EUGENE CITY COUNCIL
AGENDA ITEM SUMMARY

Work Session: Eugene Comprehensive Lands Assessment

Meeting Date: November 9, 2009 Agenda Item Number: C
Department: Planning and Development Staff Contact: Jason Dedrick
WwWw. elugene-or.gov Contact Telephone Number: 541-682-5451

ISSUE STATEMENT
This work session provides the council with an opportunity to discuss and provide feedback on the
technical products that were presented at the October 28, 2009, council work session.

BACKGROUND

The goal of the Eugene Comprehensive Lands Assessment (ECLA) is to determine whether Eugene has
a sufficient supply of land within the Urban Growth Boundary (UGB) to meet the projected demand for
residential, commercial, industrial, and public/semi-public land over the next 20 years.

In December of this year, the City Council will consider a resolution that accepts the draft ECLA supply
and demand estimates. This resolution is intended to fulfill the requirements of House Bill 3337.

As a result of the motion approved at the October 28, work session, this information will be finalized by
April 2010. Additionally, staff will proceed with a work schedule to adopt a Eugene-only Urban
Growth Boundary by the end of February, 2011.

Technical Products
The current work session is an opportunity for the council to provide feedback on the following
technical products:
e The Capacity Analysis - which provides refined data resulting in an identified land need for a 20-
year period (Attachment B).
e The Baseline and Variations to Baseline Assumptions Analysis - which presents different
estimates of land needs for Eugene over the 20-year period for the baseline assumptions and for
variations of those assumptions (Attachment A).

While Attachment A (not the appendices) is most relevant to the work session discussion, the
appendices in Attachment A, as well as Attachments B and C contain all of the source data.

Next Steps
On December 9, 2009, staff will present the council with draft supply and demand estimates for the

council’s consideration. The council’s acceptance of this information will constitute the City of
Eugene’s compliance with HB 3337. The draft data will be based on recommendations from the
reconvened ECLA Community Advisory Committee (CAC). Additionally, staff and consultants will be
available to meet with councilors and CAC members on an individual basis to further discuss
outstanding concerns prior to the December 9 work session.
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RELATED CITY POLICIES
e The City Council has included ECLA as a priority item on the Planning Division Work Program.
e Growth Management Policies are related to ECLA, most notably policies 1, 2, and 5.
o Policy 1 — Support the existing Eugene Urban Growth Boundary by taking actions to increase
density and use existing vacant land and under-used land within the boundary more efficiently.
o Policy 2 — Encourage in-fill, mixed-use, redevelopment, and higher density development.
o Policy 5 — Work cooperatively with Metro area partners (Springfield and Lane County) and other
nearby cities to avoid urban sprawl and preserve the rural character in areas outside the urban
growth boundaries.

COUNCIL OPTIONS
No formal action is required at this time.

CITY MANAGER’S RECOMMENDATION
No action is required on this item at this time. Therefore, no recommendations are offered by the City
Manager at this time.

SUGGESTED MOTION
No action is required on this item at this time. Therefore, no motions are offered by the City Manager at
this time.

ATTACHMENTS

A. Baseline and Variations to the Baseline Assumptions Analysis
B. Capacity Analysis

C. Description of Baseline Assumption Variables

FOR MORE INFORMATION
Staff Contact: Jason Dedrick
Telephone: 541-682-5451

Staff E-Mail: jason.p.dedrick@ci.eugene.or.us
Project Website: www.eugene-or.gov/ECLA
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info@econw.com Eugene, Oregon 97401-3040 Seattle « (206) 622-2403
October 16, 2009

TO: Eugene City Council

CC: Jason Dedrick

FROM: Bob Parker, Terry Moore, and Beth Goodman,

SUBJECT: SUMMARY OF LAND SUFFICIENCY IN THE EUGENE UGB UNDER
BASELINE ASSUMPTIONS AND VARIATIONS TO THE BASELINE
ASSUMPTIONS

The City of Eugene is conducting an assessment of land within its Urban Growth
Boundary (UGB). Over the past 16 months, City statf and consultants have worked with
stakeholders (including a CAC, TAC, and City Council) to develop baseline
assumptions about Eugene’s future growth. The rationale for these assumptions is
described in detail in the memorandum titled “ECLA Baseline Assumptions.”

