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RESOLUTION NO. 5004 
 
 

A RESOLUTION CONCERNING THE EUGENE COMPREHENSIVE LANDS 
ASSESSMENT PROJECT’S 20-YEAR NEED DETERMINATION. 

 
 
 The City Council of the City of Eugene finds that: 
 

A. In 2007, the Oregon Legislature passed House Bill 3337 requiring the City of 
Eugene establish an urban growth boundary (“UGB”) that does not include the City of 
Springfield.  To do so, the City must first make reasonable estimates of Eugene’s 20-year 
housing and employment needs, its current buildable land supply (its “inventory”) and amount of 
development that is likely to occur on that land.  The City established the Eugene 
Comprehensive Land Assessment (“ECLA”) project to make these estimates and determinations.   

 
B. On December 9, 2009, the City Council approved Resolution 4994 which 

accepted ECLA’s draft estimates and determinations, described in A., above.  That Resolution 
stated that the City Council intended to review and refine those materials in April, 2010.   

 
C. As directed by the City Council, since December, 2009, City staff has worked 

closely with an ECLA Community Advisory Committee to address key issues concerning the 
draft documents accepted by the City Council by Resolution No. 4994. 

 
 D. The ECLA project has now completed its analysis of the City’s: (1) buildable 
lands inventory;  (2) housing needs;  (3) economic needs; and (4) needs for public and semi-
public land.  The results of this analysis are contained in the Executive Summary, attached as 
Exhibit A to this resolution.  At the time the City Council takes final action to establish its new 
UGB, the Council will be asked to adopt a comprehensive Buildable Lands Inventory, Housing 
Needs Analysis, Economic Opportunities Analysis and Public and Semi-Public Land Needs 
Analysis. 
 

E. The land need determination in the Executive Summary, attached as Exhibit A to 
this resolution, represents a reasonable estimate of Eugene’s land need in acres if there were no 
changes to the assumptions in Exhibit A, policies or program areas that would affect the need for 
residential or employment lands.  Changes to development regulations, assumptions, market 
responses, and other factors will be considered as the City takes steps, through the “Envision 
Eugene” project, to identify the ways in which its 20-year needs will be accommodated. 
 
 F. Based on Oregon laws, rules and judicial orders, the City is prohibited from 
adopting the supply and demand information until the City can also demonstrate that its new, 
Eugene-only UGB will contain sufficient land to accommodate the identified 20-year needs.  
Therefore, the City Council’s adoption of this resolution, simply “accepting” the conclusions of 
the ECLA project, is an interim step in the longer process of adopting a new, Eugene-only UGB.   
 
 
 
 



NOW, THEREFORE, 

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF EUGENE, a 
Municipal Corporation of the State of Oregon, as follows: 

Section 1. The City Council hereby accepts the Executive Summary attached as Exhibit 
A hereto and directs City staff to use the estimates and data documented in that Executive 
Summary in the "Envision Eugene" project. 

Section 2. This Resolution is effective immediately upon its passage by the City 
Council. 

The foregoing Resolution adopted the 21st day of April, 2010. 

Acting t ity Recorder 
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 Summary  
Section 1 EXECUTIVE SUMMARY 

This report summarizes the Eugene Comprehensive Land Assessment 
(ECLA) of the sufficiency of land within Eugene’s Urban Growth 
Boundary (UGB). State law requires that Oregon cities have a UGB with 
enough land to accommodate population and employment growth for a 
20-year planning period. In 2007, the Oregon Legislature passed House 
Bill 3337 which directed Eugene and Springfield to establish separate 
Urban Growth Boundaries (UGBs).  

This report concludes that Eugene has an approximately 1,400 acre deficit 
of residential land and nearly 400 acre deficit of employment land under 
baseline conditions. The purpose of this report is to allow the Eugene City 
Council to make a judgment about these conclusions, and to amend it as 
appropriate. If those conclusions, and the assumptions and analysis that 
lead to them, are deemed acceptable by the Eugene City Council, then the 
City will need to evaluate policies that increase the capacity of land inside 
the existing UGB (e.g., by increasing density), add land to the UGB, or 
both. That evaluation, called Envision Eugene, has started and will 
continue throughout 2010.  

Table S-1 shows a summary of the land deficit identified under the 
baseline conditions. It shows that Eugene has a deficit of: 

• 1,410 gross acres of residential land, with nearly 90% of the 
deficit in the Low Density Residential plan designation 

• 388 acres of commercial land 

• No industrial land deficit under the assumptions used in this 
analysis without a further discussion of Eugene’s economic 
development goals, as discussed in Section 4.2 

Table S-1. Summary of land deficit, Eugene UGB, 2011-2031 

Plan Designation
Needed Land 
(Gross Acres)

Residential 1,410                  
Low Density Residential 1,244                    
Medium Density Residential 72                         
High Density Residential 94                         

Commercial 388                      
Industrial  ----  

Source: ECONorthwest 

CEEXELF
Text Box
Exhibit A
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Section 2 INTRODUCTION 
This report summarizes the Eugene Comprehensive Land Assessment 
(ECLA) of the sufficiency of land within Eugene’s Urban Growth 
Boundary (UGB). State law requires that Oregon cities have a UGB with 
enough land to accommodate population and employment growth for a 
20-year planning period. In 2007, the Oregon Legislature passed House 
Bill 3337 which directed Eugene and Springfield to establish separate 
Urban Growth Boundaries (UGBs).  

This report addresses the requirements of HB 3337 in the context of other 
state requirements for a UGB evaluation including a Buildable Lands 
Inventory (BLI), an Economic Opportunity Analysis (EOA), and a 
Housing Needs Analysis (HNA). The information provided by these and 
related products supports estimates of (1) the need for buildable land (to 
accommodate employment and population growth), and (2) the amount 
of existing buildable land within the Eugene portion of the existing 
metropolitan UGB. A comparison of those estimates is the basis for 
determining whether Eugene has enough land to accommodate Eugene’s 
expected growth over the 20-year planning period. 

Using assumptions documented in technical appendices of this summary, 
the analysis concludes that Eugene has an approximately 1,400 acre deficit 
of residential land and nearly 400 acre deficit of commercial land under 
baseline conditions. The purpose of ECLA, this report, and its supporting 
appendices is to allow the Eugene City Council to make a judgment about 
these conclusions, and to amend them as appropriate. If those conclusions, 
and the assumptions and analysis that lead to them, are deemed 
acceptable by the Eugene City Council, then the City will need to evaluate 
policies that expand the capacity of land inside the existing UGB (e.g., by 
increasing density), add land to the UGB, or both. That evaluation, called 
Envision Eugene, has started and will continue throughout 2010.  

2.1 BACKGROUND 
The Metropolitan Area General Plan is the comprehensive plan that has 
guided growth in Eugene and Springfield since 1982. The Metro Plan has 
been amended several times since 1982; most changes have been small. A 
comprehensive update began in 1994. In 2004 the Plan was updated to 
incorporate policies from various earlier plans, such as the west Eugene 
Wetlands Plan and neighborhood refinement plans, and to incorporate the 
Eugene Growth Management Policies, which were adopted in 1998 and 
summarized policies found in other plans. These policies are generally 
considered the fundamental ones directing Eugene’s actions regarding the 
management of urban growth and development.  
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In 2007, the Oregon Legislature passed House Bill 3337, directing Eugene 
and Springfield to establish separate Urban Growth Boundaries (UGBs) 
and to “demonstrate, as required by ORS 197.296, that its comprehensive 
plan provides sufficient buildable lands within an urban growth 
boundary established pursuant to statewide planning goals to 
accommodate estimated housing needs for 20 years.”1 The Eugene City 
Council directed staff to look not just at residential land (housing needs), 
but at employment and public land needs as well.  

