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1. Introduction/Purpose
The Code Framework is intended to present the preliminary regulating plan, zones, and form giving
development standards for the River Road Corridor Study Area. The purpose of the Code Framework is
to establish the overall direction of the zone prior to the detailed development in the Administrative
Draft Code.
The Code Framework is organized into the following sections:
•

•

•

•

•

Design Principles. The Design Principles provide the high-level vision for the Corridor Study
Area developed by the community and City of Eugene. These formulate the intent of the code
but are not enforceable and may not be included as part of the final code.
River Road Base Zones. This section describes the overall character of the zones in the
Corridor Study Area. As discussed with the City of Eugene, the zones will be utilized as
generalized “Corridor” districts that may be used throughout the City. Each new base zone
includes the following:
o Purpose Statement. Provides direct guidance and relevance of the zones to the River
Road area. Each statement defines a general purpose of the zone that may be applied
elsewhere in the City.
o Design Objectives. Guiding principles for the Design Guidelines and Standards. The
design objectives are not enforceable but set the intent for each district and provide a
basis for developing design standards and guidelines. The Design Objectives may be
omitted from the final code for the new zones.
o Example Development Typologies. Images and diagrams of development typologies
that are allowed in the zone.
Preliminary Regulating Plans. This section includes a map of the proposed zones in the River
Road Corridor Area and a map illustrating frontages where a ground floor active frontage may
be required.
Development Standards. This section outlines high-level development standards for each
new zone in the River Road Corridor Study Area. The section includes a detailed development
standards table.
Design Standards Outline. This section provides a preliminary outline of how the Guidelines
and Standards sections of the Code will be organized, including topics to be addressed in each
section.
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2. Design Principles
This section provides the Design Principles for the River Road Corridor Area. The Design Principles will
not be included in the zoning code. The Design Principles are included only in the Code Framework to
help provide context for key code elements. The purpose of the Design Principles are as follows:
• Inform topics regulated by the River Road Zones
• Inform the intended results of the regulations
• Inform how the regulations are applied
• Provide a connection between the River Road/Santa Clara Neighborhood Plan and the River
Road Zones

Draft Design Principles
Access to the River – Provide direct routes to the natural resource amenities of the Willamette River,
especially for people traveling on foot and bicycle, and opportunities to see and hear the River from
throughout River Road and Santa Clara.
Green Network – Connect the neighborhoods through parks, natural resource areas, streets with
trees and stormwater facilities, and wildlife habitat permeating through public and private spaces.
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20-Minute Neighborhood – Encourage a neighborhood where people can meet most of their daily
needs, including shopping, work, school, socializing, and gathering, within a safe, convenient, and
inviting 20-minute walking distance.
Community Gathering Spaces – Create places for people to gather and socialize throughout the
neighborhood at parks, public plazas, businesses, transit station areas, schools, community centers,
and other welcoming locations.
Neighborhood Centers – Plan for areas of higher activity and mixed-uses at key centers along the
Corridor where transit, businesses, a variety of housing options, gathering spaces, and other
neighborhood places are concentrated.
Centers and Not Centers – Along the Corridor, balance the placement of Centers with other places
that are less concentrated and lower-intensity to create a rhythm of active and quieter spaces.
Buffer Existing Uses – Use a blend of open spaces, landscape and green network places, and use and
development standards to provide buffer and spacing between uses and help mitigate undue impacts
from adjacent development uses.
Buffer the Greenway - Use a blend of open spaces, landscape and green network places, and use and
development standards to provide buffer and spacing between the Willamette Greenway and existing
and new development and public access sites, helping preserve the quiet and secluded qualities of
the neighborhood river.
Active Streets in Centers – Encourage active business, housing, and public uses along streets in
Neighborhood Centers with projects and spaces that have a strong street presence and unify public
and private spaces.