These assumptions are largely based on historical data about development in Eugene.
Future development, however, may be different from past development as a result of
multiple factors, including changes in market conditions or in public policy. This
memorandum examines how Eugene’s future may be different from the past by
discussing potential changes to the baseline assumptions. This memorandum is
organized as follows:

e 1 Defining and specifying variations provides an overview of the analysis and
the variations to the baseline analysis.

e 2 Results summarizes the findings of ECO’s analysis of the ability of vacant
residential land in Eugene to accommodate expected growth over the 20 year
period.

e 3 Interpretation discusses a few issues that affect, or could affect, the results.
e Appendix A: Summary of Land Need Under the Baseline Assumptions
e Appendix B: Summary of Variation 1: Increased density on vacant land

e Appendix C: Summary of Variation 2: Variation 1, plus increased
redevelopment

e Appendix D: Summary of Variation 3: Increased density and redevelopment
for some types of growth



DEFINING AND SPECIFYING VARIATIONS

The Eugene Comprehensive Lands Assessment intends to evaluate the sufficiency of
land within the UGB to accommodate 20-year forecasts of housing, employment, and
public and semi-public uses. Like all land needs studies, it includes a supply analysis
(estimates of the amount of buildable land by type) and a demand analysis (forecasts of
population and employment growth, which lead to demand for more built space:
residential and non-residential development). The comparison of supply and demand is
central to the requirements for a determination of land sufficiency.

Developing a demand analysis to evaluate the sufficiency of land within the UGB
requires making many assumptions about future growth. The State process for
evaluating the sufficiency of land within a UGB (i.e., its ability to accommodate 20 years
of growth) requires that these estimates be point estimates: there must be a single, best-
estimate of land supply and of land demand that, when compared, give a single
estimate of the amount of land that is in surplus or deficit within the UGB.

For land supply, that requirement is less of a problem because no forecast is being
made. One is trying to establish how much vacant land is there now, and data and field
work allow that to be done with tolerable accuracy. The main assumptions that might
affect the supply that are matters of judgment are ones about “buildability.” For
example, should land in parking lots, with steep slopes, on a developed parcel, and so
on be counted as buildable? These issues were addressed in the Buildable Lands
Inventory and a single estimate for the total amount of buildable land was developed.
We do not vary the land supply estimates as part of these variations.

Most of the assumptions used in the demand analysis have a reasonable range of
potential values. The future is uncertain: all manner of national, state, and local market
conditions could change the presumed baseline amount and type of employment
growth, household incomes and preferences and, hence, housing mix and density or the
land need of employers that grow or locate in Eugene.

For example, housing vacancies in Eugene has varied between 3.5% and 6.5% over the
last 15 years, depending on when the vacancy rate was measured and the state of the
housing market. The demand analysis could reasonably use any value between 3.5%
and 6.5% as its estimate future housing vacancy. But the state process for the
development and review of local planning for growth requires, ultimately, selecting one
vacancy rate as a best estimate of the average future vacancy rates. In the baseline
analysis, we use a vacancy rate of 5%. It is likely that over the next 20 years the actual
vacancy rate will be something other than 5%, but most likely it will be between 3.5%
and 6.5%.1

1 Likelihood can be defined statistically using confidence intervals. State planning has never required and
probably rarely if ever seen that level of analysis. Thus, “likely” is not explicitly defined. Qualitatively, we use it to
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The “ECLA Baseline Assumptions” memorandum describes the key assumptions
required for the demand analysis and our judgments (reviewed by the Technical
Advisory Committee (TAC) and Community Advisory Committee (CAC)) about a
reasonable range for each assumption in detail. The purpose of this memorandum is to
present variations on the baseline analysis by varying the assumptions: (1) within the
range allowed by current policies and (2) that have a large potential impact on future
land need.

Table 1 shows the baseline assumptions (highlighted in green) and three variations to
the baseline analysis. The assumptions that have been varied are shown in red. In broad
terms, the three variations all make assumptions that will have the effect of reducing
the need for buildable land. In other words, all of them assume that if the historical
trends (i.e., the baseline assumptions) change, it will be in the direction of more density
and less land need. That is our interpretation of the general direction that the CAC
wanted has indicated.? Given that some of the historical values in Eugene for the
intensity of certain types of development are lower than what the State wants to see, it
seems likely that the baseline is the lower bound on the amount of density that Eugene
should base its planning on. Because the Variations generally build on one another,
Variation 3 has the greatest number of assumptions that reduce land need, and could be
considered an upper bound on likely future density without strong policy changes.

mean “more likely to be in that range than to be outside of that range.” The vacancy rate is more likely yet to be in
the range of 2% to 15%. It is unlikely to be less than 2% (even in the best of economic times some “frictional” vacancy
exists as people move around), and if it averages greater than 15% for the 20-year period, then the population and
employment forecasts that are the basis for all the demand analysis are not very likely.

