AGENDA
Meeting Location:
Virtual Meeting (via Zoom)
Phone: 541-682-5377
https://www.eugene-or.gov/406/Hearings-Official

The Eugene Hearings Official welcomes your interest in this agenda item. As this meeting is
being held virtually, feel free to join in and go as you please during the meeting. For
questions about accessing the virtual meeting, see the instructions* below or contact the
Planning Division: (541) 682-5485.

WEDNESDAY, AUGUST 26, 2020 – 5:00 p.m.
I. Public Hearing: Crescent Village Phase VI (PDT 20-1)
Request:

The applicant requests Tentative Planned Unit
Development approval for 45 paved parking
spaces with landscaping.

Owner/Applicant:

Regal Residential LLC

Representative:

Teresa Bishow, Bishow Consulting

Assessor’s
Map/Tax Lot:

17-03-16-24 / 3500 &3600

Address / Location:

North of the intersection of Tennyson Avenue and
Shadow View Drive

Lead City Staff

Althea Sullivan, Assistant Planner, Planning Division
541-682-5485
ASullivan@eugene-or.gov

II. Public Hearing: Erik Verdouw (Z 20-4 & CU 20-2)
Request:

The applicant requests Zone Change approval from
Limited High-Density Residential (R-3) to
Neighborhood Commercial (C-1) and a Conditional
Use Permit for a veterinary office.

Owner/Applicant:

Erik Verdouw & Dr. Thomas Macready

Representative:

Zach Galloway, TBG Architects + Planners

Assessor’s
Map/Tax Lot:
Address / Location:

18-03-08-24/ 10300, 10400 & 10500
3469 & 3467 Hilyard Street

Lead City Staff

Althea Sullivan, Assistant Planner, Planning Division
541-682-5485
ASullivan@eugene-or.gov

*IMPORTANT NOTE: To take preventative measures for community members and
staff safety against the spread of COVID-19, this public hearing will be performed
virtually. No interested parties may attend the public meeting in person. Instead,
staff has provided alternative opportunities for interested parties to participate and
stay safe. Therefore, the following opportunities are available to participate in this
land use process:
HOW TO ACCESS THE MEETING
•

To join/watch the meeting from your computer, tablet or smartphone
(allows participation in Public Comment):
https://zoom.us/j/97599111627

•

To join by phone (allows participation in Public Comment): Dial one of the below
numbers and enter the Meeting ID: 975 9911 1627.
Dial: +1-669-900-6833 or Toll Free 1-877-853-5257 (US)
For higher quality, dial a number based on your current location.
International numbers available: https://zoom.us/u/abgq3Ln1I

•

To Submit Written Testimony: You may submit written testimony by email to
ASullivan@eugene-or.gov or by mail to Planning Division, c/o Althea Sullivan, 99
W 10th Avenue, Eugene, OR 97405. Written Testimony must be received by the
close of the public record.
To sign-up to speak for Public Comment:
o
o
o

For those viewing the meeting on a computer, laptop, or other device, click
once on the blue “hand” icon.
For those listening to the meeting on a phone, press *9 (Star-9)
All persons providing comment will be asked to provide their name, address,
and whether they are in support, neutral, or in opposition to the application.

Public Hearing Format
1. Staff introduction/presentation
2. Public testimony from applicant
3. *Public Testimony from others in support of application.
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4. *Comments or questions from interested persons who are not proponents, nor
opponents of the proposal (neutral persons).
5. *Public testimony from those in opposition to the application.
6. Staff response to testimony.
7. Questions from Hearings Official.
8. Rebuttal testimony from applicant.
9. Closing of public hearing.
*Due to the virtual meeting platform, the order of speakers will be based on order
that persons sign-up to speak, as opposed to the order noted above. For this
reason, each person providing comment will be asked to state whether they are in
support, neutral, or in opposition to the application.
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 record.
To be notified of the Hearings Official’s decision, please contact the lead City staff
noted above or provide public comment. The decision will also be posted at
https://www.eugene-or.gov/406/Hearings-Official.
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The Atrium Building
99 West 10th Avenue, Eugene, Oregon 97401
Phone: 541.682.5377 | Fax: 541.682.5572
www.eugene-or.gov/planning

PUBLIC HEARING STAFF REPORT
Tentative Planned Unit Development
File Name (Number):

Crescent Village Phase VI (PDT 20-1)

Owner:

Regal Residential LLC
P.O. BOX 13969, Salem, OR 97309

Applicant’s Representative:

Bishow Consulting, LLC – Teresa Bishow AICP
P.O. BOX 50721, Eugene, OR 97405

Lead City Staff:

Althea Sullivan, Assistant Planner

Relevant Dates:

Application Submitted: May 7, 2020
Deemed Complete: July 15, 2020
Public Hearing: August 26, 2020

Location:

North of the intersection of Shadow View Drive and
Tennyson Avenue.

Map No. / Tax Lot(s):

17-03-16-24 / 03500, and 03600

Property Size:

Approximately 1.29 acres

Application Summary:
Request for approval of a Tentative Planned Unit Development to develop a parking lot with 45
spaces on a site that is currently a gravel parking area.
Purpose of the 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
recommendations, and information. 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 typically made within
15 days following close of the public record, following the public hearing (see EC 9.7330). For
reference, the applicable quasi-judicial hearing procedures are described at EC 9.7065 through
EC 9.7095.
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APPLICATION DETAILS & PROCEDURE
The applicant is requesting approval of a Tentative Planned Unit Development to create a
parking lot with 45 spaces to serve the existing development in the Crescent Village area. The
Crescent Village area is shown in the Willakenzie Area Plan as a specific area, with a boundary
depicted on page 65 of the plan. The area has been developing over time with both commercial
and residential uses. The applicant’s request includes two tax lots, Tax Lot 3500 and Tax Lot
3600. Tax Lot 3500 has an existing commercial building (The Inkwell) on it and is included in the
request as the proposed parking lot will serve uses in the building. Tax Lot 3600 is under the
same ownership and is the site for which approval of the parking lot is requested. A vicinity
map showing both Tax Lots is attached as Attachment A.
The applicant submitted a memo on August 12, 2020 which clarified the intent of their
proposal, see Attachment B. The updated request includes proposed conditions of approval
which continue to vest the applicant in the previous conditions of approval that allowed for
flexibility for the existing building on Tax Lot 3500 (The Inkwell). The applicant describes the
history of the development of the site as a portion of the Crescent Village area, for which
development was originally approved through a single Tentative Planned Unit Development
(PUD), PDT 04-1, and implemented through a Final PUD, PDF 07-1. The applicant lists conditions
of approval, noting that many have been met, and that some are requested to be retained
through this PUD for the existing building on Tax Lot 3500.
The applicant’s request to carry over conditions that provide flexibility for the existing building
on Tax Lot 3500 appears to be reasonable. While the applicant has requested approval of a new
PUD, the request does not alter the existing building on Tax Lot 3500 which was previously
approved. It would seem duplicative to treat the existing building as if it was not approved
through a previous application, rather, it appears that the Eugene Code provides a way to allow
an existing PUD and it’s conditions to stand, even when a new request cannot be made as a
modification.
EC 9.8335 indicates that when a request cannot be approved as a modification, nothing
precludes the applicant from initially submitting the requested modification as a new PUD.
Based on this section of the code, it appears that the option is available to the applicant to
submit a new PUD application and bring in aspects of a former approval, as would occur with a
modification. The conditions that the applicant requests to retain with this application, should it
be approved, could be provided on a performance agreement and continue to apply to the site.
The applicant submitted information to demonstrate that the application requirements
beginning at EC 9.8310 were met. The information included a request for the Planning Director
to waive the requirement of an arborist under EC 9.8310(2). As the subject site does not have
significant trees located on private property, and the one tree that will be impacted is a street
tree, the Planning Director granted the applicant’s request. It is noted that the proposed
removal of a street tree will be evaluated through the street tree removal process provided by
Chapter 6 of the Eugene Code (see further discussion in the evaluation below).
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Timing, Notice, and Testimony
Application Submitted
Determined to be Complete
Application
Timeline
Noticed (per EC 9.7315)
Public Hearing

