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WORKSHOP SUMMARY
The River Road Corridor Study will develop strategies to help realize the vision and goals of the River Road
- Santa Clara Neighborhood Plan along River Road. This study will provide additional analysis about the
economic, demographic, land use code, and physical conditions of the corridor. This analysis will complement
the vision that community members have been developing over several years to shape realistic and publicsupported concepts for the evolution of the corridor.
As such, the team conducted Workshop #1 from February 11-13, 2019 to engage community members and
City of Eugene, Lane County, and Lane Transit District staff in early discussions about physical planning, market
feasibility, and the policy and code context of the corridor.
Throughout the three day workshop, the City of Eugene project leaders convened numerous meetings with the
Community Advisory Committee (CAC), Technical Advisory Committee (TAC), business and property owners,
and residents of the River Road and Santa Clara neighborhoods and conducted topic-specific interviews
regarding economics, code, transportation, and transit. Representatives from all disciplines of the consultant
team attended all or parts of the workshop to lead design work, meetings, interviews, and public events. The
consultant team included the following firms:
•

SERA Architects - project management and urban design

•

ECONorthwest - economics and scenario planning

•

Raimi + Associates - land use zoning and code

•

Cogito - public engagement

•

Toole Design Group - transportation planning

This diagram depicts the project study area and project neighborhood centers as identified with the CAC and the City of Eugene.
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WORKSHOP OUTCOMES AND NEXT STEPS
The workshop was very well-attended throughout the three days and community member input helped shape
the concepts in a significant way. Overall, the community supported the concept of establishing Neighborhood
Centers as focal points for development to provide additional housing, business opportunities, and community
gathering spaces. This aligns with Neighborhood Plan goals and strategies to integrate land use and transit
planning along River Road, one of Eugene’s Key Transit Corridors, as identified during Envision Eugene.
Towards the end of the workshop, the team began to have conversations with the community about suitability
of different infill housing types in residential areas and how development types and scales would transition
between Neighborhood Centers and predominantly single-family areas. This conversation will continue through
the Corridor Study and other efforts by the City to address housing needs. Other issues that the team will
study further include parking and traffic impacts, street safety, development feasibility, and how to protect the
Willamette River as a regional asset.
Over the next several months, the project team will conduct additional economic and land use code analysis
to study the feasibility of different development types. The team will then work with community members
to help align what is feasible with what matches the neighborhood vision, and develop strategies to spur
implementation. Community members will have more opportunities to particulate and shape the project during
a second workshop tentatively scheduled for early June 2019.
The events and outcomes of the workshop are described in further detail in this summary memo. The design
team and City staff are collecting feedback on the following concepts. No policies or actions to implement
these concepts have been taken to date as part of the Corridor Study.
The workshop followed a general pattern over three days of a morning project team check-in, day-long internal
work and/or meetings and interviews, and an afternoon or evening public open house or presentation.

WORKSHOP SCHEDULE
February 11
THEME

FIRST

MORNING

LUNCH

Getting Started: Reflecting the Neighborhood Vision and
Priorities

February 12
Developing Concepts: Exploring the multiple ways the
vision can take shape on the ground along the corridor

February 13
Establishing Criteria: evaluating options and establishing
criteria

Project Management Team (PMT) Check-In (10:00-10:30am) Project Management Team (PMT) Check-In (8:00-8:30am) Project Management Team (PMT) Check-In (8:00-8:30am)

CAC Check-in: Review the neighborhood vision, goals
and policies to establish the design parameters 10:30-11: - Team work time: In-depth concept creation, exploration of
15am
differences, and review with community and technical
Team work time: Concept refinement and early evaluation
groups
Team work time
- Team / Staff focus meetings
Business Roundtable 12:00-1:00

Technical Advisory Committee review 12:00-1:00pm
- Team / Staff focus meetings
- Team work time

AFTERNOON

EVENING

14 MARCH 2019

- Team work time
- Open house preparation

- RRCO Meeting session 6:00-6:30pm
- Community open house 6:30-8:00pm

Community open house 4:00-6:00pm

- Community Advisory Committee review 6:00-7:00pm

- Team work time
- Open house and presentation preparation

- Community open house 6:30-8:00pm
- Presentation 7:00-7:30pm
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DAY 1 - GETTING STARTED: REFLECTING THE NEIGHBORHOOD VISION
AND PRIORITIES
The Neighborhood Plan has established a strong vision for this community. To start the workshop, the team
needed to have conversations with community leaders and those deeply involved in the Neighborhood Plan to
begin the discussion about how to translate a vision in to physical planning and policy. Throughout the day, the
following meetings, work, and events were conducted to start thinking about place-based planning.