2 Opinions in the CAC on a few key assumptions were divided. For example, some CAC members thought that the
residential redevelopment rate should increase, while others that higher redevelopment rates would be difficult to
achieve under current policies. In addition, some CAC members were concerned about household size around the
University (indicating they would like it to decrease) and others took a broader view of household size and expressed
the opinion that household size would average out across the City.
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Table 1. Variations from the baseline analysis

Variations to the Baseline Analysis

Baseline
Variable Assumptions Reasonable Range Variation 1 Variation 2 | Variation 3
Employment Land Needs
Employment growth 1.4% 0.9% to 2.1% 1.4% 1.4% 1.4%
Share of Emp by Type
Industrial 18% 15% - 23% 18% 18% 18%
Commercial 54% 46% - 55% 54% 54% 54%
Retalil 13% 13% - 15% 13% 13% 13%
Wl Sl s TSl 15% 10% - 20% 15% 15% 20%
employment PD
New Employment in Existing Built 10% 5% - 20% 20% 20% 20%
Space
Employment Redevelopment 10% to 50%
Industrial 10% 10% 15% 15%
Commercial 15% 15% 20% 25%
Retail 35% 35% 40% 50%
Employment Density Varies
Industrial 13 EPA 5-20 EPA 14 14 16
Commercial 68 EPA 30-93 EPA 75 Fis 85
Retail 23 EPA 20-37 EPA 25 25 30
Net to Gross for Right-of-Way 20% (15%) 15% - 20% 20% (15%) | 20% (15%) 15%
Residential Land Needs
Population Growth 0.9% None 0.9% 0.9% 0.9%
Population in Group Quarters 5.3% 4.4% - 5.5% 5.3% 5.3% 5.3%
Persons per Household 2.25 Difficult to estimate 2.25 2.25 2.25
Residential Vacancy Rate 5% 3.5% - 6.5% 5.0% 5.0% 5.0%
Housing mix
Single-family detached 61% 45% - 69% 50% 50% 50%
Single-family attached 7% 7% - 10% 10% 10% 10%
Two to five units 10% 6% to 10% 10% 10% 10%
Five or more units 22% 18% to 35% 30% 30% 30%
Housing Density 7.2 Average of 8.7 8.7 9.4
Single-family detached 5.4 6.7-10.0 5.6 5.6 6.0
Single-family attached 20.2 Dwelliﬁg uﬁits per 20.5 20.5 20.5
Two to four units 8.6 acre 11.0 11.0 12.0
Five or more units 24 1 25.0 25.0 30.0
ReS|dent|_aI development in 5% 5% - 15% 59% 5% 59%
commercial PD
Residential redevelopment 8% 5% to 20% 8% 12% 16%
Net to Gross for Right-of-Way 24% 20% to 35% 24% 24% 24%
Public and Semi-Public Land Needs
Park Land (inside the UGB) 13.8 pkp N/A 13.8 pkp 13.8 pkp 13.8 pkp
Neighborhood Parks 1.7 pkp 1.7 pkp 1.7 pkp 1.7 pkp
Community Parks 1.5 pkp 1.5 pkp 1.5 pkp 1.5 pkp
Natural Areas 3.8 pkp 3.8 pkp 3.8 pkp 3.8 pkp
Other Parks 6.8 pkp 6.8 pkp 6.8 pkp 6.8 pkp
Schools N/A
4J School District 0 acres 0 acres 0 acres 0 acres
Bethel School District 120 acres 120 acres 120 acres 120 acres
Public Operations and Facilities 100 acres 100 - 230 acres 100 acres 100 acres 100 acres
Semi-public uses 50 acres 25 - 75 acres 50 acres 50 acres 50 acres

Note: The baseline assumptions are highlighted in green and the assumptions that have been varied are shown in red.
EPA is employees per acre. PKP is acres per thousand people.

The Parks, Recreation & Open Space Comprehensive Plan (PROS) identifies a target level-of-service of 20 acres per 1,000 people,
including a target level-of-service of 10 acres per 1,000 people for natural areas. Currently, 62% of Eugene’s natural areas are
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located outside of the UGB. In the baseline assumption and all the variations, we assume that 62% of Eugene’s needed natural
areas will be located outside the UGB. The level-of-service for parkland inside the UGB is 13.8 acres per 1,000 people.

Variation 1: Increased density on vacant land

In Variation 1, the following assumptions are varied:

New employment in existing built space. Businesses may choose to add
employees and use existing built space more efficiently. Some rationale for
assuming that 20% of new employment may locate in existing built space
include: (1) that Eugene has lost approximately 7,000 jobs during the
current recession; (2) a continued shift from industrial employment to
information-based employment that can locate in existing built space; (3)
the cost of developing on greenfields, such as the cost of servicing
greenfield sites. It is reasonable to assume that businesses that laid off
employees will be able to accommodate new employees in their existing
space. This variation may lessen the need to consider a slower
employment growth rate for the next two to five years.

Employment density. In Variation 1, we assumed that employment
densities would increase by about 10% over the next twenty years. The
largest increase in density is for commercial plan designations, which
would need to achieve densities of about 75 employees per acre (EPA). For
comparison, businesses on Country Club Road have a density of about 77
EPA and the density in the Downtown Core is 93 EPA.

Housing mix. Variation 1 assumes that the mix of new housing will be
changed from about 61% single-family detached units to 50% single-
family detached units. In other words, new housing construction will be
evenly split between detached and attached units, which will increase
residential density, all else being equal. That assumption cannot be
justified based on historical trends in Eugene. Rather, it is based on other
assumptions that are consistent with more multiple-family (attached)
residential development: for example, increases in fuel prices, increases in
land and housing cost, increasing consumer preferences for “green”
building, evidence of such a mix in other larger cities.