May 7, 2020
July 15, 2020
July 22, 2020
August 26, 2020

Public Notice
Public notice of this Tentative Planned Unit Development application was provided in
accordance with Eugene Code (EC) 9.7315 requirements.
Testimony
The City received two emails in response to the public notice, the first from Jonathan Lion and
the second from Dallas Kriz. Both emails are attached as Attachment C for ease of reference.
The first email expressed concerns about the usability of the site for individuals who use wheel
chairs. The second email expressed support for the applicant’s proposal, noting that additional
parking is needed in the area. To the extent that the testimony provided relates to a specific
approval criterion, evaluation in the context of the approval criteria is provided in the following
evaluation.
Referrals
The Planning Division also provided information concerning the application to appropriate City
departments, public agencies, the neighborhood group, and service providers. All referral
comments received by the Planning Division on this application are included in the application
file for reference. The substance of any relevant referral comments is addressed in the context
of applicable approval criteria and standards in the following recommendation.
EVALUATION
In accordance with EC 9.7330, the Hearings Official is required to approve, approve with
conditions, or deny a Type III land use application. 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.
To assist the Hearings Official in rendering a decision on the application, staff presents the
following Tentative Planned Unit Development approval criteria (shown below in bold
typeface), with findings related to each, based on the evidence available as of the date of this
staff report. Staff also provides a recommendation to the Hearings Official following the staff
evaluation, below.
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EC 9.8320(1): The PUD is consistent with applicable adopted policies of the Metro
Plan.
The applicant provides a thorough analysis of several policies from the Metro Plan. The most
relevant policies are provided below with summaries of the applicant’s findings, and additional
analysis as necessary.
Residential Land Use and Housing Element
Policy A.12: Coordinate higher density residential development with the provision of
adequate infrastructure and services, open space, and other urban amenities.
The applicant states that their proposal enhances the existing mixed-use area by providing
additional parking for The Inkwell building. The applicant also notes that new sidewalks along
Tennyson Avenue are proposed, and the parking area will have a pedestrian plaza and
landscaping. Additionally, the applicant provides calculations of density for the Crescent Village
area noting that it is at a higher residential density.
Based on the applicant’s statements, the proposal is consistent with this policy.
In addition to the policy above, the subject site is part of a Nodal Development area shown on
the Metro Plan diagram. The Metro Plan defines the elements of the Nodal Development area
as including:
a) Design elements that support pedestrian environments and encourage transit use,
walking and bicycling;
b) A transit stop which is within walking distance (generally ¼ mile) of anywhere in the
node;
c) Mixed uses so that services are available within walking distance;
d) Public spaces such as parks, public and private open space, and public facilities, that can
be reached without driving; and
e) A mix of housing types and residential densities that achieve an overall net density of at
least 12 units per acre.
The applicant provides a thorough analysis of the entire Crescent Village area, explaining how it
meets the elements of a Nodal Development area described above. In this case, the applicant’s
proposal will provide a parking area for an existing development. While the above elements
encourage modes of transportation other than automobile, the applicant’s proposal is still
consistent with the elements of the Nodal Development area based on the following: provision
of a pedestrian plaza; construction of public sidewalks; and the parking area serving as a place
to park vehicles before accessing the existing mixed-use development.
Based on the available information and findings above, the applicant’s proposal is consistent
with EC 9.8320(1).
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EC 9.8320(2): The PUD is consistent with applicable adopted refinement plan policies.
The subject property is located within the boundaries of the Coburg/ Crescent Subarea of the
Willakenzie Area Plan (WAP). As with the Metro Plan, the applicant provides detailed findings
addressing many of the policies provided by the WAP. The policies that are most relevant to
the applicant’s request are provided below, with summaries of the applicant’s findings, and
additional analysis as necessary.
Land Use Element – General Policies
Policy 2
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 surrounding areas.
Policy 6
Minimize land use conflicts by promoting computability between low-density and higherdensity residential uses as well as between residential and nonresidential land uses.
The applicant notes that the WAP was adopted in 1992, and since then, the City has updated
code requirements for commercial and multiple-family developments. The significance
attributed to the code updates is that parking areas have improved requirements for
landscaping.
In the context of the applicant’s proposal, which is to create a parking area to serve existing
development, the proposal has the potential to increase the compatibility of the commercial
development with the surrounding existing residential development. This is due to the addition
of parking spaces which may reduce the need for users of the existing commercial building to
park within the neighboring residential zone. Additionally, as noted by the applicant, increases
in required landscaping help to ensure that developments such as parking areas are screened
and as attractive as they can be. Based on the available information, the applicant’s proposal is
consistent with the policies listed above.
Coburg/Crescent Subarea
Policy 13
Development of the area depicted as “Crescent Village” on Inset Map D (page 65) shall
only be permitted pursuant to a single final PUD that includes a master plan for all
property within the Crescent Village boundaries. The City shall apply the /PD Planned
Unit Development overlay zone to all property within the Crescent Village boundaries
and remove the /SR Site Review overlay.
In response to the first portion of the above policy, the applicant states that the area depicted
as Crescent Village had a single Tentative PUD approved for the entire site. The approval
contained a phasing plan, and over time the site has been developing with phased Final PUDs.
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The applicant also notes that in some cases, the proposed development for a particular phase
varied from the original approval, including a portion that has received approval of a new
Tentative PUD (see PDT 16-3). The applicant concludes that the current application is for a
Tentative PUD that will be implemented through a single Final PUD.
The intent of the above policy appears to be that the Crescent Village area would develop as a
cohesive area with consideration of development through the PUD process. As noted by the
applicant, a single Tentative PUD was originally submitted for this larger area, and a phased
approach to implementation was approved. With the approval of a phased approach, a
determination was made that a single Final PUD was unnecessary to meet the intent of the
above policy.
In response to the second portion of the policy above, the applicant states that the City
implemented the above policy by applying the /PD Planned Unit Development overlay and
removing the /SR Site Review overlay. As the subject site has a /PD overlay, rather than a /SR
overlay, this portion of the above policy has been fulfilled.
Based on the available evidence, the intent of the above policy will be met by the applicant’s
proposal.
Based on the available information, and findings above, EC 9.8320(2) is met.
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 states that the Crescent Village PUD is a vibrant mixed-use urban village, with
buildings that are compatible with one another. For the current proposal, the parking lot
improvements will comply with landscaping requirements, and provide pedestrian amenities
(see further discussion below at EC 9.8320(10)(k)).
Based on the applicant’s proposal for landscaping that is complaint with the requirements of
the Eugene Code, it can be concluded that the parking area will be screened appropriately, and
this criterion is met.
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.
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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 comprehensive 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
comprehensive 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 subject property is a flat site without any significant natural features as provided by the
approval criterion above. Additionally, the site is not included in the City’s Goal 5 inventory. As
there are not any significant natural features on the site, and the site is not included on the
City’s Goal 5 inventory, further review under this criterion is unnecessary.
(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.
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As noted by the applicant, there are no significant trees on the subject property. This makes
further review under this criterion unnecessary.
(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.
As noted above, there are not any significant natural features or significant trees on the
applicant’s site. As such, evaluation of restoration or replacement is unnecessary because there
are not any natural features being disrupted.
(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.
The applicant states that, with the exception of one street tree, all other street trees near the
subject property will be preserved. The applicant notes that they are aware of the requirement
for a street tree removal permit, however, an approved permit has not been submitted with
the application materials. To ensure that the applicant follows the appropriate street tree
permit removal process as provided by EC 6.305, the following condition is provided:
•

The applicant shall obtain an approved street tree removal permit for any street trees to
be removed according to the process provided by EC 6.305.

