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635 Capitol Street, Suite 150 
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Mis. 

7/23/2010 

TO: Subscribers to Notice of Adopted Plan 
or Land Use Regulation Amendments 

FROM: Plan Amendment Program Specialist 

SUBJECT: City of Eugene Plan Amendment 
DLCD File Number 001-10 

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption. 
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the 
adopted plan amendment is available for review at the DLCD office in Salem and the local government 
office. 

Appeal Procedures* 

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Thursday, August 05, 2010 

This amendment was submitted to DLCD for review prior to adoption with less than the required 45-day 
notice. Pursuant to ORS 197.830(2)(b) only persons who participated in the local government proceedings 
leading to adoption of the amendment are eligible to appeal this decision to the Land Use Board of 
Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If 
you have questions, check with the local government to determine the appeal deadline. Copies of the 
notice of intent to appeal must be served upon the local government and others who received written notice 
of the final decision from the local government. The notice of intent to appeal must be served and filed in 
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at 
503-373-1265, if you have questions about appeal procedures. 

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local 
government. A decision may have been mailed to you on a different date than it was mailed to 
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA 
Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged. 

Cc: Lydia McKinney, City of Eugene 
Gloria Gardiner, DLCD Urban Planning Specialist 
Ed Moore, DLCD Regional Representative 
Amanda Punton, DLCD Regional Representative 
Chris Shirley, DLCD Regional Representative 
Bill Holmstrom, DLCD Transportation Planner 
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L a n d U s e Regu la t i on A m e n d m e n t Zon ing M a p A m e n d m e n t 

E l N e w L a n d U s e Regu la t i on G Other : 

S u m m a r i z e t h e a d o p t e d a m e n d m e n t . Do not u s e techn ica l te rms . Do not w r i t e " S e e A t tached" . 
The Walnut Station Mixed Use Center is a mixed use development plan for an area surrounding Franklin 
Boulevard just east and north of the University of Oregon. The plan emphasizes mixed-use development and 
adopts a form based code as an implementation tool. The proposal also includes the adoption of the Walnut 
Station Specific Area Plan, a zone change to add the S-WS - Walnut Station Special Area Zone and provides 
the necessary Comprehensive Plan, Code and Refinement Plan Amendments. 

D o e s t h e A d o p t i o n d i f fer f r o m p r o p o s a l ? P l e a s e se lec t o n e 
No 

Plan M a p C h a n g e d f rom: Low/Medium residential to: Commercial 
Z o n e M a p C h a n g e d f rom: R-1/R-2/S-RP/I-3/C-2 to: S-WS 
Loca t ion : Area north and south of Franklin Blvd. east and north of U of O. A c r e s Invo lved: 80 
Spec i f y Dens i t y : P rev ious : 22 .8 du/acre New: 17.6 - 24.6 du/acre 

A p p l i c a b l e s t a t e w i d e p lann ing goa ls : 
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W a s an E x c e p t i o n A d o p t e d ? • Y E S | X I N O 
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4 5 - d a y s pr ior to f i rst ev iden t ia ry hea r i ng? S Yes • No 
If no, d o t h e s t a t e w i d e p lann ing goa ls a p p l y ? • Yes • No 
If no, d id E m e r g e n c y C i r c u m s t a n c e s requ i re i m m e d i a t e adop t i on? • Yes • No 

DLCD File No. 001-10 (18163) [16221] 



DLCD file No. 
P l e a s e l ist al l a f f e c t e d S t a t e o r F e d e r a l A g e n c i e s , L o c a l G o v e r n m e n t s o r S p e c i a l D is t r i c ts : 

L o c a l C o n t a c t : Lydia McKinney 

A d d r e s s : 99 West 10th Avenue 

Ci t y : Eugene Zip: 97401-

P h o n e : (541) 682-5485 E x t e n s i o n : 

F a x N u m b e r : 541-682-5572 

E - m a i l A d d r e s s : lydia.s.mckinney@ci.eugene.or.us 

ADOPTION SUBMITTAL REQUIREMENTS 
This Form 2 must be received by DLCD no later than 5 days after the ordinance has been signed by the public 

official designated by the jurisdiction to sign the approved ordinance(s) 
per ORS 197.615 and OAR Chapter 660, Division 18 

1. This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2. When submitting, please print this Form 2 on light green paper if available. 

3. Send this Form 2 and One (1) Complete Paper Copy and One (1) Electronic Digital CD (documents and 
maps') of the Adopted Amendment to the address in number 6: 

4. Electronic Submittals: Form 2 - Notice of Adoption will not be accepted via email or any 
electronic or digital format at this time. 

5. The Adopted Materials must include the final decision signed by the official designated by the jurisdiction. The 
Final Decision must include approved signed ordinance(s), finding(s), exhibit(s), and any map(s). 

6. DLCD Notice of Adoption must be submitted in One (1) Complete Paper Copy and One (1) 
Electronic Digital CD via United States Postal Service, Common Carrier or Hand Carried to the 
DLCD Salem Office and stamped with the incoming date stamp, (for submittal instructions, also see 
# 5)] MAIL the PAPER COPY and CD of the Adopted Amendment to: 

7. Submittal of this Notice of Adoption must include the signed ordinance(s), finding(s), exhibit(s) and any other 
supplementary information (see ORS 197.615 ). 

8. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) of adoption 
(see ORS 197.830 to 197.845 ). 

9. In addition to sending the Form 2 - Notice of Adoption to DLCD, please notify persons who participated in the 
local hearing and requested notice of the final decision at the same time the adoption packet is mailed to DLCD 
(see ORS 197.615). 

10. Need More Copies? You can now access these forms online at http://www.lcd.state.or.us/. You may also call 
the DLCD Office at (503) 373-0050; or Fax your request to: (503) 378-5518. 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

Updated December 22, 2009 
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COUNCIL ORDINANCE NUMBER 20460 

COUNCIL BILL NUMBER 5031 

AN ORDINANCE CONCERNING THE WALNUT STATION MIXED USE 
CENTER; AMENDING THE EUGENE-SPRINGFIELD METROPOLITAN AREA 
GENERAL PLAN LAND USE DIAGRAM; ADOPTING THE WALNUT STATION 
REFINEMENT PLAN; AMENDING THE FAIRMOUNT/UNIVERSITY OF OREGON 
SPECIAL AREA STUDY; AMENDING THE RIVERFRONT PARK STUDY; 
REZONING PROPERTY; AMENDING SECTIONS 9.1030, 9.2682, 9.5750, 
9.6750, 9.7007, 9.7055, 9.7205, 9.7230, 9.8010, 9.8030, 9.8680, 9.8865 AND 
9.9570 OF THE EUGENE CODE, 1971; RENUMBERING SECTIONS 9.8110 AND 
9.8113 OF THAT CODE TO SECTIONS 9.8007 AND 9.8009 RESPECTIVELY; 
ADDING SECTIONS 9.3950, 9.3955, 9.3960, 9.3965, 9.3970, 9.3975, 9.3980, 
9.8110, 9.8111, 9.8112, 9.8113, 9.8114 AND 9.9655 TO THAT CODE; 
ADOPTING SPECIAL SETBACKS FOR A SEGMENT OF FRANKLIN 
BOULEVARD; AND ADOPTING A SEVERABILITY CLAUSE. 

ADOPTED: July 12, 2010 

SIGNED: July 14, 2010 

PASSED: 8:0 

REJECTED: 

OPPOSED: 

ABSENT: 

EFFECTIVE: August 14, 2010 



ORDINANCE NO. 20460 

AN ORDINANCE CONCERNING THE WALNUT STATION MIXED USE 
CENTER; AMENDING THE EUGENE-SPRINGFIELD METROPOLITAN AREA 
GENERAL PLAN LAND USE DIAGRAM; ADOPTING THE WALNUT STATION 
REFINEMENT PLAN; AMENDING THE FAIRMOUNT/UNIVERSITY OF 
OREGON SPECIAL AREA STUDY; AMENDING THE RIVERFRONT PARK 
STUDY; REZONING PROPERTY; AMENDING SECTIONS 9.1030, 9.2682, 
9.5750, 9.6750, 9.7007, 9.7055, 9.7205, 9.7230, 9.8010, 9.8030, 9.8680, 9.8865 
AND 9.9570 OF THE EUGENE CODE, 1971; RENUMBERING SECTIONS 
9.8110 AND 9.8113 OF THAT CODE TO SECTIONS 9.8007 AND 9.8009 
RESPECTIVELY; ADDING SECTIONS 9.3950, 9.3955, 9.3960, 9.3965, 9.3970, 
9.3975, 9.3980, 9.8110, 9.8111, 9.8112, 9.8113, 9.8114 AND 9.9655 TO THAT 
CODE; ADOPTING SPECIAL SETBACKS FOR A SEGMENT OF FRANKLIN 
BOULEVARD; AND ADOPTING A SEVERABILITY CLAUSE. 

THE CITY OF EUGENE DOES ORDAIN AS FOLLOWS: 

Section 1. The Eugene-Springfield Metropolitan Area General Plan (Metro Plan) Land 

Use Diagram is amended to remove the current Metro Plan designations from the properties 

identified on Exhibit A "Walnut Station Metro Plan Designations and Zoning Table" attached 

hereto and to replace those designations with the Commercial designation, as reflected on 

Exhibit A attached to this Ordinance. The Metro Plan diagram is further amended to add both 

the Nodal Development Overlay designation and the Mixed Uses Overlay designation to those 

properties as shown on Exhibit B "Walnut Station Metro Plan Diagram Amendment" attached to 

this Ordinance. 

Section 2. The Walnut Station Specific Area Plan, a copy of which is attached to this 

Ordinance as Exhibit C, is adopted as a refinement of the Eugene-Springfield Metropolitan Area 

General Plan. 

Section 3. The Fairmount/University of Oregon Special Area Study, as amended by 

Ordinance No. 20312, is further amended as follows: 

(a) The following paragraph is added to the end of the "Introduction to the Plan Area" 
subsection of Section I ("Introduction, Overview, and Goals"): 

The Walnut Station Specific Area Plan adopted in 2010 incorporated some areas that 
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were originally included in the Fairmount/University of Oregon Special Area Study 
boundaries. With that 2010 adoption, the City Council removed the Walnut Station area 
from the Fairmount/University of Oregon Special Area Study boundaries. The Walnut 
Station area removed from the Fairmount/University of Oregon Special Area Study 
boundaries.is that area located on the south side of East 15th Avenue north to Franklin 
Boulevard and on the west side of Villard Street east to the terminus of East 15th Avenue 
and the eastern boundary of the property owned by ODÖT (Map 17-03-33-31, Tax Lot 
1500). In adopting the refinement plan and special area zone for the Walnut Station 
area, the City Council removed from this Fairmount/University of Oregon Special Area 
Study those policies that were specific to the Walnut Station area. Where those policies 
still had importance to the Walnut Station area, they were incorporated into the Walnut 
Station Specific Area Plan and/or implemented through the Eugene Code provisions 
applicable within the Walnut Station Special Area Zone. The background information and 
findings contained in the Fairmount/University of Oregon Special Area Study that pertain 
to the Walnut Station area provide important context and history of the planning process 
for the neighborhood and, although the Fairmount/University of Oregon Special Area 
Study area no longer includes the Walnut Station area, some references to the entire 
original study area remain in this Fairmount/University of Oregon Special Area Study. 

(b) The following paragraphs are added to the end of "The Planning Process" 
subsection of Section I ("Introduction, Overview and Goals"): 

In May 2005, the City of Eugene, in cooperation with the University of Oregon and the 
State of Oregon, initiated a planning process for an area along Franklin Boulevard 
known as "Walnut Station" which included the area between Franklin Boulevard and ^ 
East 15th Avenue that had been studied as part of the Fairmount/University of Oregon 
Special Area Study. The first phase of the Walnut Station project focused on developing 
a common vision for that study area. The second phase of the Walnut Station project 
began in October 2006 and focused on development of a mixed use development plan 
(also known as a specific area plan). The Walnut Station Specific Area Plan was 
adopted in 2010 and included strategies for the area based on the foundation laid out in 
the visioning process which included: 

• Redesign of Franklin Boulevard to support the pedestrian and transit-friendly 
mixed use development concept; 

• Improvements to the pedestrian and bicycle circulation systems; 
• Redesign of side streets to improve operations, parking capacity and appearance 

of the other streets within the study area; 
• Identification of appropriate development patterns and intensities of development 

within the area. 

With the adoption of the Walnut Station Specific Area Plan, the City Council removed 
from the Fairmount/University of Oregon Special Area Study most of the area north of 
East 15th Avenue. The Land Use Diagram (Map 6) reflects the Fairmount/University of 
Oregon Special Area Study boundaries after the removal of Walnut Station area's 
Commercial, Office and Low or Medium Residential areas. 

In moving these properties from the Fairmount/University of Oregon Special Area Study 
to the Walnut Station Specific Plan and Special Area Zone, careful consideration was 
given to the Metro Plan Diagram as refined by the Fairmount/University of Oregon 
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Special Area Study and to the zoning conditions at that time. As East 15th Avenue acts 
as a transition from primarily commercial zoning and uses, special emphasis was placed 
on East 15th Avenue as a transition edge. Development standards adopted for the 
Walnut Station Special Area Zone include a height step-down to three stories along East 
15th Avenue, and an increased setback from 0 to 10' to match residential properties 
across the street and design standards were included to provide a residential scale. 
Policies relevant to these properties were also included in the Walnut Station Specific 
Area Plan. 

(c) The following sentence is added to the fourth paragraph under the "Introduction" 
subsection of Section II ("Land Use"): 

In 2010, a portion of the area originally included in the Fairmount/University of Oregon 
Special Area Study between Franklin Boulevard and East 15th Avenue (the Walnut 
Station area) was removed from the boundaries of the Study because that area was 
included in a new refinement plan and special area zone. 

(d) Policy No. 2 under the "General Policies" subsection of Section II ("Land Use") is 
amended to provide: 

2. With the exception of 1) the "Institutional Area" ("I" on the Land Use Diagram), and 
2) the Limited High Density Residential/ Limited Institutional Area ("LHDR/LI" on the 
Land Use Diagram), non-residential zoning shall not be expanded in the study area. 

(e) Policy No. 3 under the "General Policies" subsection of Section II ("Land Use") is 
amended to provide: 

3. With the exception of University lands designated as "Institutional" or "Limited High 
Density Residential/Limited Institutional", zone changes to increase residential 
density or commercial intensity are not supported by this plan. 

(f) Policy No. 1 under "The Core Residential Area" subsection of Section II ("Land 
Use") is amended to provide: 

1. With the exception of 1) the "Institutional Area" ("I" on the Land Use Diagram); and 
2) the Limited High Density Residential/ Limited Institutional Area ("LHDR/LI" on the 
Land Use Diagram), non-residential zoning shall not be expanded in the study area. 

(g) Policy No. 2 under "The Core Residential Area" subsection of Section II ("Land 
Use") is amended to provide: 

2. With the exception of University lands designated as "Institutional" or "Limited High 
Density Residential/Limited Institutional", zone changes to increase residential 
density or commercial intensity are not supported by this plan. 

(h) Policy Nos. 1 and No, 2 under "The Franklin Boulevard Community Commercial 
Strip" subsection of Section II ("Land Use") and the "Policies" heading under that subsection are 
deleted. 

(i) Policy No. 1 under "The 19th and Agate Neighborhood Commercial Development" 
subsection of Section II ("Land Use") is amended to provide: 
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1. With the exception of 1) the "Institutional Area" ("I" on the Land Use Diagram), and 
2) the Limited High Density Residential/ Limited Institutional Area ("LHDR/LI" on the 
Land Use Diagram), non-residential zoning shall not be expanded in the study area. 

(j) Policy Nos. 1 and No. 2 under "The Oregon Department of Transportation Lands" 
subsection of Section II ("Land Use") and the "Policies" heading under that subsection are 
deleted. 

(k) The "Land Use Diagram Text" subsection of Section II "Land Use" is amended to 
delete the "Low- or Medium-Density Residential (L/M)" and "Professional /Office (S)" headings 
and the text under those headings and to revise the text under the "Commercial (C)" heading as 
follows: 

Commercial (C) 

There are two commercial areas within the special study area: a commercial area west 
of Villard at East 13th Avenue that is developed with an arena and a Community 
Commercial node at 19th Avenue and Agate Street. No further expansion of commercial 
zoning shall occur in either area. 

(I) Policy Nos. 1 and No. 3 under the "Traffic Circulation" subsection of Section III 
("Transportation and Parking") are deleted and the remaining policies are renumbered 
accordingly. 

(m) Policy Nos. 1 and No. 2 under the "Bicycle and Pedestrians" subsection of Section 
III ("Transportation and Parking") are deleted and the remaining policies are renumbered 
accordingly. 

(n) Map 3 "Land Use Study Areas," Map 4 "Generalized Existing Land Use" and Map 6 
"Land Use Diagram" are revised to remove the Walnut Station area from those Maps as shown 
on Exhibits D-1, D-2 and D-3, attached to this Ordinance. 

(o) The "Summary of Policies" section is deleted in its entirety and removed from the 
Table of Contents. 

Section 4. The Riverfront Park Study is amended as follows: 

(a) Policy No. 1 under the "Land Use" subsection of Section II ("Policies") is amended to 
provide: 

The City of Eugene shall apply the Special Development District to property under 
University ownership except for property included in the boundaries of the Walnut 
Station Specific Area Plan boundaries. 

(b) Policy No. 2 under the "Land Use" subsection of Section II ("Policies") is amended to 
provide: 

The City of Eugene shall consider Special District zoning for other properties within the 
Riverfront Park Study area only at the request of affected property owners except for 
property included in the Walnut Station Specific Area Plan boundaries. 
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Section 5. The Eugene Zoning Map is amended to remove the current zones from the 

properties identified on Exhibit A attached hereto and to replace those zones with the S-WS 

Walnut Station Special Area Zone, as reflected on Exhibit A attached to this Ordinance. 

Section 6. The Eugene Overlay Zone Map is amended to remove the /SR Overlay Zone 

from tax lot 17-03-33-32-04900 as reflected on Exhibit A. All other currently applicable overlay 

zones shall remain in place, as reflected on Exhibit A. 

Section 7. Section 9.1030 of the Eugene Code, 1971, is amended by adding the 

following entry in alphabetical order to the Table 9.1030 Special Area Zone listing: 

9.1030 Establishment and List of Zones. The zones listed in Table 9.1030 Zones are 
established as follows: 

Table 9.1030 Zones 
Broad Zone Category Zone 

Special S-WS Walnut Station Special Area Zone 

Section 8. The Caption and Sections 9.3950, 9.3955, 9.3960, 9.3965, 9.3970, 9.3975 

and 9.3980 are added to the Eugene Code, 1971, as set forth on Exhibit E "S-WS Walnut 

Station Special Area Zone," attached to this Ordinance. 

Section 9. Subsections (4), (5), (6)(c)2„ (7)(b) and (7)(d) of Section 9.5750 of the 

Eugene Code, 1971, are amended to provide: 

9.5750 Telecommunication Devices-Siting Requirements and Procedures. 
(4) Collocation of Antennas on Existing Buildings, Light or Utility Poles, and 

Water Towers. In addition to collocation on a transmission tower, an 
antenna may be collocated on existing buildings, light or utility poles, and 
water towers. 
(a) Permitted Use. Such collocation on a building, light or utility pole, or 

water tower, shall be considered an outright permitted use provided that 
the antennas and ancillary facilities comply with the standards contained 
in EC 9.5750 Telecommunications Devices-Siting Requirements and 
Procedures, the color of the antennas blends in with the existing 
structure and surroundings, and one of the following is met: 
1. The property is zoned PL, C-2, C-3, C-4, R-4, 1-1, I-2, I-3, or S-WS 

and the antennas do not exceed the height limitation of the zone; 
or 

2. The property is zoned AG, R-1, R-2, R-3, C-1, GO, S (except as 
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provided in 1., above), H, or PRO, and the antennas extend no 
more than 18 feet above, and project no more than 2 feet 
horizontally away from the existing structure. 

(b) Site Review. Such collocation on a building, light or utility pole, or water 
tower shall be subject to site review approval provided that the antennas 
and ancillary facilities comply with the standards contained in EC 9.5750 
Telecommunications Devices-Siting Requirements and Procedures, the 
color of the antennas blend in with the existing structure and 
surroundings,, and: 
1. The property is zoned AG, R-1, R-2, R-3, C-1, GO, S (other than 

SANS), H, or PRO, and the antennas extend more than 18 feet 
above, or project more than 2 feet horizontally away from the 
existing structure. 

(c) Conditional Use Permit. In all cases other than those listed in 
subparagraphs (a) and (b), such collocation shall require a conditional 
use permit. No exceptions to the standards contained in EC 9.5750 
Telecommunications Devices-Siting Requirements and Procedures shall 

• be permitted except as authorized by subsection (9) of this section. In 
no event shall a conditional use permit authorize a tower or antennas to 
exceed the height limitation for a zone as established by Chapter 9 
except as provided for in this section. 

(5) Construction of Transmission Tower. Construction of a transmission 
tower, or a modification of an existing transmission tower to increase its 
height, shall be allowed as follows: 
(a) Permitted Use. 

1. Such construction or modification shall be considered an outright 
permitted use in the C-4, 1-1,1-2 and I-3 zone. 

2. Modification to increase the height of an existing transmission 
tower shall be considered an outright permitted use in all other 
zones if the city approved an increase in tower height, as part of a 
prior land use process authorizing the transmission tower. The 
increase In height allowed under this paragraph shall be limited to 
the specific height authorized in the prior land use process. 

(b) Site Review. Such construction shall require site review approval in the 
PL, C-2, C-3, and S-WS zones. 

(c) Conditional Use Permit. Such construction shall require a conditional 
use permit in the R-1, C-1, S (other than S-WS) and GO zones. 

(d) Prohibited Zones and Locations. No new transmission tower shall be 
permitted in any zones not included in subparagraphs (a) to (c) above, 
including the AG, R-2, R-3, R-4, H, NR, and PRO zones; or in the 
Willamette Greenway, on Gillespie Butte above the elevation of 450 
feet, on the ridgeline as defined in the South Hills Study or on Judkins 
Point. 

(6) Application Requirements. 
(c) . Site Review and Conditional Use Permit Applications. In addition to the 

application requirements specified in paragraph (b) above, applications 
for site review or conditional use permits also shall include the following 
information: 
2. Documentation that alternative sites within a radius of at least 

2000 feet have been considered and have been determined to be 
technologically unfeasible or unavailable. For site reviews, 
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alternative sites zoned C-4,1-1, I-2, and I-3 must be considered. 
For conditional use permits, alternative sites zoned PL, C-2, C-3, 
C-4,1-1,1-2, I-3 and S-WS must be considered. 

(7) Standards for Transmission Towers and Antennas. Installation, 
construction or modification of all transmission towers and antennas shall 
comply with the following standards, unless a variance is obtained pursuant to 
the provisions of subsection (9) of this section: 
(b) Height Limitation: Transmission tower heights shall be governed by this 

section except as provided for below. No transmission tower shall 
exceed the maximum heights provided below. In no case shall a 
variance be granted from the limitations of subparagraphs (1) through 
(4) below. 
1. In any zones, no transmission tower shall exceed the height 

limitations established for buildings and structures in the specified 
areas surrounding Skinner Butte contained in EC 9,6715 Height 
Limitation Areas of this land use code to protect views to and from 
Skinner Butte. 

2. In any zone within the area east of Willagillespie Road, south of 
Cal Young Road, west of Oakway Road, and north of Southwood 
Lane and Country Club Road, no transmission tower shall exceed 
75 feet in height to protect views to and from Gillespie Butte. 

3. If located within a PL, C-2, C-3, C-4, R-4, 1-1, I-2, 1-3 or S-WS 
zone, the height limitation for that zone shall apply. 

4. If located within a C-1, S (other than S-WS) or GO zone, the 
maximum height of a transmission tower, including antennas, is 
100 feet. 

5. If located within an R-1 zone, the maximum height of a 
transmission tower, including antennas, is 75 feet, unless a 
variance is granted pursuant to the provisions of subsection (9) of 
this section. In no event shall a variance be granted to construct 
such a tower in excess of 100 feet. 

(d) Setback. The following setbacks from adjacent property lines and 
adjacent streets shall be required unless a variance is granted pursuant 
to the provisions of subsection (9) of this section: 
1. If located within a PL, S, C-2, C-3, C-4, 1-1, I-2, I-3 or S-WS zone, 

no setback from adjacent property lines shall be required beyond 
that required by this land use code or the provisions applicable to 
the S zone. 

2. If located within an R-1, C-1, or GO zone, the transmission tower 
shall be set back from adjacent property lines a minimum number 
of feet that is equal to the height of the transmission tower. 

3. In the R-1, PL, C-1 and GO zones, transmission towers shall be 
set back from adjacent public street(s) a minimum number of feet 
that is equal to the height of the tower. In all other zones, the 
setback from adjacent public streets shall be a minimum of 25 
feet. 

Section 10. Subsection (2) of Section 9.6750 of the Eugene Code, 1971, is amended by 

adding a new subsection (d) to provide: 
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9.6750 Special Setback Standards. 
(2) Special Setback for Streets. 

(d) Notwithstanding subsections (a)-(c), above, special setbacks for the 
segment of Franklin Boulevard shown on Map 9.3970(3)(d) (S-WS 
Walnut Special Area Zone Franklin Boulevard Special Setback 
Boundaries) are those lines established by Exhibit G to Ordinance No. 
20460. (See EC 9.3970(3)(d).) 

Section 11. Subsection (1) of Section 9.7007 of the Eugene Code, 1971, is amended to 

provide: 

9.7007 Neighborhood/Applicant Meetings. 
(1) This section applies to the following types of land use applications: 

(a) Type II: 3-lot partitions, tentative subdivisions, tentative cluster 
subdivisions and design reviews; 

(b) Type III: Only conditional use permits and tentative planned unit 
developments; 

(c) Type IV applications that are not city-initiated; 
(d) Metro Plan amendments that are not city-initiated. 

Section 12. Section 9.7055 of the Eugene Code, 1971, is amended by adding the 

following entries in alphabetical order to Table 9.7055 to provide: 

9.7055 Applications and Review Authorities. Table 9.7055 Applications and Review 
Authorities, lists applications and the typical review authorities for the decision and 
the appeal of the decision. To accommodate a request for concurrent review, the 
city may instead review multiple applications according to the highest applicable 
type. 

Table 9.7055 Applications 
R = Recommendation, D = Decision M 

and Review Authorities 
aker, A = Appeal Review Authority 

Application Type Planning 
Director 

Hearings 
Official 

Historic 
Review 
Board 

Planning 
Commission 

City 
Council 

Design Review II D A 
Design Review, Modification II D A 

Section 13. Section 9.7205 of the Eugene Code, 1971, is revised by amending the entry 

for "Conditional Use Permit, Modification" and adding entries for "Design Review" and "Design 

Review, Modification" in alphabetical order to Table 9.7205 to provide: 

9.7205 Type II Application Requirements and Criteria Reference. The following 
applications are typically reviewed under the Type II review process according to the 
requirements and criteria set forth for each application as reflected in the beginning 
reference column in Table 9.7205. To accommodate a request for concurrent 
review, the city may instead review multiple applications according to the highest 
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applicable type. 

Table 9.7205 Type II Application Requirements and Criteria 
Type II Applications Beginning Reference 
Conditional Use Permit, Modification EC 9.8007 
Design Review EC 9.8110 
Design Review, Modification EC 9.8114 

Section 14. Section 9.7230 of the Eugene Code, 1971, is amended by adding the 

following entries in alphabetical order to Table 9.7230 to provide: 

9.7230 Expiration. 
(1) The planning director's approval of an application shall expire in 12 months, 

18 months, or 36 months from the effective date of approval, depending upon 
the type of land use application as specified in Table 9.7230 Expiration of 
Type II Application Approvals, or as provided in subsections (2) through (9) of 
this section. If an application approval has expired according to any of the 
conditions stated in subsections (2) through (9), the original application 
approval is revoked and a new application must be filed. 

Table 9.7230 Expiration of Type II Application Approvals 
Application 12 months 18 months 36 months 
Design Review X 
Design Review, Modification X 

Section 15. Sections 9.8110 and 9.8009 of the Eugene Code, 1971, are renumbered to 

Sections 9.8007 and 9.8009, respectively, and all references to those sections, including but not 

limited to the reference in EC 9.2682, are hereby updated to reflect this renumbering. 

Section 16. EC "Map 9.8010 Adopted Plans" and its legend are amended as shown on 

Exhibit F attached hereto and Table 9.8010 in Section 9.8010 of the Eugene Code, 1971, is 

amended to provide: 

9.8010 List of Adopted Plans. The documents listed in the following Table 9.8010, 
including any adopted amendments, are the currently effective adopted plans that 
may be applicable to a particular land use application. The plans and adopted 
policies are more particularly set forth beginning at EC 9.9500, and the boundaries 
for each are depicted on Map 9.8010 Adopted Plans. 

Table 9.8010 List of Adopted Plans 
Bethel-Danebo Refinement Plan (Phase II) Riverfront Park Study 
Bethel-Danebo Refinement Plan South Hills Study 
Comprehensive Stormwater Management Plan South Willamette Subarea Study 
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Table 9.8010 List of Adopted Plans 
Eugene Commercial Lands Study TransPlan (Metro Area Transportation Plan) 
Eugene Downtown Plan Walnut Station Specific Area Plan 
Eugene-Springfield Metropolitan Area General 
Plan (Metro Plan) 

West University Refinement Plan 

Fairmount/U of O Special Area Study Westside Neighborhood Plan 
Jefferson/Far West Refinement Plan Whiteaker Plan 
Laurel Hill Neighborhood Plan Willakenzie Area Plan 
19tn and Agate Special Area Study Willow Creek Special Area Study 
River Road-Santa Clara Urban Facilities Plan 
Resolution No. 3862 Adopting the West 11,n 

Commercial Land Use Policy and Refining the 
Eugene-Springfield Metropolitan Area General 
Plan (Adopted June 13,1984) 

Resolution No. 3885 Establishing Areas for the 
Application of C-4 Commercial-Industrial District 
Zoning, and Amending Resolution No. 3862 
(Adopted on November 13, 1984) 

Section 17. Section 9.8030 of the Eugene Code, 1971, is amended by adding a new 

subsection (29) to provide: 

9.8030 Adjustment Review - Approval Criteria. The planning director shall approve, 
conditionally approve, or deny an adjustment review application. Approval or 
conditional approval shall be based on compliance with the following applicable 
criteria. 
(29) S-WS Walnut Station Special Area Zone Off-Street Parking Spaces 

Adjustment. An adjustment allowing a 25 percent reduction in the minimum 
required off-street parking spaces pursuant to EC 9.3970(4)(a), if the applicant 
demonstrates that a proposed Transportation Demand Management (TDM) 
Program approved by the city contains strategies for reducing vehicle use and 
parking demand generated by the development and establishes benchmarks 
by which the program's effectiveness will be measured annually. 

Section 18. The following heading and Sections 9.8110, 9.8111, 9.8112, 9.8113, 9.8114 

of the Eugene Code, 1971, are added to provide: 

DESIGN REV IEW 

Design Review- Purpose. The design review process is intended to provide an 
alternative path for design proposals that respond to the intent of the code and 
creatively meet or exceed the specific development standards. 

Design Review - Applicability. EC 9.3980 allows an applicant within the S-WS 
Walnut Station Special Area Zone to seek approval through the Design Review 
process. These applications for review shall be considered under a Type II process, 
or concurrently with a related Type III application process. No development permit 
shall be issued by the city prior to completion of the design review. 

Design Review-Application Reguirements. In addition to the provisions in EC 
9.7010 Application Filing, applications for Design Review shall be subject to the 
following requirements: 

9.8110 

9.8111 

9.8112 
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(1) Unless waived by the planning director, the application shall be prepared by 
one or more of the following professionals: 
(a) Oregon licensed architect. 
(b) Oregon licensed civil engineer. 
(c) Oregon licensed landscape architect. 

(2) The application shall include a site plan that shows sufficient detail and 
supporting narrative information to demonstrate compliance with applicable 
criteria. Unless waived by the planning director, the site plan shall be prepared 
by an Oregon licensed architect, landscape architect, civil engineer or Oregon 
licensed surveyor. 

9.8113 Design Review - Approval Criteria. The decision-maker shall determine whether 
the application is in compliance with the Design Review criteria set out in the code 
section that authorizes Design Review. 

