
  April 16, 2025 Work Session 

 
EUGENE CITY COUNCIL AGENDA 
April 16, 2025 
 

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 April 16, 2025;  

Her Honor Mayor Kaarin Knudson Presiding 
 

            Councilors 
  Greg Evans, President             Lyndsie Leech, Vice President 

Alan Zelenka                           Jennifer Yeh      
    Randy Groves                                  Mike Clark 
    Matt Keating              Eliza Kashinsky 

 
 
12:00 p.m. CITY COUNCIL WORK SESSION  
 

1. WORK SESSION and POSSIBLE ACTION: MUPTE Application - Station House 
 

2. WORK SESSION: Review of 2024 Implementation of Bond Measure to Fix Streets 
and Pavement Management Report 

 
 
 
 
 
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 and Possible Action: MUPTE Application - Station House

Meeting Date: April 16, 2025 Agenda Item: 2
Department: Planning and Development Staff Contact: Dylan Huber-Heidorn
www.eugene-or.gov Contact Telephone Number: 541-682-5475

ISSUE STATEMENT
City Council is asked to consider a request for a Multiple-Unit Property Tax Exemption (MUPTE) 
for the Station House development on 5th Avenue at Oak Street. (See map in Attachment A.)

BACKGROUND
MUPTE is an incentive program to encourage high-quality, multi-unit downtown housing,
especially in areas well served by public transit. Both rental housing and multi-unit housing for 
home ownership are eligible; student and transient housing are ineligible. Enabled by State law, 
the program provides a 10-year property tax exemption on qualified new multi-unit housing 
investments that occur within a specific, targeted area, that meet program requirements, and 
that are reviewed and approved by Council. During the exemption period, property owners still 
pay taxes on the assessed value of the land and any existing improvements on the property. 
Council can deem commercial portions of a project to be a public benefit and include them as part 
of the exemption along with the residential portion. 

In 2015, after a two-and-a-half-year review, Council revised the MUPTE program criteria, process, 
and boundary. See Attachment C for a summary of the program. 

Project Overview
The City received the complete Station House MUPTE application on November 13, 2024, from 
Obie Companies Inc. (“Obie Co.”). The development site currently includes a large surface parking 
lot, a vacant retail building (formerly occupied by Buffalo Exchange and will be demolished) and 
the railway station annex building (which will remain). The development team proposes a six-
story, mixed-use multi-unit housing and commercial development on 5th Avenue, on the north side 
of the intersection with Oak Street. The proposed project includes 163,000 square feet of total 
space and 124 residential units (41 studio, 71 one-bedroom, and 12 two-bedroom units). On the 
ground floor along 5th Avenue, the building would front the street with over 7,100 square feet of 
retail commercial space; the applicant has requested that MUPTE be applied to commercial 
portions of the building. Behind the proposed building, an attached two-level parking structure 
would provide parking for commercial visitors on the ground floor and residential tenants on the 
upper floor. See Attachment D for the MUPTE application, which is also publicly available at
www.eugene-or.gov/MUPTE.
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MUPTE Required Public Benefits
Projects must meet seven public benefit criteria to be eligible for a MUPTE. The Report and 
Recommendation of the Planning and Development Director provides a summary of the project 
and its compliance with the required public benefits; the report is included as Exhibit A to the 
resolution in Attachment B. Below is a summary of the project’s compliance with the MUPTE 
program requirements and public benefit criteria. 

General Eligibility. The project is located within the MUPTE boundary. The project is not 
designed to be student housing, meaning: all units will be leased by the whole unit rather 
than by individual rooms or beds, the unit configuration does not include several bedrooms 
with individual bathrooms and sparse common space, and the project does not focus on 
amenities and location selected primarily for individuals attending college and offering
limited viability as potential housing for the general population. Additionally, the project 
does not include units designated for transient use or vacation occupancy.  

Compact Urban Development. The proposed project meets the minimum density required 
by the MUPTE program. The program requires that projects must reach at least 175
percent of the minimum density applicable to the property’s zoning designation. The 
property is zoned as C-2 Community Commercial with Residential Density and Transit 
Oriented Development overlay zones with a small area zoned C-3 Major Commercial. The 
Residential Density overlay imposes a minimum density of 20 dwelling units per acre with 
no maximum density. The proposed project includes 124 dwelling units on the 2.15-acre 
site (57 units/acre). 

Green Building Features. The project will utilize the City of Eugene Building and Permit 
Services pathway to demonstrate that it will perform at least ten percent more efficiently 
than the Oregon Energy Efficiency Specialty Code. If Council approves the MUPTE 
application, the development team will be required to submit an energy model with the 
project’s building permit application, and a commissioning report will be due 18 months 
after the project receives its Certificate of Occupancy to validate energy performance.

Local Economic Impact Plan. The development team proposes a plan for an estimated 75 
percent of the project’s dollar volume of professional services and construction contracts to 
be local to Lane County. The general contractor is Essex Construction. The development 
team and their contractor will be required to promote open competitive opportunities for 
Minority, Women, and Emerging Small Business Enterprises and to comply with wage, tax, 
and licensing laws. The development team will a) provide the City with lists of all 
contractors; b) require that each contractor provide an affidavit attesting to not having any 
unpaid judgments for construction debt, including unpaid wages, and to being in 
compliance with Oregon tax laws; c) post information about the City’s Rights Assistance 
Program in English and Spanish on the job site during construction of the project; and d) 
after construction, provide a report of the home city or zip code of all construction labor 
workers.
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Moderate-Income Housing Contribution. The project will pay a fee dedicated to moderate-
income housing, satisfying the requirement of the MUPTE program. The fee will be 10
percent of the total 10-year exemption benefit, or an estimated $876,000. The fee is 
intended to help support moderate-income housing projects in the community. 

Project Design and Compatibility. The project will address basic design concepts in the 
context of the project location and will be designed and permitted for construction as 
shown in the resolution (should City Council approve the MUPTE). The basic design 
concepts include the scale, form, and quality of the building; the mix of project elements; 
the relationship to the street and surrounding uses; and parking and circulation. See the 
Design Changes section below for details regarding compliance with these criteria.

The project builds on the design foundation of the Market District, providing a major visual 
anchor at the north end of Oak Street and contributing to 5th Avenue’s commercial vitality.
The design is intended to harmonize with the scale, form, and quality of onsite and adjacent 
development. It meets the design intent of designing for human scale, is appropriate for the 
local climate and natural resiliency, promotes transparency between the sidewalk and 
interior spaces, helps define a sense of place, fits the neighborhood, and employs high-
quality materials.

The building places parking areas at the back of the building, away from public view, and 
includes parking accommodations for both commercial customers and residential tenants 
in a two-story parking structure. 

Historic and Existing Housing Sensitivity. The project is directly adjacent to two designated 
historic locales: the Oregon Electric Station and the Southern Pacific Passenger Depot. Per a 
concept plan reviewed by the Planning and Development Department staff, the project is 
determined to preserve and enhance existing historic locales and includes no direct 
structural impacts to any identified historic resources. No historic structures or existing 
housing were demolished or removed from the property in the two years prior to the date 
of application.  

Project Need. PNW Economics, an independent real estate economics firm, provided an 
evaluation of the project’s financial viability with a review of assumptions including 
income, lease rates, operating costs, permanent financing, construction costs, and returns. 
The consultant concluded that the project would not be viable without the availability of 
the exemption and that MUPTE is critical to the success of the project from a financial 
feasibility perspective. The consultant found the applicant’s assumptions to be reasonable 
overall. The only significant change made in PNW’s analysis was to adjust rents slightly 
downward to better match actual rents at comparable projects. See Attachment G for PNW 
Economics’ analyses, including a preliminary review and an updated review for the 
applicant’s revised financial information. 
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Review Panel
The 2015 MUPTE program update established a Review Panel tasked with providing a third-party 
review of individual applications for the City Manager. The Review Panel is made up of two at-
large representatives selected by neighborhood association boards, an additional two 
representatives selected by the board of the neighborhood association in which the proposed 
project is located, and six technical professionals selected by the City Manager from the following 
six groups: architects/ green building specialists; building trades unions; developers; 
environmental professionals; public health professionals; and human rights representatives. See 
Attachment E for the member list.  

The Review Panel concluded the project meets the required public benefit criteria and 
recommended a ten-year exemption for residential and commercial improvements and parking 
improvements dedicated to residential tenants.  

The Review Panel considered the application—including compliance with program criteria and 
the independent consultant’s financial review—during three meetings held on January 10, January 
29, and March 14, 2025. After their first meeting, the Review Panel asked for additional 
information from the applicant, which is included in Attachment H. At their second meeting, on 
January 29, based on the initial financial information contained in the MUPTE application and the 
financial consultant’s review of that information, the Review Panel voted (six in favor; none 
opposed) to recommend to the City Manager that the proposed project receive a seven-year tax 
exemption.  

The applicant was informed of the recommendation and subsequently submitted updated 
financial details for the project, stating that changing economic conditions since the application 
was submitted in November have impacted the project’s financial feasibility. Key changes included 
a higher interest rate for construction financing and increased construction costs, including higher 
material pricing and the costs associated with the improved building design. See Attachment I for 
the revised financial information.

Staff provided the updated financial information to the third-party financial consultant, PNW 
Economics, who provided an updated evaluation. The Panel considered the updated application 
details and evaluation at their third meeting, on March 14; concluded the project meets the 
required public benefit criteria; and recommended a ten-year exemption for residential and 
commercial improvements including parking improvements dedicated to residential tenants. 
Attachment F contains the Review Panel’s preliminary and final conclusions and their 
recommendation to the City Manager.  

Along with the updated financial information, the applicant provided revised building designs in 
February. The Panel’s preliminary January conclusions included a recommendation related to the 
Design and Compatibility criteria which is no longer relevant. The revised building designs 
address the Review Panel’s concerns. The updated design drawings (attached as Exhibit B to the 
resolution in Attachment B) have been fully reviewed by the Review Panel and staff, and they are 
the basis for the Planning and Development Director’s Report and Recommendation as well as the 
City Manager’s recommendation. 
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Exemption for Commercial Areas
Council can deem commercial portions of a project to be a public benefit and include them as part 
of the exemption along with the residential portion. The proposed commercial space along 5th

Avenue will bring activity to a downtown Great Street and engage the building with the public 
realm. The parking area dedicated to commercial customers and other non-resident visitors, 
however, does not accomplish those goals and does not contribute to the core MUPTE goal of 
incentivizing housing. The recommendations of the City Manager, Planning and Development 
Director, and MUPTE Review Panel include applying the tax exemption for the roughly 7,100 
square feet of commercial storefront space but not for parking areas that do not serve residential 
tenants. 

Tax Impact  
The property generated roughly $58,500 in tax revenue in 2024, mostly stemming from the value 
of the land. The land will continue to generate property tax revenue throughout the exemption 
period should the MUPTE be approved. During a 10-year exemption period, 2027-2036, the total 
taxes to be paid on the land will be approximately $685,000. After the exemption period, when the 
development is fully subject to property tax, it will generate an estimated $1.1 million in year 11. 
The total tax exemption for a 10-year MUPTE would be roughly $9.62 million. 

Public Comment and Neighborhood Engagement 
A display advertisement was published in The Register-Guard on November 22, 2024, soliciting 
comments for 30 days. The period ended on December 22, 2024. No comments had been received 
as of April 2, 2025.   

