
September 11, 2024 Work Session 

EUGENE CITY COUNCIL AGENDA 
September 11, 2024

12:00 p.m. CITY COUNCIL WORK SESSION 
City Council Wednesday work sessions are held using virtual meeting technology. 
Information about online or other options for access and participation will be available 
at https://www.eugene-or.gov/3360/Webcasts-and-Meeting-Materials 

Meeting of September 11, 2024;  
Her Honor Mayor Lucy Vinis Presiding 

Councilors 
Matt Keating, President       Randy Groves, Vice President 
Emily Semple        Lyndsie Leech  
Alan Zelenka  Jennifer Yeh 
Greg Evans        Mike Clark 

12:00 p.m. CITY COUNCIL WORK SESSION 

1. WORK SESSION: Climate-Friendly Areas

2. WORK SESSION: Wildfire and Medical Services Update

The Eugene City Council welcomes your interest in these agenda items. This meeting location is wheelchair-accessible. For the 
hearing impaired, an interpreter can be provided with 48 hours' notice prior to the meeting. Spanish-language interpretation will 
also be provided with 48 hours' notice. To arrange for these services, contact the receptionist at 541-682-5010. City Council 
meetings are telecast live on Metro Television, Comcast channel 21, and rebroadcast later in the week. 

El consejo de la Ciudad de Eugene agradece su interés en estos asuntos de la agenda. El lugar de la reunión tiene acceso para sillas 
de ruedas. Se puede proveer a un intérprete para las personas con discapacidad auditiva si avisa con 48 horas de anticipación. 
También se puede proveer interpretación para español si avisa con 48 horas de anticipación. Para reservar estos servicios llame al 
541-682-5010. Las reuniones del consejo de la ciudad se transmiten en vivo por Metro Television, Canal 21 de Comcast y son
retransmitidas durante la semana.

For more information, contact the Council Coordinator at 541-682-5010, 
or visit us online at www.eugene-or.gov. 

https://www.eugene-or.gov/3360/Webcasts-and-Meeting-Materials
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EUGENE CITY COUNCIL 
AGENDA ITEM SUMMARY 

Work Session: Climate-Friendly Areas  

Meeting Date: September 11, 2024 Agenda Item Number 1 
Department: Planning and Development Staff Contact: Leah Rausch 
www.eugene-or.gov Contact Telephone Number: 541-682-5476 

ISSUE STATEMENT 
This work session is an opportunity for the City Council to receive an update on the Climate-
Friendly Areas selection and a supporting redevelopment analysis, ask questions, provide 
feedback, and discuss next steps. No action is requested. 

BACKGROUND 
In 2020, Governor Kate Brown issued an executive order directing state agencies to take actions to 
reduce and regulate greenhouse gas emissions and mitigate the impacts of climate change while 
also centering the needs of Oregon’s most vulnerable communities. In response, the Oregon Land 
Conservation and Development Commission (LCDC) developed the new Climate-Friendly and 
Equitable Communities (CFEC) requirements for cities to help meet these goals through changes 
to local transportation and housing planning systems and community design.  

The key elements of the CFEC implementation include: 
• Reform parking requirements
• Prepare for a future with more electric vehicles
• Designate Climate-Friendly Areas
• Plan for more climate-friendly transportation options
• Plan for compact, walkable design
• Center the voices of underserved communities
• Monitor housing and transportation outcomes and adjust over time

Based on the State’s direction, Eugene started a multi-year effort in 2022 to advance City goals 
regarding climate action, housing production, and transportation. Updates on Eugene’s CFEC 
implementation efforts are available in this February 2024 memo to City Council.  

Given the intertwining goals between citywide urban growth planning and CFEC requirements, 
the City of Eugene is integrating Climate-Friendly Areas designation within the Urban Growth 
Strategies project for a more cohesive approach to housing and growth management planning. 
Urban Growth Strategies will identify the tools, actions, policies, and land needed for the next 20 
years to support housing and living wage jobs in Eugene. 
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Staff provided an overview of Urban Growth Strategies at a joint meeting of the Planning 
Commission and City Council on May 15, 2024. An update on Urban Growth Strategies work is 
available as Attachment A. 

Climate-Friendly Areas 
This work session will be focused on the City’s implementation of the Climate-Friendly Areas 
component of the state’s CFEC rules. The CFEC rules require Eugene to adopt regulations 
facilitating walkable mixed-use development in designated Climate-Friendly Areas (CFAs) within 
urban growth boundaries. A Climate-Friendly Area is intended to be an area where most people 
can meet their daily needs without relying on a car. The CFEC rules envision Climate-Friendly 
Areas as a type of mixed-use center that includes jobs, services, and higher density housing, as 
well as great walking, biking, and transit infrastructure. 

Specifically, the CFEC rules (OAR 660-012-0310 to -0325) require that the City: 
• Complete, and submit to the state, a study that identifies and evaluates the most promising

locations for CFAs, called “Suitable CFAs.”
• Designate one or more CFAs zoned to accommodate at least 30 percent of Eugene’s current

and future housing need.
• Maintain the 30 percent zoned capacity within designated CFAs as a part of the housing

planning process, revisiting CFA designation every eight years moving forward.
• Adopt development regulations for designated CFAs, including minimum residential

densities, building heights, outright permitted uses, and other requirements to encourage
walkable, compact development.

• Adopt a map of CFAs and include policies to implement CFAs within the City’s
comprehensive plan.

• Complete a multi-modal transportation gap analysis to identify and prioritize
improvements for walking, biking, and transit facilities in CFAs.

• Complete an engagement-focused equity analysis to understand the benefits and burdens
of CFA designation and to advance fair and equitable outcomes for people from
underserved populations.

• Implement strategies to avoid or mitigate housing displacement resulting from CFA
designation as a part of the City’s Housing Production Strategy.

As noted above, the first phase of designating Climate-Friendly Areas was to complete a study. In 
December 2023, the City of Eugene submitted the CFA Study to the Oregon Department of Land 
Conservation and Development (DLCD), identifying nine Suitable CFAs. Eugene’s CFA Study is 
primarily a technical analysis of specific areas in Eugene that can support certain required 
development regulations as well as provide high-quality active transportation facilities, parks 
access, and more. The CFA Study also considers the risk of housing displacement of people from 
underserved communities. The CFA Study does not include recommendations for which areas to 
designate. 

The City of Eugene has a long history of planning for mixed-use centers in alignment with the 
more recently developed state goals of Climate-Friendly Areas. The Envision Eugene Community 
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Vision calls for focusing future growth, particularly higher density housing and investments, in 
and near mixed-use centers and along key corridors.  

New chapters of the Envision Eugene Comprehensive Plan will include policies to focus future 
growth and investment in and near mixed-use centers and along key corridors. Climate-Friendly 
Areas are a specific type of mixed-use center, directed by the state’s CFEC rules. It is not expected 
or desirable for all identified mixed-use centers to be designated CFAs. Eugene’s vision for centers 
allows for a flexible and comprehensive citywide framework to be implemented over time. 
Comprehensive Plan policies for centers are intended to acknowledge the unique needs of 
different areas and the variety of tools the City has to implement this vision.  

Redevelopment Analysis 
To inform Climate-Friendly Areas selection, staff sought to better understand the market 
feasibility of various types of higher density residential development, including mixed-use 
development and residential redevelopment. Additionally, staff expected that the minimal 
required regulatory changes to in Suitable CFAs would need to be paired with financial incentives 
to encourage more of this type of development. ECOnorthwest, the City’s technical consultant for 
Urban Growth Strategies, completed a redevelopment analysis to provide a better understanding 
of the impact of financial incentives in the selected study areas. Attachment B is a summary of 
ECOnorthwest’s approach to the redevelopment analysis along with key findings. Attachment C 
provides the results of the analysis. At this work session, staff from ECOnorthwest will provide the 
Council with a high-level overview of the results of the redevelopment analysis. 

Climate Friendly Areas Selection/Options 
The CFA Study evaluates an initial, but not necessarily comprehensive, group of Suitable CFAs. The 
final Climate-Friendly Areas may be a few or many of those identified in the Study but may also 
include other areas as directed by City Council and informed through additional engagement and 
analysis. Based on the results of the CFA Study and redevelopment analysis, staff have developed 
three possible options for CFA selection, outlined in Attachment D. 

The three options identified by staff are: 
• Option 1: State Minimum Requirements. To meet the minimum state requirements for

CFA designation, the City could designate the existing, contiguous mixed-use and higher
density zones, as identified in Attachment D (map on page 4) around downtown Eugene, as
well as the commercial center on Lower Coburg Road.

• Option 2: Most Promising for Redevelopment. In addition to the areas in Option 1, the
City could designate as CFAs the promising core commercial centers that have existing
higher density, mixed-use development or the potential for redevelopment of this type.
These additional core commercial centers include the Valley River Center area, commercial
areas along South Willamette, and the Santa Clara Station area, identified in Attachment D
(map on page 8).

• Option 3: Requires Additional Investment and Incentives. In addition to the areas
identified in Options 1 and 2, the City could choose to designate as CFAs certain transit
corridors that may have potential for higher density, mixed-use development. These areas,
as identified in Attachment D (map on page 11), include the 6th/7th Avenue Corridor and
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West 11th Avenue Corridor and would require additional investment and financial 
incentives to support the intended outcomes for CFAs. 

At this work session, staff will walk through each of the proposed options, including the 
opportunities and constraints associated with each, as well as provide a summary of feedback 
from the Planning Commission. Staff will ask the City Council to provide feedback on the three 
options. 

Next Steps 
At an upcoming work session in November 2024, City Council will be asked to provide direction 
on a preferred CFA option for City implementation (either as proposed or with changes), as 
required by the state’s CFA adoption schedule. Additional work sessions in 2025 will include 
implementation of Council’s direction through other Urban Growth Strategies work. 

A preferred CFA option is necessary to inform other elements of Urban Growth Strategies, as well 
as the development of land use code and plan amendments. City Council will be asked to initiate 
the formal adoption process for Urban Growth Strategies at the beginning of 2026. Adoption of 
land use plan and code amendments designating Eugene’s Climate-Friendly Areas must be 
complete by December 31, 2026. After adoption, the City will monitor and potentially increase 
areas designated as CFAs during future urban growth planning. 

RELATED CITY POLICIES 
While the CFEC rules are a directive of the State, Eugene has a long history of supporting efforts to 
address climate change, housing production, and transportation. There is overlap between the 
CFEC goals and rules in several City plans and projects that have been approved or adopted by 
City Council and which support compact development, climate resiliency, increasing the share of 
trips made by non-auto modes, and removing barriers to equity and housing affordability. Key 
related plans include: 

• Envision Eugene Comprehensive Plan
• Eugene 2035 Transportation System Plan
• Housing Implementation Pipeline (HIP)
• Eugene's Community Climate Action Plan (CAP) 

2.0
• City of Eugene 2023-2026 Strategic Plan

PREVIOUS COUNCIL DIRECTION 
None. 

COUNCIL OPTIONS 
Information only. 

CITY MANAGER’S RECOMMENDATION 
None. 
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SUGGESTED MOTION 
None. 

ATTACHMENTS 
A. Urban Growth Strategies Update Memo (August 21, 2024)
B. Redevelopment Analysis Summary Memo (August 20, 2024)
C. Redevelopment Analysis Results (slide deck)
D. Climate-Friendly Areas Options Memo (August 20, 2024)

FOR MORE INFORMATION 
Staff Contact: Leah Rausch, Senior Planner 
Telephone:  541-682-5476
Staff E-Mail: LRausch@eugene-or.gov
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Memorandum 

Date: August 21, 2024 

To: Mayor and City Council 

From: Terri Harding, Planning Division 
Leah Rausch, Planning Division 
Heather O’Donnell, Planning Division 
Rebecca Gershow, Planning Division 

Subject: Urban Growth Strategies Update 

This memo provides a high-level update on Urban Growth Strategies. City Council held a joint work 
session with the Eugene Planning Commission on May 15, 2024, to receive an update on this multi-
year effort. On September 11, 2024, City Council will have a work session on Climate-Friendly Areas 
designation, a component of Urban Growth Strategies as well as Climate-Friendly and Equitable 
Communities (CFEC) rules implementation. Climate-Friendly Areas designation will be addressed 
in more detail during the September work session; this written update will focus on the other 
components of Urban Growth Strategies work. 