9.8114 Design Review - Modification. Modification of an approved Design Review may 
be requested following the Type II process. The planning director shall approve the 
request if it complies with the following criteria: 
(1) The proposed modification is consistent with the conditions of the original 

approval. 
(2) The proposed modification will result in insignificant changes in the physical 

appearance of the development and the impact on surrounding properties. 
If the planning director determines that the modification is not consistent with the 
above criteria, the proposed modification may not occur until a new Design Review 
application is submitted and reviewed based on the Type II application procedures. 
Nothing in this section shall preclude the applicant from initially submitting the 
requested modification as a new Design Review application. 

Section 19. Subsection (5) of Section 9.8680 of the Eugene Code, 1971, is added to 

provide: 

9.8680 Approval Criteria. The planning director shall approve, conditionally approve, or 
deny an application for Traffic Impact Analysis Review following a Type II process, 
or as part of a Type III process when in conjunction with a CUP or PUD. Approval 
or conditional approval shall be based on compliance with the following criteria: 
(5) In addition to the above criteria, if the development is located within the S-WS 

Walnut Station Special Area Zone, any increased traffic the development 
would generate on streets within the Fairmount neighborhood to the south of 
the Walnut Station Special Area Zone shall be mitigated through the use of 
traffic calming strategies or other mechanisms designed to discourage such 
traffic. 

Section 20. Subsection (4) of Section 9.8865 of the Eugene Code, 1971, is amended by 

adding a new subparagraph (o) and relettering the subsequent subparagraphs to provide: 

9.8865 Zone Change Approval Criteria. Approval of a zone change application, including 
the designation of an overlay zone, shall not be approved unless it meets all of the 
following criteria: 
(4) The proposed zone change is consistent with the applicable siting 
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requirements set out for the specific zone in: 
(o) EC 9.3955 S-WS Walnut Station Special Area Zone Siting 

Requirements. 
(p) EC 9.4205 /EC East Campus Overlay Zone Siting Requirements. 
(q) EC 9.4715 /WP Waterside Protection Overlay Zone Siting 

Requirements. 
(r) EC 9.4776 /WQ Water Quality Overlay Zone Siting Requirements (only 

for the purposes of adding the overlay zone. See EC 9.4786.). 
(s) EC 9.4915 /WR Water Resources Conservation Overlay Zone Siting 

Requirements (only for the purposes of adding the overlay zone. See 
EC 9.4960.). 

(t) EC 9.4815 /WB Wetland Buffer Overlay Zone Siting Requirements. 
(u) An uncodified ordinance establishing a site specific S-H Historic Special 

Area Zone, a copy of which is maintained at the city's planning and 
development department. 

Section 21. Subsection (2) of Section 9.9570 of the Eugene Code, 1971, is deleted and 

the remaining subsections are renumbered accordingly, and subsections (4) and (6) of EC 

9.9570 are amended to provide: 

9.9570 Fairmount/U of O Special Area Study Policies. 
(3) Traffic Circulation Policies. 

(a) The adverse effects of motor vehicle movement shall be mitigated as 
much as possible. (Policy 2) -

(b) Traffic management techniques shall continue to be used and new 
techniques developed to reinforce the idea of a hierarchy of streets in 
the plan area. Some streets shall combine their local, collector, or 
arterial function with a role as primary pedestrian or bicycle ways. The 
use of low-volume, local neighborhood streets for through movements 
by truck and heavy construction equipment shall be discouraged. 
(Policy 4) 

(c) By March, 2005, the City shall initiate a study of Agate Street between 
Franklin Boulevard and 19th Avenue. That study, conducted jointly with 
the University and the Fairmount Neighborhood Association, shall 
identify strategies to improve the function and carrying capacity of Agate 
according to the City criteria for its designated street classification. The 
City will implement the necessary changes. The University will 
participate in those improvements as development occurs and as 
required by the City code, to the extent that the University is directly 
responsible for the needed improvements. (Policy 6) 

(d) The City, with the cooperation of the University and the Fairmount 
Neighborhood Association, shall initiate an area-wide traffic calming 
study for the streets within the Falrmount/University of Oregon Special 
Area Study boundary to determine appropriate mitigation for through-
traffic utilizing neighborhood streets. Such study shall be initiated prior 
to December, 2008, subject to availability of funds. In the event that the 
City updates the Central Area Transportation Study (CATS) prior to 
2008, the City shall fund and initiate an area-wide traffic calming study 
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as part of the CATS update to determine appropriate mitigation 
measures for the subject area. (Policy 7) 

(e) If a Traffic Impact Analysis that is required by the City Code projects 
that a proposed development will increase traffic on streets within the 
single-family neighborhood to the east and south of University-owned 
land, the City shall require the applicant to mitigate those impacts 
through use of traffic calming strategies or other mechanisms designed 
to discourage through traffic. (Policy 8) 

(f) With the exception of alleys, vacations of streets within the state-
approved University East Campus boundary should not be permitted, 
unless the applicant, at his or her expense, provides to the City a local 
street connection study that demonstrates how the proposed street 
system remaining after such vacation meets the intent of the Eugene 
Code street connectivity provisions and that such vacation will not 
increase traffic volumes on local residential streets. (Policy 9) 

(5) Bicycle and Pedestrian Policies. Existing and future businesses shall be 
encouraged to provide safe and covered bicycle parking for employees and 
patrons. (Policy 3) The use of bicycles, mass transit, walking, carpooling, and 
other appropriate alternative modes of transportation, especially by employees 
working in the plan area, shall be actively encouraged and provided for in 
order to reduce automobile dependence and alleviate traffic and parking 
problems. (Policy 4) 

Section 22. Section 9.9655 of the Eugene Code, 1971, is added to provide: 

9.9655 Walnut Station Specific Area Plan. : 

(1) As part of an application to develop the lands formerly owned by the 
Department of Transportation (south of Franklin Boulevard, east of Walnut 
Street and north of 15th Avenue), the developer shall demonstrate that 
consideration was given to realigning the 15th Avenue bicycle path in the 
vicinity of those lands and making it more attractive. (Note: If the bicycle path 
is realigned, the City shall require an easement for the path to ensure its 

' permanence in the future.) 
(2) As part of an application to develop a property south of Franklin Boulevard or 

a property in the block on the north side of Franklin Boulevard between Moss 
Street, Villard Street, and Garden Avenue within the Walnut Station Specific 
Area Plan, applicants are encouraged to include access for pedestrians, 
bicycles and limited vehicular access consistent with the Transportation 
Features map shown as Figure 9.3978(3)(b) in the Walnut Station Special 
Area Zone. 

Section 23. The legal description set forth at Exhibit H is hereby adopted as the 

description of the special setback lines that shall be applied to the segment of Franklin 

Boulevard shown on Map 9.3970(3)(d) S-WS Walnut Special Area Zone Franklin Boulevard 

Special Setback Boundaries. 
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Section 24. The Legislative Findings set forth in Exhibit I attached to this Ordinance 

serve as support for this ordinance. 

Section 25. If any section, subsection, sentence, clause, phrase or portion of this 

Ordinance is for any reason held invalid or unconstitutional by a court of competent jurisdiction, 

such portion shall be deemed a separate, distinct and independent provision and such holding 

shall not affect the validity of the remaining portions hereof. 

Section 26. The City Recorder, at the request of, or with the consent of the City Attorney, 

is authorized to administratively correct any reference errors contained herein, or in other 

provisions of the Eugene Code, 1971, to the provisions added, amended or repealed herein. 

Passed by the City Council this Approved by the Mayor this 

12th day of July, 2010 fy day of July. 2010 
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Attachment E 

Exhibit A 

Walnut Station Metro Plan Designation and Zoning Table 
CURRENT PROPOSED CURRENT METRO PROPOSED METRO Refinement Plan(s) 

MAPLOT ACRES ZONING ZONING PLAN DESIGNATION PIAN DESIGNATION Changes 
1703321400400 0.27548191 C-2 S-WS C C/MU/ND 
1703321400700 0.45934515 C-2 S-WS C C/MU/ND 
1703321401701 0.33947802 C-2 S-WS c C/MU/ND 
1703332300200 0.34848192 C-2 S-WS c C/MU/ND 
1703332301500 0.22210934 C-2 S-WS c C/MU/ND 
1703332301600 0.25826447 C-2 S-WS c C/MU/ND 
1703333100500 0.29543890 C-2 S-WS c C/MU/ND Fairmount/University of 
1703333100700 0.33298546 C-2 S-WS c C/MU/ND Oregon Special Area 
1703333101000 2.80867576 PL S-WS MDR C/MU/ND Study: 
1703333101100 0.71916499 C-2 S-WS C C/MU/ND Remove Walnut Station 
1703333101500 1.14759813 PL S-WS MDR C/MU/ND area from the 
1703333101600 0.40566907 PL S-WS MDR C/MU/ND Fairmount/University of 
1703333101700 0.18179903 R-l S-WS MDR C/MU/ND Oregon Special Area 
1703333101800 0.17000221 R-l S-WS MDR C/MU/ND. Study land use diagram 
1703333101900 0.17679593 R-l S-WS MDR C/MU/ND and boundary. 
1703333102000 0.09871647 PL S-WS MDR C/MU/ND 
1703333200100 0.16533974 C-2 S-WS C C/MU/ND 
1703333200200 0.10871425 C-2 S-WS C C/MU/ND 
1703333200300 0.11623707 C-2 S-WS C C/MU/ND 
1703333200400 0.12375893 C-2 S-WS C C/MU/ND 
1703333200500 0.13880397 C-2 S-WS C C/MU/ND Walnut Station Specific 
1703333200501 0.13128253 C-2 S-WS C C/MU/ND Area Plan : 
1703333200800 0.16889287 C-2 S-WS C C/MU/ND Adopt new Walnut 
1703333200801 0.16137276 C-2 S-WS C C/MU/ND Station Specific Area 
1703333200802 0.30017511 C-2 S-WS C C/MU/ND Plan land use diagram 
1703333200900 0.17641545 C-2 S-WS C C/MU/ND with Walnut Station 
1703333201000 0.18393899 C-2 S-WS C C/MU/ND area delineated as 

L 1703333201100 0.07807915 C-2 S-WS C C/MIJ/ND Walnut Station special 
1703333201200 0.09716101 C-2 S-WS C C/MU/ND area zone. 
1703333201300 0.12865526 C-2 S-WS C C/MU/ND 
1703333201400 0.08404805 C-2 5-WS C C/MU/ND 
1703333201500 0.23028151 C-2 S-WS C C/MU/ND 
1703333201600 0.08449951 C-2 S-WS C C/MU/ND 
1703333201700 0.18714575 C-2 S-WS C C/MU/ND 
1703333201800 0.18033093 C-2 S-WS C C/MU/ND 
1703333201900 0.17352441 C-2 S-WS C C/MU/ND 
1703333202000 0.47969504 C-2 S-WS C C/MU/ND 
1703333202300 0.14627457 C-2 -S-WS C C/MU/ND 
1703333202400 0.13946196 C-2 S-WS C C/MU/N.D 
1703333202500 0.13265339 C-2 S-WS C C/MU/ND 
1703333202600 0.17426854 C-2 S-WS C C/MU/ND 
1703333202700 0.18281635 C-2 S-WS C C/MU/ND 
1703333202800 4.13709577 C-2 S-WS c C/MU/ND 
1703333203500 0.96913966 C-2 S-WS c C/MU/ND 
1703333203800 0.44032091 C-2 S-WS c C/MU/ND 
1703333204000 0.22014706 C-2 S-WS c C/MU/ND 
1703333204100 0.70467117 C-2 S-WS c C/MU/ND 
1703333204600 0.12277884 R-l S-WS LDR C/MU/ND 
1703333204700 0.12278364 R-l S-WS LDR C/MU/ND 
1703333204800 0.24557815 R-2 S-WS LDR C/MU/ND 
1703333205000 0.54612144 C-2 S-WS C C/MU/ND 
1703333205300 0.36093303 C-2 S-WS C C/MU/ND 
1703333205400 0.09081641 C-2 S-WS C C/MU/ND 
1703333205500 0.26099596 C-2 S-WS C C/MU/ND 
1703333205600 0.26103271 C-2 S-WS C C/MU/ND 
1703333205700 0.24691004 C-2 S-WS C C/MU/ND 
1703333208400 0.62840473 C-2 S-WS C C/MU/ND 
1703333208500 0.25310550 C-2 S-WS C C/MU/ND 
1703333208600 0.33746620 C-2 S-WS C C/MU/ND 



1703333208700 1.11748618 C-2 S-WS C C/MU/ND 
1703333208701 0.45913478 C-2 S-WS C C/MU/ND 
1703333208800 0.25333245 C-2 S-WS C C/MU/ND 
1703333208900 0,18944237 C-2 S-WS C C/MU/ND 
1703333209000 0.18944854 C-2 S-WS C C/MU/ND 
1703333209100 0.19625690 C-2 S-WS C C/MU/ND 
1703333209200 0.08622481 C-2 S-WS C C/MU/ND 
1703333209300 0.56835294 C-2 S-WS . C C/MU/ND 
1703333209301 0.04637343 C-2 S-WS C C/MU/ND 
1703333209400 0.08765594 C-2 S-WS C C/MU/ND 
1703333209500 0.28740014 C-2 S-WS C C/MU/ND 
1703333210100 0.53495274 C-2 S-WS POS POS/MU/ND 
1703333210501 0.18365328 C-2 S-WS C C/MU/ND. 
1703333204900 0.24559588 C-2/SR S-WS c C/MU/ND 
1703321400300 0.59684548 C-2/WR S-WS/WR c C/MU/ND 
1703321400500 0.81920482 C-2/WR S-WS/WR c C/MU/ND 
1703321400600 0.51376696 C-2/WR S-WS/WR c C/MU/ND 
1703321400900 2.21047524 C-2/WR S-WS/WR c C/MU/ND 
1703321401000 0.92071046 C-2/WR S-WS/WR c C/MU/ND 
1703321401200 0.12108258 C-2/WR S-WS/WR c C/MU/ND 
1703321401201 0.47551015 C-2/WR S-WS/WR c C/MU/ND 
1703321401300 0.30488937 C-2/WR S-WS/WR c C/MU/ND 
1703321401700 0.35096931 C-2/WR S-WS/WR c C/MU/ND 

*1703321401800 15.19496099 S-RP/WR S-WS/WR c C/MU/ND 
1703321401900 0.34401705 C-2/WR S-WS/WR c C/MU/ND 

*1703321402000 2.29357860 S-RP/WR S-WS/WR c C/MU/ND 
1703321402100 0.19617077 S-RP/WR S-WS/WR c C/MU/ND 
1703332300301 0.21904626 C-2/WR S-WS/WR c C/MU/ND 
1703332300400 0.63902030 C-2/WR S-WS/WR c C/MU/ND 
1703332300500 0.55682010 C-2/WR S-WS/WR c C/MU/ND 
1703332300600 0.45510295 C-2/WR S-WS/WR c C/MU/ND 
1703332300800 0.98541959 C-2/WR S=WS/WR c C/MU/ND 
1703332300900 0.26686859 C-2/WR S-WS/WR c C/MU/ND 
1703332301000 0.80936073 C-2/WR S-WS/WR c C/MU/ND 
1703332301100 1.19375429 C-2/WR S-WS/WR c C/MU/ND 
1703332301200 0.35224992 C-2/WR S-WS/WR c C/MU/ND 
1703332301400 0.49922689 C-2/WR S-WS/WR c C/MU/ND 
1703332301700 0.47122985 C-2/WR S-WS/WR c C/MU/ND 
1703332302000 0.94070355 C-2/WR S-WS/WR c C/MU/ND 
1703332302200 0.40984040 C-2/WR S-WS/WR c C/MU/ND 
1703333100100 4.01642268 1-3/WR S-WS/WR POS POS/MU/ND 
1703333100600 5.42362529 C-2/WR S-WS/WR c C/MU/ND 
1703333100601 0.51398351 C-2/WR S-WS/WR c C/MU/ND 
1703333210200 0.32218007 C-2/WR S-WS/WR c C/MU/ND 
1703333210400 0.42240343 C-2/WR S-WS/WR c C/MU/ND 
1703333210500 0.60835073 C-2/WR S-WS/WR c C/MU/ND 
1703333210300 0.31680324 C-2/WR S-WS7WR c C/MU/ND 

* Only a portion of this tax lot is in S-WS 
Key: 
Metro Plan Designations: 
C = Commercial 
LDR = Low Density Residential 
MDR = Medium Density Residential 
POS = Parks and Opens Space 
ND = Nodal Development Overlay Area 
ML) = Mixed Use Area Overlay 

Zoning: 
WS = Walnut Station Special Area Zone 
RP = Riverfront Park Special Area Zone 
C-2 = Community Commercial 
R-l = Low Density Residential 
R-2 = Medium Density Residential 
PL = Public Lands 
1-3 = Heavy Industrial 
/WR = Water Resources Conservation Overlay Zone 
/SR = Site Review Overlay Zone 



Exhibit B 

W a l n u t S t a t i o n M e t r o P l a n D i a g r a m A m e n d m e n t 
( C i t y F i l e M A 1 0 - 1 ) 

Metro Plan Diagram Amendment from Low Density Residential designation to Commercial designation 
ty/ii'vj Metro Plan Diagram Amendment from Medium Density Residential designation to Commercial designation 
L _ j Addition of Nodal Development Area overlay designation 
'S/j//, Addition of Mixed Use Area overlay designation N 



Exhibit C 

Walnut Station Specific Area Plan 
July 2010 
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Chapter 1» Introduction 

Overview 
The Walnut Station Specific Area Plan sets a new direction for future development in the Walnut 
Station area. It focuses on shaping the public realm (generally streets, sidewalks, and open space), 
through an integration of land use and transportation planning and infrastructure investments. 
The Plan seeks to implement several growth management strategies that call for compatible infill, 
higher density living opportunities, and mixed use development within Eugene's Urban Growth 
Boundary. 

The Plan development process relied heavily on an iterative and varied public participation pro-
cess and brought together property owners, residents, staff, consultants and numerous other 
stakeholders to develop a shared vision and a plan to implement the vision. This vision seeks to 
transform this area with great potential from its current, primarily automobile oriented state, to a 
vibrant, pedestrian friendly mixed use neighborhood. New approaches in both land use and trans-
portation planning have been employed to meet the intent of this project. 

Walnut Station Planning Area Boundary 

Walnut Station Planning Area 
Walnut Station is a transit station at the intersection of Walnut Street and Franklin Boulevard, located 
along the regional Bus Rapid Transit (BRT) line called EmX. This mass transit corridor connects the 
downtowns of Eugene and Springfield' and is currently being expanded to connect to RiverBend 
Hospital and the Gateway district in Springfield. The study area includes parcels that are generally 
within one quarter mile of the Walnut and Agate EmX stations. 
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The Walnut Station planning area is a largely commercial area at the eastern edge of the City of Eu-
gene near Interstate 5, the University of Oregon campus, the Willamette River, and the Fairmount 
neighborhood. Factors contributing to the area's selection for establishment as a mixed use 
center include its location on EmX, existing development pressures and redevelopment potential, 
and proximity to the University of Oregon. The area straddles Franklin Boulevard, an arterial street 
that serves as a major gateway to the City of Eugene and the University of Oregon. The well estab-
lished Fairmount neighborhood on the south side of 15th Avenue currently abuts the area with no 
transitional zoning. Protection of this neighborhood and provisions for a graceful transition from 
the commercial area on the north side of 15th Avenue to the historic character of the Fairmount 
neighborhood on the south side of 15th Avenue was also a significant factor in the designation of 
the Walnut Station planning area. 

15th Avenue looking west 
Mixed Use Development Context 
Mixed use development was formerly referred to as "nodal development" in TransPlan; the Trans-
portation System Plan for Eugene and Springfield. In 1995, the TransPlan Land Use Measures Task 
Force developed design concepts and strategies to implement a transportation-efficient land use 
pattern within the Eugene-Springfield Metro Area. Mixed use development is a key component of 
Eugene's strategy for integrating land use and transportation and meeting growth management 
objectives adopted by the City Council in 1998. The Walnut Station area was among those identi-
fied as a location within which the mixed use development concepts could apply. 

Mixed use development promotes community sustainability and incorporates many features of 
the "Smart Growth" planning movement. These features include greater pedestrian orientation, 
an interconnected street network, accommodation of all modes of travel, a positive relationship 
between buildings and streets, more emphasis on building design, and more efficient use of land. 
If properly planned and developed, these centers can mature into high quality neighborhoods 

2 



that enjoy a mix of activities, more transportation options, convenient shopping and services, and 
urban amenities. Mixed use centers can reduce the reliance on automobile travel and the need 
for costly street improvements in outlying areas, slow the expansion of the Urban Growth Bound-
ary (UGB) onto nearby agricultural and forest lands, and provide a greater variety of housing types 
within neighborhoods. 

The Walnut Station Mixed Use Opportunity 
The Walnut Station area is poised to be redeveloped as a mixed use neighborhood with several 
supporting factors currently in place: 

• The existing EmX transit system, which currently links the downtowns of Eugene and 
Springfield and provides a mass transit corridor along which mixed use development can 
thrive. 

• The University of Oregon 
is adjacent to the area and 
has a large student popula-
tion in need of housing and 
commercial services. The 
University has been a full 
participant in the process 
of planning for the future of 
the area. 

• There is the opportunity to 
protect the existing Fair-
mount neighborhood and 
provide a more graceful 
transition to a pedestrian 
oriented mixed use de-
velopment of the Walnut 
Station area rather than the 
current auto oriented com-
mercial uses. 

• High density development 
along transit corridors 
implements the Smart Growth concept. There are cur-
rently 
two high-density mixed use 
buildings in the building rmit stage. 

® Nearby residential neighborhoods adjacent to the University have seen an increased 
demand for high density housing; facilitating high density development in Walnut Station 
could alleviate development pressures in those areas. 

• The Willamette River abuts the study area to the north and provides parks and open space 
and a natural features context for the site as well as making it a desirable place for people 
to live. 

• The Walnut Station market study found that the demographics of the area support devel-
opment of apartments and condominiums. Demand for units will come from students, 
faculty, or other area residents who wish to live near the Fairmount neighborhood or the 
University. Demand for housing will increase as the study area redevelops, when the neigh-
borhood is able to offer more shops and services within walking distance, and once the 
EmX connections are further expanded to other parts of the Eugene-Springfield Metro 
Area. 

• Many of the commercial lots on Franklin Boulevard are underutilized, offer outdated retail 
formats, or include buildings that are nearing the end of their, life cycle. These sites offer 
excellent opportunities for redevelopment. 
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Walnut Station Specific Area Plan Land Use Diagram 
To facilitate implementation of this plan and to alleviate the need for property owners to rezone 
individual properties at the time of redevelopment, the City initiated the change in zoning for 
all the Walnut Station area properties to S-WS Walnut Station Special Area Zone at the time this 
plan and relevant implementing ordinances were adopted. As shown on the Land Use Diagram, 
all land within this plan is designated as S-WS Walnut Station Special Area Zone. If this diagram 
conflicts with other refinement plan land use diagrams, the Walnut Station Specific Area Plan 
diagram shall control 

The Walnut Station Specific Area Plan provides the history and background for the planning 
processes that occurred from the project initiation in 2005 through the adoption process in 2010. 
This specific area plan provides information on how decisions regarding land use and transporta-
tion issues were made and how these land use, building form, and transportation and circulation 
standards are to be implemented. 

Two other adopted refinement plans cover portions of the Walnut Station Specific Area Plan as 
follows: 

Fairmount/University of Oregon Special Area Study (1982, Amended 2003). The Fairmount/Uni-
versity of Oregon Special Area Study covers land and contains a number of policies that apply to 
the portion of the Walnut Station planning area located south of Franklin Boulevard. As part of 
the adoption of the Walnut Station Specific Area Plan, this portion of land is being removed from 
Fairmount/University of Oregon Special Area Study and incorporated into the Walnut Station 
Specific Area Plan. The boundary of the Fairmount/University of Oregon Special Area Study will be 
amended to exclude the land within the Walnut Station Specific Area Plan, as shown on the follow-
ing diagram of the Fairmount land use diagram: 
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The Fairmount Study policies that are relevant to these properties have been incorporated into 
the goals and objectives of the Walnut Station Specific Area Plan will therefore remain applicable. 
Though the portion of the Walnut Station Specific Area Plan located south of Franklin Boulevard is 
no longer part of the Fairmount/University of Oregon Special Area Study, applicable policies have 
been maintained and incorporated into the form based code for the Walnut Station Special Area 
Zone (S-WS) and within this plan, as described further below. 

Riverfront Research Park Study. The Riverfront Research Park Study (RRPS) boundary includes that 
portion of the Walnut Station planning area north of Franklin Boulevard, though it is applied only 
to properties owned by the University of Oregon. The RRPS requires properties under University 
ownership to be zoned Riverfront Park Special Area Zone consistent with the RRPS plan, while 
allowing, but not requiring, privately held properties to rezone to the Riverfront Park Special Area 
Zone. 

With the adoption of the Walnut Station Specific Area Plan, all lands within the Walnut Station Spe-
cific Area Plan boundary will be regulated by the adopted land use diagram as shown below. The 
S-RP Riverfront Park Special Area Zone and related development standards do not apply within 
the Walnut Station Mixed Use Center.The policies within the Riverfront Research Park Study will 
however remain applicable to all the land to which they currently apply, including those within 
the Walnut Station Specific Area Plan. 

Plan Approach; Goals, Objectives and Policies 
The approach to addressing goals, objectives and policies in the Walnut Station Specific Area Plan 
is a shift from the way these have been addressed in previous plans. Creating a shared vision for 
the area was the starting point for the planning process, and a significant amount of time was 
dedicated to clarifying what the area would look like. This was done using tools such as a three 
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day "charrette" process where images of the area were created through computer generated 
programs and refined based on feedback received during the charrette. Comments were received 
also through subsequent public processes and from Stakeholder Group and Technical Advisory 
Committee recommendations. The process for creation of the vision is discussed in more detail in 
Chapter 2. 

These processes were central to identifying and refining the common goals and objectives for 
the area. Key issues derived from the goals and objectives were identified and, to the extent they 
were relevant to land use and building form, incorporated into the form based code for the S-WS 
Walnut Station Special Area Zone (S-WS). These goals and objectives are therefore applicable to all 
development applications submitted for permit review, rather than remaining as policies in a plan 
applicable only to land use applications that are required in limited instances before submittal of a 
building permit for review. 

Tratialion Edge 

riOtr.ii! 1 Siti Avenue alloy Franklin 
Multîway 
Blvd. 

I M 
Walnut Station Section - Facing West 

Examples include reducing the building height for the entire S-WS zone to a maximum of seven 
stories, and requiring buildings to step down to five stories and then three stories to the Fairmount 
neighborhood to the south and to the Millrace and Willamette River to the north. These building 
height stepbacks were crafted largely to address the issue of transitioning from the commercially 
zoned area on the north side of 15th Avenue to the Fairmount neighborhood on the south side of 
this street, and to respond to the potential natural resource area of the Millrace and the Willamette 
River to the north. 

Further, site and building design standards have been crafted for specific Frontage Districts in the 
S-WS Walnut Station Special Area Zone. The Frontage Districts are the designations for the differ-
ent areas in the plan. There are three frontage districts; Franklin Corridor, Urban General, and 15th 

Avenue Transition Edge. The development standards for the Franklin Corridor Frontage Districtare 
specifically designed to create a vibrant pedestrian edge while also recognizing that this is seen 
as the most urban, highest intensity area within the Special Area Zone. The building design stan-
dards encourage active commercial uses such as retail space. The landscape standards are crafted 
for more urban areas that allow for narrower landscape beds and urban walls for screening pur-
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poses, with no minimum landscape requirement. For the Transition Edge 15th Avenue Frontage 
District, the site and building standards still allow for active pedestrian uses, but are also scaled 
for residential uses and complement the building height standards. Consideration of these areas 
as transition areas resulted in standards that require a minimum of 15 percent of the site to be 
landscaped, and parking lot landscaping beds at a minimum often feet in width. Many resulting 
design and landscape standards for the Transition Edge exceed those that are required under the 
current Eugene Code (EC). 

The S-WS form based code provides a clear and objective path for development to be reviewed 

Walnut Station Frontage Regulating Plan 

through the building permit process as long as the S-WS form based code standards are met. 
The S-WS form based code also provides a Design Review option as an alternative path. Design 
Review is intended for development applications that will achieve.an equivalent or higher quality 
design than would result from strict adherence to the clear and objective code standards. Design 
Review is a Type II land use process involving notice to nearby landowners and approval by the 
Planning Director based on compliance with the Design Review criteria. These criteria are based 
on the goals and objectives for the area, including relevant policies from the Fairmount/University 
of Oregon Special Area Study. These policies have been rewritten and combined in some instanc-
es, the intent being to clarify when and how the criteria are to be implemented. 

The following design review approval criteria codified within the Walnut Station Special Area Zone 
and are included within this Walnut Station Specific Area Plan as adopted plan policies. As such, 
they are applicable to relevant Type III, IV, and V land use applications. 

7 



(a) Consistency with design objectives listed at EC 9.3950 Purpose of the S-WS Walnut Station 
Special Area Zone. 

(b) The project seeking Design Review approval will achieve an equivalent or higher qual-
ity design than would result from strict adherence to the otherwise applicable standards 
through: 

1. A building orientation, massing, articulation, and façade that contributes positively 
to the surrounding urban environment and; 

2. An overall site and building design that creates a safe an attractive pedestrian 
environment. Design elements for this purpose may include special architectural 
features, high quality materials, outdoor seating, pedestrian scaled lighting, promi-
nent entries facing the street, multiple openings or windows, and a significant use 
of clear, untinted glass. 

(c) Impacts to any adjacent residentially zoned properties are minimized. Design elements for 
this purpose may include treatment of building massing, setbacks, stepbacks, screening 
and landscaping. 

(d) New buildings shall not increase the shadow cast by more than 20% of the maximum 
shadow area that would be cast by a building that complied with applicable height, step-
back, and setback requirements of this chapter. Building shadow shall be measured at 3:00 
p.m. on April 21 of any year. 

(e) The adverse effects of motor vehicle movement shall be mitigated as much as possible. 
Primary vehicular access to the lands north of 15th Avenue and east of Walnut Street 
should minimize impact on nearby residences and Fairmount Park. 

(f) Proposed development shall mitigate the storage effects of motor vehicle parking and 
parking impacts on the surrounding neighborhood shall be reasonably mitigated by 
minimizing off-street parking. This can be accomplished through the use of shared parking 
agreements; car sharing and bus pass programs, and other Transportation Demand Man-
agement Strategies. 

In addition, the following criterion is applicable to any development application that requires a 
Traffic Impact Analysis review: 

(g) If a Traffic Impact Analysis that is required by the City Code projects that a proposed devel-
opment will increase traffic on streets within the single-family neighborhood to the east 
and south of University-owned land the City shall require the applicant to mitigate those 
impacts through the use of traffic calming strategies or other mechanisms designed to 
discourage through traffic. 

The third way goals and objectives of the plan are addressed is through the application of adopt-
ed policies that are within this Walnut Station Specific Area Plan. Policies are statements that set 
a specific course of action that will move the plan towards attainment of the goals and objectives. 
Policies are adopted by the City Council as guidance for decision making in the area. City pro-
grams, actions, and decisions will be evaluated on the basis of their ability to implement adopted 
policies of this plan as well as other adopted City goals and policies. These policies largely provide 
direction to address issues that could not be fully addressed and resolved in the scope of this plan, 
such as policies regarding future park land and treatment of the Millrace. The following policies 
are applicable to relevant Type III, IV, and V land use applications: 

(h) By April 30,2011, the City shall initiate a process to evaluate the land use category of 
"University or College"to better define which uses are permitted outright. In preparing the 
report, city staff shall consult with representatives of the Fairmount Neighbors Association 
and the University of Oregon. This study shall be completed by October 30, 2012. 

(i) The City shall encourage applicants who desire amendments to this plan to involve the col-
laboration of the City and the Fairmount Neighborhood in the review and revision process. 

(j) After three years or 50,000 square feet of development (cumulatively) has been approved, 
whichever comes first, staff will provide a report to the Planning Commission regarding the 
status of development in the Walnut Station mixed use center and the potential impacts 
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from the reduced parking allowances, 
(k) Prior to April 30, 2011, city staff shall provide a report to the Planning Commission which 

evaluates the Fairmount Neighbors Event Parking District created pursuant to the Octo-
ber, 2008, Arena Mitigation Agreement ("Parking District"). The staff report shall evaluate 
whether that Parking District is an adequate and appropriate mechanism to protect the 
Fairmount neighborhood from potential impacts from reduced parking allowances in the 
S-WS Walnut Station Special Area Zone and shall recommend alternative measures if the 
evaluation determines the Parking District is inadequate or inappropriate. In preparing the 
report, city staff shall consult with representatives of the Fairmount Neighbors Association 
and the University of Oregon. 