Given the specific requirements of HB 3337 and the time it had to meet 
those requirements, City staff decided to limit this project to collecting 
data and making extrapolations of land need based on existing policy and 
on and recent trends. That means, importantly, that this project is not 
about researching, recommending, or adopting new policies that could 
change those trends. The evaluation and adoption of such policies will 
happen after this project is completed.  

Thus, the scope of work for ECLA is, by design, only part of a full UGB 
evaluation. It does not work back and forth between estimates of land 
need, new policies that might change land need (e.g., policies to increase 
density), and new estimates of land need. Rather, it aims at making a 
determination of whether recent trends in growth and the type of land 
development that accommodates that growth (or divergences from those 
trends based on reasonable expectations about changes in market 
conditions) would result, over 20 years, in an amount of buildable land 
consumption that is equal to or less than the amount of buildable land 
estimated to be in the existing UGB now.  

2.2 ORGANIZATION OF THIS REPORT 
This report has three additional sections, and is supported by nine 
appendices that provide technical details: 

• Section 2. Framework for Determining Land Need 

• Section 3. Results of the Assessment 

• Section 4. Policy Implications 

• Appendix A: Buildable Land inventory 

• Appendix B: Employment land need (Economic Opportunity 
Analysis) 

• Appendix C: Residential land need (Housing Needs Analysis) 
                                                 

1 House Bill 3337 was codified in ORS 197.304. Emphasis added. 
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• Appendix D: Public and semi-public land needs 

• Appendix E: Glossary 

• Appendix F: Acknowledgements 

This version of the summary report does not include the technical 
appendices, which will be presented in the final report and available 
following the City Council’s action on April 21, 2010.  

 

Section 3 FRAMEWORK FOR DETERMINING LAND SUPPLY AN
NEED 

D 

For thirty-five years the basic goals of the Oregon land-use program have 
been interpreted and refined by new statute, administrative rules, and 
court cases. A local government is not at liberty to adopt whatever 
method it chooses (no matter how logical) to make a determination about 
whether it has sufficient land in its boundary to accommodate growth. 
Rather, it must comply with specific requirements—about data, 
assumptions, and methods of analysis—that have evolved over decades.  

Those requirements are extensive. It is essential that any analysis comply 
with them. This chapter summarizes the most important of those 
requirements in a way that illustrates their logic: what it refers to as a 
framework for determining land supply and need. This section is a 
summary only: some of the technical appendices contain more extensive 
descriptions of various components of the evaluation framework. 

3.1 THE BASIC RELATIONSHIPS 
Evaluation of land needs inside a UGB is based on the following 
assumptions about some basic relationships: 

• If population and employment are expected to grow, they will need 
built space (e.g., houses, offices, stores, factories, warehouses) to 
accommodate them.  

• Unless the amount of growth is small and current vacancy rates are 
high, some new built space will need to be constructed.  

• For new buildings to get constructed they require as inputs, among 
other things, land that can be physically, economically, and legally 
be built on. 

• Historically, the majority of new buildings are built on vacant land 
that is not too constrained by physical characteristics (e.g., steep 
slopes) or public policy (e.g., restrictions on building in flood plains 
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or wetlands). But new buildings can also be built on land that was 
previously developed (i.e., redevelopment). Redevelopment 
accommodates the expected population and employment growth 
only to the extent that it is denser than the existing development it 
displaces. 

The assessments that the state planning process requires derive directly 
from these relationships, and are intended to answer the following 
questions: 

• What is the demand / need for land? The analysis addressing this 
question gets broken down into residential land (Goal 10, Housing: 
Housing Needs Analysis), employment land (Goal 9, The Economy: 
Economic Opportunities Analysis), and other land (primary public 
land for parks and other public purposes). The standard steps for 
the assessment: 

• Estimate growth in population and households and convert to 
an estimate of land need by making reasonable and 
documented assumptions about factors like persons per 
household, the composition of new housing supply by type (i.e., 
the housing mix), and the average density at which different 
housing types will be built. 

• Develop a statement of economic development objectives that 
articulates the City’s economic development goals and 
aspirations. Based on this statement, identify the types of 
industries that meet the City’s goals and aspirations and 
describe the characteristics of land needed by these industries 
(e.g., site size, location, proximity to transportation, etc.). 
Estimate land needs based on the site needs of these industries, 
as well as the estimated growth in employment and the average 
amount of land needed to accommodate this employment.   

• What is the amount of residential, commercial (office and retail), 
and industrial vacant, buildable land available to accommodate 
expected population and employment growth? In larger cities like 
Eugene, that analysis is done using GIS information about land 
characteristics and making assumptions about types and levels of 
those characteristics that make land vacant and buildable or not.  

• How much will redevelopment of land now developed reduce 
the need for vacant, buildable land to accommodate expected 
growth? That question is addressed by estimating either (1) how 
much growth will be accommodated via redevelopment and, 
hence, will not require buildable land, or (2) how much developed 
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land is redevelopable in the 20-year planning period so that it may 
be added to the supply of buildable land. 

• What does the comparison of the estimate of land need (demand) 
to the estimate of land supply suggest about whether the existing 
UGB has enough buildable land to accommodate 20 years of 
expected growth? 

At this level of description, the assessment process is relatively clear and 
logical. But there are many details required by statute, administrative rule, 
and court rulings that make the process complex. There is not space in this 
summary to go through all the details of the full assessment. Technical 
appendices provide those details (about the evaluation framework, 
assumptions, data, and analysis methods) for the three main drivers of 
urban land use: need for housing, employment, and public and semi-
public uses. 

Section 4 RESULTS OF THE ASSESSMENT  
This section presents a pre-policy summary of the results of the ECLA 
baseline analysis of land sufficiency within the UGB. The baseline analysis 
is based on recent development trends and information about Eugene’s 
current development patterns. The assumptions used to develop the 
baseline analysis assume that Eugene’s future development will be similar 
to past and current development.  

The purpose of developing a baseline analysis was to provide an estimate 
of land sufficiency as the basis for policy discussions about how land may 
develop in the future. Eugene’s future development patterns may be 
substantially different from past development patterns. The discussion of 
how Eugene should develop in the future will occur during the Envision 
Eugene project, which will model possible future development patterns 
based on changes in market dynamics and/or changes in development 
policies. Envision Eugene will focus on discussions about land use 
efficiency measures (e.g., increasing densities or increasing 
redevelopment), economic development policies, and other land use 
issues.  

This section includes five subsections: (1) results of the buildable lands 
inventory, (2) estimate of demand for employment land, (3) estimate of 
demand for residential land, (4) estimate of need for public and semi-
public land, and (5) a comparison of the supply of land with the demand 
for land. 
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4.1 BUILDABLE LAND INVENTORY 
The ECLA Buildable Lands Inventory (BLI) classifies all land within the 
Eugene UGB to determine the amount of vacant developable land that 
may be available for development over the 20 year planning period. The 
buildable land inventory is based on numerous datasets maintained by 
the Lane Council of Governments, City of Eugene, and many others, as 
well as data acquired from contractors or other external sources, such as 
the state or federal government. Appendix A documents the full list of 
data sets used to develop the inventory of buildable land.  

All lands in the Eugene UGB were categorized into mutually exclusive 
categories. Table 1 shows the four categories of land: (1) committed, (2) 
protected, (3) developed, and (4) developable. Table 1 shows that 
Eugene’s UGB has 34,446 acres, about 8% of which (2,758 acres) was 
classified as buildable developable land, which is vacant. The majority of 
developable land was in residential plan designations (1,679 acres) or in 
industrial designations (924 acres).  