At the beginning of 2024, Eugene initiated a multi-year urban growth boundary analysis update and 
collaborative effort that integrates state-required urban growth planning, equitable community 
engagement, and Council-directed policy work, which has been given the umbrella project name of 
Urban Growth Strategies. Urban Growth Strategies builds off the Envision Eugene Community 
Vision to identify the tools, actions, policies, and land needed for housing, jobs, and other urban 
uses in Eugene for the next twenty years.   

Urban Growth Strategies includes three key phases: 
1. Identify the needs and priorities of community members for housing, jobs, and access to

community resources in Eugene.
2. Complete a technical analysis of land needed for jobs, housing, and other urban uses

(such as parks, schools, and infrastructure).
3. Integrate the results of community engagement and technical analysis to develop and

update the policies guiding land use planning in Eugene.

For more information, see the project webpage at www.eugene-or.gov/UrbanGrowth. 

State Rulemaking 
House Bill 2001 (2023) directs the Land Conservation and Development Commission (LCDC) to 
adopt and amend rules related to housing and urbanization, Statewide Planning Goals 10 (Housing) 
and 14 (Urbanization). The goal of this rulemaking is to implement the Oregon Housing Needs 
Analysis (OHNA) Program which redirects the implementation of Goal 10 towards a more 
comprehensive framework. The OHNA emphasizes the role of local actions in promoting housing 
production, affordability, and choice.  

LCDC is directed by House Bill 2001 (2023) to adopt rules in three major subject areas: 
1. Housing Needs and Production
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2. Housing Capacity and Urbanization
3. Housing Accountability Framework

As a part of the OHNA, the state will now allocate a comprehensive housing need to cities on an 
annual basis, beginning January 1, 2025. The new housing need allocations account for not only 
population growth but also for people experiencing homelessness, for cities’ existing 
underproduction (deficit) of housing, for housing that will be lost to second or vacation homes, and 
housing needed to accommodate expected demographic changes. This new statewide approach is 
expected to result in housing needs for cities that are significantly larger than using the previous 
methodology, which only accounted for population growth. 

Staff are participating in one of the Technical Advisory Committees for rulemaking, focused on 
Housing Capacity and Urbanization, as well as monitoring rulemaking and actively providing 
feedback to the Department of Land Conservation and Development (DLCD) on the draft rules. 
More information on rulemaking is available on DLCD’s website. 

Project Timeline 
As the state drafts updated rules for urban growth boundary planning, staff continue to consult 
with DLCD and City attorneys to determine the best approach to complete this work. Staff 
anticipate the project timeline will shift slightly but will prioritize continuing the work that is the 
most likely to impact housing and employment production in the short term. Staff structured the 
project timeline to start work as soon as possible on housing production, including completing the 
Housing Production Strategy, designating Climate-Friendly Areas, and other land use efficiency 
measures, while also using the new, more comprehensive housing need allocation.  

Community Engagement
The project’s Community Engagement Plan (CEP) outlines the tools and strategies staff are using to 
engage the Eugene community, with a specific focus on reaching people from underserved 
populations. The plan builds on and advances the Envision Eugene Community Vision and includes 
a variety of opportunities for the community to engage in Urban Growth Strategies. The CEP is 
designed to reach a broad spectrum of community members and includes targeted outreach to 
engage those most impacted by tools, actions and regulatory changes, people with relevant 
experience, and subject-matter experts. 

In 2024, community engagement is focused on two phases of work: housing needs and priorities, 
and policy outcomes. Project staff are committed to leveraging limited resources for community 
engagement and reducing the burden on community organizations often asked to engage in City 
projects. Project staff are working closely with the City’s Office of Equity and Community 
Engagement to coordinate engagement activities.  

Recent Updates 
Since the approval of the CEP, City staff have started community engagement activities with the 
general public, subject-matter experts, community members of color, and service providers. 
Engagement so far has included: 

• Monthly communication and project updates through the EUG Planning Newsletter and on
the project Engage Eugene page

• Development of an online, interactive mapping activity (250+ entries) and community
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survey (172 responses) 
• Housing and Development Working Groups (2 meetings reaching 45 individuals)
• Event with Black, Indigenous, and People of Color community members (reaching 29

individuals)
• Listening sessions reaching people from underserved communities (2 events reaching 25

individuals)
• Community Open House (reaching nearly 150 individuals)
• Community presentations and tabling, with a priority placed on reaching underserved and

underrepresented community members (15 events reaching over 250 individuals)
• Meetings with the Envision Eugene Technical Advisory Committee (4 meetings)
• Presentations to other City boards, committees, and commissions, including the Mayor’s

Youth Advisory Council, Sustainability Commission, and Active Transportation Committee
• Interviews with local developers, housing, and compact development partners (12

interviews)
• Interviews with housing and human services providers, led by the City’s Community

Development Division for the dual purpose of soliciting feedback on needs and priorities to
inform both Urban Growth Strategies and the Consolidated Plan update (6 meetings
reaching 37 individuals)

For more information on community engagement, contact Terri Harding at 541-682-5635 or 
tharding@eugene-or.gov.  

Housing Needs and Priorities 
To advance this phase in 2024, staff are actively working on the following deliverables: 

• Housing Production Strategy (HPS): A report that summarizes and prioritizes tools and
actions to address housing needs and to facilitate increased housing production,
affordability, and choice.

• Redevelopment Analysis: An analysis of specific study areas to estimate redevelopment
potential on key corridors and incentives for mixed-use development.

• Land Use Efficiency Measures: Tools the City can implement so that residential and
employment lands can be used more efficiently – allowing or encouraging more housing
and jobs than previously expected. This will include designation of Climate-Friendly Areas,
among other tools.

Recent Updates 
The HPS is a new, state-required, 8-year adopted work plan to address Eugene’s local housing 
needs. Project staff are coordinating closely with City subject-matter experts and housing 
producers to identify the highest priority actions to include in the HPS. At the end of September, 
staff will bring a draft set of actions to stakeholders for refinement and prioritization. Staff continue 
to prioritize understanding housing needs and priorities through community engagement activities. 
The results of community engagement will inform the actions in the HPS, especially related to 
advancing more fair and equitable housing outcomes. 

Alongside the HPS, staff are developing and refining promising efficiency measures for both 
residential and employment lands. Efficiency measures will include those adopted after the current 
UGB was adopted in 2017, such as the middle housing code amendments. Project staff are working 
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with subject-matter experts to understand and quantify the impact these measures have on the 
land supply, supported by the data collected through the Growth Monitoring Program. 

One known land use efficiency measure will be Climate-Friendly Areas designation, part of CFEC 
rules implementation. To support designation, staff worked with a technical consultant to analyze 
redevelopment potential in certain study areas. City Council will receive any update on the results 
of the redevelopment analysis and implications for CFA designation on September 11, 2024. More 
detail is available in the materials for the work session.  

For more information on housing needs and priorities, contact Leah Rausch at 541-682-5476 or 
lrausch@eugene-or.gov. 

Technical Analysis of Land Needs 
To advance this phase in 2024, staff are actively working on the following deliverables: 

• Economic Opportunities Analysis (EOA): An analysis of Eugene’s economic trends,
economic development potential, forecasted employment growth, and needs for future
economic growth.

• Buildable Lands Inventory: An inventory of Eugene’s existing land supply for housing,
employment, parks, and other public needs, identifying vacant or underdeveloped lots and
their estimated capacity for future development.

Recent Updates 
A technical analysis of land needs and available land supply for housing, jobs, parks, schools and 
other urban uses will be required as part of Urban Growth Strategies. Technical analysis for 
employment needs has begun while the City waits for the housing need allocation to be issued by 
the state in 2025. The City’s consultants have been gathering data for the EOA including on 
employment trends, employment growth, and employment development.  

Regarding land supply, the redevelopment analysis mentioned in the Housing Needs and Priorities 
section above will eventually help inform the amount of additional housing and jobs capacity that 
can be expected from redevelopment. Additionally, staff have begun early scoping and coordinating 
with utility providers and other public entities (schools, etc.) regarding serviceability of Eugene’s 
land supply and needs forecast for other public uses.  

For more information on the technical analysis of land needs, contact Heather O’Donnell at 541-
682-5488 or hodonnell@eugene-or.gov.

Policy Outcomes 
To advance this phase in 2024, staff are actively working on the following deliverables: 

• Envision Eugene Comprehensive Plan (EECP) Phase II: Continues development and
adoption of a Eugene-specific comprehensive plan that implements the vision outlined in
Envision Eugene and supported by contemporary community input. The Envision Eugene
Comprehensive Plan is the overarching policy document for land use planning within
Eugene’s UGB. Policies will reflect updated land needs and implement priority tools and
actions identified through Urban Growth Strategies work.
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• Land Use Designation Map: This parcel-specific map will clarify and define land use
designations and policies for land within Eugene’s urban growth boundary. The map,
designation descriptions, and accompanying policies will be a component of the EECP.

Recent Updates 
Staff are integrating the results of community engagement, research, analysis to develop and 
update the policies guiding land use planning in Eugene. Six new chapters of the Envision Eugene 
Comprehensive Plan are currently under development for City Council adoption consideration in 
2026. Subject-matter experts and community members are helping draft goals and policies for the 
following six chapters: 

• Community Engagement
• Housing
• Compact Development and Urban Design
• Community Health and Livability
• Public Facilities and Services, and
• Land Use

Urban Growth Strategies community engagement (described in the section above) is helping inform 
this policy work, with an emphasis so far on housing and compact development. One highlight is a 
policy framework being developed around mixed-use centers, to expand upon the Climate-Friendly 
Areas work at a local level. Housing and Development Working Group meetings will be held this fall 
to review draft policies, with additional engagement activities through Spring 2025.  

Staff are working on a parcel-specific Land Use Designation Map for the Envision Eugene 
Comprehensive Plan, designed to clarify and replace the outdated 2004 Eugene-Springfield Metro 
Plan Diagram. The research phase is nearing completion, and staff have developed a draft webmap 
that will be an easily, accessible way for the public to view the map and provide feedback. 
Additionally, outreach to property owners and interested parties is beginning to gather feedback. 
This updated map, utilizing modern mapping tools, will clarify future land use for each property 
within the Eugene urban growth boundary, streamline land use research, and enhance the City’s 
ability to monitor Eugene’s buildable land supply and development trends. 