3. River Road Corridor Zones
The zoning code framework for River Road Corridor creates four new base zones:
•
•
•
•

Corridor Mixed-Use (COR-MU)
Corridor Residential (COR-RES)
Residential Middle Options (R-M)
Residential Middle Options Plus (R-M Plus)

These new zones (COR-MU, COR-RES, R-M and R-M Plus) will replace most existing zoning
designations (C-1, C-2, R-1, R-2, GO and AG) in the River Road Corridor area.
The new zones will regulate residential building types in addition to land use and permit
requirements. The residential building types will be defined in the Admin Draft Code. The State of
Oregon Model Code for Middle Housing (under development in 2020) will also create definitions for
these types and the final code draft should align with the Oregon Model Code definitions.
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The following zones present in the River Road Corridor area will remain as is:
•
•
•
•
•

Agricultural (AG)
Neighborhood Commercial (C-1)
Community Commercial (C-2)
Mixed-Use Employment (E-2)
General Office (GO)

•
•
•
•
•

Light-Medium Industrial (I-2)
Public Land (PL)
Low-Density Residential (R-1)
Medium-Density Residential (R-2)
Special Area – Historic (S-H)

Please note that the passage of Oregon H.B.2001 (2019) will affect R-1 zoning. The impact of the bill is
yet to be fully determined.
The height for the COR-MU and COR-RES zones are regulated through a height overlay designation. In
the River Road area, all COR-MU zones are COR-MU/55 with a maximum 55 ft height with a bonus to 65
ft for affordable housing. The COR-RES zones are all COR-RES/40 with a maximum height of 40 ft.
The applicability of the new zones will follow existing policy on annexation and legal non-conforming
uses. For parcels that are under jurisdiction of the county, the new zones will only apply upon
annexation. Non-conforming uses and structures will follow the policy of the 9.1220 and 9.1230 of the
Eugene Municipal Code.

3.1

Corridor Mixed-Use (COR-MU)

Purpose
The purpose of the Corridor Mixed-Use (COR-MU) zone is to create thriving mixed-use neighborhood
centers at key locations to provide a community gathering space, commercial services, and a 20minute neighborhood for the residential zones adjacent to the corridor.
Some development standards and design guidelines/standards for the COR-MU zone will be organized
by commercial/mixed-use projects and 100% residential projects.
Building Types
• Mixed-use buildings (i.e. ground-floor businesses with housing on upper floors)
• Stand-alone commercial buildings, offices, and small shops and restaurants
• Stand-alone residential, including townhouses and multi-family housing types
Design Objectives
(1) Encourage new buildings with appropriate height and relationship to the street that promote a
long-term transition to a highly walkable, safe, and active streetscape.
(2) Combine engaging street side character with gradual building scale transitions between uses of
greater and lesser intensity to foster residential livability.
(3) Incorporate a range of open spaces as part of development to enrich the public realm, support
commercial activity, and create community meeting places.
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(4) Encourage design characteristics for mixed commercial uses that support a successful business
environment through opportunities for street side cafes, on-street merchandizing, window shopping,
and inviting access to businesses.
(5) Encourage design characteristics for apartment and condominium uses that create inviting and
safe entrance areas, a sense of community and safety, and a pedestrian scale that invites neighbors to
walk about the district.
(6) Incorporate a mix of vehicular parking options that support an increased use of shared vehicles,
bicycles, public transit, and innovative transportation solutions.

Example Development Typologies

Retail

Mixed-use Office/Retail

Mixed-use Residential/Retail

Residential
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3.2

Corridor Residential (COR-RES)

Purpose
The purpose of the Corridor Residential (COR-RES) zone is to increase density and housing choices
along key transit corridors and adjacent to neighborhood centers and transition from higher density
mixed-use districts to lower density residential areas.
Building Types
•
•
•
•
•
•
•
•

Accessory dwelling units
Duplexes
Triplexes
Quadplexes
Courtyard Houses
Cottage cluster housing
Townhouses
2-3 story multifamily

Draft Design Objectives
(1) Encourage a variety of housing types and sizes that offer options at multiple price points and
contribute positively to the character of the neighborhood and walkable streetscape.
(2) Provide Housing Type options that transition between mixed-use and multi-family zones and
single-family zones.
(3) Provide Housing Type options that increase density while maintaining consistency of building
scale and character with existing single-family dwellings.
(4) Provide attractive and highly functional open spaces that benefit residents and enhance the
walking experience within the neighborhood.
(5) Promote cohesive architecture that is visually appealing, context sensitive, and uses high quality
building materials.
(6) Incorporate sustainable design elements and green building techniques.
(7) Minimize the impact of vehicular uses on the pedestrian environment and adjacent properties.
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Example Development Typologies