Community Advisory Committee Check-in
The project team met with several members of the CAC to kickoff the workshop (note that the CAC from the
Neighborhood Plan is also responsible for recommending a preferred plan from the Corridor Study).
•

Participants raised several key topics including the desire to brand the areas as the “River and
Garden District,” the role of the Study in helping understand the built future of River Road, a need for
community gathering spaces, and the risks of gentrification and displacement.

•

The team discussed how the four Neighborhood Centers were determined in December 2018 and
what types of focused analysis and planning with be performed at those areas.

•

The check-in concluded with general consensus that development should be concentrated in the
Centers along River Road and not spread universally along all three miles of the study area. These
introduced the idea of “Centers and Not Centers.”

Preliminary Land Use Draft Concepts
Prior to the workshop, the design team produced three draft overall land use concepts to help kick-off
the discussion. These were preliminary and intended to introduce high-level physical plan ideas in to the
conversation. These were useful in both the CAC Check-in and community conversations throughout the
workshop to discuss how development and land use changes may distribute differently around various centers
along River Road. Because change is expected to be gradual and to take different forms at different locations
along the 2.2 mile corridor, these early concept graphics helped workshop participants envision the time
horizon and character of centers and how they interact.
•

String of Pearls: Half a dozen centers grow and change at roughly the same rate, creating a rhythm of
balanced centers near existing commercial clusters and/or major cross-street intersections of River
Road.

•

Local Neighborhood Node: One center along the Corridor is identified for more active development and
greater land coverage of supporting land use changes.

•

Barbell: Growth is concentrated at the north and south ends of the Corridor, creating “gateway”
centers that serve both local and regional needs. Small, neighborhood-scale centers evolve along the
interior of the Corridor.

Community members discussed the positives and negatives of each of these concepts of how various land
use approaches would support different housing, business, natural resource, and community spaces. The
online questionnaire in March 2019 will ask community members more questions about these overall Corridor
concepts.

14 MARCH 2019
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PRELIMINARY LAND USE DRAFT CONCEPTS

STUDY AREA DRAFT CONCEPTS
String of Pearls

Local Neighborhood Node

Barbell

Commercial
Mixed Use
Missing Middle
Single Family
Civic

Corridor Study
Implementing the vision along River Road
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The following are diagrams created prior to the workshop analyzing the existing
conditions of the study area.

Neighborhood Gateway Neighborhood Center*

This location serves as the southern entrance to the study area near the Chambers Street Bridge. It is
predominantly single family residential with a few businesses scattered along River Road. The street
network is discontinuous in places, making accessibility to certain locations challenging. Rasor Park is a
valued community asset here.

Neighborhood Commercial Neighborhood Center*

This location includes numerous small businesses around Hilliard Lane, single family residential areas, and
some vacant sites. It also have several connection points to the Willamette River and trail, but these are
not always well marked.

*Detailed opportunity and constraint diagrams of the Neighborhood Centers are found in the appendix

14 MARCH 2019
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The following are diagrams created prior to the workshop analyzing the existing
conditions of the study area.

Community Commercial Neighborhood Center*

This location is also regionally very accessible and contains many larger business sites, apartments
buildings, North Eugene High School, and single-family residential areas.

Regional Gateway Neighborhood Center*

This location serves as the northern entrance to the study area and is characterized by larger commercial
sites and the Beltline, which provides regional connections. In 2021 a new transit center is expected to
open on the southeast corner of Hunsaker and River Road.

*Detailed opportunity and constraint diagrams of the Neighborhood Centers are found in the appendix

14 MARCH 2019
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Team Work Time
The design and planning team began work on a framework diagram of the entire study area to identify activity
centers, key connections, barriers, natural resource amenities, and other assets to take advantage of.

This draft framework, developed during Day 1, shows a basic pattern of centers along River Road, key east-west connections, the
Willamette River, and park assets

Business Roundtable
Over lunch, City staff and the consultants from SERA Architects, Cogito, and ECONorthwest met with fifteen
local business and property owners. Topics were wide-ranging but emerged with several themes, including the
need for business owners to partner together for the success of this area, development regulation challenges
to some project types and creating community gathering spaces, and the lack of good walking and biking
routes not just to businesses but to attractors around the area, including the Willamette River and trail. More
detailed notes from this meeting can be found in the appendix.

Study Area Tour
City staff led several project teams members who had not previously seen the study area on a brief tour of the
River Road Corridor area.

Code Meeting:
Consultants from Raimi + Associates, ECONorthwest, and SERA Architects met with City staff to review the
existing land use zoning and code environment in the study area and preliminary adjustments that might be
suitable for helping accommodate the growth patterns of the area. Key issues include the excessive height
allowed in C2 zoning, how the Nodal Development overlay has created a burden to project feasibility, and that
multi-family standards currently apply to any development of 3+ dwelling, which creates hurdles to projects of
the 3-10 dwelling type.

