12/21/2020

1059 Willamette – Request for Proposals
Submitted Questions and Answers
Environmental Review
1. May we get a copy of the Environmental Review Records related to specific issues
described in the Environmental Assessment section of the RFP? Specifically:
a.
SHPO Clearance Review request referenced in the Environmental Assessment
b.
Environmental studies performed by Stantec referenced in the Environmental
Assessment
c.
Historic Façade materials Assessment Findings report
The documents have been uploaded to the website: www.eugene-or.gov/1059Willamette
2. Are the phase I and II Environmental Site Assessment reports available?
The documents have been uploaded to the website: www.eugene-or.gov/1059Willamette
Noise Mitigation
3. Is the 5ft setback a fixed requirement on 11th for the housing levels, or is the setback just
one way to mitigate sound levels? If the 5ft setback is a requirement, can you point us to
the documentation?
There are federal HUD requirements that states that exterior noise levels with a day-night
average sound level of 65 and below are acceptable and allowable. Noise Assessment
Location (NAL) 4 had a noise range that exceeded 75dB, so we needed to find out where
the noise range would be below 75 dB. We did this by moving the Noise Assessment
Location (NAL) away from 11th Avenue until we got below 75 dB. We used an internal
mapping software (GeoDart) to measure to a new NAL that was about 5 feet away from
the property line facing 11th Avenue. This is how we got the 5 feet measurement. If we
had not come to the determination that the building had to have a 5-foot setback to reach
a noise range below 75 dB, the noise analysis would have been in the Unacceptable
Range which would likely prevent project from moving forward. So the setback is
required because the noise range was in the Unacceptable range at the original NAL. See
Environmental Assessment document for more information.
4. Please confirm noise mitigation criteria.
a. Is there acoustic performance criteria, as measure from the interior of the
new/renovated building, that is required beyond OSSC for the completed 1059
building?
b. If so, is that a city, state, or federal criteria?
There are federal HUD requirements that states that exterior noise levels with a day-night
average sound level of 65 and below are acceptable and allowable. The HUD interior
goal is that the interior auditory environment shall not exceed 45 dB (CFR 51, Part B)

51.101(8) and (9). When noise levels exceed these levels, attenuation is required such as
building design and construction techniques (51.105(a)(1). Barriers can also be used but
can be difficult and problematic if it serves to isolate and enclose the subject site. See
Question #3 for site-specific information.
5. Page 12 of the Environmental Assessment Summary states that the building will need to
be set back at the south elevation, facing east 11th Avenue “to achieve interior noise
levels of 45dB”. Is it safe to assume that if new construction is pursued, that we can
build to the limits allowed by zoning and OSSC codes if the exterior envelope design is
able to mitigate exterior noise to 45dB?
Any new construction will need to have any residential uses set back at least 5ft off of
11th Avenue, to meet federal HUD requirements. See response to Questions #3 and 4.
6. In the construction/renovation of the 1059 Building, does the city have criteria for the
maximum allowable noise level for construction?
There are no HUD-related noise requirements related to construction. The project will
need to meet the standard noise level requirements for construction. Eugene Code 6.750
describes regulations, variances, and exceptions related to noise.
Parking
7. The parking garage owned by the City is located nearby; would it be possible to either
master lease parking spaces or receive an allocation of parking for the residents of this
building? If so what is the anticipated cost of such parking?
Downtown Eugene is a multi-modal urban environment that supports residents,
employees, and visitors. The City of Eugene manages over 3,000 structured and surface
parking lot spaces, as well as leasing hundreds of parking spaces, in downtown Eugene
(see map in Attachment A). The Overpark Garage is located next to the 1059 Willamette
Street project. It is the largest parking structure with 600 parking stalls and serves
downtown commuters, business validations, 1st Hour Free program, Downtown Athletic
Club member parking, and hourly/daily parking. Permit parking is $70. Prior to COVID,
the Overpark Garage demand was over capacity. During COVID, our demand has
dropped by over half. Future demand for this location is tied closely to downtown
economic recovery. Parking Services is open to discussing parking needs and available
parking and mobility options for this project. (https://www.eugene-or.gov/776/Parking)