For more information on policy outcomes, contact Rebecca Gershow at 541-682-8816 or 
rgershow@eugene-or.gov. 
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1  

      Overview of Redevelopment Analysis 

DATE: 8 / 2 0 / 2 4  
TO:  Eugene  P la nn ing Com m is s ion  a nd  City Council 
FROM:  Becky Hewit t ,  Ma ckenzie  Vis s e r a nd  Scot t  Good m a n , ECOnorthwes t  
SUBJ ECT:  Overview of Red evelop m en t  Ana lys is  for Eugene  Urb a n  Growth  St ra tegie s  

In t rod uct ion
As  p a rt  of the  Eugene  Urb a n  Growth  St ra tegie s  p rojec t ,  ECOnorthwes t  (ECO) is  eva lua t ing 
red eve lop m en t  p otent ia l with in  s e lected  s tud y a rea s  where  red evelop m ent  with  a  m ix of 
u s es  is  a ligned  with  City p olicy goa ls . 1 The  red eve lop m en t  a na lys is  is  in tend ed  to in form  
m ult ip le  com p onen ts  of the  City’s  cu rren t  p la nning e ffort s ,  inc lud ing: 

♦ Clim a te -Fr ie nd ly Are a s  (CFA) De s igna t ion: eva lua t ing which  "Su ita b le" CFAs  ha ve  the
grea te s t  p oten t ia l for (re )d eve lop m en t  with  a  m ix of us es  a nd  how p otent ia l
regu la tory cha nges  a nd  incent ives  cou ld  im p a ct  tha t  p oten t ia l;

♦ Hous ing Ca p a city Ana lys is  (HCA) a nd  Econom ic  Op p or tun it ie s  Ana lys is  (EOA):
in form ing e s t im a te s  of the  a m oun t  of m a rke t -fea s ib le  hous ing a nd  com m erc ia l
red eve lop m en t  tha t  cou ld  occur with in  s p ec ific  t a rge t  a rea s  ove r the  2 0 -yea r
p la nn ing horizon;

♦ Envis ion  Euge ne  Com p re he ns ive  P la n :  in form ing p olicy d eve lop m en t  for the  hous ing
a nd  com p a ct  d eve lop m en t  cha p te rs ;

♦ Hous ing P rod uct ion  St ra te gy (HP S): t e s t ing whe the r p oten t ia l regu la tory cha nges
a nd  incen t ives  cou ld  s up p ort  d eve lop m en t  of s ingle-unit  a t t a ched  a nd  m ult i-unit
hous ing; a nd

♦ La nd  us e  e ffic ie ncy m e a s ure s :  in form ing e s t im a te s  of the  p otent ia l a d d it iona l
d eve lop m en t  ca p a c ity tha t  cou ld  re s u lt  from  a p p lying the  s e lec ted  la nd  us e  e ffic iency
m ea s ures .  Und e rs ta nd ing the  p oten t ia l ca p a c ity from  la nd  us e  e ffic iency m ea s ures  is
a  req uired  s tep  p rior to  cons id e ring u rb a n  growth  b ound a ry exp a ns ion .

The  red eve lop m en t  a na lys is  wa s  in form ed  b y in te rviews  with  loca l d eve lop e rs  a nd  inp ut  
from  the  Envis ion  Eugene  Technica l Ad vis ory Com m it tee  (EETAC).  

Th is  m em o p rovid es  a  s um m a ry of the  a p p roa ch  to a nd  find ings  from  the  red eve lop m en t  
a na lys is . 

1  In  th is  m e m o, “re d e ve lop m e n t” re fe rs  to  te a r  d own  of e xis t in g d e ve lop m e n t  a n d  re p la ce d  with  d e ve lop m e n t  
th a t  h a s  gre a te r  ca p a c ity.  
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2        Overview of Redevelopment Analysis 

Ap p roa ch
ECOnorthwes t  u s ed  rea l e s ta te  p ro form a  a na lys is  to  a s s e s s  fina ncia l fea s ib ility for 
p rototyp ica l d eve lop m en ts  (“p rototyp es ”)—illus t ra t ive , hyp othe t ica l d eve lop m ents  tha t  d o 
not  rep re s ent  a ny s p ec ific  ind ivid ua l p roject ,  b u t  a re  in form ed  b y the  s ca le ,  d ens ity,  a nd  
form  of recen t  d eve lop m en t  in  Eugene  a nd  s im ila r com m unit ie s .  The  p ro form a  m od e l t a kes  
in to cons id e ra t ion  exp ec ted  m a rke t  ren ts  in  ea ch  s tud y a rea , e s t im a ted  d eve lop m en t  cos t s  
(includ ing cons t ruc t ion  cos t s , fee s , a nd  othe r cos t  fa c tors ) for ea ch  p rototyp e , a nd  typ ica l 
inves tm en t  re tu rn  req u irem en ts  to m a ke  d eve lop m ent  “p enc il.” It  a ls o incorp ora te s  exis t ing 
a nd  p otent ia l fina nc ia l incen t ives , s uch  a s  the  Mult ip le  Un it  P rop e rty Ta x Exem p tion  
(MUP TE) p rogra m . 2  

Beca us e  red eve lop m en t  (often ) req u ires  a  d eve lop e r to  b e  a b le  to a fford  to a cq uire  a nd  tea r 
d own  a n  exis t ing b u ild ing, a nd  the  va lue  of the  exis t ing p rop e rt ie s  ca n  va ry s ub s ta n t ia lly 
with in  a  s tud y a rea  a nd  b e tween d iffe ren t  s tud y a rea s , th is  p ro form a  a na lys is  u s es  a  m e t ric  
ca lled  “re s id ua l la nd  va lue” to eva lua te  p oten t ia l fea s ib ility for red eve lop m ent . Res id ua l 
la nd  va lue  (RLV), or “la nd  b ud ge t ,” e s t im a tes  wha t  a  d eve lop e r cou ld  p a y for la nd  a fte r 
a ccoun t ing for p otent ia l incom e , cos t s , a nd  inves tm en t  re tu rns . Th is  RLV or la nd  b ud get  
ca n  then  b e  com p a red  to the  va lue  of exis t ing p rop e rt ie s 3 in  ea ch  s tud y a rea  to und e rs ta nd  
whe the r red evelop m en t  is  like ly to b e  fea s ib le  in  tha t  a rea . 

Beca us e  red eve lop m en t  is  m ore  like ly to occur on  com p a ra t ive ly lower-va lue  p rop e rt ie s  
with in  a n  a rea  tha t  ha s  s im ila r m a rke t  cond it ions , the  a na lys is  in it ia lly us es  the  1 0 th  
p e rcent ile  of exis t ing p rop e rty va lues  (norm a lized  b y s it e  a rea  p e r s q ua re  foot) in  ea ch  
s tud y a rea  a s  a  re fe rence  p oin t  (i.e .,  a  va lue  th re s hold  tha t  1 0  p e rcen t  of p rop e rt ie s  a re  
lower tha n). 4 

♦ If the  RLV is  h ighe r  tha n  th is  1 0 th  p e rce n t ile  va lue , it  is  m ore  like ly tha t
red eve lop m en t  will b e  fea s ib le ,  b eca us e  a t  lea s t  1 0  p e rcen t  of p rop e rt ies  in  the  s tud y

2 Th e  Mu lt i-Un it  P rop e rty Ta x Exe m p t ion  (MUP TE) is  a  tool th a t  ca n  s h ift  a  p rop os e d  h ou s in g d e ve lop m e n t  to  
b e in g fin a n c ia lly fe a s ib le . It  is  a  s t a te -e n a b le d  p rogra m  d e s ign e d  to  b e  a n  in ce n t ive  of re d e ve lop m e n t  o f 
re s id e n t ia l p rop e rt ie s  in  c it y ce n te rs  a n d  a lon g t ra n s it  corrid ors .  In  Eu ge n e ,  th e  City Cou n c il h a s  a u th orize d  th e  
u s e  of MUP TE in  th e  d own town  a re a . MUP TE a llows  n e w m u lt i-u n it  h ou s in g (5  o r  m ore  u n it s ) to  a void  p rop e rty 
ta xe s  on  th e  va lu e  o f n e w re s id e n t ia l con s t ru c t ion  for  u p  to  1 0  ye a rs . Th e  p rop e r ty con t in u e s  to  ge n e ra te  ta xe s  
fo r th e  la n d  va lu e  d u rin g th e  e xe m p t ion  p e riod .  
3 Th e  va lu e  of e xis t in g p rop e rt ie s  is  b a s e d  on  ta x a s s e s s or e s t im a te s  o f re a l m a rke t  va lu e . Th e s e  e s t im a te s  a re  
a n  im p re c is e  in d ica tor o f m a rke t  va lu e  a n d  a re  o fte n  low re la t ive  to  ob s e rve d  s a le  p rice s ; h owe ve r,  th e y a re  
re a d ily a va ila b le  fo r  m os t  p rop e rt ie s ,  a n d  p rovid e  a  rou gh  in d ica t ion  of p rop e rty va lu e . 
4 Th e  1 0 th  p e rce n t ile  is  s e le c te d  a s  a n  in d ica tor  b a s e d  on  ECOn orth we s t ’s  e xp e rien ce  a n d  p rofe s s ion a l 
ju d ge m e n t . It  is  n ot  a n  a b s olu te  in d ica tor o f re d e ve lop m e n t  fe a s ib ility,  b u t  ra th e r a  wa y of com p a rin g th e  RLV 
for a  give n  a re a  to  th e  ra n ge  of e xis t in g p rop e r ty va lu e s  in  th a t  a re a  to  ge t  a  rou gh  id e a  o f wh e th e r 
re d e ve lop m e n t  m a y b e  fe a s ib le  with ou t  d e te rm in in g fe a s ib ility fo r  e a ch  p a rce l in d ivid u a lly. Us in g a  lowe r 
th re s h old  (e .g .,  5 th  p e rce n t ile ) m igh t  ca p tu re  on ly a  s in gle  p rop e rty in  s om e  s tu d y a re a s  a n d  wou ld  b e  m ore  
like ly to  b e  im p a c te d  b y ou t lie rs  a n d  d a t a  q u a lit y is s u e s  in  th e  p a rce l d a ta . Us in g a  h igh e r th re s h old  (e .g .,  2 0 th  
p e rce n t ile ) m igh t  m a ke  it  a p p e a r th a t  re d e ve lop m e n t  is  n ot  fe a s ib le  in  a  give n  a re a  b e ca u s e  it  wou ld  m is s  lowe r 
va lu e  p rop e rt ie s  th a t  cou ld  b e  fe a s ib le  fo r  re d e ve lop m e n t . 
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a rea  ha ve  a n  e s t im a ted  va lue  lower tha n  the  d eve lop m ent ’s  la nd  b ud get  (on  a  p e r-
s q ua re -foot  b a s is ). 

♦ If the  RLV is  p os it ive  b u t  b e low th is  1 0 th  p e rce nt ile  va lue , it  s ugges t s  tha t
d eve lop m en t  wou ld  only b e  fea s ib le  on  ve ry low va lue  s it e s  or va ca n t  la nd  (le s s  tha n
1 0  p e rcent  of the  s it es  in  the  a rea , or p os s ib ly none  of the  s ite s ) withou t  a d d it iona l
fina nc ia l s up p ort .

♦ If the  RLV is  ne ga t ive , the  d eve lop m en t  is  like ly in fea s ib le  un le s s  a  d eve lop e r
rece ives  a d d it iona l s ub s id ie s  or incent ives .

Th is  is  illu s t ra ted  fu rthe r in  Slid es  1 0  a nd  1 1  in  the  a t t a ched  s lid e  d eck. 

STUDY AREAS 
The  twe lve  s tud y a rea s  a re  ou t lined  on  the  m a p  b e low. The  ta rge ted  s tud y a rea s  la rge ly 
a lign  with  a rea s  id en t ified  a s  “Su ita b le" CFA loca t ions  in  the  City’s  CFA Stud y, with  a  few 
m od ifica t ions , inc lud ing: 

♦ Rem oving a ny a rea s  tha t  were  les s  com p a t ib le  with  CFA d es igna t ion  or wou ld  req u ire
m ore  s ignifica nt  regu la tory cha nges .

♦ Rem oving th ree  a rea s  tha t  a re  a lrea d y red eve lop ing und e r cu rrent  cond it ions .

♦ Segm ent ing la rge r Su ita b le  CFAs  in to s ub -a rea s .

♦ Ad d ing the  Va lley River Cen te r a rea  a nd  the  Ba rge r Drive  a rea , which  were  not
id ent ified  a s  Su ita b le  CFAs  b u t  ha ve  s im ila r zon ing.