Table 1. Acres by Plan Designation and Development Status, Eugene UGB, 2008 
All Land

Plan Designation Committed Protected Developable Developed Total
Commercial 662             113          88                  1,326         2,189     

Commercial 532             82            84                  1,145         1,843     
Major Retail Center 131             30            4                    181            346        

Industrial 1,913         273        924              2,651        5,761    
Light Medium Industrial 897             91            393                1,275         2,656     
Heavy Industrial 646             18            174                1,036         1,873     
Special Heavy Industrial 21               5              195                17              238        
Campus Industrial 349             159          162                323            994        

Residential 5,989         845        1,679           13,642      22,155   
Low Density Residential 5,334          669          1,432             12,069       19,503   
Medium Density Residential 440             109          180                1,253         1,982     
High Density Residential 216            67          67                320           669       

Government and Education 816             6              -                 20              841        
Mixed Use 131             12            10                  145            297        
Other 2,488          291          56                  367            3,202     
Total 11,999        1,539       2,758             18,151       34,446   

Non-Buildable Land Buildable Land

 
Source: LCOG Buildable Lands Inventory  
Note: Totals may be off slightly as a result of rounding. 
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4.2 EMPLOYMENT LAND DEMAND 
The purpose of an economic opportunities analysis (EOA) is to determine 
if there is enough land inside the City’s UGB to support economic growth 
over a 20-year planning period. To make this determination, the City must 
assess how much and what types of economic growth may occur in 
Eugene.  

This section provides a baseline estimate of employment land needs based 
on assumptions about the amount of employment growth that will require 
new land, employment densities, and land need by site size. This section 
provides a demand-based approach to estimating employment land needs, 
which projects employment land need based predominantly on the 
forecast of employment growth, using recent employment densities (e.g., 
the number of employees per acre) to estimate future commercial and 
industrial land demand. 

Goal 9 requires cities to state objectives for economic development (OAR 
660-009-0020(1)(a)) and to identify the characteristics of sites needed to 
accommodate industrial and other employment uses to implement the 
economic development objectives (OAR 660-009-0025(1)). The City of 
Eugene has not stated objectives for economic development, making it 
very difficult to identify the characteristics of sites needed to implement 
the economic development objectives. When Eugene decisionmakers 
develop this statement of economic development objectives, the 
analysis of commercial and industrial land demand may change, 
possibly substantially, to implement the economic development 
objectives and the potential for larger site needs. 

Table 2 presents a baseline estimate of employment growth, employment 
density, and employment land demand within the Eugene UGB for the 
2011 to 2031 period. Table 2 is based on the following assumptions: 

• Employment growth. Eugene will have about 116,959 covered 
employees in 2011 and employment will grow at an average annual 
rate of 1.4%. By 2031, Eugene’s employment base will have grown 
to 154,136 employees, an increase of 37,177 employees. Industrial, 
commercial, and retail employment will grow by 31,816 
employees over the 20 year period. Demand for land based on 
government employment is accounted for in the analysis of need 
for public and semi-public land. 

• Employment not requiring vacant land. Some employment will 
locate on land that is already developed. Table 2 assumes that: (1) 
about 15% of commercial and retail employment will locate in non-
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employment plan designations, mostly in residential plan 
designations; (2) about 10% of new employment will locate in 
existing built space; (3) about 17% of employment growth will be 
accommodated through redevelopment, with the largest amount of 
redevelopment in retail employment and the smallest share of 
redevelopment in industrial employment. All told, about 39% of 
employment growth in Eugene, 12,348 employees, will not 
require vacant employment land.  

• Employment requiring vacant land. About 19,468 employees will 
require vacant land over the planning period.  

• Employment densities. Table 2 assumes that employment densities 
will be similar to current employment densities: 13 employees per 
acre (EPA) for industrial land uses, 68 EPA commercial land uses, 
and 23 EPA for retail.  

• Gross acres of employment land. Employment growth will result 
in demand for 679 net acres of land, which does not account for 
land needed for public rights-of-way. Analysis of current 
development patterns shows that industrial land has a net-to-gross 
conversion factor of 15% and commercial land has a conversion 
factor of 20%.  

Based on these assumptions, Eugene will need 818 gross acres of 
industrial, commercial, and retail land to accommodate employment 
growth over the 20-year planning period.  

Table 2. Baseline estimate of employment growth, employment density, and employment 
land demand, Eugene UGB, 2011 to 2031 

Land Use 
Type

New 
Employment

Emp. Growth not 
Requiring New 

Emp. Land
Employment 
on New Land

EPA 
(Net 

Acres)

Land 
Demand 

(Net Acres)
Land Demand 
(Gross Acres)

Industrial 6,762             1,352                   5,410               13 416            490                
Commercial 20,180           8,072                   12,108             68 178            223                
Retail 4,874             2,924                   1,950               23 85              106                

Total 31,816           12,348                19,468           29    679           818               

Employment Growth 2011 to 2031

 
Source: ECONorthwest 
Note: Land need for government uses is accounted for in the analysis of public and semi-public land needs 
Note: Totals may be off slightly as a result of rounding. 

Table 3 shows the baseline estimate of employment land sufficiency and 
summarizes the three parts of determining employment land sufficiency: 

• Employment land demand. The demand for employment land 
is based on the employment forecast presented in Table 2. Table 
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2 shows that Eugene will need a total of 490 gross acres of land 
for industrial uses and 329 gross acres of land for commercial 
and retail uses. The following assumptions were used to 
develop the land need shown in Table 3: 

o Future distribution of employment land by site size will be 
similar to the current distribution of land by site size. The 
buildable lands inventory shows that more than one-
third of employment is located on sites smaller than five 
acres and more than one-quarter of employment land is 
located in sites larger than 25 acres. The analysis in Table 
3 assumes that the current distribution of employment 
land by site size will continue into the future. For 
example, Table 3 shows that about one-third of needed 
industrial land will be on sites smaller than 5 acres (179 
acres of the 490 acres of industrial land demand), 
consistent with the current distribution of employment 
land by site size. 

o The average size of sites will be similar to the current average 
site size. Goal 9 requires that an estimate of the number of 
sites needed by land use type and site size. Table 3 
assumes that the average size of sites will remain the 
same throughout the planning period. For example, the 
average size of industrial sites between 5 to 10 acres in 
size is 7 acres. Table 3 assumes that this average will 
remain consistent over the planning period.  

• Employment land supply. The supply of employment land 
shown in Table 3 is based on the buildable land inventory of 
vacant developable by site size, shown in detail in Appendix B. 
For example, Table 1 shows that Eugene has a total of 924 acres 
of industrial land, as does Table 3. 

• Employment land sufficiency. Table 3 shows whether Eugene 
has a surplus or deficit of employment land by site size by 
comparing the demand for land with the supply of land. For 
example, Table 3 shows that Eugene has a deficit of 118 
commercial sites smaller than 5 acres. This result was arrived at 
by subtracting the demand for commercial land on sites smaller 
than 5 acres (201 acres) from the supply of commercial land on 
sites smaller than 5 acres (83 acres). The sufficiency of sites was 
arrived at by the same method (i.e., demand for 559 commercial 
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sites smaller than 5 acres minus the supply of 198 commercial 
sites smaller than 5 acres equals a deficit of 361 sites).  

Table 3 shows that Eugene has a deficit of commercial and retail sites 
in all sizes smaller than 50 acres, for a total deficit of 230 gross acres on 
371 sites. Eugene has about 434 acres of industrial land, on 39 sites, in 
excess of the demand for industrial land. The industrial land supply 
includes one 195 acre site owned by the Metropolitan Wastewater 
Management Commission (MWMC). This site is located along 
Highway 99 at the edge of Eugene’s UGB, is currently used for 
wastewater reclamation, and about 75% of the site is in wetlands. The 
potential employment uses on this site are limited to uses that are 
compatible with these limitations.  MWMC is currently in negotiations 
with a potential lessee which could result in a change in use at this site, 
potentially impacting the status of this site in the BLI. 

