AGENDA
Phone: 541-682-5481
www.eugene-or.gov/pc

Meeting Location:
Virtual Meeting (Via Zoom)

The Eugene Planning Commission welcomes your interest in these agenda items. Due to
Governor Kate Brown’s Stay Home, Save Lives Executive Order to combat the spread of
COVID-19, this meeting will be held remotely using virtual meeting technology. Information
about online or other options for access and participation is available on the last page of this
agenda.
For the hearing impaired, assistive-listening devices or an interpreter can be provided with 72hour notice prior to the meeting. Spanish-language interpretation may also be provided with
72-hour notice. These services may not be available during the Planning Commission meeting
based on service availability but may occur as a follow up service. To arrange for these
services, contact the Planning Division at 541-682-5675.

MONDAY, JUNE 14, 2021 – Regular Meeting 11:30 am to 1:30 pm
Commissioners: John Barofsky; Ken Beeson (Vice Chair); Tiffany Edwards; Lisa Fragala; Dan
Isaacson; Chris Ramey (Chair); Kristen Taylor
A. PUBLIC COMMENT
The Planning Commission reserves 10 minutes at the beginning of this meeting for
public comment. The public may comment on any matter, except for items scheduled
for public hearing or public hearing items for which the record has already closed.
Generally, the time limit for public comment is three minutes; however, the Planning
Commission reserves the option to reduce the time allowed each speaker based on the
number of people requesting to speak.
B. WORK SESSION: MIDDLE HOUSING CODE AMENDMENTS UPDATE
Staff: Terri Harding, 541-682-5635, THarding@eugene-or.gov
C. ITEMS FROM COMMISSION AND STAFF
1. Other Items from Staff
2. Other Items from Commission
3. Learning: How are we doing?
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HOW TO ACCESS THE MEETING
To watch a webcast of the meeting live:
Visit: https://www.eugene-or.gov/2109/Planning-Commission-Webcasts
To be able to participate in Public Comment join using one of the two following options:
1. Join on your computer, tablet or smartphone
Visit: https://eugene-or-gov.zoom.us/j/98939251956
Sign up to speak by clicking once on the “raise hand” icon
2. Join on your phone
Dial one of the below numbers and enter the Webinar ID: 989 3925 1956
+1 833-548-0276 (Toll Free); or
+1 833-548-0282 (Toll Free); or
+1 877-853-5257 (Toll Free); or
+1 888-475-4499 (Toll Free);
For higher quality, dial a number based on your current location.
International numbers available: https://eugene-or-gov.zoom.us/u/acRDLxDSxE
Sign up to speak by dialing *9 (Star-9)
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AGENDA ITEM SUMMARY
June 14, 2021

To:

Eugene Planning Commission

From:

Terri Harding, City of Eugene Planning Division

Subject:

Middle Housing Code Amendments Update (Implementation of House Bill 2001)

ACTION REQUESTED
At this meeting, the Planning Commission will begin its review of draft land use code language for the
Middle Housing Code Amendments project. The meeting will include an overview of the process the
project team anticipates using for the Commission’s June 14, 21, and 28, 2021 meetings.
INTRODUCTION
The Eugene Middle Housing Code Amendments project seeks to implement Oregon House Bill 2001
(2019), which requires large cities such as Eugene to allow middle housing including duplexes, triplexes,
fourplexes, cottage clusters, and rowhouses, in more places across the city, in order to increase housing
choice and supply. By June 30, 2022, the City must have regulations in place that comply with the
administrative rules. Otherwise, the state’s model code will apply in Eugene.
PROJECT APPROACH
An important component of the project approach is the focus on equity and inclusion in the public
outreach process. To support that focus, the Commission has heard from participants in the Equity
RoundTable (Mark, Isis, River), Healthy Democracy panel (Sam, Hunter, Francisco, Jose), and developers
focus group (Dylan), as well as a University of Oregon Law School professor (Dr. Sarah Adams-Schoen) at
meetings between December 2020 and May 2021. In addition, the Commission wrote and presented a
letter to the City Council to express support for the project’s focus on equity and approach to
encouraging and incentivizing middle housing across Eugene through the land use code. The letter is
attached to this packet as Attachment A.
PUBLIC ENGAGEMENT SUMMARY
The project’s Public Involvement Plan (PI Plan) outlines the outreach process from concept development
through adoption of land use code and policy amendments. The PI Plan includes opportunities for the
community to engage in the planning process and information on how individuals and organizations can
effectively participate and is consistent with the City’s Public Participation Guidelines and Statewide
Planning Goal 1. The Planning Commission approved the PI Plan in August 2020 and has been regularly
meeting to advise staff on the project approach.
In the fall of 2020, public outreach focused on providing information about the house bill and forming
outreach groups to develop values and principles to guide the technical phase of work. In February
2021, the project team began to gather community-wide input on how to approach implementation of
the house bill. The main opportunity for input centered on levels of implementation: we asked
community members whether the City should Allow, Encourage, and/or Incentivize middle housing
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through the land use code requirements. Throughout the project, the goal of the public engagement has
been to be meaningful, accountable, inclusive, transparent, realistic, and outcome oriented.
The outreach focused on gathering community-wide input on code concepts to guide the code-writing
portion of the project. As part of the February outreach efforts, we received 741 surveys (730 in English
and 11 in Spanish), held 15 meetings and events, created two new profiles on social media, and heard
from renters and homeowners, community members in every ward and of every age category, and folks
who had never been involved with City processes before.
A comprehensive report on the February outreach is available on our website. The Healthy Democracy
process included a thorough information gathering phase, small and large group discussion, deliberation
and voting on recommendations related to the middle housing code amendments. It also included
reflections on the process and general public engagement recommendations for the City’s consideration
into the future.
The April and May outreach meetings included the final three Healthy Democracy Panel meetings, a fifth
Equity RoundTable meeting, and a combined Boards and Commissions and Local Partners RoundTable
meeting discussing how well the draft code meets the values and principles, as well as how well it
encourages affordability. In addition, two Developer Focus Group meetings were held with market rate
and affordable housing developers to gather feedback on the code recommendations and affordability
strategies. Results from these conversations are informing the draft code language, and the final Equity
Roundtable meeting summary is attached as Attachment B.
Overall, people we heard from through our community engagement efforts were overwhelmingly
supportive of going beyond the minimum standards required by the state and implementing a
combination of the Encourage and Incentivize middle housing options.
MIDDLE HOUSING LAND USE CODE LANGUAGE
Draft middle housing land use code language has been developed in response to the broad public input
described above, as well as cycles of technical analysis and review with outreach groups and the
Planning Commission.
Attachment C is an updated memo from Angelo Planning Group (APG) explaining the project team’s
code recommendations in response to the Commission’s April 13 and 26 discussions and May 17 and 25
straw polls. At these meetings, the Commission worked through code topics ranging from general
standards in the R-1 Low Density Residential zone such as lot size and building height, to how to
approach parking, compact development, and updates to Special Area Zones. In general, the team
recommends approaching the land use code amendments from an encourage-incentivize point of view,
with an emphasis on equity in code standards across the community.
Using the code recommendations as a guide, the project team drafted land use code language for
Planning Commission review. Part One of the project team’s recommended code language for
Definitions and Residential Zones is included in Attachment D and will be the subject of the June 14
meeting.
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Part Two, Development Standards, and Part Three, Special Area Zones and Adjustment Review, will be
published with the June 21 Commission packet for discussion at the June 21 and 28 meetings,
respectively.
During the meeting, the project team will guide the Commission through the sections of draft code
language in front of them, ask for questions and feedback, and keep track of comments to inform a final
set of revisions to include in the draft adoption package. The adoption process for land use code
amendments includes a Planning Commission public hearing and recommendation, followed by a City
Council public hearing and action. The adoption package is anticipated to be shared with the
Commission and the public in early August, six weeks ahead of the Planning Commission public hearing,
which is planned for late September.
The project’s Engage Eugene and web page are frequently updated with opportunities to engage
community members and provide information about middle housing in Eugene. Additionally, the overall
project schedule for upcoming adoption phase is included below.
Middle Housing Adoption Phase Timeline

ATTACHMENTS
A. May 17, 2021 Planning Commission letter to Council
B. Equity RoundTable Meeting Five Summary
C. June 10 Code Recommendations Summary Memo – Definitions and Residential Zones (APG)
D. Part One: Draft Code Language for Definitions and Residential Zones
FOR MORE INFORMATION
Staff Contact: Terri Harding
Telephone: (541) 682-5635
Staff E-Mail: THarding@eugene-or.gov
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Attachment A