The  Fea s ib ility Ana lys is  Res u lt s  s ec t ion  of the  s lid e  d eck inc lud es  m a p s  a nd  a  b rie f 
d es crip t ion  of ea ch  ind ivid ua l a rea .  
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4   Overview of Redevelopment Analysis 

Exh ib it  1 :  Re d e ve lop m e n t  An a lys is  S tu d y Are a s  

DEVELOP MENT TYP ES 
ECO te s ted  a  ra nge  of d eve lop m ent  p rototyp es  in  ea ch  a rea . For the  p u rp os es  of th is  
a na lys is , we  ha ve  ca tegorized  the  p rototyp es  b y re la t ive  d ens ity: 

MODERATE DENSITY 
♦ Townhous e s :  fou r to  s ix a t t a ched  units  with  ind ivid ua l ga ra ges  with  d ens ity

es t im a ted  a t  rough ly 2 2  d we lling units  p e r ne t  a cre .

♦ Ga rd e n a p a r tm e n ts :  th ree -s tory wa lk-up  a p a rtm en ts  (withou t  e leva tors ) on  a  la rge r
s it e ,  with  la rge  s e tb a cks , s u rfa ce  p a rking, la nd s ca p ed  a rea s ,  a nd  ou td oor a m en it ie s
(s uch  a s  a  p ool).  Thes e  a re  e s t im a ted  a t  rough ly 3 0  d welling un it s  p e r ne t  a cre .

♦ Com p a ct  wa lk-up  a p a r tm e n ts :  th ree-s tory wa lk-up  a p a rtm ents  tha t  a re  d ens e r tha n
the  ga rd en  a p a rtm ents  (e s t im a ted  a t  rough ly 5 0  d welling un it s  p er ne t  a cre),  with
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m in im a l s e tb a cks , la nd s ca p ing, a nd  s u rfa ce  p a rking to the  s id e  or rea r of the  
b u ild ing.  

LIMITED HIGH DENSITY 
♦ Ele va tor  a p a r tm e nts :  five - a nd  s ix-s tory a p a rtm en ts  with  a  m ix of s u rfa ce  a nd  tuck-

und e r p a rking, e s t im a ted  a t  rough ly 1 0 0  a nd  1 2 0  d we lling un it s  p e r ne t  a cre ,
re s p ec t ive ly. Like  the  com p a ct  wa lk-up  a p a rtm en ts ,  the s e  a p a rtm en ts  ha ve  m in im a l
s e tb a cks  a nd  la nd s ca p ing.

♦ Mixe d -us e  d e ve lop m e n ts :  five -,  s ix-, a nd  s even-s tory a p a rtm ents  with  s t ruc tu red
p a rking a nd  s m a ll re ta il s p a ces  (3 ,0 0 0  to 6 ,0 0 0  s q ua re  fee t ) on  the  ground  floor.
Thes e  a re  e s t im a ted  a t  rough ly 9 0 , 1 0 5 , a nd  1 3 0  d we lling un it s  p e r ne t  a cre ,
re s p ec t ive ly.

HIGH DENS ITY 
♦ Stud e n t-or ie n te d  a p a r tm e n ts :  1 2 -s tory b u ild ings  with  s t ructu red  p a rking a nd  m a ny

la rge r (fou r-b ed room ) un it s  tha t  a re  m ore  com m on  for un its  lea s ed  b y the  b ed room ,
es t im a ted  a t  rough ly 4 7 5  d welling un it s  p e r ne t  a cre .

COMMERCIAL 
♦ Store fron t  com m e rc ia l d e ve lop m e nts :  s ingle -s tory, s m a ll (2 ,5 0 0  s q ua re  foot) tena n t

s p a ces  p os it ioned  d irec t ly a d ja cen t  to s id ewa lks  with  m in im a l s e tb a cks  or
la nd s ca p ing a nd  on ly on-s t ree t  p a rking.

♦ Fre e -s ta nd ing com m e rc ia l b uild ings :  m ed ium -s ize  com m erc ia l b uild ings  (1 0 ,0 0 0  to
2 0 ,0 0 0  s q ua re  fee t ) with  s u rfa ce  p a rking a nd  s om e  s e tb a cks  a nd  la nd s ca p ing.

P OLICY VARIABLES 
The  a na lys is  t e s t s  the  p oten t ia l for red eve lop m en t  in  the  s e lec ted  s tud y a rea s  und e r 
exis t ing zoning a nd  incen t ives , inc lud ing the  exis t ing Mult ip le  Unit  P rop e rty Ta x Exem p t ion  
(MUP TE) p rogra m  d owntown. 5 It  a ls o t e s ted  the  p oten t ia l im p a ct  of a d d it iona l d eve lop m en t  
incent ives  tha t  a re  und e r cons id e ra t ion  or tha t  Council could  cons id e r in  fu tu re : 

♦ P ote nt ia l e xp a ns ion  of MUP TE in to s tud y a rea s  ou ts id e  of d owntown . Th is  wa s  us ed
to t e s t  the  im p a ct  of a  re la t ive ly e ffec t ive  fina nc ia l incent ive  tha t  the  City ha s
exp e rience  with ; it  d oes  not  im p ly tha t  the  City will exp a nd  MUP TE or tha t  the
p rogra m  wou ld  b e  id en t ica l to the  exis t ing p rogra m . For a na lys is  p u rp os es , th is
MUP TE incen t ive  wa s  a s s um ed  to a p p ly on ly to com p a ct  wa lk-up  a p a rtm ents ,

 
5 Th e  a n a lys is  looks  a t  th e  1 0 -ye a r ta x e xe m p t ion  a va ila b le  th rou gh  MUP TE. Th e  a n a lys is  d oe s  n ot  con s id e r  th e  
p roce s s  fo r  re vie w a n d  a p p rova l,  wh ich  is  p rop os e d  to  b e  s t re a m lin e d  th rou gh  a n  u p com in g p ilot  p roje c t .  
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6        Overview of Redevelopment Analysis 

e leva tor a p a rtm ents , a nd  m ixed -us e  d eve lop m en ts  a nd  wa s  te s ted  in  a ll s tud y a rea s  
where  the  incent ive  is  not  cu rrent ly a va ila b le .  

♦ Fe e  a s s is ta nce  for s ys tem  d evelop m ent  cha rges  (SDCs ) a nd  p e rm it  fee s  a s s ocia ted
with  a  d eve lop m en t  in  the  Downtown Core  a nd  Grea te r Downtown a rea . Th is  rough ly
re flec t s  the  d owntown fee  a s s is ta nce  tha t  is  cu rren t ly und e r cons id e ra t ion  a s  a  p a rt
of the  Downtown  Core  Hous ing In it ia t ive , which  p rop os es  to p a y for SDCs , b u ild ing
p e rm it  fee s , a nd  othe r gove rnm ent -im p os ed  fees  us ing fund s  from  Eugene ’s
Downtown a nd  Rive rfron t  Urb a n Renewa l Dis t ric t s . The  incent ive  wa s  a s s um ed  to
a p p ly to a ll d eve lop m en t  typ es  excep t  s tud en t -orien ted  hous ing.

Ke y Find ings

OVERVIEW 
Key find ings  includ e : 

Exis t ing cond it ions :  Und e r exis t ing cond it ions , the  Grea te r Downtown  a nd  Lower Cob urg 
Roa d /  Fe rry St ree t  Brid ge  a rea s  a re  the  m os t  like ly to s up p ort  h ighe r d ens ity d eve lop m en t  
a nd  ve rt ica l m ixed -us e  p rojec t s .  The  Sa n ta  Cla ra  Sta t ion , Va lley Rive r Cen te r,  a nd  Wes t  1 1 th 
a rea s  a re  the  m os t  like ly to s ee  horizon ta l m ixed -us e  red evelop m en t . 

Fina nc ia l ince nt ive s :  The  a na lys is  s ugges ts  tha t  exp a nd ing MUP TE (or a  s im ila r fina ncia l 
incent ive) could  increa s e  the  cha nces  of m ult i-unit  red eve lop m ent  in  ce rta in  s tud y a rea s .  If 
a n  a d d it iona l fina nc ia l incen t ive  s uch  a s  MUP TE were  offe red  m ore  b roa d ly, Mid town, Sou th  
Willa m e t te ,  a nd  the  Va lley Rive r Cente r a rea s  cou ld  p otent ia lly a ls o s ee  h ighe r d ens ity, 
ve rt ica l m ixed -us e  p rojec t s .  Ad d it iona l fina nc ia l incen t ives  could  a ls o s up p ort  horizon ta l 
m ixed -us e  d eve lop m en t  in  6 th / 7 th  Avenue  a nd  Highwa y 9 9  a rea s .  

Highe r  d e ns ity:  Ove ra ll,  h ighe r d ens ity genera lly increa s es  a  p rojec t ’s  fea s ib ility in  h ighe r-
ren t  a rea s  b u t  d oes  not  increa s e  p roject  fea s ib ility in  lower-rent  a rea s  b eca us e  of the  
increa s ed  cons t ruct ion  cos t s  re la t ive  to a d d it iona l (lower) ren ta l incom e .  

Ground  floor  re ta il:  Ad d ing ground -floor re ta il s p a ce  to d eve lop m en t  gene ra lly d ecrea s es  
fea s ib ility re la t ive  to a n  ent ire ly re s id ent ia l p roject  in  the  m a rke t  cond it ions  for thes e  s tud y 
a rea s  b eca us e  of the  increa s e  in  cos t s . However,  in  s om e  s itua t ions  where  ground  floor 
re s id ent ia l is  p a rt icu la rly und es ira b le  or where  the  ground  floor com m erc ia l ca n  m a ke  the  
re s id ent ia l com p onen t  m ore  d es ira b le ,  a  p rojec t  m a y b e  b e t te r off to  inc lud e  ground  floor 
com m erc ia l even  if the  com m erc ia l com p onen t  it s e lf d oes  not  cove r it s  cos t s . 

Ad d it iona l inve s tm e n ts :  Develop e r in te rviews  a nd  inp ut  from  the  Envis ion  Eugene  Techn ica l 
Ad vis ory Com m it tee  (EETAC) s ugges t  tha t  inves tm ents  to m a ke  the  a rea s  m ore  wa lka b le  
a nd  a d d res s  the  fa ctors  tha t  a re  m a king m a ny of the  a rea s  le s s  d es ira b le  for hous ing cou ld  
a ls o increa s e  the  p oten t ia l for red eve lop m en t . This  cou ld  inc lud e  m ea s ures  s uch  a s  
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s t ree t s ca p e  im p rovem en ts  or roa d  d es ign  im p rovem en ts  (i.e . , na rrowing la nes , t ra ffic  
ca lm ing, reconfigu ring p a rking, or a d d ing b iking la nes ) to im p rove  the  p ed es t ria n  
environm ent , s up p ort ing loca l b us ines s es  tha t  d ra w p eop le  to the  a rea , or inves t ing in  
p a rks  a nd  t ra ils . 

REDEVELOP MENT P OTENTIAL BY STUDY AREA 

Gre a te r  Downtown  
Redeve lopment potentia l: possible  for highe r density housing types without additiona l incentives  

Th is  a rea  ha s  re la t ive ly s t rong m a rke t  cond it ions . Eleva tor a nd  s tud ent -orien ted  a p a rtm en ts  
a re  the  m os t  fea s ib le  d eve lop m en t  typ es , even  though  s tud ent -orien ted  a p a rtm ents  a re  
ine ligib le  for MUP TE. (Stud en t-orien ted  a p a rtm en ts  wou ld  p rim a rily b e  fea s ib le  in  a rea s  
c los e r to the  Un ive rs ity.) Highe r d ens ity,  m ult i-unit  hous ing is  a ls o m ore  fea s ib le  tha n  m a ny 
othe r p rototyp es  in  th is  a rea . If fee  a s s is ta nce  were  a va ila b le ,  it  cou ld  he lp  m a ke  h ighe r 
d ens ity a nd  m ixed -us e  d eve lop m ent  m ore  fea s ib le  a s  red eve lop m en t . 