Table 3. Baseline estimate of employment land demand, employment land supply, and 
employment land sufficiency, Eugene UGB, 2011 to 2031 

Land Use Type by Broad Plan 
Designation Categories

Less than 
5 5 to 10 10 to 25 25 to 50

More than 
50

Land Demand
Land (gross acres)

Industrial 179          93            86            66            66            490          
Commercial (including Retail) 201          38            64            26            -          329          

Number of Sites
Industrial 224          14            6              2              1              247          
Commercial (including Retail) 559          6              5              1              -          571          

Land Supply
Land (gross acres)

Industrial 256          160          152          104          252          924          
Commercial (including Mixed Use) 83            16            -          -          -          99            

Number of Sites
Industrial 248          24            9              3              2              286          
Commercial (including Mixed Use) 198          2              -          -          -          200          

Land Surplus (Deficit)
Land (gross acres)

Industrial 77 67 66 38 186 434
Commercial (including Retail) (118) (22) (64) (26) (230)

(361) (4) (5) (1) (371)

0
Number of Sites

Industrial 24 10 3 1 1 39
Commercial (including Retail) 0

Site size (gross acres) Total 
(gross 
acres)

 
Source: ECONorthwest 
Note: Totals may be off slightly as a result of rounding. 

The baseline estimate of employment land sufficiency was developed 
using a demand-based approach to estimating employment land needs, 
which projects employment land need based predominantly on the 
forecast of employment growth, using recent employment densities (e.g., 
the number of employees per acre) to estimate future commercial and 
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industrial land demand. Goal 9 requires that cities consider their 
objectives for economic development when developing an estimate of 
employment land need. The City of Eugene has not stated objectives for 
economic development as required by Goal 9, making it very difficult to 
identify the characteristics of sites needed to implement the economic 
development objectives. When Eugene decisionmakers develop this 
statement of economic development objectives (required by Goal 9), the 
analysis of commercial and industrial land demand may change, 
possibly substantially, to implement the economic development 
objectives. 

4.3 RESIDENTIAL LAND DEMAND 
House Bill 3337 requires that the City of Eugene establish an urban growth 
boundary (UGB) and demonstrate that there is enough land within the 
UGB to accommodate estimated housing needs for 20 years. This section 
presents a baseline housing needs analysis that makes this determination, 
consistent with requirements of Goal 14, ORS 197.296, and OAR 660-008. 
The methods used for this study generally follow the Planning for 
Residential Growth guidebook, published by the Oregon Transportation and 
Growth Management Program (1996). 

The first step in a housing needs analysis to project the number of new 
housing units needed during the planning period. Table 4 shows an 
estimate of new housing in Eugene for the 2011 to 2031 period, based on 
historical data. The projection is based on the following assumptions: 

• Population will increase by 33,900 people from 2011 to 2031, as 
forecast in Lane County’s adopted population forecast. 

• About 5.5% percent of the new population or 1,865 people will 
locate in group quarters, based on the share of population in group 
quarters from the 2007 Census and the assumption that the share of 
population in group quarters will not change.  

• The average household size will continue to be 2.25 people per 
household, based on information from the 2007 Census, a “safe 
harbor” assumption established in OAR 660-024-0040(8)(a).  

• Vacancy rates for all housing types will be 5.0% based on recent 
vacancy rates in Eugene. 

• The mix of housing is 61% single-family housing types and 39% 
attached housing types. The housing mix is based on long-term 
trends in the mix of Eugene’s housing. The mix of 61%/39% is 
based on the mix of housing in Eugene in 2007.  
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Based on the assumptions shown in Table 4, Eugene will need 14,951 new 
dwelling units to accommodate population growth between 2011 and 
2031, not including new group quarters. The baseline forecast of demand 
for new housing units may change as the City considers policy options to 
accommodate growth within the existing UGB, through the Envision 
Eugene project. 

Table 4. Baseline forecast of demand for new housing units,  
Eugene UGB, 2011-2031 

Variable

Estimate of 
Housing Units 

(2011-2031)
Change in persons 33,900

minus  Change in persons in group quarters 1,865
equals  Persons in households 32,036

Average household size 2.25
New occupied DU 14,239

times  Aggregate vacancy rate 5%
equals  Vacant dwelling units 712

Total new dwelling units (2010-2030) 14,951
Dwelling units by structure type

Single-family detached
Percent single-family detached DU 61%

equals  Total new single-family DU 9,120
Single-family attached

Percent single-family attached DU 7%
Total new single-family attached DU 1,047

Two to four units
Percent apartment DU 10%

Total new two to four DU 1,495
Five or more units

Percent apartment DU 22%
Total new five or more DU 3,289

Totals
equals  Total new dwelling units (2010-2030) 14,951

Dwelling units needed annually 748  
Source: Calculations by ECONorthwest based on Eugene’s adopted population  forecast 
 and US Census data. 
Note: Totals may be off slightly as a result of rounding. 

Some of the 14,951 dwelling units shown in Table 4 will not require new 
land because they will locate on land that is currently developed. 
Redevelopment over the 2001 to 2008 period was about 8% of new 
dwellings built during that period (527 of the new 6,532 dwelling units 
built over the eight year period).2 

                                                 
2 For the purposes of ECLA, residential redevelopment is development that occurs on land with 
existing development, where the new development results in an increase in housing capacity. In 
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The baseline forecast assumes that the redevelopment rate will be the 
same as the recent rate and will remain stable over the 20 year planning 
period. The result of this assumption is that 1,197 dwellings will locate 
on land with existing development and that Eugene will need to 
provide land for 13,754 new dwelling units. 

Table 5 shows the forecast of new housing units in Eugene for the period 
2011 to 2031, using baseline assumptions. The baseline forecast of new 
housing units uses the assumptions about housing mix and 
redevelopment discussed above, as well as the following assumptions, 
based on recent data:  

• Residential density will be the same as achieved densities over 
the 2001 to 2008 period: 5.4 dwelling per net acre single-family 
detached, 20.2 dwelling per net acre single-family attached, 8.6 
dwelling per net acre for structures with two to four units, and 
24.1 dwelling per net acre for structures with five or more units. 

• The net to gross factor, which converts from net acres to gross 
acres, will be 22% based on the average amount of land used for 
public right-of-ways, infrastructure, and other public uses in 
residential development during the 2001 to 2008 period. 

Table 5 shows the baseline forecast assumes an average density of 7.3 
dwelling units per net acre (about 5.7 dwelling units per gross acre). Based 
on the mix and density assumptions, Eugene will need about 2,420 gross 
residential acres to accommodate new housing between 2011 and 2031.  

Table 5. Baseline forecast of new housing by type and density, Eugene UGB, 2011-2031 

Housing Type Percent
Density 

(DU/net ac)
Net Res. 

Acres

Net to 
Gross 
Factor

Gross 
Res. 

Acres

Density 
(DU/gross 

res ac)
Single-family detached 8,390                     61% 5.4 1,554     22% 1,992    4.2           
Single-family attached 963                        7% 20.2 48          22% 62         15.5         
Two to four units 1,375                     10% 8.6 159        22% 204       6.7           
Five or more units 3,026                     22% 24.1 126        22% 162       18.7         
Total 13,754                  100% 7.3            1,887   2,420    5.7         

Net Acres Gross Acres
DU Requiring 

New Residential 
Land

 
Source: ECONorthwest 
Note: Green shading denotes assumptions based on residential development during the 2001 to 2008 period 
Note: Totals may be off slightly as a result of rounding.   