Based on the available information, condition, and findings above, EC 9.8320(4) is met.
EC 9.8320(5): The PUD provides safe and adequate transportation systems through
compliance with the following:
(a) EC 9.6800 through EC 9.6875 Standards for Streets, Alleys, and Other Public Ways
(not subject to modifications set forth in subsection (10) below).
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The purpose of the standards above is to address the dedication, location, and design of public
ways. The subject site is located in an area with a developed street system. Referral comments
from Public Works staff provide analysis of each of the standards listed above, concluding that
they are not applicable or are otherwise met. The referral comments are available in the
application file for reference. Based on the available information this criterion is met.
(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 applicant’s site plans (sheet P130) show a public sidewalk along Tennyson Avenue which
will connect into an existing system providing pedestrian circulation to nearby areas. The
applicant also provides calculations and statements on page 38 of their narrative that
demonstrate that The Inkwell building (the building on Tax Lot 3500) complies with bicycle
parking standards.
The City received an email from Jonathan Lion that explained that the existing sidewalk system
lacked enough curb cuts and ramps for individuals who use wheelchairs. Lion’s email further
explained that the existing conditions would require an individual to stay in the street, or travel
a lengthy distance because curbs are not a feature that can easily be navigated by a person
using a wheelchair.
The concerns expressed are valid. As noted above, the applicant proposes to construct a public
sidewalk along Tennyson Avenue, which currently has trees located in planters which are a
difficult feature for an individual who uses a wheelchair to navigate. While there is always room
to improve conditions to increase the use of public infrastructure by all individuals, the addition
of a public sidewalk appears to be what is required of the applicant in this instance. In the event
the applicant elected to make a design change, one possible suggestion would be the addition
of a ramp on the northern portion of the parking area making it easier for individuals who use a
wheelchair to navigate the area without traveling around the entire parking area.
As the development associated with the applicant’s proposal does not generate additional
pedestrian, or bicycle traffic the above standard is applicable to the extent the development
improves existing conditions. Based on the information, and future permitting requirements,
this criterion is met.
(c) The provisions of the Traffic Impact Analysis Review of EC 9.8650 through 9.8680
where applicable.
The thresholds to require a Traffic Impact Analysis Review can be summarized as a
development that generates more than 100 trips in a peak hour, an increase in traffic problems
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in the area based on the development, analysis by the City that indicates that roadways in the
vicinity of the development do not meet adopted level of service standards, or a development
site that abuts streets in the jurisdiction of Lane County.
The applicant states that the proposed parking lot will not generate any additional traffic, and
staff agrees in that the parking area will serve other uses in the area rather than being a use in
and of itself that generates new traffic. Additionally, referral comments from Public Works staff
conclude that the applicant’s proposal does not meet any of the applicability thresholds for a
TIA as established by EC 9.8670.
Based on the available information and findings above, it can be concluded that EC 9.8320(5) is
met.
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.
The applicant states that their site has slopes of less than 2%, the property is not in a flood
plain, and impediments to emergency response will not be created.
Additionally, referral comments from Public Works and the Eugene/Springfield Fire Marshal’s
Office further confirm that the applicant’s proposal will not create any of the situations
described by the criterion above.
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.
The applicant states that water and power are available from the Eugene Water and Electric
Board (EWEB) and that sanitary sewer and storm drainage are available to the site. As the
applicant’s proposal is for a parking lot, the services noted appear to be those that are
applicable to their request. As the services are currently available, as confirmed by referral
comments from EWEB and Public Works staff, this criterion is met.
EC 9.8320(8): Residents of the PUD will have sufficient usable recreation area and
open space that is convenient and safely accessible.
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The applicant notes that Crescent Village has existing recreation areas and open spaces. Some
of the noted features include an outdoor swimming pool and spa, a fitness/ exercise room, and
activity rooms.
While all excellent amenities for residents of the existing Crescent Village area, the current
request is to add a parking area to serve existing development. As such, the applicant’s
proposal does not add additional residents that would generate an additional need for
recreation spaces. Based on this information, it can be concluded that the applicant’s proposal
meets 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 (10)
below.
The above criterion is not applicable because the applicant’s proposal is for a parking area, not
one-family detached dwellings.
EC 9.8320(10): The PUD complies with all of the following:
(a) EC 9.2000 through 9.4170 regarding lot dimensions, solar standards, and density
requirements for the subject zone and overlay zone. Within the /WR Water Resources
Conservation Overlay Zone, no new lot may be created if more than 33% of the lot, as
created, would occupy 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 applicant notes that there are not any proposed buildings which would be subject to solar
standards, and the lot has already been created. Because the applicant’s proposal does not
include land division or the construction of new buildings, it can be concluded that lot
dimensions, and solar lot standards are not applicable.
To address density, the applicant provides an analysis of the density for the entire Crescent
Village area, concluding that the entire area meets applicable density requirements. While this
information certainly supports the use of the site for a parking area serving an existing
commercial building, the evaluation of density is not applicable to the project due to the
allowance of commercial uses, including accessory parking, on the site. A discussion of the
specific details of how parking is allowed on the site is provided below.
Being that the site is zoned R-4, the uses allowed through the PUD process include those
allowed in the C-1 Neighborhood Commercial zone (see EC Table 9.2740). The C-1 zone allows a
variety of commercial uses including office spaces, restaurants, artist galleries, and banking
services to name a few (see EC Table 9.2160). These uses are all subject to a limitation on
square footage for each individual business at the time a new building is developed (see EC
9.2160(1)). In this case, there is an existing building which houses a variety of commercial uses
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and has already received a PUD approval, which evaluated whether the building was
appropriate for the site. At this time, the applicant is proposing a parking lot that will be
accessory to the existing building, and the uses allowed. Parking areas are permitted outright
when included on the same development site (see EC 9.2160). Because the applicant has
submitted a PUD that includes the existing building, it makes Tax Lot 3500 and 3600 one
development site for the purpose of this application, allowing the parking area. For reference,
the definition of development site from EC 9.0500 is provided below:
Development Site: A tract of land under common ownership or control, either
undivided or consisting of two or more contiguous lots of record. For the purpose
of land use applications, development site shall also include property under
common ownership or control that is bisected by a street or alley.
Based on the available information and findings above, this criterion is met.
(b) EC 9.6500 through EC 9.6505 Public Improvement Standards.
EC 9.6500 Easements authorizes the City to require dedication of easements for public utilities
and access under certain circumstances. The applicant does not propose nor has Public Works
identified the need for additional public easements to address stormwater or wastewater
needs for present or future development of the area.
EC 9.6505 Public Improvement Standards requires that all public improvements be designed
and constructed in accordance with adopted plans, policies, procedures and standards specified
in EC Chapter 7. No public improvements are proposed or required of this development;
however, all developments are required to make and be served by the infrastructure
improvements described below.
EC 9.6505(1) Water Supply: EWEB referral comments confirm that water service already serves
the site. The referral comments are included as Attachment D to this staff report and
recommendation.
EC 9.6505(2) Sewage: Public Works confirms that wastewater service is available to this site
from a service line that has been extended from an 8-inch public mainline in Tennyson Avenue.
EC 9.6505(3) and (4) Streets, Alleys, and Sidewalks: The subject site has frontage on Tennyson
Avenue and Shadow View Drive, both of which are improved to City standards except for
complete sidewalks. As the applicant demonstrates on the site plan (sheet A1.1) they propose
to construct sidewalks along both streets in compliance with the standards listed above.
Referral comments from Public Works staff note that the specific details of the sidewalks will be
reviewed when the applicant submits a building permit for their project. Based on the available
evidence, and future permitting requirements, this standard is met.
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EC 9.6505(5) Bicycle Paths and Accessways: No bicycle paths or access ways are proposed by the
applicant and referral comments from Public Works staff further confirm that neither facility is
required.
(c) EC 9.6706 Development in Flood Plains through EC 9.6709 Special Flood Hazard
Areas – Standards.
The subject site is not located within a regulatory Special Flood Hazard Area, as mapped by the
Federal Emergency Management Agency (FEMA) on Flood Insurance Rate Map (FIRM) 41039C1133-F, and 41039C-1135-F, dated June 2, 1999. Based on the available information, this
criterion is not applicable.
(d) EC 9.6710 Geological and Geotechnical Analysis.
The subject property does not have slopes greater than 5% and the applicant does not propose
the construction of a public street. Based on the available information, the applicant is exempt
from this criterion.
(e) EC 9.6730 Pedestrian Circulation On-Site.
This standard is primarily concerned with providing pedestrian connections to, and between,
new buildings. The applicant states that the standard is not applicable to their request due to
the small size of the parking area. The applicant also notes that their project will provide
convenient access from the parking area to a pedestrian plaza at the corner of Shadow View
Drive and Tennyson Avenue, and the public sidewalks along both streets. As this portion of the
code is primarily concerned with the provision of pedestrian access between new buildings and
the applicant does not propose new buildings, additional review under this criterion is
unnecessary.
(f) EC 9.6735 Public Access Required.
This standard requires that structures and buildings have access to a public street. It also
requires the access to a development be located in accordance with EC 7.420 Access
Connections when a development increases the site’s peak hour trip generation by more than
50% or adds 20 additional peak hour trips.
The applicant proposes to maintain an access connection to Shadow View Drive, which is
exempt from further evaluation under EC 7.420 because the proposed development will not
increase the number of peak hour trips from the site by 50% or add an additional 20 trips. The
applicant also proposes to add an access connection to Tennyson Avenue. Referral comments
from Public Works staff confirm that the new connection complies with the applicable
standards of EC 7.420. Based on the available information, the applicant complies with this
criterion.
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(g) EC 9.6750 Special Setback Standards.
This standard allows the City to require a special setback to ensure that street improvements
and right-of-way standards can be met. As the subject site is in an area with an existing street
system with compliant right-of-way width, no special setbacks are necessary.
(h) EC 9.6775 Underground Utilities.
The applicant states that all on-site utilities will be placed underground, consistent with this
criterion. Additionally, the applicant provides a site plan note (on sheet P140) that states that
new utilities will comply with this criterion. Based on the available information, this criterion is
met.
(i) EC 9.6780 Vision Clearance Area.
The applicant states that development is not proposed within the vision clearance areas. The
vision clearance areas are shown on the applicant’s site plans (see sheets A.1.1 Enlarged Site
Plan and P110 Civil Site Layout Plan). Based on the available evidence, the applicant complies
with this criterion.
(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 and EC 9.6792 Stormwater Quality – Referral comments
from Public Works staff note that the site lies within stormwater Basin WKCF-053, and the
City’s Basin Master Plan (Willakenzie Basin, Volume V of VII) does not indicate any deficiencies
in the downstream system.
The applicant proposes construction of filtration planters, with an overflow to an existing piped
storm system. The applicant has provided preliminary sizing and indicates that the proposed
on-site facilities will meet the Stormwater Quality standards. Public Works staff confirms that
the proposed filtration facilities are appropriate, and future evaluation of specific design details
will occur at the time the applicant submits a building permit.
Based on the findings above and future permitting requirements the proposed development
will comply with EC 9.6791 and EC 9.6792.
EC 9.6793 Stormwater Flow Control (Headwaters) – This standard does not apply because
runoff from the development site will not be discharged into a headwaters stream, or 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 because the development will
not result in any of the conditions listed under EC 9.6794(a)-(d).
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EC 9.6795 Stormwater Source Controls – This standard does not apply because the
development will not result in any of the conditions listed under EC 9.6795(2)(a-h).
EC 9.6796 Dedication of Stormwater Easements – EC 9.6796 requires the dedication of
stormwater easements when the applicant proposes public stormwater systems. The applicant
is not proposing any public facilities; therefore, this standard is not applicable.
EC 9.6797 Stormwater Operations and Maintenance – This standard requires that all
stormwater facilities be operated and maintained in accordance with EC Chapters 6 and 7, and
the Stormwater Management Manual, and provides details for public infrastructure. The
applicant states that they will submit an operations and maintenance plan for private facilities
at the time of building permit and does not propose any public facilities. Referral comments
from Public Works staff confirm that the applicant’s proposal complies with this standard.
Based on the above findings, and future permit requirements, the stormwater development
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 new development associated with the applicant’s proposal will include the construction of
a new parking area, making it subject to the standards provided by EC 9.6410 Motor Vehicle
Parking Standards.
The applicant provides calculations and a narrative, starting on page 39 of their application,
that demonstrate that the proposed number of parking spaces are consistent with the required
and allowed parking for The Inkwell building. Based on the applicant’s responses, it can be
determined that the proposed parking lot is within the minimum and maximum number of
allowed parking spaces.
The applicant’s site plans show the dimensions for proposed parking spaces and indicates the
type of landscaping proposed. The majority of the details can be found on the applicant’s site
plans (see sheets A1.1, ME 1.1, and L1.0). The first plan sheet mentioned shows the dimensions
for proposed parking spaces, the second indicates proposed lighting, and the third provides a
preliminary landscaping plan.
The dimensions shown by the applicant on sheet A1.1 are consistent with the City’s standards
and can be concluded that the proposed configuration of the site meets the applicable
standards.
Lighting for parking areas is required to comply with the standards beginning at EC 9.6725
Outdoor Lighting Standards. The details shown on sheet ME 1.1 show conceptual compliance,
however, specific details to confirm compliance based on the light fixtures are not provided. To
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ensure the applicant meets the required standards at the time of development, the following
condition is provided:
•

Prior to final PUD approval, the applicant shall add the following note to sheet ME 1.1 of
their site plan: “Parking area lighting shall comply with EC 9.6725 Outdoor Lighting
Standards.”