May 17, 2021
Dear City Council Members and Mayor,
As a planning commission, we thank you for the opportunity to serve our community. We are
committed to an effective process for the City of Eugene’s Middle Housing recommendations, in
accordance with House Bill 2001 and recognize the importance of removing barriers to diverse and
affordable housing in our community. This process is complicated and important to the City of Eugene,
so the commission wanted to take time to update Council at important points in the process. As a
commission, we value robust community engagement efforts and celebrate the diverse and inclusive
outreach methods used in the Middle Housing public input process. These methods have worked to
elevate voices that are often missing in decision-making. The results of broad community outreach
shared a strong preference for how we implement this legislation and have helped guide the
Commission’s recommendations for going beyond the minimum requirements of the house bill.
This was no ordinary public engagement process. It exemplified excellence in reaching and informing a
broad cross section of our community, not just the most vocal. The process demonstrated a
commitment from City staff to raise the bar, elevate voices, reconcile our State’s and local zoning code’s
history of exclusion, and implement amendments that center on equity. The Commission shares the
enthusiasm for this robust and broad outreach process that was inclusive of, and represents the
interests of: renters, homeowners, Black, Indigenous, People of Color, people of all ages, and people
from all Eugene neighborhoods.
The Public Engagement Process
The project’s Public Involvement Plan was carefully reviewed and approved by the Planning Commission
acting as the Citizen Involvement Committee in August 2020. Public engagement was conducted during
a pandemic that limited the type of involvement activities and yet that didn’t hamper it. The plan began
with a commitment to focus on equity and inclusion—including educational components that shared
zoning’s difficult history of racial and economic exclusion. The creation of new panels ensured that
voices from all corners of our community would not only have a say in the process, but be informed of
how planning works, how decisions are made at the local level, and how community members can
continue to be involved with city processes.
Planning projects affect the entire community; however, traditional engagement efforts face challenges
in reaching certain parts of the community. This structure has created disproportionate representation
in the planning process and has resulted in exclusion of some people and groups who are directly
impacted by plans and policies. This Public Engagement Process included community stakeholders such
as neighborhood associations, local partners, representatives from boards and commissions, and local
affordable and market-rate developers. It also added new methods such as the Healthy Democracy
panel, Equity RoundTable, Spanish Engage Eugene page and survey, student outreach, and use of social
media. Engagement included educational opportunities and materials that addressed what zoning is,
how it works, and the requirements of House Bill 2001. It included zoning’s connection with larger issues
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such as equity, climate change, and affordability. A focus on equity and inclusion did not replace the
existing public engagement process; rather, it added new ways alongside existing methods of
engagement for community members to be involved and have their voices heard.
Highlighting Healthy Democracy and the Equity RoundTable
When the Commission approved the Public Involvement Plan, we also approved a first-of its kind
representative, lottery-selected panel. The Healthy Democracy Panel represented Eugene’s
demographic communities and truly was a microcosm of Eugene—the very assortment of community
members that we pledge to represent. The Healthy Democracy panelists were also compensated for
their participation—mitigating a barrier and enabling more folks to engage with the process. Over 15
meetings, the panel learned about, discussed, and deliberated land use code amendments before
recommending actions for the Middle Housing project. It was a complex issue made accessible to
everyday people—a goal of all our public outreach and education.
Moreover, since the Eugene community is predominantly white (83% according to Census data), the
Healthy Democracy Panel, since representative, was also predominantly white. Given this, the Planning
Commission approved the addition of the Equity RoundTable consisting of groups or organizations doing
equity-based work serving underrepresented community members in Eugene. Like the Healthy
Democracy panel, the Equity RoundTable participants were also compensated for their participation and
the group was facilitated by a consultant team of all women of color.
Guiding Values and Principles
Several themes emerged from stakeholders’ input but there was frequent synergy and clear connections
between stakeholder’ recommendations. The community-shaped Guiding Values and Principles directly
influenced the Commission’s recommendations on the proposed land use code amendments. They are
as follows:
Equity and Access to Housing: Create more ways for renters and owners of all incomes and identities to
live across Eugene’s neighborhoods
Broad Dispersal of Middle Housing: Encourage the creation of a land use code that facilitates the
broadest possible dispersal of housing types to create accessible neighborhoods and avoid
disproportionate impacts
House Options of All Shapes and Sizes: Develop a land use code that allows the creation of quality
housing in all neighborhoods that varies in size, type, and total cost.
Compact, Efficient Housing: View housing policy by using a sustainability lens; consider energy efficient
building, encourage development that does not rely on cars, and allow more density to preserve our
natural environment and surrounding farm and forest land
Sense of Belonging: Treat existing and future neighbors living in homes of all shapes and sizes with
respect and use language that champions safe, welcoming neighborhoods and public forums
Opportunities to Build Wealth: Create opportunities for home ownership and economic vitality.
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Interconnectedness of Housing Solutions: Go beyond the requirements of the legislation; see the
minimum standards as a floor, not a ceiling, in order to meet more community needs.
Vibrant Neighborhoods: Reimagine areas zoned low density residential and encourage creation of
vibrant neighborhoods with pedestrian and bicycle access to parks, shops, and gathering places.
Engagement Outcomes
The outreach participants overwhelmingly agreed that the City should go beyond the minimum
standards for complying with the house bill and supported implementing a suite of land use code
amendments that encourage and incentivize the development of middle housing types. The results and
recommendations from the public outreach are as follows:
●

The Healthy Democracy Panel: Encourage/Incentivize

●

The Equity RoundTable: Encourage/Incentivize

●

The Local Partners RoundTable: Encourage/Incentivize

●

The Boards and Commissions RoundTable: Encourage/Incentivize

●

Developer Focus Group: Encourage/Incentivize

●

82% of Survey respondents: Encourage/Incentivize

●

The Developer Focus Group: Encourage/Incentivize

This is a project of many firsts, but its success in raising voices early and often in the process should
mean that a process like this is not the last. Thank you for the opportunity to provide guidance on this
important project and its outcomes. We appreciate and value collaborating with you on this and future
projects that look to remove barriers to housing affordability, availability, and diversity.
Sincerely,

On behalf of the Eugene Planning Commission
Ken Beeson, Vice Chair
John Barofsky
Tiffany Edwards
Dan Isaacson
Lisa Fragala
Kristen Taylor
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Attachment B

Equity Roundtable Meeting Five
Summary
Date: May, 12, 2021
Time: 5:00 - 7:00 p.m.
Number of participants: 7
Organizations and communities participating: UO Longhouse, Sapsik'ʷalá, DisOrient Asain
American Film Festival, Lane Independent Living Alliance, NAACP, Huerto de Familia,
Chinese Benevolent Association
Meeting Summary
ACC welcomed participants and went over the agenda for the meeting. Participants introduced
themselves by sharing their name, pronouns, and saying what they appreciate about another
participant. The City of Eugene staff then spent 15 minutes sharing the impact of the
RoundTables in the community engagement process, and they gave an introduction to the middle
housing draft code recommendations. Participants then asked questions about the code
recommendations and City of Eugene staff answered. Next the participants were split into two
Zoom breakout rooms, each were led by one City of Eugene staff member. In the breakout
rooms, participants provided input on the middle housing code recommendations and answered
these questions: “Do the code recommendations meet the values and principles?;” “Are the
recommendations furthering affordability?;” and “What are we missing?” After 10 minutes of
breakout group discussion, everybody rejoined the main Zoom to share what they discussed.
After a 5 minute break, Tyler Bump, from EcoNW, joined as a guest speaker. For 20 minutes,
Tyler Bump shared a presentation on how affordability can impact the code packages and
recommendations, and he answered questions posed by the participants. In closing, Terri Harding
then shared the next steps for the City of Eugene’s middle housing and opportunities to continue
participating.
Some highlights:
1. Values and Principles stand as useful ways to approach Middle Housing Code code draft
and implementation.
2. Themes:
a. Affordability
i. Through incentives in real estate market, shared ownership (co-op models,
shared tenancy, tenants-in-common model from Bay Area), community
banks, land trusts, investments in support of low income and first-time
home buyers
b. Middle Housing as an investment that can support people who face economic
challenges, including the elderly:

Page 9 of 45

i.

People can build on their existing property lot for additional income, or
intergenerational living, or to support family and community care systems
ii. Concern that price is too high for low income communities
iii. Interest in row houses or similar units
c. Middle Housing in multiple neighborhoods; addressing stigma or resistance to
newcomers
d. Accessible parking, specially for people with dis/abilities, no or low cost parking
near units. Maybe having parking subsidies available for low income
communities and people with dis/abilities.
e. Incentives for housing geared towards alternative transportation, inclusive age
differences and needs, and mindful of people with dis/abilities
f. Standards that foster building using good, safe, and sustainable materials.
g. Access to commercial areas, schools, green areas
h. Access to gardening
i. Decolonizing design and architecture and their relationship to natural
infrastructures
j. Drawing on federal funds to invest in housing for Native communities
k. Honoring historically working class, Black, Latinx, migrant communities,
avoiding displacement of communities once new housing and/or amenities are
built.
l. Discourage all middle housing from becoming short term rentals (AirBnBs)
m. Rethink language and word choice when discussing subsidized housing (using the
term “affordable housing” causes folks to insert their own definition of
“affordable”.
3. Reflections on Community Engagement Process:
a. Feeling good that the city is engaging community members
b. The last homework shared by request in last meeting (code draft) was too dense
and long
c. Appreciate all the information shared, and being able to discuss community needs
and experiences with housing
d. Being on Zoom enabled some to participate more (for example, people who are
caretakers of children); while it posed technological challenges to others who
were able to participate through accommodations and one-on-one consultant
support.
4. Resources shared by participants in Chat:
https://www.cultivateplace.com/c-street; https://www.portland.gov/phb/holte
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Attachment C
LAND USE PLANNING
TRANSPORTATION PLANNING
PROJECT MANAGEMENT

MEMORANDUM

Draft Code Summary – Definitions & Residential Zones
Eugene Middle Housing Code Amendments
D AT E

