As shown on plan sheet L1.3, a pervious bark 
trail is also proposed that will connect the subject property to the riverbank path. While a 
concrete or asphalt path might provide better accessibility, impervious surfaces are not 
permitted within the /WR Water Resources conservation setback area.  
 
Based on these findings, this criterion is met. 
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EC 9.8815(3):  The intensification, change of use, or development will conform with 
applicable Willamette Greenway policies as set forth in the Metro Plan. 

 
Pages III-D-4 and 5 of the Metro Plan contain the Willamette Greenway policies. Of these, 
several policies apply specifically to local government agency services. Staff finds that the only 
potentially relevant Metro Plan policy is as follows: 
 

Policy D.5: New development that locates along river corridors and waterways shall be 
limited to uses that are compatible with the natural, scenic, and environmental qualities 
of those water features. 

 
The applicant proposes to restore the southern portion of the subject property by removing 
non-native invasive species and replanting the area with native trees, shrubs and groundcover. 
A number of trees will also be planted in the northern portion of the site in and around vehicle 
access areas, along the property’s perimeter, and around the hotel structure. Finally, a hotel 
use is not expected to negatively impact the Willamette River corridor; the use does not 
produce excessive noise, odors, or harmful byproducts that would impact the waterway. Based 
on these facts, the proposed hotel development is reasonably compatible with the natural, 
scenic and environmental qualities of the Willamette River.  
 
Based on the above findings, the proposal is consistent with the applicable Willamette 
Greenway policies set out in the Metro Plan. This criterion is met.  
 

EC 9.8815(4):  In areas subject to the Willakenzie Area Plan, the intensification, change 
of use, or development will conform with that plan’s use management considerations. 

 
The subject property is within the bounds of the adopted Willakenzie Area Plan (WAP). Pages 
155 and 156 of the WAP establish nine “use management standards,” which are evaluated 
below. 
 

1. Provision that all new structures, expansion of existing structures, drives, parking areas, 
or storage areas shall not be permitted within the first 35 feet back from the top of the 
riverbank… 

 
As demonstrated by the applicant’s site plan (plan sheet C120), no structures, drives, parking 
areas or storage areas are proposed within the first 35 feet from the top of the riverbank. This 
use management standard is met.  
 

2. Provision for public pedestrian and bicycle access along the river. 
 
The subject site is adjacent to the Ruth Bascom Riverbank Path which provides river access to 
pedestrians and bicyclists. The project also proposes a trail that will connect the new hotel to 
the riverbank path. This use management standard is met. 
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3. Provision that the area within the 35-foot setback may be included in any density 

calculation of a project. 
 
There is no density standard for hotels in the C-2 Community Commercial zone. This use 
management standard does not apply.  
 

4. Continuous building facades and opaque fences or walls exceeding 75 feet in length shall 
be discouraged within the greenway to allow for visual access to and from the river. 

 
The southern side of the hotel (facing the River) is 85 feet in length; however, staff finds there is 
still adequate visual access to the and from the river. The proposed hotel building is set back 
approximately 170 feet from the Willamette River, approximately 30 feet from the western 
property line and more than 80 feet from the eastern property line; these setbacks will 
preserve visual access from either side of the building.  Staff also notes the presence of the /WR 
conservation setback and the relatively narrow shape of the subject tax lot. These regulatory 
and physical constraints make it difficult to comply with this standard. Further, while this use 
management standard is not explicitly met, the nature of the standard is aspirational and 
compliance is not mandatory.  

 
5. Activities or uses such as open storage of materials shall be discouraged within the 

greenway. 
 
As shown on the applicant’s site plan (plan sheet C120), the area onsite within the Willamette 
Greenway boundary will not support the open storage of materials.  One portion of area within 
the Greenway includes the southern end of the hotel structure, a fire lane, vehicle parking 
spaces, and landscaping.  The remaining portion of area within the Greenway (closest to the 
River) will be dedicated as a habitat restoration area. This use management standard is met. 

 
6. Except from small identity and directional signs, business signs shall be oriented away 

from the river. 
 
As demonstrated by the elevation drawings (plan sheet A200), the southern elevation (which 
faces the River) does not feature a business sign. Wall signs are only proposed on the east and 
northern facades. This use management standard is met. 
 

7. Significant fish and wildlife habitats, as identified in the adopted Natural Resources 
Special Study, or Metro Plan Natural Assets and Constraints Working Paper shall be 
protected. Sites subsequently determined to be significant by the Oregon Department of 
Fish and Wildlife shall also be protected. 

 
The Metropolitan Plan Natural Assets and Constraints Working Paper does not identify any 
significant fish and wildlife sites on the subject property, but does identify the Willamette River 

HO Agenda - Page 6



   

_____________________________________________________________________________________ 
 
Eugene Towneplace Suites (WG 16-1)  June 2016 7 

Corridor as an Anadromous Fish River. The Willamette River is designated as an essential 
Salmon Habitat by the Oregon Department of Fish and Wildlife (ODFW). With the information 
available, staff finds that the proposed development will not impact the Willamette River’s 
aquatic habitat. This use management standard is met. 
 

8. The natural vegetative riparian fringe along the Willamette River, as identified on the 
Willakenzie Area Plan Natural Resource Area Map, shall be protected and enhanced to 
the maximum extent practicable. 

 
According to the 1992 Willakenzie Area Plan Natural Resource Area Map, the subject property 
supports riparian vegetation. While no pristine riparian habitat currently exists on the property 
(the onsite habitat has likely degraded since 1992), the applicant proposes to enhance the /WR 
conservation setback area.  Staff finds that the applicant is enhancing the property to the 
maximum extent practicable, and therefore this use management standard is met.  
 

9. Scenic qualities and viewpoints, as identified in the Metro Plan Natural Assets and 
Constraints Working Paper shall be preserved.  

 
The Metropolitan Plan Natural Assets and Constraints Working Paper does not identify any 
viewpoints on the subject property, but does identify the Willamette River Corridor as having 
scenic qualities.  Regardless, the property is adjacent to the Ruth Bascom Riverbank Path which 
affords excellent views of the river corridor. Due to the fact that the hotel will be sited on the 
northern portion of the site (farthest away from the Willamette River), the proposed project 
will not obscure any viewpoints along the riverbank path. This use management standard is 
met. 
 
Based on the above findings, the proposal complies with the above approval criterion and the 
applicable Willakenzie Area Plan “use management standards”.  
 

EC 9.8815(5):  In areas not covered by subsection (4) of this section, the 
intensification, change of use, or development shall conform with the following 
applicable standards: 

 
The subject prosper is covered by subsection (4); therefore, this criterion does not apply.  
 

EC 9.8815(6):  When site review approval is required, the proposed development will 
be consistent with the applicable site review criteria. 

   
The proposed project requires a Site Review approval; the Site Review criteria are evaluated in 
Section 2 of this report.  
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EC 9.8815(7):  The proposal complies with all applicable standards explicitly addressed 
in the application. An approved adjustment to a standard pursuant to provisions 
beginning at EC 9.8015 of this land use code constitutes compliance with the standard. 

 
 
This standard is addressed at Site Review criterion EC 9.8440(5)(k).  These findings are 
incorporated herein by reference.    
 
 
Section 2: Site Review Evaluation 
 

EC 9.8440(1): The site review plan’s general design and character is reasonably 
compatible with surrounding properties, as it relates to building locations, bulk and 
height, noise, glare and odors. 

 
The subject property is bounded by a hotel to the west, I-105 to the east, a restaurant to the 
north and the Willamette River to the south. First, it should be noted that the proposed 4-story 
building will have a maximum height below 60 feet; this height is half of the 120-foot maximum 
allowed in the C-2 Community Commercial zone.  The proposed structure is also sited more 
than 75 feet from the northern property line (shared with McGrath’s Fish House), and 
approximately 30 feet from the western property line (shared with Valley River Inn).  These 
setbacks serve as buffers that inherently increase the level of compatibility between the 
proposed hotel and surrounding uses.  
 
The operating characteristics of the proposed hotel are expected to be similar to those of the 
adjacent Valley River Inn hotel. Further, staff agrees with the applicant that the proposed hotel 
use is compatible with the adjacent restaurant; if anything, the two uses are complimentary. 
Hotels by nature do not generate excessive amounts of noise, glare or odors, and therefore no 
significant impacts to the surrounding commercial properties are expected.  
 
The property is also bounded by a highway interchange to the east. Traffic noise from the 
highway will be audible from the subject property, however this is not a unique situation given 
that the majority of properties adjacent to highways in Eugene are developed. The subject 
property is zoned C-2 and designated in the Metro Plan for commercial uses; therefore, it was 
always expected that the property would be commercially developed.  Further, there is a line of 
existing trees between the subject property and the highway (see Sheet C110, Tree 
Preservation Plan); these trees are expected to survive construction activities and will continue 
to provide an important screening function.  
 
As discussed in detail throughout the Willamette Greenway Permit evaluation, the property is 
bounded by the Willamette River corridor to the south. A public multi-use path (the Ruth 
Bascom Riverbank Path) also exists between the subject property and the river’s top of bank. 
The path has views of the River and accommodates pedestrians, bicycles and other non-
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motorized modes of transportation. The proposed hotel structure is set back approximately 150 
feet from the southern property line (the nearest property line to the River), and the applicant 
has designated this area between the River and the hotel site for habitat restoration. The 
restoration area will serve as an important buffer between the river corridor and the hotel 
development site. In fact, the proposed restoration efforts will improve the overall natural and 
aesthetic value of the property beyond its current state. These site improvements will increase 
the level of compatibility between the subject property and the Willamette River.   
 
Based on the findings above, EC 9.8440(1) is met. 
 

EC 9.8440(2): Proposed lots, buildings, streets, parking lots, recreation areas, and 
other proposed uses are designed and sited to minimize impacts to the natural 
environment by addressing following:  
 
(a) Protection of Natural Features.  

1. For areas not included on the City’s acknowledged Goal 5 inventory, the 
preservation of significant natural features to the greatest degree 
attainable or feasible, including:  
a. Significant on-site vegetation, including rare plants (those that are 

proposed for listing or are listed under State or Federal law), and native 
plant communities. 

b. All documented habitat for all rare animal species (those that are 
proposed for listing or are listed under State or Federal law). 

c. Prominent topographic features, such as ridgelines and rock outcrops. 
d. Wetlands, intermittent and perennial stream corridors, and riparian 

areas. 
e. Natural resource areas designated in the Metro Plan diagram as 

“Natural Resource” and areas identified in any city-adopted natural 
resource inventory.  

2. For areas included on the City’s acknowledged Goal 5 inventory the 
applicant shall show that it has given due consideration to the preservation 
of attractive and distinctive historical and natural features. 

 
While the property supports a number of trees, it is dominated by a mix overgrown non-native 
grasses (i.e. Reed canarygrass), weeds, and other invasive species such as Himalayan blackberry 
and English ivy. Given the degraded nature of the property, there is limited vegetation and 
habitat that would be considered significant or of high value to native plant and animal 
communities. Besides the existing trees, there are also no distinct natural features on the 
subject property. Regardless, the applicant proposes to preserve two trees within the /WR 
conservation setback area and restore the remainder of this area with native plantings.    
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(b) Tree Preservation. The proposed project shall be designed and sited to preserve 
significant trees to the greatest degree attainable or feasible, with trees having the 
following characteristics given the highest priority for preservation: 
1. Healthy trees that have a reasonable chance of survival considering the base 

zone or special area zone designation and other applicable approval criteria; 
2. Trees located within vegetated corridors and stands rather than individual 

isolated trees subject to windthrow; 
3. Trees that fulfill a screening function, provide relief from glare, or shade 

expansive areas of pavement; 
4. Trees that provide a buffer between potentially incompatible land uses; 
5. Trees located along the perimeter of the lot(s) and within building setback 

areas; 
6. Trees and stands of trees located along ridgelines and within view corridors; 
7. Trees with significant habitat value; 
8. Trees adjacent to public parks, open space and streets. 
9. Trees along water features. 
10. Heritage trees. 

 
The subject property is included on the City’s acknowledged Goal 5 inventory, and there is 
evidence of significant trees on the subject property that would be subject to further review 
under the above criterion.  Terra Science, Inc. prepared a natural resource report for the 
property; the report is included in the application narrative as Attachment M. The Tree 
Preservation Plan is included as Sheet C110.  
 