14 MARCH 2019
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OPEN HOUSE #1:
The first day concluded with a public open house that ran
from 6:00-8:00pm and was attended by an estimated 70
people. The open house featured exhibits on the following,
each with staff members to discuss:
•

River Road - Santa Clara Neighborhood Plan
context and vision

•

Economics, demographics, and housing
affordability summary

•

Zoning and code analysis summary

•

Existing conditions and Neighborhood Center
opportunities and constraints

•

Preliminary framework plan

•

Development types catalog and community voting
exercise

The feedback during the open house was generally
positive. As this was the first large public event for the
Corridor Study, many attendees were simply coming up
to speed on the basis and intent of the project. Broadly
heard comments included:
•

Support for concentrating growth in
Neighborhood Centers but concerns about traffic,
parking, street safety, and building impacts on
nearby single family homes

•

A strong desire to improve connections to the
river and trail

•

Some enthusiasm for improved transit service,
but also concerns about the traffic and safety
impacts of the new Santa Clara station

•

Numerous concerns about annexation and
rumored street and sidewalk projects. (The
Corridor Study is not tasked to address either of
these issues, but we note that these issues are
on the minds of many community members).

Community members review the framework plan with the
consultant team.

During Open House #1, attendees were asked to vote
in favor (green) or opposed (red) to different housing,
commercial, public, and other development typologies. The
team will use these results to help refine desirable physical
form with economic feasibility and potential zoning and
code adjustments.

14 MARCH 2019
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DAY 2 - DEVELOPING CONCEPTS: EXPLORING THE MULTIPLE WAYS THE
VISION CAN TAKE SHAPE ON THE GROUND ALONG THE CORRIDOR
This day of the workshop focused on preliminary review of ideas with various stakeholders and committees,
and more detailed development of physical concepts specific to the Neighborhood Center locations.

Project Team Review
To start the day, the project team quickly reviewed the outcomes of the previous night’s open house and
confirmed the agenda for Day 2 work. Several community members also attended this review, which was made
available to CAC participation.

Team Work Time
The design and planning team began work analysis and concepts for the four Neighborhood Centers.
The concepts include proposed land uses, connectivity, open space, and matching to potentially suitable
development typologies and building styles. The team also used property ownership records and the results
of stakeholder interview to identify specific opportunity sites that show early development potential and the
willingness of the respective land owners.

Transportation 1:1 Meeting
Consultants from Toole Design Group and SERA
Architects met with City staff and the director of
Better Eugene-Springfield Transportation (BEST)
to discuss access and mobility throughout the
area. This meeting helped clarify the linkages
between the Corridor Study, MovingAhead, and
the Transportation System Plan. This group also
discussed a popular idea heard at the previous
night’s open house to develop a neighborhood
greenway north-south through the residential
neighborhoods west of River Road.

Technical Advisory Committee Meeting
The TAC comprises City, Lane Transit District,
and Lane County staff and will meet either as
a full group or in small subgroups throughout
the project. This meeting gave the TAC an
initial opportunity to review opportunities and
constraints, the framework, and Neighborhood
Centers concepts. Committee members were also
able to inform the consultant team about other
relevant projects and efforts underway, including a
city-wide housing code update, trail improvements
such as lighting, and several multi-family housing
projects underway or proposed.

14 MARCH 2019
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Economics 1:1 Meeting
A consultant from ECONorthwest met with City staff to discuss base data for the ongoing economics and
demographics assessment and how to factor in assumptions to the scenario planning tool to be used for
concept evaluation.

Day #2 Neighborhood Gateway Neighborhood Center, draft studies.

Day #2 Regional Gateway Neighborhood Center, draft studies.

14 MARCH 2019

RIVER ROAD CORRIDOR STUDY | WORKSHOP 1 SUMMARY MEMO

12

Implementing the vision along River Road

OPEN HOUSE #2
The second day included a public open house that ran from 4:00-6:00pm and was attended by an estimated
60 people. The open house featured exhibits on the following, each with staff members to discuss:
•

River Road - Santa Clara Neighborhood Plan context and vision (from Day 1)

•

Economics, demographics, and housing affordability summary (from Day 1)

•

Zoning and code analysis summary (from Day 1)

•

Existing conditions and Neighborhood Center opportunities and constraints (from Day 1)

•

Preliminary framework plan (from Day 1)

•

Development types catalog and community voting exercise (same as Day 1, available for additional
voting)

•

Neighborhood Center analysis and concept material

The feedback during the open house was generally positive. Many attendees had returned from Day 1 and
were able to provide informed feedback on the new Neighborhood Center concept. Broadly heard comments
included:
•

A desire for the remainder of the Santa Clara transit station site to be developed with significant
community gathering spaces and mixed-use, possibly including a recreation center, library, and public
park.