June 10, 2021

TO

Eugene Planning Commission

FROM

Kate Rogers and Matt Hastie, APG

CC

City of Eugene Middle Housing Project Team
Ben Weber and Emma-Quin Smith, SERA
Becky Hewitt and Tyler Bump, ECONorthwest
Julie Fischer, Cogito

This memorandum provides an overview of draft code amendments for the Eugene Middle Housing
Code Amendments project. We will be reviewing initial draft code language at three Planning
Commission (PC) work sessions on June 14, 21, and 28, 2021. The June 14 meeting will focus on
Definitions (EC 9.0500) and Residential Zones (EC 9.2700-9.2777). The subsequent meetings will
focus on the remaining sections of the Eugene Code:
•
•

June 21 – Special Development Standards (EC 9.5550) and General Standards (EC 9.600s)
June 28 – Special Area Zones (EC 9.3000s), Adjustment Review (9.8015 – 9.8030), and Other

The team is scheduled to deliver an “adoption-ready” draft set of code and policy recommendations
by the end of June. However, the City will continue to seek input on and revise these draft
amendments during the next several months. In the latter half of the year, City staff will manage
revisions, prepare an adoption package, and bring the middle housing code amendments through
the local adoption process.

angeloplanning.com

ANGELO PLANNING GROUP

921 SW Washington Street, Suite 468
Portland, OR 97205

p: 503.224.6974
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f: 503.227.3679

Draft Code Summary – Definitions & Residential Zones

2 of 11

Definitions (EC 9.0500)
Proposed Code Amendments

Commentary

Dwelling, Duplex

Revise definition to say units can be in any
configuration.

Dwelling, Triplex
and

Revise definition to say units can be in any
configuration.

Dwelling, Fourplex

Revise multi-family definition to exclude triplexes and
fourplexes.

Dwelling,
Rowhouse

Minor tweaks recommended for clarity.

The rowhouse definition is already mostly consistent
with the HB 2001 “townhouse” definition.

Dwelling, Cottage
Cluster

Add new definition of “cottage cluster dwelling” that is
consistent with HB 2001 definition.

The HB 2001 definition specifies a maximum 900 sf
footprint, common courtyard, and minimum density of
4 du/ac.

Dwelling, Middle
Housing

Add definition for the class of housing types that
includes duplex, triplex, fourplex, rowhouse, and
cottage cluster.

This new definition will allow middle housing types to
be referred to collectively in the code.

Others

Add definitions for new terms:

These are new terms used in the proposed middle
housing standards.

•

Common courtyard

•

Cottage cluster project

•

Frequent transit route

•

Rowhouse project

Change “one-family dwelling” to “single detached
dwelling” and “multi-family dwelling” to “multi-unit
dwelling.” Change “family” to “household” and remove
references to “family/families” throughout code in the
sections proposed for amendment at this time.

APG

Eugene Middle Housing Code Amendments
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Allows detached units, consistent with the ENCOURAGE
approach.

The City plans to shift away from using the term
“family” in regulating development through the Eugene
Code. The intent is to be more inclusive of various living
arrangements beyond the traditional “family.” While
those wide-ranging changes are not in the scope of the

June 10, 2021

Draft Code Summary – Definitions & Residential Zones

3 of 11

Proposed Code Amendments

Commentary
Middle Housing project, the updated language is
reflected in the proposed amendments.

Residential Zones (EC 9.2700)
Proposed Code Amendments

Commentary

General

Remove the R-1.5 Rowhouse Zone.

R-1.5 is longer necessary, since rowhouses will be
permitted in all residential zones. Also, it has only been
implemented on a handful of sites in the city.

Land Use and
Permit
Requirements
(9.2740)

•

Add cottage cluster to use table.

•

Delete housing type descriptions from the table—
terms are defined in EC 9.0500.

•

Add reference to special standards for middle
housing in EC 9.5550.

Duplexes, triplexes, fourplexes, and rowhouses are
already permitted in R zones. For types other than
duplexes, the “S” indicates that these housing types are
subject to special standards in EC 9.5550.

Special Use
Limitations (9.2741)

Remove notes (3), (4), (5), and (6), which prohibit
development of rowhouses, duplexes, triplexes, and
fourplexes in the Fairmount, Amazon, and South
University neighborhoods. Note (3) also establishes
special standards for rowhouses related to building
size, open space, and access.

The prohibitions in the Amazon, Fairmount, and South
University neighborhoods are part of the “University
Area Interim Protection Measures,” which were
intended to limit infill and middle housing development
near the University. However, HB 2001 requires that
City permit middle housing in these areas.
For rowhouses, none of the current standards in note
(3) comply with the OAR. New standards regulating
number of units (i.e., building size) and access are
proposed for EC 9.5550.

Add new note (3) Middle Housing on Nonconforming
Lots – prevents middle housing other than duplexes

APG

Eugene Middle Housing Code Amendments
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Single detached dwellings are permitted on any
nonconforming lot of record, so duplexes must be
allowed as well. Other middle housing types will have

June 10, 2021

Draft Code Summary – Definitions & Residential Zones

4 of 11

Proposed Code Amendments
from being permitted on lots that do not meet the
applicable minimum lot area standard.

Commentary
to meet the minimum lot area that’s defined in EC
9.2751 and Table 9.2760.

Development Standards (9.2750)
Proposed Code Amendments

Commentary

Density

Exempt duplexes, triplexes, fourplexes, and cottage
clusters from maximum density. Apply special density
standards to rowhouses. [via note (1)].

Per OAR requirements. See Section 9.2751.

Maximum Height

•

R-1 zone: Throughout the zone, increase height
allowance for duplex, triplex, and fourplex to 35 ft
(+ 7 ft for a pitched roof that is at least 6:12). [via
note (3).]

PC recommended “incentivizing” middle housing
throughout R-1 by increasing height allowances.

•

Keep existing height standards in other zones:
o R-2: 35 ft

o R-3: 50 ft

•
Minimum Setbacks

Maximum Lot
Coverage

Cottage clusters: Height standards are in EC 9.5550
(maximum 25 ft).

Keep current standards in R-1 – R-4 zones:
•

Front Yard: 10 ft

•

Interior yards: 5 ft

•

Duplex, triplex, and fourplex:
o R-1 – R-2: Increase allowance to 70% [via note
(20)].

•

APG

o R-4: 120 ft

PC recommended “incentivizing” middle housing by
increasing lot coverage from for plexes from 50% to
70%.
Cottage cluster exemption is required by middle
housing OAR.

o R-3 – R-4: N/A

Rowhouse: keep 75% standard

Eugene Middle Housing Code Amendments

PC supported keeping setback standards as-is in order
to balance increased height and reduced lot sizes.
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June 10, 2021

Draft Code Summary – Definitions & Residential Zones

5 of 11

Proposed Code Amendments
•
Minimum Open
Space

Commentary

Cottage cluster: exempt from maximum lot
coverage.

In R-2 through R-4, reduce minimum open space
standard from 20% to 10% for middle housing [via note
(13)].

PC supported the “encourage” approach for reducing
minimum open space.

Special Development Standards for Table 9.2750 (9.2751)
(1) Density.
Duplex, triplex,
fourplex, and
cottage cluster

Rowhouse

Proposed Code Amendments

Commentary

•

Exempt duplex, triplex, fourplex, and cottage
cluster from maximum density.

•

Density exemptions for plexes and cottage clusters
are required by the middle housing OAR.

•

Cottage cluster in R-1: Establish minimum density
of 4 units per acre.

•

Cottage cluster minimum density is specified by HB
2001.

•

Minimum lot area standards noted here—intent is
to regulate how large an existing lot must be to
allow development of each middle housing type.

•

Min lot area standards are necessary to state here,
because Table 9.2760 Residential Zone Lot
Standards only apply to the creation of new lots.

[Initial recommendation below. See commentary for
other options.]
R-1 – Apply maximum density of 25 units per net acre.
Other zones – keep current density maximums:

APG

•

R-2: 28 units per net acre

•

R-3: 56 units per net acre

•

R-4: 112 units per net acre

Eugene Middle Housing Code Amendments
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The middle housing OAR allows cities to limit rowhouse
density to four times the density for single detached
dwellings or 25 units per net acre, whichever is less.
The recommended approach for rowhouse minimum
lot area is to reduce the minimum from 1,600 sf to
1,125 sf (see EC 9.2760 below). This is ¼ of the
minimum lot size for single detached dwellings (4,500
sf), so it would be equivalent to allowing four rowhouse
lots to be created from one single-dwelling lot.
However, this equates to a density of approximately 39
units per net acre, which would exceed the allowable

June 10, 2021

Draft Code Summary – Definitions & Residential Zones

6 of 11

Proposed Code Amendments

Commentary
density in R-1 (25 du/na) and the current permitted
density in R-2 (28 du/na).
The PC has recommended applying the 25 du/na
density cap in the R-1 zone, as allowed by the OAR.
However, for R-2, there are some options to consider.
Options for R-2:

APG

Eugene Middle Housing Code Amendments
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•

Retaining the current maximum density standard in
R-2 (as proposed at left) would effectively limit
rowhouse developments to 1,550 sf per unit
(however, an individual rowhouse lot could still be
as small as 1,125 sf).