A black cottonwood tree with a DBH2 of 32-inches will be removed within the WR conservation 
setback area. The Terra Science report states that “…such removal is necessary, since 
cottonwoods commonly split as they age and become windfall hazards.  At 32-inch diameter, 
the cottonwood is ‘ripe’ for such damage.”  With this information staff supports the removal of 
the potentially dangerous black cottonwood tree, especially given that the tree is in close 
vicinity to the Ruth Bascom Riverbank Path. 
 
The applicant proposes to remove 25 trees to facilitate the development of the hotel, parking 
areas, access drive, and a circular fire lane. The tree removals are warranted given the relatively 
narrow width of the property and the Fire Code access requirements; in other words, the site is 
physically constrained and it is reasonable to allow the applicant to develop the northern 
portion of the property.  Perhaps more importantly, the applicant proposes to plant many new 
trees and native vegetation to serve as mitigation for the tree removals. Tree protection is also 
proposed in appropriate locations to protect nearby (but offsite) trees that could be impacted 
by the development. The protection measures and other recommendations are detailed in the 
arborist letter, which is included the applicant’s narrative as Attachment N. Protection 
measures to increase the survivability of existing trees are also outlined on the Tree 

                                                           
2  DBH = Diameter at Breast Height; this measurement expresses the diameter (or width) of a tree’s trunk 
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Preservation Plan (sheet C110).  To ensure the implementation of tree protection methods, the 
following condition is warranted:  
 

 Tree protection methods listed on the Tree Preservation Plan (Sheet C110, dated 12-24-
15) shall be shown on plans submitted for a building permit and implemented during 
construction.  

 
Based on the above findings and condition of approval, the project has been designed and sited 
to preserve significant trees to the greatest degree attainable or feasible, and the habitat 
restoration efforts are more than adequate to mitigate the proposed tree removals.  
 

(c) Restoration or Replacement.  
1. For areas not included on the city’s acknowledged Goal 5 inventory, the 

proposal mitigates, to the greatest degree attainable or feasible, the loss of 
significant natural features described in criteria (a) and (b) above, through the 
restoration or replacement of natural features such as: 
a. Planting of replacement trees within common areas; or 
b. Re-vegetation of slopes, ridgelines, and stream corridors; or 
c. Restoration of fish and wildlife habitat, native plant habitat, wetland areas, 

and riparian vegetation. 
To the extent applicable, restoration or replacement shall be in compliance 
with the planting and replacement standards of EC 6.320.  

2. For areas included on the city’s acknowledged Goal 5 inventory, any loss of 
significant natural features described in criteria (a) and (b) above shall be 
consistent with the acknowledged level of protection for the features. 

 
The subject property is included on the City’s acknowledged Goal 5 inventory, and therefore 
Subsection (2) applies. As previously mentioned, the site is currently supports limited native 
habitat.  Given the site’s proximity to the River, restoration and replacement are important 
factors that the applicant has addressed in their application. As discussed, the southern portion 
of the site (closest to the River) is within the 100-foot Willamette River /WR conservation 
setback.  
 
The project proposes restoration of the onsite /WR conservation area. Terra Science, Inc. 
completed an inventory of riparian species commonly found growing along the Willamette 
River; this list of native species (Attachment M-2, Table 2) was used to design the restoration 
plan, which is included as Sheet L1.3. The restoration plan proposes a number of replacement 
trees and other native vegetation within the Water Resource conservation setback area. More 
specifically, the applicant proposes to plant 52 new trees throughout the site. Additional native 
shrubs such as Henderson’s sedge, snowberry, ocean spray and Oregon grape will be planted in 
the restoration area.  
 
The restoration plan also includes tree staking and shrub planting details to ensure the 
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maximum survivability of new plantings. The landscape plans also note that “All trees, shrubs, 
and ground cover shall be guaranteed for a period of 12 months, beginning on the date of 
acceptance of project. Any sick or dead plants shall be replaced immediately.” The plans also 
note that temporary irrigation will be installed to provide watering for a minimum of 3 years 
after planning. To ensure the long-term success of the restoration plantings, the following 
condition is warranted:   
 

 Plantings within the designated restoration area shall receive watering consistent with 
the notes on Plan Sheets L1.2 and L1.3.  For a period of 3 years after final approval, any 
sick or dead plants shall be replaced.     

 
Staff finds that the site restoration efforts will increase the overall habitat and aesthetic value, 
especially on the southern half of the property that is most critical due to its proximity to the 
Willamette River riparian corridor. The restoration plantings will also provide a benefit to users 
of the adjacent public pathway.  

 
(d) Street Trees.  If the proposal includes removal of any street tree(s), removal of 

those street tree(s) has been approved, or approved with conditions according to 
the process at EC 6.305. 

 

This standard is not applicable as the applicant does not propose to remove street trees.  

 

(e) Parking. There is a need for parking in the area and the proposed parking area will 
provide shared parking. 

 
Given that the McGrath’s Fish House and Valley River Center parking lots are located in the 
near vicinity, staff finds there is adequate parking in the area and there is no need for additional 
shared parking on the subject property. The applicant also provides the required parking for the 
development within the bounds of the subject property. 
 
Based on the available information and findings above, EC 9.8440(2) is met. 

 
EC 9.8440(3):  The proposal provides safe and adequate transportation systems 
through compliance with all of the following: 

 
(a) Compliance with EC 9.6800 through EC 9.6875 Standards for Streets, Alleys, and 

Other Public Ways. 
 
An evaluation of each applicable street standard is provided in referral comments from Public 
Works staff, which are available in the application file and incorporated herein by reference. 
Important excerpts are discussed below. 
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EC 9.6805 Dedication of Public Ways: EC 9.8215(1)(b) requires that the applicant comply with 
the street, alley and other public way standards set forth in EC 9.6800 through 9.6875. Pursuant 
to EC 9.6805, [a]s a condition of any development, the city may require dedication of public 
ways for bicycle and/or pedestrian use as well as for streets and alleys, provided the city makes 
findings to demonstrate consistency with constitutional requirements. The public ways for 
streets to be dedicated to the public by the applicant shall conform to the adopted right-of-way 
map and EC Table 9.6870.  
 
As discussed in EC 9.6870 Street Width, the adjacent right-of-way and paving widths do not 
meet the minimum in Table EC 9.6870 for a local commercial street.  Per the findings at EC 
9.6870 Street Width and EC 9.6750 Special Setback (at EC 9.8440(5)(g)) which are included by 
reference, the site is subject to a 27.5 foot Special Setback measured from the centerline of 
Valley River Way. 
 
EC 9.6815 Connectivity for Streets: To meet street connectivity standards under EC 9.6815(2) 
Street Connectivity Standards, the proposed development must, at a minimum, provide 
extensions of the public way which are consistent with subsections (2)(b), (2)(c) and (2)(d). EC 
9.6815(2)(b) requires street connections in the direction of any planned or existing streets 
within ¼ mile of the development site and connections to any streets that abut, are adjacent to, 
or terminate at the development site. EC 9.6815(2)(c) requires that the proposed development 
include streets that extend to undeveloped or partially developed land adjacent to the 
development site. EC 9.6815(2)(d) requires secondary access for fire and emergency vehicles. 
EC 9.6815(2)(g)(2) provides that the City shall grant an exception to these requirements if it is 
demonstrated that a connection cannot be made due to existing physical conditions, buildings 
and other development on adjacent lands. 
 
The proposed development qualifies for an exception to the street connectivity standards per 
EC 9.6815(2)(g)(2)(b) because existing development on adjacent properties precludes a street 
connection. 
 
EC 9.6870 Street Width: Pursuant to EC 9.6870, when a street segment right-of-way width is 
not designated on the adopted Street Right-of-Way map, the required street width shall be the 
minimum width shown for its type in Table 9.6870 Right-of-Way and Paving Widths”, although 
a greater width can be required based on adopted plans and policies. 
 
Valley River Way is classified as a Local Commercial street with a 45-foot wide right-of-way and 
improved with a 28-foot wide paved surface, curb, gutter, and sidewalk, but lacks street lights and 
street trees abutting the development.  The street segment is not designated on the adopted 
Street Right-of-Way Map (Figure 61 in the Arterial and Collector Street Plan), but also does not 
meet the minimum right-of-way and paving widths specified in Table 9.6870 for a Local Commercial 
street of 55 feet and 30 feet respectively.  In lieu of an immediate requirement for paving and right-
of-way dedication, a Special Setback, further discussed in EC 9.6750 (at EC 9.8440(5)(g)), will be 
imposed. 
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Based on the above findings, the project complies with these standards. 

 
(b) Pedestrian, bicycle and transit circulation, including related facilities, as needed 

among buildings and related uses on the development site, as well as to adjacent 
and nearby residential areas, transit stops, neighborhood activity centers, office 
parks, and industrial parks, provided the city makes findings to demonstrate 
consistency with constitutional requirements. “Nearby” means uses within 1/4 
mile that can reasonably be expected to be used by pedestrians, and uses within 2 
miles that can reasonably be expected to be used by bicyclists.  

 
The subject property is within walking distance of the Valley River Center mall, which could be 
defined as a neighborhood activity center. The mall includes a movie theatre, retail shops and a 
food court. There are also a number of other commercial retail, restaurant, and office park uses 
in the near vicinity along Valley River Drive and Valley River Way. A pedestrian trail is also 
proposed to connect the subject hotel to the Ruth Bascom Riverbank Path. Based on these 
facts, the project provides adequate pedestrian circulation and is sited near important 
amenities.  
 
According to the LTD system map, there are two bus stops at the northwest corner of Valley 
River Inn (which is adjacent to the subject property).  The 66 VRC/Coburg route begins at the 
Downtown Eugene Station, and then completes the following loop: north along Coburg Road, 
west along Crescent Avenue, and then south along Goodpasture Island Road towards Valley 
River Center.  The 67 Coburg Road/VRC completes the same loop, but travels in the opposite 
direction. Staff finds that the subject site is well served by public transit.  
 
Regarding bicycle circulation, staff notes that the subject property is adjacent to the Ruth 
Bascom Riverbank Path which runs along the Willamette River corridor.  From the subject site, 
the path continues north all the way to North Delta Road, and south to Alton Baker Park where 
users can head west and access Downtown Eugene. The applicant also proposes to construct 
short term and long term bicycle spaces. Based on these facts, adequate bicycle circulation and 
facilities are available. 
 
Based on the available information and findings above, EC 9.8440(3) is met. 
 

EC 9.8440(4):  The proposal will not be a significant risk to public health and safety, 
including but not limited to soil erosion, slope failure, stormwater or flood hazard, or 
an impediment to emergency response. 
 

Public Works staff confirm that a portion of the site is located within a regulatory Special Flood 
Hazard Area per Flood Insurance Rate Map 41039C-1128-F, although no development is 
proposed within this area. Hence, the development itself will not result in unreasonable risk of 
flood per the stormwater management evaluation at EC 9.8440(5)(j). Due to the level nature of 
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the development site, soil erosion and slope failure are also unlikely. Other public health and 
necessary infrastructure improvements are addressed below at EC 9.8440(5)(b).  
 
Given the available information, and based on the findings above, this criterion is met. 
 

EC 9.8440(5): The proposal complies with all of the following standards (An approved 
adjustment to a standard pursuant to the provisions beginning at EC 9.8015 of this 
land use code constitutes compliance with the standard.): 

 
(a) EC 9.2000 through 9.3915 regarding lot dimensions and density requirements for 

the subject zone. 
 

This criterion does not apply because the development is not changing the existing lot 
dimensions and there is no density requirement in the C-2 zone.  

 
(b) EC 9.6500 through 9.6505 Public Improvement Standards. 

 
9.6500 Easements (Public): This section authorizes the City to require dedication of easements 
for public utilities and access under certain circumstances.  The applicant does not propose any 
public easement dedications nor are there any public improvements that would result in the 
need for additional public easements on the subject property.  Based on these findings, the 
development complies with these standards. 
     
9.6505 Improvements – Specifications: This section requires that all public improvements be 
designed and constructed in accordance with adopted plans, policies, procedures and 
standards specified in EC Chapter 7.  All developments are required to make and be served by 
the infrastructure improvements described below.  
 
2) Sewage requires all developments to be served by the wastewater sewage system of the 
City, and in compliance with the provisions of Chapter 6 of this code. Per the Uniform Plumbing 
Code, each lot is required to have a separate and independent wastewater connection to the 
public system. An 8” public wastewater line lies within a Public Utility Easement on the 
panhandle portion of the lot.  The applicant proposes connecting to the southerly end of the 
public system.  The proposal is conceptually acceptable subject to a more detailed review for 
compliance with applicable specifications during the building permit process. 
 