Table 6 provides an allocation of housing units by Eugene’s three 
residential plan designations and commercial plan designations. Dwelling 
                                                                                                                                     
this analysis, redevelopment does not include dwellings that will be demolished and replaced on a 
one-for-one basis because these dwellings are  replaced at the same site and do not increase the 
capacity of existing residential land. 
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units were allocated to plan designations based, in part, on recent 
development trends within each plan designation and on the type of 
development allowed in each plan destination. Table 6 also provides an 
estimate of the gross acres required in each designation to accommodate 
new housing units for the 2011-2031 period. The acreages are based on the 
gross density assumptions shown in Table 5.  

Based on the housing needs analysis, dwellings have been allocated by 
plan designation and type: 

• Sixty-three percent of new dwelling units will locate in the Low 
Density Residential designation, which allows single-family 
detached, accessory dwelling units, and manufactured homes. This 
designation also allows duplex, single-family attached, and some 
multifamily dwellings. 

• Seventeen percent of new dwellings will locate in the Medium 
Density Residential designation, which allows single-family 
detached, single-family attached, manufactured home parks, 
townhomes, duplexes, and multifamily dwellings. 

• Fifteen percent of new dwelling units will locate in High Density 
Residential or Mixed-Use designations, which allow single-family 
detached, townhomes, manufactured (single detached and 
manufactured home parks), duplexes, and multifamily. 

• Five percent of new dwelling units will locate in commercial plan 
designations. These units will generally occur in mixed-use 
developments and in nodal areas. 
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Table 6. Allocation of new housing units by plan designation, Eugene UGB, 2011-2031 

Housing Type DU Gross Ac DU Gross Ac DU Gross Ac DU Gross Ac DU Gross Ac
Single-family detached 8,129 1,966 261 26 0 0 0 0 8,390 1,993
Single-family attached 165 6 454 35 172 7 172 13 963 62
Two to four units 378 97 756 89 138 6 103 12 1,375 204
Five or more units 0 0 908 76 1,705 69 413 17 3,026 162
Total 8,672 2,069 2,379 226 2,015 82 688 42 13,754 2,420
Percent of Acres and Units
Single-family detached 59% 81% 2% 1% 0% 0% 0% 0% 61% 82%
Single-family attached 1% 0% 3% 1% 1% 0% 1% 1% 7% 3%
Two to four units 3% 4% 5% 4% 1% 0% 1% 1% 10% 8%
Five or more units 0% 0% 7% 3% 12% 3% 3% 1% 22% 7%
Total 63% 86% 17% 9% 15% 3% 5% 2% 100% 100%

Total
Low Density 
Residential

Medium Density 
Residential

High Density 
Residential

Commercial 
Designations

Plan Designation

 
Source: ECONorthwest 
Note: Single-family attached dwellings and structures with two to four units in commercial designations are assumed to develop at the 
density assumptions used for medium density plan designations. Structures with five or more units in commercial designations are 
assumed to develop at the densities assumed for high density plan designations. 
Note: Totals may be off slightly as a result of rounding.   

The residential land needs presented in Table 6 may change based on 
work in Envision Eugene that includes policy decisions and land use 
efficiency measures related to changes in the baseline assumptions, which 
may result in increased or decreased land need. 

The next step in the housing needs analysis is to compare the capacity for 
existing vacant residential land with the demand for new dwelling units. 
Table 7 shows that Eugene’s vacant residential land has capacity to 
accommodate approximately 8,277 new dwelling units, based on the 
following assumptions:  

• Vacant land. Eugene has about 1,679 acres of vacant land in 
residential plan designations. Vacant land is on slopes ranging 
from 0% to 30% slope. Undeveloped land on slopes greater than 
30% were not considered buildable in the BLI.   

• Recent densities. Future development will occur at the same 
densities as development over the 2001 to 2008 period. 
Development on slopes generally occurred at lower densities 
than development on flat land.  

• Land for rights-of-way. The amount of land needed for rights-
of-way (e.g., conversion of net acres to gross acres) will depend 
on the parcel size, ranging from no land needed on lots one acre 
and smaller, where rights-of-way are already developed, to an 
average of 22% on lots 5 acres and larger, where rights-of-way 
will need to be developed.  

Table 7 shows that Eugene has demand for 13,066 new dwelling units in 
residential plan designations (not including demand for 688 dwelling 
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units in commercial plan designations). Table 7 shows that Eugene has a 
deficit of land to accommodate 4,789 new dwelling units.  

Table 7. Comparison of capacity of existing residential land with demand 
for new dwelling units, Eugene UGB, 2011-2031 

Plan Designation
Capacity (DU 

Potential)
Demand for 

DU

Residential 
Capacity --  

Surplus or Deficit
Low Density Residential 4,924 8,672 -3,748
Medium Density Residential 1,917 2,379 -462
High Density Residential 1,436 2,015 -579
  Total 8,277 13,066 -4,789  

Source: ECONorthwest 
Note: Totals may be off slightly as a result of rounding.   

Table 8 shows the land needed to accommodate the 4,789 new dwelling 
units needed in Eugene’s UGB over the 20 year planning period. Table 8 
assumes that development will occur at the same densities used in Table 
7. Based on this assumption, Eugene will need 963 gross acres of 
additional residential land to accommodate new housing over the 2011 
to 2031 period. 

Table 8. Deficit of land needed to accommodate new dwelling units, Eugene 
UGB, 2011-2031 

Plan Designation

Needed Dwelling 
Units in Excess 

of Land Capacity

Density 
(DU/Gross 

Acre)
Land Deficit 

(Gross Acres)
Low Density Residential 3,748                   4.2 895                    
Medium Density Residential 462                      10.5 44                      
High Density Residential 579                      24.6 24                      

  Total 4,789                 963                    
Source: ECONorthwest 
Note: Totals may be off slightly as a result of rounding.   

In addition to the housing types shown in Table 6, Eugene needs to plan 
for additional group quarters. The analysis assumes the City will add 
1,865 persons in group quarters between 2011 and 2031. Assuming that 
the household size of group quarters is 1.6 persons per household3 and 
that group quarters develop at the same density as structures with 5 or 
more units in the High Density Residential plan designation, Eugene will 
need about 47 gross acres of land for group quarters over the 20-year 
period. 

                                                 
3 This household size estimate is based on 2008 American Community Survey data about the 
number of occupied units with five or more units (17,235 units) and the population living in 
structures with five or more units (27,925 persons).  

/ 
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The baseline residential land need described in this section, 963 acres of 
residential land plus 47 acres of land for group quarters, may change 
based on the discussions occurring as part of the Envision Eugene project. 