2-3 Story Multifamily

Quadplex

3 Story Townhouses

Cottage Cluster
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3.3

Residential Middle Options (R-M and R-M Plus)

Purpose
The purpose of the Residential Middle Options (R-M) and Residential Middle Options Plus (R-M Plus)
zones are to allow increased density and housing choices near key transit corridors that fit into the
scale and character of existing residential neighborhoods. The R-M Plus district is located along major
connector streets to create a strong street presence and increase density along key corridors. The R-M
district has a lower density, a height limit that restricts buildings to two and half stories, and does not
allow townhouses or quadplexes. The R-M Plus district allows up to three story buildings including
townhouses and quadplexes.
Building Types
•
•
•
•
•
•

Detached Single-family
Accessory dwelling units
Single-family
Duplexes
Triplexes
Courtyard Houses
• Cottage cluster housing
Building Types allowed only in R-M Plus
• Quadplexes
• Townhouses
Draft Design Objectives
(1) Encourage a variety of housing types and sizes that offer options at multiple price points and
contribute positively to the character of the neighborhood and walkable streetscape.
(2) Provide Housing Type options that transition between mixed-use and multi-family zones and
single-family zones.
(3) Provide Housing Type options that increase density while maintaining consistency of building
scale and character with existing single-family dwellings.
(4) Provide attractive and highly functional open spaces that benefit residents and enhance the
walking experience within the neighborhood.
(5) Promote cohesive architecture that is visually appealing, context sensitive and uses high quality
building materials.
(6) Incorporate sustainable design elements and green building techniques.
(7) Minimize the impact of vehicular uses on the pedestrian environment and adjacent properties.
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Example Development Typologies

Duplex/Triplex

Townhouses

Quadplex

Separated Townhouses
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3.4

Low-Density Residential (R-1)

The purpose of the R-1 Low-Density Residential zone is to implement the comprehensive plan by
providing areas for low-density residential use. The R-1 zone is designated for one-family dwellings
with some allowance for other types of dwellings and is also intended to provide a limited range of
non-residential uses that can enhance the quality of low-density residential areas. With the passage of
HB2001, parcels zoned R-1 will be required to include duplexes and accessory dwelling units (ADUs)
and may allow all Residential Middle Options building types with restrictions based on minimum
lot/parcel sizes and dimensions.

3.5

Other existing zones

Most of the parcels within the planning area will be rezoned to apply the new zones or will be rezoned
at time of annexation. For the remaining parcels, the existing zoning designations will continue to
apply (See Section 4 Preliminary Regulating Plans).
The following zones will not change:
•
•
•
•
•

Agricultural (AG)
Neighborhood Commercial (C-1)
Community Commercial (C-2)
Mixed-Use Employment (E-2)
General Office (GO)

•
•
•
•
•

Light-Medium Industrial (I-2)
Public Land (PL)
Low-Density Residential (R-1)
Medium-Density Residential (R-2)
Special Area – Historic (S-H)

4. Preliminary Regulating Plans
4.1

Zoning Map

The Zoning Map identifies the zone for each parcel within the River Road Corridor Area and the
surrounding neighborhood. In addition, possible parcels that may have a Frontage/Activation
Requirement in the Design Standards section are identified. The details of the requirement will be
included in the Administrative Draft Code.
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Zoning Map
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5. Development and Lot Standards
The development standards are preliminary high-level standards, building typologies, and detailed
standards in draft form provided in the tables below. Residential zone siting requirements, occupancy
requirements, land use and permit requirements, and special use limitations will be included in the
Administrative Draft Code.

5.1

Base Development Standards by Zone
River Road
COR-MU

River Road
COR-RES

Corridor MixedUse

Corridor
Residential

Building Types
(Detailed list of
land use and
permit
requirements to
be provided in
Admin Draft
Code)

• Mixed-use
buildings (i.e.
ground-floor
businesses
with housing
on upper
floors)
• Stand-alone
commercial
buildings,
offices, and
small shops
and
restaurants
• Stand-alone
residential,
including
townhouses
and multifamily housing
types

• Accessory
dwelling units
• Duplexes
• Triplexes
• Courtyard
Houses
• Cottage
cluster
housing
• Quadplexes
• Townhouses
• Rowhouses
• 2-3 story
multifamily

Dwelling Units
per Acre
Minimum (Net)

n/a for mixeduse;
30 dwelling units
per acre for 100%
residential
Determined
through
development
standards