3) Streets and Alleys does not apply because there are no streets within the development.  
Unless adjacent streets and alleys are already improved to City standards, EC 9.6505(3)(b) 
requires the developer to pave streets and alleys adjacent to the development site to the width 
specified in EC 9.6870 Street Width and to construct related street improvements:  drainage, 
curb and gutter, sidewalks, street trees, and street lights.  4) Sidewalks requires new sidewalk 
construction to be designed and constructed to applicable standards. 
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Per the findings at EC 9.6870 Street Width and EC 9.6750 Special Setback which are included by 
reference, the site is subject to a 27.5 foot Special Setback measured from the centerline of 
Valley River Way. 
 
Based on the above findings and conditions, the Site Review will comply with these standards. 
 
5) Bicycle Paths and Accessways applies, but per the findings in EC 9.6820 and EC 9.6835 which 
are incorporated herein by reference, no bicycle paths or public accessways are required. 
 

(c) EC 9.6706 Development in Flood Plains through EC 9.6709 Special Flood Hazard 
Areas - Standards. 
 

These standards do not apply because no development activity is proposed within a special 
flood hazard area as mapped by the Federal Emergency Management Agency (FEMA) on Flood 
Insurance Rate Map (FIRM) No. 41039C-1128-F, dated June 2, 1999. 
 

(d) EC 9.6710 Geological and Geotechnical Analysis. 
 
The standards for geotechnical analysis are inapplicable in this instance, as the proposed 
development is in areas of slope less than 5% and does not include the dedication or 
construction of a new public street or alley, or the construction of public drainage or 
wastewater facilities. 
 

(e) EC 9.6730 Pedestrian Circulation On-Site. 
 
The applicant proposes a sidewalk around the perimeter of the hotel, and also pedestrian 
connections to the riverbank path to the south, and to Valley River Way to the north.  Two 
alternatives are presented to ensure a connection between the hotel and Valley River Way; this 
is important as Valley River Way connects the site to Valley River Center and the local street 
system. The primary option is a new 3-foot wide raised sidewalk along the property’s 
panhandle where the current access drive exists.  The sidewalk also features 5x5-foot ADA 
passing areas at three locations along the sidewalk. The secondary option is establishment of a 
pedestrian easement through the McGrath’s Fish House property. The easement would 
connect to an existing 5.5-foot sidewalk adjacent to the McGrath’s restaurant. Either 
alternative is acceptable from the City’s perspective. For additional details on the pedestrian 
connections, see the Site Plan (sheet C120) and Site Access Plan (sheet C125). Through the 
building permit review process, Land Use Division staff will ensure that one of the two options 
is implemented through a site development permit.  
 
The applicant has also requested adjustments to development standards that are related to 
pedestrian access. These adjustments are further evaluated in Section 3 of this report.   
 
Based on these facts, the project proposes adequate onsite pedestrian circulation.  
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(f) EC 9.6735 Public Access Required. 

 
(1) Except as otherwise provided in this land use code, no building or structure 

shall be erected or altered except on a lot fronting or abutting on a public 
street or having access to a public street over a private street or easement of 
record approved in accordance with provisions contained in this land use code. 

The site has frontage on Valley River Way to the north.  The proposed development complies 
with this standard. 
 

(2) Access from a public street to a development site shall be located in 
accordance with EC 7.420 Access Connections – Location. If a development will 
increase the development site’s peak hour trip generation by less than 50% 
and will generate less than 20 additional peak hour trips, the development 
site’s existing access connections are exempt from this standard. 

 
The applicant proposes to use the existing access connection to Valley River Way.  The site has 
approximately 25 feet of frontage, is shared with the adjacent development, and meets the 
standards of EC 7.420 for a local street.  This criterion is met. 
 

(g) EC 9.6750 Special Setback Standards. 
 
Per the findings at EC 9.6870, in order to meet the minimum right-of-way and paving widths 
specified in Table 9.6870 for a local commercial street, a Special Setback equal to a distance of 
one-half of the minimum width shall be applied.  One half of the minimum width of 55 feet is 
27.5 feet, measured from the centerline of the right-of-way.  In order to ensure compliance 
with this standard, the following condition is warranted: 

 

 The Final Site Plans shall be modified to reflect a Special Setback of 27.5 feet, measured 
from the centerline of the Valley River Way right-of-way. 

 
(h) EC 9.6775 Underground Utilities. 

 
Any new utilities will need to be placed underground consistent with these standards.  These 
standards will be subject to further review during the building permit process.  
 

(i) EC 9.6780 Vision Clearance Area. 
 
These standards do not apply because the subject property is not located at a street 
intersection. 
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(j) EC 9.6791 through 9.6797 regarding stormwater flood control, quality, flow control 
for headwaters area, oil control, source control, easements, and operation and 
maintenance. 

 
With respect to EC 9.6791 Flood Control, Public Works staff confirms that there are no 
reported capacity deficiencies in the downstream stormwater system; the development site is 
located in sub-basin WRES-080 of the City’s Willamette River Basin Drainage System. Per 
Volume VI, Willamette River Basin of the City’s Stormwater Basin Master Plan, modeling of a 
major portion of the Willamette River Basin was deemed to be unnecessary because the basin, 
which is almost fully built out, experienced only limited problems as a result of the 25 year 
storm event of February, 1996. The applicant proposes to connect to an existing 30-inch 
diameter pipe that outfalls directly to the Willamette River, with no potential for further 
development downstream on the public system. 
 
Regarding EC 9.6792 Stormwater Quality, the application does not propose or require the 
construction of a public street, private street, or a shared driveway, however because the 
application explicitly shows impervious surface that triggers stormwater standards and storm 
water quality facilities that will be implemented through a development permit, the application 
is subject to the standards at EC 9.6792(3)(d)-(g) per EC 9.8440(5)(k). 
 
The selection of infiltration and filtration as the appropriate water quality management 
strategies demonstrates compliance with subsection (3)(d) because of tested infiltration rates 
of 2 inches per hour on the northern portion of the site and 4 inches per hour on the southern 
portion of the site.  With the proposal to construct filtration and infiltration planters that treat 
runoff from new onsite impervious surface areas, the development will comply with 
subsections (3)(e) and (f).  Sizing information utilizing the City of Eugene’s Stormwater Surface 
Filtration/Infiltration Facility Sizing Spreadsheet has been submitted.  Design and planting plan 
details will be evaluated at the time of building permit. 
 
The proposed solid waste storage area is subject to the standards of EC 9.6795 Source Controls, 
which requires that solid waste storage areas be covered, on a paved surface, hydraulically 
isolated, and drain to the wastewater system.  To ensure compliance with this standard, the 
following condition is warranted:  
 

 The Final Site Plans shall be revised to show the proposed Trash Recycle Enclosure as 
covered, hydraulically isolated, and connected to the private wastewater system. 

 
Because the proposed development is at an elevation less than 500 feet; does not drain to a 
Headwaters facility; does not generate high concentrations of oil and grease as described in EC 
9.6794; and does not trigger the need for the dedication of stormwater easements, EC 9.6793, 
EC 9.6794, and EC 9.6796 do not apply. In regards to EC 9.6797, all stormwater facilities 
constructed within the development will be privately owned, operated and maintained in 
accordance with Eugene Code Chapters 6 and 7, and the Stormwater Management Manual.  
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The following informational item is noted:  An operation and maintenance plan consistent with 
the City’s Stormwater Management Manual will be required. The plan will be submitted for 
review at the time of building permit, and notice of this plan will be recorded during the building 
permit process. 
 
With the findings, conditions, and future permit requirements noted above, staff finds that the 
stormwater standards will be met. 
 

(k) All other applicable development standards for features explicitly included in the 
application. 

 
The following standards are explicitly addressed in the application: 
 
Vehicle Parking:  Eugene Code Table 9.6410 outlines the off-street motor vehicle parking 
standards for new development projects. For hotels, one (1) onsite parking space is required for 
each guest room. The proposed hotel includes 101 guest rooms, which means 101 onsite 
parking spaces are required. However, as a right of development the applicant is entitled to a 
25% reduction in the number of required onsite parking spaces3, which reduces the figure to 76 
parking spaces. The applicant proposes 85 onsite parking spaces, which meets this minimum 
requirement and does not exceed the maximum number of parking spaces (125% of the 
minimum required). The proposal complies with this standard. 
 
Bicycle Parking: Eugene Code Table 9.6105(5) prescribes the minimum required bicycle parking 
spaces. According to the table, one (1) bicycle parking space is required for every 10 guest 
rooms, and 75% of the spaces must be long term. Long term spaces must be secured within a 
structure that can be locked. Based on the proposed 101 hotel rooms, the project requires 8 
long term spaces and 2 short term spaces. The applicant proposes a u-shaped rack near the 
hotel’s main entrance that can accommodate 4 short term bike parking spaces. A bicycle 
storage room is proposed on the ground floor next to the mechanical room; the applicant 
states that the 70 square foot room can accommodate eight bicycles for long term storage.  
 
Shared Parking Agreement: The application narrative discusses the potential for a shared 
parking agreement between the subject property and the McGrath’s Fish House property to the 
north (the subject hotel would gain the rights to a number of offsite parking spaces). The 
applicant has indicated that a shared parking agreement may or may not be executed. This is 
not a critical issue as the proposal meets both the minimum and maximum parking standards, 
and if desired the applicant has the option to pursue a parking agreement in the future. 
 

                                                           
3  EC 9.6410(3)(a): A parking reduction of up to 50% of the minimum requirement in the /ND overlay zone and up to 

25 percent of the minimum requirement in all other zones is allowed as a right of development. In addition to 
these reductions, a parking reduction of 25% of the minimum required off-street parking is allowed for shared 
off-street parking. 
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Landscaping: The tree species shown on the landscaping plan do not qualify as “canopy trees”. 
The following condition is warranted to ensure compliance with landscaping standards:  

 The Final Site Plans shall be modified to provide trees meeting the definition of “canopy 
trees” in any required landscaping bed such as the perimeter landscaping and planting 
islands adjacent to the parking areas per EC 9.6420(3)d.1, EC 9.6210(2)a and EC 9.0500. 

 
Commercial Zone Development Standards: Staff confirms that the proposal complies with the 
the commercial development standards, except for those requested to be adjusted.  
 
Maximum Front Yard Setback: The maximum front yard setback (15 feet) was based on the 
site’s I-105 frontage. EC 9.2170(4)(b) also states that “…front yard setback may be measured 
from a public street or from the edge of the sidewalk furthest from the curb of an internal 
accessway, private drive, or shopping street.” In this case the front yard setback is measured 
from the edge of the proposed sidewalk along the eastern internal accessway. As the building is 
directly adjacent to this sidewalk, the building meets the maximum front yard setback 
requirement. 
 
Building Height: The applicant proposes to construct a building that is approximately 58 feet 
tall. Staff acknowledges that future building permit requirements could result in a building that 
is slightly shorter or taller than 58 feet (which is likely why the applicant stated an approximate 
height). Given the zone allows building heights up to 120 feet, staff finds that a slightly taller 
structure would be reasonable if proposed during the building permit phase. On the other 
hand, a substantially taller building could impact staff’s findings in this report related to the 
project’s compatibility with adjacent properties and the Willamette River.  The following 
condition is warranted to ensure the plans submitted for a building permit substantially 
conform to the plans submitted for the subject land use applications: 
 

 The subject structure, as shown on plans submitted for a building permit, shall not 
exceed 65 feet in height.  

 
The applicant has requested adjustments to several of the Commercial Zone Development 
Standards related to the following: Onsite pedestrian circulation, offsite vehicular and 
pedestrian connectivity, ground floor windows, and parking area perimeter landscaping.  The 
requested adjustments are evaluated in Section 3 of this report, and incorporated herein by 
reference. 
 
Stormwater: The proposed impervious surface areas trigger the need for stormwater 
management facilities which require compliance with EC 9.6792(2)(d). This is discussed in detail 
at EC 9.6792; these findings are incorporated herein by reference. 
 
Based on the findings above, EC 9.8815(7) is met. 
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EC 9.8440(6): The proposal complies with applicable adopted plan policies beginning at 
EC 9.9500.  