Downtown Core
Redeve lopment potentia l: low without additiona l incentives 

Ma rke t  cond it ions  a re  wea ke r in  th is  a rea  tha n  in  the  Grea te r Downtown a rea  ove ra ll.  Ma ny 
d eve lop m en t  typ es  ha ve  p os it ive  la nd  b ud gets  b u t  a re  not  fea s ib le  enough for 
red eve lop m en t  b eca us e  of the  a rea 's  h igh  exis t ing p rop e rty va lues . Fee  a s s is ta nce  cou ld  
increa s e  fea s ib ility b ut  m ight  not  b e  enough to s up p ort  la rge  increa s es  in  red eve lop m en t  
p oten t ia l. 

6 th /  7 th Ave nue  Are a
Redeve lopment potentia l: low, even with additiona l incentives 

Few d evelop m ent  typ es  a re  fea s ib le  d ue  to re la t ive ly wea k m a rke t  cond it ions , b u t  free -
s ta nd ing com m erc ia l,  in fill townhous es , a nd  com p a ct  wa lk-up  a p a rtm en ts  a re  c los es t . Even  
if MUP TE or a  s im ila r fina nc ia l incen t ive  were  a va ila b le , it  like ly wou ld  not  ha ve  enough 
im p a ct  to m a ke  d eve lop m en t  ove r five  s torie s  fea s ib le , though  it  cou ld  im p rove  the  
fea s ib ility of com p a ct  wa lk-up  a p a rtm ents  to s om e  extent .  In  in te rviews , d eve lop e rs  
exp res s ed  conce rns  tha t  th is  a rea  fee ls  too a u to-orien ted  a nd  not  we lcom ing to p ed es t ria n  
a c t ivity.  Th is  m a kes  it  cha llenging to d eve lop  m ixed -us e  or com p et it ive  re s id en t ia l 
d eve lop m en t .  P ub lic  rea lm  im p rovem ents  wou ld  he lp  m a ke  the  a rea  m ore  a t t ra ct ive  for 
d eve lop m en t . 
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8  
      Overview of Redevelopment Analysis 

We s t  1 1 th  Ave  Are a
Redeve lopment potentia l: low, even with additiona l incentives 

Like  the  6 th /  7 th Avenue  a rea , few d eve lop m en t  typ es  a re  like ly fea s ib le  for red eve lop m en t , 
b u t  free -s ta nd ing com m erc ia l,  in fill townhous es , ga rd en  a p a rtm ents ,  a nd  com p a ct  wa lk-up  
a p a rtm ents  a re  c los es t .  Ba s ed  on  d eve lop e r a nd  EETAC inp u t ,  a d ja cen t  m od era te  d ens ity 
re s id ent ia l a rea s  m a y b e  m ore  d es ira b le  for hous ing a nd  ha ve  m ore  p otent ia l for re s id ent ia l 
d eve lop m en t .  Even  if MUP TE were  a va ila b le ,  it  like ly would  not  ha ve  enough im p a ct  to m a ke  
d eve lop m en t  ove r five  s torie s  fea s ib le  b ut  cou ld  s up p ort  com p a ct  wa lk-up  a p a rtm ents . 
P ub lic  rea lm  im p rovem en ts  wou ld  he lp  m a ke  th is  a rea  m ore  a t t ra c t ive  for red evelop m en t . 

Mid town  Are a  
Redeve lopment potentia l: low without additiona l incentives 

While  the  m a rke t  is  re la t ive ly s t rong in  th is  a rea  a nd  la nd  b ud gets  a re  gene ra lly p os it ive  
a cros s  m a ny d eve lop m en t  typ es , the  exis t ing p rop e rty va lues  a re  a ls o re la t ive ly h igh , a nd  
p rop e rt ie s  a re  s m a ll.  Th is  m ea ns  re la t ive ly few op p ortunit ie s  for red eve lop m en t ,  a nd  
grea te r cha llenges  for la rge r-s ca le  red eve lop m en t  tha t  wou ld  ha ve  to a ggrega te  m ult ip le  
p rop e rt ie s . However, the  a na lys is  s ugges t s  tha t  if MUP TE or a  s im ila r fina nc ia l incen t ive  
were  a va ila b le ,  it  cou ld  m a ke  h ighe r d ens ity m ult i-unit  hous ing red eve lop m en t  m ore  
fea s ib le . 

S ou th  Willa m e t te  Are a  
Redeve lopment potentia l: low without additiona l incentives 

Like  Mid town , la nd  b ud ge ts  a re  gene ra lly p os it ive  a cros s  d eve lop m en t  typ es  b ut  like ly not  
h igh  enough to a fford  exis t ing p rop e rty va lues . However,  the  a na lys is  s ugges t s  tha t  MUP TE 
or a  s im ila r incen t ive  cou ld  m a ke  h ighe r d ens ity m ult i-un it  hous ing red evelop m ent  m ore  
fea s ib le  if it  we re  a va ila b le  in  th is  a rea . 

Lowe r  Cob urg Roa d  & Fe r ry S t r e e t  Br id ge  Are a  
Redeve lopment potentia l: possible  on lim ited site s  for a  range  of housing  types 

Th is  a rea  is  cons id e red  re la t ive ly d es ira b le  for d eve lop m ent . Seve ra l typ es  of d eve lop m en t , 
inc lud ing h ighe r d ens ity m ult i-un it  hous ing a nd  s om e  m ixed -us e  d eve lop m en t ,  m a y b e  
fea s ib le  on  a  lim ited  num b er of lower-va lue  s it e s .  The  a na lys is  s ugges ts  tha t  MUP TE or a  
s im ila r fina nc ia l incent ive  could  b e  enough to increa s e  the  cha nces  of fea s ib le  m ult i-unit  
hous ing red eve lop m en t . 
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9  
      Overview of Redevelopment Analysis 

Va lle y Rive r  Ce n te r  Are a  
Redeve lopment potentia l: possible  on lim ited site s  for modera te  density housing  types, higher 
density possible  with additiona l incentives 

Ce rta in  typ es  of m od era te  d ens ity d eve lop m en ts  a na lyzed  (townhous es  a nd  com p a ct  wa lk-
up  a p a rtm ents ) m a y b e  fea s ib le  on  lower-va lue  s it e s ; for exa m p le , if s om e  of the  p a rking 
lot s  s u rround ing the  m a ll were  red eve lop ed . The  a na lys is  s ugges ts  tha t  MUP TE or a  s im ila r 
fina nc ia l incen t ive  could  increa s e  the  cha nces  tha t  h ighe r d ens ity m ult i-un it  hous ing a nd  
m ixed -us e  red evelop m en t  could  b e  fea s ib le . 

S a n ta  Cla ra  S ta t ion  Are a  
Redeve lopment potentia l: like ly for modera te  density housing types and commerc ia l,  highe r 
density possible  with additiona l incentives   

Townhous es , free -s ta nd ing com m erc ia l,  a nd  th ree -s tory a p a rtm en ts  a re  m os t  like ly to b e  
fea s ib le  out  of the  d eve lop m ent  typ es .  The  m a rke t  cu rrent ly is  not  like ly to s up p ort  h ighe r 
d ens ity hous ing or ve rt ica l m ixed -us e  in  th is  a rea . However,  if MUP TE or a  s im ila r fina nc ia l 
incent ive  were  a va ila b le  it  cou ld  increa s e  the  cha nces  tha t  h ighe r d ens ity m ult i-unit  hous ing 
red eve lop m en t  wou ld  b e  fea s ib le . 

Highwa y 9 9  Are a  
Redeve lopment potentia l: low, but possible  for modera te  density housing  types and commerc ia l 
on limited s ite s 

Few p rototyp es  a re  like ly to b e  fea s ib le  given  the  a rea ’s  cha llenging m a rke t  cond it ions , b ut  
with  low exis t ing p rop e rty va lues , s om e red eve lop m ent  m a y b e  p os s ib le  on  lower-va lue  
s it e s .  Th is  cou ld  inc lud e  free -s ta nd ing com m erc ia l b u ild ings , in fill townhous es , a nd  
com p a ct  wa lk-up  a p a rtm en ts .  If MUP TE were  a va ila b le  in  th is  a rea , it  m igh t  not  ha ve  
enough  im p a ct  to  m a ke  d eve lop m ent  ove r five  s torie s  fea s ib le  b u t  cou ld  m a ke  com p a ct  
wa lk-up  a p a rtm ent  red eve lop m en t  m ore  fea s ib le . 

Ba rge r  Dr ive  Are a
Redeve lopment potentia l: low 

Exis t ing p rop e rty va lues  a re  h igh  com p a red  to wha t’s  fea s ib le  for red eve lop m en t ,  b u t  free -
s ta nd ing com m erc ia l,  in fill townhous es , a nd  com p a ct  wa lk-up  a p a rtm en ts  a re  clos es t  to 
b e ing fea s ib le . Like  Highwa y 9 9 , if a va ila b le , MUP TE like ly wou ld  not  ha ve  enough  im p a ct  to  
m a ke  h igh-d ens ity hous ing red evelop m ent  fea s ib le  b u t  cou ld  m a ke  com p a ct  wa lk-up  
a p a rtm ent  red eve lop m en t  m ore  fea s ib le . 
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      Overview of Redevelopment Analysis 

Ne xt  S te p s
This  p ha s e  of the  a na lys is  eva lua ted  the  fea s ib ility of a  ra nge  of d eve lop m ent  typ es  in  ea ch  
s tud y a rea . Th is  a na lys is  will in form  es t im a te s  of the  b a s e line  red eve lop m ent  ca p a c ity a nd  
the  p otent ia l 2 0 -yea r ca p a city tha t  would  res u lt  from  p oten t ia l la nd  us e  e ffic iency m ea s ures  
in  la te r s ta ges  of the  Urb a n  Growth  St ra tegie s  p rojec t .  City s ta ff a n t ic ip a te  b ringing 
ca p a city e s t im a te s  to  a  fu tu re  work s es s ion  on  la nd  us e  e ffic iency m ea s ures  in  2 0 2 5 . 
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Redevelopment Analysis
Summary of Results

August 2024
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Presentation Outline▸ Previous findings and analysis approach▸ Redevelopment analysis findings by prototype and area▸ Next steps

2
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Analysis Approach
Development Prototypes, Market Research, and Interview Themes
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Previous Work▸ Finalized development prototypes and areas to analyze▸ Market research into potential revenues, construction costs, and
land values▸ Developer interviews

September 11, 2024 Meeting – Item 1

Attachment C

CC Agenda Page 24



5

Developer Interview Themes

Amenities matter
• River is an amenity
• Downtown is not
• Busy major roads deter housing
• Bus Rapid Transit (EmX) has

some value, but limited

Development is tough 
right now
• High construction costs
• High interest rates
• Condo construction remains a

challenge (liability)

Reducing parking ratios 
is challenging
• Demand to store cars, even if

driving less
• Concern about neighborhood

push-back
• <1 space per unit, >0.5 spaces

per unit
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Types of (Re)Development 
We’re Testing▸ Store-front commercial (small, no parking or setbacks)▸ Free standing commercial (building with parking lot)▸ Townhouses (infill & larger sites)▸ Garden apartments (3 stories)▸ Compact walk-up apartments (3 stories)▸ Elevator apartments (5-6 stories)▸ Mixed-use (5-7 stories)▸ Student-oriented housing (12 stories)

Note: Images are for illustrative purposes only
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Development Feasibility Analysis

Redev. 
potential by 

subarea

Est. market 
rents by 
subarea

Est. 
development 

costs

Existing 
property 
sizes and 

values

Policy 
(zoning, 

incentives)
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Variables We’re Testing for Impacts

Regulations

• Outright permitting
for certain CFA
uses

• Minimum density
• Single-unit

attached in C-3
downtown core

Financial Incentives

• MUPTE
(streamlined
version downtown
and/or potentially
expanded to new
areas)

• Fee assistance
downtown

Market

• Changes that make
areas more
desirable?
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Intro to Feasibility Results
Measuring & Comparing Feasibility
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10How we’re measuring feasibility: 
Residual Land Value

Rental Value: 
Net Operating Income* / 
Market Capitalization Rates

Ownership Value:
Net Sales Proceeds after 
broker fees

Hard Costs 
(Construction 

Costs)

Soft Costs 
(Impact Fees, 

Architectural Fees, 
Developer 

Overhead, etc.)