The landscaping plan, sheet L1.0 has a note that states that appears to relate to the planting
list, indicating that it is for reference and subject to change. At this phase in the project, the
applicant has demonstrated conceptual compliance and the note is acceptable. However,
additional details will be needed to meet the requirements of EC 9.6420(3) Landscaping
Standards at the time the applicant moves forward with their project. To ensure compliance,
the following condition is provided:
•

Prior to final PUD approval, the applicant shall add the following note to sheet L1.0 of
their site plan: “Landscaping shall comply with EC 9.6420(3) Landscaping Standards.”

Based on the available information, findings, and conditions above, the applicant complies with
EC 9.8320(10).
EC 9.8320(11): The proposed development shall have minimal off-site impacts,
including such impacts as traffic, noise, stormwater runoff and environmental quality.
The applicant states that the development will have minimal off-site impacts because the
parking area will serve existing development. It is also noted that stormwater run-off will be
collected and treated, and evaluation of the applicant’s proposal as it relates to stormwater is
provided by this recommendation at EC 9.8320(10)(j).
The applicant’s point that the parking lot will not create additional traffic in and of itself is valid.
As the parking area will serve the existing development on Tax Lot 3500 it does not generate
new vehicle trips as a use in and of itself, and it is more likely that it will mitigate traffic impacts
to the surrounding area overall by providing a suitable place for vehicles to be parked. By
providing enough parking, the surrounding streets and residential parking areas could see less
vehicle traffic circling for a parking spot and potential impacts of the traffic and parking will be
mitigated.
Based on the available information, and findings above EC 9.8320(11) is met.
EC 9.8320(12): The proposed development shall be reasonably compatible and
harmonious with adjacent and nearby land uses.
The applicant states that the proposed parking lot will serve existing development and will have
pedestrian amenities and landscaping.
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As previously discussed, the proposed parking area will serve existing development in an area
that has a mix of commercial and residential uses. Most of the residential development near
the subject property is higher density residential development such as apartments and
townhomes. Often, these housing types are accompanied by larger parking areas such as the
one proposed. In addition, commercial areas often have a building or buildings with a large
parking area for visitors and employees to park, again much like the proposed parking lot. As
the parking lot is a feature that is often expected of areas developed similarly to the area
surrounding the development site, the accessory parking area use appears to be reasonably
compatible. As noted by the applicant, landscaping and a pedestrian area are also provided
which will make the parking area more visually appealing and provide a space for pedestrians as
they travel from adjacent sites.
Based on the available information, and findings above, EC 9.8320(12) is met.
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.
The applicant proposes a parking lot on an existing lot. As the applicant is not proposing an
application to divide the lot, or otherwise alter its configuration, this criterion does not apply.
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.
The subject property is not located within a special area zone; therefore, this criterion does not
apply.
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 subject property does not have a /SR Site Review Overlay; therefore, this criterion does not
apply.
STAFF RECOMMENDATION
Based on the available information and evidence and preceding findings of compliance with the
Tentative Planned Unit Development approval criteria at EC 9.8320, staff recommends the
Hearings Official conditionally approve the Tentative PUD request with the conditions listed
below:
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1. The applicant shall obtain an approved street tree removal permit for any street trees to
be removed according to the process provided by EC 6.305.
2. Prior to final PUD approval, the applicant shall add the following note to sheet ME 1.1 of
their site plan: “Parking area lighting shall comply with EC 9.6725 Outdoor Lighting
Standards.”
3. Prior to final PUD approval, the applicant shall add the following note to sheet L1.0 of
their site plan: “Landscaping shall comply with EC 9.6420(3) Landscaping Standards.”
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
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.
Attachments
The application materials, and file are available to review for any interested parties. To protect
the health of staff and community members staff can provide digital materials or make
appointments to view a physical set of materials. 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.
Attachment A:
Attachment B:
Attachment C:
Attachment D:

Vicinity Map
Applicant’s Memorandum
Testimony
Eugene Water and Electric Board Referral Comments

For more information, please contact Althea Sullivan, Assistant Planner, Planning Division, at:
(541) 682-5485; or by e-mail, at: ASullivan@eugene-or.gov.
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Vicinity Map
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PLANNING & DEVELOPMENT SERVICES
375 West 4th Ave., Ste 204
P.O. Box 50721
Eugene, OR 97405
541-514-1029
teresa@bishowconsulting.com

August 12, 2020
Althea Sullivan
Eugene Planning Division
99 West 10th Avenue
Eugene, OR 97401
RE:

Crescent Village Phase VI (PDT 20-1)

This letter is written on behalf of Regal Residential, LLC concerning the Crescent Village Phase
VI Tentative PUD. This letter clarifies the relationship between the pending application and the
prior approved Final PUD for the same development site and the original Tentative PUD for the
40-acre area known as Crescent Village.
Crescent Village Phase 3 Final PUD (PDF 07-1) and Adjustment Review (ARA 07-1)
In July 2007, the City approved a Final PUD and Adjustment Review for essentially the same
development site as the pending application. The Final PUD authorized the construction of two
4-story mixed use buildings for commercial and residential uses and associated site
improvements including parking and landscaping. The Adjustment Review allowed adjustments
to specific required landscape plant species and required planting bed sizes.
In 2008, a five story commercial building was constructed on Tax Lot 3500 and named The
Inkwell. The LEED certified building was designed for multiple tenants with the fourth and
partial fifth floor to be occupied by a single tenant. Prior to the city issuance of the occupancy
permit for the initial tenant, the city verified completion of all required site improvements
including landscaping and parking areas. Since 2008, as interior improvements were made for
specific commercial tenants, the city issued building permits after confirming compliance with
the Final PUD and any applicable code standards.
In 2007 when the Crescent Village Phase 3 Final PUD was approved, the townhouses on Lord
Byron Place and the two mixed use buildings on Shadow View (Village East and Village West)
were still under construction. The village still contained about 16 acres of vacant land zoned R4 and about 10 acres of vacant land zoned C-2 or GO. Since 2008 when The Inkwell, Village
East and Village West were complete, further development in the village added 438 apartments
(The Tennyson and The McKenzie), 64 single-family homes on small lots on Lord Byron Place
and a new two story commercial building at the northeast corner of Crescent Avenue and
Shadow View (Schimmer Building).
The applicant for the pending Tentative PUD desires to construct a parking lot with associated
improvements on Tax Lot 3600. The R-4 zoning only allows parking on development sites that
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contain a primary use permitted in the zone. This pending Tentative PUD is intended to
incorporate and retain the prior land use approvals for Tax Lot 3500 including any applicable
Conditions of Approval. There is no proposed changes to the development of Tax Lot 3500.
Listed below are the conditions of approval for the initial Final PUD and Adjustment Review for
the subject property and a brief response by the applicant.
PDF 07-1 and ARA 07-1 Conditions of Approval
1.

Response:

Prior to final PUD approval, the applicant shall submit, for review and
approval a multi-way stop warrant for the recommended four-way stop
control.
The above condition is no longer applicable.

The original Crescent Village Tentative PUD (PDT 04-01) Condition of Approval #11 required
that at each phase of development in Crescent Village a traffic signal warrant analysis be
conducted at the intersection of Crescent Avenue and Shadow View Drive. The above
condition was met. In addition, the pending Tentative PUD will substantially decrease projected
traffic impacts from the development site.
During review of The McKenzie (apartments) and the Schimmer Building (commercial), the city
reviewed detailed traffic studies including an analysis of the intersection of Crescent Avenue
and Shadow View Drive. The City Engineer determined a traffic signal was not warranted. In
2019, the city installed four-way stop signs at the intersection. In addition, the city has also
installed four-way stop signs at Shadow View Drive and Tennyson Avenue. The above
condition of approval is no longer applicable or warranted.
2.

Response:

At the time of building permit for each building or tenant space, bicycle
parking shall be provided in compliance with the applicable standards
beginning at EC 9.6105 to account for the uses at the time of development.
This condition is still applicable.

It is expected that commercial tenants may change over the years and an assessment of
required bicycle parking will need to be conducted for each building permit.
3.

Response:

Prior to conveyance of the lots containing Building C and D into separate
ownerships form the lots containing Buildings A and B such that they no
longer constitute one development site per EC 9.0500, an off-site parking
agreement pursuant to EC 9.6410(1) shall be submitted to the City for
review and approval.
This condition is no longer applicable.

The pending Tentative PUD will provide additional off-street parking for Building D (The Inkwell)
and eliminate the need for required parking to be met on the lots containing Buildings A and B.
In addition, the pending Tentative PUD eliminates Building C, the four story mixed use building,
thus reducing the overall parking demand for the development site.

PDT 20-01 Crescent Village Phase VI
Applicant’s Supplemental Information

Page 2 of 5
August 12, 2020

Attachment B

4.

Response:

Required landscaping may include substitutions of plant materials as
proposed by the applicant and approved through the final PUD in lieu of
those required plant materials on the City of Eugene’s Plant Materials list.
However, the remaining requirements of EC 9.6210(1) Basic Landscape
Standard (L-1) and EC 9.6210(2) Low Screen Landscape Standard (L-2),
shall be adhered to, including plant category, size, spacing and coverage.
This shall be noted on the final PUD site plans.
This condition is still applicable.

The Inkwell landscaping plan included numerous native, drought tolerant plants that at the time
were not on the City of Eugene’s Plant Materials list. The pending Tentative PUD does not
include a detailed landscape plan and the applicant would appreciate the flexibility offered by
retaining the above condition.
5.

