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1. INTRODUCTION
BACKGROUND

The River Road Transit Community Implementation Plan, referred to herein as the River
Road Corridor Study, or “Corridor Study,” reflects several years of partnership efforts
between the City of Eugene and Lane Transit District (LTD) to examine ways to increase
density and mixed-use development, and improve multimodal transportation access and
connectivity while maintaining desired aspects of neighborhood character. The efforts are
built upon and integrated from previous land use and transportation planning processes.
River Road has long been designated as a key corridor for focused long-term transit and
land use development at the state, regional, and local levels as summarized in the plans
below. Furthermore, the River Road corridor is part of the MovingAhead project, which is
a process to evaluate the feasibility of expanding the region’s bus rapid transit system
along multiple corridors. The MovingAhead project will be further described in subsequent
sections.
Integration of Land Use & Transportation Planning
The state of Oregon has a proud legacy of integrating land use and transportation
planning. The concept is acknowledged statewide in the 1992 Oregon Transportation Plan
as well as locally within the Eugene-Springfield area’s 2002 Regional Transportation
System Plan, called TransPlan. The following summarizes some of the key plans and
policies in place today that set the foundation for and support transit-oriented
development opportunities.
Oregon Department of Transportation – Oregon Transportation Plan
In 2006, the Oregon Transportation Commission adopted a revised Oregon Transportation
Plan to address the future needs of Oregon’s bicycle and pedestrian facilities, highways
and roadways, public transportation and railroads, and other public facilities through
2030. Among the plan’s six key initiatives is to “integrate transportation, land use,
economic development and the environment” by “encourage(ing) and support(ing) land
use plans and policies to enhance overall transportation system efficiency and
transportation choices, including planning for compact and mixed-use development in
appropriate locations.”i
House Bill 2017 – Keep Oregon Moving
In 2017, the 79th Oregon Legislative Assembly passed House Bill 2017, known as “Keep
Oregon Moving.” This transportation bill validates and codified a coordinated planning
approach by authorizing the Director of Transportation, subject to policy direction by the
Oregon Transportation Commission, to “construct, coordinate, and promote an integrated
transportation system in cooperation with any city, county, district, port or private entity”
including participation in and review of land use decisions. Section 122 of this bill
established a new dedicated funding source called the Statewide Transportation
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Improvement Fund (STIF) to improve and/or expand public transportation service in
Oregon. ii
Central Lane Metropolitan Planning Organization – 2040 Regional Transportation Plan
The Regional Transportation Plan (RTP) includes the jurisdictions of the Lane Council of
Governments (LCOG), the cities of Eugene, Springfield, and Coburg, Lane County and
Lane Transit District (LTD). Adopted in 2017, the plan establishes the framework upon
which the region’s public agencies can make consistent and coordinated planning decisions
over the next 20 years (planning horizon 2040) through a process that ensures planning
activities and investments are coordinated in terms of intent, timing, and effect. The RTP
policy framework and implementation actions are structured around three fundamental
components of transportation planning: land use, transportation demand management,
and transportation systems improvements. Goal 1 of the RTP is to “integrate transportation
and land use to support transportation choices, promote all modes of transportation,
reduce our reliance on any single mode of travel, and enhance community livability.” iii
City of Eugene – 2035 Transportation System Plan
The City of Eugene’s 2035 Transportation System Plan establishes a system of
transportation facilities and services that will serve the needs of Eugene residents,
businesses, and visitors over the next 20 years. iv The five main goals of the 2035
Transportation System Plan are to: (1) create an integrated system that is safe and
efficient and reduces fossil fuel usage by 50 percent, (2) advance regional sustainability
by reducing fossil fuel reliance, (3) reduce reliance on any single mode, (4) address the
needs and safety of all travelers, and (5) triple the percentage of trips made on foot, by
bicycle, and by transit by 2035 from 2014 levels.
Oregon Statewide Planning and Local and Regional Comprehensive Plans
At the state level, Oregon Statewide Planning Goals, related statutes and administrative
rules provide a framework for all local land use planning. v At the regional and local level,
the two applicable comprehensive plans are the Envision Eugene Comprehensive Plan and
the Eugene-Springfield Metropolitan Area General Plan (Metro Plan). New land use
plans, such as the River Road-Santa Clara Neighborhood Plan, must be consistent with
applicable provisions in both the Envision Eugene Comprehensive Plan and the Metro Plan.
The Metro Plan is the basic guiding land use policy document for regional land use
planning and applies to the Cities of Eugene and Springfield and areas of Lane County
within the Metro Plan boundary. vi In 2017, Eugene completed the first phase of adopting
the Envision Eugene Comprehensive Plan, which replaces regional policies in the Metro
Plan with new policies that are specific to Eugene. vii Until the next phase is completed,
Eugene will continue to use the Metro Plan policies related to the remaining elements.
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City of Eugene – Envision Eugene
Envision Eugene is the community vision for
how growth is managed in a way that
protects and enhances quality of life and
reflects Eugene’s shared values. viii The
community vision is organized around seven
aspirational pillars, one of which “promotes
compact urban development and efficient
transportation options.” A major component
of the community vision and this pillar is the
“Key Transit Corridor” concept, which seeks
to accommodate a majority of future multifamily housing and projected redevelopment
within walking distance of the major
transportation corridors with the best transit
service in the community.
The Envision Eugene Comprehensive Plan, the
regulatory component of Envision Eugene, is The pillars of the Envision Eugene plan.
the basic guiding policy document for land
use planning within Eugene’s Urban Growth Boundary (UGB) and addresses the future of
Eugene through goals and regulatory policies regarding land use. It includes the adopted
UGB and guides the City as it develops work programs, conducts long-range planning,
prepares budget and capital improvement programs, makes public investments, and
develops related investment programs. Changes to Eugene’s Land Use Code, such as the
proposed River Road Special Area Zone, must be consistent with the policies in the Envision
Eugene Comprehensive Plan.
Lane Transit District – Long-Range Transit Plan
The Lane Transit District Long-Range Transit Plan identifies a Frequent Transit Network
(FTN) for the Eugene-Springfield region and outlines some of the following major
characteristics for FTN corridors:
•
•
•
•
•
•
•

Enables a well-connected network that provides regional circulation
Compatible with and supportive of adjacent urban design goals
Service hours are appropriate for the economic and social context of the area
served
Coverage consists of at least 16 hours a day, and area riders’ trip origins or
destinations are within a ¼ mile straight line distance
Average frequency of 15 minutes or better
Transit service is reliable and runs on schedule
Transit stations are high quality with amenities, including bicycle and pedestrian
connections to stations and end-of-trip facilities, such as bike parking and bike
share
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The Long-Range Transit Plan identifies elements of a bus rapid transit (BRT) plan, defining
it as the “highest level of service available within the FTN, and is a permanent, integrated
system that uses buses or specialized vehicles on roadways or dedicated lanes to
efficiently transport passengers.” ix
BRT system elements include branded multi-door 60-foot articulated vehicles, enhanced
stations with level boarding platforms, off-board fare collection, transit signal priority,
wider stop spacing, and enhanced service frequencies. BRT service is intended to increase
transit speed, reliability, and ridership.

ABOUT THE PROJECT

In 2016, Lane Transit District and the City of Eugene became joint recipients of the
Federal Transit Administration’s Transit Oriented Development grant under MAP-21
Section 20005(b)(2) to assess the feasibility of implementing transit supportive
development along the River Road corridor. The River Road Transit Community
Implementation Plan, publicly known as the River Road Corridor Study, is the product of
that grant.
Study Area
The River Road corridor is located in the north-northwest portion of Eugene, Oregon and
touches both the River Road and Santa Clara neighborhoods and is bound to the east by
the Willamette River. As the map in figure 1 shows, the study area includes a half-mile
buffer around River Road from Hunsaker Lane to the north and to Northwest Parkway to
the south. It includes areas within Eugene’s city limits as well as unincorporated areas of
Lane County.
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Project Context
The River Road Corridor Study
aimed to identify opportunity areas
on the River Road corridor where
the development of compact, transitoriented communities would be
stimulated by land use
recommendations and targeted
investments that support a high level
of access to reliable and frequent
transit service. The project evolved
over time to become more aligned
with the River Road-Santa Clara
neighborhood planning process,
which is further discussed in the next
section. The neighborhood planning
process emphasized community
members leading their own process
and as such, involved public
engagement and input that is
reflected in this Corridor Study.
The River Road Corridor Study
became a land use and
transportation strategy that
leverages the planned development
and multimodal investments along
the River Road corridor to support
neighborhood goals, encourage
development and economic vitality
and make transit and active modes
of transportation easier and more
attractive to use. The goals of the
project are to:
• Produce a data-supported
study of the physical
environment, development,
zoning/code, and economic
Figure 1. The River Road Corridor Study Area
opportunities;
• Evaluate multiple zoning design concepts to test economic feasibility, community
livability and multimodal connectivity and choice;
• Craft strategies to encourage vibrant, transit-supportive “Neighborhood Centers;”
and
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• Draft recommendations for implementation including future updates to zoning code,
land use and transportation planning documents and capital investment plans.
River Road-Santa Clara Neighborhood Plan
For over 30 years, the
land use and
development actions
within the River Road
and Santa Clara
communities have been
governed by the River
Road-Santa Clara Urban
Facilities Plan. Adopted
in 1987, the plan is out
of date and a new plan
is needed for this large
part of the community
that has unique planning
issues. The River RoadSanta Clara
Neighborhood Plan area
includes the River Road
Community Organization
boundary, Santa Clara
Community Organization
boundary, and the River
Road key transit
corridor, from Northwest
Expressway up to the
location of the planned
Santa Clara Transit
Station at Hunsaker
Lane, shown in figure 2.
The River Road and
Santa Clara Community
Figure 2. Map of River Road-Santa Clara Neighborhood Planning Boundary
Organizations have
dedicated innumerable volunteer hours developing a foundation of public input on which
to build the neighborhood planning process. The neighborhood planning process is a
collaborative effort among the River Road and Santa Clara Community Organizations,
the City of Eugene, Lane County, and other stakeholders throughout both neighborhoods.
The process has focused on creating a community vision that will guide decision-making in
River Road and Santa Clara for decades to come. The vision will be consistent with
Envision Eugene, while tailoring the citywide vision to the local context. The vision will be
articulated in goals and policies focused on five topic areas: Economic Development,
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Transportation, Parks and Natural Resources, Land Use, and Community. The
Neighborhood Plan will be supported by an Action Plan, containing implementation
strategies to advance the community vision.
A key goal of the Neighborhood Plan is to improve River Road. The Neighborhood Plan
draft vision includes “thriving, vibrant and active mixed neighborhood centers along the
River Road corridor” and “a transportation system that is safe, accessible, affordable,
environmentally responsible and transitions to zero carbon.” The Neighborhood Plan goals
and policies were key to informing the River Road Corridor Study.
To implement the community vision, the Corridor Study includes land use and multimodal
recommendations to encourage mixed-use neighborhood centers and a variety of housing
types, integrating how people get around, where they shop and live, and how the corridor
looks and feels. The Neighborhood Plan, along with land use recommendations developed
as part of the Corridor Study, will be formally adopted to guide local decision-making
and long-term implementation.
MovingAhead
The River Road corridor is part of the MovingAhead project to evaluate what
transportation investments are needed along the City of Eugene’s major corridors.
MovingAhead began in 2015 with a list of 10 potential corridors that were then subject to
an evaluation process to determine the best options for near-term investment based on
public support and the project’s purpose, need, goals and objectives. Five corridors,
including River Road, were deemed the most promising and were advanced through a
detailed alternatives analysis process. MovingAhead’s goal is to create a 10-year
investment plan that will improve safety and accessibility for all modes of transportation,
whether walking, biking, using a mobility device, taking transit or driving.