MUPTE requires applicants to contact the relevant neighborhood association to share project 
information and seek input. Representatives of Obie Co. attended the September 25, 2024, general 
meeting of the Downtown Neighborhood Association and presented the project. Prior to finalizing 
their designs, the development team will hold another neighborhood engagement meeting.  

HIP Connection 
Downtown housing will contribute to the Housing Implementation Pipeline (HIP) goals. The HIP is 
the five-year internal work plan to coordinate current and future resources, goals, and priorities 
with a systems-thinking approach to housing across the full spectrum from people experiencing 
homelessness to overall housing supply. Specifically, the project would provide 124 units toward
the goal of increasing the downtown housing supply by 50 percent (compared to 2021) and
providing market-rate units in the forecasted pipeline of City-supported housing development 
(Appendix C of the HIP).

MUPTE Program Volume Cap 
The MUPTE program goal is to assist in the creation of 1,500 new, multi-family housing units 
through redevelopment. At such time that the MUPTE-assisted number of dwelling units 
constructed reaches the cap, Council will conduct a comprehensive review to determine if 
continuation of the program is desired. As of today, 272 units have been created using the 
program from three projects (Gordon Lofts, Ferry Street Manor, and Heartwood), or about 18 
percent of the volume cap. An additional 656 units have been approved for MUPTE and are either 
under construction or awaiting groundbreaking. This brings the total number of approved units 
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(not including canceled projects) to 928, or 62 percent of the volume cap. The 124 units in the 
Station House project would bring the total number of approved units to 1,052, or 70 percent of 
the program’s volume cap. 

Timing 
The MUPTE program requires the City Manager provide Council with a recommendation no later 
than 135 days after an application is deemed complete, which was March 28, 2025. The City 
Manager’s recommendation was provided via email on March 28, 2025. By State statute and City 
code, if Council has not acted within 180 days from the date the applications were deemed 
complete (May 12, 2025), the applications will be deemed approved.  

RELATED CITY POLICIES
Climate Action Plan (CAP) 2.0
CAP 2.0 includes multiple strategies that support the development of downtown and increase of 
compact housing in the downtown. Smaller homes tend to have a smaller carbon footprint during 
construction and use, and housing units built close to transit, jobs, and other amenities allow 
residents to access the community using fewer trips.  

Eugene Downtown Plan 
Use downtown development tools and incentives to encourage development that provides
character and density downtown.
Downtown development shall support the urban qualities of density, vitality, livability, and
diversity to create a downtown, urban environment.
Emphasize Broadway, Willamette Street, 5th and 8th Avenues as Great Streets through public
improvements and development guidelines.

Housing Implementation Pipeline (HIP)
Encouraging compact development in the downtown core is one critical way to provide housing 
for our growing community. Increasing the number of housing units in the downtown core 
achieves other policy goals related to climate recovery and resiliency, compact development, 
transportation efficiency, downtown vibrancy, and fiscal sustainability. A target goal in the HIP is 
to increase the amount of housing downtown by 50% from 2021: an increase of over 1,000 units. 

Envision Eugene Pillars 
Provide ample economic opportunities for all community members.
Promote compact urban development and efficient transportation options.
Protect, repair, and enhance neighborhood livability.
Provide for adaptable, flexible, and collaborative implementation.

Strategic Plan Goals: Urgent Community Needs
Strategic Goal: Stabilize the cost of housing.

o High-Impact Action: Continue to implement and increase the efficiency and
effectiveness of development and redevelopment tools to increase the supply of
housing.

Strategic Goal: Increase the vibrancy, economic vitality, and livability of downtown.
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o High-Impact Action: Continue to implement and increase the efficiency and
effectiveness of development and redevelopment tools to support commercial
activity.

o High-Impact Action: Improve Eugene’s business environment and reputation as a
place to do business, including improving overall community livability.

Strategic Goal: Advance climate action and community resilience to natural and human-
caused disasters

o High-Impact Action: Decrease transportation-related emissions and make the
transportation network diverse and adaptable through continued implementation
of the Eugene 2035 Transportation System Plan and related compact development
actions in Envision Eugene.

o High-Impact Action: Continue to implement strategies from the Climate Action Plan
2.0 to improve and enhance efficiency and resilience of buildings in Eugene,
including City-owned facilities.

PREVIOUS COUNCIL DIRECTION 
July 13, 2015, Work Session
Move to adopt the ordinance concerning multiple-unit property tax exemptions and systems 
development charges. The Multi-Unit Property Tax Exemption program was amended and 
reinstated.  
Passed 7:2 (Opposed by Councilor Brown and Councilor Zelenka) 

COUNCIL OPTIONS
1. Approve the MUPTE application and adopt the resolution in Attachment B.
2. Approve the application with amended conditions of approval.
3. Direct the City Manager to bring back a resolution denying the application because one or

more specified approval criteria are not met.

CITY MANAGER’S RECOMMENDATION
Based on the MUPTE Review Panel’s conclusions, the independent financial consultant analyses, 
the quality of the project, and the contributions it will make toward expanding housing 
opportunities and improving downtown Eugene, the City Manager recommends approval of the 
MUPTE application for Station House on the terms and conditions specified in the attached 
resolution (Attachment B).   

SUGGESTED MOTION:
Move to adopt the resolution approving a Multiple-Unit Property Tax Exemption for property 
located at 131 East 5th Avenue, attached as Attachment B to this AIS.
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ATTACHMENTS
A. Map of Station House Project Site
B. Resolution Approving the Property Tax Exemption

a. Exhibit A: Report and Recommendation of the Planning and Development Director
b. Exhibit B: Building Elevations and Site Plan

C. MUPTE Program Summary
D. MUPTE Application for Station House
E. MUPTE Review Panel Member List
F. MUPTE Review Panel Conclusions
G. PNW Economics Financial Review Memoranda
H. Applicant Responses During Review Panel Process
I. Applicant’s Updated Financial Information

A copy of the MUPTE application is available at www.eugene-or.gov/MUPTE. 

FOR MORE INFORMATION
Staff Contact: 
Telephone: 
E-mail:

Dylan Huber-Heidorn, Development Analyst 
541-682-5475
dhuber-heidorn@eugene-or.gov
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MUPTE Program

MUPTE Program
MUPTE is an incentive program to encourage high quality, multi-unit downtown housing 
especially in areas well served by public transit.  Both rental housing and multi-unit housing for 
home ownership are eligible; student housing is ineligible.  Enabled by state law, the program 
provides a 10-year property tax exemption on qualified new multi-unit housing investments that 
occur within a specific, targeted area, that meet program requirements, and that are reviewed 
and approved by council.  The objective strongly aligns with several of the pillars of Envision 
Eugene.  Increasing the amount of multi-family housing in the downtown helps reduce pressure 
on urban growth boundary (UGB) expansion and protects existing neighborhoods, and takes 
advantage of existing infrastructure.   

During the exemption period, property owners still pay taxes on the assessed value of the land and 
any existing improvements on the property.  Council can deem commercial portions of a project to 
be a public benefit and include them as part of the exemption along with the residential portion.   

In 2015, after a two-and-a-half year review, council revised the program criteria, process, and 
boundary.  The program changes:  

• Removed student housing as an eligible project type
• Increased the required energy efficiency
• Required higher quality design, with design at approval attached to the resolution
• Expanded neighborhood involvement
• Added a moderate-income housing contribution
• Added local economic impact plan
• Added demonstrated project need reviewed by an independent financial consultant
• Added a community member third-party review (MUPTE Review Panel described below)

See below for the process diagram and boundary map.  The Required Public Benefit criteria are: 
• Compact Urban Development
• Green Building Features (ensuring building energy performance is 10% above code)
• Local Economic Impact Plan (including support for local businesses, minority and women

business enterprises, and ensuring compliance with laws)
• Moderate-Income Housing Contribution
• Project Design and Compatibility (including scale, form, and quality of the building; mixture

of project elements; relationship to the street and surrounding uses; and parking and
circulation)

• Historic and Existing Housing Sensitivity
• Project Need

MUPTE Review Panel
The 2015 MUPTE update established a Review Panel, tasked with providing a third-party review 
of individual applications for the City Manager. The Review Panel:

• Reviews the project applications, including the consultant’s review of the project’s financial
projections.
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• Reviews the applicant’s conformance with the Required Public Benefits and making
recommendations regarding approval/denial of the tax exemption to the City Manager.

• Reviews the project’s conformance with approval requirements midway through
construction, at completion of construction, and during the exemption period.

• Assists the City Manager in preparing an Annual Report on progress of the approved
projects, program volume cap, and reporting documentation.

The Review Panel consists of two at-large neighborhood representatives selected by 
neighborhood association boards, an additional two representatives selected by the board of the 
neighborhood association in which the proposed project is located, and six technical professionals 
selected by the City Manager from the following six groups: architects/green building specialists; 
building trades union; developers; environmental professionals; public health professionals; and 
human rights representatives. Prior Review Panel reports can be found at www.eugene-
or.gov/MUPTE

MUPTE Boundary 
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Independent 3rd Party Financial 
Review of Application

Public 
Benefits

Compact Urban Development
Green Building
Local Economic Impact
Moderate-Income Housing Contribution
Project Design / Compatibility
Historic & Existing Housing Sensitivity

If No:
Terminate Approval

To the extent 
possible: SDCs/
Neighborhood

Annual Review

Annually:
Moderate-income housing: Pay fee in years 3 – 10 or update lease rates on mod-income units & submit docs.
BPS pathway energy usage, if applicable.
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296 East 5th Avenue, Suite 300
Eugene, OR, 97401   T: (541) 484-0383

Wednesday, October 30, 2024 

City of Eugene
Planning and Development Department
99 W 10th Avenue 
Eugene, OR 97401

Dear City of Eugene Staff, 

Thank you for the opportunity to submit this application for the Multi-Unit Property Tax 
Exemption (MUPTE) program. This submission represents a critical project that aligns with the 
City’s goals to address the ongoing housing crisis and foster our community’s desire for urban 
growth. 

Our updated development, located in the Market District, is now planned as a market-rate 
housing project, reflecting the city’s urgent need for additional housing across all income levels. 
This project will no longer be exclusive to senior housing but will still provide much-needed 
residential units in an environment where the demand for housing continues to exceed supply.

As you know, Eugene is experiencing an acute housing shortage that is felt city-wide. One of the 
clearest solutions is increasing the supply of housing at all price points, and this development 
will directly contribute to that effort. This project will offer 124 market-rate apartments, 
increasing the housing supply while encouraging more people to live and work in the heart of 
Eugene. The project will contribute to a more vibrant and engaged community in downtown, 
adding energy to social, recreational, and cultural activities. 

Moreover, the project presents broader long-term benefits. While the development itself will 
add crucial housing supply, it will also result in significant financial contributions to the City. 
Upon approval of the MUPTE, this project is estimated to contribute approximately $653,437 to 
Eugene’s Affordable Housing Trust Fund, which can be leveraged for additional affordable 
housing developments. As seen in prior MUPTE-supported projects, such contributions play a 
pivotal role in helping the city meet its affordable housing goals. 

In addition to this immediate financial impact, the long-term tax benefits are substantial. 
Currently, the property generates approximately $58,586 annually in tax revenue. Once the 
development is complete and the MUPTE term expires, the property is projected to generate 
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OBIECOMPANIES.COM 

over $850,000 annually, significantly increasing the tax base for the benefit of all taxing 
jurisdictions. 