The following conditions of approval form the original approved Tentative
PUD for Crescent Village (PDT 04-1) require specific performance after final
approval and remain in effect:
•
•

•

•

The following standard shall be reviewed for compliance at the time
of building permit submittal:
EC 9.6725 Outdoor Lighting Standards
Within the R-4 High Density Residential zoned portion of the site, the
following conditional uses shall be permitted: major transit facilities,
medical clinics and health facilities, churches, synagogues, temples,
athletic facilities and day care facilities. The location of these uses
shall be limited to the mixed use buildings on Blocks B, C and D.
Only those uses permitted outright in the C-1 Neighborhood
Commercial zone shall be permitted within the R-4 zoned portion of
this PUD. The location of these uses shall be limited to the mixed
use buildings on Blocks B, C, D, E and F.
Within the R-4 High Density Residential zoned portion of the site,
permitted C-1 and conditionally approved R-4 uses may comply with
the General Commercial sign standards of EC 9.6660 rather than the
Residential Sign Standards as dictated by the R-4 zone. Compliance
with the remaining sign standards shall be evaluated at the time of
building and/or sign permit submittal.

Response:
The conditions above are still applicable. The Inkwell contains a diverse mix of
commercial tenants including medical clinics. It is vital that the Tentative PUD incorporate the
conditions above to provide long-term flexibility for the commercial building. In addition, the
Crescent Village PUD allows projecting signs on the four story mixed use buildings, including
The Inkwell. This could be clarified in the relevant condition of approval.
Crescent Village Tentative PUD (PDT 04-1)
The prior Final PUD approved for the subject property listed specific conditions of approval from
the original Crescent Village Tentative PUD that were still applicable as listed above in Item #5.
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In our phone conversation earlier today, you inquired about the possible applicability of the
following condition of approval to the pending Tentative PUD:
The R-4 zoned portion of the site shall achieve a minimum net density of 25 units
per acre at full build-out. The “flex units” shall not be included in this density
count. At each phase of the final PUD, the applicant shall provide an accurate
calculation of the density proposed for the current phase, as well as the
cumulative density that has been achieved in any earlier approved and/or
developed final phases, and a conceptual illustration of how the remaining phase
can achieve the required density. (Condition #31)
For context, the above condition was imposed when the 40-acre Crescent Village site was
vacant. The areas of the PUD zoned commercial did not require any residential development.
The R-4 zoning district allowed non-residential uses and if developed without any residential
uses the minimum residential density requirements did not apply. For example, if a church or
medical clinic is constructed on R-4 zoned land there is no requirement to meet minimum
residential density.
The Crescent Village Tentative PUD included Condition #31 to help ensure the village ultimately
achieved a mixed land use pattern and sufficient residential density to help support transit and
the neighborhood-oriented commercial services. Over the years, some areas C-2 or GO
developed with a mix of commercial and residential uses or exclusively for housing. Some
areas zoned R-4 developed with a mix of commercial and residential uses or exclusively for
commercial uses.
The pending Tentative PUD includes a calculation of the net density achieved based on the
mixed use buildings and R-4 zoned land developed with residential uses. The net density is 25
units per acre. In addition, the GO zoned area in Crescent Village shown in the Tentative PUD
for future office development ultimately developed with apartments (The McKenzie). Due to the
required open space, two-story height limit next to R-1 zoned land on Kinney Loop, and other
factors, the GO zoned area developed at a net density of 24 units per acre.
Condition #31 does not apply to the pending Tentative PUD for two reasons. First, it was a
condition for a different Tentative PUD and second, it is not necessary given the number of
residential units and overall density achieved in the village. Finally, the proposed parking lot will
help address the demand for increased parking and allow the gravel lot to be improved in
compliance with the code. The new parking lot will provide four electrical vehicle charging
stations and two more ADA spaces. The pedestrian plaza and landscape areas will provide
attractive open spaces.
Attached is a list of potential conditions of approval to incorporate with the pending application.
Please let me know if you have any questions or need any further information.
Sincerely,
Teresa Bishow
Teresa Bishow, AICP
PDT 20-01 Crescent Village Phase VI
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Potential Conditions of Approval for PDT 20-01
The prior approved Final PUD and Adjustment Review for The Inkwell (PDF 07-01 and ARA 0701) remains in effect and applicable to Assessor’s Map 17-03-16-24, Tax Lot 3500 except as
noted below regarding the conditions of approval.
Approval of PDT 20-01 replaces the prior approved Final PUD (PDF 07-01) for Assessor’s Map
17-03-16-24, Tax Lot 3500 except as noted below regarding the conditions of approval.
Approval of PDT 20-01 updates and incorporates prior relevant conditions of approval for the
development site (Tax Lots 3500 and 3600) as listed below:
1.

At the time of building permit for each tenant improvement at The Inkwell, bicycle
parking shall be provided in compliance with the applicable standards beginning
at EC 9.6105 to account for the uses in the building at the time of development.

2.

Required landscaping may include substitutions of plant materials as approved
through the original Adjustment Review (ARA 07-1) in lieu of those required plant
materials on the City of Eugene’s Plant Materials list. This shall be noted on the
Final PUD landscape plan.

3.

The following conditions of approval from the original approved Tentative PUD
for Crescent Village (PDT 04-1) remain in effect:
•
•

•

•

The following standard shall be reviewed for compliance at the time of
building permit submittal:
EC 9.6725 Outdoor Lighting Standards
Within the R-4 High Density Residential zoned portion of the site, the
following conditional uses shall be permitted: major transit facilities,
medical clinics and health facilities, churches, synagogues, temples,
athletic facilities and day care facilities. The location of these uses shall
be limited to the mixed use buildings on Blocks B, C and D.
Only those uses permitted outright in the C-1 Neighborhood Commercial
zone shall be permitted within the R-4 zoned portion of this PUD. The
location of these uses shall be limited to the mixed use buildings on
Blocks B, C, D, E and F.
Within the R-4 High Density Residential zoned portion of the site,
permitted C-1 and conditionally approved R-4 uses may comply with the
General Commercial sign standards of EC 9.6660 rather than the
Residential Sign Standards as dictated by the R-4 zone. Compliance with
the remaining sign standards shall be evaluated at the time of building
and/or sign permit submittal and includes allowance of projecting signs.
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From:
To:
Subject:
Date:

[EXTERNAL

Jonathan Lion
SULLIVAN Althea C
Re: Jon Lion
Thursday, July 30, 2020 3:10:56 PM

]

Thank you for making contact with me and discussing the parking lot and accessible access
points. You mentioned to me about leaving my address and that is 2870 shadow view dr. unit
131, 97408. I also might be able to meet with you on the site when you are in the area to show
you what my thoughts are, I know you have codes to meet, but these might be things that
could possibly help to improve future projects. Thank You, Jon Lion
On Tue, Jul 28, 2020 at 12:28 PM Jonathan Lion <anthrlion@gmail.com> wrote:
I am sending you this in relation to the proposed parking lot and public hearing on this
proposed new parking lot at Tennyson ave. and Shadow View dr.. I may be unable to attend
the proposed Virtual Hearing, but upon viewing the proposed plan and being confined to a
wheelchair I do not see enough curb cuts and ramps for a wheelchair user to access and or
exit from the parking lot, as it is, there are not enough of these at this time. A able-bodied
person can access and exit the sidewalk anywhere they want, but someone confined to a
wheelchair has to stay in the street for a block or more. Along with new units being built in
the area that really do not allow for a person in a wheelchair to be able to perform their daily
duties easily, only to be built to meet the ADA minimums, in which case really do not allow
someone living in a wheelchair to function efficiently in their daily activities. The new
streets put in the area more or less discriminate against a wheelchair user, in that a
wheelchair user must wheel a whole block to access or exit the sidewalk. I would really
like to discuss this issue in person with someone! Thank You, Jon Lion #406-239-1879
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From:
To:
Subject:
Date:

[EXTERNAL

The McKenzie Manager
SULLIVAN Althea C
Crescent Village Phase VI
Wednesday, August 12, 2020 4:09:25 PM

]

Hello,
My name is Dallas Kriz and I manage The McKenzie at Crescent Village apartment community. It has
come to our attention that there is intent to develop the NW corner of Tennyson Ave and Shadow
View Dr into 45 paved parking spaces with landscaping (Crescent Village Phase VI).
We would like to voice our support for said development. The spot is currently an eyesore that
consists of weeds and gravel. Developing this area would add to the desirability of the location, as
well as provide much needed parking opportunities for the customers of the businesses that make
up the non-residential aspect of Crescent Village. Additionally, the EV charging spots that are
included in the plan would further the Crescent Area as well as Eugene’s commitment to being
green.
We sincerely hope that this positive addition to the community is approved. Thank you for your
time.

Best regards,
Dallas Kriz | Community Manager
The McKenzie at Crescent Village
2847 Tennyson Ave | Eugene, Oregon 97408
themckenziemgr@greystar.com o 458.201.7766
https://www.themckenzieapts.com
https://www.facebook.com/themckenzieapts/
https://www.instagram.com/themckenzieapartments/
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The Atrium Building
99 West 10th Avenue, Eugene, Oregon 97401
Phone: 541.682.5377 | Fax: 541.682.5572
www.eugene-or.gov/planning

PUBLIC HEARING STAFF REPORT
Zone Change and Conditional Use Permit
File Name (Number):

Erik Verdouw (Z 20-4/CU 20-2)

Owner/ Applicant:

Erik Verdouw & Dr. Thomas Macready

Applicant’s Representative:

TBG Architects + Planners – Zach Galloway, AICP
132 East Broadway, Suite 200, Eugene, OR 97401

Lead City Staff:

Althea Sullivan, Assistant Planner

Relevant Dates:

Application Submitted: February 25, 2020
Deemed Complete: July 16, 2020
Public Hearing: August 26, 2020

Subject property Address:

3469 and 3467 Hilyard Street, Eugene, Oregon 97505

Map No. / Tax Lot:

Conditional Use Permit – 18-03-08-24/ 10500
Zone Change – 18-03-08-24/ 10300, 10400, and 10500