14 dwelling unit
per acre

0

0

0

Determined
through
development
standards

40 ft

20 dwelling units
per acre
(no maximum for
Detached Singlefamily, Duplexes,
or Triplexes)
30 ft

14 dwelling units
per acre

55ft/65ft bonus
for affordable
housing

28 dwelling units
per acre
(no maximum for
Detached Singlefamily, Duplexes,
or Triplexes)
40 ft

Zone ID
Zone District

Dwelling Units
per Acre
Maximum (Net)
(not inclusive of
ADU’s)
Height (feet)
Maximum

River Road
R-M Plus
Residential
Middle Options
Plus
• Detached
Single-family
• Accessory
dwelling units
• Duplexes
• Triplexes
• Courtyard
Houses
• Cottage
cluster
housing
• Quadplexes
• Townhouses
• Rowhouses
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River Road
R-M
Residential
Middle Options
• Detached
Single-family
• Accessory
dwelling units
• Duplexes
• Triplexes
• Courtyard
Houses
• Cottage
cluster
housing

R-1
Low-Density
Residential
(existing)
• Detached
Single-family
• Accessory
dwelling units
• Duplexes
• Triplexes
(through a
planned-unit
development)
*Pending
changes from
recent HB
2001
legislation

30 ft

P a g e 13 | 20

Zone ID
Zone District
Lot Area
Minimum
Lot Area
Maximum
Lot Coverage
Maximum
Street Setback
Minimum
Street Setback
Maximum
Minimum
Building
Frontage within
minimum and
maximum street
setback
Interior Side
Setback
Minimum
(additional
transition
standards TBD)
Interior Rear
yard Setback
Minimum
(additional
transition
standards TBD)
Transitions to
Residential
(additional
transition
standards TBD)

Building Length
Maximum
Usable Open
Space Minimum
Parking

River Road
COR-MU/60

River Road
COR-RES/40

No maximum

By housing type
(see next page)
By housing type

River Road
R-M Plus
Residential
Middle Options
Plus
By housing type
(see next page)
By housing type

Corridor MixedUse

Corridor
Residential

By housing type
(see next page)
By housing type

75%

By housing type

By housing type

By housing type

50%

10 ft (15 ft for
residential)
20 ft

By housing type

10 ft, 18 ft for
garages
40 ft

10 ft, 18 ft for
garages

By housing type

10 ft, 18 ft for
garages
20 ft

60% of parcel
width

By housing type

By housing type

By housing type

5 ft or
minimum of 10 ft
between
buildings

5 ft or
minimum of 15 ft
between
buildings

5 ft or
minimum of 15 ft
between
buildings

5 ft or
minimum of 10 ft
between
buildings

5 ft or
minimum of 10 ft
between
buildings

5 ft or
minimum of 10
feet between
buildings

5 ft up to 1 story
15 ft above 1
story

5 ft up to 1 story
15 ft above 1
story

5 ft up to 1 story
10 ft above 1
story

5 ft up to 1 story
10 ft above 1
story

10 ft setback, 25
ft height limit
plus 8/12 plane,
planting regs,
balcony
restrictions,
alternative
measures:
Design Standards
TBD
200 ft

Design Standards
TBD

Design Standards
TBD

Design Standards
TBD

150 ft

150 ft

80 ft

20 % of lot area
or 15% of living
area
Per Eugene Code

By housing type

By housing type

By housing type

Per Eugene Code

Per Eugene Code

Per Eugene Code

No minimum
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Parking
Parking will be regulated per the Eugene citywide parking requirements. For the Middle Housing
Types, parking will not be required to be covered. Parking location and form will be regulated through
design standards.