Despite the significant potential of this project, the current economic climate has made it 
extremely challenging to move forward without assistance. Like many other developers, we are 
grappling with rising construction costs, high interest rates, and market uncertainty. These 
conditions have made it clear that without MUPTE approval, this project cannot proceed. The 
financial review included in this application demonstrates the necessity of this exemption to 
ensure the financial feasibility of the development. 

We respectfully submit this MUPTE application with optimism and a commitment to advancing 
this key project within the Market District. We believe this development will serve as a crucial 
piece of Eugene’s housing landscape and provide substantial long-term benefits to the city.

Sincerely, 

Brian B. Obie  Casey Barrett 
CEO and President COO and Executive Vice President 
Obie Companies Obie Companies 
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MUPTE Application 
 

 1

(All projects must have 5 or more units) 

UNIT MIX

Unit Size # Avg. Square Feet Per Unit Proposed Avg. Rental Rate

Compliance with Local Law  
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Project Information
5th Street Market
Station House Apartments 

SITE LOCATION 
Assessor’s Property Acct No. 1743234 
Map & Tax Lot No. 17-03-30-44-09700
Site Location North side of E 5th Ave, west side is aligned with Oak Alley, north

side is bound by the railroad tracks and east side abuts the
Station Square site, mid-block between Pearl Street and Oak
Street

CURRENT USE & SITE INFORMATION 
Current Zoning C-2 Community Commercial, C3 Major Commercial. Transit, Site

Review, Nodal Development, and Residential Density Overlays.
Parcel Size 2.15 Acres (93,654 SF)
Minimum Density Allowed NA (0 Units)
Maximum Density Allowed NA (none)
Number of Parking Spaces Required None
Assessed Value of Land  $6,398,070
Existing Use of Property Motor vehicle parking, asphalt pavement, no vegetation. In the

northwest corner and easter portion of the site are existing
vacant commercial buildings.

PROPOSED PROJECT INFORMATION 
Density of Proposed Project 60 units/acre 
Proposed Number of Parking Spaces 218 
Proposed Lot Coverage  57% 
Building Footprint 52,296 SF 
Building Square Footage 163,007 SF 
Commercial Square Footage 7,136 SF 
Total Number of Dwelling Units 124 
Total Number of Bedrooms 136 
Number of Stories 6 

LEGAL DESCRIPTION 
NE 1/4 Section 31, T17 S, R 3 W WM, Eugene, Lane County Oregon 

WRITTEN DESCRIPTION 
Property is developed with an automobile parking lot (non-structured) and two existing commercial use 
buildings. The existing building in the northwest corner of the property is a City Landmark, Point of 
Interest. 
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UNIT MIX 

Unfurnished 
2027 Projection 

Unit Count Avg SF/Unit Monthly Rent Annual Rent
Studio  28  533  $  59,259 $  711,113 
1 BR 50  779  $  154,251 $  1,851,009 
1BR + DEN 8 950 $  27,849 $  334,190 
2BR 2 BATH  8  1,175  $  32,144 $  385,734 
2BR + 2 BATH + DEN 2  1,600  $  9,923 $  119,070 

96 $  283,426  $  3,401,115 

Furnished
2027 Projection 

Unit Count Avg SF/Unit Monthly Rent Annual Rent
Studio  13 533  $  43,714 $  524,570 
1 BR 11 690  $  43,659 $  523,908 
1BR + DEN  2 1000  $  8,820 $  105,840 
2BR 2 BATH  2 1167  $  10,518 $  126,214 
2BR + 2 BATH + DEN 0 0  $ - $  - 

28  $  106,711 $  1,280,532 

TOTAL 124  $  390,137 $  4,681,647 

Commercial and Parking 

2027 

Floor Unit Type Sq Ft 
Monthly 

Rent 

1 108 Parking Stalls 34,752 
23,814.00 

1 Commercial 1,550 
5,126.63 

1 Commercial 1,550 5,126.63 

1 Commercial 1,550 
5,126.63 

1 Commercial 1,550 
5,126.63 

2 110 Parking Stalls 34,752 
25,467.75 

69,788.25 
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Obie Station House
Neighborhood Meeting - 25 September 2024
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MUPTE Application 

 

B. Required Public Benefits

1. Compact Urban Development

Residential zones

Form-based zones with height limit of three or four stories

Mixed-use development 2

All other areas, including residential-only development in commercial or mixed use zones

2. Green Building Features

3. Local Economic Impact Plan

4. Moderate-Income Housing Contribution
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MUPTE Application

5. Project Design and Compatibility

6. Historic & Existing Housing Sensitivity

7. Project Would ot be Built Without Exemption
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Financial 
5th Street Market 

1.
2. 10-
3. 10-
4. -
5. -
6. - - -
7. - - -
8.
9.
10.

ASSUMPTIONS 

-

-

-

. 
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-
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DEBT SERVICE AND COVENANT COMPLIANCE ANALYSIS 

-
2

-

2

- 0-
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CASH FLOW AND CASH-ON-CASH RETURN 

 

- - -
- -

10- - - 9.1
 

- -  
- - 13.95
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UNIT MIX 

Unfurnished 
2027 Projection 

Unit Count Avg SF/Unit Monthly Rent Annual Rent
Studio  28  533  $  59,259 $  711,113 
1 BR 50  779  $  154,251 $  1,851,009 
1BR + DEN 8 950 $  27,849 $  334,190 
2BR 2 BATH  8  1,175  $  32,144 $  385,734 
2BR + 2 BATH + DEN 2  1,600  $  9,923 $  119,070 

96 $  283,426  $  3,401,115 

Furnished
2027 Projection 

Unit Count Avg SF/Unit Monthly Rent Annual Rent
Studio  13 533  $  43,714 $  524,570 
1 BR 11 690  $  43,659 $  523,908 
1BR + DEN  2 1000  $  8,820 $  105,840 
2BR 2 BATH  2 1167  $  10,518 $  126,214 
2BR + 2 BATH + DEN 0 0  $ - $  - 

28  $  106,711 $  1,280,532 

TOTAL 124  $  390,137 $  4,681,647 

Commercial and Parking 

2027 

Floor Unit Type Sq Ft 
Monthly 

Rent 

1 108 Parking Stalls 34,752 
23,814.00 

1 Commercial 1,550 
5,126.63 

1 Commercial 1,550 5,126.63 

1 Commercial 1,550 
5,126.63 

1 Commercial 1,550 
5,126.63 

2 110 Parking Stalls 34,752 
25,467.75 

69,788.25 
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10 Year Proforma WITHOUT MUPTE

Apartments Assumed Occupancy 60% 85% 95% 95% 95% 95% 95% 95% 95% 95%

REVENUE FY 2027 FY 2028 FY 2029 FY 2030 FY 20231 FY 2032 FY 2033 FY 2034 FY 2035 FY 2036
Apartments 2,812,687$ 4,182,254$ 4,907,518$ 5,152,894$ 5,410,539$ 5,681,066$ 5,965,119$ 6,263,375$ 6,576,544$ 6,905,371$
Retail 233,774 240,787 248,011 255,451 263,115 271,008 279,139 287,513 296,138 305,022
Parking 591,381 620,950 651,998 684,597 718,827 754,769 792,507 832,132 873,739 917,426
Total Income 3,637,842$ 5,043,991$ 5,807,527$ 6,092,943$ 6,392,481$ 6,706,843$ 7,036,764$ 7,383,020$ 7,746,421$ 8,127,819$

EXPENSES
Administrative 285,741 296,457 307,574 319,108 331,074 343,490 356,370 369,734 383,599 397,984
Property Tax 653,438 673,041 693,232 714,029 735,450 757,513 780,239 803,646 827,755 852,588
Advertising & Marketing 246,599 255,846 265,440 275,394 285,722 296,436 307,553 319,086 331,052 343,466
Utilites & Garbage 211,370 219,297 227,520 236,052 244,904 254,088 263,616 273,502 283,758 294,399
Repairs & Maintenance 364,586 378,258 392,442 407,159 422,427 438,269 454,704 471,755 489,446 507,800
Turn Over 110,159 114,290 118,575 123,022 127,635 132,422 137,387 142,539 147,885 153,430
Insurance 102,889 106,748 110,751 114,904 119,213 123,683 128,321 133,133 138,126 143,306
Property Tax 15,836 16,311 16,801 17,305 17,824 18,359 18,909 19,477 20,061 20,663
FFE Reserve (4%) 109,135 151,320 174,226 182,788 191,774 201,205 211,103 221,491 232,393 243,835
Management Fees (4%) 145,514 201,760 232,301 243,718 255,699 268,274 281,471 295,321 309,857 325,113
Total Expenses 2,245,267$ 2,413,326$ 2,538,863$ 2,633,479$ 2,731,723$ 2,833,738$ 2,939,673$ 3,049,684$ 3,163,931$ 3,282,584$

NET OPERATING INCOME 1,392,575$ 2,630,665$ 3,268,664$ 3,459,464$ 3,660,758$ 3,873,104$ 4,097,091$ 4,333,336$ 4,582,489$ 4,845,235$

Operating Expense Ratio 61.7% 47.8% 43.7% 43.2% 42.7% 42.3% 41.8% 41.3% 40.8% 40.4%
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10 Year Proforma WITH MUPTE

Apartments Assumed Occupancy 60% 85% 95% 95% 95% 95% 95% 95% 95% 95%

REVENUE FY 2027 FY 2028 FY 2029 FY 2030 FY 20231 FY 2032 FY 2033 FY 2034 FY 2035 FY 2036
Apartments 2,812,687$ 4,182,254$ 4,907,518$ 5,152,894$ 5,410,539$ 5,681,066$ 5,965,119$ 6,263,375$ 6,576,544$ 6,905,371$
Retail 233,774$ 240,787$ 248,011$ 255,451$ 263,115$ 271,008$ 279,139$ 287,513$ 296,138$ 305,022$
Parking 591,381$ 620,950$ 651,998$ 684,597$ 718,827$ 754,769$ 792,507$ 832,132$ 873,739$ 917,426$
Total Income 3,637,842$ 5,043,991$ 5,807,527$ 6,092,943$ 6,392,481$ 6,706,843$ 7,036,764$ 7,383,020$ 7,746,421$ 8,127,819$

EXPENSES
Administrative 285,741 296,457 307,574 319,108 331,074 343,490 356,370 369,734 383,599 397,984
Property Tax 15,836 16,311 16,801 17,305 17,824 18,359 18,909 19,477 20,061 20,663
Advertising & Marketing 246,599 255,846 265,440 275,394 285,722 296,436 307,553 319,086 331,052 343,466
Utilites & Garbage 211,370 219,297 227,520 236,052 244,904 254,088 263,616 273,502 283,758 294,399
Repairs & Maintenance 364,586 378,258 392,442 407,159 422,427 438,269 454,704 471,755 489,446 507,800
Turn Over 110,159 114,290 118,575 123,022 127,635 132,422 137,387 142,539 147,885 153,430
Insurance 102,889 106,748 110,751 114,904 119,213 123,683 128,321 133,133 138,126 143,306
Moderate Income Housing Fee 81,680 81,680 81,680 81,680 81,680 81,680 81,680 81,680
FFE Reserve 109,135 151,320 174,226 182,788 191,774 201,205 211,103 221,491 232,393 243,835
Management Fees (4%) 145,514 201,760 232,301 243,718 255,699 268,274 281,471 295,321 309,857 325,113
Total Expenses 1,591,829$ 1,740,285$ 1,927,310$ 2,001,130$ 2,077,953$ 2,157,905$ 2,241,115$ 2,327,718$ 2,417,856$ 2,511,676$