Application Summary:
The applicant is requesting approval of a Zone Change from R-3 Limited High-Density
Residential to C-1 Neighborhood Commercial for three tax lots. The applicant also requests
approval of a Conditional Use Permit to bring a veterinary service that is currently operating on
the subject site into compliance with the requirements of the Eugene Code.
Purpose of the Staff Report
Staff reports provide community members an opportunity to learn more about the land use
request and to review staff analysis of the applications. Staff reports are available seven days
prior to the public hearing (see EC 9.7320). The staff report provides only preliminary
recommendations, and information. 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 typically made within
15 days following the close of the public record after the public hearing (see EC 9.7330). For
reference, the applicable quasi-judicial hearing procedures are described at EC 9.7065 through
EC 9.7095.
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APPLICATION DETAILS & PROCEDURE
The applicant is requesting approval for a Zone Change from R-3 Limited High-Density
Residential to C-1 Neighborhood Commercial for three tax lots. Tax Lot 10300 is vacant, while
Tax Lots 10400 and 10500 have existing buildings on them. The existing building on Tax Lot
10500 currently operates as a veterinary service, which the applicant is also requesting
approval of a Conditional Use Permit for. The request for approval of the Conditional Use
Permit is required due to the listing of a veterinary service as a conditionally permitted use in
the C-1 zone, which is the zoning requested by the applicant. Tax Lot 10400, while developed
with a clinic, does not create the need for further review under the land use application
process. This is because clinics are allowed in the C-1 zone when compliant with EC 9.2161(1)
which limits the floor area of businesses in new buildings. As the building the clinic is operating
in already exists, it is exempt from this standard.
The three tax lots that make up the applicant’s property are located south of the intersection of
East 34th Avenue and Hilyard Street. The area surrounding the properties is a mix of C-1
Neighborhood Commercial to the north, residential to the south, a large church campus to the
west, and Amazon Creek to the east.
A map of the subject site and zoning can be seen in Attachments A and B.
Timing, Notice, and Testimony
Application
Timeline

Application Submitted
Determined to be Complete
Noticed (per EC 9.7315)
Public Hearing

February 25, 2020
July 16, 2020
July 22, 2020
August 26, 2020

Testimony
In response to the notice the City received a question about the hearing and a request for the
staff report. As neither item is related to an approval criterion, further discussion is not
included in this recommendation.
Referrals
The Planning Division also provided information concerning the application to appropriate City
departments, public agencies, neighborhood organization, and service providers. All referral
comments received by the Planning Division on this application are included in the application
file for reference. The substance of any relevant referral comments is addressed in the context
of applicable approval criteria and standards in the following evaluation.
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EVALUATION
In accordance with EC 9.7330, the Hearings Official is required to approve, approve with
conditions, or deny a Type III land use application. 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.
To assist the Hearings Official in rendering a decision on the application, staff presents the
following Zone Change and Conditional Use Permit approval criteria (shown below in bold
typeface), with findings related to each, based on the evidence available as of the date of this
staff report. Staff also provides a recommendation to the Hearings Official following the staff
evaluation, below.

Zone Change Approval Criteria and Evaluation
EC 9.8865(1): The proposed change is consistent with applicable provisions of the
Metro Plan. The written text of the Metro Plan shall take precedence over the Metro
Plan diagram where apparent conflicts or inconsistencies exist.
The applicant’s request is for a change in zoning from R-3 Limited High-Density Residential to C1 Neighborhood Commercial. A plan designation that specifically allows C-1 Neighborhood
Commercial zoning is not shown on the Metro Plan diagram, rather, the Metro Plan addresses
the areas appropriate for C-1 zoning in the written text of the plan. Guidance for the location of
Neighborhood Commercial Facilities is provided by the Metro Plan on pages II-G-4 and 5. The
items listed in the Metro Plan as locating standards and site criteria are addressed below:
1. Within convenient walking or bicycling distance of an adequate support population. For
a full-service neighborhood commercial center at the high end of the size criteria, an
adequate support population would be about 4,000 persons (existing or anticipated)
within an area conveniently accessible to the site. For smaller sites or more limited
services, a smaller support population or service area may be sufficient.
The applicant states that their proposal will result in a C-1 Neighborhood Commercial area
totaling 1.7 acres in size, making it a smaller site. The applicant highlights certain features of the
surrounding area which include extensive public sidewalks, a cycle track along East Amazon
Drive, and pathways over Amazon Creek. Additionally, the applicant notes that there is an
adequate support population, including individuals living in a new multi-family development,
near the subject site. Based on the evidence provided by the applicant, this siting standard is
met.
2. Adequate area to accommodate off-street parking and loading needs and landscaping,
particularly between the center and adjacent residential property, as well as along street
frontages next door to outdoor parking areas.
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The subject site is developed with a veterinary service and a clinic leaving only a small portion
of the entire site (Tax Lot 10300) available for the establishment of any new commercial uses.
Review of development on Tax Lot 10300 through a land use application or building permit will
ensure that adequate off-street parking and landscaping will be provided when developed. For
the existing uses, the site is currently functioning and there is no evidence to conclude the
existing parking and loading areas, located to the north of the buildings are anything less than
adequate. Based on the available evidence, and future permitting requirements this siting
standard is met.
3. Sufficient frontage to ensure safe and efficient automobile, pedestrian and bicycle access
without conflict with moving traffic at intersections and along adjacent streets.
The applicant provides a detailed statement walking through the existing street development
features that provide automobile, pedestrian, and bicycle access concluding that their proposal
is consistent with this siting standard. Some of the key points made by the applicant include: an
existing sidewalk system; signalized crosswalks in the surrounding area; and recent public
improvements to multi-modal paths along Amazon Creek.
4. The site shall be no more than five acres, including existing commercial development.
The exact size shall depend on the numbers of establishments associated with the center
and the population to be served.
The applicant’s proposal to rezone their property to C-1 will increase an existing commercial
area by .69 acres. As noted above, there is an existing C-1 Neighborhood Commercial area
directly to the north of the subject site. Combined with the applicant’s site, the C-1
Neighborhood Commercial area will be expanded to create an area that is approximately 1.7
acres in size. As 1.7 acres is less than five, the applicant’s proposal is consistent with this siting
standard.
In addition to the siting standards noted above, the following policy from the Metro Plan is
applicable to the applicant’s request:
 Policy A.22: Expand opportunities for a mix of uses in newly developing areas and
existing neighborhoods through local zoning and development regulations.
The above policy provides support for Neighborhood Commercial zoning, expressing the desire
to provide for these types of commercial facilities in residential areas, including land designated
for residential uses on the Metro Plan land use diagram. The applicant’s site is located in an
existing neighborhood and the applicant’s proposal to zone their site C-1 is consistent with the
C-1 zoning to the north of the property and will expand opportunities for the continuation of
the veterinary service and clinic already located and operating on the site. Both uses are not
allowed outright by the current zoning, however, once the site is zoned C-1 the uses fit within
those allowed by the Eugene Code. Based on the available information, the applicant’s proposal
is consistent with this policy.
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Based on the available information and findings above, EC 9.8865(1) is met.
EC 9.8865(2): The proposed zone change is consistent with applicable adopted
refinement plans. In the event of inconsistencies between these plans and the Metro
Plan, the Metro Plan controls.
The subject site is located in an area that does not have a refinement plan applicable to the
applicant’s request, therefore, further review under this criterion is unnecessary.
EC 9.8865(3): The uses and density that will be allowed by the proposed zoning in the
location of the proposed change can be served through the orderly extension of key
urban facilities and services.
The applicant states that subject site is in an area with existing access to services that include
sanitary sewer, water, stormwater, electrical services, transportation, and all other key urban
facilities. Referral comments from Public Works staff further confirms that key urban facilities
and services are existing and available to the site. With existing services, the uses and density
that will be allowed by the proposed zoning can be allowed without extension of services,
making the applicant’s proposal consistent with this criterion.
EC 9.8865(4): The proposed zone change is consistent with the applicable siting
requirements set out for the specific zone in:
(a) EC 9.2150 Commercial Zone Siting Requirements.
1. New C-1 zones shall be located within convenient walking or bicycling distance
of an adequate support population. For new C-1 areas between 4½ and 5 acres,
an adequate support population is 4,000 people (existing or planned) within an
area conveniently accessible to the site.
As discussed above, at EC 9.8865(1), the applicant’s site is located in an area with an adequate
support population, and facilities for pedestrians and cyclists. Based on the available
information, this siting requirement is met with the findings at EC 9.8865(1), which are
incorporated herein by reference.
2. New C-1 areas larger than 1.5 acres shall be located on a collector or arterial
street.
The subject site is located along Hilyard Street and West Amazon Drive, classified as a major
collector and minor arterial respectively. Due to the classification of the streets, further analysis
of the site of the proposed C-1 zone is unnecessary under this siting requirement.
3. Existing neighborhood commercial areas shall not be allowed to expand to
greater than 1.5 acres unless the development area site abuts a collector or
arterial street.
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The applicant notes that the subject property is .69 acres and abuts an existing C-1 area to the
north. This addition of .69 acres of property proposed to be zoned C-1 will result in a combined
existing neighborhood commercial area that is more than 1.5 acres. As noted at the previous
siting requirement above, both Hilyard Street and West Amazon Drive are classified as a
collector and arterial street respectively. Based on the classifications of the streets abutting the
subject property, the applicant’s proposal complies with this siting requirement.
EC 9.8865(5): In cases where the NR zone is applied based on EC 9.2510(1)(b), the
property owner shall enter into a contractual arrangement with the city to ensure the
area is maintained as a natural resource area for a minimum of 50 years.
The applicant is not requesting the NR zone, and the subject site is not located in an area that
would otherwise require the application of the NR zone. Based on the available information and
evidence, this criterion is not applicable.
Transportation Planning Rule (TPR)
Goal 12 (Transportation) of the Statewide Planning Goals, adopted by the Land Conservation
and Development Commission, must be specifically addressed as part of the requested zone
change. The applicable portions of the state’s administrative rule that implement the TPR are
addressed below:
Oregon Transportation Planning Rule (TPR), OAR 660-012-0060(1) provides:
“(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a
land use regulation (including a zoning map) would significantly affect an existing or
planned transportation facility, then the local government must put in place measures as
provided in section (2) of this rule, unless the amendment is allowed under section (3),
(9) or (10) of this rule. A plan or land use regulation amendment significantly affects a
transportation facility if it would:
“(a) Change the functional classification of an existing or planned
transportation facility (exclusive of correction of map errors in an adopted
plan);
“(b)
Change standards implementing a functional classification system; or
“(c)
Result in any of the effects listed in paragraphs (A) through (C) of this
subsection based on projected conditions measured at the end of the
planning period identified in the adopted TSP. As part of evaluating
projected conditions, the amount of traffic projected to be generated
within the area of the amendment may be reduced if the amendment
includes an enforceable, ongoing requirement that would demonstrably
limit traffic generation, including, but not limited to, transportation
demand management. This reduction may diminish or completely
eliminate the significant effect of the amendment.
“(A) Types or levels of travel or access that are inconsistent with the
functional classification of an existing or planned transportation
facility;
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“(B)
“(C)

Degrade the performance of an existing or planned transportation
facility such that it would not meet the performance standards
identified in the TSP or comprehensive plan; or
Degrade the performance of an existing or planned transportation
facility that is otherwise projected to not meet the performance
standards identified in the TSP or comprehensive plan.”