Housing density. Change in housing density is influenced, in part, by
change in housing mix. An increase in the percentage of multifamily
housing will usually result in some increase in overall housing density,
other things being equal. Variation 1 assumes that the average housing
density citywide will increase by 15%, from 7.2 dwelling units per net acre
to 8.7 dwelling units per net acre. The majority of this increase would be
the result of: (1) an increase in percentage of new housing units that are
multifamily (i.e., a change in mix), and (2) an increase in the density of all
housing types, especially in structures with five or more units.
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Variation 2: Variation 1, plus increased redevelopment

Variation 2 includes all of the same changes in assumption as Variation 1, as well as
the following additional changes:

Employment redevelopment. Redevelopment of employment land is often a
function of the availability of redevelopment sites and the willingness of firms
to redevelop. Some types of redevelopment are more difficult than others. For
example, a contaminated brownfield site is less likely to redevelop than a retail
site along an arterial street. Variation 2 assumes that all types of employment
land will have additional redevelopment. One way that a city can encourage
redevelopment, especially commercial and retail redevelopment, is by limiting
the available supply of commercial and retail land.

Residential redevelopment. Residential redevelopment (including residential
infill of partially vacant lots) generally occurs with increases in land value.
Over the last few years, Eugene has had a substantial amount of residential
redevelopment on Medium Density Residential land, especially near the
University of Oregon. Variation 2 assumes that the amount of residential
redevelopment over the 20-year period will increase from 8% to 12% of new
housing, an increase in the redevelopment rate of 50%. The variation of this
assumption is, perhaps, the most controversial issue under consideration for
ECLA. Some members of the CAC have strong concerns about the affect of
current and future redevelopment on existing neighborhoods and believe this
redevelopment rate should be reduced.

Variation 3: Increased density and redevelopment for some types of growth

In Variation 3, the following assumptions are varied:

New employment in non-employment plan designations. Historically, about
15% of Eugene’s employment has located outside of commercial and industrial
plan designations (i.e., working from home), most frequently in residential or
mixed-use plan designations. Variation 3 assumes that 20% of new
employment will locate in non-employment plan designations, possibly as in
residential plan designations or possibly as part of mixed-use developments.
The rationale for this assumption include: (1) Eugene’s economy may continue
shifting to an information-based employment, which is compatible with
residential uses and (2) working from home has become more common over
the last two decades and may become even more common in the next 20 years.

New employment in existing built space. Same as Variation 1.

Employment redevelopment. Variation 3 assumes that redevelopment will
increase over Variation 2 for commercial and retail employment but not for
industrial employment. The rationale for this assumption is that the City could
choose to limit commercial and retail land availability, causing more
businesses that want to locate in Eugene to do so on land that requires
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redevelopment. The businesses that are most likely to choose to redevelop sites
are those that strongly prefer to locate in Eugene, such as retail stores that want
to be close to customers or close to existing retail nodes or professional services
that prefer to locate in Downtown Eugene or near the University of Oregon.

e Employment density. In Variation 3, we assumed that commercial and retail
employment densities would increase by about 25% to 30% over the next
twenty years. This variation assumes that on average commercial employment
would achieve densities similar to those on Country Club Road of about 77
EPA and in the Downtown Core of about 93 EPA. This could be accomplished
through building more multistory office buildings. This variation also assumes
that retail development will become denser, more like development at the
Oakway Center than retail development along West 11th.

e Net to Gross for Right-of-Way. Variation 3 assumes that the net to gross factor
for commercial development would decrease to 15% as a result of a decrease in
development of large parcels without existing rights-of-way.

¢ Housing mix. Same as Variation 1.

e Housing density. Variation 3 assumes that the average housing density will
increase from 7.2 dwelling units per net acre to 9.4 dwelling units per net acre,
an increase of nearly 31%. The majority of this increase would be the result of:
(1) the increase in multifamily housing, (2) an increase in density of single-
tamily detached units, and (3) a substantial increase in the density of structures
with structures with two to four units and five or more units. This change in
density represents our estimate of the upper bound of an increase in density
that is likely to happen without policy changes to increase density.

¢ Residential redevelopment. Variation 3 assumes that the amount of
residential redevelopment over the 20-year period will increase from 8% to
16% of new housing, a doubling in the amount of residential redevelopment.
This increase in redevelopment would likely result from the following
conditions: (1) the results of the Infill and Compatibility Standards and
Opportunity Siting projects, with increased redevelopment in areas identified
through these studies and (2) an increase in residential redevelopment in
commercial and mixed-use areas.
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RESULTS

ECONorthwest used the assumptions described above to compare the supply of
developable land with the demand for land over the 20-year period. The supply of land
is the same for all four cases. It is the amount estimated and reported in the technical
memorandum Buildable Land Inventory and presented to the Eugene City Council on
September 28, 2009. Table 2 summarizes the results.