•

Questions about the longevity of larger retail business and what would happen to those sites if they
changed ownership or were redeveloped in the future

•

General support for “missing middle” type housing near Centers and to transition in to single-family
areas.

•

Overall support for mixed-use and multi-family development, especially along River Road and narrowly
defined along side streets.

•

Concerns about how to balance parking demands (including parking spill-over onto neighborhood
streets) with the desire to create vibrant, walkable, low-car places.

Community Advisory Committee Review
To conclude Day 2, the team met with the CAC to provide a detailed overview workshop progress and gather
input on the concepts. Detailed notes are provided in the appendix. A summary is below.
•

Great opportunity at Neighborhood Gateway Center around Reality Kitchen to provide development
that faces both River Road and the river greenway - ensuring to protect natural resources.

•

Focus on the Goodwill building as a first catalyst to revitalize the Hilliard Lane area at the
Neighborhood Commercial Center.

•

Need to ensure the north end Regional Gateway and Santa Clara transit station help bridge between
Santa Clara and River Road neighborhoods. The project needs to acknowledge continuing the energy
further up River Road.

•

North end redevelopment should concentrate on and around the Santa Clara station project. Other
sites in this Center are less likely to evolve in the near/medium-term.

14 MARCH 2019
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DAY 3- EVALUATING OPTIONS AND ESTABLISHING CRITERIA
The final day of the workshop focused on refining concepts and preparing for the evening open house and
presentation. The team also continued to develop the Design Principles that have been crucial for translating
the Neighborhood Plan vision into physical planning through the Corridor Study.

Project Team Review
To start the day, the project team quickly reviewed the outcomes of the previous night’s open house and
confirmed the agenda for Day 3 work. Several community members also attended this review, which was made
available to CAC participation

Team Work Time
The design and planning team continued to refine concepts and create concepts for other areas. Work
also included recreating the framework plan to reflect comments heard throughout the week and to better
incorporate the evolving Neighborhood Center concepts. Later in the day, members of the team began
preparing the final presentation and setting up for the event and Q&A session.

DESIGN PRINCIPLES
A key outcome of the workshop was to begin translating the community’s vision established through the
Neighborhood Plan into principles that inform physical planning. These Design Principles were presented during
the final public event and will be further verified through the online community survey in March 2019.

Access to the River

14 MARCH 2019
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DESIGN PRINCIPLES

Buffer the Greenway

Centers + Not-Centers

Buffer Existing Uses

14 MARCH 2019
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DESIGN PRINCIPLES

Community Gathering Spaces

Neighborhood Centers

14 MARCH 2019
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LAND USE CONCEPTS
The following diagrams depict high-level concepts for potential land use plans along River Road. These
diagrams were refined through several iterations over the course of the three day workshop, and reflect
community input and unique conditions at each location.

Day #3 Neighborhood Gateway Neighborhood Center, draft land use concept

Day #3 Neighborhood Gateway Neighborhood Center, draft
land use concept

Day #3 Community Commercial Neighborhood Center, draft land use concept

14 MARCH 2019

RIVER ROAD CORRIDOR STUDY | WORKSHOP 1 SUMMARY MEMO

17

Implementing the vision along River Road

DESIGN PRINCIPLES

Day #3 Community Commercial Neighborhood Center, draft land use concept

Day #3 Regional Commercial Neighborhood Center, draft land use concept

14 MARCH 2019
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OPEN HOUSE #3 AND PRESENTATION
The third day concluded with an open house that ran from 6:30-7:00pm and a presentation from 7:00-7:30 pm
with Q&A and further open house discussion afterward. The event was attended by an estimated 90 people.
The open house featured exhibits on the following, each with staff members to discuss:
•

Economics, demographics, and housing affordability summary (from Days 1-2)

•

Zoning and code analysis summary (from Days 1-2)

•

Existing conditions and
Neighborhood Center opportunities
and constraints (from Days 1-2)

•

Revised framework plan

•

Neighborhood Center analysis and
concept material (updated and
expanded from Day 2)

•

“Missing Middle” infill housing types
voting exercise

The presentation was given by Jon Belcher of
the CAC to introduce the Neighborhood Plan
context, Eric Brown of the City of Eugene
to describe the Corridor Study project, and
several members of the consultant team.