Land Budget 
(Residual Land 

Value)

DEVELOPMENT 
VALUE

DEVELOPMENT 
COST 

Developmentt Examplee (feasible)

* Net Operating Income = annual 
rent & other revenue after 
accounting for vacancy minus 
operating costs
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Land budget informs where (re)development 
may be feasible

Not feasible, even if land was free

Potentially feasible on low value sites (vacant or low-value underutilized)

Redevelopment more likely to be feasible

How does land 
budget compare to 
market value of 
existing uses on a 
given site?

Can a potential 
development afford 
to buy the site and 
(re)develop it? 
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Feasibility Analysis Results
What development types are most feasible in each area?
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Downtown Core & 
Greater Downtown▸ Perception issues associated

with people experiencing
homelessness▸ Commercial rents not that high
except 5th Street Market▸ Not seen as an attraction

Darker parcels = 
higher existing 
property value
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6th / 7th Avenues▸ Auto-oriented, “gritty”▸ Wide, busy street

▸ Some opportunities with BRT▸ Skepticism about
redevelopment potential
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West 11th Avenue▸ Not walkable, lots of traffic▸ Existing viable commercial operations & some larger industrial
employers – not compatible with residential▸ South side, especially south of creek, better for housing
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Midtown▸ More desirable than downtown core▸ Has grown in popularity▸ Successful reuse of some older
buildings▸ Stronger retail area
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South Willamette▸ Desirable area close to open
space, restaurants, grocery
shopping▸ Relatively higher rents
(residential & retail)

September 11, 2024 Meeting – Item 1

Attachment C

CC Agenda Page 47



28

September 11, 2024 Meeting – Item 1

Attachment C

CC Agenda Page 48



29

September 11, 2024 Meeting – Item 1

Attachment C

CC Agenda Page 49



30

Lower Coburg Rd. / 
Ferry Street Bridge▸ Proximity to river & campus▸ Roads are a barrier▸ Little tear-down potential for

existing commercial▸ Floodplain challenges▸ Potential residential redevelopment
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Valley River Center▸ Proximity to river▸ Greenway permitting challenges for prior
(re)development efforts

╺ Unclear if recent greenway code amendments 
have resolved these issues▸ Potential infill on Mall parking lots▸ Commercial adjacent to Mall doing better▸ Infrastructure / stormwater challenges with

redevelopment?
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Santa Clara Station▸ Prime site next to LTD▸ Several churches in the area with
property▸ Relatively good retail rents
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Highway 99▸ Not walkable, busy road▸ Lower-income area▸ Perception issues associated with
people experiencing homelessness▸ Not seen as desirable for housing▸ Older properties in poor condition
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Barger Drive▸ Lower-income area▸ Moderate commercial rents▸ Winco doing well▸ Likely stronger for commercial than
residential▸ Parking not fully utilized▸ Infrastructure challenges▸ Out at the edge
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Feasibility Analysis Results
Delivering density & mixed use
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Results shown for Midtown as an example
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Results shown for Santa Clara Station as an example
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What makes ground-floor retail feasible?

Results shown for two areas as an example
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How MUPTE impacts feasibility

Results shown for South Willamette as an example
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Which areas are most likely to support 
higher density & vertical mixed use?

With existing 
policies

• Greater
Downtown

• Lower Coburg Rd /
Ferry Street Bridge

With additional 
incentives

• Midtown
• South Willamette
• Valley River

Center
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Other areas might have horizontal 
mixed use redevelopment potential

With existing 
policies

• Santa Clara
station

• Valley River
Center

• West 11th

With additional 
incentives

• 6th / 7th Avenue
• Highway 99
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What else might support higher-
intensity mixed-use development?▸ Address factors that are making areas less desirable╺ Streetscape improvements / road diets to enhance walkability╺ Amenities (trails, parks)╺ Storefront improvements╺ Support local businesses that draw people to the area╺ Pedestrian / bike connectivity▸ Other financial incentives╺ Vertical Housing Development Zone (VHDZ)╺ SDC reductions
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Feasibility Analysis Results
Bonus content: feasibility for each development type by market area
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Garden Apartments

3 stories, ~3.3 acres (min.), ~30 du/ac
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Compact Walk-up Apartments

3 stories, ~1 acre (min.), ~45 du/ac
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Elevator Apartments

5-6 stories (6 stories shown), ~0.8-1 acre (min.), ~100-120 du/ac
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Mixed Use

5-7 stories (6 stories shown), ~0.9-1.2 acre (min.), ~90-130 du/ac
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High-rise Student-Oriented Apts.

12 stories, ~0.5 acre (min.), ~470 du/ac
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Townhouses

Results shown for smaller infill lots (~ 0.2 acres, 23 dwelling units/ acre); larger 
developments that require additional infrastructure are less feasible
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Storefront Commercial

1 story, ~0.07 acre (min.), ~0.8 FAR
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Free-standing Commercial

1 story, ~1.25 acre (min.), ~0.4 FAR
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Date: August 20, 2024 

To: Mayor and City Council 

From: Leah Rausch, Senior Planner 

Subject: Proposed Climate-Friendly Areas Options 

By the end of 2024, the Eugene City Council will be asked to provide direction on where to 
designate Climate-Friendly Areas. A Climate-Friendly Area (CFA) is intended to be an area where 
most people can meet their daily needs without relying on a car. CFAs are envisioned as mixed-use 
centers with jobs, services, and higher density housing, as well as great walking, biking, and transit 
infrastructure. 

The Envision Eugene Community Vision calls for focusing future growth, particularly higher density 
housing and investment, in and near mixed-use centers and along key corridors to increase access 
to essential goods and services for all residents. The Envision Eugene Comprehensive Plan will 
include policies to advance this concept. Mixed-use centers are intended to provide convenient 
access to daily needs, such as housing, jobs, groceries, parks, schools, and services. Mixed-use 
centers also range in size and activity level, from Downtown Eugene to core commercial centers to 
smaller neighborhood centers. The six key corridors – Highway 99, River Road, Coburg Road, South 
Willamette, Franklin Boulevard, and West 11th Avenue – are intended to have frequent transit 
service connecting Downtown to core commercial centers. 

Climate-Friendly Areas are a speciϐic type of mixed-use center, required by state law, that are 
intended to play an important role in reducing dependence on cars, lowering household 
transportation costs, and decreasing pollution by keeping goods and services close together and 
near housing. Focusing growth in and around mixed-use centers connected by key corridors 
supports Eugene becoming an even more thriving, lively, and inclusive city that meets the needs of 
all its residents. 

Summary of Climate-Friendly Areas Options 
Outlined below are three potential options for Climate-Friendly Areas designation. These options 
build on the results of the 2023 Climate-Friendly Areas Study and 2024 redevelopment analysis. 
These options will continue to be reϐined based on feedback from public, Planning Commission, and 
City Council to inform direction on CFA designation.  

Option 1: State Minimum Requirements (Option 1: State Minimum Requirements) 
• Includes the Downtown Core, Midtown, Fifth Street Market, higher density residential area

located roughly south of the railroad to 13th Avenue and west of Kincaid St. to High St., and
the Lower Coburg Road area.
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Option 2: Most Promising for Redevelopment (Option 2: Most Promising for Redevelopment) 
• Option 1 plus the Valley River Center area, South Willamette commercial center, and Santa 

Clara Station area 

Option 3: Requires Additional Investment/Incentives (  
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Option 3: Require Additional Investment and Incentives 
• Options 1 and 2 plus the 6th/7th Corridor and West 11th Corridor. The redevelopment

analysis indicates the need for additional investment and ϐinancial incentive(s), in addition
to CFA designation, for this option to successfully encourage CFA redevelopment.

More detail on each of these options is provided on the following pages. 

Designation Timeline 
Eugene is required to identify Climate-Friendly Areas by the end of 2024 and adopt the selected 
areas by the end of 2026. Eugene will integrate Climate-Friendly Areas designation within Urban 
Growth Strategies for a more cohesive approach to housing and growth management planning. 
Urban Growth Strategies will identify the tools, actions, policies, and land needed for the next 20 
years to support housing and living wage jobs in Eugene.  

To successfully meet these state-mandated deadlines, the following steps are necessary: 

Summer 2024: Community Engagement 

 Targeted interviews and listening sessions with members of underserved communities and
subject-matter experts

 Presentations to City boards, commissions, and neighborhoods, community partner
organizations, and a virtual information session for the general public

 Participation in community events and tabling opportunities

Fall 2024: Planning Commission and City Council Work Sessions 
• August 27: Planning Commission Work Session – Redevelopment analysis, draft options
• September 11: City Council Work Session – Redevelopment analysis, draft options
• October 8: Planning Commission Work Session – Recommendation on CFAs
• November 25 (tentative): City Council Work Session – Direction on CFAs

2025: Technical Work and Preparation of Adoption Package 
A preferred CFA option is necessary to inform other elements of the Urban Growth Strategies work, 
as well as the development of land use code and plan amendments necessary for CFA designation, 
and to initiate the formal adoption process for the necessary land use regulations. 

• Update technical analysis based on preferred option, as directed by state law:
o Zoned dwelling unit capacity to meet 30% of current and future housing needs
o Market-feasible, 20-year dwelling unit and commercial capacity estimates for land

use efϐiciency measures
o Multi-modal transportation gap analysis and highway impact summary
o Additional technical analysis for areas not included in the CFA Study, as relevant

• Identify parcel-speciϐic boundaries
• Conduct additional targeted community engagement as needed, including resident mailings

and notices
• Draft Land Use Code, Comprehensive Plan, Transportation System Plan, and Land Use

Designation Map amendments
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• Identify housing displacement mitigation strategies, to implement through the Housing 
Production Strategy 

2026: Adoption 
Climate-Friendly Areas are proposed to be adopted as a land use efϐiciency measure in 2026 as a 
part of Urban Growth Strategies. Adoption will likely include land use code amendments, 
comprehensive plan amendments, and a new designation overlay. 

Option Details and Analysis 
This analysis summarizes and reϐines the 2023 Climate-Friendly Areas Study, as well as the results 
of a 2024 redevelopment analysis. These options are based on a mix of considerations, including the 
following state criteria: 

• Development Regulation Compliance: Does the area comply, or how easily can it be 
brought into compliance with the required land use requirements (e.g., development 
regulations) applicable to CFAs?1 

• Zoned Dwelling Unit Capacity: Do the areas collectively consist of enough acres to achieve 
the zoned residential building and dwelling unit capacity required for CFAs, regardless of 
current development? 

• High-Density Mixed-Use Areas: Is the area within or near areas planned for, or provided 
with, high-density residential uses and a high concentration of employment opportunities? 

• Parks, Open Space, Plazas, or Similar Public Amenities: Does the area contain, or is it 
near, sufϐicient parks and other public amenities? Would it be appropriate to site facilities 
providing public services within the area? 

• High-Quality Active Transportation and Transit: Is the area served or planned to be 
served by high-quality walking and biking facilities and frequent transit service? 

• Served by Adequate Infrastructure: Can the area’s electricity, stormwater, water, and 
wastewater infrastructure support the land use requirements for CFAs?2 

• Development and Redevelopment Conditions: Can the area support the residential 
capacity requirements for CFAs? 