•

Another option is to keep the current density
standard, but not to regulate minimum lot size.
This would eliminate the discrepancy between the
minimum lot size and maximum density standards.

•

Exempt rowhouses from maximum density, but
limit the number of rowhouse lots in a development
that could be created at the 1,125 sf lot size
minimum. For example, only 8 rowhouses per
development could be allowed at 1,125 sf per unit;
beyond that, rowhouse lots would have to be at
least 1,500 sf.

•

The least restrictive option would be to exempt
rowhouses from maximum density in R-2 and let
the 1,125-sf lot size control—allowing up to 39
du/na.

June 10, 2021

Draft Code Summary – Definitions & Residential Zones

7 of 11

Proposed Code Amendments

Commentary
The Project Team is seeking further direction from the
PC as to which option is preferred for the R-2 zone.

(3) Building Height.

Special height provisions for middle housing noted
here.

(13) Open space

Special open space provisions for middle housing
noted here.

(15) Driveways and
Parking Areas.

Exempt middle housing from special driveway and
parking area restrictions in Amazon, Fairmount, and
South University neighborhoods in R-1.
Also exempt middle housing from separate restrictions
in R-3 and R-4.

The Driveways and Parking Areas regulations in certain
neighborhoods in the R-1 zone were part of the part of
the “University Area Interim Protection Measures”
discussed above. These regulations pose barriers to
middle housing by restricting development to only one
driveway per lot; limiting surface parking spaces to 2
per lot; and limiting the dimensions of driveways and
parking areas so they can only accommodate two
vehicles. These regulations would overly limit flexibility
for middle housing; therefore, the Project Team
recommends that middle housing be exempted from
these standards.
Standards in the R-3 and R-4 also restrict driveway
access to one per lot—again, posing a barrier to middle
housing.
Proposed standards in EC 9.5550 would provide more
flexible standards regulating driveways and access for
middle housing.

(18) Alley Access
Lots in R-1.

APG

Increase building size and height allowances so that
Duplexes must be permitted on any lot that allows a
duplexes are more feasible to build on alley access lots. single detached dwelling—this includes alley access
lots. However, the current size limits—800 sf or 10% of

Eugene Middle Housing Code Amendments

Page 17 of 45

June 10, 2021

Draft Code Summary – Definitions & Residential Zones

8 of 11

Proposed Code Amendments
Building size: increase size allowance to 1,200 sf (or
25% of lot).
Height: Increase to 25 ft for duplex.

(20) Cottage cluster
lot coverage.

Commentary
the lot area, whichever is less—make duplexes de facto
unbuildable. We recommend relaxing the limitations to
make duplexes somewhat more feasible (though still
unlikely at 1,200 sf). Note: Alley access lots are no
longer permitted in the residential base zones, so these
standards only apply to existing alley access lots in
these zones.

Exemption from maximum lot coverage standards for
cottage clusters noted here.

Lot Standards (9.2760)
Proposed Code Amendments
Lot Area Minimum
Plex and
Cottage Cluster

Commentary

Reduce minimum lot area for each middle housing type PC recommended applying the “incentivize” lot sizes
in all zones:
throughout the R zones, instead of just near frequent
transit.
• Duplex: 2,250 sf
Note: Currently in R-2, R-3, and R-4, there is no
minimum lot size specific to duplex, triplex, or fourplex
lots. All lots in those zones (except rowhouse lots) are
subject to the minimum lot area standard that applies
to single detached dwellings (4,500 sf). Density is
chiefly regulated in these zones based on units per acre,
rather than lot area. Because duplexes, triplexes,
fourplexes, and cottage clusters must be exempt from
maximum density, we recommend applying the same
minimum lot sizes for middle housing in R-2 – R-4 as
recommended for the R-1 zone.

(current – 8,000 sf)

Rowhouse

APG

•

Triplex: 3,500 sf
(current – 12,000 sf)

•

Fourplex: 4,500 sf
(current – 16,000 sf)

•

Cottage cluster: 4,500 sf
(current – N/A)

Reduce minimum lot area for rowhouses in all zones
from 1,600 sf to 1,125 sf.

Eugene Middle Housing Code Amendments
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Commentary
Note: In R-3 and R-4 maximum density is 56 du/ac and
112 du/ac, respectively. Minimum lot area of 1,125 sf
could only achieve up to 39 du/ac in net density.
Another option would be to eliminate minimum lot
area for rowhouses in R-3 and R-4 and let maximum
density control.

Flag Lots

Keep existing lot area minimum: 6,000 sf

Middle housing types must be permitted on flag lots.
Given these lots’ access constraints, the project team’s
initial recommendation is not to change flag lot
standards to encourage middle housing. Does the PC
support that recommendation, or would you prefer to
encourage middle housing development on flag lots—
say, by reducing minimum lot area?

Lot Width /
Frontage Minimum

•

For rowhouses, we recommend reducing minimum lot
width to 10 ft, since minimum lot area is reduced to
1,125 sf. We also recommend eliminating minimum lot
frontage for townhouses. Not requiring street frontage
would allow flexibility for rowhouse lots to be accessed
via private street or drive aisle. This provides more
options for infill situations, allowing rowhouses to be
accessed from a perpendicular drive that is
perpendicular to the street, or allowing an additional
row of rowhouses behind the street-facing row.

Rowhouses in all zones:
o Reduce min lot width to 10 ft.

•
•

o Do not require minimum street frontage.

Duplex in R-1: Reduce from 50 ft to 35 ft [via note
(6)]
R-2 – R-4: No change to current standards (35 ft).

For duplexes, since the minimum lot area is reduced to
2,250 ft, the minimum lot width should be reduced in
proportion.

APG
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Proposed Code Amendments

Commentary

Housing Mix
Maximum

Remove housing mix maximum for duplexes, triplexes,
and fourplexes in subdivisions.

These provisions are in conflict with the middle housing
OAR and must be removed.

Special Standards
for Table 9.2760
(9.2761)

Add note (3), which references new Cottage Cluster Lot
Standards for individual lot (subdivision) development.

For Cottage Cluster Lot Standards, see EC 9.2771
below.

Remove restrictions for rowhouse lots [current note
(3)] and duplex, triplex, and fourplex lots [note (6)].

Currently, rowhouse developments must have at least
10 lots; they are prohibited in the Amazon, Fairmount,
and South University neighborhoods; and lots must
have alley access. Each of these provisions is in conflict
with the OAR and must be removed.

Small Lot Standards Add note stating that duplexes are permitted on small
for R-2, R-3, and R-4 lots.
Zones (9.2770)

Same as ALLOW

Cottage Cluster Lot
Standards (9.2771)

PC provided direction to create a clear and objective
path to cottage cluster development that allows
individual lots to be owned “fee simple.” If additional
flexibility is desired by an applicant, the Cluster
Subdivision procedure (EC 9.8040-9.8055) provides a
discretionary path to achieving similar outcomes, but
with greater flexibility for lot standards.

Add new set of standards to regulate the creation of
cottage clusters with units on individual lots. The
standards are modeled off the Small Lot Standards and
are intended to provide a clear and objective path for
development of a cottage cluster subdivision.
The standards address:

APG

•

Setbacks for the perimeter of the overall
development, in addition to setbacks for
individual cottage lots.

•

Minimum lot area for the overall development;
no minimum lot area for individual cottage lots.

•

Creation of separate tracts for common
courtyards, shared parking areas, community
buildings, and other common areas.

Eugene Middle Housing Code Amendments
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These standards will work in tandem with the Special
Development Standards for cottage clusters in EC
9.5550(7), which we will review with the PC at the June
21 work session.
NOTE: On May 26, 2021, the Governor signed Senate
Bill 458, which mandates the allowance of land
divisions for middle housing. The SB 458 provisions will
take effect at the same time as HB 2001 (July 1, 2022).
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Proposed Code Amendments
•

Duplex Division Lot
Standards (9.2777)

APG

Access easements to provide access rights for
units of land that do not have frontage on a
public street, and to provide vehicle and
pedestrian circulation throughout the site.

For now, reduce area/dimension standards to be
consistent with the recommended lot sizes for
duplexes:
•

Existing lot area minimum: 4,500 sf

•

Resulting lot width minimum: 20 ft

•

Resulting lot area minimum: 2,250 sf

Eugene Middle Housing Code Amendments
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Commentary
This new law will have implication for several aspects
of Eugene’s Middle Housing Code Amendments,
including for cottage cluster land divisions. However,
the Project Team is still working to understand all the
implications, and as such, is not prepared to modify any
recommendations at this time.
SB 458 will also have implications for the duplex
division lot standards. The Project Team will provide
modified recommendations once we understand more
about the full implications of the law.
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Definitions
Changes proposed to implement House Bill 2001

9.0500

Definitions.