Table 2. Developable land by plan designation, Eugene UGB 2008
Land within the UGB (Gross Acres)

Committed,

Developable Protected, or
Plan Designation Land Developed Land | Total Land
Commercial 89 2,100 2,189
Industrial 939 4,822 5,761
Residential 1,679 20,476 22,155
Mixed Use 10 288 298
Government and Education - 842 842
Other 56 3,146 3,202
Total 2,774 31,673 34,447

Source: LCOG Buildable Lands Inventory, Figure 10a

For each of the four demand scenarios (the baseline and the three variations) we used
the assumptions in Table 1 to make estimates of the amount of land needed to
accommodate the growth in land conversion (from vacant to developed for residential,
commercial, industrial, or public or semi-public uses). Appendix A provides more
details.

Finally, we compared the supply of land today (as summarized in Table 2) to the
demand for land over the next 20 years (as described in Appendix A) to see whether the
amount of land in today’s UGB would be sufficient (given all the assumptions we have
described here and elsewhere) to accommodate the expected growth in population and
employment. Table 3 shows the results. In each scenario, the demand for land exceeded
the supply of developable land: there is a deficit of land within the UGB.
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Table 3. Deficit of land (in gross acres) within Eugene’s UGB for expected growth,
2010 to 2030

Land Deficit (Gross Acres)

Baseline

Plan Designation Assumptions Variation1 Variation2 Variation 3
Residential

Low Density Residential 1,301 751 658 511

Medium Density Residential 300 326 309 268

High Density Residential 254 264 257 246
Commercial 408 314 282 180
Industrial - -
Residential and Commercial Land Deficit 2,262 1,655 1,506 1,204
Difference from Baseline Assumptions

Gross Acres 608 756 1,058

Percent Difference 27% 33% 47%

Source: LCOG Buildable Lands Inventory, ECONorthwest memorandum Summary of Land Sufficiency in the Eugene UGB Under
Baseline Assumptions and Variations to the Baseline Assumptions

Note: The numbers in the table above may not add exactly to the totals shown in the table as a result of rounding.

Note: Each variation shows a surplus of industrial land based strictly on number of acres needed in the EOA. The variations do not
account for special characteristics of needed industrial sites (e.g., site size or proximity to I-5), as discussed in the memorandum
Summary of Land Sufficiency in the Eugene UGB Under Baseline Assumptions and Variations to the Baseline Assumptions.

The bottom half of Table 3 shows how much land need is reduced by the variations:
about 608 to 1,058 acres.

INTERPRETATION

The three variations to the baseline analysis described above are not the only possible
variations to Eugene’s land need. The assumptions used in the land need analysis could
be varied in many other plausible ways:

e Less residential redevelopment. The variations presented above did not include
the possibility that there may be less residential redevelopment over the next 20
years than there was over the last eight years. According to some development
experts, the intensity of residential redevelopment that occurred over the last few
years may not be repeated in Eugene in the next 20 years.

e Need for large commercial or industrial sites. This memorandum estimates
employment land need based on expected employment growth and historical
employment densities. Another way to forecast employment land need is based
on the characteristics of sites for industries expected (or desired) to grow. For
example, if a city wanted to attract large-scale manufacturing, the city would
need to have land (sites) that have the characteristics needed by the
manufacturers. Typical site characteristics needed for large-scale manufacturing
include sites 25-acres and larger, close proximity to transportation infrastructure
(generally I-5 and railroads), flat topography, and compatible surrounding uses.

Many cities in Oregon have used “site needs” to justify (1) higher estimates of
industrial and commercial land need, and, consequently in some cases (2) the
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need for UGB expansion. Such justifications are the result of a local economic
development strategy that identifies specific target industries with specific siting
requirements. If those requirements do not exist within the current UGB, cities
have justification to include sites that meet the requirements.?

Eugene does not have an economic development strategy that specifically
identifies target industries, which means there is no clear policy basis for
determining site needs. In the absence of this policy direction, we have not
estimated need for large commercial or industrial sites. The results of the
variations all show that Eugene has enough industrial land in the aggregate to
meet demand over the next 20 years. That finding may or may not be true,
depending on the City’s future decisions about economic development strategy.
The City Council may work on an economic development strategy over the next
tew years, which will clarify this issue as the City continues its comprehensive
planning process.

e Mixed-use development. The baseline analysis and all three variations assume
that some employment and residential development will co-locate. Increasing the
amount of mixed-use development could decrease the deficit of residential or
employment land if mixed-use development occurs at sufficiently high densities.