 
The Metro Plan and the Willakenzie Area Plan are the applicable adopted plans for the subject 
area. Relevant Metro Plan policies are previously discussed as part of the Willamette Greenway 
Permit evaluation under EC 9.8815(3); these findings are incorporated herein by reference.  
 
The following Willakenzie Area Plan adopted plan policies at EC 9.9700 are applicable to the 
subject project: 
 
(1) Land Use Element – General Policies  

 
b) The City shall ensure that future commercial development and redevelopment in the 

Willakenzie planning area is sensitive to and compatible with existing and planned 
development in the surrounding area. (Policy 2) 

 
The proposed commercial development project is sensitive to and compatible with existing 
development in the surrounding area.  The subject property is adjacent to I-105, an existing 
restaurant, and an existing hotel. As detailed in the evaluation under Site Review criterion EC 
9.8440(1), the proposed hotel is compatible with Valley River Inn, and even complimentary to 
McGrath’s Fish House and other restaurant and retail businesses that exist in the Valley River 
area.   
 
As detailed in Site Review criterion EC 9.8440(1), the applicant also proposes to restore the /WR 
conservation area onsite, which will greatly improve compatibility between the subject site and 
the Willamette River corridor.  As far as planned development, staff is not aware of any future 
projects in the area that would impacted by the subject proposal.    

 
e) Site review procedures or special development standards shall be considered for 

properties which abut or face one another, when the uses permitted on those 
properties are potentially incompatible. (Policy5) 

 
Staff finds that adjacent uses (Valley River Inn and a restaurant) are not incompatible; 
regardless a site review procedure is being executed as part of the proposal due the presence 
of a Site Review zoning overlay. 

 
(3) Land Use Element – General Commercial and Industrial Policies 
 

(b) Encourage the consolidation of parking lots, development of joint access, and use of 
access controls on commercial and industrial developments. (Policy 3) 

 
The existing access drive that serves the site is shared with the restaurant to the north.  This 
joint access configuration will be retained which is consistent with the policy. 
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(13) Transportation Element 
 

(k) The city shall continue to require sidewalks to be constructed in all newly developed 
areas. (Policy 13) 

 
The project is consistent with this policy as a new sidewalks will be constructed as part of the 
development project.  
 
(14) Public Facilities and Services Element – Natural Drainage 

 
(a) Encourage development practices that reduce the need for construction of an 

extensive subsurface storm sewer system. (Policy 1) 
 
As discussed above in response to relevant portions of EC 9.6791 through 9.6797, new 
stormwater management facilities have been designed consistent with the City of Eugene 
Stormwater Management Manual. These facilities include daylight infiltration planters along 
the perimeter of the hotel and its associated parking area, and staff believes the system is not 
overly extensive.  

 
(b) Encourage growth and development patterns that are compatible with natural 

features and discourage the alteration of natural features. Relocation of natural 
drainage features may be considered as an alternative to replacement with a closed 
pipe system. (Policy 2) 

 
As stated throughout this report, the proposed development is compatible with nearby natural 
features (e.g. the Willamette River).  Further, no natural drainage feature will be relocated as 
part of the project.  Based on these findings,  

 
(c) Encourage measures that will improve the quality of storm-water runoff discharged 

into local waterways. (Policy 3) 
 
The applicant is proposing treatment of stormwater runoff in filtration and infiltration facilities 
that meet the standards of the Stormwater Management Manual.  
 
(17) Neighborhood Design Element - Natural Resource Area Protection. 
 

Significant wetland, riparian, waterway, and upland sites in the Willakenzie area shall be 
protected from encroachment and degradation in order to retain their important 
functions related to fish and wildlife habitat, flood control, sedimentation and erosion 
control, water-quality control, and groundwater pollution control. (Policy 1) 
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As discussed, the project proposes restoration of the /WR conservation setback area. 
Restoration of the area into a viable riparian habitat will help protect the site and increase its 
function related to wildlife habitat, flood control, erosion control and water quality. 
 
To the extent that adopted plan policies are relevant, the proposal complies with EC 9.8440(6).  

 
EC 9.8440(7): Any additional specific factors applied at the time the /SR designation was 

applied. 
 

An Annexation/Zoning application was approved in 1979 for the Willakenzie Islands (AZ 79-3).  
This approval applied the Site Review (SR) designation, and the following specific additional 
factors were also applied to the subject property:  
 

1. Compatibility with surroundings, particularly existing residential development in the 
area. 

 
None of the properties adjacent to the subject property are designated for or developed with 
residential uses. Regardless, the hotel use is compatible with the adjacent hotel and restaurant 
uses, and the proposed building is sited in a manner that maximizes compatibility between the 
subject site and the Willamette River. This is further detailed under Site Review criterion EC 
9.8440(1); these findings are incorporated herein by reference.  
 

2. Efficient, workable and safe interrelationships among buildings, parking, circulation, 
open space and landscaped areas. 

 
The proposed hotel and associated site improvements comply with the C-2 development 
standards, as well as applicable Site Review and Willamette Greenway Permit criteria.  These 
criteria sufficiently address the interrelationship between buildings, parking, circulation, open 
space and landscaped areas. The site also provides a mix of landscaping and restoration areas 
that serve as a buffer between the River and the hotel development site. All considered, the 
site is designed in a manner that will limit adverse visual and noise impacts to users of the 
Willamette River and the riverbank path.  
 

3. Due consideration to the preservation of attractive and distinctive natural features, 
particularly the slough area; and 

 
The site provides a mix of landscaping and restoration areas that serve as a buffer between the 
River (a distinctive natural feature) and the hotel development site. Non-native species will also 
be removed from the site and there will be a net increase of 27 trees on the property; these 
restoration efforts will actually increase the site’s natural value and enhance the site’s 
relationship to the Willamette River corridor. Finally, staff notes that the site is not adjacent to 
the slough.    
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4. Safe and efficient ingress, egress, and on-site traffic circulation, with particular 
emphasis on resolving access problems for various properties in the area. 

 
Vehicular access to the site is available via the existing private drive that connects the site to 
Valley River Way. The onsite parking area has been designed consistent with applicable 
Development standards, including a 20-foot wide emergency vehicle access drive. The site also 
shares access with the adjacent McGrath’s Fish House restaurant, which allows both properties 
to have safe and efficient ingress and egress.  
 
Based on the available information and findings above, EC 9.8440(7) is met. 
 
 
Section 3: Adjustment Review Evaluation (ARB 16-3) 
EC 9.8015 Adjustment Review – Purpose explains this process as encouraging design proposals 
that respond to the intent of the code in an efficient and effective manner. EC 9.8020 
Adjustment Review – Applicability confirms that this process is available only where the land 
use code states that a specific standard may be adjusted. A “major” adjustment is a request to 
adjust at least two of the following: Maximum front yard setbacks, building orientation, 
building entrances, on-site pedestrian circulation, and block requirements or street layout.  In 
this case, a major adjustment is required as the applicant is requesting adjustments to on-site 
pedestrian connections and entrance façade landscaping (which is related to building 
entrances).  In summary, the applicant is requesting adjustments to the following: 
 

1. EC 9.2173(5) Vehicle Connections between Sites which requires a driveway connection 
to the abutting lot to the west because the property abuts an arterial street (I-105).   

 
2. EC 9.2173(6)(a) On-Site Pedestrian Circulation – Street Connection which requires a 

minimum eight foot wide sidewalk from the abutting street to the customer entrance 
on the north side of the building.  

 
3. EC 9.2173(6)(b) On-Site Pedestrian Circulation – Entrance Facade Landscaping which 

requires an eight foot wide sidewalk with six feet of landscaping between the sidewalk 
and the three walls abutting public parking areas.   

 
4. EC 9.2173(6)(e) On-Site Pedestrian Circulation – Pedestrian Connections between Sites 

which requires a pedestrian connection to the abutting lot to the west.  
 

5. EC 9.2173(10)(c) Exterior Wall Articulation, Facades, and Ground Floor Windows which 
requires that ground floor windows occupy at least 50 percent of the length and 25 
percent of the ground floor wall area.  
 

6. EC 9.6420(3)(d)1 Parking Area Landscape Standards which require a 7-foot wide 
landscape strip along the perimeter of the parking area.    
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 Adjustments #1-5: Commercial Zone Development Standards 
 
o EC 9.2173(5) Vehicle Connections between Sites 
o EC 9.2173(6)(a) On-Site Pedestrian Circulation – Street Connection 
o EC 9.2173(6)(b) On-Site Pedestrian Circulation – Entrance Facade Landscaping 
o EC 9.2173(6)(e) On-Site Pedestrian Circulation – Pedestrian Connections between Sites  
o EC 9.2173(10)(c) Exterior Wall Articulation, Facades, and Ground Floor Windows 

 
Adjustments to large commercial facilities standards are allowed per the criteria in EC 9.8030(6) 
stated below.   
 

EC 9.8030 Adjustment Review - Approval Criteria.  

(6) Large Commercial Facilities Standards Adjustment.  Where this land use code 
provides that the large commercial facilities standards may be adjusted, the 
standards may be adjusted upon finding that the design contributes to one or 
more of the following:  
(a) Improving the appearance and function of large commercial facilities. 
(b) Encouraging efficient use of land resources and urban services. 
(c) Encouraging mixed use. 
(d) Supporting transportation options. 
(e) Promoting detailed, human-scale site and building design. 

 
The applicant requests adjustment to a number of Commercial Zone development standards 
related to vehicle and pedestrian connections between sites, pedestrian access to the public 
street, landscaping between walls and sidewalks, and ground floor window requirements. The 
evaluation below outlines how the subject project satisfies each adjustment review criterion, to 
the extent each criterion is applicable.  
 

(a) Improving the appearance and function of large commercial facilities. 
 
The applicant has requested adjustments to commercial development standards based 
primarily on the site’s irregular shape, narrow access driveway, existing public utility easement 
that constrains potential building placement and abutting public right-of-way that functions as 
a limited controlled access highway.   
 
The applicant requests an adjustment to EC 9.2173(10)(c), which requires ground floor facades 
to have windows along 50% percent of the wall length and 25% of the wall area. This standard 
was primarily intended for retail and office uses. Further, only the south and north facades 
(27% and 45%, respectively) do not meet the length standard and only the south façade (17%) 
does not meet the area standard. Both the north and south portions of the ground floor offer 
one-bedroom suites. The design balances the need for hotel room privacy with the general 
standard (which is intended to provide articulation and interaction into storefronts). To further 
improve the appearance of the building, the applicant proposes to install wall-mounted trellises 
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on the north and south elevations, which will support ornamental vines or other decorative 
landscaping. These features will provide visual interest along what would otherwise be blank 
walls. Each trellis will extend along the exterior wall for a distance of seven feet, and cover an 
area of approximately 70 square feet.   The applicant also proposes extensive onsite 
landscaping which will improve the overall aesthetic value of the development site. 
 

(b) Encouraging efficient use of land resources and urban services. 
 
The applicant requests adjustments to EC 9.2173(5) and EC 9.2173(6)(e), which requires a 
vehicle and pedestrian accessway connection between the subject site and adjacent properties 
zoned for commercial use. In this case, the applicant is requesting to omit vehicular and 
pedestrian access connections between the subject site and the Valley River Inn property to the 
west. Direct street and pedestrian access will be provided to the north via the property’s “pole” 
(or “panhandle”). 
 
Staff finds the following related to this adjustment request: 1) providing a private driveway and 
sidewalk to the west would reduce the efficient use of the development site by reducing area 
for parking and landscaping that are required by code; 2) there are no existing access points on 
the lot to the west, so implementing a connection could reduce the number of parking spaces 
available to the neighboring property; 3) for obvious reasons, direct access to another hotel is 
unnecessary; 4) the hotel to the west will be in competition with the new hotel, so it is unlikely 
they would contribute to access connection improvements; and 5) there is existing landscaping 
at the west property line that supports compatibility – a portion of the landscaping would need 
to be removed if these access connections were constructed. 
 
In addition, the applicant requests an adjustment to EC 9.2173(6)(a), which requires a 
continuous, 8-foot wide pedestrian walkway from all customer entrances to the public street. 
The Eugene Code classifies the subject project as a “large commercial facility” which is why this 
standard is applied. That said, staff believes this standard was intended for big box stores, 
offices and larger commercial retail centers where pedestrian traffic is a major factor. Staff 
expects less pedestrian traffic associated with the hotel use. 
 