PUBLIC ENGAGEMENT PROCESS
Stakeholders Involved
Many stakeholders were involved in the Corridor Study, including the River Road-Santa
Clara Neighborhood Plan Community Advisory Committee (CAC), the Technical Advisory
Committee (TAC), City of Eugene Planning Commission, and members of the public.
River Road-Santa Clara Neighborhood Plan Community Advisory Committee (CAC)
Composed of River Road Community Organization and Santa Clara Community
Organization representatives, community members and businesses in the River Road and
Santa Clara neighborhoods. The CAC appointed a subgroup of members to be directly
involved in Corridor Study work. This subgroup attended regular meetings with City and
consultant staff to review and advise on Corridor Study findings and recommendations.
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Technical Advisory Committee (TAC)
Composed of City and partner agency staff
including LTD, Lane County, LCOG, and
ODOT, the TAC served as an advisory body
to the project management team and met
prior to public workshops and at key
milestones. TAC participants represented their
own project or departmental interests and
communicated how the Corridor Study fit
within the broader city/county context.
City of Eugene Planning Commission
The project team taking in the sights along the West
Planning Commissioners advise the City
Bank path in River Road.
Council and City staff on a variety of
subjects by making recommendations on important policy matters affecting the livability of
Eugene. Their role in the neighborhood planning and Corridor Study process includes
receiving updates and providing feedback throughout the process, reviewing draft
documents, convening public hearings, and making a final recommendation to the
adopting bodies, Eugene City Council and Lane County Board of Commissioners. The
Eugene City Council and Lane County Board of Commissioners have joint decision-making
authority regarding the Neighborhood Plan, but the City Council has sole decision-making
authority over any changes to the City’s land use code and any changes in zoning to land
within the city limits that occur as part of the Corridor Study.
Public Stakeholders
Feedback from members of the public was gathered at two public workshops during
project development, via online surveys, as well as targeted outreach such as door-todoor visits and small group conversations.
Stakeholder Engagement Process
Integrated with public engagement for the
River Road-Santa Clara Neighborhood Plan,
the project conducted proactive outreach
regarding the Corridor Concepts to a diverse
array of stakeholders. The City of Eugene’s
Values and Principles for Public Participation
guided the project, incorporating values such
as inclusion and demographic diversity,
transparency and trust, and careful planning
and preparation. Principles for interacting
Community members collaborating to prepare a
framework map.
and engaging with the community included
listening to people’s stories, using established
community networks, and spending time building relationships. The project reached out to
historically under-represented populations by collaborating with organizations, businesses,
and agencies that have built trust and communication networks. Table 1 below summarizes
the stakeholder engagement timeline.
RIVER ROAD CORRIDOR STUDY

13

Project stakeholders included area property owners, residents, renters, affordable housing
providers, advocates and residents, business owners and employees, farmers,
organizations and advocacy groups, institutions, public agencies, local transportation
interests (including bicycle, freight, pedestrians, commuters, mobility impaired, transit,
recreational), media, and emergency service providers.
The Corridor Study relied on communication networks developed for the Neighborhood
Plan, including over 1,600 stakeholders in the Interested Parties list. The following is a list
of specific activities conducted to reach under-represented communities:
• Tabling at grocery stores and parks to recruit people to attend public events and
participate in online surveys.
• Two rounds of door-to-door visits to corridor businesses, first to let people know
about the process, and then to encourage input into the Corridor Concepts.
• Direct outreach at affordable housing complexes to gather input on Corridor
Concepts.
• Announcements at area school Parent Teacher Association meetings to announce
public events.
• Focus groups for parents of young children, young adults, people with disabilities,
and the Latinx community.
• Small group conversations held at Corridor restaurants to gather input on zoning
proposals.
Table 1: Stakeholder Engagement Process

Winter 2018:
Stakeholder Interviews
Winter 2019:
CAC/TAC Preview &
Community Workshop #1
Spring 2019:
CAC/TAC Working Meetings &
Online Survey
Summer 2019:
CAC/TAC Preview &
Community Workshop #2
Summer/Fall 2019:
CAC/TAC Working Meetings &
Online Survey
Winter 2019/20:
CAC/TAC Working Meetings &
Planning Commission Preview
Spring/Summer 2020:
CAC Working Meetings
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Goals & Neighborhood Centers
Goals & Objectives, Existing Conditions,
Developing Concepts
Draft Corridor Zoning Concepts
Corridor Concept Analysis, Code Context,
Preliminary Development Standards &
Typology, & Multimodal Assessment
Refinement & Analysis of Corridor Zoning
Concepts & Development Standards
Preferred Corridor Zoning Concept &
Development Standards
Administrative Draft Zoning Code
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In addition to the Corridor Study events, Neighborhood Plan events contributed key
information to the Corridor Study Concepts as follows:
• Reaching Out and Visioning, Fall 2017: The City built a comprehensive and
diverse participation list of over a thousand stakeholders and hosted a kick-off
event attended by over 400 neighbors that provided the content to craft a vision
and goals for the Plan and Corridor Concepts.
• Neighborhood Priorities, Spring-Summer 2018: A major question asked at the
second Neighborhood Plan event and online survey was about land use and future
development. The results of this phase provided the foundation for proposed
compact, vibrant development along River Road. This phase captured over 300
participants.
• Policy Development, Spring 2019: A long period of writing draft Plan goals and
policies concluded with a public event in June of 2019. The Community Advisory
Committee and Working Group members shared and gathered input from the
public. The Corridor Study had an input table at the event and gathered opinions
on the draft concepts. The event had over 150 participants.
• Action Planning, Fall 2019: The project conducted an extensive online survey,
including several questions about the Corridor Concepts. A shortened survey was
also conducted at “Pumpkin Pie and Planning,” a final celebration and input
gathering event in November of 2019. Over 500 members of the public
participated in this phase.

Display board used during public engagement
showing how development types would fit in
proposed district zones.

RIVER ROAD CORRIDOR STUDY

15

2. EXISTING CONDITIONS

The study team assessed the existing
physical, demographic and economic
conditions of the River Road corridor
and conducted an audit of the existing
zoning code (see Economic Study
report and Code Evaluation
memorandum in appendices A and B).
This assessment helped the study team
to better understand the community,
economic and transportation
characteristics that influence transit
River Road looking south, passing over NW Expressway.
community planning along River Road
and presents both opportunities and challenges. The existing conditions serve as the
foundation for the development of a preferred land use concept, draft administrative
zoning code, and recommendations for additional multimodal investments and financial
incentives.

ZONING & LAND USE

The study area includes areas within Eugene’s city limits and unincorporated areas of Lane
County, which are subject to different land use codes. This section is focused on the City’s
land use code (Chapter 9 of the Eugene Code), since much of the Corridor Study
proposed changes will only apply to properties within the city limits. Any proposed
changes to unincorporated areas of Lane County will only occur and become effective as
property owners choose to annex.
The City’s land use code establishes base zones as well as several special area and
overlay zones. The base zones state intent and regulate land uses, building height,
setbacks, landscaping, fences, and site/lot design. Figure 3 is a map of the study area’s
base zone. Table 2 describes the existing zoning within ½ mile of River Road. Refer to
Appendix B - Code Evaluation Memorandum – for detail on the existing zoning and land
use.
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Figure 3. River Road Corridor Base Zone Map
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Table 2: Existing Zoning within ½ mile of River Road

Zoning
Low-Density
Residential (R-1)

Medium-Density
Residential (R-2)

Number Median
Acres
of
Parcel
Parcels (Sq. Ft.)
935

119

3,474

282

Notes

9,658

Density limits are
up to 14 dwelling
units per acre.

7,000

Density limits
between 13-29
dwelling units per
acres.

120 ft. height limit
is likely taller than
19,842
feasible and
desirable.
35 ft. height limit
is too restrictive
for mixed-use,
13,234
limits buildings to
2 stories.
Many GO parcels
3,622 are built as singlefamily homes

Community
Commercial (C-2)

123

152

Neighborhood
Commercial (C-1)

12

36

General Office (GO)

17

41

Light-Medium
Industrial (I-2)

20

30

13,475

Public Land (PL)

177

44

86,265

Agriculture (AG)

47

161

Most AG parcels
10,370 are built as singlefamily homes

Base densities
may not be
sufficient to
allow “missing
middle” style
housing.
Duplexes,
triplexes, &
fourplexes are
restricted to
new
subdivisions.
Floor-AreaRatio is not
currently
regulated
which may
result in too
low density/
inefficient land
use.

Special area and overlay zones are intended to provide additional design criteria for
specific areas within the City. Special area zones cover historic (S-H) designations and
overlay zones cover urbanizable land, site review, nodal development, planned unit
development, water resources conservation, and water quality.
Furthermore, the Eugene Code includes the following sections that will be relevant for this
planning effort:
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• Section 9.5000 Special Development Standards for Certain Uses. This section includes
9.5500 Multiple-Family Standards which will be key to regulating potential
increased density around the new River Road transit stops.
• Section 9.6000 General Standards for All Development. This section includes
standards for bicycle parking, landscape standards, motor vehicle parking and
loading standards, public improvement standards, sign standards, site development
standards, and standards for streets, alleys, and other public rights-of-way.

