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Presenter
Presentation Notes
The South Willamette Concept Plan is a pilot project that implements Envision Eugene.  In general, the Envision Eugene strategy calls for focusing multi-family housing and commercial redevelopment along “key transit corridors” – the major streets highlighted in yellow on the map here, and our “core commercial areas” – which are the areas shown in dark red.  

South Willamette area is a perfect combination – a core commercial area along a key transit corridor.




  Special Area Zone 



The 7 Pillars of Envision Eugene 

• Economic opportunities 
• Affordable housing  
• Climate and energy  
• Compact development and 

transportation 
• Neighborhood livability 
• Natural resources 
• Flexible implementation 

 



Envision Eugene 



South Willamette Concept Plan 

 Engage the 
community in finding 
BALANCE 

 Create an 
ACTIONABLE vision 

 Demonstrate 
COMMITMENT to 
compact growth 
 

SW Concept Plan created by the community 
between 2011 and 2013 



Integrated Approach 
• Community Participation 
• Planning with Urban Design 
• Iterative- built the plan gradually 

 

Public Engagement Timeline 2010 -2013 



Updating regulations to align with 
the community vision 

Enhancing public infrastructure such 
as streets and parks  

Investing in certain kinds of 
redevelopment projects 

Implementation 
Action Categories 

1 
2 
3 



  Similar Local Projects 

Downtown Riverfront 2013 

 
 

Walnut Station 2010 
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Presentation Notes
The South Willamette Concept Plan is a pilot project that implements Envision Eugene.  In general, the Envision Eugene strategy calls for focusing multi-family housing and commercial redevelopment along “key transit corridors” – the major streets highlighted in yellow on the map here, and our “core commercial areas” – which are the areas shown in dark red.  

South Willamette area is a perfect combination – a core commercial area along a key transit corridor.




• Appropriate building types and locations 

• Higher design standards with options 

• Creating great streets 

• Transition standards for neighborhoods 

• More housing types – Single Family Options 

• Flexibility & incentives for public benefits 

• Design review option for special projects 

Key Design Code Concepts 

Presenter
Presentation Notes
Here are some of the main ideas the code update aims to enable: new uses to support active streets, higher standards of design criteria and options, street design standards for the pedestrian realm, transition standards, special flexibility and incentives, a diversity of housing types, and optional design review.




  Building Types & Locations 

South 
Willamette 

Special Area 
Zone 

Presenter
Presentation Notes
The South Willamette Concept Plan is a pilot project that implements Envision Eugene.  In general, the Envision Eugene strategy calls for focusing multi-family housing and commercial redevelopment along “key transit corridors” – the major streets highlighted in yellow on the map here, and our “core commercial areas” – which are the areas shown in dark red.  

South Willamette area is a perfect combination – a core commercial area along a key transit corridor.




  Design Standards + Options 

 New clear/objective design 
standards for buildings 

 Special standards for each 
subdistrict 

 Menu of options to comply 
with standards 

Presenter
Presentation Notes
Design standards would establish new clear & objective standards for buildings
Special standards will apply within each subdistrict
And menus of design options will allow for flexibility and creativity

The purpose behind these design standards is to achieve the look, feel and function the community is asking for, while allowing developers different ways to provide it.




PROPOSED 
STANDARD 

Buildings required along a minimum 
of 60% of street frontage 

 
Up to 50% of building may be set 

back up to 15 feet 
 
 

S-SW MU/AC Proposed Code Standard - Building Frontage 

Presenter
Presentation Notes
The following slides illustrate some of the proposed code standards within the Mixed Use subdistrict. This standard would require buildings to have a minimum of 60% of the building along the street frontage with a maximum of 50% of the building set-back up to 15 feet. This helps ensure that most of the building lines the street with activity like shopping windows while allowing an optional inset that could be used for an urban plaza, outdoor café seating or other activities.



Transom windows 
 
 
Recessed entrance 
 
 
Architectural 
treatment 
 
 
Special trim or 
casing 

At least (2) of the 
following required: 

PROPOSED 
STANDARD 

Illumination 
within 10 feet of 
entrance 

Center Court Building – Broadway Commerce Center 

S-SW MU/AR Proposed Code Standard - Entrances 

Presenter
Presentation Notes
Building entrances would also need to include architectural details. The aim is to create visual interest, comfort and safety at the street level.