(I) The city shall update the 2006 Agate Street and Fairmount Neighborhood Traffic Calming 
Study ("Study") to add mitigation measures that address the impacts likely to occur to the 
Fairmount neighborhood as a result of development/redevelopment within the S-WS Wal-
nut Station Special Area Zone. City staff evaluation and identification of these mitigation 
measures for the Study update shall commence within two years of the date on which the 
City Council's adoption of the S-WS Walnut Station Special Area Zone becomes effective. 
The final Study update shall be forwarded to the City Council within three years of that 
effective date. Mitigation measures included in the updated Study shall be implemented, 
along with any other measures deemed necessary by the city, as development and associ-
ated impacts occur, through the city's development and building permit approval process 
and/or the city's annual Capital Improvement Program. In preparing the report, city staff 
shall consult with representatives of the Fairmount Neighbors Association and the Univer-
sity of Oregon. 

(m) When the City engages in detailed development of the multiway boulevard, traffic and 
parking spillover impacts on the Fairmount neighborhood shall be evaluated, 

(n) The City shall develop strategies to address the need to provide clear and easy access to 
businesses along the Franklin Boulevard multiway boulevard and address any loss of off-
street parking spaces resulting from its construction. 

(o) As part of an application to develop the lands formerly owned by the Department of 
Transportation (south of Franklin Boulevard, east of Walnut Street and north of 15th Av-
enue), the developer shall demonstrate that consideration was given to realigning the 15th 
Avenue bicycle path in the vicinity of those lands and making it more attractive. (Note: If 
the bicycle path is realigned, the City shall require an easement for the path to ensure its 
permanence in the future.) 

(p) As part of an application to develop a property south of Franklin Boulevard or a property in 
the block on the north side of Franklin Boulevard between Moss Street, ViHard Street, and 
Garden Avenue within the Walnut Station Specific Area Plan, applicants are encouraged 
to include access for pedestrians, bicycles and limited vehicular access consistent with the 
Transportation Features map shown as Figure 9,3978(3)(b) in the Walnut Station Special 
Area Zone. 

(q) In prioritizing the need for future park land within the Walnut Station Mixed Use Center, the 
City should consider the relative density of residential development, in addition to walking 
distance to parks, as a factor, 

(r) Due to the expected increase in residential density and lack of access to existing neighbor-
hood parks, there is a goal of establishing a new neighborhood park for this area. Staff will 
work with landowners to find a suitable site of appropriate size and configuration for a new 
neighborhood park on the north side of Franklin Boulevard in the Walnut Station Specific 
Area Plan. 

(s) Due to the uncertainty surrounding the future of the water in the Millrace, the City should 
complete a comprehensive study of the Millrace prior to decisions being made regarding 
its use as a park or other amenity, or before regulations related to development along the 
millrace are adopted or amended. 

Chapter 2 describes the process through which information from the emerging Walnut Station 
vision was taken forward and refined into what became the final shared vision for the area. Chap-
ter 3 provides details on how the development patterns and land use concerns were addressed 
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through the creation of new zoning and building form regulations. Chapter 4 provides informa-
tion on how the emerging vision elements were addressed for the public realm of transportation 
and park systems. 



Chapter 2 - Creating the Vision 
The vision statement below is aspirational based on the vision of how this area will appear if the 
goals, objectives, and policies are implemented. It is based broad input from stakeholders and 
property owners as well as information prepared by staff, consultants and direction from the 
Eugene Planning Commission. The vision statement embodies the shared values and aspirations 
of the community and includes the desired characteristics for the area. This vision set the tone for 
development of the Walnut Station Specific Area Plan and the Walnut Station Special Area Zone. 

Walnut Station Vision Statement 
"The Walnut Station Center serves as a welcoming gateway to the city and is a vibrant center for 
the daily activities of the residents of Eugene's east side. Inhabitants of the area and surrounding 
neighborhoods celebrate its important economic and geographic role in the community and its 
linkages to downtown, the University of Oregon, the historic Millrace and the Willamette River. 
Visitors and residents experience a unique sense of place where new and renovated buildings 
blend seamlessly with important natural resources and open spaces. People who live, work and 
play in the area enjoy new opportunities for shopping, forging social connections and building 
neighborhood identity 

Franklin Boulevard is widely recognized as one of Oregon's great streets, providing the retail 
services needed by residents of a vibrant neighborhood and an attractive and distinctive travel 
corridor that facilitates safe and efficient movement by all modes of transportation. Residents and 



visitors experience a unique and welcoming entrance to the city and the University of Oregon, 
arriving by bike, bus, car and foot. The multiway boulevard encourages use by pedestrians and 
shoppers by separating through traffic from local access traffic, increasing safety throughout the 
corridor and providing a quieter edge as well as parking options on the local access lane. Vibrant, 
green foliage in well-designed landscaping, pedestrian scale lighting and attractive, human-scaled 
architecture all blend to create ásense of vitality fused with elements of nature. The buzz of shop-
pers enlivens retail stores on the ground floor of adjacent buildings, with cafes and restaurants 
providing a lively neighborhood experience. Residents, students, and visitors sip coffee in street-
side cafes shaded by large street trees, enhancing the sense that this is a gathering place for the 
area and a true asset to the community. 

Residents living in new housing have transformed the area from a utilitarian commercial strip to 
a vibrant neighborhood. New innovative building regulations have ensured that development 
has contributed to an attractive mix of building types, heights and facades that create enjoyable 
public spaces and connect to the history and character of the area. A diversity of housing types 
provide for a rich community both aesthetically and functionally, while residents enjoy working 
proximate to their homes. A vibrant mixture of retail stores provides for the daily needs of resi-
dents, as important products and services are only a short walk away from their homes and work-
places. People of all ages enjoy strolling through the neighborhood among buildings that look 
attractive and feel inviting and friendly. Few even notice the subtle transition between more and 
less intensive developments due to conscious choices regarding setbacks and design elements 
that a form-based code has facilitated. 

Growing numbers of bus riders enjoy the ease and convenience of transit stations and dedicated 
bus lanes when traveling to work, buying groceries or eating out. Residents of the area travel 
between a series of transit stations that are conveniently located within short walking distance of 
their residence or final destination. Commuters and other travelers between Eugene and Spring-
field not only move through the corridor by rapid transit bus, but occasionally make a quick stop 
to buy essential household items or to have dinner or a drink with friends before continuing 
home. 

Bicyclists and pedestrians move safely throughout the area in a way that has all but removed the 
need for automobile ownership except for longer regional trips. Commuters and recreational 
bikers pass by the area on the fully completed South Bank Bike Path. Bike routes throughout the 
development provide easy and safe connections to the path. A mid-block connector between 
Franklin and 15th Avenue provides a quieter east/west route for pedestrians on the south side of 
the development. 

The Millrace is a major urban amenity, an important natural resource and a destination for resi-
dents and tourists alike. Families walk along the public way on the south side of the Millrace 
enjoying views of the water while deciding if they should rent a bike or perhaps share an ice cream 
cone from a nearby eatery. People in adjacent residences look out over the Millrace from small 
patios while considering if they want to barbeque tonight or walk down to the Milirace to their 
favorite café. Bikes are streaming by on the north bank of the Millrace as part of a long ride along 
the south bank of the Willamette River. Riders catch glimpses of the waterway cloaked in native 
riparian vegetation that forms an important buffer and supports a diversity of plants and wildlife. 

Residents enjoy a variety of outdoor spaces that blend a vibrant urban character with opportuni-
ties for solitude offered by the natural environment. Families with small children enjoy a late af-
ternoon visit to the playground at the neighborhood park along the Millrace while a spirited game 
of Ultimate Frisbee finishes up on adjacent athletic fields. Those seeking a taste of nature can 
venture by path to the banks of the Willamette River or to Franklin Park, where one can seek the 
cool and quiet of a heavily wooded area. Parks and open spaces are visually linked bystreets lined 
with broad trees and extensive vegetation that also collect and filter stormwater from surrounding 
development.These areas are also linked to the larger system of parks in the City by the many bike 
and pedestrian path connections available. 



Serving as the eastern gateway to Eugene, the Walnut Station area is a pedestrian-friendly neigh-
borhood rooted in a strong sense of place and offering a tangible sense of community. Its vibrant 
character reflects the diversity of residents who live and work in the area and makes it a model for 
neighborhoods across Eugene seeking new models for how to grow responsibly while promoting 
the values residents have come to cherish." 

Developing the Vision 
Developing the plan and imple-
mentation tools to bring the vision 
described above to fruition came 
about through a creative, collabora-
tive approach with its foundation 
based on community involve-
ment. In additional to meeting the 
City's acknowledged provisions 
for citizen involvement, there were 
additional processes that sought 
to maintain community involve-
ment and participation throughout 
the several years it took to create 
this plan. There were a variety of 
community involvement activities 
and processes throughout various 
stages in the project, roughly out-
lined below: 

Community Involvement 

• Issue Group meetings with neighborhood groups, property and business owners, and transit 
customers, August & September and October 2005. 

• Three Public Open Houses (June, September, November) in 2005 
• Steering Committee created August 2005, with Eugene Planning Commission, the University 

of Oregon, Lane Transit District, Oregon Department of Transportation, and the Governor's Of-
fice to provide advisory input on the project through 2008. 

• Technical Advisory Committee I (TAC) formed in July 2005, to guide the project and insure 
interagency coordination through 2008. 

• Stakeholders Group. In 2008, the City brought together a stakeholders group with representa-
tives from the Fairmount Neighborhood Association, the Chamber of Commerce, the Universi-
ty of Oregon and the City of Eugene.This group was convened by the Chamber and provided a 
forum to discuss issues and to mediate concerns between stakeholders as the plan developed. 
This Stakeholders Group was recognized for its collaborative efforts and given an award by 
Mayor Kitty Piercy in January 2009. 

• Technical Advisory Committee II. A second TAC was created in 2008 with representatives from 
each Stakeholder Group, interdepartmental City staff, Land Transit District, and the State of 
Oregon. This committee reviewed and edited the form based code. 

• Three Open Houses events were held between January and April 2009. 
• Three-day design charrette in April 2009. This was an interactive and iterative process over the 

course of three days where the objective was for stakeholders and citizens to come to consen-
sus regarding the desired urban form for different areas within the Walnut Station Specific Area 
Plan. 

• Fairmount Neighborhood Association. The Fairmount Neighborhood Association created a 
Walnut Station subcommittee which met regularly throughout the process. Members of the 
subcommittee were included in the stakeholders group. Staff met with the subcommittee and 
the neighborhood association on several occasions. Earlier in the process, the meetings were 



focused on getting feedback on creating the vision. Subsequent meetings were held to pro-
vide information on the development of the implementation tools and to continue to receive 
feedback as the form based code and this Specific Area Plan were developed. This subcom-
mittee spent considerable time reviewing draft materials and providing valuable feedback and 
direction to finalize these documents. 

In addition to these events, the Eugene Planning Commission held numerous work sessions on 
the various components of the code and the plan as it developed, and provided guidance to staff 
and the Technical Advisory Committee throughout the process. Project goals and objectives were 
consistently identified as being important to achieve implementation of the plan. 

Project Goals and Objectives 
• Meet existing City of Eugene design principles for mixed use development planning and de-

sign including: 
• Illustrate a mixed use strategy of blended neighborhoods organized around a com-

mercial core; 
• Illustrate design elements that support pedestrian-friendly environments and en-

courage transit use; 
• Provide for one or more transit stops within walking distance of the entire develop-

ment; 
H Provide for a mix of land uses that offer a variety of services, activities and destina-

tions; 
• Provide for a range of public spaces, such as parks, public and private open space, 

and public 
facilities 
that can 
be reached 
without 
driving; and 

• Provide 
for a mix 
of housing 
types and 
residential 
densities. 

» Recognize the place 
of the Walnut Station 
neighborhood in the 
larger context of the 
City of Eugene. 

• Make the Walnut Sta-
tion area a gateway 
to the City and the 
University. 

• Connect the neigh-
borhood to the Wil-
lamette River. 

» Create a land use, street and block pattern that fosters a blend of jobs, housing, institutions 
and recreational uses that are mutually supportive. 

• Identify catalyst sites with the greatest development/redevelopment potential. 
• Help existing and future businesses and employment centers thrive and contribute to new 

mixed use development. 
9 Minimize the effect of Franklin Boulevard as a barrier and make Franklin easier to cross. 
• Maintain Franklin Boulevard function as a primary street serving through traffic. 
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• Make the Millrace a feature of the neighborhood. Illustrate alternative designs that restore the 
Millrace as a neighborhood and City amenity. 

• Create a network of pedestrian and bicycle paths through the area. 

In January 2006, after considerable input from area stakeholders, four alternative development 
scenarios were generated for review by the community. These development scenarios included a 
base case scenario, and three alternative development scenarios with options for land use, circula-
tion patterns and development intensities. While the original intent was to choose one develop-
ment scenario as a preferred alternative, no one scenario addressed all of the project goals and 
objectives, and there were elements identified that needed further study. 

This review of alternative development scenarios did result in a number of areas in which there 
was agreement, referred to as the"emerging vision"design concepts. These design concepts were 
carried forward into the final stage of visioning through a three day design charrette, resulting in 
design concepts that were carried forward into the next phase of the project. 

Emerging Vision Design Concepts 
Development Pattern and Intensity 

•The most intensively developed portions of the site will occur around the EmX transit stations at 
Agate and Walnut streets. 

• Along Franklin at Walnut Street Station, the plan will promote high intensity residential and 
mixed use with retail frontage in the immediate station area. 

• Along Franklin at Agate Street Station, the plan will promote high intensity residential and mixed 
use with retail frontage north of Franklin Boulevard. The University of Oregon property on the 
south side of Franklin Boulevard will continue to comply with University plans. 

• Buildings up to five stories in height would be acceptable for properties along the 15th Street 
edge if appropriate design and height setback controls are included within the new develop-
ment codes for the mixed use area. Those codes would regulate building articulation, landscap-
ing, window placement and other building design features affecting the appearance and height 
of buildings along the street edge. 

• Significant new residential development will be encouraged within the Walnut Station area. 
• Some level of reconfigured auto-oriented development may continue to occur along Franklin 

Boulevard but should be limited to portions of Franklin located between EmX stations and will 
be subject to parking location and other design controls. 

Street Network and Design 

• All streets in the planning area should be designed to promote and stimulate pedestrian activity. 
• Franklin Boulevard should be redesigned to support multimodal use and transit-oriented devel-

opment. 
•The Franklin Boulevard redesign needs to accommodate long-term traffic growth while maintain-

ing City performance standards for a major arterial level-of-service (LOS E). 
• Franklin Boulevard crossing distances should be reduced to improve pedestrian safety and con-

venience. 
•The future redesign of Franklin Boulevard should accommodate a second EmX lane. 
•The appearance of Walnut Station area streets should be improved with attractive landscaping, 

improved sidewalks and appropriately-scaled street trees. 
• On-street parking is appropriate in the study area and is seen as providing an effective buffer 

between pedestrians and moving traffic. 
• As streets are reconstructed throughout the area, they should include facilities for pre-treatment 

of stormwater consistent with City stormwater requirements, where feasible. 
• Orchard Street should not be extended north of Franklin Boulevard to connect Franklin with 



Garden Avenue. 
»Traffic calming techniques should be employed on local streets south of 15th Avenue to discour-

age cut-through-traffic and traffic speeds. 
•Franklin Boulevard has great potential for implementing a "gateway" design signaling its role as 

an entrance to the University of Oregon and the City of Eugene. 

Bicycle and Pedestrian Circulation 

• The South Bank Bike Path should be completed between the Autzen Footbridge and the Knicker-
bocker Bike Bridge. 

• A new pedestrian connection will be encouraged within the superblock configuration located 
between Franklin Boulevard, 15th Avenue, and Villard and Walnut Streets.This new pedestrian 
facility could be built in conjunction with future redevelopment of these blocks. Vehicle access 
to parking and truck access to retail stores would be provided separately.The specific alignment 
of the future connection is not yet known. 

•The Walnut Station plan should acknowledge or address bicycle and pedestrian safety issues on 
portions of the riverfront bike path lying between Eugene and Springfield. 

Parks and Open Space 

• At least one new neighborhood park is desired for the area to support additional residential de-
velopment in the area. 

• New physical and visual connections to the Willamette River are highly desired by area residents. 

Milira.ee e s t ab l i shes pedy 
bike connec t i v i t y be tween 
park and i n t e rp re t i v e 
des t i na t i ons 
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Chapter 3 - Implementing the Vision 
The shared vision for the Walnut Station Specific Area Plan recognizes the need to integrate land 
use and transportation planning, and this can be readily seen through the design of the multiway 
boulevard. Land use and building form are regulated differently on private property than within 
the public realm. This chapter describes how the changes to land use regulations were deter-
mined. The public realm, which includes transportation and parks infrastructure, are covered in 
the following Chapter. While addressed separately, land use and transportation remain integrated 
in this plan. 

Addressing Development Pattern and Intensities 
The visioriing process and resulting emerging vision elements made clear that, to a large degree, 
the community desired this area to become a thriving, vibrant, pedestrian-friendly mixed use 
neighborhood. However, current zoning code requirements do not often result in the type of 
development sought through this plan. 

Like most local governments in the United States, the current land use code in Eugene is based 
on Euclidian zoning which regulates land uses by separating them. Because one of the origi-
nal purposes of zoning was to prevent adjacent incompatible uses, these zoning regulations 
are often reactive and focus on what is not allowed. Zoning requirements are usually applied 
generically throughout the entire community in a one-size-fits-all manner, without any specific 
planning or thought about what the community wants the development character of individual 
areas or neighborhoods to be. Although the resulting development may be compatible in terms 
of density, it can often be incompatible with the physical context in the surrounding community. 

To address these compatibility concerns, additional processes such as Site Review, Conditional 
Permit Review, and Planned Unit Development review are required for some uses and develop-
ment applications. While these processes may result in development better suited to a specific 
area, the development review process can be timely and costly. Additionally, there may not be 
a clear understanding of the type of development or density pattern, and how that will appear 
once it is constructed. Further, while the current code allows residential uses in commercial 
zones, it can only be built if there is commercial use on the first floor. While the intent has been 
to encourage mixed use developments, the requirement that every building have a mix of uses 
has caused difficulty with financing some of these projects. Highly prescriptive development 
regulations are seen as having a barrier effect on development. 

Taking a New Approach - Form Based Codes 
Form based codes are type of development regulations that are a growing alternative to conven-
tional zoning laws. They go beyond (and use to address not just the physical form of the buildings 
but also surrounding streets, blocks, and public spaces in order to protect, create, and revitalize 
sustainable communities. These codes place a greater emphasis on the physical character of 
development and deemphasize the regulation of land use. Form based codes address the relati-
hip between building facades and the public realm. The public realm is comprised of public open 
spaces, such as plazas, squares, and parks; that is, the space created and partially enclosed by the 
building facades on either side of the streets. It also includes setback areas as well as the street 
right-of-way itself. 

Form based codes provide greater predictability about the look and feel of development and offer 
developers a clearer understanding of what the community seeks. In return, form based codes 
can make it easier for citizens to help create the physical development they want by participating 
in the creation of form based code standards, which will more likely lead to their acceptance of 



proposed development and street designs in their community. Because form based codes de-
emphasize land uses, a mix of uses is easier to achieve. 

Form based codes also provide an opportunity to address compatibility issues and transitions 
through building design and form, rather than relying on costly and time consuming land use ap-
plication procedures. There has been an increasing concern with the development patterns that 
result from the existing land use regulations in place, and this.is well illustrated in the southern 
portion of the Walnut Station Specific Area Plan. 

Form Based Code Applications for Walnut Station 
15th Avenue is a local street that forms the southern boundary of the Walnut Station Specific Area 
plan. The property north of 15th Avenue is currently designated and zoned almost exclusively for 
commercial use. Except for a portion of the lands formerly owned by ODOT and the City owned 
park land, the land within the Walnut Station Special Area zone was primarily commercially des-
ignated in the Metro Plan. Commercial zoning allows buildings up to 120 feet in height with no 
building setback requirements. This is in contrast to the south side of 15th Avenue which is the 
residential edge of the Fairmount Neighborhood. This is a large, well-established residential 
neighborhood with strong character and with involved residents and occupants. Zoning in this 
neighborhood is for single-family residential use except for the parcels fronting East 15th Avenue 
between Orchard and Walnut Streets, which are zoned R-4 High Density Residential.There is a 
required 10 foot setback for all residential zones. Low density residential building heights are 
capped at 35 feet. While the block between Orchard Street and Villard Street is zoned for high-
density and also has a 120 foot height limit, the residential setback still applies. Maintaining the 
residential character on the south side of 15th Avenue while balancing the need to allow reason-

Zoning designations for area prior to adoption of Walnut Station Spedai Area Zone 



able commercial use on the north side of the street is a significant focus of this plan. 

Within the remainder of the Walnut Station Specific Area Plan area, the land use pattern is some-
what fragmented on the north side of Franklin Boulevard, with multiple ownerships and many 
existing businesses. These include hospitality uses, auto-oriented uses, retail and restaurant uses, 
as well as some scattered residential development. On the south side of Franklin Boulevard, larger 
portions of property are within single ownership or development control. Between Villard Street 
and Orchard Street on the south side of Franklin, there is a neighborhood grocery store and phar-
macy (Market of Choice/Hirons). These stores are recognized as a vital component of the existing 
and future neighborhood. The University of Oregon owns the remaining southern frontage of 
Franklin Boulevard having recently purchased the former automobile dealership (Romania) and 
the land previously owned by the State of Oregon and occupied by a Department of Motor Ve-
hicles office. Prior to adoption of this plan, all properties owned by the University of Oregon were 
zoned PL Public Land. 

The R-4 zoning on the south side of 15th Avenue between Orchard and Walnut Streets is a bit of 
an anomoly in that there is no transition between the R-4 and the R-1 zones. Further, this is the 
only R-4 zoning in an area otherwise zoned for and developmed with single family reisdential 
dwellings. There was interest in addressing this zoneing anomoly by recommending that these 
parcels be re-designated to medium desnity resiedntial zoning. While the plan boundaries do 
not include the R-2 parcels and therefore redesignation as part of this plan is not possible, there 
is strong support to redesignate those R-5 parcels to a more appropriate medium density resi-
dential zoning district. 

The form based code approach was used to incorporate the emerging vision and design ele-
ments by developing specific building and site design standards for the different areas within 
Walnut Station. This allowed the areas adjacent to the neighborhood and the natural resource 
areas to have building and site design standards that were crafted specifically to how these ar-
eas should look and feel, recognizing that their character should be different than that of Frank-
lin Boulevard. 

Illustrative Plan 

Illustrative Plan for Walnut Station 



Form based codes are based on a vision for an area, and visual tools are used to communicate 
this vision. An Illustrative Plan was created to capture a development pattern consistent with 
the vision. This is a valuable tool to communicate the look and feel desired for an area. 

Franklin Corridor/Urban General 
Early design iterations portrayed different levels of intensity along the Franklin Corridor, focusing 
the highest level of development density at the EmX stations. As the plan progressed, a strong 
need was recognized to allow for a large degree of flexibility as to how the area could develop, 
and that the market rather than the City regulations should dictate where the appropriate level 
of commercial Intensity could occur. As such, the entire Franklin Corridor became one frontage 
district. 

Franklin Boulevard 
7 Stay Maximum 

Franklin Blvd. 

Several variations of building height limitations were considered. Some property owners sug-
gested retaining the existing height limit of 120 feet, while some neighbors favored buildings no 
more than three or four stories anywhere within the Special Area Zone. In order to determine 
the appropriate building height standards, it was necessary to address the specific impacts 
that were of concern regarding building height rather than trying to arbitrarily reduce building 
heights. 

Access to sunlight along Franklin Boulevard was raised as a concern, and some participants 
recommended a maximum building height of five stories to ensure the sidewalk on the north 
side of Franklin Boulevard would not be in shadow cast from buildings on the south side of the 
street. When this was evaluated, it was found that a seven story building height with a 15 foot 
stepback above five stories will allow sunlight to illuminate the sidewalk and the entire face of 
buildings on the north side of Franklin Boulevard, even on the shortest day of the year. 

There was also the consideration of how to incentivize high quality construction, and how to 
encourage seven story buildings in the most urban portion of the area to be a minimum of 
seven stories in height without an additional review process. The maximum height for wood-
frame building construction in Eugene is five stories. Buildings of five stories or less are typically 
constructed with wood frames, and this type of construction is typically is used for apartment 



buildings. Concrete or steel frame construction must be used for buildings of six stories or more 
in Eugene, and concrete and steel frame construction is more typically used for condominiums. 
Concrete and steel frame construction buildings typically have longer life spans and are made 
of more durable, attractive materials. Allowing for a maximum of seven stories along Franklin 
Boulevard will provide an incentive for this type of construction in the Walnut Station core area 
and provide for a wider variety of housing types. 

In allowing for seven story buildings there is a nexus between the levels.of public and private 
investment proposed for the area in consideration of the proposed development of the multiway 
boulevard. The seven story height limitation is a maximum, not a minimum or required height. 
There is no requirement for a minimum building height within the plan boundary. 

15th Avenue/MillraceTransition Areas 
There was agreement that special consideration should be given to the 15th Avenue transition, 
and all stakeholders agreed'on a three story maximum height and a ten foot minimum setback 
for the entire portion of 15th Avenue within the Walnut Station Specific Area Plan. This matched 
the building form of the residential side of 15th Avenue. Building heights along the millrace are 
also a maximum of three stories to allow access to light and air along this natural resource area. 



There was a desire to provide a visual connection from the Fairmount neighborhood to the south 
to riparian areas along the Millrace and Willamette River. Studies indicated that the proposed 
building heights will not impact existing views from areas of the neighborhood like Judkins point, 
which has the best visual access to the river. 

Building stepbacks above the third and fifth story help protect views to the river along the public 
rights of way to the extent that scenic views of the tree canopy along the river can be preserved 
along street corridors. These building stepbacks along these streets also would reduce the risk of 
creating a tall looming wall, humanize the scale of the street, particularly for pedestrians, and al-
low for more sunlight on the street and sidewalk. 

As properties are developed 
and redeveloped in the fu-
ture, it is likely that there will 
be opportunities for pocket 
parks and other small public 
open space amenities. These 
types of spaces are an attri-
bute for urban areas and can 
provide recreation space for 
neighborhood residents. Such 
amenities can be incorporated 
into public improvements, or 
created in association with pri-
vate development. The code 
provides incentives, such as 
exceeding the maximum set-
back requirement, for privately 
developed public open spaces. 

Review processes and Alternative Path 
The form based code provides clear and objective standards that can be reviewed under the build-
ing permit process only. There is also an alternative path for development applications that may 
not meet the form based criteria, but would still be consistent with the intent and vision for the 
area. Because the form based code is based on the community's vision and because the impor-
tant policies and design criteria have been codified in the form based code and other applicable 
code sections there is less need to rely on the policies in the Walnut Station Specific Area Plan itself 
to address neighborhood and compatibility concerns. Policies are not applied to a development 
application unless that development requires a land use application. Recommendations resulting 
from this planning process have also codified where they pertain to site design issues and building 
form standards, and public street requirements. 

As part of the Walnut Station Special Area Zone, and as recommended by stakeholders, the Walnut 
Station code provisions include an alternative review path called Design Review. This path allows 
development applications that meet the intent of the code, but that do not meet all of the clear 
and object standards, an alternative means by which the application is reviewed against discre-
tionary design review approval criteria. These criteria are based on the goals and objectives for 
the area, including relevant policies from the Fairmount/University of Oregon Special Area Study. 

Addressing impacts 
Form based codes place a greater emphasis on the physical character of development and 
deemphasize the regulation of land use. The design standards that are applied through the 
form based code do however regulate uses in the area to a certain degree. For example, the 



design standards are specifically crafted to incorporate buildings with windows and openings 
that support an active pedestrian environment. Buildings are required to be built near the front 
property line and parking is located to the side and rear, further enhancing the pedestrian envi-
ronment. These design standards would be very difficult to meet for some uses, such as a typical 
big-box retail store. If such a building type were to be allowed within Walnut Station, it would 
have to go through the Design Review approval process. Is so doing, the development would 
have to be consistent with the Design Review approval criteria. Having design standards for 
Walnut Station also allows for some uses, such as gas stations which are commonly prohibited 
from mixed use centers, as long as the design standards are met. 

The S-WS Walnut Station Special Area Zone allows any type of residential or commercial use to 
locate anywhere within the plan boundary. Institutional uses, including those associated with 
the University, are also allowed. The result is that uses that are currently allowed are still per-
mitted without development standards that have acted as barriers to mixed use development. 
While the original approach to the form based code was to eliminate all requirements for Site 
Review and Conditional Use Permit (CUP) applications, the requirement for a Conditional Use 
Permit requirement for some uses. There are still significantly fewer land use requirements than 
within the current code. 

Permitted uses have 
remained a concern 
for the Fairmount 
neighborhood, and 
of particular con-
cern is the question 
of "University or 
College"as a use 
category. The Eu-
gene Code allows 
"University of Col-
lege" as a permitted 
use category in the 
C-2 and C-3 zones. 
Because the Walnut 
Station allows any 
commercial or resi-
dential use permit-
ted in the code, it 
is permitted in the 
new form based 
code. The category 
of University use 
was proposed for 
the Matthew Knight 
Arena, and under 
appeal by the neighborhood, the Land Use Board of 
Appeals found that because an arena is listed in the 
code as a separate use requiring a CUP, a CUP would be required for the University Arena. This 
history has created some tensions in the neighborhood with regards to future uses the Univer-
sity might propose. While the question of University or College use is not specific to the Walnut 
Station Special Area Zone, the area adjacent to the University of Oregon has more potential to 
be impacted by University development. While it is recognized that question of University or 
College use is not specific to the Walnut Station Special Area Zone and is rather an allowance in 
the Eugene Code applied to all C-2 and C-3 zones, the area adjacent to the University of Oregon 
has more potential to be impacted by University development. As such, the following policy is 
adopted: 

15th Avenue looking east from the University of Oregon 



By April 30,2011, the City shall initiate a process to evaluate the land use category of 
"University or College"to better define which uses are permitted outright. In preparing 
the report, city staff shall consult with representatives of the Fairmount Neighbors Asso-
ciation and the University of Oregon.This study shall be completed by October 30, 2012. 

The neighborhood is also interested in remaining an active participant in the Walnut Station 
Specific Area Plan as they have been in the Fairmount/University of Oregon Special Area Study. 
Any future amendments to this plan will necessarily involve the neighborhood. However, it 
was important to the neighborhood that the following policy from the Fairmount/University of 
Oregon Special Area Study be included here. This policy is adopted in this Plan: 

The City shall encourage applicants who desire amendments to this plan to involve the 
collaboration of the City and the Fairmount Neighborhood in the review and revision 
process. 

Considerable efforts and analysis went into crafting a form based code that would address con-
cerns as dicsussed herein, but it is recognized that this is a new tool and there has been some 
concern about applying a new tool without knowing exactly what the development impacts may 
be. The local chapter of the Americal Institute of Architects (AIA-SWO) did a peer-review of the 
form based code by applying the draft code to a number of different types of projects to a variety 
of sites within Walnut Station and generally found that the code functions well. However, there 
will likely be minor tweaks and edits to the code to improve it once it has been in effect for a pe-
riod of time. To ensure that review and amendments, if necessary, will occur, the following policy 
is adopted in this plan: 

After three years or 50,000 square feet of development (cumulatively) has been ap-
proved/whichever comes first, staff will provide a report to the Planning Commission . 
regarding the status of development in the Walnut Station mixed use center and the 
potential impacts from the reduced parking allowances. 

Parking 
Parking requirements significantly 
impact the way an area builds out. 
Appropriate parking requirements 
can be one of the most significant 
elements in creating walkable 
communities. Too much parking 
restricts the amount of land that 
can be devoted to restaurants, re-
tail spaces, offices, and residences. 
Parking facilities are expensive to 
construct, impose environmental 
costs, contradict objectives for 
more livable and walkable com-
munities, and tend to increase 
driving and discourage use of 
alternative modes. Parking re-
quirements also impact housing 
affordability, congestion, air and 
water pollution. 