Development Standards by Housing Types

Triplex/
Quadplex

Cottage
Cluster

Varies by
zone

Varies by
zone

25 ft

Varies by
zone

Lot Area Minimum

-

-

4,000 sf

-

-

Average Lot Width
Minimum

30 ft

40 ft

50 ft

60 ft

60 ft

50%

50%

50%

60%

40% of
parcel
width

60% of
parcel
width

60% of
parcel
width

n/a

n/a

(additional design
standards for flag lots TBD)

Lot Coverage
Maximum
Minimum Building
Frontage within
minimum and
maximum front
setback
Usable Open Space
Minimum
Building Scale and
Form

n/a

n/a

Varies by
zone
4,500 sf for
subdivision
1,600 sf for
each home
60 ft for
subdivision
16 ft* per
townhouse
lot
22 ft* per
detached
products

Varies by
zone

60%

75%

60%

40% of
parcel
width

40% of
parcel
width

60% of parcel
width

60% of
parcel
width

150 sf per
unit

250 sf per
unit

200 sf per
unit

150 sf per
unit

n/a

1,200 sf
(850 sf
ground
floor)

250 sf per
unit
6-unit
max in
one
building,
150 ft max
length

Maximum 5
townhouses
without
building
break

by zone
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-
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6. Design Standards Outline
The Design Guidelines and Standards will be organized by housing type for all residential
development in the COR-MU, COR-RES, R-M, and R-M Plus zones and be provided by the following
topics: Site Design and Building Design. For lower density housing types utilized in the COR-MU zone,
the code will refer to the standards by housing type.
The Design Guidelines and Standards for non-residential and mixed-use building types in the COR-MU
zone will be organized by the following topics: Site Design and Building Design.
This section of the Code Framework outlines the topics to be covered and the method and
organizational structure for the clear and objective design standards and the discretionary approval
criteria.

6.1

Design Topics

The following outline represents the topics that will be covered by the Development Standards

Site Design

Building Design

1)
2)
3)
4)

1) Building Massing
2) Transitions to adjacent properties
3) Connections and transitions to Willamette
Greenway
4) Building Articulation
5) Fenestration
6) Ground Floor Design
a) Commercial Storefronts
b) Ground Floor Office
c) Residential Entries
i) Stoops
ii) Porches
iii) Terrace
iv) Frontage Court
7) Usable Open Space
a) Required Usable Open Space
b) Common Open Space
c) Private Open Space
8) Parking Garages + Structured Parking

5)
6)
7)
8)

Building Location/Placement
Site Access
Surface Parking
Frontage Character
a) Active Frontage Locations
b) Building Setbacks
c) River Road Frontage
Utilities
Landscaping
Large Sites
Flag Lots

Raimi + Associates
City of Eugene River Road Corridor Implementation Plan

P a g e 16 | 20

6.2

Organization of Design Standards and Guidelines

Each new zone will have a set of applicable development standards and design standards that are
clear and objective. In addition, each district will have a set of design guidelines associated with each
design standard. As an alternative to compliance with the design standards, an applicant may apply
for approval of an alternative through the Design Review process in accordance with the provisions of
EC 9.3190.
The design guidelines and standards will be organized in the code on a one to one basis. The design
standard will provide discretionary criteria for meeting a design topic. The guideline criteria can be
met in a clear and objective way by meeting the requirements of the associated design standard.
Should the applicant decide to meet the design guideline criteria in a way that does not meet the
standard but provides better outcome, the applicant may pursue an Adjustment Review or Design
Review path.
Examples:
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6.3

Draft Design Standard Considerations

The following section outlines preliminary design considerations for special topics identified by the
City and community through the River Road Corridor Plan process. These considerations outline
potential direction for the Design Standards that will be developed in the Administrative Draft Code.

Site Design
•

Frontage/Activation Requirements
a) Special design requirements are established for buildings located on parcels identified in the
Zoning Map as Possible Frontage/Activation areas. Potential requirements may include:
i) Minimum percentage of frontage required to be “active frontage” with associated building
design requirements
ii) Building design requirements that allow for flexible ground floor land uses that can
support commercial retail uses
iii) Building design requirements that specify minimum transparency, depth of active space,
proximity to sidewalk, and other similar requirements that provide for an active frontage.

Building Design
•

•

Transitions to adjacent properties
a) In addition to the development standards for each zone, additional design standards will
regulate concern about privacy and adjacencies in residential areas.
i) Minimum landscape buffer requirements
ii) Additional interior setback requirements when transitioning to single-story buildings
iii) Limit height through a sloping plane from lower height districts
iv) Limit location and setback of balconies and roof terraces
v) Require offset windows adjacent to existing buildings
Transitions to Willamette Greenway
a) 100-foot building setback from top of bank (aligned with water resource overlay)
b) Additional landscape buffer
c) Restrict fences fronting Willamette Greenway
d) Limit height through a sloping plane adjacent to river
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