
MINUTES

EugeneCityCouncil
McNuttRoom—CityHall

777PearlStreet—Eugene, Oregon

July27, 2011
Noon

COUNCILORSPRESENT: BettyTaylor, GeorgeBrown, AndreaOrtiz, GeorgePoling, MikeClark,  
ChrisPryor, AlanZelenka, PatFarr.  

HerHonorMayorKittyPiercycalledtheJuly27, 2011, worksessionoftheEugeneCityCouncilto
order.    

A. WORKSESSION:   
EnvisionEugene—Single-FamilyHousingandIndustrialLands

ThecouncilwasjoinedbyTechnicalResourceGroup (TRG) membersShawnBoles, RickDuncan, Mia
Nelson, andSuePrichard.  PlanningDirectorLisaGardner, Metropolitan/CommunityPlanningManager
CarolynWeiss, CityAttorneyEmilyJerome, andPlannerJasonDedrickwerealsopresentfortheitem.   

Mr. DedrickledthecouncilthroughaPowerPointpresentationentitledEnvisionEugene: ProjectUpdate
forEugeneCityCouncil, July27, 2011.  Councilorsaskedquestionsclarifyingtheinformationpresented.    

ThepresentationhighlightedthefindingsoftheTRG’sPartiallyVacantLandsSubcommitteeandthe
impactofthefindingsonthehousingsupplyandlandinventory.  Mr. Dedrickindicatedthat1,800to
2,500additionalhousingunitscouldbelocatedonexistinglotsthatwerelargerthanoneacreinsize;  
whencombinedwiththecapacitythatexistedonlotslessthanoneacretherewerebetween2,400and
3,100housingunitsthatcouldbeaccommodatedonpartiallyvacantlandinsidetheurbangrowth
boundary (UGB) overthenext20years.  Efficiencystrategies (alleyaccessandsecondaryunits) could
yieldanadditional160housingunitsandredesignationofmedium-densityresidentiallyzonedlandto
low-densitycouldpotentiallycreateanadditional1,200additionalhousingunits.  Mr. Dedricksaidthatin
total, thefindingssuggestedthattherewascapacityinsidetheUGBfor6,860to7,650housingunits.        

Mr. Dedrickcomparedthelandneedforsingle-familyhousingusingdifferentmixesofsingle- 
family/multi-family.  A60:40mixwouldrequirelandfor1,400to2,100dwellingunits; thatfellto650- 
1,350dwellingunitsundera55:45mix; to0-600dwellingunitsundera50:50mix; andto0dwelling
unitsundera40:60mix.  Hethensharedinformationaboutthelanddemandforusestypicallylocatedon
low-densityresidentialland, suchasschools, parks, andpublicfacilities, whichindicatedaneedfor210
acresinsidetheUGBand260acresoutsidetheUGB.    

Mr. Dedrickestimatedthesingle-familyhousinglandneedunderthedifferentmixes, indicatingthata
60:40mixrequired560-735acres; a55:45mixrequired370-55acres; a50:50mixrequired210-360
acres; anda40:60mixrequirednoadditionalacreage.  Hesaidtherangeinacreagewasbasedonthefact
thatitwouldbenecessarytoconsiderthecharacteristicsofthelandaddedtotheUGB.    

Mr. DedrickbrieflyreviewedtheremainingstepsintheTRGprocess.   
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MayorPiercyinvitedcommentfromtheTRGmembers.    

Ms. NelsonhopedtheTRGcouldworkouttheissuesthatremainedinregardtothepartiallyvacantland
analysistoavoidfuturecommunitycontroversy.  Mr. Duncanconcurred.  Heemphasizedtheexpertise
thatTRGmembershadgainedandthankedMs. Nelsonfortheresearchshehaddonetohelpthe
subcommitteeunderstandStatelawasitrelatedtotheissueofpartiallyvacantlands.  Hebelievedthe
workthesubcommitteehaddonewasinnovativeandwouldhavefar-reachingimplications.    