It is plausible that there could be more mixed-use development, especially if land
is available for mixed-use development. But there is currently only about 10
developable acres of land with a Mixed Use plan designation. Additional
opportunities for mixed use development may be identified through the
Opportunity Siting or in areas designated for nodal development. Rezoning land
to Mixed Use plan designation (or a Commercial plan designation that allows
residential uses) would be a policy change, and beyond the scope of the
variations described in this memorandum

Although the preliminary analyses of land sufficiency shows that Eugene does not
have enough land within the UGB to meet demand over the 20 year period, that does
not mean that the City must expand its UGB. Rather, it means that the City must take
another step to make that determination: it must identify, evaluate, and discuss policies
it could adopt to reduce the land deficiency. The City’s ultimate determination of
whether the UGB needs to be expanded must be done in the context of policies that it
will adopt that can reasonably be assumed to reduce the need for that expansion
(these policies are referred to collectively as “land-use efficiency measures”).
Evaluation of efficiency measures, if required, will occur in 2010 and beyond.

3 The Goal 9 Administrative Rule is clear on the policy intent: “The intent of the Land Conservation and
Development Commission is to provide an adequate land supply for economic development and employment
growth in Oregon. The intent of this division is to link planning for an adequate land supply to infrastructure
planning, community involvement and coordination among local governments and the state.” OAR 660-009-0000
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In broad terms, the options that the City Council have for addressing the preliminary
land deficiency are:

1. Making assumptions that decrease land need or increase existing land
capacity and that are different than those we have illustrated in Variations 1,
2, and 3. The City Council could do that either:

a. Without making any changes to City policy (it would then have to
justity the changes based on expectations about changes in market
conditions). For example, the City could increase assumptions about
residential density to the maximum (or near maximum) density allowed
under current policies.

b. With changes to City policy, such as increasing the maximum
residential densities allowed by plan designations or increasing the
supply of land designated for high density mixed-use.

2. Expanding the UGB.

The City Council could pursue Option 1.a this year as part of ECLA. Options 1.b and
2 are ones that the City Council would pursue next year after ECLA is completed. The
City Council can choose to both implement land-use efficiency measures to reduce land
need and expand the UGB.



APPENDIX A: SUMMARY OF LAND NEED UNDER THE BASELINE
ASSUMPTIONS

The following appendix describes, in brief, the amount of land needed in Eugene’s
UGB to meet expected growth over the 2010 to 2030 period under the baseline
assumptions. The framework for developing this analysis and the assumptions used in
this analysis are described in other documents and will be summarized in the final
ECLA report. This appendix is intended to describe very briefly how the land need for
this variation was derived.

PUBLIC AND SEMI-PUBLIC LAND NEED

Table A-1 shows public and semi-public land need in Eugene for the 2010-2030
period. As discussed in the Baseline Assumptions memorandum, this table includes a
deficit of about 187 acres of parkland to serve the existing population.*

Table A-1. Public and Semi-Public land need, Eugene UGB, 2010-2030

Assumed Need Estimated need

(Ac/1,000 (gross acres)
Type of Use Persons) 2010-2030
Schools 8.5 120
4J School District none none
Bethel School District 3.5 120
Parks and Open Space inside the UGB 14.4 626
Neighborhood Parks 1.7 117
Community Parks 1.5 none
Natural Areas 4.4 150
Other Parks 6.8 359
Public Facilities and Operations 2.9 100
Semi-Public 1.3 45
Total 22.2 890

Source: ECONorthwest memorandum “Preliminary Range of Public and Semi-Public Land
Need in Eugene During the 2010-2030 Period,” September 15, 2009

Note: The numbers in the table above may not add exactly to the totals shown in

the table as a result of rounding.

The baseline assumes that only 38% of Natural Area parkland (about 92 acres) will be
met within the Eugene UGB. The remaining 62% (about 150 acres) will be met outside
of the UGB, consistent with the current location of natural areas relative to the UGB.

4 The assumed parkland need in Table A-1 (14.4 acres per 1,000 people) includes 187 acres of parkland that is
needed to meet the parkland level of service for people currently living inside the UGB. In other words, Eugene’s
current supply of parkland does not meet the level of services identified in the PROS Plan. As a result, the assumed
parkland need in Table A-1 (14.4 acres per 1,000 people) is higher than the assumed parkland need in Table 1 (13.8
acres per 1,000 people).
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EMPLOYMENT LAND NEED
Table A-2 shows Eugene’s employment land demand for the 2010 to 2030 period.

Table A-2. Commercial and Industrial land need by type,
Eugene UGB, 2010-2030

Land
Employment EPA Demand Land Demand
Land Use Type on New Land (Net Acres) (Net Acres) (Gross Acres)
Industrial 5,410 13 416 490
Commercial 12,108 68 178 223
Retail 1,949 23 85 106
Total 19,467 29 679 818

Source: Draft Eugene Economic Opportunities Analysis
Note: The numbers in the table above may not add exactly to the totals shown in the table as a
result of rounding.