NET OPERATING INCOME 2,046,013$ 3,303,706$ 3,880,216$ 4,091,813$ 4,314,528$ 4,548,938$ 4,795,650$ 5,055,302$ 5,328,565$ 5,616,143$

Operating Expense Ratio 43.8% 34.5% 33.2% 32.8% 32.5% 32.2% 31.8% 31.5% 31.2% 30.9%
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DEBT SERVICE DSCR 1.20

WITHOUT MUPTE
Bank Financed Loan 46,188,906 75% LTC Partner/Sponsor Equity 15,896,302
Interest 6.2% 8%
Amortization 30

FY 2027 FY 2028 FY 2029 FY 2030 FY 2031 FY 2032 FY 2033 FY 2034 FY 2035 FY 2036
Interest 2,852,983$ 2,818,138$ 2,781,066$ 2,741,625$ 2,699,664$ 2,651,175$ 2,603,434$ 2,552,643$ 2,498,606$ 2,441,116$
Pricipal 545,326.86$ 580,172.36$ 617,244.43$ 656,685.34$ 698,646.46$ 747,135.35$ 794,876.08$ 845,667.37$ 899,704.13$ 957,193.76$
Total Debt Service 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$

Outstanding Balance 45,643,579$ 45,063,407$ 44,446,162$ 43,789,477$ 43,090,831$ 42,343,695$ 41,548,819$ 40,703,152$ 39,803,448$ 38,846,254$

Net Operating Income 1,392,575$ 2,630,665$ 3,268,664$ 3,459,464$ 3,660,758$ 3,873,104$ 4,097,091$ 4,333,336$ 4,582,489$ 4,845,235$
Debt Service 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$

Debt Service Coverage Ratio 0.41 0.77 0.96 1.02 1.08 1.14 1.21 1.28 1.35 1.43

WITH MUPTE
Bank Financed Loan 46,188,906 75% LTC Partner/Sponsor Equity 15,896,302
Interest 6.2% 8.0%
Amortization 30

FY 2027 FY 2028 FY 2029 FY 20230 FY 2031 FY 2032 FY 2033 FY 2034 FY 2035 FY 2036
Interest 2,852,983$ 2,818,138$ 2,781,066$ 2,741,625$ 2,699,664$ 2,651,175$ 2,603,434$ 2,552,643$ 2,498,606$ 2,441,116$
Pricipal 545,327$ 580,172$ 617,244$ 656,685$ 698,646$ 747,135$ 794,876$ 845,667$ 899,704$ 957,194$
Total Debt Service 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$

Outstanding Balance 45,643,579$ 45,063,407$ 44,446,162$ 43,789,477$ 43,090,831$ 42,343,695$ 41,548,819$ 40,703,152$ 39,803,448$ 38,846,254$

Net Operating Income 2,046,013$ 3,303,706$ 3,880,216$ 4,091,813$ 4,314,528$ 4,548,938$ 4,795,650$ 5,055,302$ 5,328,565$ 5,616,143$
Debt Service 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$

Debt Service Coverage Ratio 0.60 0.97 1.14 1.20 1.27 1.34 1.41 1.49 1.57 1.65
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CASH FLOW & CASH ON CASH RETURN
15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302

WITHOUT MUPTE FY 2027 FY 2028 FY 2029 FY 20230 FY 2031 FY 2032 FY 2033 FY 2034 FY 2035 FY 2036
Income 3,637,842$ 5,043,991$ 5,807,527$ 6,092,943$ 6,392,481$ 6,706,843$ 7,036,764$ 7,383,020$ 7,746,421$ 8,127,819$
Expenses 2,245,267$ 2,413,326$ 2,538,863$ 2,633,479$ 2,731,723$ 2,833,738$ 2,939,673$ 3,049,684$ 3,163,931$ 3,282,584$
Net Operating Income 1,392,575$ 2,630,665$ 3,268,664$ 3,459,464$ 3,660,758$ 3,873,104$ 4,097,091$ 4,333,336$ 4,582,489$ 4,845,235$
Debt Service 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$

Before Tax Cashflow (2,005,735) (767,645) (129,646) 61,154 262,448 474,794 698,781 935,026 1,184,179 1,446,925

Annual Cash on Cash Return 12.6% 4.8% 0.8% 0.4% 1.7% 3.0% 4.4% 5.9% 7.4% 9.1%

15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302 15,896,302
WITH MUPTE FY 2027 FY 2028 FY 2029 FY 20230 FY 2031 FY 2032 FY 2033 FY 2034 FY 2035 FY 2036
Gross Income 3,637,842$ 5,043,991$ 5,807,527$ 6,092,943$ 6,392,481$ 6,706,843$ 7,036,764$ 7,383,020$ 7,746,421$ 8,127,819$
Expenses 1,591,829$ 1,740,285$ 1,927,310$ 2,001,130$ 2,077,953$ 2,157,905$ 2,241,115$ 2,327,718$ 2,417,856$ 2,511,676$
Net Operating Income 2,046,013$ 3,303,706$ 3,880,216$ 4,091,813$ 4,314,528$ 4,548,938$ 4,795,650$ 5,055,302$ 5,328,565$ 5,616,143$
Debt Service 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$ 3,398,310$

Before Tax Cashflow (1,352,297) (94,604) 481,906 693,503 916,218 1,150,628 1,397,340 1,656,992 1,930,255 2,217,833

Annual Cash on Cash Return 8.51% 0.60% 3.03% 4.36% 5.76% 7.24% 8.79% 10.42% 12.14% 13.95%
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Station House Development

HARD COSTS

Construction Costs
Trades/Hard Construction 37,341,006
Construction (3%) & Escalation Contingency (2%) 1,867,050
Insurance Builders Risk 372,477
Contractor's Fee 1,385,319
OR CAT Tax 159,767

Total Construction Costs 41,125,619

Land Value
Bare Land 9,000,000

Total Land Value 9,000,000

TOTAL HARD COSTS 50,125,619

SOFT COSTS

Third Party Consultants
Soft Costs Contingency 449,385
Architectural/Engineering/Design 1,800,000
Testing & Inspection 75,000
EWEB & Plan Reviews 120,000
Total 2,444,385

Project Management
Project Manager 150,000.00
Project Accounting Position 60,000.00
Total 210,000.00

Professional Fees
Legal Services 100,000.00
Accounting & Audit 50,000.00
Total 150,000.00

Permits & Fees
SDC's 800,000.00
Permits 400,000.00
Miscellaneous Fees
Total 1,200,000.00

FFE
FF&E Common Areas/Amenity Spaces 150,000.00
FF&E furnished units 650,000.00
Total 800,000.00

Developer Fees
Developer Fee Project Period 4% 2,022,508.00
Total 2,022,508.00

Construction, Financing & Carrying Costs
Development Period Property Tax 130,000
Insurance 70,000
Inspection Fees/Construction Review 8,000
Construction Period Interest 2,489,696
Total 2,697,696.00

Permanent Financing Fees & Costs
Loan and Bank Fees 100,000
Title Insurance & Escrow Fees 55,000
Total 155,000

Pre Opening Costs
Ramp Up Costs 800,000.00
Broker's Commission 50,000.00
Tenant Improvements 930,000.00
Other Construction Period Expenses
Total 1,780,000.00

TOTAL SOFT COSTS 11,459,589

SUB TOTAL COSTS 61,585,208
Plus Working Capital 500,000
TOTAL PROJECT COSTS 62,085,208

Soft Costs as a % of Hard Costs 28%
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MUPTE Application  

Post-Approval Green Building Information 

Pathway
Submit with Building 

Permit Application 
Submit after Construction3

LEED v4 for Homes 

Earth Advantage 

City of Eugene BPS 

INTENT 
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MUPTE Application  

REQUIREMENTS

Commissioning Process Scope:  
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MUPTE Application  

Commissioning Authority:  
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MUPTE Application

D. Local Economic Impact Plan Worksheet

A. LOCAL CONTRACTS

B. MINORITY & WOMEN BUSINESS ENTERPRISES
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MUPTE Application

C. COMPLIANCE WITH LAWS

Attach a narrative to describing the methods. 
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296 East 5th Avenue
Suite 300, Eugene OR 97401 

T: (541) 484-0383 

Friday, January 24, 2025 

City of Eugene 
Attn: MUPTE Review Panel and Urban Design Staff 
99 W. 10th Avenue 
Eugene, OR 97401 

Dear Staff and Panelists, 

We appreciate the opportunity to provide additional information and clarification regarding our 
Multi-Unit Property Tax Exemption (MUPTE) application for the Station House project. Below are our 
responses to the questions and comments raised by your recent review.  

Additionally, we wish to underscore the critical role that the commercial and parking components 
play in ensuring the success of this housing development. The inclusion of commercial space directly 
supports the viability of the residential units by generating essential income that offsets the high 
construction costs and cost of capital in today’s economic environment. Without this revenue, the 
project would not pencil and the housing component as proposed would not be achievable. 

Furthermore, parking is a vital amenity for attracting and retaining residents, particularly in a 
competitive housing market. While parking remains one of the most challenging and costly aspects 
of development, we have prioritized its inclusion by dedicating a full second level exclusively for 
Multi-Family use. This decision was made with the recognition that secure and convenient parking 
significantly enhances the livability and appeal of the housing units. By integrating these 
components—commercial spaces to support financial feasibility and parking to meet resident 
needs—we are ensuring the long-term success and sustainability of the residential aspect of The 
Station House. For these reasons, we respectfully request the Panel’s consideration of the parking 
and commercial spaces as integral parts of the MUPTE application. 

Question 1: Property Line Adjustment. 
Do you intend to pursue a property line adjustment for the land including the railway station 
annex, or will it remain part of the current property? 

No, the railway station annex will remain part of the current property. 
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Question 2: Discrepancy in Total Project Costs. 
There is an apparent discrepancy between total project costs estimated in the Local 
Economic Impact Plan and those in the project’s financial information: on application page 
35, the Plan indicates $43,930,004 in total costs of professional services and construction 
contracts, while the financial sheet on page 28 shows $62,085,208 in total hard and soft costs. 
Can you explain the discrepancy? 

Yes, the total project costs for the Station House are budgeted as $62,085,208. The language on 
page 35 of the MUPTE application did not appear to ask for total project costs, instead it requested 
the total for “professional services and construction contracts”. For this calculation, we removed 
budget categories such as goods, fees, furniture and other ancillary costs. The $43,930,004 figure 
represents the total of the construction contract and additional professional services only.  

For clarity, we have included a detailed spreadsheet as Attachment A to this response, which 
provides breakdown of only the professional services and construction contracts. If a revision to the 
application is required to reflect this total, please let us know, and we will promptly resubmit the 
information. 

Question 3: Electric Vehicle Charging Requirements 
The Green Building information indicates that 20% of the project’s parking stalls will be 
reached by conduit or other infrastructure for electric vehicle charging stations. This meets 
the MUPTE requirements. However, please be aware that in response to state Climate 
Friendly and Equitable Communities legislation, the City has enacted code requirements that 
40% of parking spaces be equipped with infrastructure for electric vehicle charging. 

Thank you for bringing this to our attention. We understand the updated requirement and have 
reiterated it to our architects and design team to ensure compliance with the City’s code. 