  Beyond the Travel Lanes 

    

    To Be Determined  
(street improvement 

project) 

The Streetside Realm 

Presenter
Presentation Notes
The South Willamette Concept Plan is a pilot project that implements Envision Eugene.  In general, the Envision Eugene strategy calls for focusing multi-family housing and commercial redevelopment along “key transit corridors” – the major streets highlighted in yellow on the map here, and our “core commercial areas” – which are the areas shown in dark red.  

South Willamette area is a perfect combination – a core commercial area along a key transit corridor.
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  Great Streets 

Presenter
Presentation Notes
A vibrant streetside realm is absolutely necessary to a walkable, attractive and successful main street. Important features include building details, wide sidewalks, plantings and furnishings, and on-street parking.



Great Streets - S-SW MU/AR Proposed Code Standard – 
Willamette Street - Special Set-Back 

Presenter
Presentation Notes
Along Willamette Street, we simply don’t have enough room to create the great pedestrian environment the community wants.  So, last summer we asked the community about the idea of setting aside more space to create a better streetside realm.  Of the 4 options we looked at, the preferred option would include parallel parking and a wider sidewalk.

The proposed code update would establish a special set-back so that new development allows the necessary space needed to do this, and proposes design standards for the area to ensure consistency.



5 feet 4 feet 

Eugene, OR:  W. 6th Ave. 

No Special Setback 
(current standard) 

Presenter
Presentation Notes
To see an example of what that might look like, you can head down to 6th avenue downtown where some buildings have been built right up to that sidewalk edge.
But because this isn’t a successful pedestrian space, the buildings and businesses don’t address the street – there’s no signs, no merchandise, no seating, no welcoming entries, window shopping, amenities, or any of the other things are needed here in South Willamette IF we want this to be a successful district.



Special 
Setback 

Proposed 15’  
Special Setback 

Presenter
Presentation Notes
Option 1, again, shows the best we can do with the existing sidewalk width, which is about 9 feet
Now, according to code – new buildings <<CLICK>> will need to be built up to the edge of the street (in reality there’s a little flexibility, but there is no parking allowed between the building and the street, and this is usually how it works out) 
This creates a pretty tight space for pedestrians between the building and the traffic moving in the street.  There’s really no buffer, not much room for pedestrians to pass each other or window shop, and also no room for businesses to set out merchandise or café seating.
This is the “no change” option, but it doesn’t achieve what the community says it wants for the area, and also doesn’t support broader goals of compact development in Eugene




Special 
Setback 

Proposed 15’ Special 
Setback (long-term) 

Allowed as an OPTION 
at the time of 
redevelopment 

Presenter
Presentation Notes
Option 3 is basically option 2 with an additional 7 or 8 feet for parallel parking.  This accomplishes two important things:  
One, parking creates a much better buffer between pedestrians and traffic on the street.  Remember, this option works with any of the alternatives for short-term improvements.
Two, since parking is not allowed between future buildings and the street <CLICK>, this is the only way to create convenient parking for people arriving by car to access businesses along the street.



  Transitions 

 Transition building types 
across the district 

 New housing types play 
role in creating smooth 
transition 

Presenter
Presentation Notes
Transitions zones within the special area zone would utilize multiple strategies to ensure a smooth transition between building types and uses.



SLOPED 
SETBACK 

BUFFER 

TREES 

BARRIERS & 
LANDSCAPING 

HEIGHT 

SETBACK 

S-SW Transitions Concepts 

Building type as transition 

Building form transition strategies 

Presenter
Presentation Notes
The image at the top illustrates how building form can be regulated to improve compatibility.
The image at the bottom illustrates how building type can be used between zones – the example show a rowhouse zone between multi-family housing and single-family zones.



  Flexibility and Incentives 

 Allow limited flexibility, e.g. height and setback 
 Flexible parking requirements; more options 
 Height bonuses for open space 

Presenter
Presentation Notes
Flexibility and incentives include height, set-back, and parking



  Diversity of Housing Types 

 Design standards for each type 
 Simplify permit process 
 Row houses only in designated 

areas (S-SW/SFO/RH) 

Presenter
Presentation Notes
The proposed code would create a special single-family option zone to allow smaller housing types in certain areas. Many smaller housing types are currently under-represented in Eugene and would provide additional options for changing demographics while still fitting in with the scale of a single-family neighborhood.