As used in this land use code, unless the context requires otherwise, the following words and
phrases mean.
Cluster Subdivision. A subdivision with 46 or more lots with dwellings grouped in a manner that
achieves protection of natural environmental features or creates common open space that is
suitable for use by residents through the relaxation of the lot and development standards. The
subdivision shall include reductions in the minimum lot area requirements.
Common Courtyard: A common area for use by residents of a cottage cluster or other type of
residential development. A common courtyard may function as a community yard. Hard and
soft landscape features may be included in a common courtyard, such as but not limited to
pedestrian paths, lawn, groundcover, trees, shrubs, patios, benches, or gazebos.
Controlled Income and Rent Housing. A housing project, or that portion of a larger project,
consisting of any dwelling type or types exclusively for low-income individuals and/or
householdsfamilies, sponsored by a public agency, a non-profit housing sponsor, a developer, a
combination of the foregoing, or other alternatives as provided for in the Oregon Revised
Statutes or Federal Statutes to undertake, construct, or operate housing for households that
are low-income. For the purposes of this definition, low-income means having income at or
below 80 percent of the area median income. (See Map 9.2740 Areas Unavailable for Controlled
Income and Rent (CIR) Housing with Increased Density.)
Cottage Cluster Project. A site with one or more cottage clusters. Each cottage cluster as part of a
cottage cluster project must have its own common courtyard. Cottages may be on the same lot
or parcel or each cottage may be on its own lot or parcel.
Dwelling. A building, or portion thereof, designed and used as a residence for occupancy by 1
familyhousehold. This includes both buildings constructed on-site and manufactured homes.
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Dwelling, Cottage Cluster. A grouping of no fewer than four detached dwelling units per acre with
each cottage having a footprint of less than 900 square feet and that includes a common
courtyard. Cottage clusters are not multiple-family dwellings.
Dwelling, Duplex. Two dwellings on a single lot or parcel in any configuration. A building
designed and used as dwellings for 2 families living independently of each other and having
separate housekeeping facilities for each family that are connected either by common walls or
common ceiling/floor connection. A building is not a duplex if If one of the dwellings on the lot
or parcel is an accessory dwelling, it is not considered a duplex.
Dwelling, Fourplex-Plex. Four dwellings on a single lot or parcel in any configuration.A building
designed and used as dwellings for 4 families living independently of each other and having
separate housekeeping facilities for each family.
Dwelling, Middle Housing. A class of dwellings comprising duplexes, triplexes, fourplexes,
rowhouses, and cottage clusters.
Dwelling, Multiple-FamilyUnit. One or more buildings on a single lot or parcel containing 5 or
more dwellings. that are designed and used for 3 or more families, all living independently of
each other, and having separate housekeeping facilities for each family. The dwellings may
share common walls, common roofs, or common foundations or may be detached. Multiplefamilyunit dwellings include condominium and apartment units without regard to ownership
status. Cottage clusters and other middle housing are not multiple-unit dwellings.
Dwelling, Single DetachedOne-Family. One detached dwelling on a single lot or parcel. A dwelling
that may have a common wall, roof or foundation with another one-family dwelling on a
separate lot or may share a common wall, roof, or foundation with an accessory dwelling on the
same lot.
Dwelling, Rowhouse House. A dwelling that shares 1 or more walls with 1 or more dwellings, each
of and which is located on its own a row house lot. Rowhouses are also known as townhouses
or attached single dwellings.
Dwelling, Tri-Pplex. Three dwellings on a lot or parcel in any configuration. A building designed
and used as dwellings for 3 families living independently of each other and having separate
housekeeping facilities for each family.
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Frequent Transit Route. A public transit route that is officially adopted by Lane Transit District as
part of its Frequent Transit Network (FTN).
Rowhouse Project. One or more rowhouse structures constructed, or proposed to be
constructed, together within the land that has been divided, or is proposed to be divided, to
reflect the rowhouse property lines and any commonly owned property.
Subsidized Low-Income Disabled Housing. Subsidized low-Income housing exclusively for lowincome individuals with physical or mental disabilities and/or low-income householdsfamilies
with physical or mental disabilities. For the purposes of this definition, low-income means
having income at or below 80 percent of the area median income as defined by the U.S.
Department of Housing and Urban Development.
Subsidized Low-Income Housing. A controlled income and rent housing project of any dwelling
type(s) exclusively for low-income individuals and/or householdsfamilies where all units are
subsidized. For the purposes of this definition, low-income means having income at or below 80
percent of the area median income as defined by the U.S. Department of Housing and Urban
Development.
Subsidized Low-Income Specialized Housing. A controlled income and rent housing project of any
dwelling type(s) exclusively for extra low-income individuals and/or householdsfamilies where
all units are subsidized. For the purposes of this definition, extra low-income means having
income at or below 50 percent of the area median income as defined by the U.S. Department of
Housing and Urban Development.
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Residential Zones
Changes to implement House Bill 2001

9.2700

Purpose of R-1 Low-Density Residential Zone.

The purpose of the R-1 Low-Density Residential zone is to implement the comprehensive plan
by providing areas for low-density residential use. The R-1 zone is designed for one-familysingle
detached dwellings and middle housing, with some allowance for other types of dwellings, and
is also intended to provide a limited range of non-residential uses that can enhance the quality
of low-density residential areas.
(Section 9.2700, see chart at front of Chapter 9 for legislative history from 2/26/01 through 6/1/02; amended by
Ordinance No.20584, enacted July 17, 2017, effective August 24, 2017.)

9.2705

Purpose of R-1.5 Rowhouse Zone.

The purpose of the R-1.5 Rowhouse zone is to implement the comprehensive plan by providing
areas for attached rowhouse dwellings.
(Section 9.2705, see chart at front of Chapter 9 for legislative history from 2/26/01 through 6/1/02; amended by
Ordinance No.20584, enacted July 17, 2017, effective August 24, 2017.)

9.2720

Purpose of R-3 Limited High-Density Residential Zone.

The purpose of the R-3 Limited High-Density Residential zone is to implement the
comprehensive plan by providing areas for limited high-density residential use that encourage
attached one-family dwelling units, middle housing, and multiple-family unit dwellings units.
The R-3 zone is also intended to provide a limited range of non-residential uses to help provide
services for residents and enhance the quality of the limited high-density residential area.
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(Section 9.2720, see chart at front of Chapter 9 for legislative history from 2/26/01 through 6/1/02; amended by
Ordinance No.20584, enacted July 17, 2017, effective August 24, 2017.)

9.2735

Residential Zone Siting Requirements.

In addition to the approval criteria of EC 9.8865 Zone Change Approval Criteria, a property
proposed for the R-1.5 zone shall not exceed the area needed to accommodate up to 8
rowhouse lots and shall be located at least 500 feet, as measured along existing street public
right-of-way, from any other property zoned R-1.5. Zone changes to R-1.5 are prohibited within
the city-recognized boundaries of Amazon Neighbors, Fairmount Neighbors and South
University Neighborhood Association.
(Section 9.2735, see chart at front of Chapter 9 for legislative history from 2/26/01 through 6/1/02. Section
9.2735 amended by Ordinance No. 20526, enacted March 12, 2014, effective April 12, 2014)

Table 9.2740 Residential Zone Land Uses and Permit Requirements
R-1

R-1.5

R-2

R-3

R-4

Accessory Uses
Accessory Uses. Examples include a garage,

P

P

P

P

P

P

P

P

P

S

S

S

storage shed, and services primarily for use by
residents on the site, such as a recreation room
and laundry facility. Parking areas and garages
constructed and used for a principle use on the
development site, such as an apartment, are
allowed as an accessory use.
Agricultural, Resource Production and Extraction
Community and Allotment Garden

P

Display and Sale of Agricultural Products Grown

P

on the Site
Urban Animal Keeping, including pastureland

S

(See EC 9.5250)
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Table 9.2740 Residential Zone Land Uses and Permit Requirements
R-1
Horticultural Use. Examples include field crops,

R-1.5

R-2

R-3

R-4

P

orchards, berries, and nursery or flower stock.
Education, Cultural, Religious, Social and Fraternal
Church, Synagogue, and Temple, including

C

C

C

C

associated residential structures for religious
personnel. (All religious uses shall meet
minimum and maximum density requirements
in accordance with Table 9.2750 Residential
Zone Development Standards unless specifically
exempted elsewhere in this code or granted a
modification through an approved conditional
use permit.)
Club and Lodge of State or National

C

Organization (These uses shall meet minimum
and maximum density requirements in
accordance with Table 9.2750 Residential Zone
Development Standards unless specifically
exempted elsewhere in this code or granted a
modification through an approved conditional
use permit.)
Community and Neighborhood Center

C

C

C

P

School, Elementary through High School

C

C

SR

SR

University or College

C

C

SR

SR

Athletic Facility and Sports Club

C

C

C

C

Athletic Field, Outdoor

C

C

C

C

Equestrian Academy and Stable (See also Table

PUD

Entertainment and Recreation

9.1240)
Equestrian Trail (See also Table 9.1240)

PUD

Golf Course, with or without country club (See

PUD

also Table 9.1240)
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Table 9.2740 Residential Zone Land Uses and Permit Requirements
R-1
Park and Non-Publicly Owned Open Space Use

R-1.5

R-2

R-3

R-4

S(69)

S(69)

S(69)

P

P

P

P

C

C

S

S

Recycling, small collection facility (See EC 9.5650) S

S

S

S

C(1)

C(1)

C

C

C (1)

C (1)

S(69)

(See EC 9.2620):
Kiosk, Gazebo, Pergola, Arbor
Trail, paved and non paved
Arboretum, outdoors
Athletic Areas, outdoors, unlighted
Natural Area or Environmental Restoration
Ornamental Fountain, Art Work
Park Furnishings, Examples include: play
equipment, picnic tables, benches, bicycle racks,
and interpretive signage
Restroom
Wetland Mitigation Area
Theater, Live Entertainment (See also Table