The applicant proposes two options to meet this adjusted standard. Option 1: construct a 
three-foot wide raised walkway along the west side of the existing driveway access. The 
walkway will provide a direct pedestrian connection between the hotel’s entrances and the 
public sidewalk at Valley River Way. It will also comply with federal ADA standards by providing 
five-foot by five-foot passing areas every 200 lineal feet. Option 2: Work with McGrath’s Fish 
House restaurant to provide an eight-foot wide walkway from the site’s north property line to 
the McGrath building, and also utilize the existing five-foot wide walkways on the McGrath’s 
property that connect to Valley River Way. 
 
Reduced sidewalk widths leave more room for landscaping, which improves the overall 
aesthetic quality of the project. In summary, staff supports this adjustment request and finds 
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that the proposed sidewalks are sufficient for a hotel project. 
 

(c) Encouraging mixed use. 
 
This is not addressed as the adjustments are satisfied by another criterion. 
 

(d) Supporting transportation options. 
 
This is not addressed as the adjustments are satisfied by another criterion. 

 
(e) Promoting detailed, human-scale site and building design. 

 

The applicant requests adjustment to EC 9.2173(6)(b), which requires that 8-foot wide 
sidewalks be provided along the full length of building walls featuring a customer entrance, and 
along walls abutting public parking areas. The standard also requires a six-foot wide planting 
bed between the sidewalk and the building wall. This general standard is requested to be 
adjusted.  
 
Staff finds that the building design provides articulation on all four walls, which results in a wide 
variety of width for landscape beds. This variation supports the intent of the standard to soften 
the mass of a building by providing effective textures and interest (i.e. landscaping) along large 
facades. The proposal balances the competing needs of articulation, landscaping, and parking, 
and therefore promotes a detailed, human-scale site and building design. 
 
Based on the available information and findings above, EC 9.8030(6) is met. 
 
 
 Adjustment #6: Motor Vehicle Parking and Loading Standards 
 

o EC 9.6420(3)(d)1 Parking Area Landscape Standards 
 
Adjustments to motor vehicle parking and loading standards are allowed per the criteria in EC 
9.8030(10) stated below.  
 

EC 9.8030 Adjustment Review - Approval Criteria.  

(c) Parking Area Standards. Adjustments may be made to the landscape standards of 
EC 9.6420(3) upon finding that the proposed landscape is consistent with the 
following applicable criteria: 
1. Provides visual separation, as needed, between adjacent development. 
2. Provides clearly defined parking area entrances and on-site pedestrian 

circulation. 
3. Enhances and softens the appearance of parking structures. 
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4. Breaks up large expanses of parking. 
5. Protects or mitigates the loss of significant trees or other natural features on or 

adjacent to the development. 
 
The applicant requests adjustment to the parking area landscape standard at EC 9.6420(3)(d)1 
to allow for a landscape strip less than the required width of 7 feet. The evaluation below 
outlines how the subject project satisfies each adjustment review criterion, to the extent each 
criterion is applicable. The criterion requires the following:  
 
Along the perimeter of the parking area, except for developments within a /TD overlay zone, a 
landscape strip, at least 7 feet in width, measured from the outside edge of a 6 inch wide curb, 
shall be provided. The landscape strip may be pierced by pedestrian and vehicular accessways. 
 

1. Provides visual separation, as needed, between adjacent development. 
 
At the point where the existing driveway passes into the developable portion of the site, the 
proposed site plan extends the landscape buffer along the west side of the driveway, but at a 
width of less than seven feet for the first 25 feet. This is necessary in order to transition the 
driveway into the site while maintaining the minimum required pavement width and using an 
acceptable curve radii. However, an established landscape buffer along the east property 
boundary for Valley River Inn visually separates the sites, and this buffer will be supplemented 
by new landscaping installed along the west side of the hotel driveway. Since the existing two-
way driveway access is at a minimal width to allow fire vehicle access, the existing site 
dimensions do not allow for a 7-foot landscape bed at this location.  
 

2. Provides clearly defined parking area entrances and on-site pedestrian circulation. 
  

The driveway entrance to the hotel parking area will be clearly defined, despite a landscape 
buffer of less than seven feet wide along its west edge. None of the pedestrian pathways 
proposed to serve the hotel will be affected. The new sidewalk access will be raised to clearly 
mark the pedestrian route, and will also meet ADA standards. 
 

3. Enhances and softens the appearance of parking structures. 
 

This criterion is not applicable as no parking structures are proposed. 
 

4. Breaks up large expanses of parking. 
 

The entire site complies with the perimeter landscaping standard except for the west property 
line near the intersection of the existing access drive and the beginning of the new proposed 
vehicle use area. All of the proposed landscaping breaks up parking areas throughout the site.   
Buffering proposed along the west side of the hotel driveway will visually and physically 
separate the parking areas for Valley River Inn and the proposed hotel. 

HO Agenda - Page 28



   

_____________________________________________________________________________________ 
 
Eugene Towneplace Suites (WG 16-1)  June 2016 29 

 
5. Protects or mitigates the loss of significant trees or other natural features on or 

adjacent to the development. 
 
The subject landscape buffer is not located near natural areas found within a portion of this 
site. Therefore, this criterion is not applicable. 
 
Based on the available information and findings above, EC 9.8030(10)(c) is met. 
 
 
Staff Recommendation 
Based on the available evidence, and consistent with the preceding findings, staff recommends 
the Hearings Official approve the Willamette Greenway permit, Site Review, and Adjustment 
Review applications with the following conditions of approval: 
 

1. Final landscaping consistent with the Landscape Plans and WR Restoration Plan (Sheets 
L1.1/L1.2/L1.3, revised 12-22-15) shall be installed before final occupancy. 
 

2. Tree protection methods listed on the Tree Preservation Plan (Sheet C110, dated 12-24-15) 
shall be shown on plans submitted for a building permit and implemented during 
construction.  

 
3. Plantings within the designated restoration area shall receive watering consistent with the 

notes on Plan Sheets L1.2 and L1.3.  For a period of 3 years after final approval, any sick or 
dead plants shall be replaced.    

 
4. The Final Site Plans shall be modified to reflect a Special Setback of 27.5 feet, measured 

from the centerline of the Valley River Way right-of-way. 
 
5. The Final Site Plans shall be revised to show the proposed Trash Recycle Enclosure as 

covered, hydraulically isolated, and connected to the private wastewater system. 
 
6. The Final Site Plans shall be modified to provide trees meeting the definition of “canopy 

trees” in any required landscaping bed such as the perimeter landscaping and planting 
islands adjacent to the parking areas per EC 9.6420(3)d.1, EC 9.6210(2)a and EC 9.0500. 

 

7. The subject structure, as shown on plans submitted for a building permit, shall not exceed 
65 feet in height.  

 
Consistent with EC 9.7330, unless the applicant agrees to a longer time period, within 15 days 
following close of the public record, the Eugene Hearings Official shall approve, approve with 
conditions, or deny this Type III application.  The decision shall be based upon and be 
accompanied by findings that explain the criteria and standards considered relevant to the 
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decision, stating the facts relied upon in rendering a decision and explaining the justification for 
the decision based upon the criteria, standards, and facts set forth.  Notice of the written 
decision will be mailed in accordance with EC 9.7335.  Within 12 days of the date the decision is 
mailed, it may be appealed to the Eugene Planning Commission as set forth in EC 9.7650 
through EC 9.7685. 
 
In this instance, a final site plan and performance agreement will also be required. 
 
Attachments 
Vicinity and Zoning maps and Site Photographs are attached. The applicant’s full-size site plans, 
and the entire application file, are available for review at the Eugene Planning Division offices.  
The Hearings Official will receive a full set of application materials for review prior to the public 
hearing.  These materials will also be made available for review at the public hearing.   

For More Information 
Please contact Erik Berg-Johansen, Assistant Planner, City of Eugene Planning Division, at:  
(541) 682-5437; or by e-mail, at: erik.berg@ci.eugene.or.us 
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Attachment A - Vicinity Map
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Attachment B - Zoning Map
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Attachment C – Site Photos 
 

 

 

 

 

 

 

 

 

Subject Property, looking north towards McGrath’s Evidence of illegal camping, looking east towards highway 

Subject Property and Riverbank Path, looking northwest 
towards Valley River Inn 

Subject Property and Riverbank Path, looking east 

Existing access driveway (lot panhandle), looking south View from Riverbank Path, looking south 
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Atrium Building, 99 West 10th Avenue 

Eugene, Oregon 97401 
Phone: 541-682-5377 

Fax: 541-682-5572 
www.eugene-or.gov/planning 

 
 
   

 
TENTATIVE PLANNED UNIT DEVELOPMENT STAFF REPORT 
 
Application File Name (Number): 

  McKenzie Living (PDT 16‐1)   
 
  Applicant’s Request:   

Tentative PUD approval to construct a specialty care facility comprised of five (5) new, one (1) 
or two (2) story buildings of either 4,145 or 4,793 square feet; recreation areas, pedestrian 
paths, parking, and additional private utilities.   
 

  Applicant 
McKenzie Living 
 
Subject Property/Location:   
Tax Lot 3700 of Assessor’s Map 17‐04‐12‐34; Located north of Beltline Road with frontage on 
Lone Oak Way. 

 
  Relevant Dates:   

Site Review (SR 99‐21) approved with conditions on October 8, 1999 (expired April 8, 2001), 
PUD application submitted on January 15, 2016; supplemental application materials submitted 
on March 10, 2016; application forced complete on April 20, 2016; public hearing scheduled for 
June 8, 2016.  

 
Applicant’s Representative:   
Jed Truett, Metro Planning, Inc. (541) 302‐9830 
 
Applicant’s Civil Engineer:   
Scott Morris, A & O Engineering, LLC 
 
Applicant’s Architect: 
David Jones, AWJ Architecture, PC 
   
Applicant’s Landscape Architect:   
David Dougherty, Dougherty Landscape Design 
 
Lead City Staff:   
Althea Sullivan, Assistant Planner, Eugene Planning Division, Phone: (541) 682‐5282 
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Purpose of Staff Report 
Staff reports provide community members an opportunity to learn more about the land use 
request and to review staff analysis of the application. Staff reports are available seven days 
prior to the public hearing (see EC 9.7320). The staff report provides only preliminary 
information and recommendations. The Hearings Official will also consider additional public 
testimony and other materials presented at the public hearing before making a decision on the 
application. The Hearings Official’s written decision on the application is generally made within 
15 days following close of the public record, following the public hearing (see EC 9.7330). For 
reference, the quasi‐judicial hearing procedures applicable to this request are described at EC 
9.7065 through EC 9.7095.   
 
Site Characteristics 
The subject property is approximately 1.61 acres and is zoned as R‐2/SR Medium Density 
Residential with a Site Review overlay. The property to the south is a three story assisted living 
facility, properties to the north and east are zoned as R‐1 Low Density Residential and have 
single family homes located on them. The area to the southwest is zoned as C‐2 Community 
Commercial and has existing commercial uses. 
 
Description of Planned Unit Development Request 
The applicant requests tentative planned unit development (PUD) approval to construct a 58‐
bed specialty care facility comprised of five (5) new, one (1) or two (2) story buildings of either 
4,145 or 4,793 square feet; recreation areas, pedestrian paths, parking, and additional private 
utilities. A similar use was appoved in 1999 (see SR 99‐21) in conjunction with the assisted living 
facility on the adjacent propety to the south. The structure to the south was built and 
infrastructure (including santiary sewer, storm and other components) was put into place on 
the subject property. However, no units were constructed on the subject propety. The 
applicant proposes to utilize much of the exisiting infrastructre but will address changes in the 
City’s stormwater management practices.  
   
The applicant has elected to pursue a PUD to gain flexibility for the use (which is conditionally 
permitted in the zone as Assisted Care) and fencing height to increase security for residents 
who are prone to leaving the site if opportunity affords it. The PUD application also eliminates 
the need for the applicant to file a Site Review application per EC 9.8430 Applicability.  
 
Assisted care is defined by EC 9.0500 Definitions as the 24‐hour care and boarding of persons 
by a paid caregiver who is not the parent or guardian of and is not related by blood, marriage, 
or legal adoption to the persons served, or other support services for adult transitory 
individuals. The definition further defines services that are provided, and a method for 
calculating density that defines 1.5 beds as one (1) dwelling. Staff finds the applicant’s proposal 
for a specialty care facility meets the definition of assisted care.  
 