During the Day #3 Open House, community members voted on the
suitabilty of different “missing middle” housing types in various possible
locations throughout the River Road residential areas

Day #3 River Road Corridor Framework developed over the three-day workshop with community member input

14 MARCH 2019
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The presentation quickly reviewed the physical, code, and economic context of the area; presented the design
principles material; and concluded with information about the framework and each of the four Neighborhood
Centers. Julie Fischer of Cogito Partners facilitated the Q&A afterward. Answers were provided by several
members of City staff, the CAC, and members of the team.
The Workshop recruiting produced new participants to the neighborhood planning process, as well as
neighborhood advocates deeply involved in the Plan. Initial questions probed the goals, methods, and potential
outcomes of the Study. Long-time residents of the area were concerned about impacts to private property (“Are
you removing houses?”) and plans for annexation and road widening. They also asked for explanations for
technical terms, such as “R2” and “dwelling unit”.
Involved residents asked about the geographic scope of the study, and wondered how the outcomes could
impact the northern section of the corridor and improve Santa Clara connections to the river. River, riparian,
and open space protections were very important to some residents. Others had specific recommendations,
such as removing the label “Lombard Apartments” on the map.
Both new and involved residents discussed concerns about traffic and safety for bikes and pedestrians.
Improving access to the bike path and increasing access for wheelchairs was mentioned.
A member of the Community Advisory Committee shared her commitment to the future of the neighborhood
and belief that the success of the work will depend on involved residents advocating for the neighborhood. She
encouraged residents to join a Neighborhood Plan Working Group and get involved!
In all, the workshop was a useful endeavor to help community members and staff come up to speed on the
project and to collaborative create concepts with many of the key stakeholders and neighborhood leaders in
the room and providing frequent review. The consultant team will use the concepts from the workshop to test
suitability for the community, economic feasibility, and potential needs for policy and code adjustments.

ADDITIONAL INFORMATION
Detailed notes from the Q&A can be found in the Appendix B and the full presentation is available on the City of
Eugene website at this link:
https://www.eugene-or.gov/DocumentCenter/View/45206/Corridor-Workshop-2_13_19-Presentation

14 MARCH 2019
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APPENDIX

APPENDIX A- MATERIAL PREPARED IN ADVANCE OF WORKSHOP

CODE CONTEXT (Preliminary Evaluation)
CODE CONTEXT (PRELIMINARY EVALUATION)

Base Zoning Within 1/2 Mile Buffer (2.2 square Miles)

Data: RLID accessed October 2018; includes all parcels within 1/2 mile Study Area

Land Use Discrepancies
Agriculture (AG) Zone
• Zoning designations include partial parcels and are sometime non-conforming with
Agriculture rules

General Office (GO) Zone
• Most parcels built as single-family homes

Ferncliff Village Land Trust- Bainbridge Island, WA

Housing in Eugene, OR

Westwood- Eugene, OR

Westwood- Eugene, OR

Corridor Study
Implementing the vision along River Road
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APPENDIX

CODE CONTEXT (Preliminary Evaluation)
CODE CONTEXT (PRELIMINARY EVALUATION)

Key Design Considerations
Heights
• Neighborhood Commercial (C-1): 35 ft height limit
too restricted for mixed-use, limits buildings to 3
story max
• Community Commercial (C-2): 120 ft height limit
is likely taller than feasible and desirable

Floor-Area Ratio (FAR) Requirements

Missing Middle housing- Tillamook Row in Portland, OR

• FAR not regulated in base Commercial zones may create risk of too low density and inefficient
land use

Residential Density
• R-1: up to 14 dwellings/acre
• R-2: 13-29 dwellings/acre

Accessory Dwelling Unit- Portland, OR

• Commercial zones: no density limits
• Base densities may not be sufficient to allow
“missing middle” style housing

Barriers To Middle Housing In R-1
• Duplex/Triplex/Fourplex are restricted to new
subdivisions
• Rowhouse (R-1.5, currently not present in study
area) cannot exceed 8 units and may not be
located within 500 ft of other rowhouses

Regency 4-Plex- Eugene, OR

Transitions To Residential Zones
• Some zones (GO, C2, C3, R3, R4) require height
transitions in the 50’ adjacent to low density
residential zones (R1, R2)
Amazon Cottages- Eugene, OR

Parking Regulations
• Parking is not allowed between streets and buildings - this rule required rear or side parking
can help promote more active urban design

Corridor Study
Implementing the vision along River Road
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APPENDIX

DEMOGRAPHICS AND COMMUNITY PROFILE

DEMOGRAPHICS AND COMMUNITY PROFILE

STUDY AREA CENSUS TRACTS

HOUSING MIX BY GEOGRAPHY
Source: Census Bureau, 2013-2017 ACS Table B25024

This demographic and community profile is for
the broader River Road area, which includes River
Road and Santa
Clara neighborhoods,
DRAFT
using Census
geography.
Study Area Census Tracts

Industrial Corridor
Community
Organization

Santa Clara
Community
Organization

1/2 Mile
1/4 Mile
Corridor
River Road
Community
Organization

POPULATION
GEOGRAPHY

Housing in the River Road Area is predominately
single family detached, with much less multifamily
housing than the city overall.
The area’s homeownership rate is substantially
higher than the city overall. However, about 37%
of single family homes are rentals, along with
nearly all the
multifamily units
and duplexes,
triplexes, and
four-plexes.