C

9.1240)
Government
Government Services, not specifically listed in
this or any other uses and permit requirements
table. An example could include: a fire station.
Lodging
Bed and Breakfast Facility (See EC 9.5100)
Manufacturing

Medical, Health and Correctional Services
Clinic, or other Medical Health Facility (including
mental health).
Correctional Facility, excluding Residential

C

Treatment Center
Hospital, Clinic, or other Medical Health Facility
(including mental health). (These uses shall meet
minimum and maximum density requirements
in accordance with Table 9.2750 Residential
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Table 9.2740 Residential Zone Land Uses and Permit Requirements
R-1

R-1.5

R-2

R-3

R-4

Zone Development Standards unless specifically
exempted elsewhere in this code or granted a
modification through an approved conditional
use permit.)
Nursing Home (See also Table 9.1240)
Residential Treatment Center

C

C

C

C

C

C

P

P

P

P

P

Motor Vehicle Related Uses
Transit, Neighborhood Improvement

P

Transit Park and Ride, Major or Minor, Only

P

P

when Shared Parking Arrangement with Other
Permitted Use
Transit Park and Ride, Major or Minor

C

Transit Station, Major

C

C

SR

P

P

P

P

P

P

P(2)

P(2)

P(2)

P(2)

S(3)P

S(3)P

S(3)P

Transit Station, Minor
Residential
Dwellings. (All dwellings, including accessory
dwellings, shall meet minimum and maximum
density requirements in accordance with Table
9.2750 Residential Zone Development Standards
unless specifically exempted elsewhere in this land
use code. All dwelling types are permitted if
approved through the Planned Unit Development
process.)
One-FamilySingle Detached Dwelling (1 Per Lot
in R-1), except as provided at EC 9.2741(710) for
Churches, Synagogues and Temples)
Accessory Dwelling (1 Per Single Detached OneFamily Dwelling on Same Lot)
Rowhouse (One-Family on Own Lot Attached to

PS(3)

P(3)

Adjacent Residence on Separate Lot with Garage
or Carport Access to the Rear of the Lot) (See EC
9.5550)
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Table 9.2740 Residential Zone Land Uses and Permit Requirements
R-1

R-1.5

R-2

R-3

R-4

Duplex (Two-Family Attached on Same Lot)

P(4)

P

P

P

Tri-plex (Three-Family Attached on Same Lot)

S(5)(3)

S(3)

S(3)

S(3)

S(6)(3)

S(3)

S(3)

S(3)

S(3)

S(3)

S(3)

S(3)

PUD

S

S

S

S or SR

S or SR

Controlled Income and Rent Housing where

S or PUD

S or PUD

S or PUD

density is above that normally permitted in the

see Map

see Map

see Map

zoning yet not to exceed 150%. (Shall comply

9.2740

9.2740

9.2740

(See EC 9.55009.5550)
Four-plex (Four-Family Attached on Same Lot)
(See EC 9.55009.5550)
Cottage Cluster (On Single Lot or on Individual
Lots via Land Division) See EC 9.5550
Multiple-Family Unit Dwelling (3 or More
Dwellings on Same Lot) See EC 9.5500
Manufactured Home Park. Shall comply with EC
9.5400 or site review.

with multiple-familyunit standards in EC 9.5500
or be approved as a PUD.)
Assisted Care & Day Care (Residences Providing Special Services, Treatment or Supervision)
Assisted Care (5 or fewer people living in facility

P

P

P

P

C

C

C

C

Day Care (4 to 16 people served) (See EC 9.5200) S

S

S

S

Day Care (17 or more people served)

C

C

C

and 3 or fewer outside employees on site at any
one time)(All Assisted Care uses shall meet
minimum and maximum density requirements
in accordance with Table 9.2750 Residential
Zone Development Standards unless specifically
exempted elsewhere in this code.)
Assisted Care (6 or more people living in facility)
(All Assisted Care uses shall meet minimum and
maximum density requirements in accordance
with Table 9.2750 Residential Zone Development
Standards unless specifically exempted
elsewhere in this code or granted a modification
through an approved conditional use permit.)
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Table 9.2740 Residential Zone Land Uses and Permit Requirements
R-1

R-1.5

R-2

R-3

R-4

Rooms for Rent Situations
Boarding and Rooming House

C

P

Campus Living Organization, including

C

P

P

P

P

P

Fraternities and Sororities
Single Room Occupancy (SRO) (All SRO uses shall

C

meet minimum and maximum density
requirements in accordance with Table 9.2750
Residential Zone Development Standards unless
specifically exempted elsewhere in this code or
granted a modification through an approved
conditional use permit.)
University and College Dormitory
Utilities and Communication
Amateur Radio Antenna Structure (See EC

S

S

S

S

P

P

P

P

P

P

P

P

Pump Station, well head, non-elevated reservoir, P

P

P

P

S

S

S

9.5050)
Electrical Substation, must meet landscape
standards in EC 9.6210(3) High Screen
Landscape Standard (L-3) unless fully enclosed
within a building or approved through a Type II
procedure that shows low visual impact.
Fiber Optic Station, must meet landscape
standards in EC 9.6210(3) High Screen
Landscape Standard (L-3) unless fully enclosed
within a building or approved through a Type II
procedure that shows low visual impact.

and other water or sewer facilities, must meet
landscape standards in EC 9.6210(3) High Screen
Landscape Standard (L-3) unless fully enclosed
within a building or approved through a Type II
procedure that shows low visual impact.
Telecommunication Tower or Facility (See EC

S

9.5750)
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Table 9.2740 Residential Zone Land Uses and Permit Requirements
R-1
Water Reservoir, elevated above ground level

R-1.5

R-2

R-3

R-4

SR

SR

SR

SR

PUD (47)

PUD (47)

PUD (47)

PUD (47)

or C(58)

or C(58)

or C(58)

S

S

S

S

S

S

S

S

S

Other Commercial Services
C-1 Neighborhood Commercial Zone Permitted
Uses – Uses listed as P (Permitted) or SR (subject
to site review) in C-1 and which are not listed
elsewhere in this Table 9.2740
Cemetery, includes crematoria, columbaria, and C
mausoleums
Home Occupation (See EC 9.5350)

S

Model Home Sales Office (See EC 9.5450)

S

Temporary Activity (See EC 9.5800)

S

Wildlife Care Center (See EC 9.5850)

S

9.2741

S

S

Special Use Limitations for Table 9.2740.

(3) Middle Housing on Nonconforming Lots. Triplexes, fourplexes, rowhouses, and cottage
clusters are not permitted on lots that do not meet the minimum lot area standard for the
applicable housing type, pursuant to EC 9.2751(1)(b) and EC 9.2761(1)(d).
(3) Rowhouses.
(a) In R-1, new rowhouses are prohibited within the city-recognized boundaries of Amazon
Neighbors, Fairmount Neighbors and South University Neighborhood Association.
(b) In R-1.5, rowhouses shall comply with all of the following:
1. Maximum Building Size: Eight rowhouses in a building, no more than 180 feet in
width.
2. Minimum Interior or Rear Open Space Required: 400 square feet per rowhouse
with a minimum smallest dimension of 14 feet.
3. Auto access and parking shall be provided from the alley to the rear of the lot; there
shall be no auto access from the front of the lot.
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4. Siting requirements of EC 9.2735.
(4) Duplex. When located in R-1, a duplex shall conform to 1 of the following standards below,
except that new duplexes are prohibited within the city-recognized boundaries of Amazon
Neighbors, Fairmount Neighbors and South University Neighborhood Association:
(a) The duplex was legally established on August 1, 2001.
(b) The duplex is on a corner lot abutting public streets as provided in EC 9.2760
Residential Zone Lot Standards, which is at least 8,000 square feet in size.
(c) The duplex is on a lot that was identified as being developable for a duplex on a
subdivision plat.
(5) Triplex. When located in R-1, a triplex shall be on a lot that was identified as a triplex lot in a
subdivision, except that new triplexes are prohibited within the city-recognized boundaries of
Amazon Neighbors, Fairmount Neighbors and South University Neighborhood Association.
(6) Fourplex. When located in R-1, a fourplex shall be on a lot that was identified as a fourplex
lot in a subdivision, except that new fourplexes are prohibited within the city-recognized
boundaries of Amazon Neighbors, Fairmount Neighbors and South University Neighborhood
Association.
(47) C-1 Neighborhood Commercial in Residential Zones. Uses permitted outright in the C-1
Neighborhood Commercial zone shall be permitted in any residential zone through the planned
unit development process with a demonstration that the commercial uses will serve residents
living in the PUD.
(58) C-1 Neighborhood Commercial in R-2, R-3 and R-4 Zones. Uses permitted outright or subject
to site review in the C-1 Neighborhood Commercial zone shall be conditionally permitted in the
R-2, R-3 and R-4 zone when the minimum residential density is achieved on the development
site. All applicable standards for uses in the C-1 zone shall be complied with or granted an
adjustment through the conditional use permit process except as follows:
(69) Permitted, subject to the PRO zone use limitations and standards in Table 9.2630, EC
9.2631 and EC 9.2640.
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(710) In addition to any residential structures for religious personnel, Churches, Synagogues
and Temples in R-1 are permitted to have up to two dwellings per lot that are not subject to the
multiple-familyunit standards at EC 9.5500, provided all of the following are met:
(a) Each dwelling is used exclusively for low-income individuals and/or householdsfamilies
where all units are subsidized. For the purposes of this section, low-income means having
income at or below 80 percent of the area median income as defined by the U.S.
Department of Housing and Urban Development.