4.4 PUBLIC AND SEMI-PUBLIC LAND DEMAND 
This section summarizes the forecast of needed public and semi-public 
land in Eugene for the period 2011 to 2031 based on the following 
assumptions:  

• Parkland need is based on the City’s plans for parkland 
acquisition described in the Parks, Recreation & Open Space 
(PROS) Project and Priority Plan  This plan was adopted in 2006 
and identifies acquisition and development priorities for a 
population consistent with that identified in ECLA. Parkland 
need is based on the specific projects identified in this plan. This 
need is characterized as follows: 

o 1,980 acres of parkland need are identified in this plan. 
Of this total, 350 are inside the UGB, while the remaining 
1,630 are outside the UGB. 

o Of the 350 acres of future parkland need inside the UGB, 
it is assumed that 15%, or approximately 50 acres will be 
located on lands identified as “protected” in ECLA and 
will not require land that would otherwise be available 
for development. These 50 acres are a mixture of 
wetlands and riparian corridors.   

o 140 acres of parkland need identified in the plan are 
already owned by the City, but are located outside the 
UGB. These areas include the Golden Gardens expansion 
area and the Santa Clara Community Park.  

o 160 acres of parkland need are identified in residential 
areas within the UGB. This parkland will locate on land 
that would otherwise be used for residential 
development, reducing the supply of residential land 
available to accommodate housing over the planning 
period.   

o The parkland need identified in the plan assumes no 
expansion of the UGB. If new land is brought into the 
UGB to accommodate residential development, more 
parkland (especially for neighborhood parks) may be 
needed to serve that geographic area. 
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• School land needs are based on the estimate of land need 
provided by the school districts.  

o The 4J School District does not expect to need new land 
over the 2011 to 2031 period.  

o The Bethel School District expects to need two sites for 
future schools: (1) an 80-acre site for a high school and (2) 
a 40-acre site for a K-8 school. These needs could increase 
if the City expands the UGB and brings more residential 
land into the UGB in the School District. The District 
currently owns an 80-acre site that is located outside but 
adjacent to the UGB. The Bethel School District does not 
have surplus property.4 

• Public operations and facilities land needs may be less in the 
future than the current level of service (6.6 gross acres per 1,000 
people) because Eugene already has most of the large public 
facilities the City is likely to need over the 20-year planning 
period. Recently built public facilities include: a new Federal 
building, a new Library, a new site for EWEB facilities, and new 
fire and emergency facilities. Cities like Eugene typically need 
new public facilities, as existing facilities pass their useful life 
span or population grows, such as police stations, fire stations, 
and other civic buildings. In addition, the University of Oregon 
expects to need an additional 30 acres for development over the 
planning period.5 Table 9 shows a need for 2.9 acres per 1,000 
people or 100 gross acres of land for public operations and 
facilities. 

• Semi-public land need is forecast to be similar to historical 
needs, at about 1.3 acres per 1,000 people or 45 gross acres over 
the 20-year period. 

                                                 
4 This information was provided by Pat McGillivray, Communications Relations for the Bethel 
School District in an interview on March 12, 2009. 

5 Christopher Ramey, Associate Vice President at the University of Oregon, said that the University 
expects to purchase and develop roughly 30-acres over the 20-year planning period.  

,· 
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Table 9. Need for public and semi-public land, Eugene UGB, 2011-2031 

Type of Use

Assumed Need 
(Ac/1,000 
Persons)

Estimated need 
(gross acres) 

2011-2031
Schools 3.5                     120                        

4J School District none none
Bethel School District 3.5                     120                        

Parks and Open Space NA 300                        
Existing land need in the UGB NA 160                        
Golden Gate and Santa Clara NA 140                        

Public Facilities and Operations 2.9                     100                        
Semi-Public 1.3                     44                          
Total 7.8                   564                        

Source: ECONorthwest 
Note: Totals may be off slightly as a result of rounding.   

The demand for public and semi-public land will be accommodated in 
residential and commercial plan designations, as described in the next 
section. 

4.5 SUMMARY OF LAND SUFFICIENCY WITHIN THE EUGENE 
UGB 

This section summarizes the sufficiency of land within the Eugene UGB to 
accommodate expected growth over the planning period. The preceding 
sections show that Eugene has a deficit of commercial and residential 
land. This conclusion may change or the size of the deficits may change 
based on discussions in Envision Eugene about land use efficiency, 
economic development policies (including the need for industrial land 
with different characteristics than Eugene’s current supply of industrial 
land), and other land use issues. 

Table 10 shows Eugene’s commercial and industrial land sufficiency: 

• Commercial land deficit. Eugene has demand for 486 acres of 
commercial land based on the following needs:  

o 329 gross acres of commercial land for employment uses 

o 114 gross acres of commercial land for public and semi-
public uses 

o 43 gross acres of commercial land to accommodate 
residential development that occurs in commercial plan 
designations 

Eugene has 98 vacant commercial acres. Based on the 486 acres 
of commercial land need and the 98 acres of vacant commercial 
land, Eugene has a deficit of 388 acres of commercial land.  
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• Industrial land excess. Eugene has about 434 acres of industrial 
land in excess of demand for industrial land. The industrial land 
supply includes one 195 acre site owned by the Metropolitan 
Wastewater Management Commission, which has limited uses. 
When Eugene decisionmakers develop a statement of economic 
development objectives, the analysis of industrial land demand 
may change, possibly substantially, to implement the economic 
development objectives. 

Table 10. Commercial and industrial land surplus or deficit,  
Eugene UGB, 2011-2031 

Land Supply 
(Gross Acres)

Land Demand 
(Gross Acres)

Land Surplus 
or Deficit 

(Gross Acres)
Commercial 98 486                 (388)                 
Industrial 924 490               434                   

Source: ECONorthwest 
Note: Totals may be off slightly as a result of rounding.   

Table 11 shows that Eugene has a total deficit of 1,411 gross acres of 
residential land: 

• Low Density Residential deficit. Eugene has a deficit of 1,244 
acres of Low Density Residential (LDR) land based on the 
following uses:  

o 895 gross acres of LDR land for new housing 

o 291 gross acres of LDR land for public and semi-public 
uses, including 160 acres for parkland to address existing 
need within the UGB 

o 58 gross acres of LDR land to accommodate employment  

• Medium Density Residential deficit. Eugene has a deficit of 72 
acres of Medium  Density Residential (MDR) land based on the 
following uses:  

o 44 gross acres of MDR land for new housing 

o 10 gross acres of MDR land for public and semi-public 
uses 

o 18 gross acres of MDR land to accommodate employment  

• High Density Residential deficit. Eugene has a deficit of 94 
acres of High Density Residential (HDR) land based on the 
following uses:  

o 24 gross acres of HDR land for new housing 

o 47 gross acres of HDR land for group quarters 
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o 10 gross acres of HDR land for public and semi-public 
uses 

o 13 gross acres of HDR land to accommodate employment  

Table 11. Residential land surplus or deficit, Eugene UGB, 2011-2031 

Plan Designation
Land Deficit 

(Gross Acres)
Low Density Residential

New Housing 895                      
Public and Semi-Public Uses 291                      
Employment in Residential Plan Designations 58                        

Total Low Density Residential 1,244                  
Medium Density Residential

New Housing 44                        
Public and Semi-Public Uses 10                        
Employment in Residential Plan Designations 18                        

Total Medium Density Residential 72                       
High Density Residential

New Housing 24                        
Group Quarters 47                        
Public and Semi-Public Uses 10                        
Employment in Residential Plan Designations 13                        

Total High Density Residential 94                       
  Total Residential Land Deficit 1,410                   

Source: ECONorthwest 
Note: Totals may be off slightly as a result of rounding.   

Table 12 summarizes Eugene’s land deficit for the 2011 to 2031 period:  

• Eugene will need 1,410 acres of additional residential land 

• Eugene will need 388 acres of additional commercial land 

• Eugene does not need additional industrial land under the 
assumptions used in this analysis but may have need for 
additional industrial land based on discussion of Eugene’s 
economic development goals, as discussed in Section 4.2 

In addition, Eugene has identified parkland need for community parks 
in the north Eugene area and has purchased a total of 140 acres of 
parkland for Golden Gardens and Santa Clara parks. These parks 
would need to be brought into the UGB in order to extend urban 
services to them and meet the intended purpose of community parks.  
For this reason, consideration will need to be given to these areas if a 
UGB expansion process follows. However, it cannot automatically be 
assumed that these areas will be brought into the UGB. If they are not, 
the community parkland need in these geographic areas will not be 
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addressed as proposed in local park planning documents and the 
Project and Priority Plan. 