The applicant’s submittal includes analysis prepared by Kelly R. Sandow, a registered
professional engineer, of Sandow Engineering. The analysis discusses trips that could be
generated from the site based on the Metro Plan designation for Low Density Residential. The
development assumptions conclude that 7 units could be constructed (10 units allowed per
gross acre on a .69-acre site). Trips from this scenario are based on the Institute of
Transportation Engineers Manual 10th Edition (ITE) category for single family residential.
Sandow also provides analysis for the reasonable “worst-case” development for the proposed
C-1 Neighborhood Commercial zone. The reasonable “worst-case” scenario is determined to be
a mix of office, retail, and services with consideration of the need for parking, landscaping, and
setbacks on the site. Trips from the “worst-case” development are calculated based on the ITE
category for shopping centers.
Sandow provides a table and findings on page 3 and 6 of the analysis that conclude that the
proposed “worse-case” scenario will result in an additional 65 trips in the PM peak hour and
concludes that the proposed zoning does not have a significant effect on the transportation
system. Additionally, Sandow provides findings for each of the subsections of the
Transportation Planning Rule, as listed above, concluding that the applicant’s proposal meets
each subsection.
Based on the available evidence, the applicant complies with the Transportation Planning Rule.

Conditional Use Permit Approval Criteria and Evaluation
EC 9.8090(1): The proposal is consistent with applicable provisions of the Metro Plan
and applicable refinement plans.
The subject site is currently zoned R-3 Limited High-Density Residential which is not consistent
with the land use diagram of the Metro Plan, which designates the subject property for Low
Density Residential. As discussed by the first portion of this recommendation, which is
incorporated herein by refence, the applicant is requesting approval of a Zone Change to C-1
Neighborhood Commercial which will remedy the plan/zone conflict created by the existing
zoning.
The applicant’s proposed use, a veterinary service, is a use allowed in the C-1 Neighborhood
Commercial Zone with the approval of a Conditional Use Permit (CUP). Once rezoned, the
allowance of the use through the CUP makes the applicant’s proposal consistent with uses
allowed by the Metro Plan diagram.
August 2020

Erik Verdouw (Z 20-4/ CU 20-2) | Staff Report

Page 7 of 16

Based on these findings, EC 9.8090(1) is met.
EC 9.8090(2): The location, size, design, and operating characteristics of the proposal
are reasonably compatible with and have minimal impact on the livability or
appropriate development of surrounding property, as they relate to the following
factors:
(a) The proposed building(s) mass and scale are physically suitable for the type and
density of use being proposed.
The subject site has an existing building in which the existing veterinary service use occurs. As
no new building is proposed, this criterion does not apply.
(b) The proposed structures, parking lots, outdoor use areas or other site
improvements which could cause substantial off-site impacts such as noise, glare
and odors are oriented away from nearby residential uses and/or are adequately
mitigated through other design techniques, such as screening and increased
setbacks.
The above criterion requires an applicant to address potential off-site impacts. The criterion is
primarily concerned with impacts to residential uses and requires an applicant to orient
outdoor use areas and site improvements that could be impactful away from any residential
uses.
In this case, the applicant’s proposed use has already been operating and the current request
will bring the use into compliance with the current code requirements for their use. The
surrounding area is comprised of commercial uses to the north, a church campus to the west,
and apartments to the south. The applicant highlights current site characteristics that provide
vehicular, bicycle, and pedestrian access to the site and note that a site-obscuring fence screens
their use from neighboring residences to the south. Additionally, the vehicle use area of the
applicant’s site are on the northern portion, away from the residences to the south.
Due to the location of the vehicle use area, parking, site-obscuring screen, and current
existence of the use it appears that the proposal will not create substantial off-site impacts that
would require further analysis or requirements related to this criterion. Based on the available
evidence and findings above, the applicant’s proposal will comply with this criterion.
(c) If the proposal involves a residential use, the project is designed, sited and/or
adequately buffered to minimize off-site impacts which could adversely affect the
future residents of the subject property.
The applicant does not propose a residential use; therefore, the above subsection does not
apply to this proposal.
Based on the above findings, and available information EC 9.8090(2) is met.
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EC 9.8090(3): The location, design, and related features of the proposal provides a
convenient and functional living, working, shopping or civic environment, and is as
attractive as the nature of the use and its location and setting warrant.
The applicant states that their request for a CUP will bring an existing use into compliance with
the City code and lists several features of the project that will contribute to a convenient living,
working, and shopping environment. Highlights of the applicant’s proposal include:
 Providing commercial services in an area with nearby residential uses;
 Availability of access to commercial services through modes of transportation
other than vehicles for those who choose to walk or bike to the site; and
 The improvement of the site through the provision of a pedestrian walkway and
the addition of bicycle parking.
Because the site is already functioning with the applicant’s proposed use, it can be concluded
that the use of the site for a veterinary service is a viable commercial use. Additionally, the
applicant’s site improvements will make the site more attractive to nearby residential users.
Based on the available information, the applicant complies with this criterion.
Based on these findings, EC 9.8090(3) is met.
EC 9.8090(4): The proposal demonstrates adequate and safe circulation exists for the
following:
(a) Vehicular access to and from the proposed site, and on-site circulation and
emergency response.
Vehicular access to the site is available from Hilyard Street, which the applicant notes can
accommodate emergency vehicle access. Referral comments from the Eugene/ Springfield Fire
Marshal’s Office do not indicate any concerns with the applicant’s proposal as it relates to
emergency response. Based on the available evidence, this criterion is met.
(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 site is in an area that is developed with streets that include sidewalks, a bike path
along West Amazon Drive, and other walking trails for pedestrians. A transit stop is also located
across Hilyard Street from the applicant’s site. The applicant also proposes to extend a
pedestrian path along the eastern portion of their building and add two bicycle parking spaces.
The applicant’s site plan provides details to demonstrate that the bicycle parking will comply
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with code requirements. Due to the existing public infrastructure and the applicant’s proposal
to improve the site with a pedestrian walkway and bicycle parking, there is not a need for
additional facilities for pedestrian, bicycle, or transit circulation.
The applicant provides analysis on page 25 of their written statement that demonstrates that
2.18 vehicle parking spaces are required for the veterinary service. They also provide
calculations for the building directly to the east of the veterinary building based on the hospital,
clinic or other medical health treatment facility use. This use allows for calculations to be made
based on 1 space for each 200 square feet or 1.35 spaces for each bed (see EC Table 9.6410).
The applicant states that they provide four beds, resulting in a requirement for 5.4 parking
spaces. The applicant then concludes that between both buildings, a total of 7.58 spaces are
required, and as this number is below 8, parking is not required (see EC 9.6410(3)(b)). As the
uses on the applicant’s site do not require parking, additional review of parking and parking
facilities is unnecessary.
o As an informational item, it is noted that at the time the applicant submits a building
permit a requirement for ADA compliant parking spaces may exist.
Based on these findings and condition, EC 9.8090(4) is met.
EC 9.8090(5): The proposal 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, the
preservation of natural features shall be consistent with the acknowledged
level of preservation provided for the area.
The subject property is not part of the City’s acknowledged Goal 5 inventory. Additionally, the
applicant indicates that, there are no documented habitat areas for rare animal species, no
prominent topographic features, no wetlands, and no natural resource areas as designated by
the Metro Plan. Therefore, this criterion does not apply.
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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 located along a water feature;
10. Heritage trees.
The applicant provides a tree preservation plan which shows a new pedestrian walkway, and a
freezer impacting portions of the critical root zones of existing trees. The applicant states that
there are five significant trees on the site, and proposes to retain all of them, noting that the
impacts from proposed improvements will not impact more than 30 percent of the critical root
zone of the existing trees. Additionally, note 5 on the site plan makes it clear that the proposed
improvements shall not impact more than 30 percent of the critical root zone of the existing
trees.
The evidence provided by the applicant is sufficient to demonstrate conceptual compliance
with this criterion. However, a specific calculation of the impact area for the critical root zone of
trees is not provided. Without being able to confirm the exact area of critical root zone impact
for trees, the following condition is provided to ensure that in the event of a tree removal as
defined by EC 9.0500 a replacement tree will be provided.
•