Table A-3 shows land demand in commercial and industrial plan designations for the
2010 to 2030 period. The land demand shown in Table A-3 includes the demand for
employment land shown in Table A-2, Public and Semi-Public Uses that are likely to
locate in commercial plan designations (Table A-1), and future residential development
in commercial plan designations.®

Table A-3. Land Demand in Commercial and Industrial
Plan Designations , Eugene UGB, 2010-2030

Land Demand
(Gross Acres)

Commercial
Employment Uses 329
Public and Semi-Public Uses 114
Residential development in Commercial Plan
Designations 64
Total Commercial 507
Industrial
Employment Uses 490
Total Industrial 490
Total Employment Land Demand 996

Source: Draft Eugene Economic Opportunities Analysis and estimated land
demand for non-employment uses in commercial and industrial plan designations
Note: The numbers in the table above may not add exactly to the totals shown in the table as a result of rounding.

5 We did an analysis of public and semi-public uses within the UGB and allocated future public and semi-public
land demand (Table A-1) based on historical development patterns. The types of public and semi-public uses that
most frequently located in commercial plan designations were public facilities and operations, schools, and semi-
public uses (e.g., churches).

6 About 5% of new residential development during the 2001-2008 period located in commercial plan designations.
We assumed that 5% of new residential development would locate in commercial plan designations over the next 20
years and that all new housing in commercial plan designations would be attached housing.
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Table A-4 shows that Eugene has a deficit of land in commercial plan designations.

Table A-4. Comparison of Land Demand and Supply
in Commercial and Industrial
Plan Designations , Eugene UGB, 2010-2030

Land Surplus
Land Supply Land Demand or Deficit
(Gross Acres) (Gross Acres) (Gross Acres)
Commercial 99 507 (408)
Industrial 939 490 449

Source: Land supply is based on the LCOG “ECLA Buildable Land Supply” and analysis
in this memorandum

Note: The Commercial land supply includes 89 acres of land designated for commercial
uses and 10 acres of land in mixed use designations.

Note: The numbers in the table above may not add exactly to the totals shown in the table
as a result of rounding.

RESIDENTIAL LAND NEED

The capacity analysis estimated the capacity of vacant residential land to
accommodate additional housing. Table A-5 shows the number of dwelling units that
are needed and beyond the capacity of land within the existing UGB. The results shown
in Table A-5 are housing needed in Eugene over the 20-year period in excess of the
capacity of existing vacant residential land using baseline assumptions about density.

Table A-5. Needed Residential Land for Future Housing,
Eugene UGB, 2010-2030

Needed Dwelling  Density
Units in Excess (DU/Gross Land Deficit

Plan Designation of Land Capacity Acre) (Gross Acres)
Low Density Residential 3,157 3.9 800
Medium Density Residential 1,117 9.7 115
High Density Residential 835 22.8 37

Total 5,109 952

Source: Comparison of residential capacity with baseline assumptions about needed housing
Note: The numbers in the table above may not add exactly to the totals shown in the table
as a result of rounding.

Note: The density is based on the projected density by plan designation, which is based on housing mix
and housing density by structure type.

Table A-6 shows the land deficit (land needed beyond the land within the existing
UGB) in residential plan designations for the 2010 to 2030 period. The land shown in
Table A-6 is land needed in excess of the existing vacant residential land in Eugene. The
land deficit shown in Table A-6 includes the demand for residential land for new
housing shown in Table A-5, public and semi-public uses that are likely to locate in
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residential plan designations (Table A-1)7, and future employment likely to locate in
residential plan designations.?

Table A-6. Land Needed in Residential Plan Designations,
Eugene UGB, 2010-2030

Land Deficit

Plan Designation (Gross Acres)
Low Density Residential
New Housing 800
Public and Semi-Public Uses 443
Employment in Residential Plan Designations 58
Total Low Density Residential 1,301
Medium Density Residential
New Housing 115
Public and Semi-Public Uses 167
Employment in Residential Plan Designations 18
Total Medium Density Residential 300
High Density Residential
New Housing 37
Group Quarters 36
Public and Semi-Public Uses 167
Employment in Residential Plan Designations 13
Total High Density Residential 254
Total Residential Land Deficit 1,855

Source: Comparison of residential capacity with baseline assumptions about needed housing
and estimated land demand for non-residential uses in residential plan designations

Note: The numbers in the table above may not add exactly to the totals shown in the table
as a result of rounding.

7 We did an analysis of public and semi-public uses within the UGB and allocated future public and semi-public
land demand (Table A-1) based on historical development patterns. The types of public and semi-public uses that
most frequently located in residential plan designations were parks, schools, and semi-public uses (e.g., churches).

8 About 15% of employment development in 2006 was located in residential plan designations. We assumed that
15% of new employment would locate in residential plan designations over the next 20 years.



APPENDIX B: SUMMARY OF VARIATION 1: INCREASED DENSITY
ON VACANT LAND

The following appendix describes, in brief, the amount of land needed in Eugene’s
UGB to meet expected growth over the 2010 to 2030 period under the assumptions used
in Variation 1: Increased Density on Vacant Land. This appendix is intended to
describe very briefly how the land need for this variation was derived.