Inadequate parking supply also 
causes problems including frustrating users and increasing the potential for spillover impacts into 
adjacent neighborhoods. For this reason, it is not enough to simply reduce or eliminate parking 
requirements without looking closely at the impacts, and creating a program to adequately ad-



dress those impacts. The Walnut Station mixed use center has some unique characteristics that 
are conducive to a reduction of required parking. The EmX now established in the area means that 
fewer people will arrive to the area in a vehicle. The University of Oregon is directly adjacent to the 
area, so students and faculty have easy walking access to the area, also reducing the frequency of 
single-occupancy vehicles. The new code proposed for the area has focused on facilitating mixed 
use development, and this also reduces parking demand since motorists need to park only once 
to visit of a number of destinations. 

Some unique characteristics in the area impact parking needs. For example, the presence of a 
large university and employment center creates a higher than average need for on-street park-
ing. New development in the surrounding area is also anticipated to increase the need for parking 
spaces. While it would seem on the surface that increasing the supply of parking spaces would ad-
dress the demand for parking spaces, increasing off street parking requirements tends to increase 
reliance of automobiles and therefore encourages additional vehicle trips. 

In order to address both the need to reduce parking requirements to achieve the desired urban 
form and the potential for negative impacts of spillover parking in the Fairmount neighborhood, 
a number of potential solutions were evaluated. The Arena Parking District established as part 
of agreement for the Matthew Knight Arena provides a Residential Parking Program for the Fair-
mount neighborhood which regulates parking in that neighborhood to two hours in any given 
on-street spot. The City's intent that this Residential Parking Program remains in place, but there 
was concern that this program could be discontinued. As such, the following policy is adopted: 

Prior to April 30, 2011, city staff shall provide a report to the Planning Commission which 
evaluates the Fairmount Neighbors Event Parking District created pursuant to the Octo-
ber, 2008, Arena Mitigation Agreement ("Parking District"). The staff report shall evaluate 
whether that Parking District is an adequate and appropriate mechanism to protect the 
Fairmount neighborhood from potential impacts from reduced parking allowances in the 
S-WS Walnut Station Special Area Zone and shall recommend alternative measures if the 
evaluation determines the Parking District is inadequate or inappropriate. In preparing the 
report, city staff shall consult with representatives of the Fairmount Neighbors Association 
and the University of Oregon. 



Chapter 4 -The Public Realm 
Circulation Systems and Parks 

This chapter describes considerations and recommendations for areas within the Walnut Station 
Specific Area Plan that largely fall within the public realm; streets, bicycle and pedestrian paths, 
and park, recreation, and open space amenities. As with development pattern and intensity, the 
emerging vision had specific recommendations about these public realm components and this 
chapter describes how those emerging vision elements have been addressed. 

Street Networtk and Design 
From the emerging vision process described in Chapter 2, it became clear that changing the na-
ture of the transportation network in the Walnut Station area could be a key impetus for realizing 
the desired vision for the area. Franklin Boulevard is a significant focus as it bisects the study area 
and plays a major role in influencing the character and development of the area. As currently con-
figured and designed, it is not a pedestrian friendly street to cross, nor does it safely and comfort-
ably accommodate modes of travel other than motor vehicles. The other streets within the plan 
boundary; Walnut Street, Villard Street, Orchard Street, and Garden Avenue (including a portion of 
Moss Street) were also evaluated in the context of the overall vision, and improvements to these 
streets consistent with the emerging vision were also recommended. 

Franklin Boulevard is a major 
arterial that carries more 
than 33,000 vehicle trips 
per day. Traffic volumes are 
projected to be as high as 
40,000 to 45,000 vehicles per 
day in the year 2025. Frank-
lin Boulevard serves as part 
of the initial EmX corridor. 
Within the plan area there 
are both one lane and two 
lane sections. Franklin Bou-
levard also serves as a cor-
ridor for accessing regional 
recreational and cultural fa-
cilities including Alton Baker 
Park, the regional Willamette 
River shared use path system 
and Autzen Stadium, all of 
which are within walking 
distance of the plan area. 
However, it can also present 
a challenge for accessing these 
facilities. In addition to carrying large volumes of traffic through the area, Franklin Boulevard 
provides access to many businesses, is the primary surface street and transit connection between 
downtown Eugene and downtown Springfield, and serves as a major entryway into Eugene and 
the University of Oregon. 

Pedestrian and bicycle movements within and across Franklin Boulevard are challenging due to 
the high volumes of traffic, lack of bicycle lanes, and substandard sidewalks. The existing edges 



of the street are not conducive to active retail and other pedestrian friendly uses because there is very little 
area for sidewalks and in most places, no separation between the relatively narrow sidewalks and the street. 
Furthermore, the gateway potential of Franklin Boulevard is not emphasized in the current configuration. 
Designing streets only for rapid movement of cars negatively impacts many other goals for our streets and 
communities, especially in consideration of sustainability aspirations. 

The transportation realm represents one of the largest collective amounts of publicly owned land in the Wal-
nut Station area. The public input received called for using these lands as part of the overall transportation 
and planning solution, rather than to accommodate only one mode of transportation. In order to achieve 
the vision for the Walnut Station area, Franklin Boulevard must become more than just a conduit for moving 
traffic through the area. 

A primary goal of this project is to provide additional, safer paths for pedestrians and bicyclists to move 
through the area and to cross Franklin Boulevard safely, while maintaining or improving the functionality of • 
Franklin Boulevard as a major arterial. Information from LaneTransit District and City Public Works staff indi-
cated that the provision for a second EmX lane was needed to support the regional EmX system. A multiway 
boulevard design was chosen for Franklin Boulevard primarily because it creates an environment conducive 
to encouraging pedestrian friendly mixed-use development along the street. 

The multiway boulevard creates a different context by separating the through traffic from the adjacent land 
uses through the construction of planted medians, access lanes and on street parking that serves those land 
uses. For the pedestrians who are walking along the sidewalks adjacent to the access lanes, it feels more 
they are walking along a main street than a busy arterial. The following photo-simulations show how con-
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version of Franklin Boulevard to a multiway boulevard can aupport the project goals and objec-
tives. 

Converting Franklin Boulevard to a multiway boulevard became the preferred solution to address-



ing the challenges posed by the existing street design. One ofthe hallmarks of smart growth 
is support for increasing transportation choices and developing walkable neighborhoods. The 
proposed redesign of Franklin Boulevard to a multiway boulevard accommodates a range of users 
ofthe street system. The multiway boulevard design provides for two EmX lanes in the center of 
the boulevard, with two lanes of through traffic in either direction. Separated by a landscaped 
median, a local access lane with parallel parking is located on either side ofthe street. The local 
access lane will improve the efficiency of the through traffic lanes by removing multiple driveways 
and parking from the through traffic lanes, thus reducing conflict points and improving opera-
tion and safety in the through traffic lanes. This design minimizes the mixing of through and local 
traffic, thereby allowing 
through traffic to proceed 
efficiently through the. 
Walnut Station area and 
local Walnut Station traffic 
to make turning decisions 
in the slower access lanes. 

The multiway boulevard 
design supports the 
increased development 
envisioned by providing 
a safer and more pedes-
trian friendly environ-
ment. The access lane is, 
by design, a lower speed 
facility that also provides 
a buffer for pedestrian 
activity, envisioned along 
Franklin Boulevard side-
walks, from the high 
volume, higher speed 
through traffic lanes. The 
local access lanes and 
tree-lined medians buffer 
the pedestrian edge from 
the high-volume traffic. Curb extensions or stop controls or both at intersections can also reduce 
the pedestrian crossing distance and convert the local access lane area to a more pedestrian and 
bicycle friendly zone. The design includes wider than standard sidewalks that provide areas for 
street amenities and opportunities for café seating and other outdoor activity. 

The design guidelines for the multiway boulevard contained herein are largely conceptual, and it 
is assumed that detailed design and development will occur when funding for the multiway bou-
levard is secured. The design in the planning process was developed so that the minimum right 
of way width necessary would be determined, and this minimum width has been established as a 
special setback in the Walnut Station Special Area Zone. The City is currently seeking funding to 
implement the multiway boulevard through the reauthorization ofthe six-year Federal Transpor-
tation Bill. Subsequent design and public outreach will occur once funding is secured to construct 
the multiway boulevard. 

Garden Avenue/Moss Street 
Garden Avenue includes short sections of both Walnut Street and Moss Street that provide block-
long connections between Garden Avenue and Franklin Boulevard. Future reconstruction of 
Garden Avenue will include storm drainage improvements within the right-of-way. The recon-
struction would occur within the existing 60 foot right-of-way and would include new stormwater 
facilities, two travel lanes, wide sidewalks with open street tree wells, and on-street (parallel) park-



ing lanes on both sides of the street. Until the South Bank Path is completed Garden Avenue fills 
in a missing gap in the Riverbank Path System. As part of the Pedestrian and Bicycle Master Plan 

Garden Avenue Conceptual Dm :  

Update the City will be developing tools to enhance on street bike routes that should be consid-
ered for use on Garden Avenue. 

A key element of redesigning Franklin Boulevard is to align the intersection of Franklin and Moss 
with the intersection of Franklin and 13th in order to create a signalized intersection including a 
pedestrian crossing at this location. This would break up an approximately 1,500-foot long section 
of Franklin in which there are currently no pedestrian crossings. The new Matthew Knight Arena 
is likely to create demand for additional pedestrian crossings in this section of Franklin since there 
are restaurants and motels directly across Franklin from the arena. Besides breaking up this large 
super-block, this redesigned intersection also has the benefit of enabling vehicles to turn left from 



13th Avenue onto Franklin which will allow buses serving the new arena to load on the arena side 
of 13th rather than across the street and buses heading westbound will be able to avoid the con-
gestion intersection of 13th and Agate. 

Walnut Street 
The Walnut Street improvement includes the section between Franklin Boulevard and 15th Av-
enue, south of Franklin Boulevard, and a short segment north of Franklin Boulevard that connects 
Franklin Boulevard with Garden Avenue, north of Franklin. Walnut Street will eventually require 
reconstruction at that will include stormwater improvements. Walnut Street, south of Franklin 
Boulevard is constructed within an 80-foot right-of-way, while north of Franklin Boulevard it is 
constructed within a 60-foot right-of-way. As shown in the cross-section the southern portion 
could include new stormwater facilities, two travel lanes, angled parking bays (the direction of 
the angled parking, i.e. front-in versus back-in has not been determined at this point) and wide 
sidewalks on both sides of the street. Reconstruction on the segment north of Franklin Boulevard 
would be within the existing 60-foot right-of-way and would include new stormwater facilities, 
two travel lanes, parallel parking bays and wide sidewalks on both sides of the street. Up to 66 
angled parking spaces for the southern portion of the block could be provided versus approxi-
mately 39 existing parallel parking spaces, a 69 percent increase. 

Walnut Street is also an on-street bike route that connects the 15th Avenue bike route to Garden 
Avenue and the South Bank Path. As part of the Pedestrian and Bicycle Master Plan Update the 
City will be developing tools to enhance on street bike routes that should be considered for use on 
Walnut Street. 

Orchard Street 
Orchard Street between Franklin Boulevard and 15th Avenue south of Franklin Bou levard is con-
structed within an existing 80-foot right-of-way. Full reconstruction can occur within the existing 
80-foot right-of-way and can include new stormwater facilities, two travel lanes, angled parking 
bays and wide sidewalks on both sides of the street. This street could accommodate approximate-
ly 85 angled parking spaces for the entire block, a 63 percent increase from the existing 52 parallel 
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parking spaces. 

Villard Street 
The Villard Street improvement includes the section between Franklin Boulevard and 15th Avenue, 



south of Franklin Boulevard and the short segment that connects Franklin Boulevard to Garden 
Avenue, north of Franklin. The south section of Vlllard Street is constructed within a 100-foot 
right-of-way, while the northern section is constructed within a 60-foot right-of-way. South-side 
reconstruction could include new stormwater facilities within a central median area, two travel 
lanes, angled parking bays and wide sidewalks on both sides of the street. Angled parking would 
increase the parking on this street by approximately 58 percent, with up to 79 angle parking 
spaces for the entire block versus approximately 50 parallel spaces. 

The benefits of the increase in on street parking spaces need to be balanced with safe traffic pat-
terns as well as safe and convenient access to existing business along these streets. Redesign of 
Orchard, Walnut and Villard streets to create angled parking will also need to be reviewed and 
approved by the City engineer. The following factors have been identified as some of the impacts 
that could be associated with these street improvements: 

Costs associated specifically with reconfiguring the curb line, the existing stormwater catch 
basins and conveyance facilities, and the long-term maintenance 
Existing driveways would need to be consolidated to fully maximize on-street parking 
spaces 
Loss of mature vegetation 
Costs associated specifically with reconfiguring the curb line, existing stormwater catch 
basins and conveyance facilities, and long-term maintenance 

Factors considered as improvements that would result include: 
Reclaiming and enhancing the pedestrian realm with wider sidewalks, landscaping and 
furnishings 
Providing for traffic calming from increasing parking on some streets 
Providing opportunities to integrate innovative green street treatments and reduce imper-
vious surfaces 

Addressing Transportation Impacts 
Throughout the process of discussing existing and proposed transportation systems, the issue 
of traffic impacts was raised. ATraffic Impact Analysis (TIA) was performed early in the visioning 
process when the multiway boulevard was first proposed. This analysis modeled the proposed 
roadway network and found that City level of service (LOS) standards can be maintained at all 
study area intersections even with re-development of the Walnut Station area as a mixed use cen-
ter with a multiway boulevard. While some impacts to through and local traffic resulting from the 
conversion to a multiway boulevard were originally identified, City Public Works staff provided an 
updated review of the analysis. They found that traffic volumes on Walnut and Orchard are actu-
ally lower today than when the former one-way couplet supported daily traffic to and from the 
Department of Motor Vehicles, the Oregon Department of Transportation maintenance yard and 
the Joe Romania auto sales lots and offices. Villard Street used to carry a variety of commercial 
traffic including that from Williams Bakery and a convenience store and gas station. These auto-
dependent uses no longer exist. 

This area has a history of speeding and cut-through traffic problems that are due to the geography 
and street configuration in the area, and development within Walnut Station under the proposed 
plan will alter the traffic patterns. Neighborhood traffic impacts have been studied and mitiga-
tion measures identified, through the Fairmount/AgateTraffic Study. The City completed the first 
phase of traffic calming identified in the Fairmount/Agate Traffic Study for the neighborhood and 
the University will be constructing additionaT'entry treatments" with the Matthew Knight Arena. 

While there is information to indicate that there will not be negative impacts from development 
of the Walnut Station mixed use center, maintaining the integrity of the Fairmount neighborhood 
is an important component of this plan. If development consistent with the Walnut Station mixed 
use center does have adverse traffic impacts on the Fairmount neighborhood, these should be 
mitigated. As such, the following policy is adopted in the Walnut Station Specific Area Plan: 



The city shall update the 2006 Agate Street and Fairmount Neighborhood Traffic Calming 
Study ("Study") to add mitigation measures that address the impacts likely to occur to the 
Fairmount neighborhood as a result of development/redevelopment within the S-WS Wal-
nut Station Special Area Zone. City staff evaluation and identification of these mitigation 
measures for the Study update shall commence within two years of the date on which the 
City Council's adoption of the S-WS Walnut Station Special Area Zone becomes effective. 
The final Study update shall be forwarded to the City Council within three years of that 
effective date. Mitigation measures included in the updated Study shall be implemented, 
along with any other measures deemed necessary by the city, as development and associ-
ated impacts occur, through the city's development and building permit approval process 
and/or the city's annual Capital Improvement Program. In preparing the report, city staff 
shall consult with representatives of the Fairmount Neighbors Association and the Univer-
sity of Oregon. 

Business owners and neighbors raised concerns about the potential impacts to properties that 
front Franklin Boulevard once the local access lane is in place, as drivers may have to enter the ac-
cess lanes at a single point only. Design considerations and good signage are examples of poten-
tial solutions that will be developed in more detail as the detailed design of the muftiway boule-
vard occurs. Once funding has been secured for the multiway boulevard, the City will go through 
the process of acquiring the property within the special setback area, and developing detailed 
design plans for the boulevard. The following policy is adopted in the Walnut Station Specific Area 
Plan to ensure this issue is addressed at the time of construction: 

The City shall develop strategies to address the need to provide clear and easy access to 
businesses along the multiway boulevard and address any loss of off-street parking spaces 
resulting from construction of the multiway boulevard. 

Finally, construction of the multiway boulevard will require additional right of way, up to 35 feet 
in width between Walnut and Villard Street. Though only a special setback is being established as 
part of this plan and no actual property is being purchased, it is clear that there will be impacts to 
some existing parking spaces for existing businesses once the multiway boulevard is constructed. 
The Hirons/Market of Choice property will be significantly impacted, as will several properties 
on the north side of Franklin Boulevard. To address this concern, during the design phase of the 
multiway boulevard, consideration will be given to phasing the project to allow property owners 
who own entire blocks of frontage along Franklin Boulevard to be given the option to "opt out" of 
construction of the local access lane. While this would delay the benefits associated with creation 
of the local access lane, it would allow property owners the option of maintaining their existing 
parking spaces, deferring the improvements to the right of way until the property redevelops. 

This option works on the south side of the street where the entire block is under one ownership 
control, and the local access lane can be constructed block by block. On the north side of the 
street, each block is divided into separate properties under different ownership which precludes 
opting out of the local access lane. There may be alternative design solutions that could be 
sought on a site to site basis that could occur during the detailed design phase. 

Bicycle and Pedestrian Circulation 
Because one of the cornerstones of mixed use development is to create pedestrian friendly envi-
ronments that support the use of alternative modes of travel, bicycle and pedestrian circulation 
were a component of the visioning and planning process. Rebuilding the side streets (Villard 
Street, Walnut Street, Orchard Street and Garden Avenue) will en- hance the bicycle and 
pedestrian experience as these improvements include tree plant- ing, wider sidewalks and 
on-street parallel parking spaces which slow traffic. 

The sidewalk on the south side of Franklin Boulevard east of Walnut Street is a key connection 



to the Laurel Hill Valley neighborhood for both biking and walking. Walnut Station is within walk-
ing and biking distance for many Laurel Hill Valley residents so making sure that pedestrian and bi 
cycle connections to the neighborhood are safe and comfortable is critical for ensuring that these 
people can enjoy the benefits of the mixed use center. The existing sidewalk on the south side of 
Franklin west of Walnut is relatively narrow and close to the street. Where it can be, it should be 
set back and widened. This is especially the case in front of the former ODOT maintenance facil-
ity where is a significant amount 
of right of way. These improve-
ments can be implemented at the 
time the multiway boulevard is 
constricted. 

15th Avenue is an on-street bike 
route that connects the Laurel 
Hill Valley to the University of Or-
egon and downtown Eugene. As 
part of the Pedestrian and Bicycle 
Master Plan Update the City will 
be developing tools to enhance 
on street bike routes that should 
be considered for use on 15th Av-
enue. Policies in the Fairmount/ 
University of Oregon Special Area 
Study recognized to maintain and 
improve the bike path on 15th 
Avenue within the Walnut Sta-
tion Plan, and the lands formerly 
owned by the Oregon Depart-
ment of Transportation have been 
considered a potential location for realigning a portion of the bike path along 15th that would per-
haps better connect with the sidewalk connection to the Laurel Hill Valley. As addressed below, a 
mid-block connector has been considered as part of the Walnut Station Specific Area Plan, and a 
portion of this connector would also include going through a portion of these lands. To maintain 
consistency with the Fairmount/University of Oregon Special Area Study which also reflects the 
vision of this Plan, the following policy is adopted: 

As part of an application to develop the lands formerly owned by the Department of 
Transportation (south of Franklin Boulevard, east of Walnut Street and north of 15th Av-
enue), the developer shall demonstrate that consideration was given to realigning the 15th 
Avenue bicycle path in the vicinity of those lands and making it more attractive. (Note: If 
the bicycle path is realigned, the City shall require an easement for the path to ensure its 
permanence in the future.) 

The multiway boulevard design also accommodates and responds to bicycle and pedestrian 
modes of transport. Bicycle traffic is incorporated into the access lanes with the slower vehicle 
traffic and on-street parking, similar to bicycle traffic on a local street. Many bicyclists prefer bik-
ing on low speed, low traffic streets rather than bike lanes on busy streets as previously planned 
for Franklin Boulevard (TransPlan 2002). Through the multiway boulevard design, the number of 
access points on Franklin Boulevard will be reduced, improving safety and reducing conflict points 
between vehicles and bicycles. Additionally, bicycle traffic is buffered from the through traffic by a 
physical barrier between the access lane and the through traffic lanes. 

As described below in the parks section, a number of bicycle/pedestrian connections and a 
"woonerf" design have been considered to be provided along the millrace. The potential for the 
Millrace to be developed as a linear park that would accommodate a multi-use path along its 
north and south side was considered under a variety of design alternatives. It is clear that this area 



offers a prime opportunity to provide an east-west bicycle and pedestrian connection between 
Millrace Drive and the Knickerbocker Bridge. Several different options were considered for a linear 
park/path along the Millrace, some for bicycle and pedestrian travel only and a "woonerf"concept 
that would allow limited vehicular access. However, all path options require significant property 
acquisition by the City and removal of existing structures. Additionally, due to steep grades on the 
south side, considerable excavation and retaining wall construction would be required for con-
struction on much of the south side ofthe Millrace. 

There is currently a Eugene Pedestrian and Bicycle Master Plan process underway that may deter-
mine appropriate alignment of this path. This will provide the City of Eugene with the plans and 
policies necessary to create a first-class city for bicycling and walking, reduce overall carbon emis-
sions, and provide for a well-designed, integrated, safe, and efficient multi-modal transportation 
system. The Eugene Pedestrian and Bicycle Master Plan will serve as the Pedestrian and Bicycle 
element of the City's Transportation System Plan (TSP). Elements of the Master Plan include a 
system-wide analysis of Eugene's pedestrian and bicycle network, a capital project list designed to 
improve connectivity throughout the City, a design guide for pedestrian and bicycle-specific infra-
structure, and policies that support the development of Eugene's active transportation system. 

Mid Block Connector 
Some ofthe blocks south of Franklin Boulevard were identified as"superblocks"; large blocks un-
interrupted by alleys or street intersections that generally impedes a safe, efficient and attractive 
pedestrian experience. The early visioning phase included a proposal to reduce the size of super-
blocks south of Franklin Boulevard, between Villard Street and the eastern project boundary by 
creating a multi-functional accessway running east-west about halfway between Franklin Boule-
vard and 15th Avenue. This could provide for east-west bicycle/pedestrian circulation through the 
study area in a linear park or plaza-type design, service access for retail and (potentially) residential 
uses, and possible automobile access to parking structures or areas. 

On the north side of Franklin Boulevard, Garden Alley provides an east west connection between 
Walnut and Villard Street, but not between Villard and Moss street that would serve similar purpos-
es to the mid block connector described above. The Fairmount neighborhood strongly supported 
the proposed mid block connector, and it was recommended by staff as a vital component ofthe 
plan. However, while the concept of these additional accesses was generally supported, there was 
no agreement among the stakeholders that these accessways should be required to be dedicated 
as public right of way. Provision ofthe connectors as public rights of way was further complicated 
by challenges with unwilling property owners. There was support for these connectors to be in-
centivized as redevelopment occurred, but it was not agreed that they should be sought as public 
property. These connections remain a component ofthe vision and are captured in the illustrative 
plan; the following adopted policies are pertinent to these connections: 

As part of an application to develop a property south of Franklin Boulevard or a property in 
the block on the north side of Franklin Boulevard between Moss Street, Villard Street, and 
Garden Avenue within the Walnut Station Specific Area Plan, applicants are encouraged 
to include access for pedestrians, bicycles and limited vehicular access consistent with the 
Transportation Features map shown as Figure 9.3978(3)(b) in the Walnut Station Special 
Area Zone. 

Park, Open Space and Recreation 
Though adjacent to the Willamette River, there is little existing open space within the boundary of 
the Walnut Station area. There is currently a City-owned four acre park, Franklin Park, fronting the 
north side of Franklin Boulevard at the east end ofthe plan area. Franklin Park is not programmed 
for improvement and is designated as a natural area in the City's Park and Open Space Plan. An 
integral part of a successful mixed use center is a parks and open space system that provides a 
variety of pedestrian- and bike-friendly connections, areas to congregate and socialize, and other 
recreational opportunities within walking distance of businesses and residences. Additional park 
land, especially for neighborhood parks, is a recognized need in the Walnut Station Specific Area 



Plan. The following goals and objectives were raised in the visioning process as important park 
and open space components for the area: 

• Restoring Franklin Park as a riparian-planted natural park or open space; 
• Providing for a new neighborhood park; 
• Providing for smaller-scale pocket parks; 
• Promoting the open space and stormwater potential of the Millrace; and 
• Improving access to the Willamette River. 

Franklin Park 
Franklin Park is an existing 4-acre open space amenity at the eastern edge of the Walnut Station 
plan area. The park is bounded by commercial development and parking to the west, Franklin 
Boulevard and the 1-5 off-ramp to the south, and the railroad embankment to the north. A multi-
use bicycle path runs adjacent to the southern edge of the park, connecting Franklin Boulevard 
and Knickerbocker footbridge by means of a railroad underpass. The pedestrian railroad under-
pass is located adjacent to the eastern corner of the park. The park contains riparian habitat and 
is designated as a protected "Goal 5" water resource site. Habitat value has been reduced by the 
predominance of invasive species, especially along the edges of the park. 

Franklin Park was evaluated and found not to be a good candidate for development as a new 
neighborhood park. It has riparian habitat and ecological value and is considered as a natural re-
source area by the Parks and Open Space Department. Its isolated location at the far eastern edge 
of the project area adjacent to the railroad tracks further detracts from its potential as a neighbor-
hood Park. There is however some opportunity to open up the park to improve safety and surveil-
lance, and to provide for passive use through removal of invasive plants. 

Recommendations for Franklin Park include: 
• Removal of invasive species and replacement with native plants 
• Assuming intake pumps remain, promote passive recreational uses such as educational 

signage and trails 
• If the intake pumps are decommissioned, reconsider programming the park for more ac-

tive recreational uses that are also compatible with nearby river habitat and the neighbor-
hood. 

Creation of a New Neighborhood Park 
The market analysis for this area indicates a potential demand for up to 1400 additional dwelling 
units in the planning area. These future residents plus the increased commercial activity will bring 
several thousand additional people to the area. This will increase the need for additional neigh-
borhood parks in the area. Neighborhood parks are intended to provide access to basic recreation 
opportunities for nearby residents within biking/walking distance, enhance neighborhood iden-
tity, and preserve neighborhood open space. Typical features in a neighborhood park include 
children's play areas, park furniture such as picnic tables and benches, accessible paths, informal 
play areas and open space. 

There was great interest in creating a site for a new neighborhood park for the area. One idea 
from the Fairmount neighborhood supported a new park and connection to the river along the 
Villard Street axis. However the property owner did not support this idea, which would have 
required demolition of buildings, some of which have recently been renovated. A second idea 
was to create a park within an expanded Villard Street right of way. This space was conceived as 
a 60 feet wide green space in the middle of two single traffic lanes and single parking lane. Vil-
lard Street would need to be widened by up to 30 feet on each side in order to accommodate a 60 
foot wide green space. This would have a direct impact on at least two structures and would have 
removed numerous off-street parking spaces for four existing businesses. 

The City's Park and Open Space department has indicated that other parts of the City have priority 
for park land acquisition and development, and that priority is based on current standards which 
prioritize park area based on the number of parks within a certain distance of residences as previ-



ously established in the Parks and Open Space Priority Plan. As the Walnut Station area will likely 
have relatively high residential densities in the future it is recommended that the Parks rating 
system also include density, not just the distance to a park, as a factor in determining where future 
parks shall be located. This would better address the park need due to the high number of resi-
dents that populate a smaller geographical area in a mixed use development. The following policy 
is adopted in the Walnut Station Specific Area Plan: 

In prioritizing the need for future park land within the Walnut Station Mixed Use Center, the 
City should consider the relative density of residential development, in addition to walking 
distance to parks, as a factor. 

The following policy is also adopted in this plan to address the need to continue to work towards 
addressing the need for additional park land in the area: 

Due to the expected increase in residential density and lack of access to existing neighbor 
hood parks, there is a goal of establishing a new neighborhood park for this area. Staff will 
work with landowners to find a suitable site of appropriate size and configuration for a new 
neighborhood park on the north side of Franklin Boulevard in the Walnut Station Specific 
Area Plan. 

The Millrace 
The primary natural feature within Walnut Station is the Millrace.The Milfrace, a pumped diversion 
channel, winds through the northern boundary of the study area. Portions have long been cov-
ered and built over, while other portions remain in a more natural state, including riparian vegeta-
tion and providing passive open space amenities to adjoining parcels. The Millrace is a protected 
Statewide Planning Goal 5 riparian and wetland resource and It may provide opportunities for 
enhancement. The Willamette River, adjacent to the north, is a significant regional natural resource 
for the area but the railroad tracks pose a barrier that restricts access between the Walnut Station 
plan area and the river. 

A variety of design options 
were discussed in relation 
to the use and protection 
of the Millrace and its ripar-
ian edge. Existing Goal 5 
water resource regulations 
that protect the Millrace 
influence how and where 
development can occur 
along its bank.The Goal 
5 regulations require a 40 
foot minimum setback 
from the top of the bank, 
but this is required only for 
properties that have not 
been previously developed 
This varied development 
edge allows some property 
owners to maximize lot 
coverage, furthering the 
redevelopment and density 
goals of study area. However, it precludes some opportunities to redevelop the Millrace edge in a 
consistent, cohesive manner. 

Though these are opportunities presented by the Millrace, its future it not certain. The University 
of Oregon was until very recently maintaining the pumps which keep water in the millrace, but 
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that may not remain the case. Any recommendations regarding development along or in relation 
to the millrace would be premature without understanding how it will be maintained. The follow-
ing policy is adopted in this plan: 

Due to the uncertainty surrounding the future of the water in the Millrace, the City should 
complete a comprehensive study of the Millrace prior to decisions being made regarding 
its use as a park or other amenity, or before regulations related to development along the 
millrace are adopted or amended. 

The Willamette River 
The Willamette River provides a valuable open space amenity adjacent to the Walnut Station 
Mixed Use Center. At the western edge of the Walnut Station Mixed Use Center, the Frohnmayer 
pedestrian/bicycle bridge provides a link to Alton Baker Park along the river, and the regional Wil-
lamette River shared use path system. Public access is limited along the Willamette River corridor 
in the Walnut Station Mixed Use Center due to the grade change of the Union Pacific Railroad, 
which runs along the northern boundary of the area between the plan area and the Willamette 
River. There is a pedestrian and bicycle path connection under the tracks at the eastern edge of 
the project area, leading to river access eastward, but no river connection within the plan area. 
As the Walnut Station area is developed, other opportunities to connect to the river will become 
available. For example, upper levels of buildings will have views of the river and park land beyond. 
Existing view corridors through existing street right-of-way will also continue to be maintained 
with building height stepbacks required along the local streets. 
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Map 4 
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Map 6 

Fairmount Special Area Study 
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Exhibit E 

SANS Walnut Station Special Area Zone 

May 2010 Draft Form Based Code 



S-WS Walnut Station Special Area Zone 

9.3950 Purpose of S-WS Walnut Station Special Area Zone. The purpose of the Walnut Station Special Area 
Zone is to implement the vision of the Walnut Station Specific Area Plan to facilitate development of a 
mixed use center. The S-WS standards implement a form-based approach, which emphasizes the relation-
ship between building facades and the public realm, the form and mass of buildings in relation to one 
another, and the scale and types of streets and blocks. The intent of a form-based code is to achieve a 
predictable built environment with a focus on providing quality public spaces. Design objectives of the 
S-WS zone include: 

Recognize and enhance the Walnut Station Special Area Zone as a gateway to the City and the Uni-
versity of Oregon. 
Recognize and enhance the open space and natural resources in the Walnut Station Special Area 
Zone. Treat the millrace as an amenity, enhance the Willamette River, and provide connections to 
these natural resource areas. 
Foster building orientation, massing, articulation and façades that contribute positively to the sur-
rounding environment. 
Create a safe and attractive pedestrian environment through use of architectural and site design 
features such as high quality materials, outdoor seating, pedestrian-scaled lighting, prominent en-
tries facing the street, multiple openings or windows, vegetation, and significant use of clear glass. 
Provide for architectural variety and access to light, air and vegetation through variations in build-
ing massing, setbacks, stepbacks, screening and landscaping. 
Promote a mixture of uses, including commercial, residential, and institutional uses. 
Provide adequate parking while incorporating features that reduce the need for use of automo-
biles for travel within the Special Area Zone. 
Encourage the use of transit, walking and biking through provision of attractive and safe bicycle 
and pedestrian facilities and direct connections between buildings, pathways, sidewalks and tran-
sit facilities. 
Minimize the barrier effect of Franklin Boulevard. 
Recognize 15th Avenue as a transition area between the predominantly single family residen-
tial neighborhood on the south side of the street and Walnut Station Special Area Zone on the 
north, to protect the residential character of the neighborhood. 