DEMOGRAPHICS & HOUSING PROFILE

Data from the U.S. Census Bureau’s 2013-2017 American Community Survey and Portland
State University’s Population Research Center were used to develop a demographic and
housing profile for the River Road corridor and to compare it to the city of Eugene overall.
Population Characteristics
In 2017, there were 33,591 people living along the River Road corridor; this accounted
for almost 21 percent of Eugene’s population. Between 2010 and 2018, Eugene’s
population growth rate fluctuated, ranging from 0.5 to 1.6 percent increase. There was a
growth period between 2010 and 2014, a decline in growth rate between 2014 and
2016, and a leveling off at 1.03 percent since 2016.
Approximately 16 percent of the population along the River Road corridor identifies as a
minority race or ethnicity, compared to 21 percent for the city of Eugene overall. The
largest minority group in the corridor identify as Hispanic or Latino (8 percent) followed
by two or more races (5 percent).
The largest age cohort that lives along River Road is between 55 and 64 years old,
followed by people between 45 and 54. Compared to Eugene, the corridor has a higher
share of children (under 18) and seniors (over 65). The college-age population (18 to 24)
along River Road is notably lower than in the rest of the city.
Approximately 18 percent of the corridor population 25 years and over have earned a
bachelor’s degree or higher, compared to 23 percent of Eugene’s population.
Eugene is expected to grow at a rate of 1.1 percent between 2015 and 2035, which
means that about 40,000 new residents are expected to live within Eugene’s urban
growth boundary by 2035.
Household and Tenure Characteristics
The River Road corridor has a larger average household size when compared to Eugene
overall as well as more households with children under the age of 18. The median
household income in the corridor is approximately $57,000, which is 20 percent higher
than the city overall. Approximately 20 percent of households earn greater than
$100,000 per year and 20 percent earn less than $25,000 per year.
Homeowners along the corridor 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.
RIVER ROAD CORRIDOR STUDY
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River Road has a slightly lower share
of cost-burdened households than the
city and the region. Yet more than half
of renter households, most of whom are
lower income, spend more than 30
percent of their income on housing,
meaning they are housing costburdened. 90 percent of renters earn
less than $35,000 per year, making
them vulnerable to displacement if
rents in the area increase.
Housing Mix
Housing along the River Road corridor
is predominantly single-family
detached, with much less multi-family
housing than the city overall as shown in
figure 4. The area’s homeownership
rate is substantially higher than the city
overall. However, about 37 percent of Figure 4. Housing Mix and Homeownership Rate
single-family homes are rentals, along
with nearly all the multi-family units, duplexes, triplexes and fourplexes.

MARKET CONDITIONS
Owned Single-Family Residential
According to a national study conducted by the AARP (2018), 76% of adults 50 and
older prefer to remain in their current home as they age. For this reason, it is assumed that
older homeowners along the River Road corridor will likely continue to occupy much of the
existing single-family housing along the corridor for the next 10 or more years, with little
appetite for infill or redevelopment aside from some interest in accessory dwelling units.
However, in the longer term, more of the units owned by older householders are likely to
turn over to new owners, creating opportunities for new families to move in or for new
owners to consider infill or redevelopment options.
Multi-family Residential Vacancy Rates & Rents
Between 2000 and 2018, multi-family residential vacancy rates have been declining
slowly and are currently lower than they have ever been. This is consistent with the trend in
the city overall. While older apartments along the corridor tend to have lower rents than
the citywide average, newer complexes, such as the Ecco Apartments, are closer to the top
of market for multi-family rents in Eugene (excluding student housing).
Retail Vacancy Rates & Rents
Retail space along the corridor is largely strip commercial development in buildings that
are at least 10 years old. Retail rents have declined between 2006 and 2018 and
remain relatively stagnant, consistent with city-wide trends. Retail vacancy rates along
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River Road have declined sharply since 2012, mirroring a trend in the city’s retail space
overall.

TRANSPORTATION CHARACTERISTICS

River Road is the primary arterial through the River Road and Santa Clara communities.
Transportation characteristics for River Road (the street) differs from the neighborhood
side streets as described below. In addition,
the Willamette River, which forms much of
the eastern boundary of the Study area in
the southern half, has a popular trail system
along the west bank. There are operational
changes that could improve the safety and
connectivity with neighborhoods along the
side streets, to and across River Road, and
between River Road and the West Bank
path near the Willamette River. For more
detail about the transportation
characteristics of the corridor, see
Appendix C for the River Road Corridor
Multimodal Assessment and Appendix D for
the MovingAhead Draft Final
Transportation Technical Report.
The West Bank Trail along the Willamette River is also
Roadway
River Road is classified as a major arterial. the eastern edge of the River Road neighborhood.
It includes five travel lanes with posted
speed of 35 mph and class II bike lanes. Both sides have sidewalks with buffered trees
and landscaping throughout most of the corridor. Many intersections are signalized, which
provides opportunities to access the Willamette River path. River Road is intersected by
larger collector and arterial roads. Near the north end River Road has an interchange
with the Beltline Expressway, which creates citywide and regional connections. The south
end is capped by the interchange with Northwest Expressway, with River Road going up
and over a viaduct across the Expressway and railroad tracks.

2013 average daily traffic on River Road ranges between 32,300 (segment between
Silver Lane and Maxwell Road) and 20,300 (between Park Avenue and Horn Lane). In
comparison to other major arterials in Eugene, River Road carries a higher level of daily
traffic and is a major north-south connector for the region. x Currently, all of the
intersections along River Road meet the operating standards for intersection delay, level
of service, and volume-to-capacity ratio.
Neighborhood streets that cross River Road have posted speeds of 25 or 35 mph. The
average daily traffic ranges between 1,000 and 7,600. Most have two travel lanes, but
some streets do not have center line markings. While the Corridor Study area has good
overall street connectivity to River Road the street, the interior neighborhoods are less
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defined by a street grid. Streets provide good east-west connections but there are fewer
streets to serve as local, neighborhood route alternatives to River Road for getting north
and south.
Transit
Currently, LTD bus routes 51 and 52 serve
the River Road corridor. Route 51 runs
along River Road between Eugene Station
and the River Road/Irvington Drive
intersection every 30 to 45 minutes on
weekdays and every 30 to 60 minutes on
weekends. Route 52 runs along River Road
between Eugene Station and the Irvington
Drive/Willowbrook Street intersection
every 30 minutes during the peak hours on
weekdays and every 60 minutes on
weekends. Routes 51 and 52 are
coordinated such that they run every 15
minutes on River Road between Northwest The Corridor Study seeks to capitalize on potential
enhanced transit service on River Road.
Expressway and Irvington Drive. The
corridor is approximately 10.3 miles
round-trip. As of 2016, there are 24,480 average weekday transit trips taken along the
River Road corridor. 1

Construction in progress on the Santa Clara Transit
Station.

Within the corridor, LTD is currently
constructing a new Santa Clara Transit
Station located on River Road between
Green Lane and Hunsaker Lane. The new
station would enhance transit in the
corridor by providing maximum bus
maneuverability, and better access for
riders, pedestrians, cyclists, and people
who use mobility devices. The station will
include six bus bays that would
accommodate both regular and EmX
buses, 55 parking spaces, secure bike
parking, covered station platforms, and a
driver relief building. It is planned to open
for revenue service in February 2021.

1 Transit trips are defined as one-way linked trips taken by a person from the trip’s origin to the trip’s destination,
independent of the number of vehicles or transfers used to complete the trip.
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Bicycle & Pedestrian
A qualitative assessment of the pedestrian and bicycle facilities along River Road found
that overall pedestrian and bicycle
facilities are fair to good. River Road
has a class II bike lane as well as a
buffered bike lane on River Road
between Horn Lane and Maxwell
Road. Both sides of River Road
contain sidewalks with buffered trees
and landscaping throughout most of
the roadway. However, the
neighborhood side streets often lack
infrastructure that would make
walking and bicycling a comfortable
experience. Most streets lack
sidewalk nor have a buffer between
The study area side streets often lack sidewalks and other
the pedestrian zone and roadway.
pedestrian and bicycling infrastructure.
Most streets also lack bicycling
treatments.
Commute Patterns
Almost twice as many people commute out of River Road as those who commute into it.
About 8,600 residents in River Road commute outside the area for work, though there are
about 4,900 people who commute to jobs near River Road as well. Nearly 80 percent of
employees in River Road live within 10 miles of their job; roughly 40 percent work in
Eugene. Many commute southeast less than 10 miles, and may benefit from enhanced
transit service in the corridor.
University of Oregon, Oregon’s flagship research university, is roughly three miles away
from the southern end of the River Road corridor. The University is about a 20-minute bike
ride, a 10- to 15-minute drive or a 30- to 45-minute bus ride away.
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3. GOALS & OBJECTIVES
STAKEHOLDER FEEDBACK

The goals and objectives of the project were informed by the River Road-Santa Clara
neighborhood planning process as well as through focused stakeholder interviews, CAC
and TAC meetings, and Public Workshop #1. There is a strong community desire for the
corridor to include gathering spaces, provide access to nature, support local businesses
and farms, and facilitate opportunities for compatible housing and commercial growth.
See Appendix E – Public Involvement Final Report - for more detail on stakeholder
feedback.

GOALS & OBJECTIVES
Livability
Promote land use and development that enhances neighborhood character, increases
access to daily needs and is economically, socially and environmentally sustainable.
• Promote context-sensitive urban form and transitions between districts
• Provide opportunity for a mix of housing types to ensure affordability across
income ranges & household compositions
• Provide opportunity for public amenities, gathering spaces and natural areas
Prosperity
Support economic development, revitalization and redevelopment to improve the
neighborhood economy and empower local residents and local businesses.
• Increase the potential for new jobs including opportunities for local-serving
businesses and employment base
• Promote a balanced approach that increases property values and tax revenue
from new development, while minimizing gentrification and displacement
• Promote development types that are economically feasible and implementable
over the short-, medium- and long-term
Multimodal Transportation
Promote a connected and efficient multimodal transportation system that is equitable,
accessible and safe.
• Increase number of potential transit riders through the placement of housing and
jobs within ¼ to ½ mile of Neighborhood Centers and transit stops
• Increase transit mode-share
• Improve multimodal connectivity and access to ensure safe access to schools,
community destinations, jobs, housing and transit
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4. CONCEPT DEVELOPMENT & EVALUATION
NEIGHBORHOOD CENTERS

In November and December 2018, the study team conducted a physical and
neighborhood character assessment of the River Road corridor and stakeholder interviews
to better understand the corridor context, opportunities and challenges. One of the
outcomes of this work was the identification of four Neighborhood Centers along the River
Road corridor (Figure 5). These nodes present an opportunity to create cohesive centers
around the proposed BRT transit stations contemplated in the MovingAhead project. The
designation of Neighborhood Centers - focused areas for greater housing and job
density, with walkable, 20-minute neighborhoods - was the most desirable method to
leverage the planned transit and multimodal investments.
REGIONAL
GATEWAY

COMMUNITY
COMMERCIAL

NEIGHBORHOOD
COMMERCIAL
NEIGHBORHOOD
GATEWAY

Figure 5. Neighborhood Centers along the River Road Corridor

LAND USE CONCEPTS, DESIGN PRINCIPLES & DEVELOPMENT TYPOLOGY

The design team held the first three-day design workshop in February 2019 focused on
high-level physical planning and discussion of design principles. Stakeholders weighed in
on land use concepts for the corridor and site concepts for the Neighborhood Centers as
well as different development typology for housing, commercial, mixed-use and public
spaces. After the workshop, additional feedback on these topics was gathered via an
online survey conducted April to May 2019.
River Road Corridor Land Use Concepts
Four different corridor concepts were presented that would focus future development
patterns in different ways. Community stakeholders showed a preference for the String of
Pearls concept for the River Road corridor.
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String of Pearls - 57% Favorable
This concept contemplated half a dozen centers that grow and change at roughly the
same rate, creating a rhythm of balanced centers near transit and existing commercial
clusters and/or major cross-street intersections of River Road. This concept would evenly
distribute commercial and mixed-use centers, create small nodes to jump start
neighborhood development along River Road, and include transition-zone housing to
weave into the adjacent neighborhoods.