Ms. Prichardaddedthattheterm “partiallyvacant” wasnotdefinedbytheState, anditwasuptoEugene
todeterminewhatitmeantforitspurposes.  Theissuewasverycomplex.  Shesaidthesubcommittee’s
workwasground-breaking.  Mr. Bolesagreed.  Hesaidthesubcommitteewaswrestlingwithsome
difficultissues, includingtheambiguityofStatelaw.  HereportedthattheTRGhadanother
subcommitteeworkingonthehousingmixataspreadsheetleveltogeneratedatafromtheassumptions
andthatgroupwasawaitingresultsofthePartiallyVacantLandSubcommittee’swork.    

Mr. BolesaskedthecounciltoconsiderthehousingmixinlightofalloftheSevenPillarsofEnvision
Eugene.  Hesaidthehousingmixwasnotmerelyaneconomicdevelopmentorhousingissue.  Themix
alsospoketothecommunity’squalityoflifeanditsabilitytosustainitselfacrosstimeinthefaceof
diminishingresources.   

MayorPiercyexpressedappreciationfortheTRG’sground-breakingwork.    

Ms. Taylorsuggestedthatmulti-familyhousingwasmorelikelytobeaffordablethansingle-family.  Mr.  
DedricksaidthathousingaffordabilitywasahottopicofdiscussionamongTRGmembers.  TheTRG
wantedtoensureitsassumptionswerebackedwithfacts.  Ms. Prichardaddedthatnewconstructionof
anykindwasgoingtobemoreexpensivethannot.  Thatdidnotmeansuchconstructionshouldnotoccur
becauseitresultedinastockofmoreaffordableolderhousing.  Shebelievedthattrulyaffordablemulti- 
familyhousingwasonlypossiblewithmassivesubsidies.    

Mr. DuncansaidhehaddiscussedthetopicwithstaffoftheDepartmentofLandConservationand
Development (DLCD) andtheHousingandUrbanDevelopmentaswellasaplannerfromNewburgwho
completedastudyofaffordabilityinthatcommunity.  Theredidnotseemtobeanyempiricalinformation
thatsupportedtheassumptionmulti-familyhousingwasmoreaffordable.  However, DLCDstaff
considereditagivenfact.  Hehadreviewedstudiesthatwerefocusedonmuchlargercommunitiessuch
asAtlantaandDetroitthatindicatedanincreaseinmulti-familyhelpedaffordability, butthose
communitieshadlongertraveldistancesandotherconsiderationsnotapplicabletoEugene.  Hesaidthe
TRGwouldcontinuetostudytheissue.   

Mr. BolesnotedthatEugenelackedamodelingsystemthatallowedtheTRGtoseehowagedhousing
wasabsorbedbydifferentincomelevels.    

Ms. Taylorclarifiedthatshewasnottalkingaboutsubsidizedhousingbutratherhousingthatwas
accessibletodifferentincomegroups.  SheaskediftheTRGhaddiscussedinclusionaryzoning.  Mr.  
BolessaidtheTRGhadnotdiscussedthatasagroup.  Heconsideredinclusionaryzoningtobeastrategy,  
andtheTRGwasatthepre-strategylevelasitwasworkingonthecapacityissue.    

Ms. TaylorhopedthecouncilreceivedaminorityreportfromtheTRG.  Mr. Bolesrespondedthatthe
TRGwastryingtoavoidaminority/majorityreportandinsteadwasattemptingtocapturetheconcernsof
allmembersregardlessoftheirpoliticalpointofview.  Ms. Gardneremphasizedthegoalofthe
CommunityResourceGroupandtheTRGwastobuildagreement.    
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Mr. FarrbelievedtheTRGwasworkingwelltogetherandhewasoptimisticaboutitsultimateproduct.   
HethankedtheTRGmemberspresentforwhathetermedthe “ridiculous” amountofworktheywere
doing.    

MayorPiercysuggestedEugeneneededagoodandacceptabledefinitionof “affordable” and “low- 
income” soitwasclearwhatwasbeingtalkedabout.       