Question 4: Design Concerns Regarding Durability and Neighborhood Character & Aesthetics 
Durability: The predominant material used across the façade is stucco according to the 
drawings included in the application. Although stucco is used on downtown buildings, the 
design criteria focus on durability as a key principle of the program to ensure that MUPTE 
awardees are able to contribute positively to the streetscape for decades to come, despite 
the high wear and tear that comes in urban settings. 

Neighborhood character & aesthetics: The proposed building is flanked by two existing 
buildings that feature brick as a dominant material. The Oregon Electric Station (Old 
Spaghetti Factory) directly to the west of the proposed building is listed on the National 
Register of Historic Places, elevating its presence and impact to the overall aesthetic of this 
stretch along 5th. 

With these two points, staff recommends that the design is modified to incorporate brick as 
the dominant material at minimum on the ground floor. A really nice existing building that 
exemplifies a mix of materials with brick as a dominant one is Gordon Lofts. If this is 
infeasible from a budget standpoint, let’s discuss. 
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We compliment you on your suggestion for adding brick as a part of the exterior. We were remiss in 
not including brick on the initial design submitted with our application, and have since added this to 
the design. Attachment B of this response includes an updated rendering with this change.  

We recognize the prominence of The Station House within the Market District and the importance of 
its integration and longevity within the neighborhood. We have been designing the building with this 
in mind and it remains a staple of our design work in the neighborhood. 

For these reasons, the building materials, their durability, and the quality of their installation are of 
utmost importance to us. All exterior materials, including the stucco assemblies, will reflect the same 
high standards of quality that Obie Companies has demonstrated with other buildings in the district, 
such as the Inn at the 5th and the Gordon Lofts. These existing properties showcase a successful 
combination of brick at the base with stucco above, achieving a balance of durability and aesthetic 
appeal. If it would be helpful, we can share additional examples to illustrate the level of quality we 
are incorporating into The Station House project. 

Because of the length of the Station House along 5th avenue, we would counter that too much brick 
would make this building out of scale and “heavy” compared to its surroundings.  Of the existing 
buildings surrounding Station House that do have brick, the brick is applied between 1 and 2 stories 
high.  Station House’s ground floor is 16’ high, and the arches ARE 2-stories high, so we’re 
somewhere in between.  With the current design, the brick at the base firmly roots the building at 
grade, with the “lighter” stucco levels soaring up from there.  

Thank you for your thoughtful review and feedback. We remain committed to delivering a project 
that aligns with the City’s goals for housing, sustainability, and design excellence. Please do not 
hesitate to reach out if further clarification or additional materials are needed. 

Sincerely, 

Brian B. Obie 
President and CEO 
bobie@obie.com  
(541) 484-0383
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Attachment A: 

Total Estimated Professional Services and Construction Contracts

HARD COSTS

Construction Costs  $  41,125,619 
*does not include the cost of the bare land

SOFT COSTS

Third Party Consultants  $  2,444,385  
Project Management  $  210,000 
Professional Fees  $  150,000 
*does not include fees, furniture, finance costs, and other construction period
expenses.

TOTAL PROFESSIONAL SERVICES AND CONSTRUCTION CONTRACTS  $  43,930,004 
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April 16, 2025 Work Session – Item 2

EUGENE CITY COUNCIL

AGENDA ITEM SUMMARY

Work Session: Review of 2024 Implementation of Bond Measure to Fix Streets and 
Pavement Management Report  

Meeting Date: April 16, 2025 Agenda Item Number: 2
Department: Public Works  Staff Contact: Katie Marwitz
www.eugene-or.gov  Contact Telephone Number: 541-501-0380

ISSUE STATEMENT 
Staff will present the Street Repair Review Panel (SRRP) 2024 Annual Report and Pavement 
Management System Report. The Street Repair Review Panel report is prepared in compliance 
with Measure 20-275, the 2017 bond measure to fix streets. In addition to the Street Repair 
Review Panel’s annual report, the independent accountant’s report by Isler CPA is also included. 

BACKGROUND
In 2017, Eugene voters approved Measure 20-275 and $51.2 million of general obligation bonds to 
fund street repairs and safety improvements for people who walk and bike over a five-year period.
In November 2022 voters, for the fourth time, approved Measure 20-333 and $61.2 million of 
general obligation bonds for projects that are scheduled for 2025-2029. 

The Street Repair Review Panel (SRRP) was initially formed in 2009 to review the implementation 
of the 2008 street repair bond.  Since that time, City Council has received annual reports from the 
SRRP and an independent accountant (auditor) regarding implementation of the 2008, 2012, and 
2017 street repair bond measures. 

The 2017 bond measure to fix streets continues the requirements related to accountability 
included in the 2008 and 2012 measures. The City Council resolution and the information 
provided to voters specified: 

• In order to promote accountability in the use of bond proceeds, the City Manager will
contract with an outside auditor to prepare an annual written report on the use of the bond
proceeds. The auditor will ascertain and report on whether the bond proceeds were used
for the authorized purposes and in compliance with the restrictions set forth above. The
City Manager will provide the report to the Council and make the report publicly available.
(Resolution 5204, Section H)

• To further promote accountability and citizen involvement in street preservation projects,
the City Manager will convene the citizen street repair review panel. The citizen street
repair review panel will prepare an annual report, separate and distinct from the report
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prepared by the outside auditor, documenting the City’s use of the bond proceeds and 
noting whether the bond proceeds were used in compliance with the terms of this 
Resolution. The City Manager will provide the SRRP’s report to the Council and make the 
report publicly available. (Resolution 5204, Section I)

In 2024, 14 street projects were under contract or completed at a total cost of approximately $10 
million.  Two projects from the original 2017 street bond project list will be completed in 2025 
and the rehabilitation of Franklin Blvd will be included as part of the larger federally funded 
corridor project. 

The Street Repair Review Panel concluded, “that the bond proceeds were used for the authorized 
purposes and in compliance with the limitations and restrictions outlined in Council Resolution 
5063.” 

While the 2024 repair backlog is estimated to be $145 million, the overall condition of Eugene 
streets is in very good condition thanks to the series of street repair bond measures passed by 
voters. Eugene’s current overall system PCI is 73; 40 percent of Eugene streets are in excellent 
condition with little to no maintenance needed; 23 percent of streets are in very good condition 
with only minor maintenance needed; and 15 percent of streets are in good condition needing 
surface treatments or overlays. The backlog primarily consists of the 9 percent of streets in fair 
condition that need more extensive repairs and 13 percent of streets that are in poor or very poor 
condition needing reconstruction. 

RELATED CITY POLICIES 
The work of the Street Bond aligns with the following areas of the City’s strategic plan:

Safe Community for Community Wellbeing 
Improved safety of transportation system 

Equitable, Effective, Accountable Municipal Government
Transparent and interactive communication 
Inclusive and equitable systems and services 

Fair, Stable, and Adequate Financial Resources
Accessible and transparent financial information 

COUNCIL OPTIONS 
This work session is informational only and no action is requested. 

CITY MANAGER’S RECOMMENDATION 
This work session is informational; no action is requested.  

CC Agenda Page 156



April 16, 2025 Work Session – Item 2

SUGGESTED MOTION
This work session is informational; no action is requested.

ATTACHMENTS 
A. Street Repair Review Panel 2024 Report, including Auditor’s Report and Pavement
Management Report.

FOR MORE INFORMATION
Staff Contact: Katie Marwitz, Principal Civil Engineer
Telephone:  541-501-0380
Staff E-Mail: kmarwitz@eugene-or.gov
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Eugene Street Repair Review Panel

2024 Report 

Implementation Update for Measure 20-275 Bonds to Fix Streets 
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2023 Report to the SRRP Page i

2024 Report to the Street Repair Review Panel 
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Project List for 2017 Bond Measure to Fix Streets Exhibit

MAP NUMBER STREET NAME FROM TO
1 03RD AVENUE HIGH ST PEARL ST
2 04TH AVENUE COBURG RD PEARL ST
3 05TH AVENUE CHAMBERS ST GRANT ST
4 08TH AVENUE CHAMBERS ST MONROE ST
5 08TH AVENUE WILLAMETTE ST MILL ST
6 08TH AVENUE GARFIELD ST CHAMBERS ST
7 11TH AVENUE CHARNELTON ST CHAMBERS ST
8 11TH AVENUE CHAMBERS ST GRANT ST
9 11TH AVENUE TYINN ST BERTELSEN RD
10 17TH AVENUE HILYARD ST OAK ST
11 19TH AVENUE WILLAMETTE ST HIGH ST
12 19TH AVENUE HILYARD ST FAIRMOUNT BLVD
13 20TH AVENUE WILLAMETTE ST OAK ST
14 24TH AVENUE HARRIS ST AGATE ST
15 46TH AVENUE FOX HOLLOW RD DONALD ST
16 AGATE STREET N 163 BLACK OAK RD FIRLAND ST
17 ALDER STREET 30TH AVE 32ND AVE
18 ALDER STREET 24TH AVE 27TH AVE
19 AMAZON PARKWAY 19TH AVE 2693 S OF E 24TH
20 ARROWSMITH STREET TERRY ST 11TH AVE
21 BAILEY HILL ROAD 5TH AVE 11TH AVE
22 BAILEY LANE BOGART LN LUELLA ST
23 BALFOUR STREET TERRA AVE NORTH END
24 BEDFORD WAY OAKWAY RD FAIR OAKS DR
25 BREWER AVENUE BREWER AVENUE SOUTH END
26 BROADWAY MILL ST 11TH AVE
27 BROOKSIDE DRIVE BRAE BURN DR (NORTH) ADDR 999
28 BROOKSIDE DRIVE BRAE BURN DR (SOUTH) MONTARA WAY
29 CALGARY STREET HOLLY AVE ELANCO AVE
30 CANDLELIGHT DRIVE AVALON ROYAL
31 CARMEL AVENUE GILHAM RD NORWOOD ST
32 CARMEL AVENUE DIANE ST GILHAM RD
33 CATALINA STREET JUHL ST WILLHI ST
34 CHAMBERS STREET 11TH AVE 13TH AVE
35 CHAMBERS STREET 18TH AVE 24TH AVE
36 CHARNELTON STREET 4TH AVE 6TH AVE
37 CHASE STREET + CDS 500' NORTH OF MARSHALL NORTH END
38 CLAREY STREET BEAN ST 1071' S OF BEAN ST
39 COBURG ROAD FERRY STREET BRIDGE OAKWAY RD
40 CONCORD STREET BERNTZEN RD JACOBS DR
41 CRESCENT AVENUE NORKENZIE RD ADDRS 1670
42 ECHO HOLLOW CDS WEST END (CDS) (880 960) ECHO HOLLOW RD
43 ELANCO AVENUE + 1 CDS (NORTH) NORKENZIE RD END OF NORTHERLY CDS
44 FAIR OAKS DRIVE OAKWAY RD FAIRWAY LP
45 FAIRMOUNT BOULEVARD 15TH AVE COLUMBIA ST
46 FRANKLIN BOULEVARD EB WALNUT ST 11TH AVE
47 FRANKLIN BOULEVARD WB WALNUT ST 11TH AVE
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Project List for 2017 Bond Measure to Fix Streets Exhibit