Figure 6. String of Pearls Corridor Concept
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Local Neighborhood Node - 42% Favorable
The Local Neighborhood Node concept would focus on one center along the corridor for
more active development and greater land coverage or supporting land use changes. This
concept would focus commercial and retail development at Hilliard Lane, a central River
Road location and create nodes of residential density along the River Road.

Figure 7. Local Neighborhood Node Corridor Concept
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Barbell - 45% Favorable
Growth is concentrated at the north and south ends for the corridor, creating “gateway”
centers that serve both local and regional needs. Small neighborhood-scale centers evolve
along the interior of the corridor. This concept would focus commercial and retail
development at the north and south ends of the corridor and designate nodes of
residential villages along River Road.

Figure 8. Barbell Corridor Concept
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Design Principles
The following design principles were developed, based on feedback to help inform more
detailed physical planning and development of proposed zoning code.
Access to the River

Green Network

Neighborhood Centers

Centers + Not-Centers

Community Gathering Places
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Provide direct routes to the natural
resource amenities of the Willamette River,
especially for people traveling on foot,
bicycle, and opportunities to see and hear
the River from throughout the River Road
and Santa Clara neighborhoods.
Connect the neighborhoods through parks,
natural resource areas, streets with trees
and stormwater facilities, and wildlife
habitat permeating through public and
private spaces.
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.
Balance the placement of Centers along
the Corridor with other places that are less
concentrated and lower-intensity to create
a rhythm of active and quieter 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 inviting locations.
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20-Minute Neighborhoods

Buffer Existing Uses

Buffer the Greenway

Active Streets in Centers

Enhance Commercial with Landscaping

Buffer Residential from Streets
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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.
Use a blend of open spaces, landscape
and green network places, and
development standards to provide buffer
and spacing between uses to help mitigate
undue impacts from adjacent development
uses.
Use a blend of open spaces, landscape
and green networks, 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 river.
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.
Use landscaping, trees and other native
vegetation, intermixed within commercial
and mixed-use developments, to enhance
aesthetics while providing an ecological
function.
Use landscaping, trees and other native
vegetation between residential uses and
River Road to enhance aesthetics and
ecological function and provide privacy
and a light/sound buffer.
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Neighborhood Centers Land Use Concepts
With the String of Pearls corridor concept and design principles in mind, the study team
focused on possible development opportunities and site-specific land use design concepts
for each of the Neighborhood Centers.
Regional Gateway Neighborhood Center
The Regional Gateway serves as the northern entrance to the study area and is
characterized by larger commercial and office sites and the Randy Pape Beltline, which
provides regional connections. LTD’s new Santa Clara Transit Station is expected to open
in early 2021 on the northeast corner of Green Lane and River Road. These characteristics
attract people throughout the region to this Neighborhood Center. There are existing
vacant and opportunity sites for redevelopment that could add density and diversity of
uses to the Regional Gateway over time. The Regional Gateway would also benefit from
better multimodal connections and the creation of pedestrian-friendly streetscapes.

Figure 9. Regional Gateway Neighborhood Center

Figure 10. Regional Gateway – Land Use Concept
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Community Commercial Neighborhood Center
The Community Commercial station area is also regionally accessible, as it abuts Randy
Pape Beltline and includes transit access; however, the existing development type is more
community-scale and the draw is more local. The Community Commercial Neighborhood
Center contains some large business sites, apartment buildings, and North Eugene High
School, but is largely surrounded by single-family residential neighborhoods. The
opportunities within this center would leverage the housing development already occurring
in the area with redevelopment opportunities for medium-scale residential and commercial
uses and better multimodal connections from the surrounding neighborhoods and school to
the corridor.

Figure 11. Community Commercial Neighborhood Center
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Figure 12. Community Commercial – Land Use Concept
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Neighborhood Commercial Neighborhood Center
The Neighborhood Commercial Neighborhood Center is characterized by a cluster of
small local businesses around Hilliard Lane surrounded by single-family residential
neighborhoods. There are some small vacant sites that present an opportunity for infill
development. This Neighborhood Center also has several connection points to the
Willamette River and trail, but they are currently not well marked. The desired outcome is
to retain the local business node through neighborhood-scale density at the River
Road/Hilliard Lane intersection that could include a mix of housing and commercial, as
well as wayfinding signage and a pedestrian-friendly streetscape.

Figure 13. Neighborhood Commercial Neighborhood Center

RIVER ROAD CORRIDOR STUDY

35

Figure 14. Neighborhood Commercial – Land Use Concept
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Neighborhood Gateway Neighborhood Center
The Neighborhood Gateway serves as the southern entrance to the study area near the
Chambers Street Bridge. It is predominantly single-family residential with a few local
businesses scattered along River Road. The street network is discontinuous in places,
making accessibility to certain locations challenging. Rasor Park, adjacent to the
Willamette River, is a valued community asset here. The opportunities presented in this
Neighborhood Center are to incentivize redevelopment of the properties on the east side
of River Road to include medium-density housing, a plaza or gathering space and/or
opportunities for mixed-use. There is also an opportunity to use wayfinding to create a
gateway feel and multimodal connections to the riverfront trail.

Figure 15. Neighborhood Gateway Neighborhood Center
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Figure 16. Neighborhood Gateway – Land Use Concept
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REFINED CORRIDOR CONCEPTS AND PROPOSED BASE ZONING CODES

The next step in the project was to apply what was learned assessing the corridor,
auditing the existing zoning code, and hearing feedback, to refine the corridor concepts,
make recommendations on where within the study area changes to zoning code could be
applied and to develop proposed new zoning codes that could achieve the desired
outcomes. Table 3 below identifies the proposed new zoning codes.
Table 3: Proposed New Zoning Codes

Proposed New Zoning Codes
Development Type
Single-Family Detached
Duplex
Triplex
Fourplex
Cottage Cluster
Courtyard Houses
Townhome
2 to 3 Story Garden Apartments
4 to 5 Story Apartments
2 to 3 Story Residential
Mixed-Use
4 to 6 Story Residential
Mixed-Use
1 Story Retail/Restaurant
1 to 3 Story Office
4 to 5 Story Office
2 to 3 Story Office Mixed-Use
4 to 6 Story Office Mixed-Use

Single-Family
Options*

Corridor
Residential

Corridor
Mixed-Use

Yes
Yes
No
No
Yes
Yes
Yes
No
No
No

Yes
Yes
Yes
Yes
Yes
Yes
Yes
No
No
No

No
No
No
No
No
No
Yes
Yes
Yes
Yes

No

No

Yes

No
No
No
No
No

No
No
No
No
No

Yes
Yes
Yes
Yes
Yes

*Single-Family Options was later renamed to Residential Middle. This draft zone will be further revised in
order to comply with House Bill 2001, an Oregon law passed in 2019 that is intended to provide more
opportunities for a variety of housing types in traditionally single-family neighborhoods, and to increase
the overall housing supply in and around cities. This law will likely impact the allowed development types
in this zone.
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Two corridor concepts were developed for stakeholder consideration.
Concept 1 – Narrower Area of Denser
Development
Concept 1would focus future
development in a narrow, denser area
along River Road and on key side
streets.
The Neighborhood Centers in Concept 1
would be assigned a zoning code that
would permit higher densities and a mix
of uses to facilitate active mixed-use
centers.
Zoning would also be modified to permit
medium density housing options (2 to 3story) to develop along River Road and
key side streets.

Figure 17. Concept 1

Concept 2 – Neighborhood Centers
with Middle Housing Opportunity
Concept 2 would concentrate higher
densities and mixed uses at
Neighborhood Centers.
Similar to Concept 1, Concept 2 would
assign a zoning code that would permit
higher densities and a mix of uses to
facilitate active mixed-use centers at
Neighborhood Centers.
Unlike Concept 1, Concept 2 would
apply a new zoning code within ¼-mile
of River Road that would allow more
variety in housing types that add some
Figure 18. Concept 2
density yet fit the scale and character of
the existing residential neighborhoods and side streets surrounding River Road.
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Proposed Zoning Codes & Design Objectives
The design team developed three new zoning codes that could achieve the desired
outcomes of the proposed concepts as well as design objectives to inform development
standards such as building height, density, scale transitions, site coverage and setbacks,
property buffering and parking requirements and location.
Corridor Mixed-Use Zone (C-MU)
The purpose of the C-MU zone is to create thriving
mixed-use Neighborhood Centers at key locations with
transit access to provide community gathering spaces,
commercial services, and 20-minute neighborhood
characteristics for the residential zones adjacent to the
corridor.

Example Development
Typologies
Retail

Proposed building types in C-MU include:
•
•

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

Mixed-use Office/Retail

The design objectives for C-MU are to:
•

•
•

•

•

•

Encourage new buildings with appropriate height
and relationship to the street that promote a longterm transition to a highly walkable, safe, and active
streetscape.
Combine engaging street side character with gradual
building scale transitions between uses of greater
and lesser intensity to foster residential livability.
Incorporate a range of open spaces as part of
development to enrich the public realm, support
commercial activity, and create community meeting
places.
Encourage design characteristics for mixed
commercial uses that support a successful business
environment through opportunities for street side
cafes, on-street merchandising, window-shopping,
and inviting access to business.
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.
Incorporate a mix of vehicular parking options that
support an increased use of shared vehicles, bicycles,
public transit, and innovative transportation solutions.
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Corridor Residential Zone (C-RES)
The purpose of the Corridor Residential (C-RES)
zone is to increase density and housing choices
along River Road and other key transit cross
streets as well as adjacent to Neighborhood
Centers. This zone would also provide a transition
from higher density mixed-use districts to lower
density residential areas.