Mr. PryoralsoexpressedappreciationfortheworkoftheTRGandforitscollaborativeapproach.  The
TRGwasprovidingthecouncilwiththetechnicalanalysisitneededtomakechallengingpolicy
decisions.  HedidnotthinktherewasawaytoavoidthefactthattheTRG’srecommendationswere
goingtocomedowntocompetingvalues.  ThecouncilneededtheTRG’sguidanceinmakingtheright
choicesbecausehedidnotthinktheywouldnecessarilybeclear; instead, heanticipatedthecouncil
wouldfaceachoicebetweenonegoodvalueoveranothergoodvalue.  Whilehehopedtherewouldbeno
minorityreport, hedidnotexpecttheTRG’sworktobeeasy.     

Mr. ZelenkaagreedwiththeremarksofMr. PryorandhopedtheTRGwasabletoreachaconsensus
position.  HeaskedwhattheTRGhadlearnedinregardtorecenttrendsinhousingandthehousingmix.   
Mr. BolessaidtheTRGwasworkingwithlimiteddataaboutlocalhousingtrendsbecausethedata
availablewaslimitedtotheyears2001-2008.  HedidnotthinktheTRGwouldbeabletosecuremuch
moreinformation.  HeanticipatedthatinthefuturetheCitywouldhavedatatohelpitgaugesuchtrends.  

Ms. Nelsonsuggestedthatwhilehistorictrendscouldbeusefultheywerenotalwaysanindicatorofthe
future.  Thecouncilwouldhavetowrestlewiththatissueandintheend, makeajudgmentcall.  She
termedit “crystalballstuff” andwisheditwasnot, givenitsdramaticeffectonthehousingmix.    

Mr. DuncanemphasizedtheimportanceofmonitoringtheimplementationoftheoutcomeofEnvision
EugenesotheCitycouldmakeneededshort-termchanges.    

Mr. ZelenkalikedanapproachwheretheCityadoptedaggressiveassumptionsaboutthemixandadjusted
themifnecessaryinthefuture.  Heaskedwhatpointintherangeofsingle-familymixestriggeredaneed
toseekadditionallandformulti-familyhousingoutsidetheUGB.  Mr. Dedricksaidtheremaybea
thresholdatwhicharelianceonredevelopmentdidnotrealizesufficientland, buthewasunsureofthe
answerandwouldkeepthequestioninmind.    

Ms. OrtizthankedTRGmembersandexpressedappreciationfortheircollaborativeapproach.  Shesaid
theTRGwasprovidingthecouncilwiththedataitneededtomakeadecision.  Shewashappytohear
therewouldbenominorityreport.    

MayorPiercyobservedthattheSevenPillarsrepresentedcommunityvaluesandtherewerenatural
tensionsbetweenthevalues.  However, shedidnotthinkthecommunityshouldthinkofthemas
competingvaluesbecausetheyallmatteredandthecouncilneededtoconsideralloftheminitsdecision
making.    

Ms. Gardnerintroducedthenextsectionofthepresentation, whichregardedtheindustriallandsupply.   
ShereportedthattheCommunityResourceGroup (CRG) hadheardpresentationsonthetopicfroma
rangeofprivate, public, andnonprofitexperts.  TheCRGformedanEconomicDevelopment
Subcommitteeandthatgroupcreatedaportfolioofneededsites.  TheCRGusedthatinformationto
discusswhattheresultingneedmightlooklikewithoutreachingaconsensus.  TheCRGproduceda
reportthatsummarizedtheworkofthesubcommitteeandstaffusedthatinformationtoproposeadding
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400-500acresofindustriallandtotheUGB.  Thecouncilheldapublichearinganddirectedstaffto
continueexploringareasthatneededadditionalanalysis.    

