AGENDA
Phone: 541-682-5377
https://www.eugene-or.gov/406/Hearings-Official

Meeting Location:
Atrium Building – Sloat Room
99 West 10th Avenue

The Eugene Hearings Official welcomes your interest in these agenda items. Feel free to come and go as you
please at any of the meetings. This meeting location is wheelchair-accessible. For the hearing impaired, FM
assistive-listening devices are available or an interpreter can be provided with 48 hours’ notice. To arrange for
these services, contact the Planning Division at (541)682-5481.

WEDNESDAY, JANUARY 9, 2019
(5:00 p.m.)
I.

PUBLIC HEARING ON A ZONE CHANGE, CONDITIONAL USE, SITE REVIEW AND ADJUSTMENT REVIEW
Marquis Care Facility (Z 18-3/CU 18-2/SR 18-6/ARA 18-23)
Location:

North side of Country Club Road, between Rivertowne Apartments and Eugene
Country Club

Request:

Assisted Living Facility

Applicant:

Scott Miller, Marquis Company

Representative: Gretchen Stone, CB Two Architects
Lead City Staff: Nicholas Gioello, Associate Planner
Telephone: (541) 682-5453
E-mail: NGioello@eugene-or.gov

Public Hearing Format:
1. Staff introduction/presentation
2. Public testimony from applicant and others in support of application.
3. Comments or questions from interested persons who neither are proponents nor opponents of the
proposal (neutral).
4. Public testimony from those in opposition to application.
5. Staff response to testimony.
6. Questions from Hearings Official.
7. Rebuttal testimony from applicant.
8. Closing of public hearing.
The Hearings Official will not make a decision at this hearing. The Eugene Code requires that a written
decision must be made within 15 days of close of the public comment period. To be notified of the
Hearings Official’s decision, fill out a request form at the public hearing or contact the lead City staff as
noted above. The decision will also be posted at https://www.eugene-or.gov/406/Hearings-Official.

Atrium Building, 99 West 10th Avenue
Eugene, Oregon 97401
Phone: 541-682-5377
Fax: 541-682-5572
www.eugene-or.gov/planning

ZONE CHANGE, CONDITIONAL USE PERMIT, SITE REVIEW AND ADJUSTMENT REVIEW
STAFF REPORT FOR MARQUIS CARE FACILITY
Application File Name (Number):
Marquis Care Facility (Z 18-3 / CU 18-2 / SR 18-6 / ARA 18-23)
Applicant’s Request:
Rezone of a portion of the site from R-1 Low-Density Residential to R-3 Limited High-Density
Residential; Conditional Use Permit and Site Review approval for a 139 bed and 74 living unit
assisted care facility; and Adjustment Review to access spacing standards.
Applicant/Owner:
Scott Miller, Marquis Companies
Applicant’s Representative(s):
Gretchen Stone, CB Two Architects
Lead City Staff:
Nicholas Gioello, Associate Planner, (541) 682-5343
Subject Property Location:
Tax Lots 1100, 1400, 1800 and 2400 of Assessor’s Map 17-03-30-10.
Located on Country Club Road north of Country Club Parkway
Existing Zoning:
R-3 Limited High Density Residential; R-1 Low Density Residential (portion of Tax Lot 2400
proposed to be rezoned); SR Site Review; WR Water Resources.
Relevant Dates:
Application submitted June 11, 2018; deemed incomplete July 11, 2018; supplemental materials
submitted on September 7, 2018; deemed incomplete September 27, 2018; supplemental
materials submitted November 15, 2018; application deemed complete on November 15, 2018;
revised site plans submitted December 20, 2018; public hearing scheduled for January 9, 2019.
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Purpose of Staff Report
Staff reports provide community members an opportunity to learn more about the land use
request and to review staff analysis of the application. Staff reports are available seven days prior
to the public hearing (see EC 9.7320). The staff report provides only preliminary
recommendations, and information. The Hearings Official will also consider additional public
testimony and other materials presented at the public hearing before making a decision on the
application. The Hearings Official’s written decision on the application is generally made within 15
days following close of the public record, following the public hearing (see EC 9.7330). For
reference, the quasi-judicial hearing procedures applicable to this request are described at EC
9.7065 through EC 9.7095.
Background and Present Request
The subject site consists of four tax lots totaling approximately 12.09 acres in size and is located on
the north side of County Club Road across from the intersection with Country Club Parkway. The
site is currently undeveloped.
The present request includes a zone change request for a small portion of Tax Lot 2400 (that is
split zoned) from R-1 Low-Density Residential to R-3 Limited High-Density Residential; Conditional
Use Permit (CUP) and Site Review (SR) requests for the use of the property as an assisted care
facility; and Adjustment Review requests to access spacing standards in EC 7.420(2)(b and e) to
allow the placement of the western driveway.
The site consists of four contiguous tax lots. All of these lots have R-3 Limited High-Density
Residential zoning. Tax Lot 2400 is split zoned, with a small portion of the lot, approximately 0.28
acres, zoned R-1 Low-Density Residential. All of the site currently zoned R-3 also includes the SR
overlay zone. Tax Lot 1100, in the northern portion of the site, also includes the WR overlay zone.
Access to the site is taken on the frontage along Country Club Road. As discussed in the following
evaluation, the subject property is designated for High-Density Residential uses on both the Metro
Plan land use diagram and the Willakenzie Area Plan land use diagram. The proposed rezone of R1 Low-Density Residential zoning to R-3 (Limited High-Density Residential) implements this plan
designation.
The following development and use of the property as an assisted care facility triggers the need
for Conditional Use and Site Review approvals. The project is described as a senior housing campus
with assisted living and memory care facilies. Development is proposed in four phases, however
the applicant indicates that phases may be constructed simultaneously:
 Phase I – three story, approximately 98,550 square foot, 137 bed assisted living and
memory care facility with associated parking and landscaping;
 Phase II – 44 independent living townhouse units, pedestrian walkways and landscaping;
 Phase III – 30 cottage units and associated landscaping;
 Phase IV – Community Center which will house a gym, community room, café, swimming
pool and other amenities.
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The applicant is also requesting adjustment to the access spacing standards to allow for the
placement of placement of the western driveway on Country Club Road less than 150 feet from a
neighboring development’s driveway and to allow for a slight offset alignment with a private
street on the south side of Country Club Road.
The applicant met with staff on August 16, 2017 to discuss the proposal, in compliance with EC
9.7005 Pre-application Conference. The applicant also held a neighborhood meeting on January
25, 2018, in compliance with EC 9.7007 Neighborhood/Applicant Meetings.
Application Referrals and Public Hearing Notice
Public notice of the subject applications was mailed on December 7, 2018, and the property was
posted on December 7, 2018, consistent with the requirements of EC 9.7315 Public Hearing
Notice. A summary of testimony received is provided below. Any testimony received following the
completion of this staff report and prior to the public hearing, will be presented to the Hearings
Official at the public hearing
The Planning Division also provided information concerning the application to other appropriate
City departments, public agencies, service providers, and the affected Cal Young Neighborhood
Association. All referral comments received by the Planning Division on this application are
included in the application file for reference, and addressed in the context of applicable approval
criteria and standards in the following evaluation.
All documents associated with this application have been made available to the Hearings Official
and are also available for public review at the Eugene Planning Division offices.
The following evaluation is broken into four sections, the first section evaluates the applicant’s
request for zone change for a portion of Tax Lot 2400 from R-1 to R-3 zone. The second section
evaluates the applicant’s Conditional Use Permit (CUP) approval to develop an assisted care facility
on the site. The third section evaluates the applicant’s request for Site Review (SR) approval to
develop an assisted care facility on the site. The fourth section evaluates the applicant’s request to
adjust driveway access standards and the use of an alternative transportation analysis through an
Adjustment Review (ARA). Concurrent review of these applications is allowed per EC 9.8005.
Public Testimony
As of December 31, 2018, the Planning Division received written public testimony from one
neighbor expressing the following concerns/questions:
 Did the Cal Young Neighborhood or the City of Eugene ever consider preserving the land as
open urban space?
 Was a wildlife impact study completed?
 Is there a proposed transition/break consisting of things such as: trees, green belt, walls, or
fence between our residential development and the project? Based on the preliminary site
plan, the eastern driveway and parking area abuts our HOA property line.
 What will be the nighttime illumination and noise impact to our homes facing the shared
property line?
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Regarding the question of preserving the land as open urban space, staff is unaware of any effort
by the City or any outside private group to preserve this area. It is also noted that the Metro Plan
and Willakenzie Area Plan has identified this site as High-Density Residential. Regarding the
question of a Wildlife Impact Study, there are no requirements in the approval criteria for this type
of study, however, staff notes that the required Natural Features Assessment does include
information on types of animal species with the potential to occur within the vicinity of the project
area. Based on the submitted assessment and investigation of on-site habitat conditions, it was
determined that no suitable habitats or known occurrences of species were found at the site. The
two other questions are addressed within this staff report.
Several posts were placed on the social media website Craigslist by anonymous sources and as
such are not considered public testimony. However, these posts were requested to be placed in
the public record. One post encourages the public to speak at the public hearing on January 9,
2018. Concerns with the proposed project are generally:
 Loss of all existing trees except two;
 Concern with the adjustment request for access as a “special exemption”;
 Unreasonable habitat destruction;
 Increase in vehicular traffic;
 Loss of a giant sequoia tree on the property;
 Site is referred to as “our de facto park” and concern with the loss of the “park”.
Regarding the concerns expressed in these posts, as discussed throughout this staff report, the
property in question is privately owned property and is not a park. The site is zoned almost
entirely R-3 Limited High-Density, except for a small portion zoned R-1 Low-Density Residential.
The site is identified in the Metro Plan and the Willakenzie Area Plan as High Density Residential.
The criteria regarding tree preservation and traffic impacts are discussed within this staff report.

Section 1 - Zone Change Evaluation (Z 18-3)
As noted above, the zone change is only for a portion of the site, approximately 0.28 acres. Tax lot
2400 (which is 4 acres in size) is split zoned R-1 Low Density Residential and R-3 Limited-High
Density. The proposed zone change would result in the R-1 zoned portion becoming zoned R-3,
consistent with the remainder of the site.
EC 9.7330 and EC 9.8865 require the Hearings Official to review an application for a zone change
and consider pertinent evidence and testimony as to whether the proposed change is consistent
with the criteria required for approval, shown below in bold typeface. Staff’s findings in response
to each of the criteria are provided below, to assist the Hearings Official in making a decision on
the zone change request.
EC 9.8865(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 or inconsistencies exist.
The Metro Plan designates the subject property as High Density Residential, and the proposed R-3
zoning is consistent with this designation. The applicant’s written statement asserts there is no
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Metro Plan text that conflicts or is inconsistent with the proposed CUP. Staff concurs with the
applicant, finding no policies to be mandatory approval criteria.
Based on these findings, this criterion is met.
EC 9.8865(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 Willakenzie Area Plan is the adopted refinement plan and the subject property is located with
the Willagillespie Subarea. The subject property is designated as High-Density Residential, which is
consistent with the proposed zone change. While there are no mandatory policies that apply
directly to the site, the following policies from the Willakenzie Area Plan is supportive of the
proposed zone change:
Residential Policies and Proposed Actions
4.