Example Development Typologies
2- to 3-story Multi-family

Proposed building types for C-RES include:
•
•
•
•
•

Accessory dwelling units
Duplex/Triplex/Quadplexes
Courtyard/Cottage Clusters
Townhomes
2- to 3-story Multifamily

Quadplex

The design objectives for C-RES are to:
•

•
•

•
•
•
•

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.
Provide housing type options that transition
between mixed-use and multi-family zones
and single-family zones.
Provide housing options that increase density
while maintaining consistency of building
scale and character with existing singlefamily dwellings.
Provide attractive and highly functional open
spaces that benefit residents and enhance the
walking experience with the neighborhood.
Promote cohesive architecture that is visually
appealing, context sensitive, and uses high
quality building materials.
Incorporate sustainable design elements and
green building techniques.
Minimize the impact of vehicular uses of the
pedestrian environment and adjacent
properties.
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Single-Family Options Zone (SFO)
The purpose of the Single-Family Options (SFO) zone
is to allow increased density and housing choices
within walking distance (1/4-mile) of River Road that
fit into the scale and character of existing residential
neighborhoods. The Single-Family Options was later
renamed to Residential Middle. This draft zone will be
further revised in order to comply with House Bill
2001, an Oregon law passed in 2019 that is
intended to provide more opportunities for a variety
of housing types in traditionally single-family
neighborhoods, and to increase the overall housing
supply in and around cities. This law will likely impact
the allowed building types, such as the Example
Development Typologies pictured here, and related
standards in this zone.

Example Development
Typologies
Duplex/Triplex

Townhouses

Proposed building types for SFO include:
•
•
•
•

Accessory dwelling units
Duplex
Courtyard/Cottage Clusters
Townhomes

The design objectives for SFO are to:
•

•

•
•
•

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.
Provide housing type options that increase density
while maintaining consistency of building scale
and character with existing single-family
dwellings.
Promote cohesive architecture that is visually
appealing, context sensitive and uses high quality
building materials.
Incorporate sustainable design elements and
green building techniques.
Minimize the impact of vehicular uses of the
pedestrian environment and adjacent properties.
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SCREENING CONCEPTS
Assigning Proposed Zoning Codes to Parcels
The design team developed a methodology to assign the proposed zoning codes to
parcels within the Corridor so that the team could screen and evaluate the possible
outcomes of the proposed concepts on livability, prosperity and multimodal transportation.
Concept 1 Assumptions
The following assumptions were made to test Concept 1:
•

All parcels currently zoned Neighborhood Commercial (C-1) and Community
Commercial (C-2) in the study area (within ½-mile of River Road) would become
Corridor Mixed-Use (C-MU). This would convert approximately 171 acres.

•

All parcels currently zoned Low-density Residential (R-1) and Agriculture (AG) that
front River Road would become Corridor Residential (C-RES) as well as all parcels
along 10 key side streets within ¼ mile of River Road. Side streets include: Irving,
Hunsaker, Kourt, Maxwell, Howard, Horn, Hilliard, Park, Knoop and Hansen. This
would convert approximately 177 acres.

•

Select R-1 and AG parcels would become Single-Family Options (SFO) to create
transitions between zones. This would convert approximately 16 acres.

•

The remaining parcels within ½-mile of River Road would remain unchanged from
existing conditions.
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Figure 19. Concept 1 with Zoning Codes Assigned
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Concept 2 Assumptions
The following assumptions were made to test Concept 2:
•

All parcels currently zoned C-1and C-2 in the study area would become C-MU. This
would convert approximately 171 acres.

•

All parcels currently zoned R-1 and AG that front River Road within ¼ mile of key
C-MU intersections would become C-RES. Key intersections include River Road and
Ferndale, Irving, Hunsaker, Silver, Hatton, Hilliard, Knoop and Thomason. This would
convert approximately 64 acres.

•

All R-1 and AG parcels within ¼-mile of River Road would become SFO. This would
convert approximately 409 acres.

•

The remaining parcels within between ¼-mile and ½-mile of River Road would
remain unchanged from existing conditions.
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Figure 20. Concept 2 with Zoning Codes Assigned
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Screening Concepts for Feasibility
The first level of screening for the project tested the concepts for their feasibility, which is
the degree to which the proposed concepts and zoning codes would result in the desired
development outcomes given the market conditions along the River Road corridor.
The study team conducted an analysis to evaluate the type and amount of development
that might be feasible under each concept and to inform the discussion of possible
revisions. A customized analysis tool was developed using a platform called MapCraft
Labs to evaluate the concepts. This tool allows the analyst to iterate changes (zoning
regulations and other policies, such as financial incentives) to understand how they impact
development feasibility and other indicators. The findings from this analysis are
summarized below. Also see the Summary of Alternatives Evaluation Technical
Memorandum in Appendix F for more details about the analysis and inputs.
Concept 1 Findings:
•

Corridor Mixed-Use (C-MU): The C-MU zone is unlikely to yield much new
development on developed commercial land as long as the existing use has
some value. Office development is unlikely to be feasible under current market
conditions but small, stand-alone retail may be feasible in limited locations. As a
result, C-MU is more likely to result in residential development than commercial
or mixed-use development.

•

Corridor Residential (C-RES): There are relatively few parcels with existing
single-family homes where redevelopment to middle housing types is likely to
be feasible under current market conditions. Infill on larger parcels where the
existing home could be retained is more likely feasible. Allowing for more
development potential along the side streets, by applying C-RES zone,
increases the potential for redevelopment. The most likely form of
redevelopment in those areas is for-sale duplexes on smaller lots and
townhomes on larger lots.

•

Single-Family Options (SFO): The SFO zone is applied too sparingly to have an
effect, but some of the parcels might be feasible for redevelopment to
duplexes.

Concept 2 Findings:
•

C-MU: Concept 2 presents the same level of feasibility as Concept 1.

•

C-RES: Concept 2 presents a similar level of feasibility as Concept 1; however,
Concept 2 would not provide development potential along side streets.

•

SFO: The SFO zone generally does not provide enough of an increase in
development potential to make redevelopment with a different housing type
financially viable on most standard single-family lots with existing homes. There
is potential for conversions and adding units to sites with existing homes, though
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this is likely to be incremental and especially dependent on the configuration of
the lot and home. Larger, partially vacant properties in SFO zone are still likely
to develop with single-family homes, but some may develop with duplexes.
Overall, applying C-RES zoning increases redevelopment potential more than SFO.
Concept 1 is likely to generate more new housing units (approximately 1,000 units) than
Concept 2 (approximately 860 units) because it applies C-RES more broadly.
The above findings suggest that current market conditions alone may not result in the
urban form changes contemplated in the zoning codes, at least in the near-term. So the
study team ran the concepts through the MapCraft tool again and included an evaluation
of the potential impacts of the Multiple Unit Property Tax Exemption (MUPTE), which is a
program that offers a partial property tax abatement for up to 10 years for qualifying
multi-family housing. The analysis tested a 10-year tax abatement with limited eligibility
criteria.
When applying MUPTE, the viability of multi-family rental development was enhanced. In
areas zoned C-RES, low-rise apartments become more likely than townhomes on larger
sites, and more sites become financially viable for redevelopment, increasing the marketfeasible housing capacity. With MUPTE applied, Concept 1 could generate
approximately 2,000 residential units and Concept 2 could generate approximately
1,750 units.
Stakeholder Feedback on Concepts
During summer 2019, both concept designs and the results of the feasibility analysis were
shared with stakeholders. Feedback was gathered at Workshop #2 and through door-todoor outreach to corridor businesses, focus groups with local residents and an online
survey. Public feedback revealed that local stakeholders preferred Concept 2 as the
strategy most consistent with the River Road-Santa Clara Neighborhood Plan goals (see
the Public Involvement Final Report in Appendix E for more detail).

Figure 21. Public Sentiment on the Two Concepts
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REFINING ZONING CODES AND DEVELOPING A PREFERRED CONCEPT

Based on these findings and feedback, the study team proposed refinements to the zoning
codes and building from Concept 2 as a base and developed a Preferred Concept that
incorporated some of the beneficial features of Concept 1.
Revised Zoning Codes & Overlays
Corridor Mixed-Use
Corridor Mixed-Use (C-MU)
was revised to include standalone residential development,
including townhouses and multifamily housing types to offer
more market-feasible options.
Corridor Mixed-Use was
revised to also apply to
General Office zoned parcels
in the study area. In
Graphic showing a possible sloped height standard next to existing
addressing the community’s
homes.
desire to trade off density for
a wider area of potential
zoning changes, building types that were above five stories tall were removed for this
zone. Density and height standards for this zone include a minimum of 30 dwelling units
per acre for stand-alone residential uses and a maximum height of 55 feet. This zone also
allows for a height bonus for affordable housing developments (up from 55 feet to 68
feet). The height limit is greater than the existing C-1 zone (35 feet) and GO zone (50
feet) but less than the existing C-2 zone (120 feet).
Corridor Mixed-Use Active Frontage Overlay
An overlay was applied to those parcels near planned transit stations in the C-MU zone,
which would require buildings to have active frontage on the ground floor to create
spaces for retail, personal services, and restaurants.
Corridor Residential
The proposed Corridor Residential zone (C-RES) remained unchanged. The minimum
density proposed for this zone is 14 dwelling units per acre and heights would be limited
to 40 feet.
Residential Middle
The Single-Family Options was later renamed to the Residential Middle (R-M) zone. R-M
does not propose a minimum density but would limit building heights to 30 feet tall. This
height limit is consistent with the existing R-1 zone. This zone will be further revised in
order to comply with House Bill 2001, an Oregon law passed in 2019 that is intended to
provide more opportunities for a variety of housing types in traditionally single-family
neighborhoods, and to increase the overall housing supply in and around cities. This law
will likely impact the allowed building types and related standards in this zone.
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Residential Middle Plus
The Residential Middle Plus zone (R-M+) is another new zone targeted to parcels along
the side streets leading to the Gateway Neighborhood Center (where LTD’s new Santa
Clara Transit Station is being built). These parcels include those that front Maxwell, Irving
and Hunsaker. In addition to the uses allowed in R-M, R-M+ would also allow quadplexes,
townhomes and rowhomes. Similar to R-M, there are no proposed density minimums but
the height limits would allow buildings to be 35 feet tall. This height limit is consistent with
the existing R-2 zone. This zone will also be further revised in order to comply with House
Bill 2001
Willamette Greenway Overlay
The City of Eugene currently has a Willamette Greenway permit that sets standards for
parcels within the adopted Willamette Greenway boundary, which are intended to
protect, maintain, preserve, and enhance the natural, scenic, historic, and recreational
qualities of the Willamette Greenway. This overlay identifies specific parcels fronting the
Willamette River to provide additional standards to. Parcels currently zoned R-1 that
front the Willamette River will remain R-1 to maintain a low-density edge, which is a key
community desire.
Existing Zones in the Study Area
The above proposed zoning codes are contemplated on parcels within ¼-mile of River
Road. The existing zones located within the study area but outside this ¼-mile buffer are
not being proposed for zone changes as part of the Corridor Study, which includes: LowDensity Residential (R-1), Medium-Density Residential (R-2), Neighborhood Commercial (C1), Community Commercial (C-2), , Light-Medium Industrial (I-2), Agricultural (AG), Public
Land (PL), and the Special Area – Historic (S-H). Additional zone changes may be
considered as part of the River Road-Santa Clara Neighborhood Plan.
Preferred Concept
The above zoning codes were applied to parcels within ¼-mile of River Road as
described below. Figure 22 is a map of the preferred concept with zoning codes
assigned.
•

All parcels currently zoned C-1, C-2, or GO within ¼-mile of River Road would be
converted to C-MU with the C-MU Active Frontage overlay applied near planned
transit station locations.