9.3955 S-WS Walnut Station Special Area Zone Siting Requirements. In addition to the approval criteria at EC 
9.8865 Zone Change Approval Criteria, the site must be included within the Walnut Station area depicted 
on Map 9.3955 S-WS Walnut Station Special Area Zone and Frontage District Plan. When a property is 
rezoned to S-WS, as part of the rezoning process the city shall identify the frontage district designation 
applicable to the property. Within the S-WS Walnut Station Special Area Zone, the four frontage districts 
are: 
(1) S-WS/FC (Franklin Corridor); 
(2) S-WS/GA (Garden Avenue); 
(3) S-WS/TE-15 (Transition Edge 15th); 
(4) S-WS/PRO (Park, Recreation and Open Space) 

The boundaries of these frontage districts are shown on Map 9.3955, S-WS Walnut Station Special Area 
Zone and Frontage District Plan. 

9.3960 S-WS/PRO Park, Recreation and Open Space Regulations. Land use and development within the 
S-WS/PRO frontage district shall be governed by the code sections applicable in the PRO Park, Recreation 
and Open Space Zone at EC 9.2600 - 9.2650. 
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9.3965 S-WS Walnut Station Special Area Zone Land Use and Permit Requirements. 

(1) Permitted Uses. Unless listed in subsection (2) below as a conditional use or in subsection (3) below 
as a prohibited use, the following uses are permitted in the S-WS Walnut Station Special Area Zone, 
subject to applicable development standards: 

(a) Any uses listed under the Residential or Lodging use categories on Table 9740 Residential Zone 
Land Uses and Permit Requirements: 

(b) Any uses listed under any use category on Table 9.2160 Commercial Zone Land Uses and Permit 
Requirements except that Manufacturing uses are limited to those allowed in the C-2 and C-3 
zones. 

The permit requirements ofTables 9.2740 and 9.2160 are not applicable. 

(2) Conditional Uses. The following uses are subject to a conditional use permit as per EC 9.8075 
through EC 9.8113: 
(a) Agricultural Machinery Rental 
(b) Heavy Equipment Sales 
(c) Hospital 
(d) Indoor Arena 
(e) Manufactured Dwelling Sales 
(f) RV and Heavy Truck Sales 
(g) Train station 

(3) Prohibited Uses. The following uses are prohibited: 
(a) Amusement Center, including Casinos, greater than 25,000 square feet 
(b) Cemeteries 
(c) Correctional facility, excluding residential treatment facilities 
(d) Indoor firing ranges 
(e) Kennels used for overnight animal boarding 
(f) Nuclear reactors 
(g) Recreational vehicle parks 
(h) Recycling centers or transfer stations with the exception of small recycling centers as defined in 

. section EC 9.0500 of this code. 

9.3970 S-WS Walnut Station Special Area Zone Development Standards Applicable to All Properties in the 
Walnut Station Special Area Zone. 

(1) Application of Standards. In addition to the standards contained in EC 9.3950 to EC 9.3980, the 
General Standards for All Development in EC 9.6000 through 9.6885 and The Special Development 
Standards for Certain Uses in EC 9.5000 through EC 9.5350 apply within this zone, except the multi-
family standards found in EC 9.5500(1 )-(14) are not applicable in the S-WS zone unless specified at EC 
9,3970(2)(e) below. In the event of a conflict between those general development standards and the 
development standards in EC 9.3950 to EC 9.3980, the specific provisions of EC 9.3950 to EC 9.3980 
shall control. 

Telecommunication devices proposed to located in the S-WS zone shall adhere to the siting require-
ments and procedures applicable to the C-2 zone starting at EC 9,5750. 
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(2) Development Standards - General Standards Applicable to All Property. 

(a) Interior yards. There shall be no minimum setback requirement for interior yards except 
where these yards abut a different frontage district, in which case the minimum setback shall 
be five feet. 

(b) Lot Standards. The lot standards applicable in the S-WS zone shall be those set forth in EC 
9.2180 Commercial Zone Lot Standards for the C-2 zone. 

(c) Front Lot Lines 

1. Corner lots. On corner lots, the front lot line will be established as follows: 

a. If the corner lot has one lot line with frontage along Franklin Boulevard, that lot 
line shall be considered the front lot line 

b. If the corner lot has one lot line with frontage along Garden Avenue or 15th 

Avenue, that lot line shall be considered the front lot line 
c. For all other corner lots, all lot lines with street frontage shall be considered a 

front lot line. 
2. Through lots. On through lots, the front lot line will be established as follows: 

a. If the through lot has one lot line with frontage along Franklin Boulevard, that 
lot line shall be considered the front lot line 

b. If the through lot has one lot line with frontage along Garden Avenue or 15th 

Avenue, that lot line shall be considered the front lot line. 

(d) Weather protection. Weather protection features such as canopies, awnings or arcades shall 
be provided over at least the full width of all building entrances to a depth of at least 3 feet. 
Alternatively, building entrances may be set back a minimum of 3 feet behind the face of the 
building. 

(e) Multi-family Standards. 

1. Multi-family development sites shall contain a minimum of 400 square feet of com-
mon open space with no minimum dimension of the open space having less than 15 
feet. 

2. Either 20% of the development site or 15% of the livable floor area, whichever is 
greater, shall be provided as common open space on the development site except that 
if the minimum net density for the development site is 45 units per acre or greater, the 
development site shall be exempt from these standards. 

3. The requirements in EC 9.5500(9)(a) through (d) are applicable within the S-WS Walnut 
Station Special Area Zone. 

(f) Building heights. Within the S-WS zone, building heights are measured in stories with a max-
imum height measured in feet. Maximum building heights and required building stepbacks 
shall be determined using the S-WS Walnut Station Special Area Zone Height Regulating 
plan (Figure 9.3970(2)(f) and as shown in Plan's accompanying Figures "a" through" g". There 
is no minimum height except where a minimum ground floor story is required. For the 
purposes of this chapter, story is defined as that portion of a building included between the 
upper surface of any floor and the upper surface of the next floor above, except that the top 
story shall be that portion of a building included between the upper surface of the top floor 
and the ceiling above. Maximum building height shall be as regulated in the Eugene Code. 

(g) Lots Abutting Park. Recreation and Open Space. Development on a lot within the S-WS Wal-
nut Station Special Area Zone that is adjacent to the Park, Recreation and Open Space Zone 
shall treat those lot lines that abut the Park, Recreation, and Open Space zone as street-fac-
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ing lot lines and shall comply with the standards for the Transition Edge 15th Avenue (S-WS/ 
TE-15). 

(h) Structured'Parkinq. 1% of the total cost of the structure must be used to include public art 
as a component of the parking structure. 

(i) Historic Properties. In the event that a property is subject to and approved through the 
Historic Property Alteration Approval Criteria at EC 9.8175, it is exempt from the standards in 
this code. 
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Height Standard "a" 
Buildings shall be a maximum of 7 stories, not to exceed a 
maximum height of 90 feet. A minimum 15-foot stepback 
is required above the 5th story. Along Franklin Boulevard, 
the ground floor height shall be a minimum of 15 feet as 
measured from floor to floor. 

Height Standard "b" 
Buildings shall bea maximum of 7 stories, not to exceed a 
height of 90 feet. A minimum 15-foot stepback is required 
above the 5th story. The 7 story maximum shall step 
down to a maximum of 5 stories no greaterthan 200 feet 
behind the front property line. Along Franklin Boulevard, 
the ground floor height shall be a minimum of 15 feet as 
measured from floor to floor. 

Maximum 
7 stories/90' 

Maximum 
5 stories 

Minimum 75' 
stepback 

WM "
 7 / 

Height Standard "c" 
Buildings shall be a maximum of 7 stories, not to exceed 
a height of 90 feet. A minimum 75-foot stepback is 
required above the 5th story. 
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Height Standard "d" 
Buildings shall be a maximum of 7 stories, notto exceed a 
height of 90 feet. A minimum 30-foot stepback is required 
above the 3rd story and a minimum 15-foot stepback is 
required above the 5th story. 

Maximum 
7 Stor ies/90' 

Max imum 
5 stories 

Max imum 
3 stories 

M in imum 15 
step back 

M in imum 15' 
step back 

Height Standard "e" 
Buildings shall be a maximum of 7 stories, not to exceed a 
height of 90 feet. A minimum 15-foot stepback is required 
above the 3rd story and a minimum 15-foot stepback is 
required above the 5th story. 

Height Standard "f" 
Buildings shall be a maximum of 5 stories, not to exceed a 
height of 65 feet. 
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Top of bank 

Height Standard "g" 
Buildings shall be a maximum of 5 stories, not to exceed a 
height of 65 feet, A minimum 30-foot stepback is required 
above the 3rd story. The Millrace top of bank shall function as 
the property line for the purposes of measuring the stepback 
for properties exempt from the /WR Goal 5 setback. 

Height Standard "g" with /WR overlay; for properties that 
are subject to the /WR Goal setback, the three story maximum 
does not apply as the Goal 5 setback exceeds the 30 foot step-
back requirement. Buidlings shall be a maximum of 5 stories, 
not to exceed a height of 65'. 
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(3) Transportation System 

(a) General application of standards. Transportation facilities shall be located and constructed 
to standards in EC 9.6800 unless otherwise specified herein. 

(b) Access from and location of alleys. 

1. A public alley may be provided and constructed along 14th Avenue as shown on 
Figure 9.3970(3)(b). 

2. Mid-block private accessways may be provided and constructed in lieu of a public alley 
between Franklin Boulevard and Garden Avenue to provide access to properties front-
ing those streets. 

3. Parking access shall be from an alley where an alley exists or from a mid-block internal 
access lane or alley where proposed. In the absence of a proposed, planned or exist-
ing mid-block access, access may be from the front or side of the property, consistent 
with EC 9,3970(3)(b). 

Figure 9,3978(3)(b) ^ j Existing street or alley BIBffl lHfBfl Proposed bike/pedestrian connection (limited vehicular access) 

111 ! 111 ! 1111! ! I Proposed alley I I I I I i l H l l District boundary 

S-WS Walnut Station Special Area Zone 
Transportation Features 
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(c) Minimum Riqhts-of-Way and Street Sections. Street rights-of-way and improvements shall 
be the widths indicated in Figures 9.3970(3)(e)1 - 4. 

(d) Franklin Boulevard. In accordance with EC 9.6750(2)(c), the center line of Franklin Boulevard 
between Walnut Street and Onyx Streets on the north side and between Walnut Street and 
Villard Street on the south side is precisely identified in the Walnut Station Specific Area Plan. 

(e) Street Cross Section Design Recommendations. The following street cross section design 
recommendations are for conceptual purposes only. 

Figure 9.3970(3)(e)1 Franklin Boulevard 
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Figure 9.3970(3)(e)3 Streets South of Franklin Boulevard (Excluding Vil lard Street) 
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(f) Street tree requirements. Locations and other specifications for street trees are found in Sec-
tion EC 7.280 of this code. 

(g) Street lighting requirements. Locations and other specifications for street lighting, including 
pedestrian-scale lighting, are found in Section 9.3970(10) below. 

(h) Pedestrian circulation. All developments except single-family residences shall provide on-
site pedestrian circulation in accordance with EC 9.6730 Pedestrian Circulation On-Site. 

(4) Parking Requirements. 

(a) Required off-street motor vehicle parking. The following minimum and maximum parking 
standards apply instead of the standards in Table 9.6410. The provisions in EC 9.6410(1 )(a) 
through (c), EC 9.6415 (1) through (3), EC 9.6420(1), (2), (3)(a), (b), and (e), (4), (5), and (6), ap-
ply to the siting and design of parking and loading facilities in the Walnut Station area. Uses 
not listed do not have a parking requirement. 

Use Minimum Number of Off-
street Parking Spaces 

Maximum Number of Off-Street Parking 
Spaces 

Residential Except as provided in an 
adjustment pursuant to EC 
9.8030(29), the minimum num-
ber of required parking spaces 
shall be .5 parking spaces per 
dwelling unit. 

Except for required parking spaces for per-
sons with disabilities, a maximum of 2.25 
parking spaces are allowed per dwelling unit. 

Non-Residential 
Uses 

Except as provided in an 
adjustment pursuant to EC 
9.8030(29), the minimum num-
ber of required parking spaces 
shall be 1 parking space for 
every 660 square feet of gross 
floor area. 

Except for required parking spaces for per-
sons with disabilities, spaces provided in park 
and ride lots operated by a public transit 
agency, and spaces within structured park-
ing with two or more levels, the maximum 
number of parking spaces is 1 parking space 
per every 250 square feet of gross floor area. 

(b) Location of On-Site Parking. On-site parking must be located at the rear of the building or 
on the side of the building in the absence of alley access or a shared private alley. 

(c) Access. No new access connections shall be permitted on Franklin Boulevard 

1. When Franklin Boulevard has been developed consistent with EC 9.3970(3)(b) this 
street will be exempt from the access management standards adopted by Ordinances 
20457 and 20458. 

2. Driveways and access connections shall be no more than 20 feet wide. No more than 
one access connection per tax lot per street frontage shall be allowed except as pro-
vided at EC 7.410. 

(d) Parking area landscaping. In addition to the standards for specific frontage districts as 
provided at EC 9.3975, the parking area landscaping standards in EC 9.6420(3) and EC 9.6205 
apply to off-street parking areas in the S-WS zone. 

(e) Bicycle parking. The following minimum bicycle parking standards apply instead of the stan-
dards in Table 9.6105(4). Uses shall provide a minimum number of bicycle parking spaces as 
designated in Table 9.3970(4)(e) below. Where two options are provided (e.g., 4 spaces, or 
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1 per dwelling), the option resulting in more bicycle parking shall be used. The remaining 
standards in EC 9.6105 (1 -3) and EC 9.6110 are applicable within the S-WS zone. 

Table 9.3970(4)(e) - Minimum Required Bicycle Parking Spaces 

Use Categories Specific Uses Number of Required Spaces 

Residential Categories 

Multifamily 4 minimum or 1 per dwelling 

Dormitories 
4 minimum or i bike space 
for every three occupants 

Commercial Categories 

Trade 4 minimum or 1 per 3,000 sq. 
ft. of floor area 

Eating and 
Drinking 
Establishments 

4 minimum or 1 per 600 sq. ft. 
of floor area 

Lodging 4 minimum or 1 per 10 
rentable rooms 

Office 4 minimum or 1 per 3,000 sq. 
ft. of floor area 

Institutional Categories 

Government 
related uses 

4 minimum or 1 per 500 sq. ft. 
of floor area 

Parks 8 per park or playground 
Schools Elementary 

through High 
School 

1 per 8 students 

Universities/ 
Colleges 

1 per 5 full-time students 

Medical Centers 4, ori per 3,000 sq.ft. of floor 
area 

Religious 
Institutions and 
Places of Worship 

1 per 20 fixed seats or 40 
feet of bench length or 
every 200 square feet in 
main auditorium where no 
permanent seats or benches 
are maintained 

Parks and Open Spaces 

Park or 
playground 8 per park or playground 

Transportation Related Uses 

Structured parking 
10% of vehicle spaces 
provided 

Transit park & ride 
10% of vehicle spaces 
provided 
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(5) Delivery and Loading Areas. 

(a) Maneuvering and circulation related to delivery and loading is not permitted between the 
street and the portion of a building that is used tocomply with building setback require-
ments. 

(b) All loading spaces shall be off the street, shall be in addition to required off-street parking 
spaces, and shall be served by service drives, alleys, private accessways and maneuvering 
areas so that no backward movement or other vehicle maneuvering within a street will be 
required. 

(c) All off-street loading spaces shall be on interior service courts or screened from view from all 
adjacent property lines according to EC 9.6210(4) High Wall Landscape Standard (L-4). 

(6) Drive-through Facilities. 

(a) Stacking area. Drive-through establishments shall provide a specially designed area for ve-
hicle stacking located on private property between the public right-of-way and the pick-up 
window or service area. For a single row of vehicles, the specially designed area shall be at 
least 200 feet in length to allow for stacking of up to 10 cars. For a double row of vehicles, 
the specially designed area shall be at least 100 feet in length to allow for stacking of up to 5 
cars. This area shall not interfere with safe and efficient circulation on the development site 
or abutting public right-of-way. 

(b) Access. No new direct access onto Franklin Boulevard is permitted for drive-through facili-
ties. Drive-through establishments with frontage along Franklin Boulevard are required to 
take access from a side street or internal accessway. 

(c) Landscaping. All vehicle stacking areas shall be landscaped as required by EC 9.6420(3). 

(7) Landscaping requirements. Development will conform to landscaping requirements in EC 9.6205 
through 9.6255 except as noted in sections (a - c), below. 

(a) Instead of the provisions at EC 9.6205(1) - (3), the landscape standards reflected at EC 9.6207 
- 9.6255 and in EC 9.3975 apply to: building expansions which increase the building square 
footage by 50% or more; the addition of three or more vehicle parking spaces; or new devel-
opment on vacant sites. In the case that the development meets the threshold above, the 
landscape standards apply to the entire lot. 

(b) All portions of required front-yard setbacks not otherwise covered by legal driveways, build-
ings, or pedestrian amenities consistent with this chapter shall be landscaped and main-
tained to a minimum of the L-2 standard. Where no front yard is required and no structures 
are proposed or required, the minimum landscape bed width shall be five feet in width. 

(c) Enhanced pedestrian amenities (as defined in EC 9.0500) and urban plazas may be provided 
in lieu of landscaping, except that shade trees are still required at the ratio of one tree for ev-
ery 250 square feet of urban plaza area. An urban plaza must be a public space with at least 
two of the following: patio-seating area, pedestrian plaza with benches, covered playground 
area, kiosk area, water feature, clock tower or other similar focal feature or amenity. Any such 
area shall have direct access to the public sidewalk network and be placed in a visible loca-
tion. 

(d) For the L-2 landscape standard, a solid wall between 30 and 42 inches in height may be per-
mitted as a substitute for the required shrubs and trees, but the other plant material is still 
required as described in the L-2 standard. 
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(8) Garbage and recycling collection. All outdoor garbage collection areas shall be screened on all sides 
with walls or gates that meet the following standards,. 

(a) The collection area shall not be visible from streets and adjacent properties. 

(b) Required screening shall comply with EC 9.6210(6) Full Screen Fence Landscape Standard 
L-6. The width of the landscape beds shall be consistent with the width of parking lot land-
scape screening requirements for the subdistricts at 9.3975 below. 

(c) Trash and recycling receptacles for pedestrians are exempt from these requirements. 

(d) Garbage and recycling facilities shall not be located within required landscape areas. 

(9) Outdoor storage areas. For non-residential development, outdoor storage is not permitted except 
for nurseries and overnight/temporary storage of sidewalk tables and chairs. 

(10) Outdoor lighting. Outdoor lighting shall conform to standards specified in EC 9.6725 and as indi-
cated in the following table. 

Frontage District Applicable Lighting Standard Section 
Franklin Corridor (S-WS/FC) High Ambient - EC 9.6725(8)(d) 

Garden Avenue (S-WS/GA) Medium Ambient - EC 9.6725(8)(c) 

Transition Edge 15th (S-WS/TE-15) Medium Ambient - EC 9.6725(8)(c) 

Parks, Recreation and Open Space 
(S-WS/PRO) 

Low Ambient - EC 9.6725(8)(b) except Intrinsically Dark EC - 9.6725(8) 
(a) within 40 feet of a/WR area 

(11) Signs. Signs shall confirm to standards specified in EC 9.6600 - EC 9.6670 as indicated in the fol-
lowing table 

Frontage District Applicable Sign Standard Section 

Franklin Corridor (S-WS/FC) Central Commercial - EC 9.6670 

Garden Avenue (S-WS/GA) Central Commercial - EC 9.6670 

Transition Edge 15th Avenue (S-WS/ 
TE-15) 

General Office - EC 9.6655 

Parks, Recreation and Open Space 
(S-WS/PRO) 

Residential EC-9.6650 

(12) Park, Recreation Open Spaces and Facilities. Development of park, recreation and open space 
facilities shall be governed by the code sections applicable in the Park Recreation and Open Space 
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Zone in EC 9.2600. 

9.3975 S-WS Walnut Station Special Area Zone Development Standards Applicable in Specific Frontage 
Districts. 

1. The following standards primarily regulate the relationship between building frontages and the street within spe-
cific sub-districts of the S-WS zone. This section includes standards related to building siting and façade, buildable 
area, and landscaping. 

2. The applicable frontage district standards shall be determined based on Map 9.3955 S-WS Walnut Station Special 
Area Plan Zone and Frontage District Plan. For corner lots, the standards in the following sections shall apply only 
to the front property line(s) as established in section 9.3970(2)(b) exception that the frontage district standards 
and the window coverage standards apply along the front property line and all other street-facing property lines. 

3. Visible Transmittance. For the purposes of this chapter, Visible Transmittance (VT) is an optical property measur-
ing the fraction of visible light striking the glazing that is passed through, and is expressed as a ratio between 0 
and 1,The higher the VT, the greater the light transmitted. It can be applied to both the glazing alone, and to the 
window as a whole including its frame and mullions. Information about visible transmittance typically is or can be 
provided by window manufacturers. 
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(1) Franklin Corridor Frontage District (S-WS/FC) 

along street-facing 
properly line 

(a) Siting and Street Façade. 
1. Buildings shall be provided 

along a minimum of 50 
percent of the street facing 
property line no further, 
than 10 feet from the front 
property line. 

2. The 10-foot maximum 
setback can be exceeded if 
land between the building 
and front property line is 
landscaped or paved and 
includes enhanced pedes-
trian amenities as defined 
in Section EC9.2175(6)(a) 
which are accessible to the 
public. 

3. Buildings must be a mini-
mum of 40 feet deep in order 
to accommodate retail uses. 

4. Buildings fronting on Frank-

lin Boulevard shall provide 
a main entrance on that 
street. Buildings fronting on 
other streets shall provide at 
least one main entrance on 
a street. 

5. Vehicular parking and 
circulation is not permit-
ted between the building 
and the portion of the front 
property line used to meet 
subsection (1-4) above. 

6. Except for walls facing an 
alley, buidling facades 100 
feet or greater in length shall 
incorporate wall plane pro-
jections/recessions having a 
combined depth of at least 3 
percent of the length of the 
façade extending at least 20 
percent of the length of the 
façade. 

• 

TT 

p m 7ft ?< 

Windows required along a * 
minimum 25% of upper 
floor elevation area (see 
Note 1 ) 
J 
Windows required along a 
minimum 25% of ground 
door elevation area (see 
Note 2) 

V 
Windows required along a 
minimum 60% of ground 
floor elevation length (see 
Note 3) LJ 

Single window area = M'O 
To I al window area (TWA) = 

(I'M) * {number of window bayi 
including transparent doanj 

window length calculation): 
Single window length - L" 
Total vnndov; length (TWl) = 

L* (number of win do v/ bayi 
including transparent do on) 

(b) Window Coverage. 
1. Windows are required along 

all street facing ground floor 
walls at a minimum of 6 0 % 
of the horizontal length and 
2 5 % of the area of appli-
cable ground floor walls. 

2. Windows are required along 
all alley facing ground floor 
walls at a minimum of 30 % 
of the length and a minimum 
of 25 % of the area of appli-
cable ground floor walls. 

3. Windows shall coverà 
minimum of 25 % of the wall 
area for all floors above the 

ground floor, including alley-
facing facades. 

4. A blank length of wall more 
than 20 linear feet is pro-
hibited along any street or 
alley façade, unless required 
for elevator shafts or utility 
facilities. 

5. Structured parking is exempt 
from the window require-
ments, but shall provide 
openings at the percentages 
specified herein. 

6. All windows shall have a 
minimum Visible Transmit-
tance (VT) of 0.6 or higher. 

(c) Landscape Specifications. 
1. There is no minimum land-

scape requirement, except as 
specified in EC 9.3970(7). 

2. All surface parking areas 
shall have a landscaped bed 
around The perimeter mea-
suring five feet in width and 
landscaped to a minimum of 

the L-2 standard. 
3. The width of the landscaped 

bed may be reduced to three 
feet when a solid wall mea-
suring at least 30 inches in 
height is provided. The three 
foot bed shall be landscaped 
to the L-1 standard. 
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(2) Urban General Frontage District (S-WS/UG) 

Minimum 6 5 % bldg. 
frontage required _ 
along street-facing 

property line 

(a) Siting and Street Façade. 
1. Buildings shall be pro-

vided along a minimum of 65 
percent of the street facing 
property line no further 
than 20 feet from the front 
property line. 50 percent of 
the street facing ground floor 
building façade shall be built 
to within 10 feet of the front 
property line. 

2. The 20 foot maximum can 
be exceeded if land between 

' building and front property 
line is landscaped or paved 
and includes pedestrian 
amenities as defined in Sec-
tion EC 9.2175(6)(a) which 
are accessible to the public. 

3. Buildings shall provide a 
main entrance on the street 
which they front. 

4. Vehicular parking and 
circulation is not permit-
ted between the building 
and the portion of the front 
property line hsed to meet 
subsection (1-3) above. 

5. Except for walls facing an 
alley, building facades 100 
feet or greater in length shall 
incorporate wall plane pro-
jections/recessions having 
a depth of at least 3 percent 
of the length of the façade 
extending at least 20 percent 
of the façade. 

-

% m 

NÛTE1: 
{uppif floor window aies calculai ion) Single window crea=N*Q Iota! window area (TWA) — (ì<!"0)*(mniber of windows) Tato! upper floor ehaiion am=X*Z 
TWA:>25%or(X*Z) 

y 

J 

Window. 
required along 
minimum 25% 
o; upperRocr 
elevation area 

(See Note 1) 

Windows 
required .ilong 
minimum 25% 
Gf ground (loor 
elevation area 

(See Note 2Ì 

NOTE 2: 
(giGtind floor wlmio'.vàittiQlajbiìon} 5Ing'e vmdn.vom=I 
miwIndmraKapm -il *V<j*ì'number ot tìinrknvtinys irdiMïnij imrqximit dooal TomiimirAf (tcos ekivlivn um - X": 
TWA >2596 of (X*Y) 

(b) Window Coverage. 
1. Windows are required 

along a minimum of 25 
percent of the area of all. 
ground floor and upper 
floor walls facing a street. 

2. A blank length of wall 
more than 20 linearfeet 
is prohibited along any 
façade. Windows, arcades, 
colonnades or balconies 
can be used to address this 
standard. 

3. All windows shall have a 
minimum Visible Transmit-
tance (VT) of 0.6 or higher. 

4. Structured parking is exempt 
from the window require-
ments, but shall provide 
openings at the percentages 
specified herein. 

in\ -U-.é 

(c) Landscape Specifications. 
1. Ten percent (10%) of the to-

tal area of all development 
sites shall be landscaped. 

2. All surface parking areas 
shall have a landscaped 
bed around the perimeter 
measuring seven feet in 
width and landscaped 

to a minimum of the L-2 
standard. The width of the 
landscaped bed maybe 
reduced to five feet when 
a solid wall measuring at 
least 30 inches in height is 
provided. 
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(3) Transition Edge 15th Avenue Frontage District (TE-15th including Orchard) 

(a) Siting and Street Façade. 
1. Buildings shall be provided 

along a minimum of 75 
percent of the street facing 
property line no further than 
20 feet from the property 
line. 

2. Buildings shall have a 10-
foot minimum front setback. 

3. The 20 foot maximum set-
back can be exceeded if land 
between building and front 
property line is landscaped 
or paved and includes pedes-
trian amenities as defined 
in Section EC9.2175(6)(a) 
which are accessible to the 
public. 

4. Buildings shall provide a 
main entrance on the street 
which they front. 

5. Vehicular parking and 
circulation is not permit-

ted between the building 
and the portion of the front 
property line used to meet 
subsection (1-3) above. 

6. Except for walls facing an 
alley, building facades 100 
feet or greater in length shall 
incorporate wall plane pro-
jections/recessions having 
a depth of at least 3 percent 
of the length of the façade 
extending at least 20 percent 
of the façade. 

Minimum 7 5 % bldg. 
frontage required 
along street-facing 

property line 

rp 

m 

Windows required a long a 
minimum 25% of upper floor 
elevation area (see Note 1) 

Windows required along a 
minimum 25% of ground 
floor elevation area (see 
Note 2) 

S 

Total window are* (TWA) = 
IL*M) * {number of window bayj 
Including transparent doors} 

(b) Window Coverage. 
1. Windows are required along 

a minimum of 25 percent of 
the area of all streetfacing 
ground floor and upper 
floor walls. A blank length 
of wall more than 20 linear 
feet is prohibited along any 
façade. Windows, arcades, 
colonnades or balconies 
can be used to address this 
standard. 

2. Structured parking is exempt 

from the window require-
ments, but shall provide 
openings at the percentages 
specified herein. 
All windows shall have a 
minimum Visible Transmit-
tance (VT) of 0.6 or higher. 

(c) Landscape Specifications. feet in width and landscaped to a 
1. 15 percent (15%) of the total minimum of the L-2 standard, 

area of all development sites 
shall be landscaped. 

2. All surface parking areas 
shall have a landscaped 
bed around the perimeter 
measuring ten 

2 0 



9.3980 S-WS Walnut Station Special Area Zone Design Review 

(1) As an alternative to designing a development that complies with all of the development standards oth-
erwise applicable in the S-WS Walnut Station Special Area Zone, an applicant may apply for city approval 
of a proposed development through the design review process beginning with EC 9.8110 Design Review-
Purpose. Telecommunications facilities are not eligible for the design review option. 

(2) The planning director shall approve, conditionally approve, or deny a design review application based on 
compliance with the following criteria: 

(a) Consistency with design objectives listed at EC 9.3950 Purpose of the S-WS Walnut Station Special 
Area Zone. 

(b) The project seeking design review approval will achieve an equivalent or higher quality design than 
would result from strict adherence to the otherwise applicable standards through: 

1. A building orientation, massing, articulation, and facade that contributes positively to 
the surrounding urban environment and; 

2. An overall site and building design that creates a safe and attractive pedestrian environ-
ment. Design elements for this purpose may include special architectural features, high 
quality materials, outdoor seating, pedestrian scaled lighting, prominent entries facing 
the street, multiple openings or windows, and a significant use of clear, un-tinted glass. 

(c) Impacts to any adjacent residentially zoned properties are minimized. Design elements for this pur-
pose may include treatment of building massing, setbacks, stepbacks, screening and landscaping. 

(d) New buildings shall not increase the shadow cast more than 20% of the maximum shadow area that 
would be cast by a building that complied with applicable height, stepback, and setback require-
ments of this Chapter. Building shadow shall be measured at 3:00 p.m. on April 21 of any year. 

(e) The adverse effects of motor vehicle movement shall be mitigated as much as possible. Primary ve-
hicular access to the lands north of 15th Avenue and east of Walnut Street should minimize impact 
on nearby residences and Fairmount Park. 

(f) Proposed development shall mitigate the storage effects of motor vehicle parking and parking 
impacts on the surrounding neighborhood shall be reasonably mitigated by minimizing off-street 
parking. This can be accomplished through the use of shared parking agreements, car sharing and 
bus pass programs, and other Transportation Demand Management Strategies. 

21 



Exhibit F 



Map 9.8010 
ADOPTED PLANS LEGEND 
Specific Area Plans 

1. Eugene Downtown Plan 

2. Riverfront Park Study 

3. West University Refinement Plan 

4. 19th & Agate Special Area Study 

5. Fairmount/University Special Area Study 

6. Walnut Station Specific Area Plan 

7. Laurel Hill Plan 

8. South Hills Study 

9. South Willamette Subarea Study 

10. Jefferson/Far West Refinement Plan 

11. Westside Neighborhood Plan 

12. Whiteaker Plan 

13. Willakenzie Area Plan 

14. River Road-Santa Clara Urban Facilities Plan 

15. Bethel-Danebo Refinement Plan 

16. Bethel-Danebo Neighborhood Refinement Plan, Phase II, West Eugene Industrial Study 

17. Willow Creek Special Area Study 

18. West Eugene Wetlands Plan 

^^Resolution No. 3862 Adopting the West 11th Commercial Land Use Policy 

Resolution No. 3885 Establishing Areas for the Application of C-4 Zoning 

City or Metropolitan Area Plans 

Urban Growth Boundary (UGB) = — — — -

Comprehensive Stormwater Management Plan = City Limits (not shown) 

Eugene Commercial Lands Study = UGB 

Eugene Parks & Recreation Plan = UGB Th is maP is intended as general reference for the 
boundaries of plans adopted by the Eugene City Council. 