Encourage a mixture of housing densities and types to address the housing
needs of a diverse population.

The proposed development exceeds the minimum density requirement of the R-3 zone, and
provides a mix of housing alternatives. As an assisted care facility, the development will serve a
unique population (primarily elderly residents) which a ranges of care options from independent
living to a 24 hour care facility. These types of housing needs are not needs which are abundantly
addressed within the immediate neighborhood.
5.

Encourage medium – and high-density residential uses in areas which have good
access to commercial services, public open spaces, schools, parks, transit and other
alternative modes of transportation.

The site is adjacent to Country Club Road, a fully developed public street with sidewalks for
pedestrian circulation and marked bicycle lanes. Lane Transit District bus service is provided within
200 feet of the development. The site is located within walking, biking and public transit access to
the surrounding residential neighborhoods, Coburg Road corridor, Valley River Center, downtown
Eugene, multiple commercial services, and medical facilities. Nearby recreation areas include Alton
Baker Park and Skinner Butte, located within a mile of the site.
Willagillespie Subarea Policies and Proposed Actions
2. The City shall encourage infilling of large, vacant residential parcels and residential
parcels which have not yet been developed to their fullest capacity in order to
accomplish a compact urban growth form.
The proposed zone change to R-3 Limited High-Density Residential, is consistent with this policy,
by allowing this parcel to develop to its fullest capacity. Staff finds that the refinement plan does
not include any policies that would serve as approval criteria for the proposed zone change.
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11. The City shall recognize the area on the north side of Country Club Road (Tax Lots 1100,
1400, 1800, and 2400 – Assessor’s Map 17-03-30-1 0), as depicted on the Willakenzie
Land Use Diagram, as appropriate for high-density residential development.
As previously noted in the staff report, most of the site is currently zoned as R-3 Limited High-Density
Residential. The proposed zone change of a small portion of the site to R-3, is consistent with this policy, by
allowing this parcel to develop to its fullest capacity. As staff noted previously the Metro Plan also depicts
this site as high density residential.
Staff finds that the refinement plan does not include any policies that would serve as approval criteria for
the proposed zone change, however the above described policies demonstrate the proposed development
is consistent with the Willakenzie Area Plan.
Based on the demonstrated consistency with Willakenzie Area Plan, this criterion is met.

EC 9.8865(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.
Key urban facilities and services are defined in the Metro Plan as: wastewater service, stormwater
service, transportation, water service, fire and emergency medical services, police protection, Citywide parks and recreation programs, electric service, land use controls, communication facilities,
and public schools on a district-wide basis (see Metro Plan page V-3).
Referral comments from the Public Works Department, which are included in the application file,
confirm that the uses allowed by the R-3 zone on the subject property can be serviced through the
orderly extension of key urban facilities and services.
In regard to wastewater, public wastewater is available to this location via a public wastewater
line within Country Club Road, which is addressed in greater detail in Section 3 – Site Review (SR
18-6), specifically at EC 9.8440(5)(b) and incorporated herein by reference. All on-site utilities will
be owned and maintained by the developer. There are no liens or on-hold assessments of record
due.
In regard to stormwater, the public storm system is not available to serve this property. However,
the applicant has provided plans for treating run-off of impervious surfaces which is addressed in
in greater detail in Section 3 – Site Review Evaluation (SR 18-6), specifically at EC 9.8440(5)(j) and
incorporated herein by reference. Consistency with applicable stormwater development
standards will be reviewed at the time of development.
This property abuts Country Club Road, classified as a minor arterial. The proposed development is
evaluated for applicable street standards through the concurrent CUP application in Section 2 of
this report, subsections EC 9.8090(6), (8)(b) and (8)(e)) and has been determined to comply with
all applicable street standards.

Marquis Care Facility
(Z 18-3, CU 18-2, SR 18-6 & ARA 18-23)

December 2018

6
HO Agenda - Page 6

Based on the above findings, this criterion is met.
EC 9.8865(4): The proposed zone change is consistent with the applicable siting requirements
set out for the specific zone in:
(f) EC 9.2735 Residential Zone Siting Requirements.
This criterion does not apply as there are no specific siting requirements for the R-3 zone.
EC 9.8865(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.
This criterion does not apply as the proposed zone change does not include the NR zone.
Transportation Planning Rule (TPR) Evaluation
Goal 12 Transportation of the Statewide Planning Goals, adopted by the Land Conservation and
Development Commission, must be specifically addressed as part of the requested zone change
and in the context of Oregon Administrative Rules, as follows.
As adopted, OAR 660-012-0060(1) states:
(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land
use regulation (including a zoning map) would significantly affect an existing or planned
transportation facility, then the local government must put in place measures as
provided in section (2) of this rule, unless the amendment is allowed under section (3),
(9), or (10) of this rule.
Staff finds that the proposed zone change is subject to subsection (9), which reads as follows:
(9) Notwithstanding section (1) of this rule, a local government may find that an amendment
to a zoning map does not significantly affect an existing or planned transportation facility
if all of the following requirements are met.
(a) The proposed zoning is consistent with the existing comprehensive plan map
designation and the amendment does not change the plan map:
(b) The local government has an acknowledged TSP and the proposed zoning is
consistent with the TSP; and
(c) The area subject to the amendment was not exempted from this rule at the time of
an urban growth boundary amendment as permitted in OAR 660- 024-220(1)(d), or
the area was exempted from this rule but the local government has a subsequently
acknowledged TSP amendment that accounted for urbanization of the area.
City of Eugene’s adopted Eugene 2035 Transportation System Plan (2035 TSP) is the City’s
acknowledged local transportation system plan. Chapter 3: Needs Assessment and Evaluation of
the 2035 TSP provides:
The needs assessment and resulting projects…that establish a transportation system
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adequate to meet the identified local transportation needs are based upon the land use
designations established by the Metro Plan. Because the 2035 TSP is based on the Metro
Plan land use designations, any zone allowed within the land use designation is consistent
with both the Metro Plan and this 2035 TSP.
As previously discussed, the recommended zoning of the subject property is consistent with its
land use designation in the Metro Plan. Therefore, the zoning of the subject property is consistent
with the 2035 TSP.
As the applicant has not requested an amendment of the Metro Plan designation, and the
proposed R-3 zoning remains consistent with its High-Density Residential designation, the zone
change complies with OAR 660-012-0060(9) and satisfies OAR 660-012-0060(1). Based on these
findings, the proposed zone change complies with The Transportation Planning Rule.
Based on the above findings, staff recommends approval of the zone change request.

Section 2 - Conditional Use Permit Evaluation (CU 18-2)
As noted above, the proposed assisted care facility includes a 138 bed assisted care and memory
care building, 30 duplexes, 44 townhouse units, a community center building and private streets.
Assisted care facilities are allowed in the R-3 Limited High Density Residential zone, subject to an
approved conditional use permit.
In accordance with EC 9.7330, the Hearings Official is required to approve, approve with
conditions, or deny a Type III land use application. The decision must be based on, and be
accompanied by, findings that explain the criteria and standards considered relevant to the
decision. It must also state the facts relied upon in rendering the decision, and explain the
justification for the decision based upon the criteria, standards, and facts set forth.
To assist the Hearings Official in rendering a decision on the application, staff presents the
following CUP approval criteria (shown below in bold typeface), with findings related to each,
based on the evidence available as of the date of this staff report. Staff has also provided a
recommendation to the Hearings Official following the staff evaluation, below.
EC 9.8090(1): The proposal is consistent with applicable provisions of the Metro Plan and
applicable refinement plans.
The Metro Plan land use diagram shows the subject properties as being designated High-Density
Residential. With the exception of Tax Lot 2400, the existing zoning for the site is R-3 Limited HighDensity Residential, which is consistent with the Metro Plan designation. As noted above, Tax Lot
2400 is split zoned, with a small portion of the lot zoned R-1 Low-Density Residential. A concurrent
zone change application has been submitted for Tax Lot 2400 to rezone the portion of the lot that
is R-1 to R-3, which is consistent with the Metro Plan Diagram. There is no Metro Plan text that
conflicts or is inconsistent with the proposed CUP.
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Additionally, EC Table 9.2740 acknowledges assisted care facilities in the R-3 zone subject to a
CUP. The CUP process serves as a local control intended to address the compatibility of assisted
care within the surrounding residential area.
The above findings establish that the proposed CUP and concurrent zone change are consistent
with the Metro Plan. In fact, the concurrent zone change will eliminate an inconsistency with the
R-1 zoned portion and the property’s existing High Density Residential plan designation.
As discussed in detail In Section 1 (Zone Change Evaluation), at EC 9.8865(2), and incorporated
herein by reference, the site is within the boundary of the Willakenzie Area Plan. As discussed, the
refinement plan does not include any policies that would serve as mandatory approval criteria.
However, as noted there are several applicable policies in the Plan that are either supported by or
consistent with the proposal, which demonstrates the proposed development is consistent with
the Willakenzie Area Plan.
Based on these findings, this criterion is met.
EC 9.8090(2): The location, size, design, and operating characteristics of the proposal are
reasonably compatible with and have minimal impact on the livability or appropriate
development of surrounding property, as they relate to the following factors:
(a) The proposed building(s) mass and scale are physically suitable for the type and
density of use being proposed.
The proposed project includes a 3-story 138 bed assisted care and memory care building, 30
duplex units of one and two-stories, and six townhouse buildings three-stories high with a total of
44 units, as well as a community center building. The proposed project will be reasonably
compatible with the adjacent residential uses and will have minimal impact on the livability or
appropriate development of surrounding property.
The site is surrounded by a variety of uses: the Eugene Country Club is to the north (zoned R-1);
Country Club Garden a, two-story condominium development is to the east (zoned R-3); large
commercial office complex developments are on the south side of Country Club Road (zoned GO
General Office), and the Rivertowne Apartments, a two-story multi-family development to the
west (zoned R-3). The design of the Marquis development takes into consideration the irregularly
shaped site and the surrounding developments by orienting the largest building (the assisted care
and community center) to the street with the three-story townhouse buildings in the center of the
development and the duplex cottage units, which are one and two stories, being placed along the
east and west boundaries in the northern portion of the site.
The mass and scale of the proposed facility is reasonably compatible with the area. The assisted
care/memory care building has multiple roof lines that vary from 40 to 45 feet in height.
All façades are proposed to be articulated with a variety of materials, offsets, relief, insets and
varying roof heights in order to provide a scale that physically relates to the neighboring
residential scale and provides a more interesting visual appearance. The townhouse buildings also
feature multiple roof lines that vary in height from 32 to 40 feet in height and will be similarly
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articulated with a variety of materials, offsets, relief, insets and varying roof heights, surface
materials and colors, and decks with railings, to provide an enhanced visual appearance. The
duplexes have a residential feel and scale, with a mixture of one- and two-story elements and shed
style pitched roof elements.
No proposed buildings exceed the 50-foot height limitation in the R-3 zone. The neighboring
residential developments to the east and west have two-story elements. The commercial
developments directly across Country Club Road to the south exceed 45 feet in height.
Regarding lot coverage, the entire site when fully developed will have 25 percent lot coverage, and
40 percent open living space, which exceeds the minimum requirements. The proposal
incorporates multiple outdoor areas for residents which include activity areas, seating area,
courtyards, and a community garden.
Overall, the proposed architectural style is complementary to the neighborhood character, and to
nearby developments. Lighting, landscaping and other site features will be designed to soften the
mass and scale of the buildings and enhance the existing neighborhood.
Based on the above findings, this criterion is met.
(b) The proposed structures, parking lots, outdoor use areas or other site improvements
which could cause substantial off-site impacts such as noise, glare and odors are
oriented away from nearby residential uses and/or are adequately mitigated through
other design techniques, such as screening and increased setbacks.
In compliance with EC 9.2750, the proposed development will meet the required minimum 5-foot
interior yard setback and exceed the minimum10 foot front yard setback. Overall, the site is
designed to minimize impacts to surrounding residential uses by orienting the building fronts
toward the center of the campus. Lower density uses are proposed along the east and west
boundaries of the north part of the site. Vehicle drive aisles and parking areas are generally
oriented away from neighboring residential properties. Outdoor community activity areas are also
located within the interior of the campus.
Assisted care facilities, which are typically quiet and low impact uses, along with the residential
component of duplexes cottages and townhomes, also contributes to this development being
compatible with the neighboring high-density residential developments, commercial uses and golf
course.
The proposed main parking lot is located adjacent to Country Club Road and along a portion of the
eastern property boundary. These parking areas will be screened with appropriate landscaping
materials to create an attractive buffer and minimize impacts to the neighboring residential
development to the east. All other parking areas, such as the individual driveways for the cottages,
and parking areas for the townhomes are generally located away from the site boundaries and
oriented towards the center of the development.
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The applicant’s site plan shows 5-foot wide landscaping buffers adjacent to the vehicle use areas
for the townhomes at the northeast and southwest portion of the site as well as the vehicle use
areas between the northeast cottages and property line. However, the Perimeter Parking Area
Landscaping requirements of EC 9.6420(3)(d)(3)(a) require 7-foot wide landscape beds with L-3
(High Screen Landscape Standard) landscaping as described at EC 9.6210(3). In order to meet
these requirements, the following condition is warranted:


The final plans (sheets A1 and L101) shall be modified to show 7-foot wide landscape beds
with L-3 landscaping materials adjacent to the vehicle use area for the townhomes at the
northeast and southwest portion of the site as well as the vehicle use areas between the
northeast cottages and property line.

The applicant’s landscape plan (sheet L101) is also inconsistent with the landscape standards of EC
9.6210. The callouts for “Buffer Plantings” and “Buffer Trees “ on the landscape plan lists species
that are not consistent with the required L-3 landscape materials and the City’s Plant Material List.
Additionally, the canopy trees shown in the L-2 landscape area fronting Country Club Road are
incorrectly spaced at approximately 50 feet. In order to meet the requirements of EC 9.6210, the
following condition is warranted:


The final plans (sheet L101) shall be modified, replacing the “Buffer Plantings” shown with
species designated “high shrubs” on the City’s Plant Material List wherever the L-3
landscape bed is required; and replacing “Buffer Trees” species with designated “Canopy
Trees” species on the City’s Plant Material List wherever the L-2 or L-3 landscape bed is
required. Canopy tree spacing in the entire L-2 bed along Country Club Road shall be
shown at one tree per 30 linear feet.

The proposed buildings, landscaping, outdoor use areas and other site improvements are oriented
away from residential uses and/or designed to mitigate potential off-site impacts. Current building
standards require exterior materials, dual pane windows and wall insulation which also increases
noise reduction emanating from the living units, therefore reducing the potential off-site impacts
due to noise. Exterior lighting fixtures will be chosen that ensure minimal light escapes the site.
The use of the property is generally residential in nature; noise, glare and odors associated with
this use will be typical to any of the surrounding residential uses and is not anticipated to cause
substantial off-site impacts.
Based on these finding and proposed conditions of approval, this criterion is met.
(c) If the proposal involves a residential use, the project is designed, sited and/or
adequately buffered to minimize off-site impacts which could adversely affect the
future residents of the subject property.
The intention of this subsection is to address situations where residential uses are proposed near
existing incompatible uses normally associated with industrial and commercial zones. In this case,
the subject site is adjacent to high density residential uses and a golf course. The main assisted
care building and community building are set back a minimum of 67 feet from the existing

Marquis Care Facility
(Z 18-3, CU 18-2, SR 18-6 & ARA 18-23)

December 2018

11
HO Agenda - Page 11

sidewalk, which provides a significant separation of more than 160 feet from the commercial
office development located on the south side of Country Club Road. Because it is not expected
that any of these nearby uses will negatively impact the proposed development, no mitigation to
address the above criterion is necessary.
Based on these findings, this criterion is met.
EC 9.8090(3): The location, design, and related features of the proposal provides a
convenient and functional living, working, shopping or civic environment, and is as attractive
as the nature of the use and its location and setting warrant.
The area surrounding the subject property has a mix of uses, mainly developed with high density
residential uses and general office developments. The site is within convenient walking/biking
distance to a large supermarket and retail commercial shopping corridor on Coburg Road less than
one mile to the east. The Valley River Center with retail and restaurant amenities is located less
than a mile to the west.
The proposal is also consistent with this criterion because the location, building design, and site
design of the proposed development provide essential services. An extensive pedestrian path
system is provided, allowing residents to walk from their units to the assisted care building, the
community center and throughout the site to various outdoor community areas. A viewing
platform is proposed in the natural area at the northern end of the site for use of the residents.
Pedestrian connections to the public sidewalk along Country Club Road will provide accessible
routes to the public way and nearby transit stops.
Based on these findings, this criterion is met.
EC 9.8090(4): The proposal demonstrates adequate and safe circulation exists for the
following:
(a) Vehicular access to and from the proposed site, and on-site circulation and
emergency response.
Access to the development site will be provided by the proposed access connections from Country
Club Road. Comments from the Fire Marshal’s Office regarding access, on-site circulation and
emergency response have been forwarded to the applicant, and will be further evaluated by the
Fire Marshal’s Office during review of building permits for the development. Additional
information items are provided at the end of this staff report.
As discussed in Section 4 Evaluation of Adjustment Review Application, the applicant has applied
for an adjustment to the access management standards since the proposed western access
connection to Country Club Road does not comply with EC 7.420(2)(b) and (c). This is because the
driveway is proposed to be less than 150 feet from the neighboring development access and the
proposed access is not in alignment with an existing access connection on the south side of
Country Club Road. Public Works staff has reviewed the applicant’s request, which demonstrates

Marquis Care Facility
(Z 18-3, CU 18-2, SR 18-6 & ARA 18-23)

December 2018

12
HO Agenda - Page 12

the proposed access connection is adequate and safe, and is recommending approval of the
adjustment request.
Based on these findings, this criterion is met.
(b) Pedestrian, bicycle and transit circulation, including related facilities, as needed
among buildings and related uses on the development site, as well as to adjacent and
nearby residential areas, transit stops, neighborhood activity centers, office parks,
and industrial parks, provided the City makes findings to demonstrate consistency
with constitutional requirements. “Nearby” means uses within 1/4 mile that can
reasonably be expected to be used by pedestrians, and uses within 2 miles that can
reasonably be expected to be used by bicyclists.
The proposed project enhances the existing on-site pedestrian circulation system by providing new
connections from the public sidewalk on Country Club Road. On-site pedestrian paths provide safe
circulation throughout the site.

A bicycle parking analysis is provided on the site plan. EC 9.6105(5) requires one long term bike
space for each cottage and townhome on the development site. Since each dwelling unit has a
garage, the bike space is provided within and the standard is met. The assisted living/memory care
building will have approximately 60 employees. EC 9.6410 requires one long term bike space for
each 10 employees, requiring a minimum of 6 long term spaces. The site plan provides a detailed
plan for an enclosure that exceeds the bike parking standards by providing 8 spaces. Therefore,
bike parking standards are met for the development. As shown on the site plan, the bike storage
building potentially blocks pedestrian access on the sidewalk when not in use. To promote
effective pedestrian circulation, the site plan should be modified to move the proposed structure
to the east of the north/south sidewalk. This would result in a pedestrian walk abutting the entire
length of the west wall of the bike structure. In order to facilitate uninterrupted pedestrian access
adjacent to the bike storage building, the following condition of approval is warranted:


On the final site plans, the bike storage building shall be moved to the east of the
north/south pedestrian sidewalk approximately 5 feet to provide a pedestrian sidewalk on
the west side of the storage building.

Lane Transit District (LTD) provides service within 200 feet of the development, with bus stops for
route 66 that runs to the east along Country Club Road providing service to the Valley River Center
and route 67 that runs to the west along Country Club Road providing service to Downtown
Eugene.
The site is also ideally located within walking, biking and public transit access to the surrounding
residential neighborhoods, Coburg Road corridor, Valley River Center, downtown Eugene, multiple
commercial services, and medical facilities. Nearby recreation areas include Alton Baker Park and
Skinner Butte, located within a mile of the site. Marked bicycle lanes exist in both directions on
Country Club Road.
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The applicant has demonstrated that the proposal provides adequate and safe pedestrian, bicycle
and transit circulation as needed among proposed and future buildings and related uses on the
site, as well as to adjacent and nearby multiple community uses within a mile of the site.
Based on these findings and proposed condition of approval, this criterion is met.
EC 9.8090(5): The proposal is designed and sited to minimize impacts to the natural
environment by addressing the following:
(a) Protection of Natural Features.
1. For areas not included on the City’s acknowledged Goal 5 inventory, the
preservation of significant natural features to the greatest degree attainable or
feasible, including:
a. Significant on-site vegetation, including rare plants (those that are proposed
for listing or are listed under State or Federal law), and native plant
communities.
b. All documented habitat for all rare animal species (those that are proposed
for listing or are listed under State or Federal law).
c. Prominent topographic features, such as ridgelines and rock outcrops.
d. Wetlands, intermittent and perennial stream corridors, and riparian areas.
e. Natural resource areas designated in the Metro Plan diagram as “Natural
Resource” and areas identified in any city-adopted natural resource
inventory.
2. For areas included on the City’s acknowledged Goal 5 inventory, the preservation
of natural features shall be consistent with the acknowledged level of
preservation provided for the area.
A Goal 5 protected Riparian area (Debrick Slough) is located in the north portion of the site. This
resource and the associated 20-foot setback area will be preserved. A viewing platform for
residents is proposed adjacent to the area. The platform will be constructed outside the required
20-foot setback. No development will take place within the Goal 5 area or setback; therefore, this
criterion is met.
(b) Tree Preservation. The proposed project shall be designed and sited to preserve
significant trees to the greatest degree attainable or feasible, with trees having the
following characteristics given the highest priority for preservation:
1. Healthy trees that have a reasonable chance of survival considering the base zone
or special area zone designation and other applicable approval criteria;
2. Trees located within vegetated corridors and stands rather than individual
isolated trees subject to windthrow;
3. Trees that fulfill a screening function, provide relief from glare, or shade
expansive areas of pavement;
4. Trees that provide a buffer between potentially incompatible land uses;
5. Trees located along the perimeter of the lot(s) and within building setback areas;
6. Trees and stands of trees located along ridgelines and within view corridors;
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7. Trees with significant habitat value;
8. Trees adjacent to public parks, open space and streets;
9. Trees located along a water feature;
10. Heritage trees.
There are 147 existing trees located on the site. None of these trees are rare or heritage trees, nor
have any trees been maintained. A large grove of Hazelnut trees are located on the west side of
the site and are generally considered as appropriate trees in agricultural zoned areas and not
residential areas. According to the arborist’s report submitted by the applicant, many trees have
suffered storm damage over the years and are choked by ivy, black berry brambles and other
invasive plant species. The arborist’s report lists 27 of the existing trees on the City’s “Discouraged
from Use” or “Prohibited Species” lists. It is noted that the identified “Discouraged from Use” or
“Prohibited Species” lists are a reference to Eugene Parks and Open Space policies and documents
describing the use of native plants and trees and the prohibition of invasive types of plants and
trees on all City-owned lands and projects. These are not mandatory policies or criteria for private
property development.
All of the trees on the site are in areas proposed for construction and excavation, therefore all but
two significant trees will be removed. The applicant made changes to the originally submitted
design of the assisted care building to save these significant trees.
Based on the available information, staff concludes there are no ridgelines or corridors on the site,
and no trees with especially significant habitat value. There are no trees adjacent to public parks,
open space or water features, or any identified heritage trees, nor are there any adjacent
potentially incompatible uses.
A significant aspect of the applicant’s proposal is to provide a substantial amount of additional
trees throughout the site. A total of over 300 new trees are proposed with a wide varietal range.
New trees are proposed in virtually every open space on the site. This will ensure that as the site
matures, significant portions of the development will be screened from neighboring properties.
The proposed landscape plan will help the developed site blend in with its surroundings, while also
facilitating development of this residential infill site.
Given the R-3 zoning of the site and density requirements, the extent of the proposal, including
the number of buildings and cottages, the extensive vehicular circulation and parking layout,
pedestrian pathways, underground utilities and the extent of the ground disturbance necessary,
and the proposed replacement trees addressed in subsection (c), the project has been designed
and sited to preserve significant trees to the greatest degree attainable or feasible. To ensure the
preservation of these trees the following condition of approval is warranted:
•