Source: Census Bureau, A

MULTIFAMILY VACANCY RATES, RIVER
ROAD AND EUGENE, 2000 TO 2018

ECCO APART

The River Road
and seniors tha
age population
rest of the city.

Goodpasture
Island
Neighbors

Active
Bethel
Citizens

Trainsong
Neighbors
West Eugene
Community
Organization

Whiteaker
Community
Council
Downtown
Neighborhood
Association

ILLUSTRATION OF COST BURDEN: IF ALL
OF RIVER ROAD’S HOUSEHOLDS WERE
100 RESIDENTS
Source: U.S. Census Bureau, 2013-2017 ACS Table B25106.

River Road has a slightly lower share of costburdened households than the City and the region,
but still more than half of renter households
(mostly
lower
income)
spend more
than 30%
of income
on housing.

Source: CoStar, Market Rate Multifamily, January 2019

Vacancy rates have been declining slowly and are
lower than they have been in at least 18 years.
This is consistent with the trend in the city overall.

Source: CoStar

While older apa
tend to have lo
average, the Ec
top of market f
(excluding stud

Corridor Study
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APPENDIX

Y PROFILE
DEMOGRAPHICS AND COMMUNITY PROFILE
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POPULATION DISTRIBUTION BY
GEOGRAPHY

HOUSEHOLD INCOME DISTRIBUTION BY
TENURE, RIVER ROAD STUDY AREA

The River Road area has higher shares of children
and seniors than in the city overall. The studentage population (18-24) is much lower than in the
rest of the city.

Homeowners tend to be higher-income, older
households without children. Renter households
tend to be lower income, younger, and more likely
to have children under 18.

ECCO APARTMENTS – BUILT 2015

RETAIL VACANCY RATES: RIVER ROAD
AREA AND CITY OF EUGENE

Source: Census Bureau, ACS 2013-2017

Source: CoStar

While older apartments in the River Road area
tend to have lower rents than the citywide
average, the Ecco Apartments are closer to the
top of market for multifamily rents in Eugene
(excluding student housing).
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Source: Census Bureau, ACS 2013-2017

Source: CoStar

Retail space in the River Road area is largely strip
commercial development in buildings that are at
least 10 years old.
Retail rents declined in River Road from 2006
to 2018 and remained relatively stagnant in
city-wide over
the same time
period. Retail
vacancy rates in
River Road have
declined sharply
since 2012,
mirroring a trend
in the city’s retail
space overall.
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APPENDIX B- WORKSHOP COMMUNITY ENGAGEMENT
AND MEETING NOTES
WORKSHOP RECRUITING AND ATTENDANCE
At the stakeholder meetings last fall, neighborhood leaders stressed that active outreach to both businesses
and residents was important to the success of the project. As a result, the project shared the workshop
invitation by the following methods:
•

Email to the Neighborhood Plan Interested Parties List, with over 1000 participants. The meeting
invitation was also shared to the email lists for RRCO and SCCO.

•

Door-to-door business outreach along the River Road Corridor, from the Chambers Connector to
Hunsaker in Santa Clara.

•

A Spanish speaker visited businesses serving the Latino community and shared a translated invitation.

•

Personal invitations to stakeholders involved in the Neighborhood Plan, including residents with
disabilities, Latino community members, and school representatives.

•

Personal phone calls and emails to key property owners and property management firms.

•

A press release resulted in a TV news story (KVAL) and an announcement in the Register Guard
newspaper.

The evening sessions were well attended by the public, with an estimated 65 participants on Monday, and 45
participants the following two days. About a quarter of the participants attended more than one night, and
most signed up to receive email updates on the project. About three quarters of the attendees were from River
Road and about one quarter from Santa Clara.

MONDAY, FEB 11: CAC CHECK IN (4 PARTICIPANTS, PLUS TEAM MEMBERS)
•

How about developing 3D representations of what the Neighborhood Plan would look like?

•

Important to listen to, and acknowledge people’s fears and anxieties about change. Share possible
advantages that come from change. Balance fears and anxieties with best outcomes.

What does implementing vision mean to you?
•

Safety: pedestrian refuges, signals. Concerned about recent pedestrian death on Hunsaker.