Metro Plan = Metro Area For specific boundaries, please refer to the plan. Map 
prepared by the Eugene Planning & Development 

TransPlan = Metro Area . . ,c . . . - * Department. (Some plans have overlapping boundaries.) 
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Exhibit H 

Franklin Boulevard Special Setback Description 

Preamble: Franklin Boulevard Right-of-Way is a combination of two 60 foot wide Right-of-
Ways. Therefore, the special setback distances are measured from the respective centerline 
(Northerly centerline and Southerly centerline] as described below. 

Franklin Boulevard southerly centerline description 

Beginning at the Southwest corner of Lot 4, Block 3 of the Amended Plat of Fairmount as 
platted and recorded in Book 2, Page 12, Lane County Oregon Plat Records in Lane County, 
Oregon; thence South 1°47'30" West 33.00 feet to the centerline of East 15th Avenue; 
thence North 87°56'09" West 45.00 feet to the intersection of said East 15th Avenue and 
Agate Street; thence North 1°47'30" East 328.38 feet along the centerline of said Agate 
Street to the Southerly centerline of Franklin Boulevard; thence North 72°20'52" West 
1420.98 feet along said southerly centerline of Franldin Boulevard to station L125+30.84 
PT per Oregon Department of Transportation map drawing no. 7b-4-8 depicts and also 
being the TRUE POINT OF BEGINNING of the herein centerline description; thence from 
centerline station L125+30.84 PT, South 72°20'52" East 3779.34 feet to centerline station 
L163+10.18 PS and there ending, all in Eugene, Lane County Oregon. 

Station to Station Width on Southerly side of centerline 

L2 152+52.52 to 12 153+80.01 55.34 feet on a straight line to 55.48 feet 

L2 153+80.01 to 12 155+26.67 55.48 feet on a straight line to 51.25 feet 

L2 155+26.67 to 12 155+81.75 51.25 feet on a straight line to 49.63 feet 

L2 155+81.75 to 12 157+03.35 49.63 feet on a straight line to 52.07 feet 

L2 157+03.35 to 12 158+25.70 52.07 feet on a straight line to 49.23 feet 

L2 158+25.70 to 12 161+45.68 49.23 feet on a straight line to 48.44 feet 

Franklin Boulevard northerly centerline description 

Beginning at the Southwest corner of Lot 4, Block 3 of the Amended Plat of Fairmount as 
platted and recorded in Book 2, Page 12, Lane County Oregon Plat Records in Lane County, 
Oregon; thence South 1°47'30" West 33.00 feet to the centerline of East 15th Avenue; 
thence North 87°56'09" West 45.00 feet to the intersection of said East 15th Avenue and 
Agate Street; thence North 1°47'30" East 395.95 feet along the centerline of said Agate 
Street to the Northerly centerline of Franklin Boulevard; thence North 72°20'52" West 
1334.38 feet along said northerly centerline of Franklin Boulevard to station L2 125+74.8 



Exhibit H 

PT per Oregon Department of Transportation map drawing no. 7b-4-8 depicts and also 
being the TRUE POINT OF BEGINNING of the herein centerline description; thence from 
centerline station L2 125+74.8 PT, South 72°20'52" East 3708.83 feet to centerline station 
L2 162+77.63 PS and there ending, all in Eugene, Lane County Oregon. 

Station to Station 

L 131+24.31 to L 133+98.24 

L 133+98.24 to L 134+84.75 

L 134+84.75 to L 138+19.61 

L138+19.61 to L139+08.86 

L 139+08.86 to L 141+46.54 

L 141+46.54 to L 142+51.12 

L 142+51.12 to L 144+36.71 

L 144+36.71 to L 147+22.99 

L 147+22.99 to L 152+02.27 

L 152+02.27 to L 153+51.37 

L 153+51.37 to L 154+98.04 

L 154+98.04 to L 155+54.31 

L 155+54.31 to L 156+81.25 

L 156+81.25 to L 161+14.22 

L 161+14.22 to L 162.77.63 

Width on Northerly side of centerline 

39.03 feet on a straight line to 43.65 feet 

43.65 feet on a straight line to 43.98 feet 

43.98 feet on a straight line to 40.88 feet 

40.88 feet on a straight line to 38.19 feet 

38.19 feet on a straight line to 38.80 feet 

38.80 feet on a straight line to 35.99 feet 

35.99 feet on a straight line to 31.98 feet 

31.98 feet on a straight line to 31.99 feet 

31.99 feet on a straight line to 31.98 feet 

31.98 feet on a straight line to 34.46 feet 

34,46 feet on a straight line to 38.69 feet 

38.69 feet on a straight line to 40.31 feet 

40.31 feet on a straight line to 37.90 feet 

37.90 feet on a straight line to 41.59 feet 

41.59 feet on a straight line to 30.00 feet 



Exhibit i 

Findings of Consistency for Walnut Station Mixed Use Center 

City Files MA 10-1, RA 10-1, CA 10-1 and Z 10-1 

Walnut Station Mixed Use Center 
The purpose of this planning project is to facilitate development of a mixed use center, to create development 
standards and urban design guidelines forthe mixed use center, and to enable the transformation of this area 
into a vibrant, pedestrian friendly mixed use neighborhood. The following actions are necessary to implement 
the Walnut Station Mixed Use Center: 
• Amendments to the Metro Plan land use diagram to re-designate ten properties to Commercial, resulting 

in all properties within the Walnut Station Mixed Use Center having a Commercial designation (with the 
exception of two City-owned park properties; a narrow strip along the south side of the Mill Race and 
Franklin Park, which will remain designated Parks and Open Space), and add the Nodal Development Area 
Overlay designation and the Mixed Use Area Overlay designation to all properties in the Walnut Station 
Mixed Use Center. 

• Adoption of Walnut Station Specific Area Plan, including a land use diagram and policies to establish the 
Walnut Station Mixed Use Center. 

• Amendments to the Fairmount/Universitv of Oregon Special Area Study text and land use diagram to 
remove the Walnut Station Mixed Use Center from the boundaries of the study. 

• Amendments to Riverfront Park Study text to clarify that the S-RP Riverfront Park Special Area Zone and 
development standards do not apply within the Walnut Station Mixed Use Center. 

• Amendments to the land use code to establish the S-WS Walnut Station Special Area Zone, establish a 
design review land use process and criteria, add the Walnut Station Specific Area Plan as an adopted plan, 
and revisions other development standards and criteria for consistency with the S-WS Walnut Station 
Special Area Zone. 

• Re-zoning of all properties within the Walnut Station Mixed Use Center to S-WS Walnut Station Special 
Area Zone. The /SR Site Review Overlay Zone will be removed from one property. All properties that have 
the existing /WR Water Resources Conservation Overlay Zone will retain that overlay. 

The findings below establish the consistency of these actions with the applicable approval criteria from the 
Eugene Code. 

Metro Plan Diagram Amendment (City File MA 10-1) 
To implement the Walnut Station Mixed Use Center, the Metro Plan land use diagram must be amended; no 
text changes are needed. Specifically, the Metro Plan land use diagram is amended to ensure that all 
properties within the Walnut Station area (except two City-owned park properties; a narrow strip along the 
south side of the Mill Race and Franklin Park, which will remain designated Parks and Open Space) are shown 
on the Metro Plan land use diagram with a Commercial designation and the Nodal Development Area and 
Mixed Use Area Overlay designations. 

The Metro Plan amendments will re-designate three properties (totaling approximately .5 acres) from Low 
Density Residential to Commercial, and re-designate seven properties (totaling approximately 4.8 acres) from 
Medium Density Residential to Commercial. Most lots in the Walnut Station area are already designated 
Commercial on the Metro Plan land use diagram. 



Eugene Code (EC) Section 9.7730(3) requires that the following criteria (in bold and italics) be applied to a 
Metro Plan amendment: 

(a) The amendment must be consistent with the relevant Statewide Planning Goals adopted by the 
Land Conservation and Development Commission; and 

Goal 1 Citizen Involvement: To develop a citizen involvement program that insures the opportunity for citizens 
to be involved in all phases of the planning process. 

The City has acknowledged provisions for citizen involvement which ensure the opportunity for citizens to be 
involved in all phases of the planning process and set out requirements for such involvement. The process for 
adopting the proposal was consistent with the City's requirements and provided numerous additional 
opportunities for interested parties to participate in development of the amendments. Highlights are listed 
below: 

• Citizen Involvement Plan approved by the Eugene Planning Commission, August 2005. 
• Issue Group meetings with neighborhood groups, property and business owners, and transit 

customers, August, September and October 2005. 
• Steering Committee created August 2005, with Eugene Planning Commission, the University of 

Oregon, Lane Transit District, Oregon Department of Transportation, and the Governor's Office to 
provide advisory input on the project over a nine month period. 

• Technical Advisory Committee I (TAC) formed in July 2005, to guide the project and insure interagency 
coordination over a nine month period. 

• Newsletters distributed to approximately 2500 addresses, describing the study area and the planning 
/ .process and the draft alternative concepts. • m 

• Web page created, with postings of background materials, maps, technical documents, and on-going 
project updates. Project website: www.eugene-or.gov/waInut 

• Stakeholder meetings. In 2009, a stakeholders group was created that included representatives from 
the Fairmount Neighborhood Association, the Chamber of Commerce, the University of Oregon and 
the City of Eugene. This group provided a forum to discuss issues and to mediate concerns with the 
plan. 

• Technical Advisory Committee II. A TAC with representatives from each stakeholder group, 
interdepartmental City staff, LTD, and ODOT was created In 2008 and met through 2010 with the 
purpose of reviewing and editing the form-based code with staff and the consultants. 

• Public Outreach Events. Six open house events were held throughout the planning process, including a 
three-day design charrette; an interactive and iterative process over the course of three days where 
the objective was for stakeholders and citizens to come to consensus regarding the desired urban form 
for four subareas within the Walnut Station area. 

• Fairmount Neighborhood Association. The Fairmount Neighborhood Association created a Walnut 
Station subcommittee which met regularly throughout the process. Members of the subcommittee 
were included in the stakeholders group as well. Staff met with the subcommittee and the 
neighborhood association on several occasions. Earlier in the process, the meetings were focused on 
getting feedback on creating the vision. Subsequent meetings were held to provide information on the 
development of the implementation tools and to continue to receive feedback as the code developed. 

• Planning Commission and City Council work sessions to review project progress. 

The City of Eugene land use code implements Statewide Planning Goal 1 by requiring that notice of the 
proposed amendments be given and public hearings be held prior to adoption. Consideration of the 
amendments began with a Planning Commission public hearing on April 20, 2010. 
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Priorto the Planning Commission public hearing, notice of the proposed actions was mailed to the Department 
of Land Conservation and Development, as required by the Eugene Code and in accordance with State 
statutes. Referrals concerning the pending applications were also sent to the Oregon Department of 
Transportation (ODOT), City of Springfield, Lane County, and all Eugene neighborhood associations. 

The Planning Commission public hearing was noticed and posted, in accordance with Eugene Code 
requirements. The City Council will then hold a duly noticed public hearing to consider approval, modification, 
or denial of the proposed ordinance. These processes afford ample opportunity for citizen involvement 
consistent with Goal 1. 

The process for adopting the proposed amendments complies with Statewide Planning Goal 1 since it 
complies with, and exceeds, the requirements of the State's citizen involvement provisions. 

Goal 2 - Land Use Planning: To establish a land use planning process and policy framework as a basis for all 
decisions and actions related to use of land and to assure an adequate factual base for such decisions and 
actions. 

The Eugene-Springfield Metropolitan Plan (Metro Plan) is the policy tool that provides a basis for decision 
making in this area. The Metro Plan was acknowledged by the State in 1982 to be in compliance with statewide 
planning goals. The Eugene land use code specifies the procedure and criteria that are to be used in 
considering these amendments to the code. The record for these amendments includes substantial factual 
information about the nature of existing development in the affected areas. The Goal 2 coordination 
requirement is met when the City engages in an exchange, or invites such an exchange, between the City and 
any affected governmental unit. To comply with the Goal 2 coordination requirement, the City engaged in an 
exchange about the subject of these amendments with all of the affected governmental units. Specifically/the 
City provided notice of the proposed action and opportunity to comment to Lane County, Springfield, the 
Oregon Department of Transportation and the Department of Land Conservation and Development. 

There are no Goal 2 exceptions required for these amendments. Therefore, the amendments are consistent 
with Statewide Planning Goal 2. 

Goal 3 - Agricultural Land: To preserve and maintain agricultural lands. 

Goal 3 is not applicable to these amendments as the subject property and actions do not affect any agricultural 
plan designation or use. Goal 3 excludes lands inside an acknowledged urban growth boundary from the 
definition of agricultural lands. Since the subject property is entirely within the acknowledged urban growth 
boundary, Goal 3 is not relevant and the amendments do not affect the area's compliance with Statewide 
Planning Goal 3. 

Goal 4 - Forest Land: To conserve forest lands. 

Goal 4 is not applicable to these amendments as the subject property and actions do not affect any forest plan 
designation or use. Goal 4 does not apply within urban growth boundaries and, therefore, does not apply to 
the subject property, which is within the Eugene-Springfield urban growth boundary (OAR 660-006-0020). 
Therefore, Goal 4 is not relevant and the amendments do not affect the area's compliance with Statewide 
Planning Goal 4. 

Goal 5 - Open Spaces. Scenic and Historic Areas, and Natural Resources: To conserve open space and protect 
natural and scenic resources. 
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The following administrative rule (OAR 660-023-0250) is applicable to this post-acknowledgement plan 
amendment (PAPA) request: 

(3) Local governments are not required to apply Goal 5 in consideration of a PAPA unless the PAPA affects 
a Goal 5 resource. For purposes of this section, a PAPA would affect a Goal 5 resource only if: 
(a) The PAPA creates or amends a resource list or a portion of an acknowledged plan or land use 

regulation adopted in order to protect a significant Goal 5 resource or to address specific 
requirements of Goal 5; 

(b) The PAPA allows new uses that could be conflicting uses with a particular significant Goal 5 
resource site on an acknowledged resource list; or 

(c) The PAPA amends an acknowledged UGB and factual information is submitted demonstrating 
that a resource site, or the impact areas of such a site, is included in the amended UGB area. 

The subject project area includes one Goal 5 resource site as adopted by the City; the Millrace (riparian and 
wetland resource site) runs east to west through the northern portion of Walnut Station. However, the Walnut 
Station amendments do not: (a) create or amend the city's list of Goal 5 resources or amend a code provision 
adopted in order to protect a significant Goal 5 resource or to address specific requirements of Goal 5, (b) 
allow new uses that could be conflicting uses with a significant Goal 5 resource site; or (c) amend the 
acknowledged UGB. The Goal 5 measures adopted to protect the Millrace are contained in the /WR Water 
Resources Conservation Overlay Zone, which was previously applied to several of the tax lots in the Walnut 
Station area. The Walnut Station amendments do not remove the /WR Overlay Zone from those lots and do 
not change the level of protection that the /WR provisions provide. Therefore, the amendments are 
consistent with Statewide Planning Goal 5. 

Goal 6 - Air, Water and Land Resources Quality: To maintain and improve the quality of the air; water, and land 
resources of the state. 

Goal 6 addresses waste and process discharges from development, and is aimed at protecting air, water and 
land from impacts from those discharges. Nothing in the proposal or the character of the site or potential uses 
indicates a future development that would compromise air, water and land resources. The proposal does not 
amend the metropolitan area's air, water quality or land resource policies. Further, the addition of the Nodal 
Development Area overlay designation to property within the subject area furthers implementation of the 
nodal development plan, an approach to integration of land use and transportation planning that seeks to 
increase the use of alternative modes of transportation, reduce per-person vehicle miles of travel and reduce 
demand for automobile-related transportation facilities. Increasing the use of alternative modes of 
transportation will help to improve regional and local air quality. The addition of the Mixed Use Area overlay 
designation to property within the subject area also supports the Nodal Development Area overlay 
designation. Therefore, these amendments are consistent with Statewide Planning Goal 6. 

Goal 7 - Areas Sublect to Natural Disasters and Hazards: To protect life and property from natural disasters and 
hazards. 

Goal 7 requires that local government planning programs include provisions to protect people and property 
from natural hazards such as floods, landslides, earthquakes and related hazards, tsunamis and wildfires. This 
Goal prohibits development in natural hazard areas without appropriate safeguards. Consistent with this goal, 
the City of Eugene has adopted provisions regulating development in floodplains and floodways, and building 
codes regulations that address slopes and seismic concerns. No portion of the project area falls within the 
floodplain. These amendments do not affect the City's restrictions on development in areas subject to natural 
disasters and hazards. Further, the amendments do not allow for new development that could result in a 
natural hazard. Therefore, Statewide Planning Goal 7 does not apply. 
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Goal 8 - Recreational Needs: To satisfy the recreational needs of the citizens of the state and visitors and, 
where appropriate, to provide for the siting of necessary recreational facilities including destination resorts. 

Goal 8 ensures the provision of recreational facilities to Oregon citizens and is primarily concerned with the 
provision of those facilities in non-urban areas of the state. Though not an issue under Statewide Planning 
Goal 8, it is worth noting that the subject area includes two City-owned park properties; a narrow strip along 
the south side of the Mill Race and Franklin Park, at the northeast end of the subject area. Currently, the 
properties are designated Parks and Open Space on the Metro Plan and these amendments do not include a 
change in plan designation for either property. Additionally, the Walnut Station Special Area Zone includes 
provisions for developing park property or developing next to a park that might be identified in the future. The 
proposal will not impact the provision of public recreational facilities, nor will they affect access to existing or 
future public recreational facilities. The amendments are consistent with Statewide Planning Goal 8. 

Goal 9 - Economic Development: To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon's citizens. 

The Administrative Rule for Statewide Planning Goal 9 (OAR 660 Division 9) requires that the City "[pjrovide for 
at least an adequate supply of sites of suitable sizes, types, location, and service levels for a variety of 
industrial and commercial uses consistent with plan policies[.j" Among other things, the rule requires that 
cities complete an "Economic Opportunities Analysis." OAR 660-009-0015. Based on the Economic 
Opportunities Analysis, cities are to prepare Industrial and Commercial Development Policies. OAR 660-009-
0020. Finally OAR 660-009-0025 requires that cities designate industrial and commercial lands sufficient to 
meet short and long term needs. OAR 660-009-0010(2) provides that the detailed planning requirements 
imposed by OAR 660 Division 9 apply "at the time of each periodic review of the plan (ORS 197.712(3))." In 
addition, OAR 660-009-0010(4) provides that, when a city changes its plan designations of lands in excess of 
two acres to or from commercial or industrial use, pursuant to a post acknowledgment plan amendment, it 
must address all applicable planning requirements and (a) demonstrate that the proposed amendment is 
consistent with the parts of its acknowledged comprehensive plan which address the requirements of OAR 660 
Division 9; or (b) amend its comprehensive plan to explain the proposed amendment pursuant to OAR 660 
Division 9; or (c) adopt a combination of (a) and (b) consistent with the requirements of Division 9. 

In the context of OAR 660-009-0010(4), the Eugene Commercial Lands Study (ECLS) is acknowledged for 
compliance with the requirements of Goal 9 and its Administrative Rule. The ECLS constitutes the City's 
obligation under OAR 660 Division 9. With the exception of 12 properties, all the properties within the subject 
area are currently designated as Commercial on the Metro Plan. The proposed amendments will result in re-
designating ten properties from Residential to Commercial as discussed further under Goal 10 below, and the 
two properties designated as Parks and Open Space will retain that designation. OAR 660-009-0010(4) states: 

(4) For a post-acknowledgement plan amendment under OAR chapter 660, division 18, that changes the 
plan designation of land in excess of two acres within an existing urban growth boundary from an 
industrial use designation to a non-industrial use designation, or any other employment use 
designation to any other use designation, a city or county must address all applicable planning 
requirements, and: 
(a) Demonstrate that the proposed amendment is consistent with its most recent economic 

opportunities analysis and the parts of its acknowledged comprehensive plan which address 
the requirements of this division; or 

(b) Amend its comprehensive plan to incorporate the proposed amendment, consistent with the 
requirements of this division; or 

(c) Adopt a combination of the above, consistent with the requirements of this division. 
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The proposed Metro Plan amendments would not change more than two acres of an employment designation 
to another designation, therefore subsection (4) above is not applicable. The amendments are consistent with 
Statewide Planning Goal 9. 

Goal 10 - Housing: To provide for the housing needs of the citizens of the state. 

Goal 10 requires that communities plan for and maintain an inventory of buildable residential land for needed 
housing units. The Administrative Rule for Statewide Planning Goal 10 (OAR 660 Division 8) states that "the mix 
and density of needed housing is determined in the housing needs projection. Sufficient buildable land shall be 
designated on the comprehensive plan map to satisfy housing needs by type and density range as determined 
in the housing needs projection. The local buildable lands inventory must document the amount of buildable 
land in each residential plan designation." The comprehensive plan map for the City is the Metro Plan land use 
diagram. The 1999 Eugene-Springfield Metropolitan Area Residential Lands and Housing Study (RLS) is 
acknowledged for compliance with the requirements of Goal 10 and its Administrative Rule. 

The proposed amendments re-designate three properties (approximately .5 acres) of Low Density Residential 
(LDR) and seven properties (approximately 4.8 acres) of Medium Density Residential (MDR) to Commercial. 
None of these properties were included in the documented supply of "buildable land" that is available for 
residential development as inventoried in the acknowledged 1999 Residential Lands Study. To the extent that 
the 1999 Residential Lands Study relied on infill and redevelopment of properties that were already designated 
for residential use and developed, substantial evidence in the record demonstrates that the proposal would 
not be inconsistent with that Study's expectations. Currently, there are 129 units in the Walnut Station area 
(this equates to 129 units on 5.67 acres of residentially used property in the area; a net density of 22.8 
dwelling units per acre). The market overview report for the Walnut Station area estimated a range of <r i. 
potential demand for multi-family housing units (apartments, condominiums, rowhouses) for the 80-acre 
Walnut Station area as being approximately 1,000 to 1,400 units by 2025. (StrategicEconomics. "Key Findings 
from the Market Overview for Walnut Station and Implications for Future Development." January 2006). Using 
these estimates, it is reasonable to assume that the Walnut Station area will develop at a density of 12 to 17 
dwelling units per gross acre or approximately 17 to 25 dwelling units per net acre, which is within medium to 
high density residential levels. 

Therefore, based on the findings above the amendments are consistent with Statewide Planning Goal 10. 

Goal 11 - Public Facilities and Services: To plan and develop a timely, orderly and efficient arrangement of 
public facilities and services to serve as a framework for urban and rural development. 

The area affected by the amendments is located entirely within the City limits of both of Eugene. The 
amendments do not affect the City's provision of public facilities and services. Therefore, the amendments are 
consistent with Statewide Planning Goal 11. 

Goal 12 - Transportation: To provide and encourage a safe, convenient and economic transportation system. 

Goal 12 is implemented through the Transportation Planning Rule (TPR), as defined in Oregon Administrative 
Rule OAR 660-012-0000, etseq. The Eugene-Springfield Metropolitan Area Transportation Plan (TransPlan) 
provides the regional policy framework through which the TPR is implemented at the local level. The TPR (OAR 
660-012-0060) states that when land use changes, including amendments to acknowledged comprehensive 
plans, significantly affect an existing or planned transportation facility the local government shall put in place 
measures to assure that the allowed land uses are consistent with the identified function, capacity and 
performance standards (level of service, volume to capacity ratio, etc.) of the facility. 
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The subject proposal consists of amendments to the Metro Plan and the Fairmount/University of Oregon 
Special Area Study land use diagrams, corresponding zone changes, adoption of a new refinement plan land 
use diagram and policies (the Walnut Station Specific Area Plan), and code amendments (except when 
otherwise identified, collectively referred to as the "proposed amendments"). The current and proposed 
designation and zoning of the subject property is as follows: 

Table 1: Current and Proposed Designations/Zoning 

Location 
Approximate 
acreage total 

Current 
Metro Plan/Zoning* 

Proposed 
Metro Plan / Zoning 

Refinement 
Plan Changes 

Most lots within 69.8 acres total C/C-2 C / S-WS 
Walnut Station C / C-2/WR C / S-WS/WR 

C / C-2/SR C / S-WS Fairmount Plan: 
Remaining lots: Remove Walnut 
15th & Villard Station area 
17-03-33-32/4800 .5 total acres LDR / R-2 C / S-WS from Fairmount 

/ 4700 LDR/R-1 C / S-WS land use 
/ 4600 LDR/R-1 C / S-WS diagram 

Between Franklin & boundary, 
15th Ave. 
17-03-33-31/1000 4.3 acres total MDR/PL ' C / S-WS 

/1600 MDR/PL C / S-WS Walnut Station 
/1500 MDR/PL C / S-WS Specific Area 
/ 2000 MDR/PL C/ S-WS Plan: 

On 15th Ave. east of Adopt new land 
Fairmount Blvd. use diagram 
17-03-33-31/ 1700 0.5 acres total MDR/R-1 C / S-WS with Walnut 

/ 1800 MDR/R-1 C/S-WS Station area 
/ 1900 MDR/R-1 C / S-WS delineated as 

Between Franklin & Walnut Station 
the Willamette Special Area 
River 4.5 acres total Zone. 
17-03-33-31/ 100 POS / 1-3/WR POS/S-WS 
17-03-33-32/10100 POS/C-2 POS / S-WS 
On Franklin east of 
Onyx, south of 
Miilrace 1.1 acres total 
17-03-32-14/ 1800 C / S-RP/WR C/S-WS/WR 
(partial)/ 2000 C / S-RP/WR C / S-WS/WR 
(partial)/2100 C / S-RP/WR C / S-WS/WR 
* The key to the plan designation and zoning definitions is provided in Exhibit A to the ordinance. 

A. Impacted/Analyzed Transportation Facilities: 

The City consulted with Oregon Department of Transportation (ODOT) staff to determine the scope ofthe 
City's transportation analysis. Based on that consultation, the following transportation facilities were 
determined to be potentially impacted by the proposed amendments: 
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Table 2: Transportation Facilities 
Location Classification Jurisdiction 

Franklin Boulevard @ Onyx Street Major Arterial/Local City of Eugene 
Franklin Boulevard @ Agate Street Major Arterial/Minor Arterial City of Eugene 
Franklin Boulevard @ 13th/Moss St. Major Arterial/Local City of Eugene 
Franklin Boulevard @ Villard Street Major Arterial/Local City of Eugene 
Franklin Boulevard @ Orchard Street Major Arterial/Local City of Eugene 
Franklin Boulevard @ Walnut Street Major Arterial/Local City of Eugene/ODOT 

In addition to evaluating the above existing transportation facilities, the City also reviewed adopted 
transportation plans to determine whether any planned transportation facilities could be impacted by the 
proposed amendments. There are no planned transportation facilities, as that term is defined by OAR 660-
012-0060(4), that will be impacted by the proposed amendments. 

B. OAR 660-012-0060(1): 

The TPR requires a determination of which existing and planned transportation facilities will experience a 
significant effect as a result of the proposed amendments, and defines what constitutes a significant effect. 
For example, an amendment will significantly affect an existing or planned transportation facility if, at the end 
of the planning period, the amendment will reduce the performance of a transportation facility below the 
minimum acceptable performance standard or will worsen the performance of a transportation facility that is 
otherwise projected to perform below the minimum acceptable performance standard (OAR 660-012-
0060(l)(c)(B) and (C)). 

In determining whether there is a significant effect, generally, Level of Service (LOS) D is the minimum 
acceptable performance standard for City of Eugene. However, within the boundary of the City's Central Area 
Transportation Study (CATS), LOS E is the minimum acceptable performance standard for signalized 
intersections. As identified in TransPlan, LOS A represents the least congested conditions and LOS F the most 
congested. Performance standards from the Oregon Highway Plan (OHP) are applied to state facilities that are 
located in the Eugene-Springfield metropolitan area. For state facilities that are not designated freight routes, 
the minimum acceptable performance standard specified in the OHP is a volume to capacity ratio (v/c) that 
does not exceed 0.85 at signalized intersections and v/c 1.0 at unsignalized intersections. 

The "end of the planning period," for purposes of the TPR analysis concerning local facilities is the horizon year 
identified in the adopted transportation system plan (TransPlan), or 2015. When a state facility is impacted, 
the planning horizon is the planning period identified in the adopted local or regional transportation system 
plan (i.e., TransPlan, 2015) or fifteen years from the date of the proposed amendments, (i.e., 15 years from 
2010 is 2025), whichever is later. Because 2025 is later than 2015, the planning horizon for state facility 
purposes is 2025. 

1. Metro Plan/ Refinement Designations and Zone Changes 

The proposed Metro Plan and refinement plan land use designations and zone changes do not change the 
functional classification of an existing or planned transportation facility (OAR 660-012-0060(l)(a)), change the 
standards implementing a functional classification system (OAR 660-012-0060(l)(b)), or, as measured at the 
end of the planning period identified in TransPlan, allow land uses or levels of development that would result 
in types or levels of travel or access that are inconsistent with the functional classification of an existing or 
planned transportation facility (OAR 660-012-0060(l)(c)(A)) or reduce the performance of an existing or 
planned transportation facility below the minimum acceptable performance standard identified in TransPlan 
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(OAR 660-012-0060(l)(c)(B)). The proposed Metro Plan and refinement plan designation amendments and 
zone changes will, however, worsen the performance of an existing or planned transportation facility that is 
otherwise projected to performance below the minimum acceptable performance standard identified in 
TransPlan (OAR 660-012-0060(l)(c)(C)). 

As shown in Table 3, below, as a result of the proposed amendments, one intersection (Franklin/Walnut) will 
be significantly affected, as that term is defined by OAR 660-012-0060(l)(c)(C). 

Table 3: Reasonable Worst Case Scenario in 2025 

Transportation Facility With Current 
Zoning/Designation 

With Proposed 
Zoning/Designation 

City 
Standard 

ODOT 
Standard 

LOS v/c LOS v/c LOS v/c 
Franklin Boulevard @ Onyx Street B-C N/A B-C N/A LOS E N/A 
Franklin Boulevard @ Agate Street C-D N/A D-E N/A LOSE N/A 
13th Avenue/ Moss Street @ Franklin 
Boulevard 

A N/A B N/A LOSE N/A 

Franklin Boulevard @ Villard Street C-D N/A D-E N/A LOS E N/A 
Franklin Boulevard @ Orchard Street A N/A B N/A LOS E N/A 
Franklin Boulevard @ Walnut Street B-C 0.86 C-D 0.87 LOS E 0.85 v/c 

In the above-table, the reasonable worst-case scenario for the year 2025 for the current Metro Plan and 
refinement plan designations and zones analyzes the function of the impacted transportation facilities taking 
into account the subject property's different Metro Plan and refinement plan designations and different zones. 
In the above-table, the 2025 reasonable worst-case scenario for the proposed Metro Plan and refinement plan 
designation and zone analyzes the function of the impacted transportation facilities if all of the subject 
property were Commercial (with the exception of the two park owned properties) and zoned S-WS Walnut 
Station Special Area Zone. 

2. Code Amendments and Refinement Plan 

Adoption of the proposed refinement plan text and code amendments will not significantly affect an existing 
or planned transportation facility, as that term is defined by the TPR. Specifically, the proposed amendments 
do not change the functional classification of an existing or planned transportation facility (OAR 660-012-
0060(l)(a)), change the standards implementing a functional classification system (OAR 660-012-0060(l)(b)), 
or, as measured at the end of the planning period identified in TransPlan, allow land uses or levels of 
development that would result in types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility (OAR 660-012-0060(l)(c)(A), reduce the 
performance of an existing or planned transportation facility below the minimum acceptable performance 
standard identified in TransPlan (OAR 660-012-0060(l)(c)(B)) or worsen the performance of an existing or 
planned transportation facility that is otherwise projected to performance below the minimum acceptable 
performance standard identified in TransPlan (OAR 660-012-0060(l)(c)(C)). Further, none of the code 
provisions being amended were adopted to implement the TPR. Even if one or more of the amended code 
provisions had been adopted to implement the TPR, the amendments are consistent with the TPR and will not 
render any of the adopted code provisions inconsistent with the TPR. Therefore, regarding the proposed 
refinement plan text and code amendments, they are consistent with Goal 12 and no further analysis is 
needed. 