Table 12. Summary of land deficit, Eugene UGB, 2011-2031 

Plan Designation
Needed Land 
(Gross Acres)

Residential 1,410                  
Low Density Residential 1,244                    
Medium Density Residential 72                         
High Density Residential 94                         

Commercial 388                      
Industrial  ---- 
Golden Gardens and Santa Clara Parks 140                       

Source: ECONorthwest 
Note: Totals may be off slightly as a result of rounding.   

 

Section 5 POLICY IMPLICATIONS  
The main impetus for this project was HB 3337. In 2007, the Oregon 
legislature passed House Bill 3337, which is codified in ORS 197.304.6 This 
is what the statute requires:  

• Separate Urban Growth Boundaries for Eugene and Springfield: 
HB 3337 requires each city to “separately establish” its own UGB. 

• Residential Land Analysis: HB 3337 requires each city to 
“demonstrate, as required by ORS 197.296, that its comprehensive 
plan provides sufficient buildable lands within an urban growth 
boundary established pursuant to statewide planning goals to 
accommodate estimated housing needs for 20 years.” 

                                                 
6 197.304 Lane County accommodation of needed housing. (1) Notwithstanding an 
intergovernmental agreement pursuant to ORS 190.003 to 190.130 or acknowledged comprehensive 
plan provisions to the contrary, a city within Lane County that has a population of 50,000 or more 
within its boundaries shall meet its obligation under ORS 197.295 to 197.314 separately from any 
other city within Lane County. The city shall, separately from any other city: 

      (a) Establish an urban growth boundary, consistent with the jurisdictional area of responsibility 
specified in the acknowledged comprehensive plan; and 

      (b) Demonstrate, as required by ORS 197.296, that its comprehensive plan provides sufficient 
buildable lands within an urban growth boundary established pursuant to statewide planning 
goals to accommodate estimated housing needs for 20 years. 

      (2) Except as provided in subsection (1) of this section, this section does not alter or affect an 
intergovernmental agreement pursuant to ORS 190.003 to 190.130 or acknowledged comprehensive 
plan provisions adopted by Lane County or local governments in Lane County. [2007 c.650 §2] 
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The Eugene City Council directed staff to expand the scope of the 
required analysis to include all lands: residential lands (as required by 
Goal 10, ORS 197.296 and HB 3337), employment lands (as required by 
Goal 9) and lands required for other uses (i.e., public and semi-public 
uses). In short, the ultimate question Eugene will have to address under 
HB 3337 is whether the currently-acknowledged UGB (lands west of 
Interstate 5) is adequate to accommodate identified needs for the next 20 
years.  

This study answers that question by presenting a “baseline” analysis that 
builds from recent trends. The baseline analysis indicates that Eugene has 
a deficit of residential and commercial land, and a surplus of industrial 
land. That conclusion, however, is not the final answer; the City must take 
additional steps to refine the technical analysis to comply with certain 
state policy requirements that were not addressed in this analysis. 
Broadly, these steps include: 

• A determination of the “needed” residential density and mix as 
required by Goal 10 and ORS 197.296 and a refined analysis of 
housing land needs 

• A statement of economic development objectives as required by 
OAR 660-009-0025 and a refined analysis of employment land 
needs, which could impact the need for industrial lands.  

• Evaluation of measures to increase the development capacity of 
lands inside the UGB (sometimes referred to as “land use efficiency 
measures”) as required by ORS 197.296(7-9) and OAR 660-024-
0050(4)7 

• Evaluation of UGB expansion alternatives if the land use efficiency 
measures do not result in enough additional capacity to meet 
identified land needs 

The steps stated above are a simplification of the work that needs to be 
completed. Embedded in those steps are dozens of policy decisions that 
will require technical analysis and local review—and ultimately 

                                                 
7 “If the inventory demonstrates that the development capacity of land inside the UGB is 
inadequate to accommodate the estimated 20-year needs determined under OAR 660-024-0040, the 
local government must amend the plan to satisfy the need deficiency, either by increasing the 
development capacity of land already inside the city or by expanding the UGB, or both, and in 
accordance with ORS 197.296 where applicable. Prior to expanding the UGB, a local government 
must demonstrate that the estimated needs cannot reasonably be accommodated on land already 
inside the UGB. If the local government determines there is a need to expand the UGB, changes to 
the UGB must be determined by evaluating alternative boundary locations consistent with Goal 14 
and OAR 660-024-0060.” 
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adoption—to comply with statewide land use policy. In short, 
considerable work lies ahead before the City can meet the requirements of 
HB 3337. The City has started working on these issues through the 
Envision Eugene project. 

The baseline projection of land sufficiency within the UGB was developed 
with input from a Community Advisory Committee (CAC), composed of 
a broad range of stakeholders from Eugene. Below are some examples of 
key issues that add technical, procedural, and political complexity to the 
analysis. This is not a complete list of all the issues that the City will need 
to address as part of the Envision Eugene project: 

Housing 
• Is Eugene providing enough affordable housing? The Oregon 

state land-use program focuses on housing density and housing 
type, and requires cities plan for “housing types determined to 
meet the need shown for housing within an urban growth 
boundary at particular price ranges and rent levels.” Implicit in the 
program is the assumption that more multifamily housing not only 
increases the efficiency with which urban land is used and reduces 
the loss of farmland to urban development, but also provides 
denser, smaller, less expensive dwelling units that will be 
affordable to more households. The Oregon program does not, 
however, have specific tests directly related to affordability. This 
ambiguity is frequently a source of conflict in local and state review 
in that there is no correct or best way to make a determination of 
needed housing at particular price ranges in rent levels. Despite 
this ambiguity, Eugene must still make a determination about the 
needed housing density and mix. 

• What type and density of housing does Eugene need? The type of 
permitted housing affects its density (dwelling units per acre), and 
density is a measure of the capacity of vacant, buildable land to 
accommodate population and employment growth. Assumptions 
about the future density of development are among the most 
contentious in a UGB assessment—and have been a source of 
contention on several recent projects in Eugene. Should one assume 
that future development will occur at the maximum permitted 
density, or at the average recent density of development? How fine 
should the disaggregation of the analysis be: one number for the 
overall average density of all residential development, or many 
numbers to address multiple zoning types, locational 
characteristics, and physical conditions? This issue relates to a core 
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requirement of the housing needs analysis: the determination of 
needed density and mix.  

• What are the appropriate locations for higher density housing 
types? The residential land inventory did not identify a substantial 
amount of buildable land in the medium- and high-density 
residential (MDR and HDR) plan designations. The largest HDR 
site is about 30 acres and is west of Danebo road near Highway 126. 
What locations are appropriate for higher density housing types is 
a question that will ultimately need to be addressed in this 
planning process. The Infill Compatibility Standards and the 
Opportunity Siting committees have been working on these issues; 
the City will be required to demonstrate a match between land 
need and land inventory. Approaches for addressing this issue 
could include redesignation of lands designated for other uses. One 
example includes surplus sites owned by the Eugene 4J School 
District.  

• How much redevelopment should Eugene plan for? Probably the 
most contentious issue for the CAC was the amount of new growth 
that would be accommodated by redevelopment. The analysis done 
for this study suggested that since 2000 just under one out of every 
10 new homes built during that period was built on land that the 
buildable land inventory classified as developed; the other nine 
were built on land classified as vacant. But even if one accepts that 
approximation as accurate, what will happen in the future is still 
open for discussion. Will that rate drop because, for example, the 
demand for redevelopment for student housing will attenuate? Or 
will it increases because of market conditions (e.g., aging of the 
population; increase fuel prices) and policy conditions (e.g., limited 
additions of buildable land to the UGB)? 