MAP NUMBER STREET NAME FROM TO
48 FULLER AVENUE ECHO HOLLOW RD JAY ST
49 GARDEN AVENUE MOSS ST WALNUT ST
50 HAWTHORNE AVENUE WEST END FAIRFIELD AVE
51 HILYARD STREET W AMAZON DR 40TH AVE
52 JESSEN DRIVE ELIZABETH ST HWY 99
53 LAKEVIEW DRIVE 207' E OF SARAH LN GILHAM RD
54 LARIAT DRIVE OAKWAY RD LARIAT DR
55 LARIAT MEADOWS DRIVE LARIAT DR EAST END
56 LARIAT MESA LARIAT DR EAST END
57 LAURELHURST DRIVE + 5 CDS MELROSE LP BARGER DR
58 LAURELHURST DRIVE + SHEFFIELD CT CHARRIET AVE ROYAL AVE
59 LAVETA LANE BARGER DR SOUTH END
60 LAWRENCE STREET DRWY 36 6TH AVE
61 LEMMING AVENUE TARPON ST SHILO ST
62 LINCOLN STREET 13TH AVE 22ND AVE
63 LINNEA AVENUE + 1 CDS NORKENZIE RD TARPON ST
64 MILL STREET 16TH AVE 18TH AVE
65 MILL STREET 2ND AVE 4TH AVE
66 MONTEREY AVENUE NORKENZIE RD LARKSPUR AVE
67 MONTREAL AVENUE CALGARY ST BALFOUR ST
68 NORWOOD STREET MONTEREY ST MARLOW ST
69 OAK STREET 7TH AVE 20TH AVE
70 OLIVE STREET 5TH AVE 6TH AVE
71 PEARL STREET BROADWAY 17TH AVE (AMAZON BRIDGE)
72 POLK STREET 18TH AVE 28TH AVE
73 POLK STREET 67' N OF 6TH AVE 72' S OF 7TH AVE
74 PORTLAND ST 29TH AVE 31ST AVE
75 PRIMROSE STREET + 1 CDS BARGER RD 100' N OF PARKER PL (S)
76 QUEBEC STREET CALGARY ST ELANCO ST
77 RIVER ROAD MAXWELL RD BELTLINE RD
78 ROBIN AVENUE 200' EAST OF RUSKIN ST 396' EAST OF TANEY ST
79 ROOSEVELT BLVD BELTLINE APPROX 800' EAST OF BELTLINE
80 ROYAL AVENUE CUL DE SAC ROYAL AVE N END CDS
81 SPYGLASS DRIVE CAL YOUNG RD LOOP AROUND BACK TO SPYGLASS DR
82 STAGECOACH ROAD CANDLELIGHT DR SURREY LN
83 SUNDANCE STREET SUNDIAL RD EAST END
84 SUNDANCE STREET CDS NORTH END SUNDANCE ST
85 SURRY LANE STAGECOACH WELCOME WY
86 TARPON STREET + CUL DE SAC BREWER AVE LEMMING AVE
87 TERRESA AVENUE MONTREAL AVE GILHAM RD
88 TERRY STREET ROYAL AVE ROOSEVELT BLVD
89 WALNUT STREET FRANKLIN BLVD GARDEN AVE
90 WELCOMEWAY CANDLELIGHT DR ROYAL AVE
91 WINDSOR CIRCLE EAST/WT WILSHIRE LN WILSHIRE LN
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Report of Independent Accountants 

City of Eugene, Oregon 

For the Year Ended December 31, 2024 
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1 

Report of Independent Accountants 

To City of Eugene, Oregon 

We have performed the procedures enumerated below on the 2017 and 2022 General Obligation 
Bond funded expenditures of the City of Eugene, Oregon (the �City�) for the year ended 
December 31, 2024 (the �Reporting Period�). The City is responsible for the 2017 and 2022 General 
Obligation Bond funded expenditures (the �Expenditures�).  

The City has agreed to and acknowledged that the procedures performed are appropriate to meet the 
intended purpose of evaluating the City�s 2017 and 2022 General Obligation Bond funded 
Expenditures in order to meet the requirements of voter approved Ballot Measures 20-275, 20-333, 
and City Council Resolutions No. 5204 and 5364, for the Reporting Period. This report may not be 
suitable for any other purpose. The procedures performed may not address all the items of interest to 
a user of this report and may not meet the needs of all users of this report and, as such, users are 
responsible for determining whether the procedures performed are appropriate for their purposes. 

The procedures we performed and our findings are as follows: 

1) We obtained from the City a listing of the Expenditures for the Reporting Period. The total
amount of expenditures was $14,287,513.

2) We sorted the Expenditures by dollar amount, and in descending order by dollar amount, we
selected the largest expenditure amounts until 33.3% or more of the total expenditures were
selected. This resulted in selecting 14 expenditures totaling $4,946,136, or 34.6% of total
Expenditures. We agreed each selected expenditure�s reported account and fund number,
and reported accounting period date to a vendor invoice, certification of payment, or signed
contract provided by the City. We noted no variances between expenditures and supporting
documentation.

3) For expenditures selected in the previous step, we noted each expenditure was for an eligible
cost as described in voter approved Ballot Measures 20-275, 20-333, and City Council
Resolutions No. 5204 and 5364.

4) We obtained from the City a listing of new construction projects awarded during the
Reporting Period, which were funded by 2017 and 2022 General Obligation Bond proceeds.
We haphazardly selected one new construction project awarded and obtained the
procurement file from the City. We compared the procurement file to the procurement
requirements contained in the City�s Public Contracting Rules and noted no differences.

5) We obtained from the City an accounting of the $2,221,738 in unspent 2017 General
Obligation Bond proceeds as of December 31, 2024. We compared that amount to the
$14,651,320 in unspent bond proceeds as of December 31, 2023, as reported in the prior
year report of independent accountants on applying agreed upon procedures dated
January 23, 2024 less the $12,429,583 of expenditures for the year ended December 31,
2024 provided by the City. We did not note variances between the listing and the calculated
amount.
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6) We obtained from the City an accounting of the $59,342,070 in unspent 2022 General
Obligation Bond proceeds as of December 31, 2024. We compared that amount to the
$61,200,000 in bond proceeds per the General Obligation Series 2022 bond closing
memorandum, less the $1,857,930 of expenditures for the year ended December 31, 2024
provided by the City. We did not note variances between the listing and the calculated
amount.

We were engaged by the City to perform this agreed-upon procedures engagement and conducted 
our engagement in accordance with attestation standards established by the American Institute of 
Certified Public Accountants. An agreed-upon procedures engagement involves performing specific 
procedures that the engaging party has agreed to and acknowledged to be appropriate for the 
intended purpose of the engagement and reporting on findings based on the procedures performed. 
We were not engaged to and did not conduct an examination or review engagement, the objective of 
which would be the expression of an opinion or conclusion, respectively, on the Expenditures of the 
City for the Reporting Period. Accordingly, we do not express such an opinion or conclusion. Had we 
performed additional procedures other matters might have come to our attention that would have 
been reported to you. 

We are required to be independent of the City and to meet our other ethical responsibilities, in 
accordance with the relevant ethical requirements related to our agreed-upon procedures 
engagement. 

This report is intended solely for the information and use of the City, and is not intended to be, and 
should not be, used by anyone other than this specified party. 

Eugene, Oregon 
January 2 , 2025 
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2024 PAVEMENT MANAGEMENT REPORT
An Update on Asphalt Pavement Conditions and Programs

(2024 Rating & Inventory Data)

Prepared by:

Public Works Engineering Staff with information and data prepared in coordination with Public 
Works Maintenance Staff 
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Summary of the City of Eugene Pavement Management Report

The City of Eugene, Oregon, is responsible for maintaining a road network spanning 1,408 lane 
miles. As the city’s infrastructure ages, it faces challenges including limited funding, high traffic 
volumes, and weather-related wear that accelerate pavement deterioration. The city employs a 
Pavement Management System (PMS) to assess and maintain its road network, using the 
Pavement Condition Index (PCI) to guide maintenance priorities. Eugene’s current overall 
system PCI is 73, which by industry standards is considered a very good overall rating. The 
challenge is to address the PCI rating by street classification , improving overall street quality, 
safety, and cost-efficiency.

This report outlines a comprehensive strategy to achieve improve or maintain PCI ratings for 
each street classification grouping. Key recommendations include expanding preventive 
maintenance for roads in fair to good condition, strategically rehabilitating roads in moderate 
to poor condition, and using predictive analytics to proactively manage pavement 
deterioration. The report also emphasizes the need for durable materials like polymer-modified 
asphalt, warm-mix asphalt, and recycled asphalt pavement (RAP) to extend road life and reduce 
maintenance costs. Additionally, securing funding through bond measures, gas tax, and grants 
along with community engagement, will support sustained improvements.

If these strategies are implemented, Eugene can improve its road conditions, lower long-term 
maintenance costs, and build a sustainable, resilient infrastructure resulting in safer, smoother 
streets, enhanced public satisfaction, and a network better equipped to meet the needs of a 
growing community.

City of Eugene Pavement Management System and Strategies for Improving PCI

1. Introduction

The City of Eugene’s network supports the needs of approximately 175,000 residents, 
connecting neighborhoods, supporting economic activities, and facilitating safe and efficient 
movement across the city. The city’s transportation infrastructure is composed of arterials, 
collectors, and local residential streets. Each category of street classification plays a distinct 
role, with arterials and collectors experiencing higher traffic volumes, while local streets 
primarily serve local access.

Eugene’s pavement faces a range of challenges due to the age of the infrastructure, the impact 
of heavy rainfall, freeze-thaw cycles, and budget constraints. Effective pavement management 
is vital for maintaining the transportation network in safe and serviceable conditions, avoiding 
costly repairs, and optimizing limited financial resources. The Pavement Condition Index (PCI) is 
a numerical scale used to monitor the condition of Eugene’s roads, providing a foundation for 
prioritizing maintenance activities.
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The purpose of this report is to evaluate Eugene’s current pavement management practices, 
analyze the present condition of the street pavements, and propose strategies to improve or 
maintain the PCI score for each street classification grouping. Through effective management 
and strategic intervention, Eugene can maximize the lifespan of its transportation network, 
ensure a safer transportation system, and support the city's long-term growth.

2. Pavement Condition Index (PCI)

Importance of PCI for Pavement Management

Pavement management system’s best practice is to adopt a cost-effective, "best-first" 
approach. This strategy emphasizes applying lower-cost preventative maintenance and 
preservation treatments, such as slurry seals, micro-surfacing, and crack sealing, and thin 
inlays/overlays, to streets in very good to good condition. The goal is to extend the pavement’s 
lifecycle before its condition deteriorates to the point where more expensive rehabilitation or 
reconstruction treatments are necessary.

Typically, paved streets spend approximately three-quarters of their lifecycle in fair to good 
condition, exhibiting minimal deterioration and providing a high level of service. However, after 
this period, street conditions begin to decline rapidly. Without proper treatment, they can 
quickly reach a state requiring costly overlays or full reconstruction. By utilizing surface seals 
and other preventative measures, the pavement's condition can be preserved at a good level 
for a longer duration, delaying the need for expensive repairs.

The PCI enables Eugene to make informed decisions about when, where, and how to conduct 
maintenance and rehabilitation. Regular monitoring of PCI helps identify problem areas early, 
allowing the city to address issues before they escalate into costly repairs. The Pavement Life 
Cycle graph depicts how pavements generally deteriorate over time and the typical treatment 
needs over the lifetime condition. By tracking PCI over time, Eugene can evaluate the 
effectiveness of its maintenance strategies and adjust them as needed to maximize pavement 
lifespan and minimize repair costs.