C. OAR 660-012-0060(2): 

Pursuant to OAR 660-012-0060(2), when a local government determines that a proposed amendment would 

Findings - Walnut Station Mixed Use Center May 12, 2010 Page 9 of 32 



significantly affect an existing or planned transportation facility, the local government must put in place 
measures as provided in OAR 660-012-0060(2) to assure that the allowed land uses are consistent with the 
identified function, capacity and performance standards (level of service, volume to capacity ratio, etc.) of the 
facility. One method of providing the assurances required by OAR 660-012-0060(1) is stated in OAR 660-012-
0060(2)(e). That TPR provision provides: 

(e) Providing other measures as a condition of development or through a 
development agreement or similar funding method, including transportation 
system management measures, demand management or minor transportation 
improvements. Local governments shall'as part of the amendment specify 
when measures or improvements provided pursuant to this subsection will be 
provided. 

To mitigate the impacts that the proposed Metro Plan and refinement plan re-designation and zoning 
amendments will have on the Franklin/Walnut intersection, the City will construct a set of upstream (east of 
Walnut Street) traffic signals for westbound movements on the two lanes from both the 1-5 northbound off-
ramp and Riverview local access connection, as well as the two lanes from Franklin Boulevard from the east 
(Glenwood and Springfield areas). This proposed mitigation measure is a "minor transportation improvement" 
(as that term is defined by OAR 660-012-0005(15)) and is specifically described as follows: 

Construct two sets of traffic signal heads approximately six hundred (600) feet east of 
the Franklin/Walnut intersection programmed for direction separation (split-phased) 
between the two lanes from Franklin to the east and two lanes from the northbound 
Interstate 5 off- ramp to westbound Franklin (1MB Hwy. 99), which includes the local 
connection from Riverview .S.treet. The operation of this facility would eliminate the 
inside merge (from four lanes into three) and simplify the downstream diverge/weave 
section on the Franklin Boulevard approach to Walnut Street. 

ODOT has given preliminary concurrence with the above-described mitigation measure. However, ODOT 
noted that construction of the proposed traffic signal would ultimately require approval from the State Traffic 
Engineer. 

As shown in the table below, the proposed mitigation measure will assure that the significantly affected 
transportation facility (Walnut Street/Franklin Boulevard intersection) will function in accordance with the 
identified function, capacity and performance standards of that facility, i.e., that the intersection will perform 
at 0.85 v/c or better. 

Table 4: Performance 

Transportation Facility 
2025 with proposed plan 2025 with proposed plan 

amendments/zone change amendments/ zone change 
without mitigation with mitigation measures 

Franklin Blvd. @ Walnut Street 0.87 v/c (PM) 1 0.76 v/c (PM) 
LOSC-D(PM) [ LOS B (PM) 

In accordance with OAR 660-012-0060(2)(e), the City specifies that the mitigation measure described above 
will be provided prior to the end of the 2025 planning period, and will be incorporated into the City's Capital 
Improvement Program (CIP) at the next update (2011). 

Based on the findings set forth above, including the proposed mitigation measure, the amendments are 
consistent with Statewide Planning Goal 12. 
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Goal 13 - Energy Conservation: To conserve energy. 

Statewide Planning Goal 13 calls for land uses to be managed and controlled "so as to maximize the 
conservation of all forms of energy, based upon sound economic principles." Goal 13 is directed at the 
development of local energy policies and implementing provisions and does not state requirements with 
respect to other types of land use decisions. It is not clear that the goal has any bearing on a decision such as 
the one at issue. There is no implementing rule that clarifies the requirements of Goal 13. To the extent that 
Goal 13 could be applied to the proposal, the proposal is consistent with Goal 13 nothing in the proposal or the 
character of the site or potential uses indicates a future development that would compromise conservation of 
energy. Based on the findings above, the proposal is consistent with Statewide Planning Goal 13. 

Goal 14 - Urbanization: To provide for an orderly and efficient transition from rural to urban land use. 

The amendments do not affect the transition from rural to urban land use, as the project area is centrally 
located to the Metro Plan and is entirely within the Eugene-Springfield UGB. Therefore, Statewide Planning 
Goal 14 does not apply. 

Goal 15 - Willamette River Greenway: To protect, conserve, enhance and maintain the natural, scenic, 
historical, agricultural, economic and recreational qualities of lands along the Willamette River as the 
Willamette River Greenway. 

The areas north of the Millrace and Franklin Park are the only portions of the project area within the 
boundaries of the Willamette River Greenway. The proposal will not amend or otherwise conflict with the 
existing Willamette Greenway regulations adopted by the City of Eugene consistent with this goal; therefore 
Statewide Planning Goal 15 is not applicable. 

Goal 16 through 19 - Estuarine Resources, Coastal Shorelands, Beaches and Dunes, and Ocean Resources: 

There are no coastal, ocean, estuarine, or beach and dune resources related to the property affected by these 
amendments. Therefore, these goals are not relevant and the amendments will not affect compliance with 
Statewide Planning Goals 16 through 19. 

Based on the above findings, the proposed amendments are consistent with the applicable Statewide Planning 
Goals. 

(b) Adoption of the amendment must not make the Metro Plan internally inconsistent. 

As found below, the proposal will not create an internal conflict with the remainder of the Metro Plan. All 
Metro Plan policies were evaluated in relation to their applicability to the amendments and the following 
Metro Plan polices were found to be applicable to this request: 

C. Growth Management Goals, Findings, and Policies 

C. 23 Regulatory and fiscal incentives that direct the geographic allocation of growth and density according 
to adopted plans and policies shall be examined and, when practical, adopted. 

C. 24 To accomplish the Fundamental Principle of compact urban growth addressed in the text and on the 
Metro Plan Diagram, overall metropolitan-wide density of new residential construction, but not 
necessarily each project, shall average approximately six dwelling units per gross acre over the 
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planning period. 

Adoption of the Walnut Station Specific Area Plan, plan amendments and special area zone include provisions 
to facilitate growth in this area. The provisions are intended to make residential development easier in this 
mixed use area, consistent with these policies. 

A. Residential Land Use and Housing Element 

A.2 Residentiaiiy designated land within the UGB should be zoned consistent with the Metro Plan and 
applicable plans and policies; however, existing agricultural zoning may be continued within the area 
between the city limits and the UGB until rezonedfor urban uses. 

As part of this action, ten residentiaiiy designated properties will be re-designated to Commercial and re-zoned 
to S-WS Walnut Station Special Area Zone. Re-designation of the residentiaiiy zoned property is consistent 
with the Residential Land Study, as found under Statewide Planning Goal 10 above, which is incorporated 
herein by reference. 

A. 10 Promote higher residential density inside the UGB that utilizes existing infrastructure, improves the 
efficiency of public services and facilities, and conserves rural resource lands outside the UGB. 

A. 11 Generally locate higher density residential development near employment or commercial services, in 
proximity to major transportation systems or within transportation-efficient nodes. 

A.12 Coordinate higher density residential development with the provision of adequate infrastructure and 
, services, open space, and other urban amenities. 

A.13 increase overall residential density in the metropolitan area by creating more opportunities for 
effectively designed in-fili, redevelopment, and mixed use while considering impacts of increased 
residential density on historic, existing and future neighborhoods. 

A.14 Review local zoning and development regulations periodically to remove barriers to higher density 
housing and to make provision for a full range of housing options. 

A.15 Develop a wider range of zoning options such as new zoning districts, to fully utilize existing Metro Plan 
density ranges. 

A.16 Allow for the development of zoning districts which allow overlap of the established Metro Plan density 
ranges to promote housing choice and result in either maintaining or increasing housing density in 
those districts. Under no circumstances, shall housing densities be allowed below existing Metro Plan 
density ranges. 

A. 17 Provide opportunities for a full range of choice in housing type, density, size, cost, and location. 

A.18 Encourage a mix of structure types and densities within residential designations by reviewing and, if 
necessary, amending local zoning and development regulations. 

A.22 Expand opportunities for a mix of uses in newly developing areas and existing neighborhoods through 
local zoning and development regulations. 

Regarding the above policies, the Walnut Station Specific Area Plan, plan amendments and special area zone 
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include provisions that help make a variety of residential development types easier to establish in the Walnut 
Station area. As previously stated, the market overview report for Walnut Station area estimated a range of 
potential demand for multi-family housing units (apartments, condominiums, rowhouses) for the 
approximately 80-acre Walnut Station area as being about 1,000 to 1,400 units by 2025 (StrategicEconomics, 
January 2006). Using these estimates, it is reasonable to assume that the Walnut Station area will develop at a 
density of 12.5 to 17.5 dwelling units per gross acre or 17.8 to 25 dwelling units per net acre which is within 
medium to high density residential levels. The regulations support a mixed use center concept that uses land 
more efficient by establishing the center near existing uses to support it including the University of Oregon, 
existing neighborhoods, and major existing and planned transportation facilities, consistent with these policies. 

A.23 Reduce impacts of higher density residential and mixed-use development on surrounding uses by 
considering site, landscape, and architectural design standards or guidelines in local zoning and 
development regulations. 

A.24 Consider adopting or modifying local zoning and development regulations to provide a discretionary 
design review process or clear and objective design standards, in order to address issues of 
compatibility', aesthetics, open space, and other community concerns. 

A.25 Conserve the metropolitan area's supply of existing affordable housing and increase the stability and 
quality of older residential neighborhoods, through measures such as revitalization; code enforcement; 
appropriate zoning; rehabilitation programs; relocation of existing structures; traffic calming; parking 
requirements; or public safety considerations. These actions should support planned densities in these 
areas. 

As previously seated, the Walnut Station amendments support the special area zone provisions which include 
clear and objective development regulations regarding landscaping, building mass and scale, and architectural 
details. These provisions are intended to provide development that is more compatible with the adjacent 
existing neighborhood while also facilitating residential development in this mixed use area by removing 
barriers and streamlining development applications, consistent with these policies. There is an emphasis on 
providing a graceful transition from Walnut Station to the abutting residential neighborhood across 15th 

Avenue, to the Millrace, and for pedestrians along Franklin Boulevard (the core and most intense development 
area of Walnut Station), through the use of building form regulations (i.e. height reductions in transition areas, 
setbacks mimicking adjacent residential, parking locations and street façade requirements for pedestrian 
friendly streets) and traffic regulations (i.e. requiring additional traffic review for certain developments). 

Additionally, the Walnut Station Special Area Zone provisions provide the opportunity to deviate from these 
clear and objective development standards through a new discretionary design review process (a Type II land 
use application process) where the development is reviewed based on design guidelines to address 
compatibility of the development with its surroundings. Therefore, the proposal is consistent with these 
policies. 

A.33 Consider local zoning and development regulations impact on the cost of housing. 

The Walnut Station Special Area Zone provisions include reductions to minimum parking requirements 
consistent with existing nodal development areas throughout the City and allow a further reduction of parking 
spaces through a Transportation Demand Management Program agreementwith the City. The plan 
encourages alternative transportation means where a mixture of uses facilitates fewer vehicle trips or needs. 
Each parking space associated with a residential unit typically increases the cost of that unit by up to 20% and 
decreases the number of units that can be built on a typical lot by up to 20% (Klipp. Luke H. "The Real Cost of 
San Francisco's Off-Street Residential Parking Requirements." Livable City. University of California at Berkeley, 
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May 27, 2004). Each vehicle that a household can eliminate can qualify it for an additional $60,000 in 
mortgage (on-line Fannie Mae Location Efficient Mortgage (LEM) calculator). As such, allowing for reduced 
parking options may contribute to reducing the cost of housing in this area, consistent with this policy. 

B. Economic Element 

B.6 Increase the amount of undeveloped land zoned for light industrial and commercial uses correlating the 
effective supply in terms of suitability and availability with the projections of demand. 

The proposal includes re-designating ten properties to a Commercial designation, including the former ODOT 
Motor Pool property between Franklin Boulevard and 15th Avenue. The former ODOT site includes some 
vacant, undeveloped area that would be re-designated to a Commercial designation, consistent with this 
policy. The findings under Statewide Planning Goal 9 regarding the Eugene Commercial Lands Study are also 
incorporated herein by reference. 

B.22 Review local ordinances and revise them to promote greater flexibility for promoting appropriate 
commercial development in residential neighborhoods. 

B.23 Provide for limited mixing of office, commercial, and industrial uses under procedures which clearly 
define the conditions under which such uses shall be permitted and which: (a) preserve the suitability of 
the affected areas for their primary uses; (b) assure compatibility; and (c) consider the potential for 
increased traffic congestion. 

As previously stated re-designation of the Walnut Station area to the Commercial designation with both the 
Nodal Development Area and Mixed Uses Area overlay designations and re-zoning to the Walnut Station 
Special Area Zone will provide for a mixture of uses in this area. The special area zone includes provisions to 
encourage both residential and commercial development, such as by allowing a broad range of uses without 
requiring commercial uses on the ground floor but requiring minimum ground floor ceiling heights to 
encourage commercial in the Franklin Boulevard core area. The special area zone provisions also include 
development standards and design review criteria to facilitate development that is compatible with adjacent 
neighborhoods and natural resources, consistent with these policies. 

C. Environmental Resources Element 

C.8 Local governments shall develop plans and programs which carefully manage development on hillsides 
and in water bodies, and restrict development in wetlands in order to prevent erosion and protect the 
scenic quality, surface water and groundwater quality, forest values, vegetation, and wildlife values of 
those areas. 

C.10 Local governments shall encourage further study (by specialists) of endangered and threatened plant 
and wildlife species in the metropolitan area. 

C.ll Local governments shall protect endangered and threatened plant and wildlife species, as recognized 
on a legally adopted statewide list, after notice and opportunity for public input. 

The City of Eugene has already adopted regulations, including adopting the /WR Water Resources 
Conservation Overlay Zone as discussed under Statewide Planning Goal 5 above, to protect these resources 
and nothing within the Walnut Station Special Area Zone provisions will amend, supersede or conflict with 
these existing protections. 
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C.21 When planning for and regulating development, local governments shall consider the need for 
protection of open spaces, including those characterized by significant vegetation and wildlife. Means 
of protecting open space include but are not limited to outright acquisition, conservation easements, 
planned unit development ordinances, streamside protection ordinances, open space tax deferrals, 
donations to the public, and performance zoning. 

The Walnut Station area includes two City-owned properties, Franklin Park and a narrow strip of land along the 
north side of the Millrace. These two properties will continue to provide passive open space opportunities. 
There is also a neighborhood park, Fairmount Park, on the southern border of the study area. There is 
recognition of the need for additional developed neighborhood park land to serve the additional residential 
density expected in the area. The Walnut Station Specific Area Plan recommends that density, rather than just 
distance to a park, be an additional consideration when prioritizing park needs. The location and type of any 
additional park land would be determined through a separate City process with the Parks and Open Space 
Division. The special area zone includes provisions to facilitate compatible building form adjacent to current 
and future park sites. 

C.25 Springfield, Lane County, and Eugene shall consider downstream impacts when planning for 
urbanization, flood control, urban storm runoff, recreation, and water quality along the Willamette and 
McKenzie Rivers. 

Regarding Policies C.25, as discussed under Statewide Planning Goal 7, Natural Hazards, which is incorporated 
herein by reference, the City of Eugene has adopted provisions regulating development regarding stormwater 
and floodplains and floodways. As previously noted, the project site is not within the floodplain of the 
Willamette River. The proposed plan amendments and new special area zone provisions do not affect the 
City's restrictions on development with regard to these areas, consistent with these policies. 

D. Willamette River Greenway, River Corridors, and Waterways Element 

D.2 Land use regulations and acquisition programs along river corridors and waterways shall take into 
account all the concerns and needs of the community, including recreation, resource, and wildlife 
protection; enhancement of river corridor and waterway environments; potential for supporting non-
automobile transportation; opportunities for residential development; and other compatible uses. 

D.4 Lane County, Springfield, and Eugene shall continue to participate in efforts to determine the feasibility 
of an urban canal that would connect Eugene's historic Millrace to Amazon Creek. Likewise, 
Springfield's efforts to improve the scenic quality of its Millrace should be encouraged. 

D.5 New development that locates along river corridors and waterways shall be limited to uses that are 
compatible with the natural, scenic, and environmental qualities of those water features. 

D.9 Local and state governments shall continue to provide adequate public access to the Willamette River 
Greenway. 

As previously stated, the City of Eugene has adopted Goal 5 (the /WR Water Resources Conservation Overlay 
Zone regulations) and Willamette River Greenway provisions that regulate development along the Millrace and 
the Willamette River, consistent with these policies. The proposed amendments do not amend those 
provisions. Further, the special area zone includes provisions designed to facilitate appropriate development 
(with regard to scale and massing) along the Millrace, recognizing it as a natural amenity in the project area. 
Regarding Policy D.4, the Walnut Station Specific Area Plan supports a more detailed analysis of the Millrace 
with regard to how it should best be utilized. 
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Regarding Policy D.9, the only portions of the project area within the Willamette River Greenway are the areas 
north of the Millrace and Franklin Park and these areas currently provide no direct access to the greenway 
because of the existing railroad which separates the project area from the river. Views to the riparian 
vegetation along the river are only available currently as viewed from street right-of-ways and Judkins Point 
(which is outside of the study area). View studies have been conducted which show that the special area zone 
provisions will not further impede views of the Willamette River riparian vegetation from Judkins Point. 
Further, the special area zone provisions requiring building height stepbacks along all rights-of-way further 
minimize the possibility of obstructing views of the riparian vegetation, to the extent that those views 
currently exist. Based on these findings, the proposal is consistent with these policies. 

E. Environmental Design Element 

E.l In order to promote the greatest possible degree of diversity, a broad variety of commercial, 
residential, and recreational land uses shall be encouraged when consistent with other planning 
policies. 

As previously discussed, the amendments are intended to facilitate a broad range of commercial, residential 
and recreational land uses while being compatible with adjacent neighborhoods and resources. The special 
area zone provisions are focused less on regulating specific use types and more on providing a building form 
appropriate to the area and encouraging a mixture of uses, consistent with this policy. 

E.2 Natural vegetation, natural water features, and drainage-ways shall be protected and retained to the 
maximum extent practical. Landscaping shall be utilized to enhance those natural features. This policy 
docs not preclude increasing their conveyance capacity in an environmentally responsible-manner. 

As previously stated, the City of Eugene has adopted Goal 5 (/WR Water Resources Conservation Zone) and 
Willamette River Greenway provisions that regulate development along the Millrace and the Willamette River. 
The proposed plan amendments and special area zone provisions will not amend those provisions. 

E.4 Public and private facilities shall be designed and located in a manner that preserves and enhances 
desirable features of local and neighborhood areas and promotes their sense of identity. 

E.5 Carefully develop sites that provide visual diversity to the urban area and optimize their visual and 
personal accessibility to residents. 

E.6 Local jurisdictions shall carefully evaluate their development regulations to ensure that they address 
environmental design considerations, such as, but not limited to, safety, crime prevention, aesthetics, 
and compatibility with existing and anticipated adjacent uses (particularly considering high and 
medium density development locating adjacent to low density residential). 

E.7 The development of urban design elements as part of local and refinement plans shall be encouraged. 

E.8 Site planning standards developed by local jurisdictions shall allow for flexibility in design that will 
achieve site planning objectives while allowing for creative solutions to design problems. 

E.9 Refinement plans shall be developed to address compatibility of land uses, safety, crime prevention, 
and visual impact along arterial and collector streets, within mixed-use areas. During the interim period 
before the adoption of a refinement plan, these considerations shall be addressed by cities in approving 
land use applications in mixed use areas by requiring conditions of approval where necessary. 
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Regarding Policies E.4- E.9, as previously stated the amendments support the special area zone provisions 
which include clear and objective development standards regarding landscaping, mass and scale, and 
architectural details to provide development that is more compatible with the adjacent existing neighborhood 
while also making residential development easier for this mixed use area. 

The Walnut Station Specific Area Plan and special area zone provisions include an emphasis on providing a 
graceful transition from the Walnut Station area to the abutting residential neighborhood across 15th Avenue, 
transition to the Millrace, and transition for pedestrians along Franklin Boulevard (the core and most intense 
development area of Walnut Station) primarily through the use of building form regulations. For instance, the 
provisions reduce heights in transition areas near 15th Avenue, the Millrace and along Franklin Boulevard. The 
provisions include pedestrian-friendly requirements, such as street-facing façade and entry requirements, 
parking locations to minimize pedestrian conflicts and allow for continuous area for outdoor furniture and a 
pedestrian zone. Additionally, the Walnut Station Special Area Zone provides the opportunity to deviate from 
these clear and objective development standards through a discretionary design review process (a land use 
application process) where the development is reviewed based on design criteria to address compatibility of 
the development with its surroundings. 

Regarding safety and crime, the special area zone provisions focus on the building form to create public space 
that includes more "eyes on the street" and activity along the street; fostering a safer environment for 
pedestrians. The planning process has included working with neighborhoods to address impacts from existing 
issues (i.e. cut-through traffic and parking issues) by working with street design elements to differentiate 
between the Walnut Station area and the adjacent neighborhood and including the specific area plan that 
encourages property access to be taken off of streets other than 15th Avenue. Additionally, the (alternative 
path) design review process-also includes criteria to address potential impacts from traffic. Based on these 
findings, the proposal is consistent with these policies. 

F. Transportation Element 

F.l Apply the nodal development strategy in areas selected by each jurisdiction that have identified 
potential for this type oftransportation-efficient land use pattern. 

Nodal Development is defined in the Metro Plan on page V-4 as follows: 

Nodal development (node): Nodal development is a mixed-use, pedestrian-friendly land use pattern 
that seeks to increase concentrations of population and employment in well defined areas with good 
transit service, a mix of diverse and compatible land uses, and public and private improvements 
designed to be pedestrian and transit oriented. Fundamental characteristics of nodal development 
require: 

• Design elements that support pedestrian environments and encourage transit use, walking and 
bicycling; 

• A transit stop which is within walking distance (generally % mile of anywhere in the node); 
• Mixed uses so that services are available within walking distance; 
• Public spaces, such as parks, public and private open space, and public facilities, that can be 

reached without driving; and 
• A mix of housing types and residential densities that achieve an overall net density of at least 12 

units per net acre. 

Nodal developments will vary in the amount, type, and orientation of commercial, civic, and 
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employment uses; target commercial floor area ratios; size of building; and the amount and types of 
residential uses. 

F.2 Support application of the nodal development strategy in designated areas through information, 
technical assistance, or incentives. 

F.3 Provide for transit-supportive land use patterns and development, including higher intensity, transit-
oriented development along major transit corridors and near transit stations; medium- and high-
density residential development within X mile of transit stations, major transit corridors, employment 
centers, and downtown areas; and development and redevelopment in designated areas that are or 
could be well served by existing or planned transit. 

F.4 Require improvements that encourage transit, bicycles, and pedestrians in new commercial, public, 
mixed use, and multi-unit residential development. 

Regarding Policies F.l - F.4, as previously discussed, the Walnut Station Specific Area Plan, plan amendments 
and the special area zone provisions implement a nodal development approach and land use efficiency 
measure by integrating land use and transportation planning; it seeks to increase the use of alternative modes 
of transportation; reduce per-person vehicle miles of travel; and reduce demand for automobile-related 
transportation facilities. The regulations appropriately support a mixed use center in Walnut Station which is 
near the University of Oregon, established neighborhoods, and major existing and planned transportation 
facilities. 

Regarding the 12 units per net acre, the market overview (StrategicEconomics. January 2006) estimates 
approximately 1,000 to 1,400 dwelling units in the subject area if the Walnut Station Special Area Zone 
provisions are implemented, which would result in approximately 17 to 25 units per net acre. The subject area 
already includes 129 units existing however there are two pending building permits that add 75 more dwelling 
units to the Walnut Station area. Given this evidence, it is reasonable to assume that at the project area will 
result in 12 units per net acre consistent with this nodal development objective. The market overview also 
finds that the Walnut Station area is highly likely to develop with commercial (less likely for office) 
developments. The study notes that the Walnut Station area demographics support an increase in multi-family 
(apartments, condominiums, rowhouses) due to the proximity to the University, to a desirable neighborhood 
(Fairmount) and bus-rapid transit. The market study notes that commercial would be well supported here due 
to the proximity to the populations previously mentioned as well as those from the new arena and existing 
lodging. The market study notes that the area has an underserved retail market, Franklin Boulevard lots are 
underutilized, and a major travel road through Eugene (Franklin) runs through this gateway area providing 
opportunities to and from Eugene. These are some of the supporting factors that contribute to establishing 
this area as a nodal development, mixed use area. Accordingly, the proposed amendments include amending 
the Metro Plan diagram to add the overlay designation of Nodal Development Area and Mixed Use Area to the 
entire project area, consistent with these policies. 

F.5 Within.three years of TransPlan adoption, apply the ND, Nodal Development, designation to areas 
selected by each jurisdiction, adopt and apply measures to protect designated nodes from incompatible 
development and adopt a schedule for completion of nodal plans and implementing ordinances. 

TransPlan was adopted in 2001. Amending the Metro Plan to add the Nodal Development Area overlay 
designation to the Walnut Station Mixed Use Center area was initiated in 2003. The Walnut Station area 
boundaries were revised based on public comment and with those new boundaries, the project continued 
until present. The proposal is consistent with this policy. 
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F. 7 Increase the use of motor vehicle parking management strategies in selected areas throughout the 
Eugene-Springfield metropolitan area. 

F.8 Implement TDM strategies to manage demand at congested locations, 

Regarding Policies F.7 and F.8, as previously mentioned, the proposed parking ratios for the Walnut Station 
area are consistent with the minimum parking ratios in nodal development areas throughout the City, which 
reflect a projected lower vehicle parking need based on the mixture of uses and emphasis on creating a 
pedestrian and alternative transportation friendly environment. There is also an allowance to further reduce 
parking requirements by using TDM (transportation demand management) programs through a land use 
application process. Therefore, the proposal is consistent with these policies. 

F.ll Develop or promote intermodal linkages for connectivity and ease of transfer among all transportation 
modes. 

F.13 Support transportation strategies that enhance neighborhood livability. 

F.14 Address the mobility and safety needs of motorists, transit users, bicyclists, pedestrians and the needs 
of emergency vehicles when planning and constructing roadway system improvements. 

F.15 Motor vehicle level of service policy:' 
a. Use motor vehicle level of service standards to maintain acceptable and reliable performance 

on the roadway system. These standards shall be used for: 
(1) Identifying capacity deficiencies on the roadway system. 
(2) Evaluating the impacts on roadways of amendments to transportation, plans, 

acknowledged comprehensive plans and land-use regulations, pursuant to the TPR 
(OAR 660-012-0060). 

(3) Evaluating development applications for consistency with the land-use regulations of 
the applicable local government jurisdiction. 

b. Acceptable and reliable performance is defined by the following levels of service under peak 
hour traffic conditions: LOS E within Eugene's Central Area Transportation Study (CATS) area, 
and LOS D elsewhere. 

c. Performance standards from the OHP shall be applied on state facilities in the Eugene-
Springfield metropolitan area. 

In some cases, the level of service on a facility may be substandard. The local government jurisdiction 
may find that transportation system improvements to bring performance up to standard within the 
planning horizon may not be feasible, and safety will not be compromised, and broader community 
goals would be better served by allowing a substandard level of service. The limitation on the feasibility 
of a transportation system improvement may arise from severe constraints, including but not limited to 
environmental conditions, lack of public agency financial resources, or land use constraint factors. It is 
not the intent of TSi Roadway Policy U2: Motor Vehicle Level of Service to require deferral of 
development in such cases. The intent is to defer motor vehicle capacity increasing transportation 
system improvements until existing constraints can be overcome or develop an alternative mix of 
strategies (such as: land use measures, TDM, short-term safety improvements) to address the problem. 

F.18 Improve transit service and facilities to increase the system's accessibility, attractiveness, and 
convenience for all users, including the transportation disadvantaged population. 

F.20 Implement traffic management strategies and other actions, where appropriate and practical, that give 
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priority to transit and other high occupancy vehicles. 

F.23 Require bikeways along new and reconstructed arterial and major collector streets. 

F.26 Provide for a pedestrian environment that is well integrated with adjacent land uses and is designed to 
enhance the safety, comfort, and convenience of walking. 

F.27 Provide for a continuous pedestrian network with reasonably direct travel routes between destination 
points. 

F.28 Construct sidewalks along urban area arterial and collector roadways, except freeways. 

F.17 Manage the roadway system to preserve safety and operational efficiency by adopting regulations to 
manage access to roadways and applying these regulations to decisions related to approving new or 
modified access to the roadway system. 

F.34 Operate and maintain transportation facilities in a way that reduces the need for more expensive 
future repair. 

As previously noted, the Walnut Station amendments implement a nodal development approach by 
integrating land use and transportation planning; to increase the use of alternative modes of transportation; 
reduce per-person vehicle miles of travel; and reduce demand for automobile-related transportation facilities. 
The regulations appropriately support a mixed use center in Walnut Station which is near the University of 
Oregon, established neighborhoods, and major existing and planned transportation facilities. The multiway 
boulevard design concept for Franklin Boulevard will address the mobility and safety needs of modes of traffic 
and pedestrians. While the multiway boulevard is not being adopted, a typical street design for the multiway 
boulevard concept is included in the Walnut Station Special Area Zone standards and specific area plan for 
reference when the boulevard is ready for implementation. In addition, a special setback is be|ng adopted 
along Franklin Boulevard in order to accommodate a multiway boulevard design. The special setback can 
accommodate a second future bus-rapid transit line in this area. The findings under Statewide Planning Goal 
12 regarding transportation are incorporated herein by reference as demonstration of consistency with these 
policies. 

G. Public Facilities and Services Element 

G.5 The cities shall continue joint planning coordination with major institutions, such as universities and 
hospitals, due to their relatively large impact on local facilities and services. 

Consistent with this policy, the City has facilitated and maintained consistent communication with University 
of Oregon staff on the Walnut Station project, and the University of Oregon,has consistently participated on 
the stakeholders group and as a member of the Technical Advisory committee. 

G.23 Support the retention of University of Oregon and LCC facilities in central city areas to increase 
opportunities for public transit and housing and to retain these schools' attractiveness to students and 
faculty. 

The Walnut Station Specific Area Plan and special area zone provisions recognize and include provisions for 
future University of Oregon development, and compliment existing development. The existing bus rapid transit 
system is planned to be expanded with a second lane as part of the multiway boulevard concept, which could 
be accommodated through the proposed special setback along Franklin Boulevard. Additionally, the proposed 
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amendments include re-designating the former ODOT property, which is currently owned by a University of 
Oregon related owner, to a Commercial designation and re-zoning the site to S-WS Walnut Station Special Area 
Zone, consistent with the Walnut Station Specific Area Plan. The proposal supports the retention of the 
University of Oregon in its current location and expands on public transit and housing attractiveness, 
consistent with this policy. 

J. Energy Element 

1.7 Encourage medium- and high-density residential uses when balanced with other planning policies in 
order to maximize the efficient utilization of all forms of energy. The greatest energy savings can be 
made in the areas of space heating and cooling and transportation. For example, the highest relative 
densities of residential development shall be concentrated to the greatest extent possible in areas that 
are or can be well served by mass transit, paratransit, and foot and bicycle paths. 

1.8 Commercial, residential, and recreational land uses shall be integrated to the greatest extent possible, 
balanced with all planning policies to reduce travel distances, optimize reuse of waste heat, and 
optimize potential on-site energy generation. 

As previously stated, the addition of the proposed Nodal Development Area Overlay Metro Plan designation to 
property within the subject area furthers implementation of the nodal development plan, an approach to 
integration of land use and transportation planning that seeks to increase the use of alternative modes of 
transportation, reduce per-person vehicle miles of travel and reduce demand for automobile-related 
transportation facilities. Increasing the use of alternative modes of transportation may result in energy savings. 
The addition of the Metro Plan's Mixed Use Area Overlay designation to property within the subject area also 
supports the Nodal Development Area Overlay designation. Designation of the Walnut Station area as a nodal 
development and mixed use area is appropriate and consistent with these policies given the proximity to the 
University of Oregon, existing neighborhoods and the bus-rapid transit system, and the special area zone 
provisions with emphasis on pedestrian friendly design. 

K. Citizen Involvement Element 

While none of these policies appear specifically applicable to this project, the findings under Statewide 
Planning Goal 1 are incorporated herein by reference. 