It is noted that staff visited the subject property on April 8, 2016 in order to gain a better 
understanding of the character of the area, screening and buffering function of existing trees, 
the applicant’s request to waive an arborist from the design team, and potential impact of the 
requested additional foot of fencing height. These items will be further addressed in the 
following evaluation.  
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The applicant met with staff on September 10, 2015 to discuss the proposal, in compliance with 
EC 9.7005 Pre‐application Conference. The applicant held a neighborhood meeting on 
December 3, 2015 in compliance with EC 9.7007 Neighborhood/Applicant Meetings.  
 
The following evaluation provides additional details of the proposal in the context of the 
applicable approval criteria and related standards.  
 
Public Notice/Referrals 
Public notice of the subject applications was mailed and posted on May 6, 2016, consistent with 
the requirements of EC 9.7315 Public Hearing Notice.  The Planning Division has received no 
public testimony at the time of publication of this staff report. Any testimony received following 
the completion of this staff report, and prior to the public hearing, will be presented to the 
Hearings Official at the hearing. 
 
The Planning Division also provided information concerning the application to other appropriate 
City and County departments, public agencies, service providers, and the affected neighborhood 
group. All referral comments received by the Planning Division on this application are included in 
the application file for reference, and addressed in the context of applicable approval criteria and 
standards in the following evaluation. 
 
Tentative PUD Evaluation 
As required by the Type III land use application procedures beginning at EC 9.7300, the Hearings 
Official must review any PUD application and consider pertinent evidence and testimony as to 
whether the proposed use is consistent with the criteria required for approval (shown below in 
bold typeface). Based on the evidence available as of the date of this staff report, the following 
findings and recommendations are presented.  
 
With regard to EC 9.8310 Tentative Planned Unit Development General Application 
Requirements, the applicant indicates that the proposed PUD includes all property under 
contiguous ownership. The application was prepared by a professional design team which 
included a project coordinator, Oregon licensed civil engineer, Oregon licensed architect, and 
an Oregon licensed landscape architect. The applicant requested that the Planning Director 
waive the requirement for the design team to include an arborist and land surveyor. The 
applicant stated that there are only nine (9) trees on the subject property of significant size, the 
majority of which will need to be removed to accommodate development. Regarding the land 
surveyor, the applicant stated that no land division is occurring and all existing features 
(topography, utilities, and driveway) are in place and able to be derived from LIDAR or as‐built 
data.  
 
As mentioned above at Description of the Planned Unit Development Request, staff visited the 
subject site to gain a better understanding of why the applicant has requested that the arborist 
be waived from the design team. Staff found that the trees on the subject site did not provide a 
significant screening or buffering function for properties to the north or east.  
 
Staff finds that the applicants request to waive the requirement of an arborist and land 
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surveyor reasonable. This request is therefore granted and the requirement is waived by the 
Planning Director in accordance with EC 9.8310(2)(b).   
 
It is also noted that the applicant requests tentative PUD approval under the general approval 
criteria, rather than the needed housing criteria. 
 
The Hearings Official shall approve, approve with conditions, or deny a tentative PUD 
application with findings and conclusions. Decisions approving an application, or approving with 
conditions shall be based on compliance with the following criteria at EC 9.8320: 
   

EC 9.8320(1) The PUD is consistent with applicable adopted policies of the Metro Plan. 
 
The applicant stated that the proposed specialty care facility will contain 58 beds and will be 
consistent with the Medium Density Residential plan designation in the Metro Plan. Staff finds 
that the Metro Plan land use diagram designates the subject site for Medium Density 
Residential and concurs with the applicant’s statement. The following Metro Plan policy further 
support the applicant’s request: 
 
 Metropolitan Residential Land Use and Housing Element ‐ Affordable, Special Needs, and 

Fair Housing  – Policy A.31 
o Consider the unique housing problems experience by special needs populations, including 

the homeless, through review of local zoning and development regulations, other codes 
and public safety regulations to accommodate these special needs.  (page III A‐13) 
 

Special needs housing is broadly defined as housing for demographics with unique sets of 
housing problems. This includes the elderly, persons with disabilities, homeless individuals and 
families, at‐risk youth, large families, farm workers, and persons being released from 
correctional institutions.  The PUD proposes to create a specialty care facility, which, according 
to the applicant’s written narrative at Background, will provide services to elderly clients.  
 
To the extent that policies of the Metro Plan are relevant and applicable to this request, staff 
finds that the proposed development is consistent with the Metro Plan.  Based on the available 
information, there are no policies or other provisions in the Metro Plan that conflict with the 
proposed PUD.   
 
Based on the findings above, the proposal complies with EC 9.8320(1). 
 

EC 9.8320(2) The PUD is consistent with applicable adopted refinement plan policies. 
 
The River Road ‐ Santa Clara Urban Facilities Plan Policies (UFP) serves as the applicable 
adopted refinement plan for the area included in this tentative PUD proposal. The property is 
located within the River Road/Division subarea and is designated as Medium Density 
Residential on the refinement plan’s Land Use Diagram. The following UFP policies apply to this 
request: 
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 Land Use Element ‐ General Land Use – Policy 1 
o Minimize land use conflicts by promoting compatibility between land uses, especially 

among residential, commercial‐industrial, and commercial‐agricultural uses.  (page 2‐7) 
 
The properties to the north and east of the subject site are zoned R‐1 Low Density Residential, 
properties to the southwest are zoned C‐2 Community Commercial. The subject site is zoned as 
R‐2 Medium Density Residential. Staff finds that the applicant’s proposal to create five (5) new 
structures that will generally mimic the appearance of single family homes, complies with the 
above policy by creating a transition between the potentially incompatible R‐1, and C‐2 zones.  
 
 Land Use Element ‐ Residential Lane Use – Policy 2 

o Provide a diversity of housing types in the area. Available techniques include 
encouraging reinvestment and rehabilitation of existing housing stock and the use of 
development standards that provide for clustering or planned unit development. (page 
2‐14) 
 

The above policy has a suggested action that recommends innovative residential development 
through the PUD process for new residential development on large parcels. The applicant’s 
proposal provides a diverse housing type, and utilizes the PUD process. Staff finds that the 
applicant’s proposal complies with the above policy.  
 
Based on the findings above, the proposal complies with EC 9.8320(2). 
 

EC 9.8320(3) The PUD will provide adequate screening from surrounding properties 
including, but not limited to, anticipated building locations, bulk, and height.  

 
The applicant proposes to construct five (5) new Specialty Care structures which will be either 
one (1) or two (2) stories tall. The applicant states that these buildings will be designed to 
generally mimic bulk and height of a standard single‐family home. The applicant also proposes 
to build a seven (7) foot tall cedar fence along common property lines to the north and east. 
The applicant is requesting this additional foot of height be allowed to provide security for 
residents (beyond the typical maximum height of six (6) feet), but also proposes that it will add 
additional buffering for the neighbors to the north. 
 
The exterior elevation drawings in the site plan (sheet 16) provide a panoramic view of the 
visual impact to the properties north of the subject site. The applicant also provided a detail in 
the written narrative (page 5) which shows the properties to the north which will be impacted 
by the second story windows. The applicant/owner noted that they had visited both properties, 
the westerly property is vacant and for sale, and the easterly property was not easily accessible. 
The applicant/owner left notes on each door offering to plant a tree on the property abutting 
the subject site if the owner would like one.  
 
Staff finds that per the definition of screening provided at EC 9.0500 Definitions, the additional 
foot of fencing serves this purpose and supports the applicant’s request. Staff also notes that 
the property to the east is zoned as R‐1 Low Density Residential and will also receive a 
screening function from the additional foot of fencing height.  Staff also recommends the 
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following condition to ensure that the neighbors to the north are provided with a tree if they 
would like one to provide additional screening.  
 

 Prior to final PUD submittal the applicant will mail each of the property owners whose 
properties face the second story windows a letter offering to plant a tree of the owners 
choice, for a screening function, on the portion of the property abutting the subject site. 
The letter will contain the contact information of the applicant, the name and contact 
information of the City staff preparing this staff report, and a deadline of no less than 
fourteen (14) days from mailing to reply. Prior to final PUD approval, the applicant will 
submit proof of the mailing and a memo that addresses any response, or lack thereof, 
received to the letter offering a tree.  

 
Based on the condition and findings above, the proposal complies with EC 9.8320(3). 
 

EC 9.8320(4) The PUD is designed and sited to minimize impacts to the natural 
environment by addressing the following: 

 
(a) Protection of Natural Features.  

1. For areas not included on the City’s acknowledged Goal 5 inventory, the 
preservation of significant natural features to the greatest degree attainable or 
feasible, including:  
a. Significant on‐site vegetation, including rare plants (those that are proposed for 

listing or are listed under State or Federal law), and native plant communities. 
b. All documented habitat for all rare animal species (those that are proposed for 

listing or are listed under State or Federal law). 
c. Prominent topographic features, such as ridgelines and rock outcrops. 
d. Wetlands, intermittent and perennial stream corridors, and riparian areas. 
e. Natural resource areas designated in the Metro Plan diagram as “Natural 

Resource” and areas identified in any city‐adopted natural resource inventory. 
2. For areas included on the City’s acknowledged Goal 5 inventory: 

a. The proposed development’s general design and character, including but not 
limited to anticipated building locations, bulk and height, location and 
distribution of recreation space, parking, roads, access and other uses, will: 
1) Avoid unnecessary disruption or removal of attractive natural features and 

vegetation, and  
2) Avoid conversion of natural resource areas designated in the Metropolitan 

Area General Plan to urban uses when alternative locations on the property 
are suitable for development as otherwise permitted. 

b. Proposed buildings, road, and other uses are designed and sited to assure 
preservation of significant on‐site vegetation, topographic features, and other 
unique and worthwhile natural features, and to prevent soil erosion or flood 
hazard. 

 
The area is not included on the City’s Goal 5 inventory, and therefore subsection (1) is 
applicable to the proposal. There is no evidence of any significant on‐site vegetation as listed in 
subsection (1). Based on available evidence there is no documented habitat for rare animal 
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species or for species proposed for listing under state or federal law. There are no prominent 
topographic features or wetlands, intermittent and perennial stream corridors or riparian areas. 
The area is not designated as a natural resource in the Metro Plan or identified in the City’s 
natural resource inventory.  
 
Based on the above findings, this criterion is met.  
 

(b) Tree Preservation. The proposed project shall be designed and sited to preserve 
significant trees to the greatest degree attainable or feasible, with trees having the 
following characteristics given the highest priority for preservation: 
1. Healthy trees that have a reasonable chance of survival considering the base zone 

or special area zone designation and other applicable approval criteria; 
2. Trees located within vegetated corridors and stands rather than individual isolated 

trees subject to windthrow; 
3. Trees that fulfill a screening function, provide relief from glare, or shade expansive 

areas of pavement; 
4. Trees that provide a buffer between potentially incompatible land uses; 
5. Trees located along the perimeter of the lot(s) and within building setback areas; 
6. Trees and stands of trees located along ridgelines and within view corridors; 
7. Trees with significant habitat value; 
8. Trees adjacent to public parks, open space and streets; 
9. Trees located along a water feature; 
10. Heritage trees. 

 
The applicant states that there are nine (9) trees over 8” in diameter at breast height (dbh) 
along the west, north, or east exterior property lines. None of which significantly meet any of 
the above criteria which would make them ideal candidates for preservation.   
 
Referral comments from Land Use staff noted that based on the applicant’s submitted site 
plans the three oak trees located between building B and Lone Oak Way, at the northwest 
portion of the subject site, should be protected unless additional information is provided.  
 
As mentioned above at Description of Planned Unit Development Request, staff visited the site 
on April 8, 2016. Staff confirms that the existing trees do not significantly meet any of the 
criteria above aside from being located along the perimeter of the lot. However, the trees do 
not provide a significant buffering or screening function and do not appear to be in good 
health. This visit serves as additional information and staff supports the applicant’s removal of 
the existing trees provided the applicant complies with the condition at EC 9.8320(4)(c), below.  
 
Based on the above findings, this criterion is met.  
 

(c) Restoration or Replacement.  
1. For areas not included on the city’s acknowledged Goal 5 inventory, the proposal 

mitigates, to the greatest degree attainable or feasible, the loss of significant 
natural features described in criteria (a) and (b) above, through the restoration or 
replacement of natural features such as: 
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a. Planting of replacement trees within common areas; or 
b. Re‐vegetation of slopes, ridgelines, and stream corridors; or 
c. Restoration of fish and wildlife habitat, native plant habitat, wetland areas, and 

riparian vegetation. 
To the extent applicable, restoration or replacement shall be in compliance with 
the planting and replacement standards of EC 6.320.  