Single Family Options - Subdistrist 

Rowhouse 

Courtyard 

Cottage Cluster 

Other Types 
• Single-Family Detached 
• Duplex 
• Narrow House 
• SDU 

Presenter
Presentation Notes
Smaller housing options include rowhouses, courtyard housing and the cottage cluster.  Again, rowhouses would only be allowed in certain locations as a transition between single-family areas and larger building types such as mixed use.

It’s important to note that property owner can still build a traditional single-family residence in the SFO zone.



Building Form 

Sustainable 
Features 

Architectural 
Detailing 

Materials & 
Finish 

Scale 
Massing 
Projections 
 

Door & Window Trim 
Fascia Detail 
Eaves 
Porch Detail 
 

Accent Materials 
Cladding Changes 
Color Changes 

Solar Siting 
Solar Panels 
Rainwater Catchment 
Ecoroofs 

Siting Considerations 
Set-Backs 
Relationship to the Street 
Open Space 
Landscape Standards 
Access 

Single Family Options - Subdistrist 

Presenter
Presentation Notes

Design standards specific to each subdistrict and development type will apply. At the site level these include…..

For the building four menus of standards would apply….
A designer will be required to choose a number of options off of each menu. The aim once again is to provide a higher bar for design expectations but still build in flexibility.




  Design Review (optional) 

 Provide an “alternative path” approval process 
with design guidelines (vs. criteria) 

 Allows greater flexibility and design freedom 
 NOT REQUIRED 
 Process similar to existing process except with 

significantly improved design criteria 

Presenter
Presentation Notes
Design review would provide an alternate and optional path to the clear and objective standards.  This is useful for projects that are more complex or interested in alternative approaches to meeting the vision for the district.  



Public Engagement Timeline 2013-2014 

Open House 
with Planning 
Commission 

April 

2013 

Community Event 
“Beyond the Travel 
Lanes” 

September 

Stakeholder 
Event – AIA 
“Test Drive” 

May 

2014 

Summer 
Community Event 
Outreach 

June 

Stakeholders 
Meetings & 
Community 
Workshop September 



5 feet 10 feet 

Beyond the Travel Lanes 
 

Options for Street-side 
Character of the District 

2013 Community Event – “Beyond the Travel Lanes” 



Eugene True-Value 
Hardware 

Turtles Bar & Grill 
+ The Loft 

Eugene Coin & 
Jewelry 

2013 Community Event – “Beyond the Travel Lanes” 

Capella Market (in-progress) 

Presenter
Presentation Notes





“Beyond the Travel Lanes” – Sample Feedback 



2014 Stakeholder Event – AIA “Test Drive” 

• Professionals test the 
proposed code concepts 
against built projects  
 

• Sites in the study 
boundary are tested for 
feasibility 
 
 



South Willamette 
ArtWalk Parklet 

Collaboration between 
City of Eugene, UO 

architecture  students 
& Arriving by Bike 

Neighborhood 
Picnics 

Friendly Neighbors 
Crest Citizens 

Southeast Neighbors 

Door To Door 
Canvasing 

Individual meetings 
with all business 

people along 
Willamette Street 

Other Events 
Stakeholders Meeting 
Neighborhood Board 

Meetings 

2014 Public Engagement – Summer Events 



Planning Commission 
South Willamette Special Area Zone 

Open House 
 

Hilyard Community Center 
DATE TBD – FALL/WINTER 2014 

2014 Community Workshops– Autumn Events 



 Planning Commission Process 

Code 
Concepts 

 

 
 

Conceptual 
Provisions & 

Standards 
 

 
 

Draft Code 
Language 

 

 
 

Public Hearing 
+  

Recommendation 

 

 
 

1 2 3 4 



  Next Steps 

May – June Prelim. staff and legal review 

May – Oct Planning Commission prelim. review 

June  AIA test drive 

July – Dec  Public engagement, events 

Winter 2015 Planning Commission Open House 

Winter 2015  PC review/recommendation 

Spring 2015  Council work sessions/adoption 



 
 
For more information, visit: 
www.eugene.gov/SWillamette 
 
Or contact: 
Robin Hostick 
(541) 682-5507 
Robin.A.Hostick@ci.eugene.or.us 
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