The Final Site Plans shall include the following notes:
o All building permits for construction on the site shall include a site plan in
compliance with the approved tree preservation plan. The building permit submittal
shall include sufficient detail to verify that no more than 30 percent of the Critical
Root Zones (CRZ) of trees to be preserved will be impacted by construction
activities on the lot, or a report from a certified arborist verifying that the proposed
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construction activities can otherwise be conducted in a manner that does not
threaten the survival of the trees to be preserved. The building permit shall include
tree protection fencing to be erected at the perimeter of the CRZ’s for all trees to
be preserved (or an alternative location as approved and documented by the
certified arborist and the City).
o Protective fencing for trees identified to be preserved shall be installed under the
direction of a certified arborist and inspected and approved by the City prior to
beginning any construction related activities. All protective tree fencing shall
remain in place until completion of all construction activities; any relocation or
removal of the protective fencing shall also occur under the direction of a certified
arborist, with approval by the City.
o No excavation, grading, material storage, staging, vehicle parking or other
construction activity shall take place within the identified tree protection areas
without approval by the City.
o The removal of trees indicated ‘to be removed’ is not required; said removal may
occur at the applicant or future owners’ discretion.

Based on these findings, and condition of approval, this criterion is met.
(c) Restoration or Replacement.
1. For areas not included on the city’s acknowledged Goal 5 inventory, the proposal
mitigates, to the greatest degree attainable or feasible, the loss of significant
natural features described in criteria (a) and (b) above, through the restoration or
replacement of natural features such as:
a. Planting of replacement trees within common areas; or
b. Re-vegetation of slopes, ridgelines, and stream corridors; or
c. Restoration of fish and wildlife habitat, native plant habitat, wetland areas,
and riparian vegetation.
To the extent applicable, restoration or replacement shall be in compliance with the
planting and replacement standards of EC 6.320.
2. For areas included on the city’s acknowledged Goal 5 inventory, any loss of
significant natural features described in criteria (a) and (b) above shall be
consistent with the acknowledged level of protection for the features.
New trees will be planted throughout the development area at a rate greater than two new trees
for every one tree removed. The applicant estimates that the total number of trees planted will be
at least 300 trees. With the removal of 145 trees, the proposed number of replacement trees
would exceed a ratio of 2 to 1. All proposed trees will be selected from the City’s approved tree list
and will conform to the City’s design standards. Staff agrees that a minimum of two replacement
trees for each tree removed is necessary for restoration and to act as a visual buffer for
neighboring developments and to enhance the visual esthetics of the development, therefore, the
following conditions for replacement trees are warranted:
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•

The Final Site Plans shall include the following notes:
o All trees to be removed on the site shall be replaced with a minimum of two trees
for every tree removed. Replacement trees shall be non-invasive species, with a
minimum caliper of 1 ½ inches for deciduous trees and a minimum height of 5 feet
for coniferous trees, and planted in the same general area as depicted on the
approved landscape plans. Planting, watering and general maintenance of
replacement trees shall be conducted by the property owner in manner that
ensures their establishment and long-term survival.
o In the event that any tree planted on the site becomes severely damaged, diseased
or dies, it shall be replaced by a similar species of tree within the vicinity of the lost
tree and in accordance with the approved landscape plan.

Based on these findings, and conditions of approval, this criterion is met.
(d) Street Trees If the proposal includes removal of any street tree(s), removal of those
street tree(s) has been approved, or approved with conditions according to the
process at EC 6.305.
The applicant does not propose the removal of street trees; therefore this criterion is not
applicable.
EC 9.8090(6): The proposal provides adequate public facilities and services including, but not
limited to utilities, streets, and other infrastructure.
Public Works staff confirms that the existing street system and public utilities can adequately serve
the proposed development per the findings provided at EC 9.8090(8)(b), (8)(d) and (8)(e). Based
on these findings, this criterion is met.
EC 9.8090(7): The proposal does not create any significant risk to public health and safety,
including but not limited to soil erosion and flood hazard, or an impediment to emergency
response.
The applicant's site plans show that a significant portion of the property is located within a special
flood hazard area (SFHA). Public Works staff confirms that a portion of the property is within Zone
A of the flood insurance rate map produced by the Federal Emergency Management Agency
(FEMA).
Development is allowed to occur within the SFHA, subject to compliance with the applicable
development standards, which are reviewed during the building permit process. Per the written
statement, the applicant intends to bring in engineered fill to raise the site and then obtain a
Letter of Map Revision (LOMR). The following condition is warranted:
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•

Prior to Final Site Plan approval, the applicant will submit for City review and approval
two paper copies of the Final Site Plan, stamped by a certified engineer (a surveyor is
also qualified to submit a base flood elevation (BFE)), that includes a delineation of the
special flood hazard area (SFHA) boundaries and the community number, map/panel
number, and effective date of the appropriate Flood Insurance Rate Map.

As an informational item, a Floodplain Development Permit is required with the building permit
application.
The development itself will not result in unreasonable risk of flood per the stormwater
management evaluation discussed at EC 9.8090(8)(d). Additionally, other public health and
necessary infrastructure improvements are also addressed below at EC 9.8090(8)(b). PW staff
defer to the Fire Marshal’s office for potential impediments to emergency response.
Given the available information and findings as set forth above and the proposed condition, it is
concluded that the proposed development will comply with this criterion.
EC 9.8090(8): The proposal complies with all applicable standards, including but not limited
to:
(a) EC 9.2000 through 9.4170 regarding lot dimensions, solar standards, and density
requirements for the subject zone and overlay zone;
Regarding lot dimensions and solar standards, these standards are not applicable as no land
division to create new lots is proposed.
Regarding density, the minimum net density for the R-3 zone is 20 units per acre and the
maximum is 56 units per acre. The proposed development has 137 beds in the assisted/memory
care facility, which for density calculations is counted at 1 unit per 1.5 beds, resulting in 91 units
(per the definition of assisted care at EC 9.0500). Additionally, there are 44 townhomes and 30
cottage units for a total of 165 units. For calculations of net density, public and private streets,
public facilities and natural resources can be excluded from the total acreage of the site per EC
9.2751. The Goal 5 protected area at the north end of the site, the 40-foot-wide public utility
easement along the entire Country Club Road frontage and the entire interior private street
network equals 4.34 acres. Given that the property is 12.09 acres total, the net acreage of the site
is 7.75 acres. Based on 165 units, this equates to a net density of 21 units per acre, which is above
the minimum requirement.
Based on these findings, this criterion is met.
(b) EC 9.6500 through EC 9.6505 Public Improvement Standards
EC 9.6500 Easements
This section requires that all public improvements be designed and constructed in accordance with
adopted plans, policies, procedures and standards specified in EC Chapter 7. No public
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improvements are proposed or required of this development; however, all developments are
required to make and be served by the infrastructure improvements described below.
Based on these findings, the proposal complies with this criterion.
EC 9.6505 Improvement - Specifications
This section requires that all public improvements be designed and constructed in accordance with
adopted plans, policies, procedures and standards specified in EC Chapter 7. No public improvements
are proposed or required of this development; however, all developments are required to make and
be served by the infrastructure improvements described below.
EC 9.6505(1) Water Supply
EWEB referral comments, which are included in the application file and incorporated herein by
reference, confirm that water service to each of the parcels currently exists.
EC 9.6505(2) Sewage
EC 9.6505(2) requires all developments to be served by the wastewater sewage system of the City,
and in compliance with the provisions of Chapter 6 of this code. Per the Uniform Plumbing Code,
each lot is required to have a separate and independent wastewater connection to the public
system.
A 78-inch public wastewater line, which is owned by Metropolitan Waste Management Company
(MWMC), is located within Country Club Road. The applicant proposes to construct two private
wastewater manholes within the property with one connecting to the existing manhole located
within the right-of-way of Country Club Road, and a lateral from the other manhole connecting
directly into the 78-inch mainline owned by MWMC.
As an informational item, the proposed wastewater taps will be designed and constructed per City
of Eugene Standard Specifications and will be approved by MWMC.
EC 9.6505(3) Streets and Alleys (4) Sidewalks
This criterion requires all streets in and adjacent to the development site to be paved to the width
specified in EC 9.6870 and improved according to adopted standards and specifications pursuant
to Chapter 7 of this code. The improvements are to include drainage of all such streets and alleys,
as well as curbs and gutters, sidewalks, street trees and street lights designed in accordance with
the Design Standards and Guidelines for Eugene Streets, Sidewalks, Bikeways and Accessways and
standards and specifications adopted pursuant to Chapter 7 of this code and other adopted plans
and policies.
Per the findings of EC 9.6870, Country Club Road has been constructed to City standards, with the
exception of street trees and street lights. The applicant proposes no improvements. Since the
existing street surface provides safe passage for two-way traffic, it is appropriate to defer public
improvements (street trees and street lights) via an irrevocable petition. Based on these findings,
the following condition is warranted:
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•

Prior to Final Site Plan approval, the applicant will submit an Irrevocable Petition for
public improvements in Country Club Road to include street trees and street lights.