2. For areas included on the city’s acknowledged Goal 5 inventory, any loss of 
significant natural features described in criteria (a) and (b) above shall be consistent 
with the acknowledged level of protection for the features. 

 
The subject site is not included on the City’s Goal 5 inventory, therefore, subsection (1) is 
applicable. According to the applicant’s site plans, Landscape Plan (sheet 17), the applicant 
proposes to plant 27 trees on the subject property. The applicant also proposes to landscape 
portions of the property according to the L1, L2, and L3 landscaping standards at EC 9.6205.  
 
Staff recommends the following condition of approval to mitigate the removal of existing trees: 
 

 The applicant will not alter the landscaping plan in a way which reduces the total 
number of trees proposed on the site plan sheet titled Landscape Plan (sheet 17).  

 
Based on the above condition and findings, this criterion is met. 
 

(d) Street Trees.  If the proposal includes removal of any street tree(s), removal of those 
street tree(s) has been approved, or approved with conditions according to the 
process at EC 6.305. 

 
This standard does not apply as the proposal does not include the removal of street trees. As an 
informational item, the need for street tree protections will be evaluated during the building 
permit process. 
 

EC 9.8320(5): The PUD provides safe and adequate transportation systems through 
compliance with the following: 
 

The proposed development utilizes an already existing drive and includes parking and sidewalks 
which will provide connections to the public street system for motorists, bicyclists, pedestrians 
and emergency vehicles subject to additional findings and conditions for compliance with EC 
9.6805 through EC 9.6875, as provided below. Based on these findings, Public Works staff 
confirms that the proposed development complies with this criterion.     
 

(a) EC 9.6800 through EC 9.6875 Standards for Streets, Alleys, and Other Public Ways (not 
subject to modifications set forth in subsection (11) below). 

 
An evaluation of each applicable street standard is provided in referral comments from Public 
Works staff, which are available in the application file and incorporated herein by reference.  
Important excerpts related to the proposal are provided below. 
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EC 9.6815 Connectivity for Streets.  In order to meet Street Connectivity standards, the 
proposed development must, at a minimum, provide extensions of the public way which are 
consistent with subsections EC 9.6815(2)(b), (2)(c) and (2)(d). Staff concurs with the applicant 
that existing development on adjacent lands would preclude new street connections, and 
therefore the proposal complies with street connectivity standards.  
 
EC 9.6870 Street Width.  Lone Oak Way, which abuts the subject site to the west, is improved with 
curb and gutter, setback sidewalks, and street trees.  The street is not designated on the adopted 
Street Right‐of‐Way map.  With a right‐of‐way width of 50 feet and a paving width of 20 feet, 
consistent with EC Table 9.6870, there is no requirement for additional right‐of‐way or special 
setbacks as a condition of development. 
 

(b) Pedestrian, bicycle and transit circulation, including related facilities, as needed 
among buildings and related uses on the development site, as well as to adjacent and 
nearby residential areas, transit stops, neighborhood activity centers, office parks, and 
industrial parks, provided the city makes findings to demonstrate consistency with 
constitutional requirements. “Nearby” means uses within ¼ mile that can reasonably 
be expected to be used by pedestrians, and uses within 2 miles that can reasonably be 
expected to be used by bicyclists. 

 
The applicant states that the pedestrian paths shown on site plans will provide onsite 
circulation, and access to the public sidewalk on Lone Oak Way. The sidewalk provides access to 
the transit route on River Road via Lone Oak Avenue and Division Avenue, and a retail center at 
River Road and Division Avenue. The applicant has provided two long term bicycle parking 
spaces in the storage building, indicated on the site plans (sheet 16). The applicant also states 
that due to the unique nature of the intended clients of the specialty care facility, additional 
transit and bicycle circulation is not needed on site.  
 
Staff finds that the applicant has not met the requirements of EC Table 9.6105(5) Minimum 
Required Bicycle Parking Spaces which requires a minimum of four (4) bicycle parking spaces. 
The requirements for assisted care are one (1) long term bicycle parking space for every ten 
(10) employees, even if the facility will only have twenty (20) employees the minimum of four 
(4) spaces is still applicable. In order to provide better circulation on site for visitors of the 
facility, staff recommends that the additional two spaces be placed in an area that is not 
restricted by gates. Additionally staff finds that short term spaces may be provided if the facility 
will only have twenty (20) employees. The following condition of approval is recommended:  
 

 The applicant will provide two additional bicycle parking spaces on the final PUD site 
plans in compliance with EC 9.6105 Bicycle Parking Standards.  

 
With this condition of approval, staff concludes that the above criterion will be met. 
 

(c) The provisions of the Traffic Impact Analysis Review of EC 9.8650 through 9.8680 
where applicable.  
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The anticipated traffic generated by the proposed development would not meet any of the 
thresholds established in EC 9.8650 through 9.8680.  Anticipated traffic would not reach the 
threshold of 100 or more peak hour trips, and there are no documented concerns to warrant 
further review under these standards, nor are adjacent rights‐of‐way under Lane County 
jurisdiction. 
 
Based on the above findings, the proposed development complies with EC 9.8320(5). 
 

EC 9.8320(6) The PUD will not be a significant risk to public health and safety, including 
but not limited to soil erosion, slope failure, stormwater or flood hazard, or an 
impediment to emergency response. 

 
Public Works staff confirms that this site is not located within a regulatory Special Flood Hazard 
Area per Flood Insurance Rate Map 41039C‐1126‐F.The development itself will not result in 
unreasonable risk of flood per the stormwater management evaluation at EC 9.8320(10)(j). 
 
Due to the level nature of the area of development, soil erosion and slope failure are unlikely.  
Regarding soil erosion and slope failure, due to the size of the development, an erosion 
prevention permit will be required prior to any ground‐disturbing activities. 
 
As an informational item, Emergency Services staff mentioned that fire sprinklers will be 
required for the buildings at the time of building permit.  
 
Based on the above findings and future permit requirements, the proposed development 
complies with EC 9.8320(6). 
 

EC 9.8320(7) Adequate public facilities and services are available to the site, or if public 
services and facilities are not presently available, the applicant demonstrates that the 
services and facilities will be available prior to need. Demonstration of future availability 
requires evidence of at least one of the following: 
(a) Prior written commitment of public funds by the appropriate public agencies. 
(b) Prior acceptance by the appropriate public agency of a written commitment by the 

applicant or other party to provide private services and facilities. 
(c) A written commitment by the applicant or other party to provide for offsetting all 

added public costs or early commitment of public funds made necessary by 
development, submitted on a form acceptable to the city manager.  

 
Public Works staff concurs with the applicant’s statement that adequate public utilities and 
services, including wastewater and stormwater service, are presently available to the site. 
Findings at EC 9.8320(10)(b) and (j), regarding public improvements and stormwater, are 
incorporated herein by reference as further evidence that these services are available. Eugene 
Water and Electric Board (EWEB) referral comments, which are incorporated herein by 
reference, confirm the availability of services. 
 
Based on these findings, the proposed development complies with EC 9.8320(7). 
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EC 9.8320(8) Residents of the PUD will have sufficient usable recreation area and open 
space that is convenient and safely accessible.   

 
The applicant states that the State of Oregon requires that each of the five residential facilities 
have a minimum of 600 feet of recreation space. The applicant has proposed four (4) recreation 
areas which have a combined area in excess of this requirement. The applicant also notes that 
the recreation spaces are accessible, secure, and appropriate for the clients of the specialty 
care facility. Staff generally concurs with the applicant.   
 
Based on these findings, the proposed development complies with EC 9.8320(8). 
 

EC 9.8320(9):  Lots proposed for development with one‐family detached dwellings shall 
comply with EC 9.2790 Solar Lot Standards or as modified according to subsection (11) 
below.  

 
This criterion does not apply as the subject project does not propose one‐family detached 
dwellings.  
 

EC 9.8320(10):  The PUD complies with all of the following: 
(a) EC 9.2000 through 9.3915 regarding lot dimensions and density requirements for the 

subject zone.  Within the /WR Water Resources Conservation Overlay Zone or /WQ 
Water Quality Overlay Zone, no new lot may be created if more than 33% of the lot, as 
created, would be occupied by either: 
1. The combined area of the /WR conservation setback and any portion of the Goal 5 

Water Resource Site that extends landward beyond the conservation setback; or 
2. The /WQ Management Area. 

 
The subject property is zoned R‐2/SR, Medium Density Residential with a Site Review overlay. 
The applicant has elected to utilize the PUD process which eliminates the need for the applicant 
to file a Site Review application per EC 9.8430 Applicability.  
 
With regards to lot dimensions the subject property has an area of 70,132 square feet, a 
frontage of 166 feet along Lone Oak way, and a width of approximately 100 feet at the 
narrowest portion. The property complies with the minimums specified in EC Table 9.2670 
Residential Zone Lot Standards. 
 
With regards to density, EC Table 9.2750 Residential Zone Development Standards prescribes a 
maximum net density of 28 units per net acre, and a minimum of 10 units per net acre. The 
subject site is approximately 1.4 acres which results in a maximum allowed density of 40 units. 
The applicant is proposing to create a 58‐bed specialty care facility which will result in a density 
of 38.67 units. It is noted that this density has been calculated utilizing the definition for 
assisted care at EC 9.0500 Definitions, which allows 1.5 beds to be counted as 1 dwelling unit.  
 
Subsections (a)1. and (a)2., do not apply as the subject property is not within the /WR Water 
Resources Conservation Overlay Zone or the /WQ Water Quality Overlay Zone.  
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Based on these findings, the proposed development complies with EC 9.8320(10)(a). 
 

(b) EC 9.6500 through EC 9.6505 Public Improvement Standards. 
 
EC 9.6500 Easements. This section authorizes the City to require dedication of easements for 
public utilities and access under certain circumstances.  The applicant does not propose any 
public easement dedications nor are there any public improvements that would result in the 
need for additional public easements on the subject property.  Necessary private easements 
are in place.  Based on these findings, the development complies with these standards. 
 
EC 9.6505 Improvements – Specifications 
This section requires that all public improvements be designed and constructed in accordance 
with adopted plans, policies, procedures and standards specified in EC Chapter 7.  All 
developments are required to make and be served by the infrastructure improvements 
described below. 
 
EC 9.6505(1) Water Supply. EWEB referral comments, which are incorporated herein by 
reference, confirm that water service is available to the proposed development.  
 
EC 9.6505(2) Sewage. Wastewater service is available to the site via an 8” public mainline located 
in adjacent Lone Oak Way, and an 8” public mainline in Lone Oak Avenue accessible through a 
private easement crossing adjacent Tax Lot 3800.  The applicant proposes to utilize a previously 
constructed private system which connects to public manhole #15089 in Lone Oak Avenue.  The 
proposal is conceptually acceptable subject to a more detailed review for compliance with 
applicable specifications during the building permit process. 
 
EC 9.6505(3) Streets and Alleys and (4) Sidewalks. EC 9.6505(3) require all streets in and 
adjacent to the development site to be paved to the width specified in EC 9.6870, and improved 
according to adopted standards and specifications pursuant to EC Chapter 7, unless such streets 
have already been paved to that width. Full street and sidewalk improvements have been 
constructed within the adjacent Lone Oak Way.   
 
EC 9.6505(5) Bicycle Paths and Accessways. Public Works staff confirms that no bicycle paths 
or public access ways are required per findings at EC 9.6835 located in the Public Works referral 
comments and are incorporated herein by reference.  
 

(c) EC 9.6706 Development in Flood Plains through EC 9.6709 Special Flood Hazard Areas 
– Standards. 

 
This standard does not apply as the site is not located within a Special Flood Hazard Area per 
Flood Insurance Rate Maps 41039C‐1126‐F. 

 
(d) EC 9.6710 Geological and Geotechnical Analysis.  

 
This standard does not apply as the site does not have slopes equal to or greater than five percent, 
and the development proposal does not include the dedication or construction of public 
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infrastructure. 
 

(e) EC 9.6730 Pedestrian Circulation On‐Site.  
 
The applicant’s site plan shows pedestrian paths that provide access to recreation areas, and 
are gated to provide a security function for residents.  The plans also indicate that lighting for 
the paths will be provided. Staff finds that the gates are a reasonable safety feature and 
supports the applicant’s use of them along the pedestrian paths. 
 