Prior to final site plan approval, the applicant shall add the following notes to their final
site plan:
 “In the event that Tree Removal of a Significant Tree occurs, a replacement tree
shall be provided on the subject site. Tree Removal and Significant Trees are
defined by EC 9.0500 and the terms in this note reflect the definitions provided
by the aforementioned code section.”
 “A replacement tree shall have a minimum caliper of 2” for deciduous trees, or a
minimum height of 5’ for coniferous or evergreen trees. The establishment and
survival of the replacement tree shall be the responsibility of the property
owner.”
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Based on the available information, and conditions above, the applicant’s proposal complies
with this criterion.
(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.
As established above, there are no significant natural features that will be removed from the
applicant’s site, therefore, this criterion is not applicable.
(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.
The proposal does not include the removal of existing street trees; therefore, this criterion is
not applicable.
Based on these findings, EC 9.8090(5) is met.
EC 9.8090(6): The proposal provides adequate public facilities and services including,
but not limited to utilities, streets, and other infrastructure.
Public Works confirms that although no public improvements are proposed, the existing street
system and public utilities can adequately serve the proposed development. Findings that
demonstrate how this conclusion was reached are available in the Public Works referral
comments, referenced herein and located in the application file for reference.
Based on these findings, EC 9.8090(6) is met.
EC 9.8090(7): The proposal does not create any significant risk to public health and
safety, including but not limited to soil erosion and flood hazard, or an impediment to
emergency response.
The applicant states that their proposal will not alter existing conditions for emergency
responders, will not create soil disturbances, and is outside of the 500-year floodplain.
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As the applicant’s proposal is to continue to use an existing building, and their proposed site
improvements are minimal, there is no evidence to suggest that the CUP proposal could create
a situation described by the criterion above. Additionally, referral comments from Public Works
and the Eugene/Springfield Fire Marshal’s Office further confirm that the applicant’s proposal
will not create any of the situations described by the criterion above.
Based on the findings above, EC 9.8090(7) is met.
EC 9.8090(8): The proposal complies with all applicable standards, including but not
limited to:
(a)

EC 9.2000 through 9.4170 regarding lot dimensions, solar standards, and
density requirements for the subject zone;

The applicant’s proposal does not create a new lot that would be subject to review under lot
dimension, or solar standards. Additionally, the proposed use is for a veterinary service which
does not have a density requirement associated with it. Based on the available evidence, this
criterion is not applicable to the applicant’s request.
(b)

EC 9.6500 through EC 9.6505 Public Improvement Standards;

EC 9.6500 Easements authorizes the City to require dedication of easements for public utilities
and access under certain circumstances. The applicant does not propose nor has Public Works
identified the need for additional public easements to address stormwater or wastewater
needs for present or future development of the area.
EC 9.6505 Public Improvement Standards requires that all public improvements be designed
and constructed in accordance with adopted plans, policies, procedures and standards specified
in EC Chapter 7. No public improvements are proposed or required of this development;
however, all developments are required to make and be served by the infrastructure
improvements described below.
EC 9.6505(1) Water Supply: EWEB referral comments confirm that water service already serves
the site. The referral comments are included as Attachment C to this recommendation.
EC 9.6505(2) Sewage: Public Works confirms that the site is currently served by a connection to
the public wastewater system in Hilyard Street. As this section requires connection to the public
system, and a connection exists, this standard is met.
EC 9.6505(3) and (4) Streets, Alleys, and Sidewalks: The subject site has frontage on Hilyard
Street which is classified as a major collector. The applicant states that Hilyard Street is
currently paved and graded and does not propose any changes to the existing condition. The
applicant’s site plan also shows an existing public sidewalk. Referral comments from Public
Works staff confirm that the existing conditions in Hilyard Street are sufficient to meet this
standard.
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EC 9.6505(5) Bicycle Paths and Accessways: No bicycle paths or access ways are proposed by the
applicant. As the site is located in a developed area that is already surrounded by bicycle paths and
accessways, no additional dedication or construction is required.
(c)

EC 9.6735 Public Access Required.

This standard requires that structures and buildings have access to a public street. It also
requires the access to be located in accordance with EC 7.420 Access Connections when a
development increases the site’s peak hour trip generation by more than 50% or adds 20
additional peak hour trips.
In this case the applicant’s site has access to Hilyard Street and West Amazon Drive, both of
which are public Streets. The applicant provides calculations from the ITE Manual which
demonstrate that the proposed development will generate less than 20 additional trips, and
less than 50% of the current peak hour trips. Based on the available information, the existing
access connections are exempt from this standard.
(d)

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

The above standards are intended to address the impacts of development when it increases
stormwater runoff through the creation of new impervious surfaces. Additionally, the standards
address the impacts of developments that propose uses that have the potential to add
pollutants to stormwater runoff.
In this case the site is currently developed, and the applicant has not proposed to alter the
building or begin a use that will add additional pollutants, such as oil and grease, to the
stormwater system. As changes to the existing drainage pattern or stormwater conveyance
system are not proposed at this time, the applicant complies with this criterion. It is noted that
any changes to impervious area, or alterations to the stormwater conveyance system through
the building permit process will be subject to additional review and may have requirements
associated with the building permit.
(e)

EC 9.6800 through EC 9.6875 Standards for Streets, Alleys, and Other Public
Ways;

The purpose of the standards above is to address the dedication, location, and design of public
ways. The subject site has an existing building and is in an area with a developed street system.
Referral comments from Public Works staff provide analysis of each of the standards listed
above, concluding that they are not applicable or are otherwise met. The referral comments are
available in the application file for reference. Based on the available information this criterion is
met.
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(f)

Where the proposal is to establish non-residential uses subject to residential
density requirements on development sites in the residential zone category…

The above criterion requires an applicant to address density when non-residential uses that are
subject to density requirements are proposed on sites in the residential zone category. As the
subject site will be zoned commercially (C-1), pending approval of the Zone Change request, the
above criterion is not applicable. In the event the Zone Change is not approved, the applicant’s
request for a veterinary service would not be allowed by the R-3 Limited High-Density
Residential zoning and the request would be denied, making a review of this criterion
unnecessary. Either way, further review of this criterion is unnecessary due to its lack of
applicability.
Based on the available information, and findings above, EC 9.8090(8) is met.
EC 9.8090(9): The proposal complies with the Traffic Impact Analysis Review
provisions of EC 9.8650 through 9.8680 where applicable.
The applicant states that the ITE Trip Generation Manual, 10th Edition lists Animal Hospital/
Veterinary Clinic as Land Use Code 640 which generates 3.83 trips per 1,000 square feet in the
PM Peak Hour. The applicant notes that the veterinary service uses approximately 600 square
feet of area, resulting in 2 trips in the PM Peak Hour.
The thresholds to require a Traffic Impact Analysis Review can be summarized as a
development that generates more than 100 trips in a peak hour, an increase in traffic problems
in the area based on the development, analysis by the City that indicates that roadways in the
vicinity of the development do not meet adopted level of service standards, or a development
site that abuts streets in the jurisdiction of Lane County. Referral comments from Public Works
staff conclude that the applicant’s proposal does not meet any of the applicability thresholds
established by EC 9.8670.
Based on the available information, EC 9.8090(9) does not require a Traffic Impact Analysis
Review and is met.
STAFF RECOMMENDATION
Based on the available information and evidence and preceding findings of compliance with the
Zone Change and Conditional Use Permit approval criteria at EC 9.8865 and EC 9.8090
respectively, staff recommends the Hearings Official conditionally approve the request with
the condition listed below:
1. Prior to final plan approval, the applicant shall add the following notes to their final site
plan:
 “In the event that Tree Removal of a Significant Tree occurs, a replacement tree
shall be provided on the subject site. Tree Removal and Significant Tree are
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defined by EC 9.0500 and the terms in this note reflect the definitions provided
by the aforementioned code section.”
 “A replacement tree shall have a minimum caliper of 2” for deciduous trees, or a
minimum height of 5’ for coniferous or evergreen trees. The establishment and
survival of the replacement tree shall be the responsibility of the property
owner.”
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 these concurrent Type III applications. The decision shall be based upon and
be accompanied by findings that explain the criteria and standards considered relevant to the
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.
Informational Item
o As an informational item, it is noted that at the time the applicant submits a building
permit a requirement for ADA compliant parking spaces may exist.
For additional information, contact City of Eugene Building & Permit Services at 541-682-5086.

Attachments
The application materials, and file are available to review for any interested parties. To protect
the health of staff and community members staff can provide digital materials or make
appointments to view a physical set of materials. 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.
Attachment A: Vicinity Map
Attachment B: Zoning Map
Attachment C: Eugene Water and Electric Board Referral Comments
For more information, please contact Althea Sullivan, Assistant Planner, Planning Division, at:
(541) 682-5485; or by e-mail, at: ASullivan@eugene-or.gov.
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Vicinity Map
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EWEB

Eugene Water & Electric Board
4200 Roosevelt Blvd.
P.O. Box 10148
Eugene, OR 97440-2148

August 4,2020
City of Eugene Planning Division
Attn: Althea Sullivan
99 W 10th Ave.
Eugene, OR 97401
Re: CU-20-2 3469 Hilyard St.
Dear Althea,
EWEB staff has reviewed the Land Use Referral: CU-20-2 3469 Hilyard St. Map: 18-03-08-24,
TL 10500, and have no objections to the proposed land-use action assuming the following
comments and conditions are required to be addressed by the applicant prior to obtaining
electric, water, and/or Fiber services from EWEB.
General Comments:
Utility services for development are provided in accordance with EWEB policies and procedures
which are available at our main office or online at http://www.eweb.org/policies.
Electric Comments:
EWEB Electric has no objections to the Conditional Use Permit for the property located at 3469
Hilyard Street.
Electric comments or questions can be directed to:
Roxy Satterfield
Distribution Engineering Technician Ill
Eugene Water & Electric Board
Office/fax 541-685-7166; roxy.satterfield@eweb.org
Water Comments:
EWEB water has no objections to the Conditional Use Permit for the property located at 3469
Hilyard Street.
Water comments or questions can be directed to:
Bill Johnson
Water Engineering Technician IV
Eugene Water & Electric Board
Office/Fax 541-685-7377; bill.johnson@eweb.org
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