Mr. DedrickledthecouncilthroughtheremainderofthePowerPointpresentation.  Hereportedthatwhile
theCitytechnicallyhadmoreindustriallandthanneededbasedonitsjobsforecast, muchofthatlandwas
insmallparcelsoflessthantwoacres.  TheCRGhaddiscussedtheCity’slackoflargeindustrialparcels
thatmightattractlargeremployers.  Statelawallowedcitiestobeaspirationalinregardtoitsindustrial
landneedsandEugenecoulduseitseconomicobjectivestoidentifyalandneedaboveprojectedneed.     

Mr. DedrickreviewedaseriesofstrategiesembeddedinthefirstpillarofEnvisionEugene, Provide
ampleeconomicopportunitiesforallcommunitymembers

1. Meetallofthe20-yearcommerciallandneedswithintheexistingUGB.  
Redesignation
Redevelopcorecommercialareas
Increaseflexibility

2. ImplementtheJEORegionalProsperityEconomicDevelopmentPlanandcompletethe
followingactions:   

Feasibilitystudyofgreenindustryclusterandanintermodalrail-trucktransporthub
3. Consolidateanddeveloporredevelopexistingvacantlandsanddevelopedsites.  

Industriallandtrust
Pilotbrownfieldsiteofatleast20acres
Reduceconstraints

4. Supportthedevelopmentorredevelopmentofindustrialsitesthatareandwillremainoutside
theUGB.  

5. Determineanappropriateportfolioofindustrialsites.  
Targetlandsofatleast > 50acres
Sitechoice
Providerealisticsitingcriteria

6. ExpandUGBby400-500acresforindustrialuses.  
Ensurelandscannotberezonedforanotheruse
Exploreconceptof “justintime” inventory

Mr. DedrickdescribedtheprocesstheEconomicDevelopmentSubcommitteeusedtodevelopaportfolio
ofsites.  Healsonotedthesubcommittee’sdiscussionofanindustriallandbank.  Staffusedthe
informationdevelopedbythecommitteetoestablishtherangeofneed.    

Mr. DedricksharedslidesofmapsshowingthefourareasoutsidetheUGBbeingconsideredfor
industrialexpansionanddescribedsomeoftheconstraintsandconsiderationsassociatedwitheacharea.   
Thoseareasencompassed600acresintheClearLakearea; 300acresintheCoburg/GameFarmarea; 450
acresintheRussellCreekbasin; and300acresintheGoshenarea.  Focusingmorespecificallyonthe
ClearLakearea, Mr. Dedricksharedamapthatillustratedtheresultsofapreliminarywetlandsanalysis
andsuggestedthecostsofdevelopmentcouldbeprohibitivewithoutacreativeapproachtomitigation.   
StaffhadcontactedseveralofthepropertyownersintheClearLakeareaandmostwereinterestedin
discussingthepotentialofbeingbroughtinsidetheUGB.    

Mr. Dedrickconcludedbyreportingthattherewerechallengestodevelopingalltheavailablepotential
landforindustrialuse.  Hepositedtheremightbeotherviable, smallerparcelsinsidethecity.  Staff
wouldcontinuetoworktoaddresssiteconstraintsandwouldcontinuetoworkonthelandtrust.  He
remindedthecounciloftheupcomingopenhousesonIndustrialLandsandHousing.    
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Ms. GardnersaidtheTRGwouldalsolikeanopportunitytolookatindustriallandsandsheanticipated
thatreviewwouldbeginsoon.    

Mr. Farraskedifstaffenvisionedaprocessformaintainingtheindustriallandssupply.  Mr. Dedricksaid
theEconomicDevelopmentSubcommitteehadraisedtheideaofarollingportfoliobutdidnothave
extensivediscussionsonthetopic.  Mr. Farrhopedthatthesubcommitteewouldconsiderthat.   

Ms. TaylordeterminedfromMr. DedrickthattheHynixsitewasabout200acresinsizeanditwasnot
includedintheinventorybecauseithadnomorecapacityduetothepresenceofwetlands.    