8. From page 7, ‘Preferred concepts will provide a parking assessment and a financeable
plan to accommodate the parking and transportation needs of the proposed uses.’
a. What does this mean?
Proposals that demonstrate an understanding of the parking needs of the proposed
project and a realistic, financeable plan to accommodate those needs, will receive
a higher score.
b. Can we get information about the current capacity in the public garage so we can
show the new demand can be accommodated?
See response to Question #6.
Financial Information
9. Does the Urban Renewal Area in downtown Eugene have any TIF revenue available to
enhance the funding available for this project?
a. If so, how much?
The Urban Renewal Agency has identified $700K of tax-increment financing (TIF)
revenue that is available to support the project. This is part of the $1.1M that is identified
in the RFP.
10. Question 4 indicates that URA funds can be used to cover SDC, Permit and EWEB
Connection fees with a footnote stating that using these funds for other uses may trigger
prevailing wage requirements.
a. Will the use of these fund for SDC, permit fees, and EWEB connection fees not
trigger prevailing wage requirements if the benefit to the project exceeds $750K?
b. Will the contribution of the property be considered a public contribution to the
project with regards to prevailing wage requirements?
All entities submitting proposals are strongly encouraged to familiarize themselves with
Oregon’s prevailing rate of wage laws (ORS 279C.800 – 279C.870 and OAR 839-0250000 – 839-0025-0750), including ORS 279C.810.
Once City Council selects a proposal, staff and the selected development team have
negotiated the deal points and documents relating to the project, and City Council has
approved the deal points and after the City Council has approved or is scheduled to
consider approval of the use of public funds, the City will request of the Oregon Bureau
of Labor and Industries (BOLI) a determination about whether the proposed project
would be a public works on which payment of the prevailing rate of wage would be
required. All past BOLI determinations are published on their website.

Affordable Housing Units
11. What are the City’s affordability goals for the 51% of the units that will be restricted?
80% AMI or deeper affordability?
The requirement is that 51% of the units must be affordable to households with incomes
at or below 80% of area median income. Proposals that have rents with lower income
thresholds do have the opportunity to receive extra points.
12. Will “floating” rent restricted units be allowed?
a. In this scenario, the income/rent restricted designation can move from one unit to
another, as long as 51% of the units are income/rent restricted at any given time.
Yes. Developers will need to be able to demonstrate at any time that at least 51% of the
units are restricted to rents affordable to 80% AMI households.
13. Does the City expect the mix of floor plans available to households earning 80% AMI
and below to match the mix of floorplans available at market rate?
There are no requirements related to the floorplans of the affordable and market-rate
units.
Miscellaneous Questions
14. Has a cost estimate been generated for the abatement of hazardous materials?
a. If so, can it be shared?
We have not had a specific cost estimate generated for abatement. The demolition
company (referenced in the question below) estimated asbestos abatement would cost
$200-400k, as part of total demolition costs.
15. Has a cost estimate been generated for the demolition of the existing building?
a. If so, can it be shared?
The estimated cost of demolition of the existing building is about $570k. This assumes
backfill of the basement. There is no formal cost estimate.
16. Is there a site survey or ALTA available?
The City does not have a site survey or ALTA of the property.

17. From page 6, ‘Information about the proposed project must be submitted using the form
in Appendix A and must include a completed financial pro forma using the format in
Appendix B’
a. Are we able to put our proposal together in a more formal document (following
the City’s outline) and submit as a pdf?
All proposals must be submitted as instructed in the RFP. Narratives must be submitted
using the Word document. This ensures that proposals are evaluated based on the quality
of the content rather than the actual submitted document.
18. Question 7 references Special Needs populations.
a. Does the city expect this project to serve ‘Special Needs’ populations?
Proposed projects are not required to serve ‘Special Needs’ populations. This
question is an opportunity for development teams to highlight this service, should
they choose to provide it.
b. Would 80% AMI tenants of the building be considered Special Needs based only
on their income qualification?
The 2020 Consolidated Plan identifies priority needs for the Eugene-Springfield
area, summarized in the table in Attachment B. The table lists ‘low-income
renters’ is as a priority need and separately lists ‘non-homeless special needs
populations’ as another priority need. The City considers the latter group to be the
Special Needs populations referenced in the RFP, not low-income renters, who
are considered a ‘priority needs population’.
19. Who is on Evaluation Committee?
Staff is working to determine who will be on the Evaluation Committee. The Evaluation
Committee for landbank sites typically includes the Council representative on the
Housing Policy Board, community member representatives with development or housing
expertise, and a member of the applicable neighborhood association. The Evaluation
Committee for this RFP will have a similar make-up.