 The City has two committees addressing redevelopment (and 
infill): the Infill Compatibility Standards and the Opportunity 
Siting committees.  The work of these committees will be 
considered as part of the Envision Eugene process and will help to 
inform community values and potential policy changes. 

• How will recent trends in student housing affect housing need 
throughout Eugene? Some members of the CAC noted the recent 
trend around the University of Oregon to develop multiplex 
buildings where each dwelling unit has four or more bedrooms. 
The high value of these units has led to the redevelopment (i.e., 
demolition) of single-family dwellings, and to increases in parking 
problems in some cases. Though this situation is an issue for some 
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specific neighborhoods, the overall effect on the need for land 
inside the UGB is relatively small. In other words, while this issue 
may be one that the City wants to address, doing so is not required 
to comply with HB 3337. 

• How should the analysis address the inherent uncertainty of 20-
year forecasts? Estimating housing need for the 20-year planning 
period requires making assumptions about key variables that are 
uncertain: for example, changes in population, tenure percentages, 
income, housing price, housing mix, housing vacancy, household 
size, percent of population living in group quarters, and other 
demographic characteristics.  

The more disaggregated and detailed the forecast, the greater are 
the chances that the forecast will be wrong. For example, one’s 
probability of predicting which league will win the World Series is 
around 50%; the probability of predicting which team will win the 
World Series is much lower (one in 30 or about 3.3%). Similarly, 
analysts are likely to make better predictions of the total amount of 
housing that will be built in Eugene than they are of the amount of 
housing, by type that will be built in different subareas of Eugene.  

For example, one issue raised by the CAC was the potential for 
changes in household size over the 20 year period. Over the last 20 
years, household size has decreased steadily. There are 
demographic changes that suggest household size will continue to 
decrease, such as growth of the share of people over 60 years old, 
who typically have smaller households than younger people. There 
are other trends that suggest that household size will increase, such 
as growth in Hispanic households, which typically have larger than 
average household size, or growth in student housing with more 
than four bedrooms.  

Employment 
• Eugene does not have a statement of economic development 

objectives as required by OAR 660-009-0025. One of the steps in 
assessing a city’s employment land supply is to clearly articulate 
the city’s economic development objectives. OAR 660-009 
encourages cities to develop economic development objectives 
through a public process, such as a visioning process. Eugene does 
not have an existing economic development policy document or 
plan that articulates the City’s economic development objectives. 
The economic opportunities analysis presented in Appendix B does 
not comply with the requirements of Goal 9 as it presently stands. 
Through the Envision Eugene process, the City should develop 
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• Does Eugene have the “right” land supply to accommodate 
employment growth? The characteristics of Eugene’s existing 
vacant commercial and industrial sites larger than 5 acres may not 
be satisfactory for attracting or growing businesses. Key issues 
include: lack of large sites, wetlands, lack of sites with proximity to 
I-5, and the grouping of sites along Hwy 99 north. The process 
required by Goal 9 and OAR 660-009 is to adopt local economic 
development objectives which then are used to identify target 
industries. The characteristics of sites needed by target industries is 
then compared to the land inventory to make a determination of 
the sufficiency of suitable sites. The employment land needs 
estimates in this report does not address site sufficiency, and as a 
result do not fully comply with Goal 9. 

• Does Eugene want to attract large employers that require large 
sites? The lack of clear economic development objectives makes 
this question hard to answer. Goal 9 allows cities to be 
“aspirational” in local economic development plans. A city can 
adopt policies to attempt to attract specific types of firms, including 
types of firms that have not historically located in the city. Many 
cities aspire to attract large employers that require large sites (e.g., 
sites larger than 50 acres). Goal 9 allows a city to increase the 
amount of their buildable lands for employment beyond what 
might be calculated to strictly match forecasted employment if it 
demonstrates that it lacks certain need site types. Such an action, 
though allowed, is optional: a city must decide that it wants to have 
the additional site types so as to have a chance of attracting such 
industries. Such decisions are typically found in a city’s economic 
development plan or plan element. But since Eugene does not have 
clearly articulated statement of economic development objectives 
(as required by OAR 660-009-0025), particularly objectives 
pertaining to sites, this step will require direction from the City 
Council about whether the City should assume any need for large 
sites 

• How much new employment will locate on non-employment 
land or on land that is already developed? Not all new 
employment will require vacant employment land. There are four 
typical circumstances under which new employment does not 
require additional employment land; new employment may be 
accommodated (1) on land that is not designated primarily for 
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employment uses: e.g., home occupations that are located in 
residential plan designations; (2) in existing built space (e.g., 
adding a new cubicle to an existing office, or by extending the 
hours of operation); (3)  in a new building on land that was not 
classified as vacant and buildable (e.g., building a restaurant in a 
large parking lot of a retail store); and (4) on developed land that 
gets redeveloped at a higher density. 
 
A question that may need to be considered in Envision Eugene is 
how much of Eugene’s forecasted new employment will not 
require land classified as vacant. In the Envision Eugene process, 
the City may model different assumptions about the amount of 
employment that can be accommodated in existing developed 
areas. In the end, however, the assumptions about the amount of 
employment that will be accommodated on land not classified as 
vacant (which is primary developed land, so such accommodation 
would be classified primarily as redevelopment) are policy choices 
that require direction from Eugene’s decision makers. 

Mixed-use lands 
• How does the City want to proceed with mixed-use lands? Mixed-

use (primarily residential and commercial) is a key city strategy 
that is embedded in the Metro Plan, TransPlan and other policy 
documents. Moreover, there are different “flavors” of mixed use: 
nodal development, mixed-use plan designations, housing 
development in commercial plan designations, and employment 
uses in residential plan designations. Success of dense mixed use 
development in these types of mixed use areas depends on a range 
of factors—and the strength of market demand for mixed 
development types. Additional opportunities exist for new mixed 
use centers, for housing in commercial areas, and for housing 
downtown.  

Determination of sufficiency of lands with the UGB to 
accommodate 20-year land needs 

• What land efficiency measures should Eugene consider? The City 
will be required to adopt some suite of measures to increase the 
capacity of lands within the UGB. Staff have already identified 
potential strategies as part of Envision Eugene and are in the 
process of evaluating the impact of those strategies. The key issue 
here is that the strategies must demonstrate that they will yield the 
stated land efficiencies. For housing, if needed density is greater 
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than actual (observed) density, the burden of proof is articulated in 
ORS 197.296(7): 

“… the local government … shall adopt measures that 
demonstrably increase the likelihood that residential development 
will occur at the housing types and density and at the mix of 
housing types required to meet housing needs over the next 20 
years. 

For example, if the City wants more redevelopment, or 
development of housing at higher densities, it may have to take 
policy steps to ensure that it will happen and where it should 
happen. 

CONCLUSION 
The ECLA process provides the technical analysis necessary to meet 
Eugene’s obligations for the residential land determination under HB 
3337. It does not, however, address all of the technical and policy work 
required to justify establishment of a separate UGB for Eugene, nor does it 
make a final determination about land sufficiency within the Eugene 
portion of the Eugene-Springfield Metropolitan UGB. 

The baseline analysis presented in this report suggests that the City has a 
deficit of residential and commercial lands. That determination triggers a 
number of statewide planning requirements—particularly the 
requirement to review and adopt land use efficiency measures to reduce 
the size of a UGB expansion.  

Moreover, the ECLA process was a technical process that, at Council’s 
direction, did not address policy issues. Key policy issues such as 
identification of economic development objectives, adopting a needed 
housing density and mix, and articulating redevelopment and other land 
efficiency strategies must be addressed to make the final UGB 
determination. 

 