9.2750

Residential Zone Development Standards.

Table 9.2750 Residential Zone Development Standards
(See EC 9.2751 Special Development Standards for Table 9.2750.)
R-1

R-1.5

R-2

R-3

R-4

Density (1)
Minimum Net Density per Acre

No Minimum

–

13 units

20 units

20 units

Maximum Net Density per Acre

14 units

–

28 units

56 units

112 units

35 feet

50 feet

120 feet

Maximum Building Height (2), (3), (4), (5), (16), (17), (18)
Main Building. Does not include

30 feet

35
feet

main building on Alley Access Lot
in R-1
Main Building on Alley Access Lot

See (18)

–

–

–

–

See (16)

20

25 feet

30 feet

30 feet

See (17)

See (17)

See (17)

10 feet

10 feet

10 feet

18 feet

18 feet

18 feet

in R-1
Accessory Building.

feet
Accessory Dwelling

See (17)

–

Minimum Building Setbacks (2), (4), (6), (9), (10), (11), (16), (17), (18)
Front Yard Setback (excluding

10 feet

garages and carports)
Front Yard Setback for Garage

10
feet

18 feet

–

Doors and Carports (12)
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Table 9.2750 Residential Zone Development Standards
(See EC 9.2751 Special Development Standards for Table 9.2750.)
R-1

R-1.5

5 feet or

R-3

R-4

5 feet or

5 feet or

Interior Yard Setback (except

5 feet or

where use, structure, location is

minimum of 10

minimum of 10 minimum of

minimum of

more specifically addressed

feet between

feet between

10 feet

10 feet

below)(7)

buildings

buildings

between

between

buildings

buildings

Interior Yard Setback for

–

R-2

15 feet

–

15 feet

15 feet

15 feet

Interior Yard Setback for Buildings 10 feet

–

–

–

–

–

–

–

–

–

See (17)

See (17)

See (17)

–

–

–

–

–

–

See (8)

See (8)

50% of Lot

–

50% of Lot

–

–

See (17)(c)

–

–

–

–

Alley Access Lots in R-1

See (18)

–

–

–

–

Rowhouse Lots

75% of Lot

75%

75% of Lot

75% of Lot

75% of Lot

70%

–

–

Education, Government and
Religious Uses.

Located on Flag Lots in R-1 Created
After December 25, 2002 (See EC
9.2775(5)(b))
Interior Yard Setback for Accessory See (16)
Buildings in R-1
Interior Yard Setback for Accessory See (17)
Dwellings
Interior Yard Setback for Alley

See (18)

Access Lots in R-1
Area-Specific Interior Yard Setback –
Maximum Lot Coverage (17), (18), (20)
All Lots, except where specifically
addressed below
Lots with Accessory Dwellings
(Area-Specific)

of Lot
Lots with Duplexes, Triplexes, or

70%

Fourplexes
Open SpaceOutdoor Living Area (13)
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Table 9.2750 Residential Zone Development Standards
(See EC 9.2751 Special Development Standards for Table 9.2750.)
R-1
Minimum Total Open Space

R-1.5

–

–

R-2

R-3

20% of dev. site 20% of dev.

R-4
20% of dev.

site

site

6 feet

6 feet

6 feet

42 inches

42 inches

42 inches

–

–

–

–

Fences (14)
Maximum Height Within Interior

6 feet

42
inche

Yard Setbacks

s
Maximum Height within Front Yard 42 inches

42

Setbacks

inche
s

Deer Fencing

See EC
9.2751(14)(c)

Driveways and Parking Areas (15)
General Standards

–

–

–

See (15)(b)

See (15)(b)

Area-Specific

See (15)(a)

–

–

–

–

General Standards

See (16)(a)

–

–

–

–

Area-Specific

See (16)(b)

–

–

–

–

See (17)(a) and

–

See (17)(a) and

See (17)(a)

See (17)(a)

(b)

and (b)

and (b)

Accessory Buildings in R-1 (16)

Accessory Dwellings (17)
General Standards

(b)
Area-Specific

See (17)(c)

–

–

–

–

General Standards

See (18)(a)

–

–

–

–

Area-Specific

See (18)(b)

–

–

–

–

See (19)

–

–

–

–

Alley Access Lots (18)

Maximum Bedroom Count (19)
Area-Specific
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Special Development Standards for Table 9.2750.

(1) Density.
(a) The minimum residential density requirements set forth in Table 9.2750 do not apply
to:
5. Dwellings exclusively for low income individuals and/or householdsfamilies where
all units are subsidized. For this purpose, low income means having income at or below
80 percent of the area median income as defined by the U.S. Department of Housing
and Urban Development. For these types of dwellings the minimum density is 10 units
per net acre.
(b) The following exceptions to residential density requirements in Table 9.2750 apply to
middle housing:
1. The maximum residential density requirements do not apply to duplexes, triplexes,
fourplexes, or cottage clusters.
2. A duplex shall be permitted on any lot where are a single detached dwelling is
permitted or on a duplex lot with a lot area that is at least 2,250 square feet.
3. A triplex shall be permitted on any lot with a lot area that is at least 3,500 square
feet.
4. A fourplex shall be permitted on any lot with a lot area that is at least 4,500 square
feet.
5. A cottage cluster shall be permitted on any lot with a lot area that is at least 4,500
square feet.
6. Cottage clusters in the R-1 zone shall have a minimum net density of 4 units per
acre.
7. Rowhouses in the R-1 zone shall have a maximum net density of 25 units per acre.
(3) Building Height.
(e) In the R-1 zone, the maximum building height for a duplex, triplex, fourplex, or
rowhouse is 35 feet, plus the allowance for additional height provided in (d).
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(f) Maximum building height for cottage clusters is provided in EC 9.5550(7)(a)3.
(13) For middle housing, the minimum open space standard in R-2, R-3, and R-4 is 10% of the
development site. For multiple-family unit projects, refer to EC 9.5500(9) Open Space.
(15) Driveways and Parking Areas.
(a) R-1 Zone. Within the city-recognized boundaries of the Amazon Neighbors, Fairmount
Neighbors and South University Neighborhood Association, the following standards apply
when a new dwelling or a new parking area serving residential uses is created in the R-1
zone, except for duplexes, development subject to the Middle Housing Development
standards at EC 9.5550, alley access lots, flag lots, and lots on the east side of Fairmount
Boulevard:
(b) R-3 and R-4 Zones. Except for duplexes, development subject to the Middle Housing
Development standards at EC 9.5550, development subject to the Multi-Family Unit
Development standards at EC 9.5500, and development authorized through a planned unit
development approved prior to June 15, 2012, the following standards apply when a new
dwelling or new parking area serving residential uses is created in the R-3 or R-4 zones.
(18) Alley Access Lots in R-1.
(a) General Standards.
3. Building Size. The total building square footage of a dwelling or dwellings shall not
exceed 1025 percent of the total lot area or 800 1,200 square feet, whichever is
smaller. Total building square footage is measured at the exterior perimeter walls and
is defined as all square footage inside of the dwelling, including, but not limited to
hallways, entries, closets, utility rooms, stairways and bathrooms.
5. Building Height/Interior Setback.
a. Interior yard setbacks shall be at least 5 feet, including along the alley frontage.
In addition, at a point that is 8 feet above finished grade, the setback shall slope at
the rate of 10 inches vertically for every 12 inches horizontally away from the
property line perpendicular to the alley until a point not to exceed a maximum
building height of 18 feet, or 25 feet for duplex dwellings.
7. Bedrooms. The dDwellings shall contain no more than 3 bedrooms.
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8. Primary Entrance. The primary entry to the at least one dwelling shall be defined by
a covered or roofed entrance with a minimum roof depth and width of no less than 3
feet.
9. Pedestrian Access. The dDwellings shall be served by a minimum three foot wide
hard-surfaced/hard-scaped (paved, concrete or pavers) pedestrian walkway from the
alley, or from the front street via an easement. The pedestrian walkway must be
recognizable and distinct (different color, materials and/or texture) from the driveway
and parking area, but is not required to be separated from the driveway or parking
area.
10. Parking Spaces. There shall be a minimum of 1 parking space per dwelling and a
maximum of 2 parking spaces on the lot.
11. Parking and Driveway.
a. Only one covered or enclosed parking space may be provided per dwelling
(carport or garage). The covered or enclosed parking space shall be counted
towards the total number of parking spaces.
(b) Area – Specific Alley Access Lot Standards in R-1. Except as provided below, the standards
in subsection (a) of this section apply to alley access lots existing as of April 12, 2014, in the
R-1 zone within the city-recognized boundaries of Amazon Neighbors, Fairmount
Neighbors and South University Neighborhood Association. In lieu of EC 9.2751(18)(a)(3)
Building Size, the following applies:
1. Building Size. An alley access lot dwelling or dwellings shall not exceed 1,000 square
feet of total building square footage, measured at the exterior perimeter walls. For
alley access lots, total building square footage is defined as all square footage inside of
the dwelling, including, but not limited to hallways, entries, closets, utility rooms,
stairways and bathrooms.
(20) Cottage clusters are exempt from maximum lot coverage standards.
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Residential Zone Lot Standards.