Metro Plan Amendment Conclusion 
Based on the findings above, the amendments are consistent with the Statewide Planning Goals and the 
remainder of the Metro Plan. 

Refinement Plan Adoption/Amendments (City File RA 10-1) 
Implementation of the Walnut Station Mixed Use Center is accomplished, in part, by the adoption of a new 
refinement plan: the Walnut Station Specific Area Plan. In addition, as the Walnut Station Mixed Use Center 
falls partially within the boundaries of two existing refinement plans, amendments are necessary to these 
plans to reconcile the three plans. The existing plans are the Fairmount/University of Oregon Special Area 
Study, which encompasses the portion of Walnut Station located south of Franklin Boulevard, and the 
Riverfront Park Study, which is applicable to the portion of Walnut Station located north of Franklin Boulevard. 
The refinement plan amendments associated with this request consist of: 
• Adoption of Walnut Station Specific Area Plan, including a land use diagram and policies, to establish the 

Walnut Station Mixed Use Center. 
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• Amendments to the Fairmount/University of Oregon Special Area Study text, polices and land use diagram 
to remove approximately 16 acres of the Walnut Station Mixed Use Center from the study. 

• Amendments to Riverfront Park Study text to clarify that the Riverfront Park Special Area Zone and 
development standards do not apply within the Walnut Station Specific Area Plan boundaries. 

As a result of these amendments, the Walnut Station Specific Area Plan will be the guiding planning document 
for the Walnut Station area. This plan contains a number of recommendations regarding design standards for 
streets; locations, width and design of sidewalk and bike facilities; information on infrastructure needed for 
development to occur, and specific design and development standards, such as for building form, parking and 
landscaping, as well as recommendations for parks and the millrace, in the context of the planning process that 
occurred. Design and development standards resulting from the process are being adopted and codified to 
implement the Walnut Station Mixed Use Center. Only the land use diagram and select policies adopted as 
part of the Walnut Station Specific Area Plan will be applicable as mandatory approval criterion for certain land 
use applications, the remaining portions of the plan are to be used to provide context for future planning 
decisions and a guide for development of future actions. 

Eugene Code (EC) Section 9.8424 requires that the following criteria (in bold and italics) be applied to 
Refinement Plan Amendments and Refinement Plan Adoptions: 

(1) The refinement plan amendment is consistent with all of the following: 
(a) Statewide planning goals. 

The findings above, at EC 9.7730(3)(a), incorporated herein by reference, demonstrate the project's 
consistency with the applicable Statewide Planning Goals, consistent with this criterion. 

(b) Applicable provisions of the Metro Plan. 

The findings above, at EC 9.7730(3)(b), incorporated herein by reference, demonstrate the project's 
consistency with the applicable provisions of the Metro Plan, consistent with this criterion. 

(c) Remaining portions of the refinement plan. 

The criterion applies to the amendments of the Fairmount/University of Oregon Special Area Study (1982) and 
the Riverfront Park Study (1986), and requires determination of whether the amendments to those plans 
related to the Walnut Station area are consistent with the remaining portions of the plans. 

Fairmount/University of Oregon Special Area Study 
The amendments to the Fairmount/University of Oregon Special Area Study include both text, policy and 
diagram amendments to remove of the Walnut Station area from the plan boundaries, and to reflect that the 
Walnut Station Specific Area Plan and Walnut Station Special Area Zone include this area. The area subject to 
these amendments consists of approximately 16 acres located east of Villard Street, between East 15th Avenue 
and Franklin Boulevard. 

A total of 13 policies, plus numerous text and three maps (Map 3 "Land Use Study Areas," Map 4 "Generalized 
Existing Land Use" and Map 6 "Land Use Diagram") have been revised to reconcile the removal of the portion 
of Walnut Station area from the plan. For instance, policies and text that specifically reference the former 
Oregon Department of Motor Vehicles site, which is located within the Walnut Station area, have been revised 
to eliminate references to this site, and the land use diagram has also been revised to not include this site. 

The following text to be added to the end of Introduction Section of the Fairmount/University of Oregon 
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Special Area Study further explains how the removal of the Walnut Station area is consistent with the 
remaining portions of the plan, particularly those portions pertaining to providing a transition between 
residential and non-residential: 

"With the adoption of the Walnut Station Specific Area Plan, the City Council removed from the Fairmount/ 
University of Oregon Special Area Study most of the area north of East 15th Avenue. The Land Use Diagram 
(Map 6) reflects the Fairmount/University of Oregon Special Area Study boundaries after the removal of Walnut 
Station area's Commercial, Office and Low or Medium Residential areas. In moving these properties from the 
Fairmount/University of Oregon Special Area Study to the Walnut Station Specific Plan and Special Area Zone, 
careful consideration was given to the Metro Plan Diagram as refined by the Fairmount/University of Oregon 
Special Area Study and to the zoning conditions at that time. As East 15th Avenue acts as a transition from 
primarily commercial zoning and uses, special emphasis was placed on East 15th Avenue as a transition edge. 
Development standards adopted for the Walnut Station Special Area Zone include a height step-down to three 
stories along East 15th Avenue, and an increased setback from 0 to 10' to match residential properties across 
the street and design standards were included to provide a residential scale. Policies relevant to these 
properties were also included in the Walnut Station Specific Area Plan." 

The amendments to the Fairmount/University of Oregon Special Area Study are consistent with the remaining 
portions of the plan, as the text, policies and maps pertaining to the Walnut Station area have been revised to 
remove this area from the plan and reflect the incorporation of this area into the Walnut Station Specific Area 
Plan. With these amendments, any inconsistencies are reconciled and the remainder of the plan can function 
independently. Furthermore, the relevant policy language from the Fairmount/University of Oregon Special 
Area Study is incorporated into the new Walnut Station Specific Area Plan so that they continue to apply to the 
area, and reflect the considerations given the area previously in the Fairmount/University of Oregon Special 
Area-Study. 

Riverfront Park Study 
The amendments to the Riverfront Park Study are limited to revisions of two policies to remove the ability of 
the S-RP Riverfront Park Special Area Zone from being applied within the area of the plan also included in the 
Walnut Station Specific Area Plan. As the Riverfront Park Study does not include a land use diagram that 
provides guidance for future land use patterns, no diagram amendments are necessary. The area subject to 
these amendments is the portion of Walnut Station located north of Franklin Boulevard. 

The relevant policies, Land Use Policies 1 and 2, require that the Special Development District (later renamed 
the Riverfront Park Special Area Zone ) apply to University owned land in that area, and allow the City to 
consider applying the Special District zoning for other properties within the Riverfront Park Study area only at 
the request of affected property owners. Both policies are amended to include the statement "except for 
property included in the boundaries of the Walnut Station Specific Area Plan boundaries" to ensure that 
although the area remains within the Riverfront Park Study, it is clear that the S-RP Riverfront Park Special 
Area Zone does not apply. 

As amended, the policies will remain applicable to the remaining properties in the Riverfront Park Study that 
are not included in the Walnut Station area, and thus consistent with the remainder of the plan. The 
remaining policies in the plan were evaluated for consistency with the amendments described above, and the 
majority of which are not affected by the amendments. Of those policies, the several were determined to be 
applicable to the proposal and are further addressed below. Based on the following evaluation, the 
amendments are consistent with the remaining portions of the plan. 
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TRANSPORTATION POLICIES (Pages 6-8) 

2. The City shall work with the Lane Transit District, the University of Oregon, and employers in the Riverfront 
area to maximize the use of alternate modes of transportation. Facilities and programs will be developed to 
work toward the goal of accommodating a substantial number of the trips made to new development 
within the Riverfront Park Study area through modes other than the single-occupancy automobile. 

One of the fundamental principles of the Walnut Station Mixed Use Center provisions is to facilitate a nodal 
development approach of integration of land use and transportation planning. The proposal seeks to increase 
the use of alternative modes of transportation, reduce per-person vehicle miles of travel and reduce demand 
for automobile-related transportation facilities. The regulations appropriately support a mixed use center in 
Walnut Station, which is poised for such a mixed use development. Additionally, the station area is adjacent to 
the University of Oregon and established neighborhoods. The existing major existing bus-rapid transit line is 
proposed to be expanded as part of the planned multiway boulevard facility concept which would convert the 
existing auto-oriented Franklin Boulevard to a multi-modal transportation system, providing for alternative 
transportation systems. As such, the proposal is consistent with this above policy. 

4. The City shall pursue construction of projects intended, by design and timing, to avoid Level of Service 
"E" in the Franklin Boulevard corridor. 

Although the Walnut Station Specific Area Plan includes the multiway boulevard concept for Franklin 
Boulevard, the plan does not include implementation of the multiway boulevard as a requirement of 
development. As noted in the Goal 12 Transportation Planning Rule analysis above, with mitigation, if the 
multiway boulevard concept is pursued, it will, by design avoid the Level of Service "E" consistent with this 
policy. 

7. The City, in cooperation with the University and developers, shall develop a plan for a comprehensive 
bicycle path network for the Riverfront Study area including: 1) the South Bank Bike Trail; 2) the Mill 
Race Bike Path (included in the Eugene Bikeways Master Plan); and 3) new paths providing access 
between Franklin Boulevard and the south Bank Trail and to destinations within the study area. 

The refinement plan amendments do not impact the effect of this policy. In January 2008, in cooperation with 
numerous stakeholders Eugene completed its Pedestrian and Bicycle Strategic Plan. The Plan used a 
community visioning process to develop goals and strategies to improve walking and bicycling. An updated 
Bike/Pedestrian Master Plan is required to develop infrastructure improvements that support the Strategic 
Plan. As part of the strategic plan in response to Fairmount Neighbors input several bike access along the 
Millrace that also provides access between Franklin Boulevard and the South Bank Trail are planned. An 
update to the Bike/Pedestrian master plan will be completed to allow construction of these bike paths 
consistent with this policy. 

The Walnut Station Specific Area Plan recommends an east/west connection somewhere along the millrace, 
however the bicycle/pedestrian master plan process will determine the final alignment, consistent with this 
policy. 

ENVIRONMENT POLICIES (Pages 9-10) 

1. The City of Eugene shall protect the riparian strip along the southern bank of the Willamette River 
within the study boundaries by: 1) directing future development away from this environmentally 
sensitive area; 2) establishing a buffer strip beginning at the top of the bank and extending a minimum 
of 35 feet to the south; 3) establishing a deeper setback to protect the east Millrace outfall and the 
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heavily used bicycle/pedestrian area around the south approaches of the Autzen Bike Bridge; and 4) 
developing, with the University of Oregon and the Eugene Water & Electric Board and other major 
property owners along the river's banks, an active management plan intended to enhance the 
environment of the natural vegetation along the river's edge. 

In this area, the riparian strip refers to the narrow vegetative strip along the steep south bank of the 
river. This policy is intended to protect the riparian strip along the river which will result in: 1) 

. preservation of valuable natural elements; 2) riverbank stabilization; and 3) protection of developable 
property from potential debris during major flooding (a rare possibility). This policy also recognizes that 
development within the Riverfront Park Study area provides unique opportunities to create more of an 
urban edge along portions of the river through sensitive location of buildings along the river, and that 
location of some public improvements can occur within the buffer and riparian strip. For example, a 
bicycle/pedestrian path could appropriately be included within the buffer strip and a public plaza and 
public access improvements could appropriately extend to the river through the riparian strip. 

The Walnut Station area is separated from the "riparian strip" referred to in this policy by the Southern Pacific 
Railroad Tracks. The City of Eugene has adopted Goal 5 (/WR Water Resources Conservation Overlay Zone) and 
Willamette River Greenway provisions that regulate development along the Willamette River. The proposed 
plan amendments and special area zone provisions will not amend those provisions. 

Restoration of the riparian edge by removing invasive species and replanting native species was recommended 
during early phases of the Walnut Station project. The boundary of the Walnut Station Mixed Use Center was 
subsequently clarified to not include the area north of the railroad tracks, but does include Franklin Park which 
could be considered part of the riparian strip along the river. The Walnut Station Specific Area Plan does 
recommend restoration of Franklin Park as a n atura l.area which will include invasive species removal and 
replanting of native species consistent with this policy. 

2. The existing Millrace which passes through a portion of the study area is an important environmental 
and historic city feature. Development occurring in the Riverfront Park shall maintain or improve visual 
and bicycle/pedestrian access to and along the Millrace, expanding its use for public recreation while at 
the same time recognizing its role as a storm runoff channel. 

The existing Millrace that passes through the Walnut Station area is identified and protected as a Goal 5 
resource with a 40 foot conservation setback. Development within the resource area and setback is regulated 
by the /WR Water Resources Conservation overlay and is limited in areas that have not been developed. The 
Walnut Station Special Area Zone provisions include an emphasis on providing adequate transition from 
Walnut Station to the Millrace. For instance, the provisions reduce heights in transition areas near the 
Millrace. Additionally, the Walnut Station Specific Area Zone provisions provide the opportunity to deviate 
from these clear and objective development standards through a discretionary design review process (a land 
use application process) where the development is reviewed based on design guidelines address compatibility 
of the development with its surroundings. 

Millrace treatment was approached with many options including Millrace providing a South bank promenade, 
enhancing the north bank for habitat, providing a multi-use path and providing building step backs. The 
Millrace stormwater function will be used as a way to enhance water quality flowing back into the Willamette 
River, allow for consolidated stormwater treatment and the creation of Green Streets. 

In the process of developing transitions to the Millrace, stakeholders drafting the form-based code considered 
requiring development to "face" the millrace, consistent with the vision for this area. Requiring a mult-modal 
access lane along the Millrace was also considered. Due to the uncertain future of the millrace in regards to 
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the University of Oregon continuing to pump water through it, the recommendation in the Walnut Station 
Specific Area Plan is to study the entire Millrace before any additional regulations are applied to the area. 

Given the proposed treatment and future study recommend above in regard to the Millrace, this proposal is 
consistent with the above policy. 

3. Development occurring in the Riverfront Park area shall be designed to preserve a significant cluster of 
black locust, English oak, and redleaf plum trees located just east of the current location of the bicycle 
path. 

4. Development in the Riverfront Park area shall, when possible, maintain and enhance the public's 
physical access to the river and the riparian strip along its banks. 

The Walnut Station Mixed Use Center area is mostly separated from the trees and "riparian strip" referred to 
in this policy by the Southern Pacific Railroad Tracks. Franklin Park could be considered as part of the "riparian 
strip" but is also separated from the Willamette River and its banks by the railroad tracks. The City of Eugene 
has adopted Goal 5 (/WR Water Resources Conservation Overlay Zone) and Willamette River Greenway 
provisions that regulate development along the Willamette River. The proposed plan amendments and special 
area zone provisions will not amend those provisions. 

In summary, the proposal is found to be consistent with the remaining provisions of the Fairmount/U of 0 
Special Area Study and the Riverfront Park Study. 

(2) The refinement plan amendment addresses one or more of the following: 
r v. . (a) An error in the publication of the refinement plan. 

(b) New inventory material which relates to a statewide planning goal. 
(c) New or amended community policies. 
(d) New or amended provisions in a federal law or regulation, state statute, state 

regulation, statewide planning goal, or state agency land use plan. 
(e) A change of circumstances in a substantial manner that was not anticipated at the time 

the refinement plan was adopted. 

The proposed amendments do not address an error in the publication of the applicable refinement plans, new 
inventory materials related to statewide planning goals, new or amended state or federal laws, regulations or 
policies or a change of circumstances not anticipated at the time of plan adoption. Therefore, criteria EC 
9.8424(2)(a), (b), (d) and (e) above are not applicable to these amendments. Regarding subsection (c), the 
refinement plan actions address new or amended community policies, as further described below. 

In 2001, the Eugene City Council adopted amendments to TransPlan, the Metro Plan and the land use code to 
implement a nodal development strategy. The new Metro Plan policies and amended land use diagram 
support nodal development and call for the city to apply the nodal development strategy in selected areas that 
have identified potential. The Walnut Station area/Franklin Boulevard Corridor was identified as one of these 
potential nodal development areas in TransPlan, and designation of the area as a Nodal Development Area 
was initiated in 2003. The Walnut Station Mixed Use Center implements the nodal development strategy, as 
further described under the findings addressing consistency with the Metro Plan policies at EC 9.7730(3)(b), 
consistent with this criterion. 

Refinement Plan Amendments Conclusion 
Based on the findings above, the actions are consistent with the refinement plan amendment criteria. 
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Code Amendments (City File CA 10-1) 
To implement the Walnut Station Specific Area Plan, as well as the related Metro Plan and other refinement 
plan amendments, the following amendments to the land use code (Chapter 9 of the Eugene Code) are 
included: 
• Establishment of the S-WS Walnut Station Special Area Zone 
• Establishment of a Design Review land use application process and related approval criteria 
• Requirement for a Neighborhood/Applicant Meeting prior to submittal of a Design Review application 
• Addition of Adjustment Review criteria specific to Walnut Station 
• Addition of the Walnut Station Specific Area Plan as an adopted plan 
• Revisions of other development standards and criteria for consistency with the S-WS Walnut Station 

Special Area Zone. 

Eugene Code Section 9.8065 requires that the following approval criteria (in bold and italics) be applied to a 
code amendment: 

(1) The amendment is consistent with applicable statewide planning goals adopted by the Land 
Conservation and Development Commission. 

The findings at EC 9.7730(3)(a) above, incorporated herein by reference, demonstrate compliance with the 
applicable statewide planning goals, consistent with this criterion. 

(2) The amendment is consistent with applicable provisions of the Metro Plan and applicable 
adopted refinement plans. 

The findings at EC 9.7730(3)(b) addressing consistency with the Metro Plan and the findings at EC 9.8424(l)(c) 
addressing consistency with applicable refinement plans, are incorporated herein by reference as 
demonstration of compliance with this criterion. 

(3) The amendment is consistent with EC 9.3020 Criteria for Establishment of an S Special Area Zone, 
in the case of establishment of a special area zone. 

As the amendments include the establishment of the S-WS Walnut Station Special Area Zone, this criterion is 
applicable. Consistency with EC 9.3020 is addressed below. 

EC 9.3020 Criteria for Establishment of an S Special Area Zone. Before adopting an ordinance adopting an S 
Special Area Zone, the city council shall find that the proposal is in compliance with the following criteria: 

(1) The area to which the S Special Area Zone is being applied meets at least one of the following 
criteria: 
a. is identified in the Metro Plan or in a refinement plan as appropriate for nodal 

development or for a special range of uses or development that can best be achieved 
with the use of a special area zone, or 

b. Possesses distinctive buildings or natural features that require special consideration to 
ensure appropriate development, preservation, or rehabilitation. In order to be 
considered distinctive, it must be demonstrated that: 
i. The area is characterized by buildings that merit preservation in order to protect 

their special features; or 
il. The area contains natural features that have been identified by the city as worthy of 

special treatment or preservation. 
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Approval of the establishment of the S-WS Walnut Station Special Area Zone is dependent upon approval of 
the concurrent Metro Plan diagram amendment (MA 10-1) to add the Nodal Development Area and Mixed Use 
Area Overlay designations to the entire Walnut Station area and upon approval of the concurrent refinement 
plan amendments (RA 10-1) designating the area as appropriate for nodal development/mixed use 
development. Findings addressing the identification of the site as a potential nodal development area, and 
addressing consistency with the Metro Plan and applicable refinement plans, at EC 9.7730(3)(b) and EC 9.8424 
are incorporated herein by reference as demonstration of compliance with this criterion. 

To facilitate the nodal development or mixed use concept, the code amendments include the adoption of a 
form-based code. Form-based codes foster predictable built results and a high-quality public realm by using 
physical form (ratherthan separation of uses) as the organizing principle for the code. Such codes typically 
include illustrations of development standards and principles. While this is a departure from the rest of the 
city's code and requires the creation of a special area zone, a form-based code was chosen following reasons: 

• Eugene's current policies and growth management strategies call for mixed use development, but 
the current code does not necessarily facilitate or encourage that type of development in this 
area. 

• The mix of uses contemplated in the Walnut Station area lends itself to a set of code provisions 
that allow for a broad range of uses ratherthan compartmentalizing uses by district or sub-district. 

• Significant issues for nearby residents and property owners are often focused on the form of 
development - i.e., the height, size and appearance of new development. The form-based code 
provides specific standards for these aspects of the development and includes a clear set of 
graphics to illustrate the standards so they are clear at the outset. 

• Facilitating mixed use development addresses other planning objectives, including meeting 
development targets to support transit, creating a pedestrian friendly environment, encouraging 
and providing opportunities for people to use transit and other alternative modes of transit, and 
creating buildings that allow for a flexible set of uses. 

The Walnut Station Special Area Zone will facilitate nodal or mixed use development, as identified in the Metro 
Plan and applicable refinement plans, consistent with this criterion. 

(2) An analysis of the area demonstrates how the uses and development standards of the S Special 
Area Zone ordinance will facilitate implementation of the planned use of the property or the 
preservation or rehabilitation of distinctive buildings or natural features of benefit to the 
community. 

The Walnut Station Mixed Use Center project included an early visioning process which established a shared 
vision for the area as a vibrant pedestrian friendly mixed use center. The planned uses for the properties, their 
development and the development intensities arose out of this process. Eugene's current land use code allows 
for a mixture of commercial and residential uses within a commercial zone; however, this mix of uses is only 
permitted if specific requirements are met, which are perceived as barriers to mixed use development. These 
barriers precipitated the analysis of other approaches to developing land use regulations, and form-based 
codes arose as a potential tool to facilitate mixed use development, while also addressing compatibility with 
surrounding residential neighborhoods and natural resource areas. Form-based codes emphasize 
requirements related to building form and de-emphasize restrictions on the types of activities which take place 
within buildings, and the form-based code for the Walnut Station Special Area Zone follows this model. Uses 
are still regulated, but within broad categories. All uses identified as permitted outright and conditionally in 
those use tables will be allowed in the Walnut Station area. A list of prohibited and conditional uses was also 
agreed to. These measures are a means to facilitate implementation of the planned uses. 
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The development standards proposed for the Walnut Station Special Area Zone address building height by 
creating a "step down" effect from the Franklin Boulevard corridor which is proposed to have a seven story or 
90-foot height maximum, to the neighborhood to the south and the millrace and riverto the north, where 
there is a three story height maximum. Development standards were developed which focused on creation of 
pedestrian friendly buildings. 

Further specific analysis of the area is included in the Walnut Station Specific Area Plan which is incorporated 
here by reference. This new refinement plan for the area provides detailed information on land uses; specifies 
the locations, classifications a.nd design standards for streets; specifies the locations, width and design of 
sidewalk and bike facilities; provides information on infrastructure needed for development to occur, including 
phasing and allocation of infrastructure costs; and specifies design and development standards, such as for 
building form, parking and landscaping, that will apply to new development. 

The need forthis special area zone is to develop a zoning tool that allows for mixed use development and 
implementation of the planned use of the properties within the Walnut Station area. Based on the above 
findings, this criterion is met. 

(3) Except for areas zone S-H Historic Special Area Zone, the area to be classified S Special Area 
includes at least % acre in area. 

The areas proposed for S-WS zoning totals approximately 80 acres, consistent with this criterion. 

(4) The application of the zone to the properties proposed for inclusion in the S Special Area Zone 
and the required provisions of a special area zone ordinance are consistent with the criteria for 
approval of a zone change, according to EC 9.8865 Zone Change Approval Criteria. 

The findings below at EC 9.8865 Zone Change Approval Criteria demonstrate consistency with this criterion 
and incorporated herein by reference. 

Code Amendments Conclusion 

Based on the above findings, the code amendments will comply with the applicable criteria. 

Zone Change (City File Z 10-1) 

Properties in the Walnut Station Mixed Use Center are currently zoned R-l Low-Density Residential, R-2 
Medium Density Residential, PL Public Land, 1-3 Heavy Industrial, S-RP Riverfront Park Special Area zone and C-
2 Community Commercial (see Exhibit Ato the ordinance). As part of this request, all properties will be re-
zoned to the S-WS Walnut Station Special Area Zone, which is established under the concurrent amendments 
to the land use code (CA 10-1). All properties that have the existing /WR Water Resources Conservation 
Overlay Zone will retain that overlay. The /SR Site Review Overlay Zone will be removed from one property 
along Villard Street. The /SR overlay was added to this property in 1971 to address access and traffic 
circulation, buffering and landscaping, and lighting impacts. City records indicate that the subject property has 
been in use a parking lot for property to the north (currently Villard Street Pub) since 1972. 
Eugene Code Section EC 9.8865 requires that the fol lowing approval criteria (in bold and italics) be applied 
to a zone change: 

(1) The proposed change is consistent with applicable provisions of the Metro Plan. The written text 
of the Metro Plan shall take precedence over the Metro Plan diagram where apparent conflicts 
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or inconsistencies exist. 

As noted previously, the Metro Plan diagram currently designates the subject properties for low density 
residential, medium density residential, parks and open space and commercial. Approval of the zone change is 
dependent upon approval of the Metro Plan diagram amendment (MA 10-1) to re-designate ten properties to 
commercial, and add the Nodal Development Area and Mixed Use Area Overlay designations. As a result, the 
entire Walnut Station Mixed Use Center will be designated for Commercial except for two park properties, 
which will remain designated Parks and Open Space. As established previously, the S-WS Walnut Station 
Special Area Zone is designed to implement the Metro Plan designations of Commercial and Parks and Open 
Space, as well as the Nodal Development Area and Mixed Use Area overlays designations. The findings under 
EC 9.7730(3)(b), above, incorporated herein by reference, demonstrate the zone change's consistency with the 
Metro Plan. Regarding removal of the /SR Site Review Overlay Zone, there are no Metro Plan policies or other 
text related to the application or removal of the /SR Site Review Overlay Zone relative to the subject property, 
or would otherwise present a conflict with this removal. Based on the above findings, the proposed zone 
change is consistent with this criterion. 

(2) The proposed zone change is consistent with applicable adopted refinement plans. In the event 
of inconsistencies between these plans and the Metro Plan, the Metro Plan controls. 

The Fairmount/University of Oregon Special Area Study and the Riverfront Park Study are currently the 
applicable adopted refinement plans for this area. As part of the implementation of the Walnut Station Mixed 
Use Center, the Walnut Station Specific Area Plan, a new refinement plan, is being adopted for the area. 
Concurrently, the Fairmount/University of Oregon Special Area Study and the Riverfront Park Study are being 
amended to reflect that the new refinement plan incorporates the Walnut Station area. Approval of the zone 
change in dependent upon the approval of these refinement plan diagram and text amendments (RA 10-1). 

Included in the Walnut Station Specific Area Plan is a land use diagram that designates all of the properties 
within the Walnut Station area for S -WS Walnut Station Special Area Zone, consistent with this zone change 
request. The Fairmount/University of Oregon Special Area Study land use diagram is being amended to 
remove the area included in the Walnut Station Mixed Use.Center and text is amended to ensure consistency 
with this proposal. Policy text in the Riverfront Park Study is being amended to ensure consistency with this 
proposal by not allowing properties within the Walnut Station area to be re-zoned to the Riverfront Park 
Special Area Zone. Although the Riverfront Park Study includes a land use map, it is not intended to guide 
future development and rather provides a snapshot of land uses at the time the study occurred. The findings 
at EC 9.8424(l)(c) are incorporated here by reference as further demonstration of consistency with the 
applicable adopted refinement plans. Regarding the removal of the /SR Site Review Overlay Zone from one 
property, there is no policy basis in any of the applicable refinement plans to support the retention of the 
overlay, nor does the applicable land use diagram designate the property for the /SR Site Review Overlay Zone. 
It is further noted that the land use code has undergone extensive updates since 1971, and that the current 
code provisions, along with the S-WS Walnut Station Special Area Zone, adequately address factors related 
compatibility, including access and circulation, landscaping and buffering, and lighting. As such, the /SR Site 
Review Overlay Zone is no longer warranted. Based on the above findings, this criterion has been met. 

(3) The uses and density that will be allowed by the proposed zoning in the location of the proposed 
change can be served through the orderly extension of key urban facilities and services. 

The minimum level of key urban facilities and services are defined in the Metro Plan as including wastewater 
service, stormwater service, transportation, solid waste management, water service, fire and emergency 
medical services, police protection, City-wide parks and recreation programs, electric service, land use 
controls, communication facilities, and public schools on a district wide basis (Metro Plan, Glossary page V-3). 

Findings - Walnut Station Mixed Use Center May 12, 2010 Page 30 of 32 



Wastewater, stormwater, and transportation facilities are currently available or can be extended in an orderly 
and efficient manner within a reasonable time frame as needed, consistent with this criterion. The discussion 
of compliance with Statewide Planning Goals 11 and 12 (Public Facilities and Transportation, respectively) in 
the findings above at EC 9.7730(3) is incorporated herein by reference as further demonstration of compliance 
with this criterion. All other services mentioned above are available to all properties within Eugene's Urban 
Growth Boundary and are therefore available to serve the subject property. Removal of the /SR Site Review 
Overlay Zone would not affect the provision of these key urban services. Based on the above findings, this 
criterion is satisfied. 

(4) The proposed zone change is consistent with the applicable siting requirements set out for the 
specific zone in: 
(a) EC 9.2150 Commercial Zone Siting Requirements. 
(b) EC 9.2430 Industrial Zone Siting Requirements. 
(c) EC 9.2510 Natural Resource Zone Siting Requirements. 
(d) EC 9.2610 Park, Recreation, and Open Space Siting Requirements. 
(e) EC 9.2681 Public Land Zone Siting Requirements. 
(f) EC 9.2735 Residential Zone Siting Requirements. 
(g) EC 9.3055 S-C Chambers Special Area Zone Siting Requirements. 
(h) EC 9.3105 S-CN Chase Node Special Area Zone Siting Requirements. 
(i) EC 9.3205 S-DW Downtown Westside Special Area Zone Siting Requirements. 
(]) EC 9.3305 S-E Elmira Road Special Area Zone Siting Requirements. 
(k) EC 9.3605 S-JW Jefferson Westside Special Area Zone Siting Requirements. 
(I) EC 9.3705 S-RP Riverfront Park Special Area Zone Siting Requirements. 
(m) EC 9.3805 S-RN Royal Node Special Area Zone Siting Requirements. 
(n) EC 9.3905 S-W Whiteaker Special Area Zone Siting Requirements. 
(o) EC 9.4205/EC East Campus Overlay Zone Siting Requirements. 
(p) EC 9.4715/WP Waterside Protection Overlay Zone Siting Requirements. 
(q) EC 9.4776 /WQ Water Quality Overlay Zone Siting Requirements (only for the purposes 

of adding the overlay zone. See EC 9.4786.). 
(r) EC 9.4915 /WR Water Resources Conservation Overlay Zone Siting Requirements (only 

for the purposes of adding the overlay zone. See EC 9.4960.). 
(s) EC 9.4815/WB Wetland Buffer Overlay Zone Siting Requirements, 
(t) An uncodified ordinance establishing a site specific S-H Historic Special Area Zone, a copy 

of which is maintained at the city's planning and development department. 

As part of the implementation for the Walnut Station Mixed Use Center, the S-WS Walnut Station Special Area 
Zone is being established in the land use code. Approval of this zone change in dependent upon the approval 
of these code amendments (CA 10-1). 

The S-WS Walnut Station Special Area Zone includes siting requirements, which require, in addition to the 
approval criteria at EC 9.8865, that the site to be rezoned must be included within the Walnut Station area 
depicted on the codified map showing the S-WS Walnut Station Special Area Zone and Frontage Districts. 
Consistent with these requirements, all properties to be rezoned are depicted on the referenced map, and 
compliance with the approval criteria at EC 9.8865 is established in these findings. The City is required, as part 
of the rezoning process, to identify the frontage district designation applicable to the property, and has met 
this obligation by including this information within the code amendments establishing the zone. Regarding the 
removal of the /SR Site Review overlay zone from one property and the retention of the /WR Water Resources 
Conservation Overlay Zone, there are no siting requirements related to the /SR Site Review Overlay Zone, and 
the /WR Water Resources Conservation Overlay Zone siting requirements only apply for the purposes of 
adding the overlay zone. Based on the above findings, the zone change will comply with the applicable 
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criterion 

(5) In cases where the NR zone is applied based on EC 9.2510(3), the property owner shall enter into 
a contractual arrangement with the city to ensure the area is maintained as a natural resource 
area for a minimum of 50 years. 

As the requested zone change does not involve the application of the NR zone, this criterion is not applicable. 

Zone Change Conclusion 
Based on the available information, the zone change will comply with the applicable criteria. 

C O N C L U S I O N : Based on the available information and materials in the record, and the above findings, the 
proposal is found to be consistent with the applicable approval criteria. 
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