Ms. Tayloraskedwhattypeofindustryneeded100acres.  Mr. DedricksaidtheEconomicDevelopment
Committeeacknowledgedthatthedemandforsuchsiteswasfairlynarrowbutalsodiscussedthe
potentialsuchsitescouldbedividedintosmallerparcels.  Hedidnotknowwhattypeofindustryneeded
suchasite.  Ms. GardnerexplainedthattheCitywasseekingnotjusttoattractlargebusinesses, butallow
localbusinessestogrowinplaceandencouragestart-upsthroughtheprovisionofavarietyofparcel
sizes.  Shesaidtherewasmoreworktobedoneontheissue.    

Ms. Tayloraskedforexamplesoflarge “cleanandgreen” industries.  Mr. Dedrickcitedsolar
manufacturers, windpowermanufacturers, andelectricvehiclemanufacturers.  Henotedthatinrecent
yearsthemajorityofcleanandgreencompanieslocatingonsiteslargerthan100acreshavebeensolaror
windpowermanufacturers.   

Ms. TayloraskedforexamplesofhowtheCitycouldreducesiteconstraints.  Mr. Dedrickcited
assistancewithwetlandsmitigationandinfrastructureimprovementsasexamples.    

Mr. BrownaskediftheMetropolitanWastewaterManagementCommission’spoplarfarmcontained
wetlands.  Mr. Dedricksaidthesitecontainedwetlandsthatwereinventoriedbutnotprotected.  It
containedseveralacresofwetland “fingers” thatmadesitedevelopmentchallenging.  Thelevelof
mitigationneededwouldbetoocostlyformanybusinesses.  Mr. Brownnotedthesite’scurrentindustrial
zoningandaskedthesitehadsufficientlylargeareasunaffectedbywetlandsthatcouldallowfor
development.  Mr. Dedrickbelieveditdidbutsaidthatwouldrequiremoreinvestigation.  Mr. Brown
suggestedthesitecouldbedevelopedmoreintenselythanitcurrentlywasgivenitslocationinsidethe
UGBanditscurrentzoning.    

Mr. Zelenkasuggestedthepoplarfarmwasapoplarfarmbecauseofthepresenceofwetlandsandnoted
therolethatthepoplarfarmplayedinremovingheavymetalsfromsludge.    

Mr. Zelenkasaidheunderstoodthegroupworkingonindustriallandswasnotinconsensusaboutthe
recommendationandthattheprocesswasclosetobreakingdown.  Heaskediftheneedfindingopened
theCityuptolegalarguments.  Ms. Gardnerwouldnotcharacterizetheprocessasbrokendown.  She
saidtheprocessconcludedwithoutconsensusonthefinalreport.  TheTRGhasofferedtoworkwiththe
chairoftheEconomicDevelopmentSubcommitteeandtheCRGontheissue.    

Mr. ZelenkaexpressedadesiretohavetheEconomicDevelopmentSubcommitteepresenttothecouncil.   

SpeakingtoMr. Zelenka’squestionregardingthepotentialofalegalchallengebasedonlackofneed,  
Ms. JeromesaidtheCitywouldnotmoveforwardwithaproposaltoexpandtheUGBforindustrialuse
withoutofferingajustification.  WhiletheCitydidnotappeartohaveaneedforadditionalindustrialland
onpaperandthereweredifferencesaboutthelevelofneed, therewasgeneralagreementtherewassome
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need.  Therewaslittlestatutoryorruleguidanceonhowtodemonstratethatneed.  TheStatewasclear
thattheCityneededtoprovidesomemarketchoice.  WoodburnrecentlyproposedexpandingitsUGBby
409acresforindustriallandandaconsiderableamountofthatacreagewasformarketchoice.  TheState
hadacceptedWoodburn’sanalysis, althoughtheCourtofAppealscalledformorefindingssupportingthe
number.  TheresultsofthatcasewouldinformEugene’swork.    

MayorPiercyadjournedthemeetingat1:30p.m.   

Respectfullysubmitted,   

BethForrest
CityRecorder

RecordedbyKimberlyYoung)   
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