PCI Classification Categories

The Pavement Condition Index (PCI) is an internationally recognized standard for evaluating 
pavement health. Developed by the Army Corps of Engineers, the PCI score is a numerical scale 
from 0 to 100, with 100 representing a new, flawless road surface and 0 indicating complete 
pavement failure. Eugene’s PMS uses PCI scores to inform maintenance decisions, categorize 
roads by condition, and prioritize repairs.

Eugene categorizes PCI scores into the following ranges to guide maintenance decisions:

Excellent (85-100): Street pavement with minimal wear and tear, often requiring only
routine inspection and minor preventive measures.
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Good (70-84): Pavement shows minor distress and benefit from basic preventive 
maintenance to prevent early signs of wear from progressing.
Fair (55-69): Pavement shows visible distress such as cracks or surface degradation; 
requires surface treatments or overlays to prevent further deterioration.
Poor (40-54): Pavement with substantial distress, including potholes, rutting, and 
cracking; requires substantial repairs, such as inlays or overlays.
Very Poor (25-39): Extensive deterioration necessitates major reconstruction, possibly 
including subgrade stabilization to maintain structural integrity.
Serious to Fail (0-24): Pavement is critically damaged and requires full reconstruction to 
restore functional service.

PAVER™ software System Overview

Eugene uses a sophisticated asset management software program focused on managing 
pavements called  PAVER™.

 PAVER™ is used to record pavement condition data and to provide predictive modeling to 
anticipate future pavement degradation based on historical data and observed deterioration 
patterns. Predictive analytics models help estimate when specific streets will require 
maintenance, allowing the city to schedule preventive actions before conditions worsen. This 
approach helps avoid costly emergency repairs and extends pavement life by addressing issues 
early. 

Below is a detailed list of PAVER™ modules, or tools, the City uses to manage the City’s street 
pavement system:

Inventory: The inventory module employs a hierarchical structure comprising network, 
branch, and sections, where the section represents the smallest pavement unit 
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managed by the agency. This structure enables users to organize their inventory 
effectively while providing multiple fields and levels for storing pavement data.
Work History: Similar to the inventory module, the work history module adheres to the
hierarchical structure. Updating a pavement section’s attributes or work history requires
information about the network, branch, and section.
Inspection: In the inspection module, pavement surveys can be conducted manually, or
automated survey data can be imported and modified. This module is also used to
calculate the Pavement Condition Index (PCI).
PCI Family Model: This module is designed to create a pavement performance model
based on historical pavement condition and age data.
M&R Family Models: This module enables users to select treatments, define treatment
consequences, specify unit costs, and create a treatment matrix.
M&R Working Plans: The M&R working plans module supports the development of
multi-year network- and project-level maintenance and rehabilitation (M&R) planning,
scheduling, and budgeting. It allows users to assess the consequences of current funding
levels and generate funding scenarios to achieve targeted PCI, reduce backlogs, and
more.
Reports: This module provides tools for generating summary charts, condition maps,
and user-defined reports. Users can select specific attribute fields to customize their
reports.

3. Overview of Eugene’s Pavement Management System (PMS)

A Pavement Management System (PMS) is a comprehensive, data-driven approach that aids 
municipalities in planning and managing pavement maintenance activities. Eugene’s PMS 
integrates several components to create an efficient and systematic framework for monitoring, 
assessing, and maintaining its road infrastructure. Below are key components of Eugene's PMS:
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Inventory Management

Inventory management is essential for cataloging Eugene’s street network by street 
classification, surface material, age, previous repairs, traffic volume, and other characteristics 
that influence maintenance needs. The city categorizes streets by function (arterial, collector, 
or residential) and structural composition (asphalt, concrete, or gravel) to streamline 
maintenance planning and allocate funds effectively. Inventory management enables Eugene’s 
PMS to develop insights into the relative needs of different street categories and schedule 
repairs accordingly.

Condition Assessment and Data Collection

Eugene’s PMS collects condition data through regular inspections, employing both manual 
surveys and automated technologies. Recent assessments in 2023 used a Laser Crack 
Measurement System (LCMS) to capture detailed information on surface conditions, including 
cracks, potholes, rutting, and other distress indicators. These assessments are essential for 
calculating the PCI score, which gauges the level of maintenance required. Regular condition 
assessments ensure that data on Eugene’s streets remains current, helping city officials make 
timely maintenance decisions and prevent streets from reaching critical states of deterioration.

 LCMS is able to detect pavement distresses as minute as one-millimeter-wide cracks and 
significant full-lane-width rutting while moving at speeds up to 65 mph which has increased the 
City’s efficiency and consistency in its inspection efforts. 
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City of Eugene Pavement Condition Index (PCI)

The following table compares the PCI distribution across different conditions for the City of 
Eugene as of  July 2023 and December 2024, which depicts a stable system over this 18-month 
period.

The City started to use LCMS in 2023, which provides only limited data to compare at this point. 
Shifts from year to year are expected, but as the City builds upon this data, we will be able to 
better track the overall condition of the system and predict future preservation needs. 

It is important to maintain a consistent level of funding and preservation treatment in order to 
prevent the system from deteriorating into more costly repairs. While the City is not 
significantly expanding the street network, the overall network is becoming increasingly aged, 
requiring more preservation treatment to achieve acceptable conditions. 

Budget Allocation and Prioritization

The PMS guides Eugene in allocating budget resources strategically. Roads are prioritized based 
on their current PCI scores, traffic volumes, and strategic importance to the City. Higher traffic 
areas, such as arterials and collectors, are often prioritized as they deteriorate much more 
quickly than a low volume local street. More deterioration leads to higher costs and more 
impactful construction. Due to the slow speeds and low traffic volumes, less costly maintenance 
techniques may be used on local streets allowing them to remain in adequate condition much 
longer than arterials and collectors. . By using the PMS to plan ahead, Eugene can ensure that 
its limited resources are invested in projects that yield the greatest benefits for the 
transportation network and community.

While less costly maintenance techniques are prioritized to extend the life of low traffic local 
streets, budget constraints mean that a significant portion of Eugene’s streets, especially 
residential and lower-traffic streets, experience deferred maintenance, leading to a buildup of 
repairs. The highest classification streets that can be preserved for the least cost are prioritized, 
at the same time, staff consider geographic distribution of projects to ensure that all areas of 
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the City benefit from pavement preservation treatments. Despite this prioritization process, 
many streets remain in need of intervention, creating a backlog of streets requiring attention.

In sum, Eugene’s PMS is a vital tool for managing the city’s transportation network. However, 
budget limitations and increased deterioration rates create a backlog of repairs, particularly 
among residential streets, emphasizing the need for innovative solutions to maximize available 
funds.

4. Challenges Affecting PCI in Eugene

Maintaining a high PCI across Eugene’s entire transportation network involves several 
challenges:

1. Funding Limitations: Despite local taxes, bond measures, and federal grants, Eugene’s
street maintenance budget remains insufficient to cover all necessary repairs. The
limited budget forces prioritization of high-traffic streets, often leaving low-volume local
residential streets in deteriorating conditions.

2. Aging Infrastructure: Much of Eugene’s infrastructure dates back to the 1950s and
1960s, with many streets requiring extensive maintenance. Older streets are more
prone to wear, making frequent interventions necessary to preserve PCI.

3. Environmental Factors: Eugene experiences significant rainfall and freeze-thaw cycles,
both of which accelerate pavement deterioration. High moisture levels can infiltrate
cracks, leading to potholes and other surface damage.

4. Increasing Traffic Volumes: Eugene’s growth has led to higher traffic volumes of heavy
vehicles which increase the rate of wear, particularly on arterials and major collectors.
This elevated demand accelerates deterioration, especially on streets that were not
designed for current traffic loads.

These challenges necessitate a multifaceted approach to pavement management to optimize 
resources, improve PCI scores, and efficiently maintain Eugene’s transportation infrastructure.

5. Current Maintenance Strategies in Eugene

Eugene employs several strategies to maintain its transportation network, including preventive 
maintenance, rehabilitation, and reconstruction. Each strategy is implemented based on PCI 
scores and pavement conditions.

Preventive Maintenance

Preventive maintenance is applied to street pavements in good to very good condition to slow 
and prevent deterioration. Key techniques include:

Crack Sealing: Filling cracks to prevent moisture infiltration, which can accelerate
deterioration, especially in freeze-thaw conditions.
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Slurry Seal and Fog Seal: Adding a protective layer to the pavement to resist
weathering, prevent moisture intrusion, and extend pavement life.

Preventive maintenance reduces long-term repair costs by delaying the need for major 
rehabilitation or reconstruction.

Rehabilitation

Rehabilitation is used on the broadest range of pavement conditions and includes the broadest 
range of treatment techniques. Streets with condition ratings from poor to very good which 
may benefit from a rehabilitation treatment depending on the street classification and severity 
of pavement deterioration. For street pavements  in this condition, Eugene employs 
rehabilitation strategies such as inlays, inlays with overlay, and thin and deep overlays. These 
treatments smooth out road surfaces, restore ride quality, and enhance durability which can 
extend pavement life for another decade or more.

Reconstruction

Reconstruction is reserved for roads in very poor or failed condition depending on street 
classification. This process involves removing the damaged pavement, up to and/or including 
the underlying rock and soil and rebuilding the structure. Due to its high cost, which is typically 
five times, or more, expensive than rehabilitation, reconstruction is generally postponed unless 
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absolutely necessary as once a street reaches this condition, reconstruction is the only 
treatment option.

6. Recommendations for Improving PCI

To address Eugene’s PCI challenges and enhance pavement management, the following 
strategies are proposed:

1. Enhanced Data Collection and Predictive Analytics
Eugene should continue integrating advanced technologies such as Ground Penetrating
Radar (GPR) and Artificial Intelligence (AI) and continue to expand the body of data on
the transportation system condition. These tools offer deeper insights into subsurface
conditions and with data covering a longer time period, will help predict future
degradation trends. Early detection of potential issues allows for targeted preventive
measures, optimizing budget utilization, and improving overall pavement management
efficiency.

2. Emphasis on Preventive Maintenance
Investing more in preventive maintenance for roads in very good and good condition
can significantly extend pavement life at a much lower cost compared to full
reconstruction. Cost-effective treatments like crack sealing, slurry sealing, and fog
sealing can curb further deterioration and maintain road usability for longer periods.

3. Optimized Budget Allocation
Continue using a data-driven approach to budget allocation, focusing resources on
pavements with moderate deterioration. This strategy prevents these segments from
requiring more expensive interventions in the near future, maximizing PCI improvement
per dollar spent.

4. Use of Durable and Sustainable Materials
To address the city’s unique climate conditions, Eugene continues utilizing durable and
sustainable materials such as polymer-modified asphalt, Recycled Asphalt Pavement
(RAP), and Warm Mix Asphalt (WMA). These materials enhance durability, reduce
environmental impact, and extend the lifespan of the pavement, ensuring sustainable
road network management.

Community Engagement and Transparency

Continuing the development of online platforms for residents to report street issues and track 
maintenance projects can foster transparency and build community support. Public 
engagement can also provide valuable data on street conditions, assisting Eugene in planning 
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repairs. The City of Eugene currently provides online information on Current projects, Bond 
Measure Projects, Pavement Preservation, and Road Work Advisories. The City provides an 
online Request for Service Form for various public concerns. Typically service requests related 
to street conditions get routed to the Pavement Data Lead to complete a site inspection to 
determine if there are any immediate hazards and provide recommendations if any work that 
could be done soon. 