The following Table 9.2760 sets forth residential zone lot standards, subject to the special
standards in EC 9.2761:
Table 9.2760 Residential Zone Lot Standards
(See EC 9.2761 Special Standards for Table 9.2760.)
R-1

R-1.5

R-2

R-3

R-4

Lot Area Minimum (1)
Lots, except Rowhouse Lots, Small

4,500 square –

4,500 square 4,500 square 4,500 square

Lots, Duplex Lots, Triplex Lots,

feet

feet

Per Cluster

2,250 square 2,250 square 2,250 square

Subdivision

feet or per

feet or per

feet or per

or PUD

Cluster

Cluster

Cluster

Subdivision

Subdivision

Subdivision or

or PUD

or PUD

PUD

1,6001,125

1,6001,125

1,6001,125

be indicated on the final plat and shall square feet

square square feet

square feet

square feet

be developed with a rowhouse.)

feet

feet

feet

Fourplex Lots, Cottage Cluster Lots,
Residential Flag Lots, Duplex Division
Lots
Small Lots (2)

Rowhouse Lots (3)
Rowhouse Lots (Rowhouse lots shall

1,6001,125

Duplex Lots (In R-1, a duplex lot shall

8,0002,250

be indicated on the final subdivision

square feet

1,600

–

2,250 square 2,250 square 2,250 square
feet–

feet–

feet–

plat as developable as a duplex. Such
lots may not be created by a partition.
Alternatively, a duplex lot may be
located on a corner lot that contains
at least 8,000 square feet.)
Triplex Lots (In R-1, lots shall be

12,0003,500

indicated on the final subdivision plat

square feet

–

3,500 square 3,500 square 3,500 square
feet–

feet–

feet–

as developable as a triplex. Such lots
may not be created by a partition)
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Table 9.2760 Residential Zone Lot Standards
(See EC 9.2761 Special Standards for Table 9.2760.)
R-1
Fourplex Lots (In R-1, lots shall be

16,0004,500

R-1.5
–

indicated on the final plat and shall be square feet

R-2

R-3

R-4

4,500 square 4,500 square 4,500 square
feet –

feet–

feet–

developed as a fourplex.)
Cottage Cluster Lots (Single Lot

4,500 square

4,500 square 4,500 square 4,500 square

Development)

feet

feet

feet

feet

Cottage Cluster Lots (Individual Lot

(3)

(3)

(3)

(3)

Residential Flag Lot (4) (Existing lot

6,000 square –

6,000 square 6,000 square 6,000 square

shall be at least 13,500 square feet.)

feet

feet

feet

feet

Duplex Division Lots (8) (Existing lot

2,2503,600

2,2503,600

2,2503,600

2.2503,600

shall be at least 4,5008,000 square

square feet

square feet

square feet

square feet

Development)

feet.)
Lot Frontage Minimum (1)
Interior Lot (6)

50 feet

20 feet 35 feet (9)

35 feet (9)

35 feet (9)

Corner Lot (6)

50 feet

20 feet 35 feet (9)

35 feet (9)

35 feet (9)

Curved Lot

35 feet

20 feet 35 feet (9)

35 feet (9)

35 feet(9)

Cul-de-sac Bulb Lot

35 feet

20 feet 20 feet

20 feet

20 feet

1 Lot

15 feet

15 feet

15 feet

15 feet

2 to 4 Lots

25 feet

25 feet

25 feet

25 feet

105 feetnone 15 feet 15 feetnone

15 feetnone

15 feetnone

Interior Lot (6)(7)

50 feet

20 feet 35 feet (9)

35 feet (9)

35 feet (9)

Corner Lot (6)

50 feet

20 feet 35 feet (9)

35 feet (9)

35 feet (9)

Curved Lot

35 feet

20 feet 35 feet (9)

35 feet (9)

35 feet (9)

Cul-de-sac Bulb Lot

35 feet

20 feet 20 feet

20 feet

20 feet

Residential Flag Lot (4)

50 feet

Rowhouse Lot

1015 feet

Residential Flag Lot (4)

Rowhouse Lot
Lot Width Minimum (1)
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Table 9.2760 Residential Zone Lot Standards
(See EC 9.2761 Special Standards for Table 9.2760.)
R-1

R-1.5

R-2

R-3

R-4

Lot Area Maximum (5)
(New subdivisions and partitions only)

13,500
square feet

Housing Mix Maximum (6)
Duplex

See EC

–

–

–

–

–

–

–

–

–

–

–

–

9.2741(4)
Triplex

See EC
9.2741(5)

Four-plex

See EC
9.2741(6)

9.2761

Special Standards for Table 9.2760.

(3) Cottage Cluster Lots (Individual Lot Development). Cottage clusters developed with dwelling
units on individual lots shall comply with other cottage cluster lot provisions except when
approved as a Cluster Subdivision or a Planned Unit Development (PUD). (See EC 9.2771
Cottage Cluster Lot Standards.)
(3) Rowhouse Lots.
(a) In R-1, rowhouse lots can be created only in a subdivision created after August 1, 2001
that contains 10 or more lots and where the overall residential density in the subdivision
complies with Table 9.2750 Residential Zone Development Standards, except that the
creation of new rowhouse lots is prohibited within the city-recognized boundaries of
Amazon Neighbors, Fairmount Neighbors and South University Neighborhood Association.
(b) In all zones, rowhouses shall have street frontage for the residence and alley access for
off-street parking.
(6) Unless approved through a planned unit development process, in any 1 subdivision there
shall be a maximum of 25% duplex lots, 15% triplex lots, and 10% fourplex lots. At least 50% of
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the lots must be for one-family detached dwellings or rowhouses. Fractions are reduced to the
next lowest number.
(6) Duplex lots (both interior and corner lots) shall have a minimum lot frontage and minimum
lot width of 20 feet.

9.2770

Small Lot Standards For R-2, R-3 and R-4 Zones.

(1) Purpose and Applicability. The small lot provisions are intended to increase opportunities for
affordable housing, home ownership, and infill development. The small lot standards in
subsection (43) shall apply when, as part of a subdivision or partition, a lot is proposed which
has less than 4,500 square feet in lot area. Small lots proposed as part of a cluster subdivision
or a PUD are not subject to these small lot standards.
(3) Use Regulations. One single detached dwelling or one duplex is permitted on a small lot.
(43) Development Standards.
(a) Zero interior yard setback option: Permitted, provided there is common wall
construction or as permitted by the building code with required fire suppression or
separation with a building on the adjacent lot, or there is at least 10 feet of separation
between the building and all buildings on the adjacent lot.

9.2771

Cottage Cluster Lot Standards.

(1) Purpose and applicability. The cottage cluster lot provisions are intended to increase
opportunities for affordable home ownership. The cottage cluster lot standards in subsection
(4) shall apply when a cottage cluster project is proposed in which the dwelling units are on
individual lots. Cottage cluster lots proposed as part of a Cluster Subdivision or a PUD are not
subject to these cottage cluster lot standards.
(2) Land Division Regulations. All applicable regulations for the type of land division process
being used must be met except where the cottage cluster lot standards create different
requirements.
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(a) A subdivision or replat is required prior to the development of a cottage cluster, to
create the lots and tracts that will comprise the cottage cluster project.
(b) The overall cottage cluster project site shall meet the minimum lot size applicable to
cottage clusters on a single lot in the zone.
(c) There is no minimum lot area or dimension for individual cottage lots.
(e) Common courtyards, shared parking areas, and other common areas must be placed
in separate tracts and owned in common by residents.
(f) Access easements must provide access to a public street for units of land within the
cottage cluster that do not have frontage on a public street. Access easements must also be
provided for all shared vehicle circulation and for pedestrian access required under EC
9.5550(7)(e).
(3) Use Regulations. Cottage cluster lots are only permitted for the development of cottage
clusters.
(4) Development Standards.
(a) The minimum front yard setback between a cottage and either the public street,
common courtyard, or internal pedestrian circulation path is 10 feet. Intrusions into the
front yard setback are permitted as allowed at EC 9.6745.
(b) The minimum interior yard setback between a cottage and the perimeter of a cottage
cluster project is 5 feet.
(c) For all other interior yards that are interior to the cottage cluster, the minimum
setback is 3 feet.
(d) Cottages shall be separated by a minimum distance of 6 feet. The minimum distance
between all other structures, including accessory structures, shall be in accordance with
building code requirements.
(e) The zone’s minimum setback standards shall apply to the perimeter of the cottage
cluster project. This requirement may increase the required setbacks listed above.
(f) The cottage cluster project shall comply with all standards in EC 9.5550 Middle Housing
Standards that are applicable to cottage clusters.
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Duplex Division Lot Standards.

(2) Land Division Regulations. All applicable regulations for the type of land division process
being used must be met except where the duplex division lot standards create different
requirements.
(a) The existing lot must contain at least 4,5008,000 square feet.
(c) The lot width is at least 2040 feet.
(d) The minimum lot area is at least 2,250 square3,600 feet.
(4) Development Standards.
(c) A single family dwelling will not replace or be added to the lot.
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