•

We call ourselves the “River and Garden District”

•

Creativity, unhinging from idea that there are things we can’t do. Hoping for the widest possible vision
for future. Strong focus on environmental sustainability.

•

Look forward and face change, while at the same time embracing the rich history of the neighborhood.
Look for opportunities to benefit the whole community. River path is connector. I would like to see the
plan enhance our standing in the larger community, so we are seen as an asset.

•

River Road is a “Strode” = street + road, but I don’t think it can serve both purposes. Turn River Road
into a 20-minute neighborhood. Change housing, as well as commercial, and some employment
options. Big challenge: if we increase density along River Road, how do we transition to single family
along narrow streets?
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•

Plan needs to be cost effective. Implementable. Need to avoid displacing low-income neighbors.
Consider a “do-nothing” alternative: show what existing change will be if nothing happens.

What other places are inspiring to you?
•

Camas, WA. Boutiques, cafes, landscaping, benches, statues. Community-building. Coffee, movies.
Family friendly. Not the urban feel.

•

East Portland – developed missing-middle housing, vibrant street that meets needs.

What areas along River Road should become more vibrant?
•

Lower River Road, Rasor Park area

•

Far north, need 4-corners development

•

Increase ability to walk in areas, Beltline as an example

MONDAY BUSINESS ROUNDTABLE SUMMARY MINUTES
1705 West 2nd Avenue, Monday, February 11, 2019, 12-1 PM
Participants: 15 business and property owners from River Road and Santa Clara
CAC Members Present: Rick Duncan, Jon Belcher, Mary Leontovich, Ann Vaughn
Staff Present: Eric Brown, Audrey Stuart

Roundtable Recruiting and Attendance
At the stakeholder meetings last fall, neighborhood leaders stressed that active outreach to both businesses
and residents was important to the success of the project. As a result, the project shared the workshop
invitation by the following methods:
•

Door-to-door business outreach along the River Road Corridor, from the Chambers Connector to
Hunsacker in Santa Clara.

•

A Spanish speaker visited businesses serving the Latino community and shared a translated invitation.

•

Personal phone calls and emails to key property owners and property management firms.

Participants included 5 property owners and 10 representatives of businesses, including Global Delights,
Thabet Management, Grocery Outlet, The OG Corner Market, Beymer Heating, PeaceHealth, American Family
Insurance, Woodruff Homes, and Airtool.

Meeting Summary
Over lunch, City staff and the consultants from SERA Architects, Cogito, and ECONorthwest met with fifteen
members of the local business community. Topics were wide-ranging but emerged with several themes,
including the need for business owners to partner together for the success of this area, development regulation
challenges to some project types and creating community gathering spaces, and the lack of good walking and
biking routes not just to businesses but to attractors around the area, including the Willamette River and trail.
Ben Weber of SERA asked the following question and listened to responses:
What is the Business Environment along River Road?
•

14 MARCH 2019

We are all very busy, difficult to come together. Some folks are disenchanted. Need to move things
forward.
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•

The business community is disconnected and we don’t work together.

•

People who live in 97404 support my business. Congestion is a 2-sided sword. Retains residents,
deters people from the outside.

•

My customers are half residents, half people from other neighborhoods.

•

We’ve heard from residents that they would like more gathering spaces, places where people can
meet neighbors.

•

The zoning doesn’t fit developing gathering spaces. Huge challenges, big visions get set aside. How
can we create an environment that supports new businesses? Also, we need more lighting on bike
path so cyclists can use path at night.

•

There is lots of traffic to support businesses. NW Expressway seems underserved. Do we want to shift
traffic to NW Expressway?

•

In trying to develop a property, I considered an attempt to make zone changes and needed
amendment to the Metro Plan. Due to the huge up front cost and high risk, I chose not to do it.

•

Improve connections from the bike path to River Road, continue to develop pedestrian walkways. I
appreciate the lower speed limit on River Road.

•

Improve safety for pedestrians and bicycles.

•

Rapid flashing beacons can be dangerous because vehicles fail to stop.

•

Systems development charges and utility requirements are barriers to redevelopment.

•

Regarding zone changes, can the City consider requests on a case-by-case basis? Feels like a long
time to wait a year or two for the Neighborhood Plan to be implemented.

•

Is there a precedent for the uniqueness of RRSC area? Rural-urban-connection to river? It is unique
area! The history is amazing. Recreation Center is awesome, and they are working to expand as a
district.

Next Steps
Staff encouraged participants to attend the evening sessions of the Workshop, sign up for the IP email list, and
participate in a Neighborhood Plan working group.