•

All R-1 and AG parcels that touch River Road (with the exception of flag lots) and all
R-2 parcels within ¼-mile of River Road would be converted to C-RES.

•

The remaining R-1 and AG parcels within ¼-mile of River Road would be converted
to R-M. Those R-1 and AG parcels fronting Maxwell, Irving and Hunsaker would be
converted to R-M+.

•

Parcels fronting the Willamette Greenway would remain R-1.
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Figure 22. Preferred Concept with Zoning Codes Assigned

Development & Design Standards Recommendations
After the Preferred Concept was developed, the study team focused on drafting a
framework for development and design standards. (See the Code Framework Report in
Appendix G for details). The Code Framework was then further developed into the
Administrative Draft Code (Appendix H), which provided detailed language for
development and design standards and began to take the format of Eugene’s Land Use
Code. These recommended standards are subject to changes as the City of Eugene
RIVER ROAD CORRIDOR STUDY

52

progresses with the code development as outlined in the Land Use Code and Zone
Changes section.
Development Standards
In addition to density and height standards, the study team contemplated lot area,
maximum coverage, setbacks, building length, open space and parking standards for
each zoning code. These standards, as well as a standard for building scale and form
were also contemplated for each allowable housing type.
Design Standards
Draft design standards were proposed to help shape the urban form in a manner that is
consistent with the community’s feedback on building typology. Site design criteria could
include building location/placement, site access, parking, frontage character, utilities,
landscaping and standards for large sites and flag lots. Building design criteria were also
considered, which could include building mass, transitions to adjacent properties,
connections and transitions to the Willamette Greenway, building articulation, fenestration,
ground floor design, useable open space, and design standards for parking garages and
structures.

MULTIMODAL RECOMMENDATIONS

The study team conducted an assessment of the study area including a review of posted
speed, traffic volume, estimated shoulder widths, presence of pedestrian or bicycle
facilities, and other notable attributes, such as the presence of a bus route or school. The
goal of the assessment was to identify opportunities to increase comfort and safety for
people walking and cycling. Recommendations were developed for key side streets, within
corridor neighborhoods, east-west connections from River Road to the Willamette River,
and connections to/from the proposed Neighborhood Centers. Speed management
techniques were also discussed as an important component of designing safe and
comfortable walking and biking facilities.
The study team also worked with the TAC and CAC to identify existing multimodal
facilities and planned projects within the River Road corridor study area. This information
provided the context upon which additional multimodal recommendations were developed
to complement the multimodal investments already planned and the anticipated long-term
changes that would result from the implementation of the Preferred Zoning Concept.
Below summarizes the range of recommendations; see the Multimodal Assessment technical
memorandum in Appendix C for the methodology used and location-specific
recommendations. These recommendations seek to work in concert with other efforts
underway, including Safe Routes to School, the Beltline Highway interchange, proposals
contemplated in the MovingAhead project, and other City and County road and path
improvement projects.
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Figure 23 is a map showing the
range of capital investment ideas
stemming from the Multimodal
Assessment.
•
•
•
•
•
•

•
•
•
•
•
•

Add dashed bike lane
extensions through major
intersections
Add left turn box for
cyclists turning onto River
Road
Consider median islands at
uncontrolled intersections
Create a multi-use path
and/or neighborhood
greenway
Add separated or buffer
bike lanes with raised curbs
or flexible delineator posts
Ensure sidewalks are
present on at least one side
of the street and fill in
sidewalk gaps
Widen shoulders and/or
Figure 23. Transportation Capital Investment Ideas
add 6-foot advisory
shoulders
Apply traffic calming treatments
Enhance pedestrian crossings including pavement markings, signage, accessible
ramps, pedestrian islands and/or flashing beacons near bus stops, at connection
points to designated bike routes and across River Road
Reduce posted speed limits
Consider night time lighting, particularly at uncontrolled intersections
Pave connection points between neighborhoods and the riverfront path
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5. TRANSIT TRIPLE ANALYSIS

The Transit Triple Analysis (TTA) was designed to analyze the proposed zoning changes, in
combination with planned transit and multimodal investments, to better understand the
outcomes produced in terms of livability, prosperity and multimodal transportation. The
approach is similar to a ‘triple bottom line’ analysis. The TTA criteria were informed by the
goals and objectives of this study.

LIVABILITY
Promote Context-Sensitive Urban Form
By focusing development densities within Neighborhood Centers along River Road and
providing opportunity for a mix of lower density housing within ¼ mile of the corridor, the
Preferred Concept allows for focused growth on the major thoroughfare (River Road) and
respects the predominantly residential neighborhoods that surround it. While still in draft
form, the types of development and design standards proposed for the Preferred
Concept would shape the urban form in a manner that is consistent with the community’s
feedback on building typology and the goals developed as part of the River Road-Santa
Clara Neighborhood Plan planning process.
Provide a Mix of Housing Types to Ensure Affordability across Income Ranges
Compared to the existing conditions, the Preferred Concept provides the opportunity for
much more diversity in housing types and sizes. The height bonus for affordable housing
developments proposed in the C-MU overlay creates a tool to help ensure affordable
housing opportunities would be provided near transit and other Neighborhood Center
amenities.
Provide Opportunity for Public Amenities, Gathering Spaces and Natural Areas
The Preferred Concept achieves this goal by first leveraging the existing open spaces and
recreational amenities by incorporating an overlay to protect the environmental and
recreational public amenities in the Willamette Greenway and proposing zoning for
adjacent properties to remain low density residential. If the proposed multimodal
recommendations are implemented, safe access to and from this amenity would be
enhanced. The Preferred Concept includes development and design standard
recommendations that consider opportunities for public amenities, gathering spaces and
natural areas to be part of a site design requirement, with a particular focus on
opportunities with Neighborhood Centers.

PROSPERITY
Increase the Potential for New Jobs
As described previously, for Concept 1 and 2, the current market conditions in the corridor
are not favorable to a significant change in commercial or office development. The
Preferred Concept would result in similar outcomes, at least in the near-term – some small
stand-alone retail may be feasible in limited locations. Over time, however, developed
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commercial properties will age, which could reduce the value of the existing use and make
redevelopment of commercial more attractive, subject to market conditions.
Promote an Approach that Balances Increased Property Value and Minimizes Gentrification
The available literature generally finds that proximity to bus rapid transit (BRT) as
planned in the MovingAhead project, is associated with higher rents/prices and land
values, particularly for residential and office uses, but not for retail uses outside of city
centers (the corridor is outside the Eugene city center). Though the transit service itself may
be a contributing factor to increased property values and economic development, the
associated public investments, policies, and programs are also important contributors to
the influence of transit on development outcomes. BRT improvements on River Road that
improve service quality and enhance the public realm could lead to an increase in
achievable rents and property values for at least some adjacent land uses. The modest
increases would increase tax revenue potential while minimizing the risk of displacing
lower income households.
The following impacts to property values and rents may be expected, when compared to
properties one or more miles away from the proposed station locations.
Table 4: Projected Economic Impact of BRT
Metric
¼ mile from station
Single-family residential
$3,200 greater
property value / sales price
Multi-family rents
2% greater
Retail rents
No change
Office rents
2% greater

Source: ECONorthwest

¼ to ½ mile from station
$2,100 greater
1% greater
No change
1% greater

Promote Development Types that are Feasible
The Preferred Concept offers slightly higher market-feasible housing capacity than either
Concept 1 or 2 as a result of strategically applying the C-RES zone in more locations that
are desirable for multi-family development as well as setting a 30 unit per acre minimum
density standard for the C-MU zone. The Preferred Concept alone could add
approximately 1,100 new residential units to the study area. If MUPTE were to be
implemented as a financial incentive, the Preferred Concept could add an additional
1,000 to 1,200 units for a total of about 2,100 to 2,300 new residential units. As noted
above, significant commercial development is not expected with the Preferred Concept,
but targeted financial incentives could be considered to improve feasibility. In addition,
allowing for higher density residential development in the Preferred Concept will support
the potential for commercial development as businesses will become moderately more
viable with increased residential population nearby.

MULTIMODAL TRANSPORTATION
Increase Potential Transit Riders through Placement of Housing & Jobs near Transit
As described above, the Preferred Concept is not expected to generate a significant
increase in jobs in the near term; however, could result in up to 2,300 new housing units to
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be added within ¼-mile to the River Road corridor. As shown in Figure 24, the
geographic distribution of the feasible new housing units is aligned with the proposed
transit stations, around which the Neighborhood Centers were built and C-MU and C-RES
was assigned. The impact of MUPTE tends to focus more housing at these locations.