Attachment A – Parking Map

Attachment B

Priority Needs
Priority Need

Explanation

Renters
Low- and very low-income
people need increased access
to quality affordable rental
housing as well as rental
assistance

•

Homeowners
Low- and very low-income
people need increased access
to affordable homeownership
opportunities and support to
remain homeowners

•

•

•

•

2020 Consolidated Plan

Comments

About three quarters of moderate- and lowincome renters spend more than 30% of their
income on housing costs (Eugene – 79%,
Springfield – 74%)
The majority of low-income renters spend
more than 50% of their income on housing
costs (Eugene – 68%, Springfield – 57%)

•

A significant majority of low-income owners
experience over-crowding, substandard
housing, or a housing cost burden (Eugene –
78%, Springfield – 59%)
A significant majority of moderate- and lowincome owners spend more than 30% of their
income on housing costs (Eugene – 66%,
Springfield – 57%)
A large percentage of low-income owners
spend more than 50% of their income on
housing costs (Eugene – 59%, Springfield –
39%)

•
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•

•

Between 2010 and 2019, the median rental rate rose to $1,373 in
Eugene (47% increase) and $1,181 in Springfield (58% increase)
Significant increase in need from 2013 to 2017;
• Many more moderate-income households spend more
than 30% on housing
• Many more low- and very income households spend
more than 50% on housing

Low-income households spending more than 30% of income
housing have increased in Eugene but remains steady in
Springfield
Low-income households spending more than 50% of income
housing have increased in both Eugene and Springfield

Eugene and Springfield, OR

Priority Need
People experiencing
Homelessness
People need access to
housing and supportive
services to prevent them from
becoming homeless and to
leave homelessness

Explanation
•
•

•
•
•
Non-Homeless Special
Needs Populations
Special needs populations
need additional support as it
relates to affordable
housing, human services, and
employment opportunities

2020 Consolidated Plan

•

Comments

A total of 2,165 homeless individuals were
served in FY 2019 by agencies funded by
Lane County
The three public school districts in Eugene
and Springfield report 1,629 homeless youth
during 2019 (includes students who are
staying with friends or family)
The definition of homeless for purposes of this
Plan includes people who are “doubled-up”
Shortage of year-round low-barrier emergency
shelter beds, especially for single individuals
and victims of Domestic Violence
Lack of diversion and rapid exit services for
those exiting Permanent Housing
People with special needs including families
with children, seniors, ex-offenders, people
with HIV/AIDS, victims of domestic violence,
people with drug and alcohol addictions,
people who are evicted or foreclosed, people
with physical and mental disabilities,
veterans, youth, and youth aging out of foster
care
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•

•
•
•

•
•
•

•

Majority of the homeless population in Eugene (73%) and
Springfield (88%) are experiencing unsheltered homelessness
• Shortage of low-barrier year-round emergency shelter
and shelter beds in Eugene and Springfield
In 2017, one in four persons exiting permanent housing in Lane
County returned to homelessness
There are no youth-specific resources for transition-age youth
(18-24)
Due to low rental vacancy (3.6% in Eugene and 3.4% in
Springfield) and even lower affordable unit rental vacancy, the
Lane County Continuum of Care struggles with voucher or tenantbased programs

There were 32,438 elderly (over the age of 65) and 3,310 frail
elderly (that need assistance with daily living) in EugeneSpringfield (2017 ACS)
The disability rate is 13.5 percent in Eugene and 18.6 percent in
Springfield
Physical disabilities can include hearing, vision, cognitive,
ambulatory, self-care or independent living difficulties
In the Community Survey, respondents identified mental health
and addiction services and housing services as the greatest
social service needs. Respondents also identified assist human
service agencies with facilities acquisition or improvements as the
most needed Community Development Need
Eugene and Springfield, OR

Employment Opportunities
People who have low
incomes, are unemployed or
underemployed need a
broader range of employment
opportunities, including selfemployment

•

Low-Income Areas & Areas
of Slums and Blight
Geographic areas that meet
federal criteria as areas of
slums and blight or as lowincome areas and need
additional support for
rehabilitation and public
improvements

•

2020 Consolidated Plan

•
•

•

Job growth and low unemployment rates has
not yielded better wages for many younger
residents and workers lacking necessary skills
The new workforce of youth 16-24 years old
accounts for 38% of the workforce
Current low unemployment rates and
retirements in workforce has created demand
for skilled workers in some industries

•

There are several areas in this community that
are or could meet the HUD requirement for an
area of slums and blight which would allow
different uses of CDBG funds. These areas
could benefit from increased investments in
the area
There are several areas of this community that
are characterized by 51% or more low- to
moderate-income residents, which can benefit
from increased investments in this area

•
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•
•

•
•

The United Way ALICE report found that 58% of all jobs in Oregon
are low-wage (less than $20/hour), with contract positions (nonbenefited) increasing, a factor in job and housing insecurity
There is a need to increase high-wage and living wage career
employment opportunities for youth
Lower wages are exacerbating housing affordability for some
workers

Need to support low- and moderate- income neighborhoods
through public improvements such as infrastructure and public
facilities
Low-Income Areas have been mapped for both jurisdictions
Support currently designated slum/blight areas

Eugene and Springfield, OR