• Housing Displacement Risk: What is the relative risk of housing displacement of 
underserved communities, based on demographics and housing market activity within the 
CFA? How can the City mitigate this displacement risk?3 

 
1 Eugene must designate at least one “primary” CFA with the most intensive development regulations. Eugene has the 
option to designate other areas as “secondary” CFAs with less intensive regulations. 
2 This initial assessment is based on Eugene Water and Electric Board (EWEB) and City staƯ analysis included in the CFA 
Study. 
3 The CFA Study includes a summary demographic profile and displacement risk analysis for each study area. It is 
important to note that the study area boundaries and intersecting Census block groups do not align with the proposed 
CFA Option boundaries, and as such a summary by CFA Option is not provided in this memo. Strategies to mitigate 
displacement will be included in the City’s Housing Production Strategy, planned for adoption in 2026. 
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Option 1: State Minimum Requirements 

 

To meet the minimum state requirements for CFA designation, the City could designate the existing, 
contiguous higher density and mixed-use zones in greater downtown Eugene, including the 
properties zoned C-3 Major Commercial, C-2 Community Commercial, S-F Fifth Avenue Special Area 
Zone, R-4 High Density Residential north of 13th Avenue, as well as the C-2 on Lower Coburg Road, 
shown in orange. These are areas that are already performing as high-density, mixed-use areas, and 
CFA designation would align with existing City policies and priorities to encourage more housing 
downtown and in other core commercial centers.  
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Staff do not recommend including other adjacent downtown special area zones, including the 
Downtown Riverfront, Downtown Westside, or Whiteaker areas, given the land use code 
amendments that would be required in those areas to comply with CFA development regulations. 

Option #1: State Minimum Requirements 
Opportunities Constraints 
Aligns with City priorities for housing downtown Some land use code and zoning changes needed, 

speciϐically in small R-4 High-Density Residential 
areas and possible re-zoning of some parcels 
downtown 

There are existing (and new) ϐinancial incentives for 
housing in the Downtown Core and urban renewal 
district 
Primarily developed with higher density and/or 
mixed-use areas 

Concentrates the CFA tool in central areas only 

High-quality active transportation facilities and 
transit service, with the exception of some facilities 
on Lower Coburg Road 

Will likely need to expand CFAs sooner than other 
options because less housing need is met 

Well-served by parks and public amenities 
Less development capacity available as a land use 
efϐiciency measure 

How does Option 1 meet the State CFA Criteria? 
Development Regulation Compliance 
The C-2, C-3, and S-F zones are highly compliant with CFA development regulations, requiring only 
minor changes to achieve full compliance. These changes include introducing a minimum 
residential density of 25 units/net acre, removing the /SR Site Review Overlay Zone and/or /PD 
Planned Unit Development Overlay Zone where it exists within the Option 1 area (or regulates 
outright permitted CFA uses), and allowing single-unit attached housing (e.g., townhouses) on C-3 
zoned properties within the Option 1 area. The R-4 zone is compliant with CFA standards for 
building height but would need to be amended to allow for certain, non-auto-oriented CFA uses as 
well as an increased minimum residential density (from 20 to 25 units/net acre). 

Zoned Dwelling Unit Capacity 
These areas are zoned to accommodate approximately 35% of the City’s current and future housing 
need, based on the draft housing need for Eugene.4  

High-Density, Mixed-Use Area 
Option 1 includes many existing areas of high-density mixed-use – with Downtown ranking #1 and 
Lower Coburg Road ranking #2 in the CFA Study for consistency with this criterion. Downtown is 
currently developed as mixed-use with high-density housing scattered throughout, including in the 
R-4 areas between the University of Oregon and Downtown. The Downtown Core also has a high
employment density of nearly 86 employees/net acre. Lower Coburg Road is a vibrant core
commercial center with a high employment density (about 42 employees/net acre) with adjacent
ofϐice development along Country Club Road (about 63 employees/net acre) connecting this area to

44 CFAs are required to be zoned to accommodate 30% of current and future housing need. This memo uses a draft 
estimate of Eugene’s future housing need, based on the Regional Housing Needs Analysis. Eugene’s oƯicial housing need 
will be allocated through the Oregon Housing Needs Analysis by January 1, 2025 and adopted as a part of the Housing 
Capacity Analysis. 

Attachment D

September 11, 2024 Meeting – Item 1CC Agenda Page 87



 
 
 

 

 

Valley River Center. The area provides convenient access to goods and services for much of the 
surrounding low density residential area. 

Parks, Open Space, Plazas, or Similar Public Amenities 
Downtown ranked #1 in the CFA Study for consistency with this criterion. Within Downtown, there 
are several small parks, plazas, and similar public spaces. The area is adjacent to large regional 
amenities, including Alton Baker Park, the Downtown Riverfront Park, the Willamette River, 
University of Oregon, and Amazon Park. Eugene Parks and Open Space staff noted that Downtown is 
currently underserved, as parts of the area are not within a half-mile walking distance of a 
playground. This gap is expected to be addressed through planned improvements to the Downtown 
Park Blocks and expansion of the Downtown Riverfront Park. This area is unique in that it is home 
to many public facilities, including the Eugene Public Library downtown branch, Lane Transit 
District’s (LTD) Eugene Station, City and County ofϐice buildings, courthouses/municipal court, and 
more. Lower Coburg Road has similar access to the Willamette River and Alton Baker Park, as well 
as two neighborhood parks. 

High-Quality Active Transportation 

Downtown ranked #1 in the CFA Study for consistency with this criterion. 

Biking and Walking: Downtown Eugene generally features high-quality active transportation 
facilities. Some of these facilities include two-way cycle tracks and protected bike lanes. Lower 
Coburg Road is served by active transportation facilities, but they are not adequate to make this 
area comfortable or safe for people walking and biking. There are currently shared use paths on 
both sides of the Ferry Street Bridge crossing the Willamette River, continuing to I-105/Oakway 
Road where they transition to bike lanes and sidewalks on either side of Coburg Road.  

Transit: Downtown Eugene is served by all local transit routes as well as EmX bus rapid transit. 
Additionally, Franklin Boulevard and the 6th/7th Avenue corridor are served by EmX. 
MovingAhead, a transit study by LTD and City of Eugene, identiϐied a high-level vision for where 
enhanced corridor investments could go on Coburg Road, including enhanced bicycle and 
pedestrian infrastructure and design elements such as queue jumps that will help buses get through 
trafϐic. LTD is beginning the development of a Long Range Mobility Plan that may support more 
frequent transit in and along key corridors, including Coburg Road. LTD is also working to 
implement short-term service changes to improve frequency on Lower Coburg Road.  

Driving: There are several major arterials that pass through Downtown and Lower Coburg Road, 
including the 6th/7th Avenue corridor, Coburg Road (and the I-105 entrance ramp), and 
Broadway/Franklin Boulevard/OR Highway 126.  

Future Improvements: Franklin Boulevard is scheduled for major improvements to support more 
safe and comfortable walking, biking, and transit. Eugene’s Transportation Planning staff has 
secured grant funding for a future multi-modal corridor study for Lower Coburg Road. A section of 
Coburg Road and all of Oakway Road are planned for protected bike lanes in Eugene’s 2035 
Transportation System Plan. 
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Served by Adequate Infrastructure 
EWEB and the City’s infrastructure planning staff did not note any concerns about possible 
increased development in these areas. 

Development and Redevelopment Conditions 
Greater Downtown (C-2 areas outside of the Downtown Core), Midtown, and Lower Coburg Road 
are most likely to support higher density and vertical mixed-use development, as shown by the 
results of the 2024 redevelopment analysis. The Downtown Core continues to face challenges to 
redevelopment, but the City’s Downtown Core Housing Initiative, including an Accelerated Multiple 
Unit Property Tax Exemption (MUPTE), City Fee Assistance, and property acquisition and 
disposition, should improve this potential.  
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Option 2: Most Promising for Redevelopment 

 

In addition to Downtown, Midtown, and Lower Coburg Road, the City could designate as CFAs 
promising core commercial centers that have existing or potential for additional higher density, 
mixed-use development. These additional promising core commercial areas are all zoned C-2 
Community Commercial and include the Valley River Center area, commercial zoned areas along 
South Willamette, and the Santa Clara Station area. This option would expand the citywide reach of 
the CFA tool with minimal zoning and land use code changes. 

The Valley River Center area was not analyzed in the CFA Study; it was initially excluded because 
there is no existing high-frequency transit service to the area. The Valley River Center area was 
included in the redevelopment analysis because it has been a local area of interest for many years 
given its expansive, underutilized surface parking. 
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Option #2: Most Promising for Redevelopment 
Opportunities Constraints 

Additional areas are existing commercial centers 
which are highly compliant with CFA criteria 

Some core commercial centers may still face 
challenges to redevelopment without additional 
investment and incentives 

Well-served by parks and public amenities 
Active transportation facilities and transit service 
need improvements 

Extends the CFA tool to more parts of the city, 
reducing the need to revisit designation soon 

Valley River Center requires additional analysis, as it 
was not included in the CFA Study 

Includes core commercial centers along several key 
corridors targeted for transit improvements (River 
Road and Lower Coburg Road) 

Santa Clara Station areas would need to be a 
Secondary CFA to maintain existing building height 
restrictions 

How does Option 2 meet the State CFA Criteria? 
Development Regulation Compliance 
See Option 1 for more details on compliance. All additional areas in this option are zoned C-2 
Community Commercial and are highly compliant with CFA development regulations. Implemented 
as a part of the River Road Santa Clara Neighborhood Planning effort, C-2 zoned land in the Santa 
Clara Station area has lower allowable building heights than C-2 zoned land in the remainder of the 
city. These restrictions could be retained if the area is designated a ‘secondary’ CFA. This would 
allow the option to reduce the minimum required residential density to 15 units/net acre and 
maximum building height of no less than 50 feet (rather than 25 units/net acre and a maximum 
building height of no less than 85 feet as required in primary CFAs). 

Zoned Dwelling Unit Capacity 
These areas are zoned to accommodate at least 45% of current and future housing need, based on 
the draft housing need for Eugene. This estimate does not include the Valley River Center area, 
which would only increase this estimate of zoned capacity. 

High-Density, Mixed-Use Area 
The additional areas in this option are developed as commercial centers, typically serving nearby 
low and medium density residential areas. Valley River Center is a regional shopping center and the 
Santa Clara Station area has a mix of large lot and strip commercial developments. 

Parks, Open Space, Plazas, or Similar Public Amenities 
South Willamette ranked #2 in the CFA Study for consistency with this criterion. South Willamette is 
adjacent to Amazon Park, a large regional park with a full suite of recreational facilities and natural 
areas, as well as South Eugene High School, Roosevelt Middle School, and various playing ϐields. The 
Santa Clara Station area is adjacent to several parks and public amenities, including the Willamette 
River Greenway, a surplus property adjacent to LTD’s Santa Clara Station with potential for a 
neighborhood park, North Eugene High School with plans for a youth sports facility, and an 
undeveloped neighborhood park. The Valley River Center area was not fully evaluated as a part of 
the CFA Study but is adjacent to the Willamette River Greenway. 

High-Quality Active Transportation 

South Willamette ranked #2 in the CFA Study for consistency with this criterion. 
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Biking and Walking: Willamette Street has newly improved bike lanes and sidewalks, but many 
commercial driveways increase the potential for conϐlict between people driving and those walking 
or biking. 29th Avenue also has bike lanes on either side, with fewer commercial access points and 
providing a facility to both Amazon Park and adjacent residential areas. Amazon Park has a shared 
use path providing access to key regional destinations as well as South Eugene High School. There is 
also a shared use path through Civic Park (youth sports complex) that connects to South Eugene 
High School. The Santa Clara Station area is not currently well served by safe and comfortable active 
transportation facilities. Both the Santa Clara Station and Valley River Center areas connect to the 
Riverbank Path System along the Willamette River, providing biking and walking access to regional 
key destinations. While there are bike lanes and sidewalks on both sides of River Road, the major 
arterial features high volumes of fast-moving car trafϐic and many driveways, increasing the 
potential for conϐlict between people driving and those walking or biking. The City is currently 
constructing the ϐirst protected intersection at River Road and Hunsaker Lane, which will improve 
safety for people walking and biking. 