Figure 24. Distribution of New Housing Units for the Preferred Concept

Increase Transit Mode-Share
The study team conducted a transit ridership analysis by using the Central Lane
Metropolitan Planning Organization’s regional transportation demand model to project
the effect of both the transit investment proposed in MovingAhead as well as the
proposed zoning changes on development in the corridor, specifically dwelling units and
gross square footage of retail and office space. To ensure consistency between this study
and MovingAhead, a 2011 base year travel model was used for the change in total
transit trips and mode share in the River Road Corridor. The proposed development
analysis relies on outputs from the findings from the market feasibility study presented in
the Summary of Alternatives Evaluation technical report. It assumes that no new jobs would
be generated but 1,131 new residential units would be added within walking distance
(1/4-mile) to transit spread over 16 transportation analysis zones (TAZ) along the River
Road corridor.
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Four different scenarios were run to better understand the impacts of the transit
investments alone, the zoning changes alone and the impact of both changes on total
transit trips, total person trips, mode share and percent change in mode share. The model
was also run to analyze the impact on transit ridership along the River Road corridor as a
whole (all TAZs that touch the corridor) as well as focused specifically in the 16 TAZs with
proposed housing unit changes only. As shown in Table 5, the increase in mode share
resulting from the Preferred Concept for the 16 development zones with EmX (14.4
percent) is greater than the increase across the entire corridor (10.5 percent).
Table 5: Summary of Transit Trips and Transit Mode Share

All TAZs along the River Road Corridor
Existing Conditions
Preferred Concept
Without BRT With BRT Without BRT With BRT
Total Transit Trips
6,096
6,713
6,389
7,058
Total Person Trips
282,468 282,468
298,244 298,244
Transit Mode Share
2.2%
2.4%
2.1%
2.4%
Mode Share change vs.
10.1%
10.5%
Existing & Without BRT
16 TAZs with Proposed New Housing Units
Total Transit Trips
1,670
1,908
1,955
2,236
Total Person Trips
102,450 102,450
116,508 116,508
Transit Mode Share
1.6%
1.9%
1.7%
1.9%
Mode Share change vs.
14.3%
14.4%
Existing & Without BRT
Source: River Road Transit Oriented Development Ridership Analysis
Improve Multimodal Connectivity and Safe Access to Amenities, Jobs, Housing and Transit
The combination of transit and multimodal investments already planned as part of
MovingAhead and other City of Eugene, Lane County, and Oregon Department of
Transportation projects, and the additional multimodal recommendations presented by the
study team have the potential to make significant improvements to safety, accessibility
and connectivity within and through the River Road corridor for people walking, biking,
rolling and/or taking transit (see the Multi-agency CIP and MovingAhead Alternatives
Analysis Executive Summary in Appendices I and J for more detail). Some of the
multimodal improvements suggested are relatively small capital investments that could
make an impact in the near term and may jumpstart other corridor level change.
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6. IMPLEMENTATION
JURISDICTIONS WITH IMPLEMENTING AUTHORITY

There are multiple agencies with distinct and overlapping jurisdiction throughout the
corridor, including City of Eugene, Lane Transit District, Lane County, and the Oregon
Department of Transportation. Collaboration and coordination amongst the agencies as
well as key stakeholders is imperative to successful implementation of projects.
There is an Intergovernmental Agreement (IGA) between the City of Eugene and Lane
County that delegates to the City all responsibilities for land use, zoning, and building
permitting authority inside the urban growth boundary. LTD also has an IGA with Eugene,
Lane County, and ODOT that allows LTD to operate transit in public right of way, and that
spells out responsibilities for maintenance of public right of way (roadway, bike &
pedestrian facilities). Additional IGAs may need to be executed as implementation needs
arise.

LAND USE PLANNING

River Road and Santa Clara are a patchwork of City (incorporated) and County
(unincorporated) properties. The Neighborhood Plan area includes properties within the
Eugene city limits, between the city limits and Eugene UGB, and between the UGB and
Metro Plan boundary. Annexation (sometimes called “incorporation”) is the legal process
by which unincorporated properties become part of a city and thus can receive city
services. Annexation is voluntary and must be initiated by the property owner, under
current City of Eugene policy (additional state statutes apply).
There is an IGA between the City of Eugene and Lane County that delegates to the City
all responsibilities for land use, zoning, and building permitting authority inside Eugene’s
UGB. The following table and map identifies the jurisdiction responsible for administering
zoning and land use codes within the city limits, between the city limits and the UGB, and
between the UGB and Metro Plan boundary. Zoning and land use code administration
includes applying the code to development proposals and reviewing land use
applications, such as land divisions, conditional use permits, and re-zonings not processed
concurrent with Metro Plan amendments.
Table 6: Zoning and Land Use Code Administration

Location

Inside City Limits (incorporated)
Between City Limits and UGB
(unincorporated)
Between UGB and Metro Plan
boundary
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Jurisdictional Responsibility/Decision
Body
City administers Eugene Land Use Code
City administers Urban Transition Area
Code that is adopted by Lane County
County administers Lane Code
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Figure 25. City of Eugene Zoning and Land Use Jurisdiction
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River Road-Santa Clara Neighborhood Plan
The River Road-Santa Clara Neighborhood Plan will be a formally adopted, legally
binding land use plan that will apply to River Road and Santa Clara in their entirety,
regardless of City or County jurisdiction. The Neighborhood Plan sets the policy direction
that has guided the development of the River Road Corridor Study recommendations.
Policies in the Neighborhood Plan will direct the City and the County as they consider
future legislative actions. Policies are statements adopted to provide a consistent course of
action and move the community toward attainment of its goals. Some of the policies in the
Neighborhood Plan guide City and County staff in formulating proposed changes to the
local land use codes and other regulatory documents; developing other work programs
and long-range planning projects; and preparation of budgets and capital improvement
programs. Other plan policies are aspirational calls for collaboration or additional efforts
from the River Road and Santa Clara Community Organizations and other community
partners.
Action Plan
The Neighborhood Plan will be supported by the non-regulatory Action Plan, which
captures and catalogues community identified actions that are possible strategies to
implement the adopted policies. The Action Plan will guide implementation of actions,
including the Corridor Study land use and multimodal recommendations. The Action Plan
will identify various responsible entities such as the City, County, LTD, River Road and
Santa Clara Community Organizations, and additional community partners who will lead
implementation of different actions. The Action Plan will also include general budget and
timeframe estimates to help inform community advocacy for resources and City, County
and other community partners’ work plans and capital project development. Actions fall
into one or more of the following project types:
• Land Use Code Amendments or Zone Changes: Land use code amendment or
zone changes require City or County staff resources and are typically implemented
through a legislative process with community input and adoption by local decisionmakers. Depending on the extent and location, these changes may require City
approval, County approval or both. Code and plan amendments must also be
acknowledged by the state.
• Public Programs or Projects: City, County or LTD led programs or projects that
require staff resources and public funds from budget processes, capital
improvement programs, bond measures or grant funding opportunities.
• Community Partnerships: Community led actions or partnerships between the
community, City, County, LTD or other community partners. Some actions may be
dependent on private investments and development activities.
The Action Plan will be implemented incrementally over the long-term and will require
continued coordination between the City, County, LTD, River Road and Santa Clara
communities, and other community partners, as well as advocacy for additional resources.
While some items in the Action Plan may be implemented after plan adoption, some
actions, such as land use code and zone changes proposed as part of the River Road
Corridor Study, will be adopted concurrently with the Neighborhood Plan.
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Land Use Code and Zone Changes
The River Road Special Area Zone
contains the Corridor Study
recommendations for land use code and
zone changes. The proposed changes are
within Eugene’s UGB, however, any
proposed changes outside the city limits
will only occur and become effective as
property owners choose to annex. The
Special Area Zone will continue to be
refined as part of the neighborhood
planning process with input from City
staff and community members to ensure
alignment with the Neighborhood Plan
and citywide policies. This includes
compliance with House Bill 2001, an
Oregon law passed in 2019 that is
intended to provide more opportunities
for a variety of housing types in
A graphic from the draft River Road Special Area Zone
traditionally single-family
code showing transition and privacy standards.
neighborhoods, and to increase the
overall housing supply in and around
cities. Oregon’s Department of Land Conservation and Development, the state's planning
agency, is working to finalize a model code and minimum standards for compliance with
House Bill 2001. The Land Conservation and Development Commission will be the body to
finalize and adopt the model code and minimum standards by the end of 2020. The City
is still evaluating the law, discussing its impacts, and formulating a plan to implement its
requirements, which will inform refinements to the River Road Special Area Zone. Once
refined, the Special Area Zone will result in changes to Eugene’s Land Use Code and zone
changes within the city limits that must be implemented through a formal adoption process.
Next Steps and Formal Adoption Process
The River Road-Santa Clara Neighborhood Plan is currently transitioning from the Action
Planning phase to the Adoption phase. The Action Planning phase has focused on drafting,
evaluating and prioritizing actions to implement the community vision. The project team is
refining the Action Plan with details such as who would be responsible for implementing
the action and general estimates for cost, timeframe and feasibility as well as developing
a strategy to support ongoing implementation. In early 2021, the project team will seek
direction to prepare an adoption package, which will consist of the Neighborhood Plan
and land use code and zone changes including the River Road Special Area Zone, to vet
with the community. Community input will continue throughout the Adoption phase and will
help inform the community recommendation from the River Road and Santa Clara
community organizations and the Community Advisory Committee. The community
recommendation will be forwarded to the Eugene and Lane County Planning Commissions
to begin the formal adoption process.
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The formal adoption process will include work sessions and public hearings with Eugene
and Lane County Planning Commissions as well as Eugene City Council and Lane County
Board of Commissioners. The Planning Commissions will deliberate and form a
recommendation to City Council and the Lane County Board of Commissioners. The Council
and Board will then deliberate and ultimately take action to adopt the plan adoption
package. The Eugene City Council and Lane County Board of Commissioners have joint
decision-making authority regarding the Neighborhood Plan, but the City Council has sole
decision-making authority over any changes to Eugene’s Land Use Code and any changes
in zoning to land within the city limits that occur as part of the River Road Special Area
Zone.