TUESDAY CAC MEETING (5 CAC MEMBERS, 2 OTHER PARTICIPANTS)
Neighborhood Gateway Neighborhood Center
SERA comments:
•

River is closest to the road

•

View corridors

•

Walkable uses (retail) along RR, housing along back, looking at open space

•

Shared gardens

•

Community meeting place

•

Housing along river

•

Almost a single owner (3 blocks)

•

People finance retail that faces street, but we are compelled by view

•

Will look at historic structures so we know where they are

14 MARCH 2019
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CAC comments:
•

Can we setback sidewalk so it is not directly adjacent to the street?

•

Restaurants looking into river, they would draw cyclists

•

Houses adjacent to the river would help with safety issues, we want it to stay public…what is the buffer
“sweet spot”?

•

I don’t like the parking lot in the middle.

Neighborhood Commercial Neighborhood Center
SERA comments:
•

4 corner idea

•

Goodwill = restaurant

•

Food trucks

•

2 homes are both owned by same person

CAC comments:
•

Barn offered to school district, but it needs a lot of work

•

Goodwill owner is open to multi-story mixed use, or financing for existing structure. Owner also owns
house behind it. Concern about truck access.

•

How do you get redevelopment started? Hilliard has re-use opportunities, lower cost than tear down.
That is helpful.

•

Focus on Goodwill redevelopment. Parking, truck access, solve the challenges!

Regional Gateway Neighborhood Center
SERA comments:
•

Regional shopping, unlikely to change in near term

•

Village cluster at Hunsaker

•

4 corners activation (retail)

•

Public area – is it right place? What is the public use? Community center? Library?

•

More buildings facing street, less parking lots, and more dense housing near commercial

CAC comments:
•

How can we set up public space in the area to be successful?

•

Concerns about crime, safety. How does that large community space work?

•

How about creating a public hardscape that would open up corner, with buildings around it? It needs to
be known by the public and accessible.

•

Add more greenspace, slinky bioswales. Plan for greenspaces that flow through the neighborhood.

•

How about an elevated courtyard with parking underneath?

WEDNESDAY AM TEAM DOWNLOAD (2 PARTICIPANTS, PLUS TEAM MEMBERS)
Key elements to explore:
•
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What river/residential interface looks like
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•

What residential/commercial/high density looks like

•

Test development types and interfaces

•

Keep concepts high level, less property-specific

•

Outcome: development criteria. What are the criteria that would test potential development?

•

Explore the hierarchy of collector streets, which are “green streets”?

WEDNESDAY PRESENTATION COMMENTS AND QUESTIONS
•

Are you talking about removing houses? Or adding new housing?

•

If property owner wants to divide property, are we talking about whether they have to annex?

•

What does “R2” mean?

•

What is the definition of a “dwelling” or “unit”?

•

How will you resolve opposing views?

•

Are you planning to widen River Road?

•

What are your ideas for connecting to the river along northern end of River Road, near Beltline? (near
transit center)

•

I would like to maintain access to the river and preserve open spaces, not interested in commercial
development. Preserve Rasor Park and the area behind Reality Kitchen.

•

Why is the plan stopping at the new transit center, why isn’t it going farther north?

•

Join a working group and get involved in the Neighborhood Plan! It is a great opportunity to address
issues such as open space preservation and annexation concerns.

•

Traffic issues along River Road are significant. We need a pedestrian bridge at Silver Lane.

•

Remove “Lombard Apartments” label on the map. This is not a done deal and is being contested in
court.

•

Want to see corridor vision go further to the North.

•

Where does the concept of “20-minute neighborhood” come from? Is not using cars a common goal?

•

Remember that a group of Whiteaker neighbors are affected by the plan—be clear with language. Plan
for wheelchairs to access bike path and the River Road corridor.

•

Get things sorted out now before drawing designs/plans, good to have neighborhood involvement

•

What conditions is the City looking at changing to facilitate redeveloping the former Ray’s site?

•

I lived through the sewer issue, and the widening of River Road. You can’t put a brewery or coffee
shop in every node, need to remember other types of businesses. Keep code to support existing
businesses.

•

If plan is approved, how long will it take for it to be implemented?
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FRAMEWORK MAP

APPENDIX C- SELECTED MATERIAL PREPARED
DURING WORKSHOP
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VISUAL SURVEY VOTING RESULTS
During Open House #1, attendees were asked to vote in favor (green) or opposed (red) to different housing,
commercial, public, and other development typologies. The team will use these results to help refine desirable
physical form with economic feasibility and potential zoning and code adjustments.
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During the Day #3 Open House, community members voted on the suitabilty of different “missing middle”
housing types in various possible locations throughout the River Road residential areas

VISUAL SURVEY VOTING RESULTS
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