Irrevocable petitions enable the City to initiate a local improvement process and obligate the
property owners to pay their proportional share of the street construction costs in the future. The
City could construct the street when the majority of benefitting property owners agrees to pay for
the improvements.
Based on the above findings and condition, the development will comply with these standards.
EC 9.6505(5) Bicycle Paths and Accessways
Per the findings in EC 9.6820 and EC 9.6835 which are incorporated herein by reference, no bicycle
paths or public accessways are required.
(c) EC 9.6735 Public Access Required
(1) Except as otherwise provided in this land use code, no building or structure shall
be erected or altered except on a lot fronting or abutting on a public street or
having access to a public street over a private street or easement of record
approved in accordance with provisions contained in this land use code.
(2) Access from a public street to a development site shall be located in accordance
with EC 7.420 Access Connections – Location. If a development will increase the
development site’s peak hour trip generation by less than 50% and will generate
less than 20 additional peak hour trips, the development site’s existing access
connections are exempt from this standard.
(3) The standard at (2) may be adjusted if consistent with the criteria of EC
9.8030(28).
The site has frontage on Country Club Road to the south, therefore the proposed development
complies with EC 9.6735(1).
Based on the proposal to develop the vacant parcel into an assisted living facility, the proposed
development is subject to the criterion at EC 9.6735(2) and will comply per the findings at EC
7.420(1) and (2). As noted in the Public Works referral comments (revised 1-2-18) and
incorporated herein by reference, the criteria of EC 7.420(1) are not applicable. Regarding EC
7.420(2), subsection (a) does not apply since the proposed development is not within an
intersection influence area and is roughly 1,400 feet from the nearest intersection. Subsection (c)
is not applicable as the proposed development only fronts Country Club Road. The proposed
development does not comply with subsections (b) and (e), as the most westerly proposed access
connection is within roughly 120 feet of an existing access connection (below the 150-foot
minimum) and is also not in alignment with an existing access connection on the south side of
Country Club Road. In response to these criteria, the applicant has submitted a request for an
adjustment review, which is discussed in Section 4 of this staff report (ARA 18-23) and pursuant to
the criteria at EC 9.8030(28).
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Based on the above finding and the findings for the related Adjustment Review in Section 4, this
standard will be met.
(d) EC 9.6791 through EC 9.6797 regarding stormwater flood control, quality, flow control
for headwaters area, oil control, source control, easements, and operation and
maintenance;
EC 9.6791 Stormwater Flood Control
In order to protect lives and properties from flood and drainage hazards, stormwater runoff from
development sites, as calculated utilizing the Rational Method and considering all developments
having received tentative or final plan approval, shall be discharged into existing stormwater flood
control facilities that have the capacity to handle the stormwater runoff. Alternatively, they can be
retained or detained onsite; or discharged into a new stormwater flood control facility constructed
by the applicant. Proposed and required stormwater flood control facilities shall be designed and
constructed in compliance with code requirements.
The development site is located in sub-basins WRES-090 of the City’s Willamette Basin Drainage
System and WKDS-040 of the City’s Willakenzie Basin Drainage System. The applicant has provided
the required stormwater analysis. The soil classification on site is noted as Type “B” and according
to the City of Eugene Storm Water Management Manual Sections 2.1 & 2.2.2, type “B” soils are
allowed to use on-site infiltration. The applicant proposes to construct a piped private storm
system in the northern portion of the development site, which will collect overflow from portions
of the proposed infiltration planters. The collected overflow will be piped to a level spreader.
Based on the above findings the application will comply with EC 9.6791.
As an informational item, as discussed in the findings for EC 9.8090 (7), the applicant intends to
bring in engineered fill onto the site in order to remove portions of the site from the SFHA. When
using engineered fill on a site, it is possible to degrade the infiltration rate of the native soils.
Because of the proposed placement of engineered fill on the site, additional infiltration tests will
need to be completed at the time of building permit.
EC 9.6792 Stormwater Quality
The application explicitly shows impervious surface that triggers stormwater standards and storm
water quality facilities that will be implemented through a development permit, and the
application is subject to the standards at EC 9.6792(3)(b) and (d) through (g), per EC 9.8440(5)(k).
The submitted Stormwater Report indicates the presence of Type “B” soils suitable for infiltration.
The applicant proposes to treat runoff from all newly constructed impervious surfaces via
infiltration planters and by installing pervious pavers for portions of shared walkways. Design and
planting details will be further evaluated at the time of building permit.
EC 9.6793 through EC 9.6796
Because the proposed development is at an elevation less than 500 feet and does not drain to a
Headwaters facility, the provisions of EC 9.6793 Stormwater Flow Control (Headwaters) do not
apply.
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Since the development will result in over 100 off-street parking spaces, it is subject to the
standards of EC 9.6794(3) Stormwater Oil Control. The applicant has not submitted any materials
that will satisfy this criterion, therefore the following condition is warranted:
•

Prior to Final Site Plan approval, the applicant will submit an updated site plan showing
that all proposed catch basins will be constructed as Lynch-type catch basins per
section 1.8 of the 2014 City of Eugene Stormwater Management Manual.

The proposed solid waste storage area is subject to the standards of EC 9.6795 Source Controls,
which requires that solid waste storage areas be covered, on a paved surface, hydraulically
isolated, and drain to the wastewater system. The submitted plans show conceptual compliance
with these standards, which will be further evaluated at the time of building permit.
The code provisions of EC 9.6796 Dedication of Stormwater Easements do not apply to this
application since no new public facilities are proposed nor required.
Based on the above findings and condition of approval, these standards are met.
EC 9.6797 Stormwater Operations and Maintenance
Any stormwater facilities constructed within the proposed development must be operated and
maintained in accordance with EC Chapters 6 and 7, and the Stormwater Management Manual.
Public Works staff note that an operation and maintenance plan will need to be developed
consistent with the City’s Stormwater Management Manual. The plan will need to be submitted
for review at the time of building permit, and notice of this plan will be recorded during the
building permit process.
With the findings and future permit requirements noted above, this standard will be met.
(e) EC 9.6800 through EC 9.6875 Standards for Streets, Alleys, and Other Public Ways
EC 9.6805 Dedication of Public Ways
EC 9.8090 (8)(e) requires that the applicant comply with the street, alley and other public way
standards set forth in EC 9.6800 through 9.6875. Pursuant to EC 9.6805, as a condition of any
development, the city may require dedication of public ways for bicycle and/or pedestrian use as
well as for streets and alleys, provided the city makes findings to demonstrate consistency with
constitutional requirements. The public ways for streets to be dedicated to the public by the
applicant shall conform to the adopted right-of-way map and EC Table 9.6870.
As discussed in EC 9.6870 Street Width, there is no requirement for additional right-of-way in
Country Club Road as a condition of this development.
EC 9.6810 Block Length
The block length requirements are not applicable in this instance because no new public streets
are proposed or required.
EC 9.6815 Connectivity for Streets
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9.6815(2) Street Connectivity Standards
As discussed below, the applicant’s proposed private street system is permissible because a public
street connection is not required. The only street abutting or adjacent to the site is Country Club
Road. There are no streets which terminate at the development site. The proposed development
does not include the creation of any existing or planned streets within ¼ mile of the development
site. The development will have frontage on Country Club Road.
The proposed development is surrounded by residential development to the east and west, with
the Debrick Slough bordering the development to the north. Country Club Road borders the
development to the south.
An exception to street connectivity standards at EC 9.6815 (2) (b) through (d) is warranted
pursuant to EC 9.6815(2)(g)(2)(b) because of the existing developments to the east and west and
the Debrick Slough to the north of the subject property that preclude any street extensions. The
remaining standards in subsections (2)(e) and (2)(f) are not applicable.
Given these findings the street connectivity standards are met for this application.
EC 9.6820 Cul-de-Sacs and Turnarounds
This standard does not apply because no new public streets are proposed or required.
EC 9.6830 Intersections of Streets and Alleys
(1) Angles
Both proposed private street intersections are at or near 90 degrees.
(2) Offsets
The distance from the nearest intersection (Country Club Road / Willagillespie Road) to the new
street intersection (Private Street/ Country Club Road) is approximately 1,330 feet, which complies
with the minimum 100 foot offset for local streets.
The distance between the 2 private street intersections is roughly 545 feet, which complies with
the minimum 100 foot offset for local streets.
EC 9.6835 Public Accessways
This standard does not apply as there are no existing or potential accessways on adjacent sites
that dictate the dedication or construction of a public access way.
EC 9.6840 Reserve Strips
This standard does not apply because no new public streets are proposed or required.
EC 9.6845 Special Safety Requirements
This standard does not apply because public street improvements are not proposed or required.
EC 9.6850 Street Classification Map
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This standard does not apply because no new public streets are proposed or required.
EC 9.6855 Street Names
This standard requires that names for new streets that are not in alignment with existing streets
are subject to approval by the planning director and shall not unnecessarily duplicate or resemble
the name of any existing or platted street in Lane County.
Staff notes that a street name has not been provided for the proposed private street. In order to
ensure compliance with this standard, the following condition is warranted:
•

Prior to final site plan approval, a street name for the private street shall be submitted
for review and approval by the regional road naming group.

Based on these findings and condition, the proposed development will comply with this standard.
EC 9.6860 Street Right-of-Way Map
No amendments to the Street Right-of-Way map are proposed or required.
EC 9.6870 Street Width
Country Club Road, which is identified on the adopted Street Classification Map but not on the
adopted Right-of-Way Map, functions as a minor arterial. Per EC Table 9.6870, minor arterial
streets are required to have between 65 and 100 feet of right-of-way with a paving width between
46 to 70 feet. Country Club Road, which has an existing 80-foot right-of-way with 40 feet on each
side of centerline, was constructed to City standards with 46 feet of paving, curbs and gutters, and
curbside sidewalks but is lacking street trees and street lights. Since the existing 80-foot right-ofway in Country Club Road exceeds the minimum required right-of-way width for minor arterial
streets as identified in EC Table 9.6870, no additional right-of-way or special setback is required for
Country Club Road.
EC 9.6875 Private Street Design Standards
This standard requires private streets to be designed and constructed in accordance with
applicable requirements contained in the adopted, “Design Standards and Guidelines for Eugene
Streets, Sidewalks, Bikeways and Accessways” which are more specifically identified in Section M.
Private Streets and Alleys on page 39 of Exhibit A of City Council Resolution No. 4608 in the Eugene
Arterial and Collector Street Plan.
Per Section M-1 of the adopted standards, private streets are required to comply with the
standards for public streets with respect to intersection configuration, minimum centerline radius
length, grade, sight distance, width, curb requirements, sidewalks and street alignments relative to
natural resource sites and water-related features. Per section M-2, private sidewalks “must meet
ADA requirements, which allow a minimum width of 3 feet, provided that ‘passing space’ is
provided at reasonable intervals, not to exceed 200 feet.” Public Works staff confirms that the
proposed private street conceptually complies with all applicable standards. Per Sheet 3 of 6 of the
Site Plan, the proposed private street will consist of a variable width paved section between 24
and 56 feet, with curbs on both sides and a 5-foot sidewalk on both sides of the street.
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The structural design and construction inspection for the private street shall remain the
developer’s responsibility. Certification by a licensed engineer that a structural design meeting the
public standards outlined above has been completed shall be submitted at the time of the site
development permit for the private street.
In order to satisfy this criterion the following conditions are warranted:


Prior to site plan approval, the applicant will submit Private Joint Use Access and Utility
Easement and Maintenance Agreement (JAM). The JAM will include a description
defining the area of the private street and will also identify permitted improvements,
construction expectations, rights of usage and maintenance responsibilities for the
facilities in the street.