FINANCIAL TOOLS

The River Road Special Area Zone will implement the land use code and zone changes to
regulate how property may be used or developed within the city limits. However, new
development or redevelopment is likely to be slow and incremental based on current
market conditions, particularly for commercial and mixed-use development. Financial
incentives may be considered to improve the feasibility of commercial and mixed-use
development, affordable housing, and other types of development that support the
Neighborhood Plan policies.
The City of Eugene already has several incentives and programs available to support
desired development that may not be supported by the market unassisted. Some of these
tools can be used in their current form in the River Road corridor, others could be
expanded to include targeted areas in the corridor.
The City offers tools to support the development of Affordable housing and has some
programs to reduce costs on key transit corridors. The following tools are available in the
River Road corridor.
• System Development Charge (SDC) exemptions for affordable housing. The
City offers a limited number of affordable housing projects each year an
exemption from paying SDCs, using other local funds to cover those costs.
• Low-income Rental Housing Property Tax Exemption Program (LIRHPTE). The
City offers a 20-year tax exemption for qualifying affordable housing
development anywhere in the City.
• Scaled Transportation SDCs. The City has scaled its Transportation SDC so that it is
lower in the downtown and along transportation corridors, to incentivize
development in those areas.
• Land Banking. The City uses federal funds to acquire land to be redeveloped as
affordable housing. Typically, the City gifts the land to an affordable housing
developer, to make the development financially feasible.
The City offers incentives to encourage redevelopment that have a specific geographic
scope. These tools could be expanded to include targeted areas in the River Road
corridor area.
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• Multiple Unit Property Tax Exemption (MUPTE). This is a state-enabled program
designed to be an incentive of redevelopment of residential properties in city
centers and along transit corridors. It reduces property taxes on new multi-family
development in specific locations and with specific characteristics defined by the
City for up to 10 years. Development feasibility testing for River Road indicates
that MUPTE would have a noticeable impact on the feasibility of multi-family
development. The City currently offers this program for multi-family development in
the downtown, subject to a few additional requirements. This program could be
applied to specific target areas (e.g. adjacent to the new Santa Clara transit
station) or throughout the corridor, given the area’s transit proximity.
• Urban Renewal or Tax Increment Financing (TIF). Oregon law allows local
jurisdictions to establish tax increment financing (TIF) districts, also known as Urban
Renewal districts, where taxable value over a set ‘frozen base’ goes to that TIF
district. The revenue above the frozen base from all overlapping taxing district is
directed to the TIF district. Eugene has two TIF districts: the Downtown and
Riverfront Urban Renewal Districts. The TIF revenue has funded a broad range of
development projects and has capitalized loan programs to support
redevelopment.
The City could establish a new Urban Renewal district in the River Road corridor
area. A TIF district would create a dedicated funding source for targeted
programs, including:
o Grants or low-interest loans targeted at storefront improvements for existing
commercial buildings or other uses;
o Funding Tenant Improvement (TI) allowances for targeted businesses to move
into existing commercial space;
o Land acquisition, so the City could direct redevelopment activity; and
o Public infrastructure improvements.
TIF is a flexible tool that can be used to fund a wide variety of projects. However,
establishing a new TIF district requires rigorous analysis and extensive stakeholder
outreach. It may require a multi-year planning process. In addition, it takes years
before the incremental revenue—that revenue over the frozen base—is substantial
enough to fund any meaningful investment.
The City could also establish tools that are not currently available.
• Vertical Housing Tax Credit. This is a partial tax abatement for multi-story mixeduse development. The value of the exemption is less than the value associated with
the MUPTE program (described above). It is an alternative to MUPTE.
• Scaled SDCs. The City has scaled its Transportation SDC so that it is lower in the
downtown and along transportation corridors, to further incentivize development in
those areas. The City could scale the other SDCs imposed on new development in
targeted areas, in alignment with Neighborhood Plan goals.
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• Waive System Development Charges (SDC). The City could waive SDCs for
particular development types in targeted areas. However, waiving the charge can
lead to future funding problems. SDCs cover the cost of expanding infrastructure
systems. If the City waives SDCs, it may lack adequate funds when that
infrastructure needs to be improved. The City can use other funding sources, such as
the General Fund, to cover SDCs (as opposed to completely waiving them). The
City is technically able to do this, but competing demands for those funds make it
unlikely.
• Waive other City-imposed fees. To encourage development in specific areas, the
City could lower or waive fees for annexation, land division, and building permits.
As with waiving SDCs, this can create funding gaps for the obligations that the fees
fund.

MULTIMODAL IMPROVEMENTS
Transit Improvements
Lane Transit District is the transit service provider for the community and will be
responsible for implementing short-, medium- and long-term transit improvements. In the
short-term, decision-making for the MovingAhead project will provide the guiding
planning direction and vision for transit investments in the River Road corridor and the
larger Eugene community. LTD’s Community Investment Plan is the mechanism through which
transit investments are programmed into a longer-term financial plan.
MovingAhead
LTD and the City are jointly conducting the MovingAhead project to facilitate a more
streamlined and cost-efficient process through concurrent planning, environmental review,
and design and construction of multiple corridors. MovingAhead builds upon adopted
transportation and land use plans including the EmX System Plan, LTD’s Long-Range Transit
Plan and the Frequent Transit Network, the Eugene 2035 Transportation System Plan,
Envision Eugene, and the Central Lane Metropolitan Planning Organization Regional
Transportation Plan. The Alternatives Analysis process was a key step in the planning
process.
The next step for the project will be for the LTD Board of Directors and Eugene City
Council to select a locally preferred alternative (LPA) package on transit, walking and
biking investments along these corridors that can be funded and built over the next 10
years. Once an LPA has been selected, a funding plan will be developed and the project
will move into project development, including development of more detailed designs.
Lane Transit District Community Investment Plan
The Community Investment Plan (CIP) is a 10-year framework that provides direction and
guidance for LTD’s capital and other investments. Annual revisions of the CIP are
developed with input from riders, community partners, and the general public. The CIP
prioritizes resources to achieve improvements in the context of the District’s long-term
transportation and livability goals. The CIP’s two fundamental objectives are to make
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efficient use of LTD’s financial resources and to implement regional priorities that
anticipate the need for public transportation in the future. The CIP supports the
collaborative efforts of the local and regional transportation plans.
Among projects in the 2021-2030 CIP, those with a direct impact on the River Road
corridor and that have identified funding include MovingAhead, Santa Clara Transit
Station, and the Frequent Transit Network safety and enhancement projects.
Roadway, Bicycle and Pedestrian Improvements
The City of Eugene and Lane County are the authorities responsible for improvements to
roadways and bike and pedestrian facilities within the public right of way along River
Road.
Corridor Study Multimodal Assessment Recommendations
As part of the River Road Corridor Study, a high-level assessment of multimodal
connections throughout River Road and Santa Clara neighborhoods was done, resulting in
various improvement recommendations. These include projects and operations changes that
could increase safety and connectivity with neighborhoods along side streets, to and
across River Road, and between River Road and the West Bank Path near the Willamette
River. These recommendations work in concert with the goals and policies established in
other planning efforts. Some are currently proposed as part of existing projects, such as
the Transportation System Plan and Capital Improvement Program.
See the Multimodal Recommendations section for the range of recommendations and the
Multimodal Assessment technical memorandum in Appendix C for location-specific
recommendations.
Eugene Transportation System Plan
Eugene’s 2035 Transportation System Plan (TSP) establishes a system of transportation
facilities and services that will serve the needs of Eugene residents, businesses, and visitors
over the next 20 years, consistent with Eugene’s adopted comprehensive land use plan.
Both plans promote compact urban development, enhanced neighborhood livability,
ample economic opportunities, efficient transportation options, and the means to
implement the plans in an adaptable, flexible, and collaborative manner. By articulating
policies, priorities, and providing a list of construction projects and programs, the 2035
TSP ensures that Eugene’s transportation system meets the community’s needs,
communicates the City’s aspirations, and conforms to state and regional policies.
The 2035 TSP helps future decision making by providing:
• Solutions to address existing and future transportation needs for biking, walking,
using transit, driving, freight, and rail;
• A blueprint for investments in transportation projects and programs that provide
“complete streets” and improved safety and access for all travelers, reduce the
community’s contribution to climate change, and improve community resilience in the
face of unforeseen changes and an unpredictable future;
• A tool for coordination with regional and local agencies and governments;
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• Information to ensure prudent land use and transportation choices;
• Order of magnitude cost estimates for improvements needed to support economic
development and growth, and possible sources of funding these improvements;
• Function, capacity and location of future streets, sidewalks, bikeways, high-capacity
transit, and other transportation facilities; and
• Potential programs to help improve opportunities to travel by walking, bicycling
and transit in the future.
The TSP highlights that the City’s transportation systems should be designed with an
emphasis on active transportation - operated with the needs and safety of all travelers in
mind, including people of all ages and abilities, especially the most vulnerable, who are
walking, driving, bicycling, using transit, or traveling with mobility aids, some out of
necessity. Toward this end, the 2035 TSP includes a “Complete Streets” policy that will
affect how all streets will be planned and maintained in the future. By making streets
more inviting to pedestrians and bicyclists, especially for short trips, the City will gain
more efficient use of limited available space within the street rights-of-way, provide a
healthier environment in neighborhoods, and support the higher density, mixed-use Key
Corridors, including River Road.
The TSP River Road projects reflected in the City’s current priorities for implementation in
the next 20 years (up to the year 2035) include:
• Improve frequent transit service and multimodal travel along River Road
• Future Santa Clara Community Transit Center: new transfer station at River Road
and Hunsaker Lane to facilitate bus transfers, park and ride, bike parking
• Complete Street Upgrades of Existing Streets (Hunsaker Lane/Beaver Street
consistent with major collector/urban collector standards – this project is currently
partially funded)
• Protected bike lane (River Road Division Ave to Northwest Expressway)
• Several sidewalk projects
A combination of federal, state, county, city, and private funds have traditionally
supported transportation capital improvements. While this remains the case, the funding
arrangements at both the state and national levels are less predictable than in the past.
Given funding uncertainties, it is nearly impossible to forecast accurately how much
funding is likely to be available for transportation investments over the 20-year life of this
plan. In this context of future uncertainties, Eugene’s 2035 TSP provides a prudent list of
construction projects, emphasis on lower cost methods of improving personal mobility within
the City, and increased reliance on technologies that will improve the efficiencies of the
City’s streets.
City of Eugene Capital Improvement Program
The Capital Improvement Program (CIP) forecasts the City of Eugene’s capital needs over
a six-year period based on various City-adopted long-range plans, goals and policies.
Capital projects are generally large-scale endeavors in terms of cost, size and benefit to
the community. These include capital improvements for transportation, airport, public
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buildings, parks and open space, stormwater and wastewater projects. In 2019, the
Eugene City Council adopted the fiscal year 2020-25 CIP.
The primary goals of the CIP are to:
• Provide a balanced program for capital improvements given anticipated revenues
over a six-year planning period;
• Illustrate upcoming capital needs based on anticipated funding levels;
• Provide a plan for capital improvements which can be used in preparing the
Capital Budget for the coming two fiscal years.
River Road transportation projects included in the FY 20-25 CIP are safety improvements
at River Road at Irving Road as well as River Road at River Avenue, the latter was
completed in 2019. Transportation safety improvements can involve neighborhood
livability projects, Americans with Disability Act (ADA) projects (such as accessible
pedestrian signals and sidewalk access ramps), shared use path rehabilitation, pedestrian
crossing treatments, and traffic signals, streetlights, and intersection improvements.
The project selection criteria for the City’s Transportation System varies depending on the
type of project and funding source, as well as the many plans that shape the project
decision‐making process. Many of the projects in the transportation section of the CIP are
derived from the 2035 Transportation System Plan. Project selection is supported by other
plans and policies, including neighborhood and local refinement plans like the River RoadSanta Clara Neighborhood Plan. In general, the most critical criteria are funding source,
project type, planning documents, geographic location, neighborhood involvement, function
and safety and asset condition.
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