PUBLIC AND SEMI-PUBLIC LAND NEED

Unchanged from the baseline analysis.

EMPLOYMENT LAND NEED
Table B-1 shows Eugene’s employment land demand for the 2010 to 2030 period.

Table B-1. Commercial and Industrial land need by type,
Eugene UGB, 2010-1030

Employment EPA Land Demand Land Demand

Land Use Type on New Land (Net Acres) (Net Acres) (Gross Acres)
Industrial 1,090 14 338 398
Commercial 10,090 75 135 168
Retail 1,461 25 58 73
Total 16,285 31 531 639

Source: Draft Eugene Economic Opportunities Analysis
Note: The numbers in the table above may not add exactly to the totals shown in the table
as a result of rounding.

Table B-2 shows land demand in commercial and industrial plan designations for the
2010 to 2030 period. The land demand shown in Table B-2 includes the demand for
employment land shown in Table B-1, Public and Semi-Public Uses that are likely to
locate in commercial plan designations (Table B-1)?, and future residential development
in commercial plan designations.10

9 We did an analysis of public and semi-public uses within the UGB and allocated future public and semi-public
land demand (Table A-1) based on historical development patterns. The types of public and semi-public uses that
most frequently located in C-commercial plan designations were public facilities and operations, schools, and semi-
public uses (e.g., churches).

10 About 9% of new residential development during the 2001-2008 period located in commercial plan designations.
We assumed that 9% of new residential development would locate in commercial plan designations over the next 20
years and that all new housing in commercial plan designations would be attached housing.
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Table B-2. Land Demand in Commercial and Industrial
Plan Designations , Eugene UGB, 2010-1030

Land Demand
(Gross Acres)

Commercial
Employment Uses 241
Public and Semi-Public Uses 114
Residential development in Commercial
Plan Designations 58
Total Commercial 413
Industrial
Employment Uses 398
Total Industrial 398
Total Employment Land Demand 810

Source: Draft Eugene Economic Opportunities Analysis and estimated land
demand for non-employment uses in commercial and industrial plan designations
Note: The numbers in the table above may not add exactly to the totals shown in the table as a result of rounding.

Table B-3 shows that Eugene has a deficit of land in commercial plan designations
and a surplus in industrial plan designations.

Table B-3. Comparison of Land Demand and Supply
in Commercial and Industrial Plan Designations,
Eugene UGB, 2010-1030

Land Surplus
Land Supply Land Demand or Deficit
(Gross Acres) (Gross Acres) (Gross Acres)

Commercial 99 413 (314)
Industrial 939 398 541

Source: Land supply is based on the LCOG “ECLA Buildable Land Supply” and analysis
in this memorandum

Note: The Commercial land supply includes 89 acres of land designated for commercial
uses and 10 acres of land in mixed use designations.

Note: The numbers in the table above may not add exactly to the totals shown in the table
as a result of rounding.

RESIDENTIAL LAND NEED

The capacity analysis estimated the capacity of vacant residential land to
accommodate additional housing. Table B-4 shows the number of dwelling units that
are needed and beyond the capacity of land within the existing UGB. The results shown
in Table B-4 are housing needed in Eugene over the 20-year period in excess of the
capacity of existing vacant residential land using baseline assumptions about density.
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Table B-4. Needed Residential Land for Future Housing,
Eugene UGB, 2010-1030

Needed Dwelling  Density
Units in Excess (DU/Gross Land Deficit

Plan Designation of Land Capacity Acre) (Gross Acres)
Low Density Residential 1,070 4.2 255
Medium Density Residential 1,510 10.5 143
High Density Residential 1,334 25.6 52

Total 3,914 450

Source: Comparison of residential capacity with baseline assumptions about needed housing
Note: The numbers in the table above may not add exactly to the totals shown in the table
as a result of rounding.

Table B-5 shows the land deficit (land needed beyond the land within the existing
UGB) in residential plan designations for the 2010 to 2030 period. The land shown in
Table B-5 is land needed in excess of the existing vacant residential land in Eugene. The
land deficit shown in Table B-5 includes the demand for residential land for new
housing shown in Table B-4, public and semi-public uses that are likely to locate in
residential plan designations (Table B-1)!1, and future employment likely to locate in
residential plan designations.12

' We did an analysis of public and semi-public uses within the UGB and allocated future public and semi-public
land demand (Table A-1) based on historical development patterns. The types of public and semi-public uses that
most frequently located in residential plan designations were parks, schools, and semi-public uses (e.g., churches).

12 About 15% of employment development in 2006 was located in residential plan designations. We assumed that
15% of new employment would locate in residential plan designations over the next 20 years.
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Table B-5. Land Deficit in Residential Plan Designations,
Eugene UGB, 2010-1030

Land Deficit
Plan Designation (Gross Acres)
Low Density Residential
New Housing 255
Public and Semi-Public Uses 443
Employment in Residential Plan Designations 53
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