Provisions for public emergency access easement within the private street may be
included in the proposed JAM which creates the private street, or alternatively may be
dedicated as a Public Emergency Access Easement on a standard City form.

Based on these findings and conditions, the proposed development complies with these
standards.
EC Table 9.6410 Required Off-Street Motor Vehicle Parking
As proposed, the development will include 274 parking spaces. The applicant has provided a
parking calculation table on the Site Plan (sheet A-1) which provides a parking analysis of the
minimum number of spaces for the assisted care facility building, townhomes, cottages and
community building. A minimum of 223 parking spaces is shown in the applicant’s table. The
applicant’s analysis also indicates a maximum number of parking spaces based on EC 9.6410(2)(a),
of 125 percent of the minimum number of spaces or 279 spaces. However, staff points out that
Table 9.6410 Required Off-Street Motor Vehicle Parking, lists Assisted Care under the heading of
Residential, which has no maximum limitation on parking. The proposed 274 parking spaces are
adequate for the facility.
Based on the above findings, the Off-Street Motor Vehicle Parking standards are met.
EC 9.8090(9): The proposal complies with the Traffic Impact Analysis Review provisions
of EC 9.8650 through 9.8680 where applicable.
Public Works staff concur with the applicant’s statement that the proposal does not meet the
thresholds established in EC 9.8650 through EC 9.8680. Accordingly, there is no requirement for a
Traffic Impact Analysis.
Based on the above findings and conditions, staff recommends approval of the conditional use
permit.

Marquis Care Facility
(Z 18-3, CU 18-2, SR 18-6 & ARA 18-23)

December 2018

25
HO Agenda - Page 25

Section 3 – Site Review Evaluation (SR 18-5)
As noted above, Site Review approval for the assisted care facility is required because ****
In accordance with EC 9.8440 Site Review Approval Criteria-General, the Planning Director shall
approve, conditionally approve, or deny a Type II Site Review application, based on compliance
with the listed criteria. Those criteria are provided below (in bold), including findings addressing
compliance with each. To accommodate a request for concurrent review, the city may instead
review multiple applications according to the highest applicable type, which in this case is a Type
III decision, and the Hearings Official is required to approve, approve with conditions, or deny a
Type III land use application based on compliance with the listed criteria.
EC 9.8440(1): The site review plan’s general design and character is reasonably compatible
with surrounding properties, as it relates to building and height, noise, glare
and odors.
As previously discussed in Section 2 - Conditional Use Permit Evaluation (CU 18-2), at EC
9.8090(2)(a) and (b) and incorporated herein by reference, the location, size, design, and
operating characteristics of the proposal, as well as the mas and scale of the proposed buildings,
are reasonably compatible with surrounding properties. There are minimal or no anticipated
impacts from noise, glare and odors for adjacent residential uses, commercial uses and the
adjacent golf course.
Based on the available evidence and the findings in Section 2, this criterion is met.
EC 9.8440(2): Proposed lots, buildings, streets, parking lots, recreation areas, and other
proposed uses are designed and sited to minimize impacts to the natural
environment by addressing the following:
(a)

Protection of Natural Features.
1.
For areas not included on the City’s acknowledged Goal 5
inventory, the preservation of significant natural features to the
greatest degree attainable or feasible, including:
a.
Significant on-site vegetation, including rare plants (those
that are proposed for listing or are listed under State or
Federal law), and native plant communities.
b.
All documented habitat for all rare animal species (those that
are proposed for listing or are listed under State or Federal
law).
c.
Prominent topographic features, such as ridgelines and rock
outcrops.
d.
Wetlands, intermittent and perennial stream corridors, and
riparian areas.
e.
Natural resource areas designated in the Metro Plan diagram
as “Natural Resource” and areas identified in any cityadopted natural resource inventory.
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2.

For areas included on the City’s acknowledged Goal 5 inventory the
applicant shall show that it has given due consideration to the
preservation of attractive and distinctive historical and natural
features.

A Goal 5 protected Riparian area (Debrick Slough) is located in the north corner of the site. This
resource and the associated 20-foot setback will be preserved. A viewing platform for residents is
proposed adjacent to the area. The platform will be constructed outside the required 20-foot
setback. No development will take place within the Goal 5 area or setback; therefore, this criterion
is met.
(b)

Tree Preservation. The proposed project shall be designed and sited to
preserve significant trees to the greatest degree attainable or feasible,
with trees having the following characteristics given the highest priority
for preservation:
1.
Healthy trees that have a reasonable chance of survival considering
the base zone or special area zone designation and other applicable
approval criteria;
2.
Trees located within vegetated corridors and stands rather than
individual isolated trees subject to windthrow;
3.
Trees that fulfill a screening function, provide relief from glare, or
shade expansive areas of pavement;
4.
Trees that provide a buffer between potentially incompatible land
uses;
5.
Trees located along the perimeter of the lot(s) and within building
setback areas;
6.
Trees and stands of trees located along ridgelines and within view
corridors;
7.
Trees with significant habitat value;
8.
Trees adjacent to public parks, open space and streets.
9.
Trees along water features.
10. Heritage trees.

As previously discussed in Section 2 - Conditional Use Permit Evaluation (CU 18-2), at EC
9.8090(5)(b) and incorporated herein by reference, two significant trees are proposed for
preservation. Given the R-3 zoning of the site, the extent of the proposal, including the number of
buildings and cottages, the extensive vehicular circulation and parking layout, pedestrian
pathways, underground utilities, the extent of the ground disturbance necessary and the proposed
replacement of trees, the project has been designed and sited to preserve significant trees to the
greatest degree attainable or feasible.
Based on the available evidence and the findings and proposed condition of approval in Section 2,
this criterion is met.
(c)

Restoration or Replacement.
1.
For areas not included on the city’s acknowledged Goal 5 inventory,
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2.

the proposal mitigates, to the greatest degree attainable or
feasible, the loss of significant natural features described in criteria
(a) and (b) above, through the restoration or replacement of
natural features such as:
a.
Planting of replacement trees within common areas; or
b.
Re-vegetation of slopes, ridgelines, and stream corridors; or
c.
Restoration of fish and wildlife habitat, native plant habitat,
wetland areas, and riparian vegetation.
To the extent applicable, restoration or replacement shall be in
compliance with the planting and replacement standards of EC
6.335 and rules adopted thereunder.
For areas included on the city’s acknowledged Goal 5 inventory,
any loss of significant natural features described in criteria (a) and
(b) above shall be consistent with the acknowledged level of
protection for the features.

As previously discussed in Section 2 - Conditional Use Permit Evaluation (CU 18-2), at EC
9.8090(5)(c) and incorporated herein by reference, new trees will be planted throughout the
development area at a rate greater than two new trees for every one tree removed. All proposed
trees will be selected from the City’s approved tree list and will conform to the City’s design
standards.
Based on the available evidence and the findings and proposed conditions of approval in Section 2,
this criterion is met.
(d)

Street Trees. If the proposal includes removal of any street tree(s),
removal of those street tree(s) has been approved, or approved with
conditions according to the process at EC 6.305 of this code.

The applicant does not propose the removal of street trees. Public Works confirms that this
standard is not applicable.
(e)

Parking. There is a need for parking in the area and the proposed parking
area will provide shared parking.