Transit: MovingAhead, a study by LTD and City of Eugene, identiϐied a high-level vision for where 
enhanced corridor investments could go on River Road, including enhanced bicycle and pedestrian 
infrastructure and design elements such as queue jumps that will help buses get through trafϐic. The 
Valley River Center area has transit, but not frequent service (4 times/hour during peak hours). LTD 
is considering service improvements to re-align the transit stops around Valley River Center to 
increase efϐiciency and frequency. The Long Range Mobility Plan may consider further changes. 

Driving: Willamette Street is a three-lane cross section, which is narrower than some of the other 
transit corridors (e.g., Highway 99, West 11th Avenue). Santa Clara Station straddles River Road and 
Beltline Highway, and Valley River Center is bound by Delta Highway, all major arterials. 

Future Improvements: The City is working to secure funding for a proposed River Road 
Multimodal Corridor Plan to support critical safety and mobility improvements, as well as 
implement enhanced transit service. Protected bike lanes are planned for the southern portion of 
River Road, and a bike lane is planned for Hunsaker Lane, as is an extension of the shared use West 
Bank Path connecting Santa Clara to the rest of the Riverbank Path System. Additionally, the City 
plans to build a series of three roundabouts on Division Avenue from River Road to the east along 
with safer bike lanes and pedestrian crossings. The Eugene 2035 TSP identiϐies additional projects 
to improve walking and biking connects on Valley River Way, but those projects have not yet been 
funded for construction. 

Served by Adequate Infrastructure 
EWEB and the City’s infrastructure planning staff did not note any concerns about possible 
increased development in the areas included in the CFA Study.  

Development and Redevelopment Conditions 
The Valley River Center and Santa Clara Station areas could support some higher density residential 
uses, such as townhouses and compact walk-up apartments, especially with additional ϐinancial 
incentives. South Willamette may need additional incentives to encourage redevelopment given 
higher property values, but through community engagement, this area is considered a high 
opportunity area for additional mixed-use development, reϐlecting the area’s high ranking for 
consistency with other CFA criteria.  
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Option 3: Require Additional Investment and Incentives 

 

In addition to the areas identiϐied in Options 1 and 2, the City could choose to designate as CFAs 
certain transit corridors that may have potential for higher density, mixed-use development. These 
areas, including the 6th/7th Avenue Corridor and West 11th Avenue Corridor, would require 
additional investment and ϐinancial incentives to ensure the corridors are walkable, comfortable, 
and have the market conditions to support redevelopment. Incentives and/or future investments 
will not be determined as a part of CFA designation but could be explored or implemented through 
other Urban Growth Strategies work. 
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Option #3: Needing Investment and Incentives 
Opportunities Constraints 

Additional areas are existing commercial centers 
which are highly compliant with CFA criteria 

Additional strip commercial corridors face 
challenges to redevelopment without additional 
investment and incentives 

Extends the CFA tool to more parts of the city, 
reducing the need to revisit soon 

Additional areas are primarily auto-oriented 
corridors; walking and biking facilities need 
signiϐicant improvements 

Aligns with community engagement supporting 
improvements in these areas, especially the 6th/7th 
Avenue Corridor 

Additional areas would not support dense vertical 
mixed-use redevelopment under current conditions 

Corridors are well-served by frequent transit  

How does Option 3 meet the State CFA Criteria? 
Development Regulation Compliance 
All additional areas in this option are zoned C-2 Community Commercial and highly compliant with 
CFA development regulations. 

Zoned Dwelling Unit Capacity 
These areas are zoned to accommodate at least 60% of current and future housing need, based on 
the draft housing need for Eugene. This estimate does not include Valley River Center, which would 
only increase this estimate of zoned capacity. 

High-Density, Mixed-Use Area 
The additional corridors are zoned for commercial uses and are primarily developed as auto-
oriented commercial areas, although residential uses are allowed. The additional corridors are 
adjacent to some non-CFA compliant lands, including industrial areas. 

Parks, Open Space, Plazas, or Similar Public Amenities 
The 6th/7th Avenue Corridor is adjacent to Downtown, and beneϐits from many of the public 
amenities described in Option 1. Additionally, Washington Jefferson Park is within the corridor, and 
there are several nearby neighborhood parks. The West 11th Avenue Corridor is bounded to the 
south by Amazon Creek and the Fern Ridge Path. The shared use path is adjacent to several small 
parks and open spaces, including Berkley Park and Gudukut Natural Area Park. To the northwest is 
Bertelson Nature Park. The 34.5-acre natural area is co-owned and managed by the City of Eugene 
and Bureau of Land Management. There are two nearby parks - Martin Luther King Jr. Park and 
Mattie Reynolds Park, of which the latter is currently undeveloped. This 5-acre site will be 
developed as a “Neighborhood Park Plus” with construction expected to be completed in 2025. 

High-Quality Active Transportation 
Walking and Biking: Both corridors are characterized by auto-oriented road design. The West 
Eugene EmX project made improvements along both corridors to improve walking and biking 
access to frequent transit, including rebuilding sidewalks, improving the streetscape, building new 
accessways and pedestrian and bicycle bridges to connect the transit corridor with Fern Ridge path, 
improving street lighting, and building new transit stations. Despite recent investments, these 
corridors would need additional investment to provide a safe and comfortable facility for people 
walking and biking. There are no bike lanes on West 11th Avenue, but there are several existing or 

Attachment D

September 11, 2024 Meeting – Item 1CC Agenda Page 94



planned on the north-south connectors to the Fern Ridge Path, including Garϐield (planned), Seneca 
Road, and Bailey Hill Road. 

Transit: Both corridors are served by EmX bus rapid transit. 

Driving: Both corridors are characterized by auto-oriented commercial and industrial uses. The 
major arterial sections feature high volumes of fast-moving car trafϐic and many commercial 
driveways, increasing the potential for conϐlict between people driving and those walking or taking 
transit.  

Future Improvements: There are a few small, planned improvements for sidewalk inϐill identiϐied 
in the Eugene 2035 TSP, as well as an undercrossing improvement for Fern Ridge Path and West 
11th that has been funded through the City’s Streets Bond. 

Served by Adequate Infrastructure 
EWEB and the City’s infrastructure planning staff did not note any concerns about possible 
increased development in the areas included in the CFA Study.  

Development and Redevelopment Conditions 
Both corridors would require signiϐicant investment to address current market conditions and 
support future, CFA-like redevelopment. According to the redevelopment analysis, both corridors 
could support horizontal mixed-use development and compact, walk-up apartments with the 
application of a meaningful ϐinancial incentive, but not dense vertical mixed-use development. 

Other Options 
The three options outlined above provide an efϐicient approach to meeting the state’s CFA 
requirements and align with current development regulations and City plans and priorities. 
Planning Commission and City Council could change the options as proposed by staff to include 
additional areas or remove areas. Any areas not included in the CFA Study (i.e., those without 
existing frequent transit and/or zoned for higher density) would require additional technical 
analysis. Any proposed option would still be required to meet the 30% minimum zoned capacity for 
current and future housing need.  
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September 11, 2024 Work Session – Item 2 

EUGENE CITY COUNCIL 
AGENDA ITEM SUMMARY 

Work Session: Wildfire and Medical Services Update  

Meeting Date: September 11, 2024  Agenda Item Number: 2 
Department: Eugene Springfield Fire Staff Contact: Deputy Chief Chris Heppel 
www.eugene-or.gov Contact Telephone Number: 541-682-7103 

ISSUE STATEMENT 
Eugene Springfield Fire (ESF) has been working toward standing up a number of alternate 
response options as part of Emergency Medical Services which would allow greater flexibility to 
meet a need with a variety of different resources. During this presentation, staff will discuss 
current Wildfire status in the region and how ESF has been part of the efforts.  No action will be 
required of the council on this presentation, it is informational only. 

BACKGROUND 
Over the last 10 years, ESF has been changing how department resources are used to meet 
community needs. ESF has created partnerships with private ambulance companies for specific 
calls. The department added Basic Life Support (BLS) medics to supplement Advanced Life 
Support (ALS) service. The addition of BLS medics provide more capacity for ALS medics  to 
respond to calls requiring an elevated level of care. ESF created single role medic positions which 
are non-fire fighter medics that work solely on ambulances. The innovative approaches provide 
capacity to respond to approximately 43,000 medical calls per year. 

The Crisis Assistance Helping Out On The Streets (CAHOOTS) contract, for mobile crisis response, 
shifted to the department last year, ESF staff worked closely with CAHOOTS to develop a new 
contract focused on addressing community needs and service gaps.    

The diversification of new service initiatives improved ESF’s ability to align response with 
growing community needs.   

PREVIOUS COUNCIL DIRECTION 
None. 

RELATED CITY POLICIES 
The steps ESF is taking around Alternate Response and Wildfire suppression directly relate to the 
City’s 2023-2026 Strategic Plan Goal Urgent Community Needs - Increase Sense of Safety as 
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well as Communication and Outreach – Improve Community Awareness and Understanding 
of Priority Topics. 

COUNCIL OPTIONS 
Information Only. 

CITY MANAGER’S RECOMMENDATION 
None. 

SUGGESTED MOTION 
None. 

ATTACHMENTS 
None. 

FOR MORE INFORMATION 
Staff Contact: Chris Heppel, Deputy Chief of Medical and Event Services 
Telephone:  541-682-7103
Staff E-Mail: cheppel@eugene-or.gov

CC Agenda Page 97

mailto:cheppel@eugene-or.gov

	240911 Agenda
	Item 1 AIS
	Item 1 Att A
	Item 1 Att B
	DATE:
	TO:
	FROM:
	SUBJECT:
	Introduction
	Approach
	Study Areas
	Development Types
	MODERATE Density
	Limited High Density
	High Density
	Commercial

	Policy Variables

	Key Findings
	Overview
	Redevelopment Potential by Study Area
	Greater Downtown
	Downtown Core
	6th/ 7th Avenue Area
	West 11th Ave Area
	Midtown Area
	South Willamette Area
	Lower Coburg Road & Ferry Street Bridge Area
	Valley River Center Area
	Santa Clara Station Area
	Highway 99 Area
	Barger Drive Area


	Next Steps

	Item 1 Att C
	Item 1 Att D
	Summary of Climate-Friendly Areas Options
	Option 1: State Minimum Requirements (Option 1 Map)
	Option 2: Most Promising for Redevelopment (Option 2 Map)
	Option 3: Requires Additional Investment/Incentives (Option 3 Map)

	Designation Timeline
	Summer 2024: Community Engagement
	Fall 2024: Planning Commission and City Council Work Sessions
	2025: Technical Work and Preparation of Adoption Package
	2026: Adoption

	Option Details and Analysis
	Option 1: State Minimum Requirements
	How does Option 1 meet the State CFA Criteria?
	Development Regulation Compliance
	Zoned Dwelling Unit Capacity
	High-Density, Mixed-Use Area
	Parks, Open Space, Plazas, or Similar Public Amenities
	High-Quality Active Transportation
	Served by Adequate Infrastructure
	Development and Redevelopment Conditions

	Option 2: Most Promising for Redevelopment
	How does Option 2 meet the State CFA Criteria?
	Development Regulation Compliance
	Zoned Dwelling Unit Capacity
	High-Density, Mixed-Use Area
	Parks, Open Space, Plazas, or Similar Public Amenities
	High-Quality Active Transportation
	Served by Adequate Infrastructure
	Development and Redevelopment Conditions

	Option 3: Require Additional Investment and Incentives
	How does Option 3 meet the State CFA Criteria?
	Development Regulation Compliance
	Zoned Dwelling Unit Capacity
	High-Density, Mixed-Use Area
	Parks, Open Space, Plazas, or Similar Public Amenities
	High-Quality Active Transportation
	Served by Adequate Infrastructure
	Development and Redevelopment Conditions

	Other Options


	Item 2 AIS
	Untitled
	Blank Page
	Blank Page