Recently a Pavement Condition Index dashboard has been developed to see the PCI conditions 
across the City which could be developed to provide it on the City website to allow citizen’s 
access to review. 

8. Eugene's Pavement Condition Index (PCI) Target

As described at the beginning of this report, Eugene’s current overall system PCI is 73, which by 
industry standards is considered a very good overall rating. The challenge is to address the PCI 
rating by street classification, improving overall street quality, safety, and cost-efficiency. This 
overall PCI of 73 can be examined in further detail by looking at street classification groupings. 
Current PCI and target PCI by street classification are as follows:

Street Classification 2024 PCI Target PCI
Major Arterials 65 75
Minor Arterials 68 75
Major Collectors 76 72
Neighborhood Collectors 79 72
Local Streets 69 68

The target PCI is generally based on the PCI Treatment Range by Functional Class graph shown 
on page 10

Raising or maintaining the PCI score for Eugene’s streets to generally meet the target PCI, will 
require a focused approach that prioritizes preventive maintenance, strategic budget 
allocation, and advanced data analytics. Achieving this goal will also demand targeted 
investment in high-impact road segments and maximizing cost-efficiency. Below is a step-by-
step strategy that Eugene can adopt to maintain or increase its PCI score sustainably and 
systematically.

Pavement Condition Index (PCI) and Backlog Projections

The PCI rating can be difficult to visualize and what it means to the system and further translate 
to how much work is needed to preserve the system. Another option is to consider the amount 
of work that has been deferred due to insufficient funding. This deferred work is often 
quantified as a “backlog” cost of repairs. 
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Using the Paver software tools, the following charts were developed to show that despite  the 
current funding and planned projects, the City’s PCI scores are likely to lower due to the street 
network’s current condition, current funding, and projected deterioration over the next five 
years with nearly all street classifications being below the target PCI by 2030. 

Pavement Condition Index (PCI) 

The current estimated backlog for repairs on improved asphalt streets at the end of 2024 is 
estimated to be $145.5 million down from $158.1 million in 2023. The backlog estimate does 
not consider the repairs needed for concrete streets, unimproved streets, sidewalks, off-street 
shared-used paths, or other elements of the transportation system.  Of the $145.5 million total 
the backlog by street classification is as follows:

Arterial Streets: $56.6M
Collector Streets: $13.7M
Local Streets: $75.2M

The backlog is calculated using the PAVER software (Family Modeling) by generating Model 
Data for each Local, Collector and Arterial street from current pavement condition inspections. 
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A Designated Critical PCI is assigned to each for setting the reconstruction PCI range. Pavement 
conditions below the Designated Critical line are calculated in the backlog per unit, cost/SqFt of 
the Maintenance & Rehabilitation Family Models.  

Once the Family Models are created and Maintenance & Rehabilitation unit cost is calculated 
from previous work history then the PAVER software can run a Backlog report.  

Maintenance & Rehabilitation unit cost 

Current Capital Pavement Preservation Funding

Current capital pavement preservation funding comes from three revenue sources:

2017 Street Repair Bond
Approved for $51.2 million over five years, with construction beginning in 2019.
Committed $45.94 million for rehabilitating 91 streets and allocated $5 million for
active transportation improvements.
Rising construction costs and challenging market conditions resulted in the need to
supplement the bond funds with local gas tax funds to complete the projects listed
in the bond measure.

2022 Street Repair Bond
Approved on November 8, 2022, for $61.2 million over five years.
Includes:

o $45.87 million for 42 street projects covering 44.6 lane miles.
o Bond also included additional funding for walking, biking, and safety

improvements, including bike lanes, crosswalks, off-street paths, pedestrian
bridges, and street tree projects (2025-2029).

Local Gas Tax
Charges $0.05 per gallon of motor vehicle fuel sold at Eugene fueling stations
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Annual revenue is $2.7 to $3 million
$300,000 per year used for local street repairs and slurry seals
$100,000 per year used for capital bridge preservation
$2.6 Million or remainder per year used for capital street and bridge preservation
Based on expected inflation in the construction industry, these funds are likely 
needed to supplement the completion of bond-funded paving projects.

Future Backlog 

Completion of projects currently budgeted as listed in the voter approved bond measures and 
continuation of the local street repairs and slurry seals program through the end of 2029 will 
result in a backlog of $205.1 million, with no funding after 2029 then the projected year end 
2034 backlog is to be $307.2 million.

Ongoing Considerations Impacting the Pavement Preservation Program

1. Funding Constraints
Inflation: Rising costs for materials like asphalt, concrete, and fuel can erode the 
purchasing power of allocated funds.
Grants and External Funding: Securing federal or state grants can be complex and 
competitive, leaving gaps in funding.

2. Aging Infrastructure
Many roads in Eugene have exceeded their intended lifespan, requiring more extensive 
(and costly) repairs than preventive maintenance.
Deferred maintenance leads to accelerated deterioration, increasing future repair costs.

3. Increased Traffic Loads
Growing population and urban development in and around Eugene contribute to higher 
traffic volumes, placing additional stress on roads.
Heavy vehicles, such as transit buses, garbage, and freight trucks, can cause rapid 
deterioration, particularly on roads not designed for such loads.

4. Climate and Environmental Factors
Rain and Freeze-Thaw Cycles: Eugene’s wet climate and fluctuating temperatures cause 
cracking and potholes.
Sustainability Goals: Balancing pavement preservation with environmental concerns, 
such as reducing carbon footprints, limits the use of certain materials and techniques.

5. Public Expectations and Transparency
Residents often expect smooth roads and quick fixes, which can conflict with long-term 
planning and budget constraints.
Communicating the value of preventive maintenance versus reactive repairs to the 
public is important.

6. Labor and Expertise Shortages
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A shortage of skilled labor and engineers can delay project completion and increase
project costs.
The construction industry is experiencing labor shortages resulting in project delays and
increased costs.

7. Technological Challenges
Implementing new technologies for pavement preservation, such as advanced materials
and predictive maintenance tools, requires upfront investments and staff training.
Adopting Geographic Information System (GIS)-based systems and other technology
tools for tracking and prioritizing repairs involves significant setup and maintenance
costs.

8. Equity Considerations
Ensuring equitable distribution of resources to maintain roads in all neighborhoods,
including historically underserved areas.

9. Coordination with Utility Work
Pavement work often coincides with underground utility repairs or upgrades (e.g.,
water, sewer, and fiber optics), requiring careful scheduling to avoid rework and
minimize disruptions.

Addressing these considerations requires a combination of innovative approaches, strategic 
planning, and strong stakeholder engagement to ensure Eugene's streets remain functional and 
sustainable for years to come.

10. Conclusion
The Pavement Preservation Program remains essential to maintaining the City of Eugene’s 
transportation network, a critical asset supporting mobility and economic activity. While 
notable progress has been achieved through strategic bond measures and efficient project 
execution, challenges such as rising costs, aging infrastructure, and environmental factors 
persist.

To ensure long-term sustainability and address maintenance backlogs, Eugene continues its 
work to develop a proactive, data-driven approach to pavement management. By prioritizing 
preventive maintenance, leveraging advanced analytics, engaging the community, and 
implementing strategic funding initiatives, the city can improve street pavement conditions, 
optimize resource allocation, and extend the lifespan of its infrastructure. This forward-thinking 
approach will enable Eugene to build a safer, more resilient, and cost-effective road network 
that meets the needs of residents and businesses alike for years to come.

If you have any questions about data from the pavement management system, please contact 
Mike Stever, Associate Engineering Technician, mstever@eugene-or.gov or Jackie Hallett, Public 
Works Operations Manager, jhallett@eugene-or.gov 
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Source Type Description Contribution to 
Report

Website 
Link

City of Eugene Public 
Works - Pavement 
Management Report 
2024

Municipal 
Report

A detailed report by 
Eugene Public Works 
covering pavement 
condition, management 
practices, and funding 
updates for Eugene’s 
road network.

Provided current PCI 
score, inventory details, 
challenges, and budget 
information for Eugene’s 
pavement management 
system.

City of Eugene 
Public Works

Infrastructure 
Management Services 
(IMS)

Industry 
Report

A report on IMS 
pavement condition 
assessment technology, 
including Laser Crack 
Measurement System 
(LCMS) and its use for 
accurate PCI scoring.

Helped explain Eugene’s 
data collection and 
condition assessment 
methods, contributing to 
the predictive analytics 
section.

IMS Pavement 
Condition

Federal Highway 
Administration 
(FHWA)

Government 
Guide

FHWA guidelines on 
pavement management, 
preventive maintenance 
strategies, and 
advanced pavement 
technologies.

Supported 
recommendations on 
preventive maintenance 
and durable material use, 
along with potential 
funding resources.

FHWA 
Pavement 
Management

Pavement Condition 
Index (PCI) Guide by 
the Army Corps of 
Engineers

Technical 
Guide

The foundational guide 
on PCI scoring, 
explaining how scores 
are calculated, 
categorized, and 
applied to pavement 
management systems.

Provided a basis for PCI 
scoring methodology, 
contributing to the 
section defining PCI and 
its classification 
categories.

Army Corps 
PCI Guide

City of Eugene 
Capital Improvement 
Plan (CIP)

City 
Planning 
Document

The city’s strategic plan 
for capital 
improvements, 
including infrastructure 
projects and 
prioritization of high-
impact road segments.

Informed the 
implementation timeline 
and highlighted key road 
segments for targeted 
rehabilitation in Eugene.

Eugene CIP

Oregon Department 
of Transportation 
(ODOT)

Government 
Report

Annual report from 
ODOT covering 
Oregon’s transportation 
infrastructure, funding 
sources, and pavement 
preservation programs.

Contributed information 
on funding sources, 
including grants and 
state funds that could 
support Eugene’s PCI 
improvement.

ODOT

Northwest Pavement 
Management 
Association (NWPA)

Industry 
Resource

Resources on pavement 
management best 
practices, including 
data-driven strategies, 
preventive 
maintenance, and 
community engagement 
in infrastructure.

Supported 
recommendations for 
community engagement 
and provided insights on 
data-driven pavement 
management practices.

https://nwpma-
online.com/

Recycled Asphalt 
Pavement (RAP) and 
Warm Mix Asphalt 
(WMA) Overview by 
National Asphalt 

Technical 
Guide

Detailed resource on 
eco-friendly, durable 
materials like RAP and 
WMA, which extend 
pavement life and 

Informed 
recommendations on 
sustainable material use, 
enhancing Eugene’s road 

NAPA
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Pavement Association 
(NAPA)

reduce environmental 
impact.

durability and supporting 
sustainability goals.

Public-Private 
Partnerships for 
Infrastructure by the 
Brookings Institution

Research 
Article

A comprehensive 
analysis of public-
private partnerships 
(P3s) in municipal 
infrastructure, focusing 
on funding, risk-
sharing, and partnership 
benefits.

Contributed to the 
funding 
recommendations, 
suggesting P3s as a 
means to increase 
resources for Eugene’s 
pavement projects.

Brookings P3 
Research

Case Studies in Urban 
Pavement 
Management by 
Institute of 
Transportation 
Engineers (ITE)

Case Study 
Collection

Real-world examples of 
cities successfully 
implementing 
pavement management 
practices to improve 
PCI scores.

Helped validate 
Eugene’s improvement 
strategies by showing 
successful outcomes in 
similar urban settings.

ITE
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