The parking standard at EC 9.6410 for assisted care uses is met, and no additional parking is
needed or proposed. There is no known need for additional parking from other developments in
the area. Based on the available information, this criterion is met.
EC 9.8440(3): The proposal provides safe and adequate transportation systems through
compliance with all of the following:
(a) Compliance with EC 9.6800 through EC 9.6875 Standards for Streets,
Alleys, and Other Public Ways.
The development site abuts Country Club Road to the south. An evaluation of the applicable
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street standards in EC 9.6800 through EC 9.6875 was provided in Section 2 of this staff report and
is incorporated herein by reference. Based on those findings, the proposed development complies
with these standards.
(b) Pedestrian, bicycle and transit circulation, including related facilities, as
needed among buildings and related uses on the development site, as well
as to adjacent and nearby residential areas, transit stops, neighborhood
activity centers, office parks, and industrial parks, provided the city makes
findings to demonstrate consistency with constitutional requirements.
“Nearby” means uses within 1/4 mile that can reasonably be expected to
be used by pedestrians, and uses within 2 miles that can reasonably be
expected to be used by bicyclists.
An evaluation of safe and adequate transportation systems was provided in Section 2 at EC
9.8090(4)(b) of this staff report and is incorporated herein by reference. Based on those findings,
the proposed development complies with this criterion.
EC 9.8440(4): The proposal will not be a significant risk to public health and safety, including
but not limited to soil erosion, slope failure, stormwater or flood hazard, or an
impediment to emergency response.
As discussed in Section 2 - Conditional Use Permit Evaluation (CU 18-2), at EC 9.8090(7) and
incorporated herein by reference, the subject property is located in a Special Flood Hazard Area
(SFHA) Zone A per the Flood Insurance Rate Map. Further compliance with the SFHA standards is
addressed by the proposed condition of approval located at EC 9.8440 (c) and during the building
permit process. The development itself will not result in unreasonable risk of flood per the
stormwater management evaluation at EC 9.8440(5)(j). Erosion prevention measures will be
reviewed during the building permit process.
Other public health and necessary infrastructure improvements are addressed below at EC
9.8440(5)(b). Given the available information, and based on the findings as set forth in Section 2,
the proposed development complies with this criterion.
EC 9.8440(5): The proposal complies with all of the following standards (An approved
adjustment to a standard pursuant to the provisions beginning at EC 9.8015 of
this land use code constitutes compliance with the standard.):
(a) EC 9.2000 through 9.4170 regarding lot dimensions and density
requirements for the subject zone and overlay zone;
As discussed in Section 2 at EC 9.8090(8)(a) and incorporated herein by reference, the proposed
development meets the density requirements of this criterion.
(b) EC 9.6500 through 9.6505 Public Improvement Standards.
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As discussed in detail in Section 2 - Conditional Use Permit Evaluation (CU 18-2), at EC 9.8090(8),
the applicant has demonstrated compliance with the public improvement standards of EC 9.6500
through 9.6505. Regarding compliance with the standards at EC 9.6503 Streets and Alleys, a
condition of approval is proposed in Section 2 (see condition #6 at the end of this staff report) for
an Irrevocable Petition for public improvements in Country Club Road to include street trees and
street lights. Based on these findings and the proposed condition of approval, these standards will
be met.
(c) EC 9.6706 Development in Flood Plains through EC 9.6709 Special Flood
Hazard Areas - Standards.
As discussed in Section 2 - Conditional Use Permit Evaluation (CU 18-2), and per the findings at EC
9.8090(7), portions of the subject property are located in Special Flood Hazard Area (SFHA) Zone A
per the Flood Insurance Rate Map. Further compliance with the SFHA standards is addressed by
the findings in Section 2 and a proposed condition of approval for a delineation of the SFHA
boundaries stamped by a certified engineer(see condition #5 at the end of this staff report). Based
on these findings and the proposed condition of approval, these standards will be met.
(d) EC 9.6710 Geological and Geotechnical Analysis.
There are no slopes equal to or greater than 5 percent on the development site, nor is any public
infrastructure proposed that triggers the need for a geotechnical analysis, therefore, this standard
does not apply.
(e) EC 9.6730 Pedestrian Circulation On-Site.
(1) Except as otherwise provided in this land use code, no building or
structure shall be erected or altered except on a lot fronting or
abutting on a public street or having access to a public street over a
private street or easement of record approved in accordance with
provisions contained in this land use code.
The site has frontage on Country Club Road to the south. The proposed development complies
with this standard.
(2) Access from a public street to a development site shall be located in
accordance with EC 7.420 Access Connections – Location. If a
development will increase the development site’s peak hour trip
generation by less than 50% and will generate less than 20 additional
peak hour trips, the development site’s existing access connections are
exempt from this standard.
As discussed in Section 2 - Conditional Use Permit Evaluation (CU 18-2) of this staff report and per
the findings at EC 9.8090(8)(c), the proposed development will comply with this standard.
(f) EC 9.6735 Public Access Required
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As noted throughout this staff report, the site has frontage on Country Club Road which is a public
street. Referral comments from Public Works staff confirm that the applicable standards for access
connections are met, subject to further review as part of the development permit review process,
therefore this standard is met.
(g) EC 9.6750 Special Setback Standards.
As addressed in the Public Works referral comments and incorporated herein by reference, there is no
need for a special setback in this instance, therefore this standard is not applicable.
(h) EC 9.6775 Underground Utilities.
All new utilities will need to be placed underground consistent with these standards. These
standards will be subject to further review during the building permit process.
(i) EC 9.6780 Vision Clearance Area.
The proposed development is not located at an intersection of two public streets; therefore, this
standard does not apply.
(j) EC 9.6791 through 9.6797 regarding stormwater flood control, quality,
flow control for headwaters area, oil control, source control, easements,
and operation and maintenance.
Public Works referral comments provide an evaluation of the applicant’s proposal with respect to
applicable stormwater standards, confirming compliance at a conceptual level which is adequate
to satisfy the requirements for purposes of Site Review approval. Those referral comments are
included in the application file for reference.
Additionally, the stormwater standards of EC 9.6791 through EC 9.6797 were previously discussed
in Section 2 - Conditional Use Permit Evaluation (CU 18-2) of this staff report at EC 9.8090(7) and
(8) and incorporated herein by reference. As noted in the referral comments, the applicant’s
proposed stormwater facilities will be subject to more detailed review to ensure compliance with
applicable standards as part of the development permit review process. Based on the findings in
Section 2 and proposed condition of approval, the development will comply with these standards.
(k) All other applicable development standards for features explicitly included
in the application.
A feature explicitly included in the application that triggers review of other development standards
is the proposed new impervious surface area, which triggers stormwater management facilities
standards. These standards require compliance with EC 9.6792(2)(d), which is discussed in further
detail in Section 2 - Conditional Use Permit Evaluation (CU 18-2) of this staff report per the findings
at EC 9.6792 are incorporated herein by reference.
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Another feature explicitly included in the application that triggers review of other development
standards is the parking areas, which triggers parking area standards. Based on the available
information and referral comments from Land Use staff, the applicable parking standards are met.
There appears to be no additional features explicitly included in the application to be addressed;
therefore, this standard is met.
EC 9.8440(6): The proposal complies with applicable adopted plan policies beginning at EC
9.9500.
The Metro Plan and the Willakenzie Area Plan designate the subject property as High Density
Residential, and the R-3 zoning is consistent with this designation. The applicant’s written
statement asserts there is no Metro Plan or Willakenzie Area Plan text that conflicts or is
inconsistent with the proposed development. Staff concurs with the applicant, finding no policies
to be mandatory approval criteria.
Based on these findings, the criterion is met.
EC 9.8440(7): Any additional specific factors applied at the time the /SR designation was
applied.
The /SR overlay zoning was applied to the subject property through approval of a City-initiated
zone change (AZ 79-3, Ordinance No. 18435). Four specific factors were applied to the subject site:
1. Compatibility with surroundings particularly existing residential development in the area;
2. Efficient, workable and safe interrelationships among building, parking, circulation, open
space, and landscaped areas;
3. Due consideration to the preservation and attractive and distinctive historical or natural
features, particularly the slough area; and
4. Safe and efficient ingress, egress, and on-site traffic circulation with particular emphasis on
resolving access problems for various properties in the area.
As discussed in Section 2, Conditional Use Permit and Section 3, Site Review, under the general
criteria and refinement plan polices, which are incorporated herein by reference, the proposed
development is compatible with existing nearby developments, is in scale and harmony with the
site and general area, and meets applicable requirements for efficient parking, safe circulation,
landscaping, pedestrian and bicycle access and accommodation. The /WR Goal 5 protected area at
the north end of the property will not be negatively impacted by the proposed development. As
discussed in the Public Works referral comments and incorporated by reference, stormwater
facilities will meet the design standards of the City of Eugene’s Stormwater Management Manual.
Additionally, the applicant proposes to construct the internal circulation of the development under
the City’s private street standards. There are no known access problems for surrounding
properties as all properties in the immediate area are developed and have functioning access to
City streets.
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Based on the available information, the project meets the specific criteria set forth in the zone
change that originally applied the /SR overlay to the subject property.
Based on the above findings, staff recommends approval of the Site Review.

Section 4 - Adjustment Review Evaluation (ARA 18-23)
As noted above, the applicant has requested to adjust the following code sections under EC
9.6735(2) because the proposed western access connection onto Country Club Road does not
meet the 150 foot spacing requirement from the existing driveway to the west of the site, and the
spacing requirements for the access across Country Club Road. These standards are adjustable if
consistent with the criteria at EC 9.8030(28) which is evaluated below.
9.6735 Public Access Required.
(2) Access from a public street to a development site shall be located in
accordance with EC 7.420 Access Connections – Location. If a development will
increase the development site’s peak hour trip generation by less than 50%
and will generate less than 20 additional peak hour trips, the development
site’s existing access connections are exempt from this standard.
(3) The standard at (2) may be adjusted if consistent with the criteria of EC
9.8030(28).
As proposed, the western access connection to Country Club Road does not comply with EC
7.420(2)(b) and (c) because it is within approximately 120 feet of an existing access connection to
the west, which does not meet the 150 foot minimum separation. Additionally, the access location
is not in alignment with an existing access connection on the adjacent side of Country Club Road.
As indicated in 9.6735(3), these standards may be adjusted pursuant to EC 9.8030(28) as discussed
below.
EC 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.
(28) Public Access Required. The public access requirement of 9.6735(2) may be
adjusted if the site developer demonstrates any of the following:
(a) Physical conditions preclude compliance with EC 7.420. Such conditions
may include, but are not limited to, topography, trees, existing buildings
or other existing development on the subject property or adjacent
property.
(b) The proposed adjustments to the standards will provide safe ingress and
egress to the development site, will not negatively impact the efficiency
of the public right-of-way, and will not result in a hazard to the bicycle,
pedestrian or vehicular traffic using the right-of-way.
(c) The proposed development will not impact one or more of the existing
access connections to the development site. Impact to an existing access
connection includes, but is not limited to, increasing the number of
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(d)

vehicles, either directly or indirectly, that will utilize an existing access
connection for ingress or egress to the development site.
Compliance with EC 7.420(1)(c) will result in traffic patterns inconsistent
with the character of the property located within a quarter mile radius of
the development site or will increase the number of vehicular trips using
the street with the lower classification above the typical daily trip range
for that street’s classification.

In support of the requested adjustment, the applicant submitted a report (Tech Memo, prepared
by Sandow Engineering, dated October 08, 2018) which concludes:
The site as proposed will provide safe ingress and egress to the development site, will not
negatively impact the efficiency of the public right-of-way, and will not result in a hazard to
the bicycle, pedestrian or vehicular traffic using the right-of-way. Therefore, the applicant
can demonstrate that it meets the adjustment standards of EC 9.8030(28) to allow for a
shorter spacing standards to the access to the west and on the opposite side of the street.
Staff concurs with the applicant’s analysis that the above criteria are met. Based on these findings,
Public Works staff recommends approval of the adjustment request to adjust EC 9.6735(2) and
approval of the adjustment for access connection spacing.

Staff Recommendation
Based on the available evidence, and consistent with the preceding findings, staff recommends the
Hearings Official APPROVE the zone change, conditional use permit, site review and adjustment
review with the following conditions of approval:
1.

The Final Site Plans (sheets A1 and L101) shall be modified to show 7-foot wide landscape
beds with L-3 landscaping materials adjacent to the vehicle use area for the townhomes at the
northeast and southwest portion of the site, as well as the vehicle use areas between the
northeast cottages and property line.

2.

The Final Site Plans (sheet L101) shall be modified, replacing the “Buffer Plantings” shown
with species designated “high shrubs” on the City’s Plant Material List wherever the L-3
landscape bed is required; and replacing “Buffer Trees” species with designated “Canopy
Trees” species on the City’s Plant Material List wherever the L-2 or L-3 landscape bed is
required. Canopy tree spacing in the entire L-2 bed along Country Club Road shall be shown at
one tree per 30 linear feet.

3.

The Final Site Plans shall be revised so the bike storage building is moved to the east of the
north/south pedestrian sidewalk approximately 5 feet to provide a pedestrian sidewalk on the
west side of the bike storage building.

4.

The Final Site Plans shall include the following notes:
o All building permits for construction on the site shall include a site plan in compliance with
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the approved tree preservation plan. The building permit submittal shall include sufficient
detail to verify that no more than 30 percent of the Critical Root Zones (CRZ) of trees to be
preserved will be impacted by construction activities on the lot, or a report from a
certified arborist verifying that the proposed construction activities can otherwise be
conducted in a manner that does not threaten the survival of the trees to be preserved.
The building permit shall include tree protection fencing to be erected at the perimeter of
the CRZ’s for all trees to be preserved (or an alternative location as approved and
documented by the certified arborist and the City).
o All building permits for construction on the site shall include a site plan in compliance with
the approved tree preservation plan. The building permit submittal shall include sufficient
detail to verify that no more than 30 percent of the Critical Root Zones (CRZ) of trees to be
preserved will be impacted by construction activities on the lot, or a report from a
certified arborist verifying that the proposed construction activities can otherwise be
conducted in a manner that does not threaten the survival of the trees to be preserved.
The building permit shall include tree protection fencing to be erected at the perimeter of
the CRZ’s for all trees to be preserved (or an alternative location as approved and
documented by the certified arborist and the City).
o Protective fencing for trees identified to be preserved shall be installed under the direction
of a certified arborist and inspected and approved by the City prior to beginning any
construction related activities. All protective tree fencing shall remain in place until
completion of all construction activities; any relocation or removal of the protective
fencing shall also occur under the direction of a certified arborist, with approval by the City.
o No excavation, grading, material storage, staging, vehicle parking or other construction
activity shall take place within the identified tree protection areas without approval by the
City.
o The removal of trees indicated ‘to be removed’ is not required; said removal may occur at
the applicant or future owners’ discretion.
o All trees removed from the site shall be replaced with a minimum of two trees for every
tree removed. Replacement trees shall be a native species, with a minimum caliper of 2
inches for deciduous trees and a minimum height of 5 feet for coniferous trees, and
planted in the same general area as depicted on the approved landscape plans. Planting,
watering and general maintenance of replacement trees shall be conducted by the
property owner in manner that ensures their establishment and long-term survival
o In the event that any tree planted on the site becomes severely damaged, diseased or dies,
it shall be replaced by a similar species of tree within the vicinity of the lost tree and in
accordance with the approved landscape plan.
5.