(f) EC 9.6735 Public Access Required.  
 
The development has frontage along Lone Oak Way, and will utilize existing access connections 
to local streets, shared with the adjacent development to the south.  Comprehensive findings, 
including analysis of EC 7.420 Access Connections‐Location, are provided in the Public Works 
referral document and incorporated herein by reference.  

   
(g) EC 9.6750 Special Setback Standards.  

 
As discussed previously at EC 9.8320(5)(a), and in more detail within the Public Works referral 
comments which are incorporated herein by reference, Lone Oak Way complies with applicable 
right‐of‐way width requirements. No special setbacks are required for future right‐of‐way or 
public utility easements. 

 
(h) EC 9.6775 Underground Utilities.  

 
As required by code and consistent with this standard, all on‐site utilities will be placed 
underground. 

 
(i) EC 9.6780 Vision Clearance Area.  

 
No development is proposed within a regulated Vision Clearance Area.  
 

(j) EC 9.6791 through 9.6797 regarding stormwater flood control, quality, flow control for 
headwaters area, oil control, source control, easements, and operation and 
maintenance. 

 
EC 9.6791 Stormwater Flood Control. The applicant proposes to utilize an existing private 
storm system constructed on the site, which connects to the 18” public system in Lone Oak 
Way via a 12” public service line to the property. 
 
The site lies predominantly within stormwater Basin RSWO‐090.  The City’s Basin Master Plan 
(River Road Basin, Volume VII of VII) identifies a deficiency in the downstream system.  The 
applicant has proposed several filtration and infiltration facilities for stormwater treatment, 
and has provided calculations showing post‐development peak flow runoff will be less than the 
existing condition. 
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EC 9.6792 Stormwater Quality. The applicant has proposed to construct a combination of 
privately maintained filtration and infiltration facilities.  The facilities identified as swales 
appear to be designed to function more like filtration rain gardens or planters, but do not meet 
the design criteria for swales in the Stormwater Management Manual. 
 
To ensure compliance with this standard, the following condition is warranted: 
 

 The final PUD site plans and drainage details shall be modified to either meet the design 
standards for swales, or labeled as a different facility with the appropriate design details 
provided. 

 
EC 9.6793 Stormwater Flow Control.  This standard does not apply because runoff from the 
development site is not discharged into a headwaters stream and or into a pipe that discharges 
into an existing open waterway that is above 500 feet in elevation. 
 
EC 9.6794 Stormwater Oil Control.  This standard does not apply as the development will not 
generate high concentrations of oil and grease as described in EC 9.6794. 
 
EC 9.6795 Stormwater Source Controls. These standards require solid waste storage areas, as 
defined in EC 9.6795(2)(c), to be covered, placed on a paved surface, hydraulically isolated and 
connected to a wastewater drain in conformance with the Stormwater Management Manual.  
The Wastewater and Utility Plan shows the proposed solid waste storage area will be on a 
paved surface, graded to drain to the private wastewater system. The drawings indicate the 
area will be enclosed, but not specifically covered. To ensure compliance with this standard, 
staff recommends the following condition: 
 

 The final PUD site plans shall be modified to show that the future solid waste storage 
area will comply with all applicable Source Control standards in the Stormwater 
Management Manual, including cover as specified in section 3.4.2. 
 

EC 9.6796 Dedication of Stormwater Easements. This standard does not apply because the 
proposed storm drainage system will be privately operated and maintained.   

 
EC 9.6797 Stormwater Operations and Maintenance. These requirements apply to all facilities 
designed and constructed in accordance with the stormwater development standards. This 
section also specifies when, and under what conditions, the public will accept functional 
maintenance. Consistent with these standards, the applicant proposes private operation and 
maintenance of the onsite stormwater management facilities. To ensure compliance with EC 
9.6797(3)(c), as proposed, staff recommends the following condition: 
 

 Final PUD plans shall include the note: “Onsite stormwater management facilities will be 
privately owned and operated. An operation and maintenance plan will be developed 
consistent with the City’s Stormwater Management Manual, and notice of this plan will 
be recorded during the building permit process.” 
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With the findings, conditions, and future permit requirements noted above, staff finds that 
stormwater standards will be met. 
 

(k) All other applicable development standards for features explicitly included in the 
application except where the applicant has shown that a proposed noncompliance is 
consistent with the purposes set out in EC 9.8300 Purpose of Planned Unit 
Development. 

 
The applicant has stated that three noncompliance items are included in the application and is 
requesting that they be approved through the PUD process which allows for flexibility in design 
of the site. The applicant is requesting that specialty care be considered a subset of assisted 
care and be allowed in this location. The applicant is also requesting approval for an additional 
foot of fencing height, and two (2) additional parking spaces above a maximum they have 
assumed. 
 
As addressed at Description of Planned Unit Development Request, in this instance, specialty 
care meets the definition of assisted care which is conditional permitted in the R‐2 zone. The 
applicant has elected the PUD process instead of a conditional use permit which is allowed per 
EC 9.2740 Residential Zone Land Use and Permit Requirements. Staff also notes that the 
applicant is in compliance with parking standards as no maximum is prescribed for residential 
uses, and assisted care is considered a residential use. 
 
Staff notes that the applicant has not met EC 9.6420(3)(d)(3)(a) Perimeter Parking Area 
Landscaping, which requires that parking areas adjacent to property that is zoned residentially 
shall provide perimeter landscaping along interior lot lines according to EC 9.6210(3) High 
Landscape Standard (L‐3). Referral comments from Land Use staff note that a condition of 
approval is needed to meet this requirement as the current plan indicates a narrower 
landscaped area along the parking to the north and east:   
 

 A seven (7) foot wide landscape bed, meeting requirements of EC 9.6210(3) High 
Landscape Standard (L‐3), shall be shown on the final PUD site plans, for the parking 
areas along the north and east property lines for the length of the pavement. 
 

Land Use staff also noted that compliance with EC 9.6105 Bicycle Parking Standards, EC 9.6200 
Landscape Standards, EC 9.6725 Outdoor Lighting Standards, and EC 9.6740 Recycling and 
Garbage Screening cannot be confirmed without more details. Compliance with these items will 
be evaluated at the time of building permit review. 
 
The applicant’s request for a seven (7) foot fence exceeds the maximum allowable fencing 
height of six (6) feet designated at EC 9.2750 Residential Zone Development Standards. As 
mentioned above at EC 9.8320(3) and incorporated herein by reference, the additional foot of 
fencing height provides a screening function, and additional security for residents of the facility. 
Staff finds that the PUD process provides for flexibility in site design, and finds the additional 
foot of fencing height a reasonable request. 
 
Based on the above findings, staff recommends approval for the applicant’s proposed 
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noncompliance and otherwise finds that the applicable development standards will be met. 
 
EC 9.8320(11): The proposed development shall have minimal off‐site impacts, including 
impacts such as traffic, noise, stormwater runoff and environmental quality. 

 
Traffic – The development will have minimal off‐site traffic impacts per the findings provided 
previously at EC 9.8230(5)(c), incorporated herein by reference.      
 
Noise – Considering the residential nature of the site, it is unlikely that noise will have an 
impact on surrounding properties.  
 
Stormwater – Off‐site impacts related to stormwater runoff are addressed as part of the 
applicant’s proposed stormwater collection, conveyance, and treatment system, as discussed 
previously at criterion (10)(j) and incorporated herein by reference. 
 
Environmental Quality – There are no significant habitat or natural resources on the subject 
site, so impacts to environmental quality are not expected. 
 
Based on the above findings, the proposal complies with EC 9.8320(11). 
 

EC 9.8320(12):  The proposed development shall be reasonably compatible and 
harmonious with adjacent and nearby land uses. 

 
The available information, including the applicant’s site plans, elevation drawings and written 
statement, as well as the findings and conclusions noted elsewhere in this report, demonstrate 
the proposed project will be reasonably compatible and harmonious with adjacent and nearby 
land uses.  
 
Staff finds that developing the site will allow for a more harmonious appearance of the area 
and will eliminate the out of place vacant lot. As mentioned above at EC 9.8320(2) the subject 
site, when developed, will also provide a transition between potentially incompatible uses. 
 
Based on the above findings, the proposal complies with EC 9.8320(12).  
 

EC 9.8320(13):  If the tentative PUD application proposes a land division, nothing in the 
approval of the tentative application exempts future land divisions from compliance with 
state or local surveying requirements. 

 
This criterion does not apply as the project does not propose a land division.  
 

EC 9.8320(14):  If the proposed PUD is located within a special area zone, the applicant 
shall demonstrate that the proposal is consistent with the purpose(s) of the special area 
zone. 

 
This criterion is not applicable as the subject property is not located within a special area zone.  
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EC 9.8320(15):  For property with the /SR Site Review Overlay Zone, the PUD complies 
with any additional site‐specific criteria that were specified at the time the /SR 
designation was applied to the property. 
 

The specific factors identified at the time of the /SR Site Review overlay (Z 96‐10) are noted 
below. By addressing other largely redundant (or more stringent) PUD approval criteria, the 
applicant has also adequately addressed these factors to the extent they are applicable.   
 

1. Compatibility with the surroundings, particularly when residential in character. This 
factor shall not take precedence over the need to provide housing for all income groups 
in the City.  

 
As discussed under at EC 9.8320(3) and EC 9.8320(12), the above consideration is met.  
 

2. Safe efficient ingress and egress. 
 

The above consideration was attached to the site when the area was not fully developed. As 
the subject property is surrounded by development, and already shares an existing access with 
the facility to the south, the above consideration has been met.   
 
Based on the above findings, the proposal complies with EC 9.8320(15). 
 
Staff Recommendation 
Based on the available information and materials, and the findings and conditions of approval 
contained in this report, staff recommends that the Hearings Official grant Tentative PUD 
approval subject to the following conditions of approval. 
 
Conditions of Approval 
 

1. Prior to final PUD submittal the applicant will mail each of the property owners whose 
properties face the second story windows a letter offering to plant a tree of the owners 
choice, for a screening function, on the portion of the property abutting the subject site. 
The letter will contain the contact information of the applicant, the name and contact 
information of the City staff preparing this staff report, and a deadline of no less than 
fourteen (14) days from mailing to reply. Prior to final PUD approval, the applicant will 
submit proof of the mailing and a memo that addresses any response, or lack thereof, 
received to the letter offering a tree.  
 

2. The applicant will not alter the landscaping plan in a way which reduces the total 
number of trees proposed on the site plan sheet titled Landscape Plan (sheet 17).  
 

3. The applicant will provide two additional bicycle parking spaces on the final PUD site 
plans in compliance with EC 9.6105 Bicycle Parking Standards.  
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4. The final PUD site plans and drainage details shall be modified to either meet the design 
standards for swales, or labeled as a different facility with the appropriate design details 
provided. 
 

5. The final PUD site plans shall be modified to show that the future solid waste storage 
area will comply with all applicable Source Control standards in the Stormwater 
Management Manual, including cover as specified in section 3.4.2. 
 

6. Final PUD plans shall include the note: “Onsite stormwater management facilities will be 
privately owned and operated. An operation and maintenance plan will be developed 
consistent with the City’s Stormwater Management Manual, and notice of this plan will 
be recorded during the building permit process.” 

 
7. A seven (7) foot wide landscape bed, meeting requirements of EC 9.6210(3) High 

Landscape Standard (L‐3), shall be shown on the final PUD site plans, for the parking 
areas along the north and east property lines for the length of the pavement. 

 
Attachments: 
The applicant’s site plan (reduced size) is attached to this report for ease of reference, however 
all record materials are available for review at the Planning Division. Copies or emails of these 
additional materials can be provided upon request. The Hearings Official will be provided a full 
set of the applicant’s materials for review, and the full application file will be made available at 
the public hearing.   
 
Attachment A: Vicinity Map 
Attachment B: Zoning Map 
Attachment C: Applicant’s Site Plan (reduced) 
 
For More Information: 
Please contact Althea Sullivan, Assistant Planner, Eugene Planning Division, by phone at (541) 
682‐5282, or by e‐mail, at althea.c.sullivan@ci.or.us  
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Caution:
This map is based on imprecise
source data, subject to change,
and for general reference only.

Attachment A - Vicinity Map
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Caution:
This map is based on imprecise
source data, subject to change,
and for general reference only.

Attachment B - Zoning Map
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