Prior to Final Site Plan approval, the applicant will submit for City review and approval two
paper copies of the Final Site Plan, stamped by a certified engineer (a surveyor is also
qualified to submit a Base Flood Elevation or BFE), that includes a delineation of the Special
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Flood Hazard Area (SFHA) boundaries and the community number, map/panel number, and
effective date of the appropriate Flood Insurance Rate Map.
6.

Prior to Final Site Plan approval, the applicant will submit an Irrevocable Petition for public
improvements in Country Club Road to include street trees and street lights.

7.

Prior to Final Site Plan approval, the applicant will submit an updated site plan showing that
all proposed catch basins will be constructed as Lynch-type catch basins per section 1.8 of the
2014 City of Eugene Stormwater Management Manual.

8.

Prior to site plan approval, the applicant will submit Private Joint Use Access and Utility
Easement and Maintenance Agreement (JAM). The JAM will include a description defining the
area of the private street and will also identify permitted improvements, construction
expectations, rights of usage and maintenance responsibilities for the facilities in the street.

9.

Provisions for public emergency access easement within the private street may be included in
the proposed JAM which creates the private street, or alternatively may be dedicated as a
Public Emergency Access Easement on a standard City form.

10. Prior to Final Site Plan approval, a street name for the private street shall be submitted for
review and approval by the regional road naming group.
Consistent with EC 9.7330, unless the applicant agrees to a longer time period, within 15 days
following close of the public record, the Eugene Hearings Official shall approve, approve with
conditions, or deny these concurrent Type III applications. The decision shall be based upon and
be accompanied by findings that explain the criteria and standards considered relevant to the
decision, stating the facts relied upon in rendering a decision and explaining the justification for
the decision based upon the criteria, standards, and facts set forth. Notice of the written decision
will be mailed in accordance with EC 9.7335. Within 12 days of the date the decision is mailed, it
may be appealed to the Eugene Planning Commission as set forth in EC 9.7650 through EC 9.7685.

Informational Items
Public Works staff notes the following informational items:


In the event a PUE is required by a referral agency other than Public Works, it is pertinent
to note that pursuant to EC 9.6500(3), the following restriction would apply: No building,
structure, tree, or other obstruction shall be placed or located on or in a public utility
easement.

The Fire Marshal’s Office notes the following information items:


The roads throughout the development site will be used for fire apparatus access. As such,
the minimum turning radii for fire apparatus access roads are 30 feet (inside) and 50 feet

Marquis Care Facility
(Z 18-3, CU 18-2, SR 18-6 & ARA 18-23)

December 2018

36
HO Agenda - Page 36

(outside) per EFC D103.3. These requirements will be verified for compliance when the
building permit is submitted.


Per EFC D105, aerial fire apparatus access roads shall be provided adjacent to the main 3story Assisted Living / Memory Care Facility, as well as adjacent to the Townhouse
structures, as all of these buildings have a heights of greater than 30 feet to their highest
roof surface. The minimum access road width shall be 26 feet. At least one of the required
access routes (for each building) shall be located within a minimum of 15 feet and a
maximum of 30 feet from the building and shall be positioned parallel to one entire side of
the building. The side of the building on which the aerial fire apparatus access road is
positioned shall be approved by the fire code official. These requirements will be verified
for compliance when the building permit is submitted.



Where fire hydrants are located along a road, the minimum access road width adjacent to
the hydrant shall be 26-foot minimum, for a distance of 40 feet (centered on the hydrant),
per EFC 503.1, D103.1, and figure D103.1. These requirements will be verified for
compliance when the building permit is submitted.



On portions of the access roads not having parking spaces on both sides, “NO PARKINGFIRE LANE” signage shall be posted on the non-parking side of the road per EFC D103.6.
These requirements will be verified for compliance when the building permit is submitted.



Per EFC, table C105.1, fire hydrants shall be placed such that the distance to a hydrant does
not exceed 250 feet from any point on street or road frontage. The hydrants placed on the
roads surrounding the Community Center and the Assisted Living / Memory Care Facility
are in excess of these requirements. These requirements will be verified for compliance
when the building permit is submitted.

Eugene Water & Electric Board (EWEB) notes the following informational items:


EWEB electric has no objections to the proposed development.



EWEB water has no objections to the proposed development.



EWEB has two 20-foot wide easements along the southern property lines of the subject
properties, recorded at instrument numbers R889R-7809887 and R889R-7809890. The
application materials indicate that there is a 40-foot wide utility easement in this location.
The proposed development appears to take the existing easements into consideration and
does not conflict with them.



Utility services for development are provided in accordance with EWEB policies and
procedures which are available at our main office or online at
http://www.eweb.org/policies.

Marquis Care Facility
(Z 18-3, CU 18-2, SR 18-6 & ARA 18-23)

December 2018
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It is recommended that property owners and contractors call for locates before digging for
installation of any underground supports to verify that no utility facilities will be affected
by this construction.

Attachments
The applicant’s full-size site plans, referral comments, and the entire application file, are available
for review at the Eugene Planning Division offices. The Hearings Official will receive a full set of
application materials for review prior to the public hearing. These materials will also be made
available for review at the public hearing.
Attachment A: Vicinity Map
Attachment B: Applicant’s Site Plans (reduced)

For More Information
Please contact Nicholas Gioello, Associate Planner, City of Eugene Planning Division, at:
(541) 682-5352; or by e-mail, at: ngioello@eugene-or.gov

Marquis Care Facility
(Z 18-3, CU 18-2, SR 18-6 & ARA 18-23)

December 2018
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AREA
0.95 acres
0.25 acres
0.85 acres
0.91 acres
2.79 acres
0.12 acres
1.87 acres
1.34 acres
3.00 acres
12.09 acres

SITE DENSITY AREA
7.75 ACRES

(B/C)

CLASS

COUNT

INCLUDED IN CALC

RATIO

91

34

MINIMUM
REQUIRED

44

R-2
I-1

V-A

V-A

279

274

x 125% PER
EUGENE CODE
9.6410(2)(a)

MAXIMUM
PERMITTED

R-2

DWELLING CODE CONS.
UNITS
OCC. TYPE

1 / 1.5

32
12
30

COUNT

TOTAL DWELLING UNITS 165
DENSITY: MIN 155<1
165<434 MAX OK

1/1
1/1
1/1

(EUGENE CODE
(COUNT / MULTIPLIER PER EUGENE
SUITES BEDS CODE CLASSIFICATION DEFINITION)
DEFINITIONS)

80 87
38 50
32 UNITS
12 UNITS
30 UNITS

MAXIMUM PERMITTED
434

NAME
AREA
REQ. UNITS
AL/MC
0.95 acres
19
COMMUNITY CENTER
0.25 acres
5
COURTYARD
0.85 acres
17
LIDA
0.91 acres
18
OPEN AREA
2.79 acres
56
TOWNHOME PARKING
0.12 acres
2
TOWNHOMES/COTTAGES
1.87 acres
37
TOTAL AREA | MINIMUM UNITS 7.75 acres
155
PER EUGENE CODE 9.2751 (1) (c), CALCULATION EXCLUDES
PUBLIC AND PRIVATE STREETS AND ALLEYS, PUBLIC PARKS,
AND OTHER PUBLIC FACILITIES.

MINIMUM REQUIRED
155

UNITS / ACRE PER EUGENE CODE TABLE 9.2750, R-3 ZONE

REQUIRED DENSITY

(BUILDING)

# SF (UNIT) SF

BUILDING DATA & DWELLING UNITS

MAXIMUM DENSITY
56 UNITS / ACRE

NAME
AL/MC
COMMUNITY CENTER
COURTYARD
LIDA
OPEN AREA
TOWNHOME PARKING
TOWNHOMES/COTTAGES
EASEMENTS + WETLAND
STREETS, PARKING & SIDEWALKS
TOTAL SITE AREA

MINIMUM DENSITY
20 UNITS / ACRE

PROJECT
COMPONENT

DUPLEX

MULTI
FAMILY

+/- 98,550 ASSISTED
CARE

(A/C)

+/- 8,393
+/- 4,614

+/- 3,145

+/- 3,280

(D/E)

+/- 3,892

+/- 10,250
+/- 256,037

RATIO

REQUIRED PARKING

CLASSIFICATION

(SPACES / UNIT, PER
TABLE 9.6410)

61

30

87 BEDS
1 / 4 BEDS
137
50 BEDS
1 / 1 DWELLING 44 DWELLING
UNIT
UNITS

1,700 SF

3
5
5
223

4

12
16
9

1 / 28 SF W/O
FIXED SEATS

1 / 83 GROSS SF 950 SF
1 / 66 GROSS SF 1,000 SF
1 / 66 GROSS SF 550 SF

1 / 1 DWELLING
30 UNITS
UNIT

WEIGHT ROOM
LOUNGE
SNACK BAR

1 / 220 SF POOL
830 SF
SURFACE AREA
1 / 83 GROSS SF 170 SF
1 / 83 GROSS SF 380 SF
1 / 83 GROSS SF 380 SF

DUPLEX

WHIRLPOOL

COMMUNITY &
NEIGHBORHOOD CENTER

MULTI FAMILY

ASSISTED CARE

(PER EUGENE CODE DEFINITIONS &
TABLE 9.6410)

ASSISTED LIVING
MAIN BUILDING
MEMORY CARE
8 +/- 1,725
INDEPENDENT LIVING QUAD
TOWNHOMES
DOUBLE 6 +/- 1,725
INDEPENDENT
4 +/- 1,370
A
LIVING COTTAGES
8 +/- 1,680
C
4 +/- 1,500
B
7 +/- 1,530
D
7 +/- 2,230
E

COMMUNITY CENTER
TOTAL SF BUILDINGS

PROJECT COMPONENT

ASSISTED LIVING
MEMORY CARE
INDEPENDENT LIVING
TOWNHOMES

MULTI-PURPOSE ROOM

INDEPENDENT
LIVING COTTAGES
COMMUNITY CENTER

ATHLETIC FACILITIES
FITNESS
LIVING ROOM
CAFE

SWIMMING POOL

HOT TUB
WOMEN'S LOCKERS
MEN'S LOCKERS

154 ASSISTED CARE & COMM. CENTER + 122 INDEPENDENT =

TOTAL PARKING PROVIDED

TYPE
NUMBER PROVIDED
COMPACT HOOP
14
PER EUGENE CODE TABLE 9.6105(4)(c):

SEPTEMBER 05, 2018
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COUNT
5
3
144
152

DESCRIPTION
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COUNT
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14'-0" x 24'-0"
30
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1
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THAT DOES NOT EXTEND INTO 5'-0" WALKWAY.
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STREETS AND DRIVEWAYS
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TOTAL AREA
12.09 acres 100%
PER EUGENE CODE TABLE 9.5500(9):
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