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      School District 4J, Lane County, Oregon 
 

PROPOSED FINDINGS OF FACT 
 

Resolution in the Matter of Sale of Property 
 

CIVIC STADIUM 
 

The following discussion represents the findings of fact and conclusions of law 
attendant to the above matter. 
 
Property Background 
 
The Civic Stadium property is located between South Willamette Street and the Amazon 
Parkway, and south and west of the southeast corner of Oak Street and 20th Avenue.  
The site address is 2079 Oak Street.  The property consists of 3 tax lots, totaling 
approximately 10 acres.  An aerial photo of the site is included in Appendix A along with 
a tax lot map which shows the individual parcels as they currently exist today.  
 
 Stadium Tax Lot (8505): 
The 9.33 acre lot is the remaining portion of four original parcels acquired between 1938 
and 1945.  An aerial photo showing the original parcels and the corresponding year of 
acquisition is included in Appendix B.  Also included in Appendix B are copies of the 
deeds for each individual acquisition. 
 
The largest parcel, on which the stadium and field reside, was originally around 17 
acres in size and was deeded to Lane County School District No. 4 in 1938. The 
property, acquired by the City of Eugene via tax foreclosure (due to unpaid property 
taxes), was deeded to the school district for $1.  The deed contains a recital which 
contains “…that the property then be deeded to School District No. 4 of Lane County, to 
be used as a recreation area for the School District and the municipality…”.  This recital, 
describing the reason that the property was being conveyed, has been the subject of 
controversy for years; thought by a number of individuals (primarily interested in 
retaining the use of the stadium and land) and by the City of Eugene to be an 
enforceable deed restriction insofar as the “use” of the property is concerned.  More 
discussion/background regarding the circumstances under which the property was 
conveyed and the stadium was constructed is provided under Civic Stadium 
Background below. 
 
Property was conveyed to the City of Eugene, by the School District, in 1960 for 
construction of the Amazon Parkway which essentially bisected the original stadium 
parcel.  A copy of this deed is also included in Appendix B. 
 
In December 2006, the District and City agreed to seek summary judgment by Lane 
County Circuit Court on the issue of whether the title restricted the use of the property 
and/or the District’s clear title to the property.  Both parties agreed to be bound by the 
decision and to forego the right of appeal.  In April 2007, the General Judgment was 
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issued by the Court, ruling in favor of the District, holding that “…Eugene School 
District No. 4J holds the property it received from the City of Eugene by the 1938 
deed in fee simple, free and clear of all claims by the City of Eugene…” 
Copies of the Judgment and the Opinion & Order are included in Appendix C, along with 
a letter from district legal counsel outlining the agreement to seek resolution from the 
Court. 
 
While it has been determined that the District has no legal obligation to keep the 
property in use “as a recreation area for the District and the municipality”, the question 
has been posed whether there is a civic or moral obligation to continue to 
provide/maintain the property for this purpose.  The complexion of the District and the 
community are vastly different today than in 1938.  At that time, the local high schools 
had no place to play football games, and baseball and other athletic facilities, such as 
track and field, were needed or desired as well.  Today, the District has 32 school 
facilities in use with the following inventory of outdoor athletic facilities available to the 
district students and for community use (surplus properties excluded):  8 multi-use 
synthetic turf athletic fields, 47 football & soccer fields (plus 6 City-owned fields on 
adjacent properties), 47 baseball & softball fields (plus 10 City-owned fields on adjacent 
properties), 7 synthetic surface tracks, and 12 gravel tracks.  A copy of the 4J sport field 
inventory is included in Appendix D. 
 
North Tax Lots (7900 &7901): 
The two north tax lots were acquired in a different configuration than currently exists.  
Originally, the north property in total consisted of five lots platted in the original 
subdivision – Lots 14, 15, 16, 17, and 18, Block 6 of Teshner’s Addition to Eugene, 
Oregon.  These lots are shown in detail on the tax lot map located in Appendix E.  Lots 
14 through 17 were purchased from Lane County in November 1940 and were the 
subject of a previous foreclosure resulting from delinquent property taxes.  Lot 18 was 
purchased from a private party in January 1941.  These five lots ultimately became Tax 
Lot 7900.  In 1950, lot 14 was deeded to the Eugene Elks Club for use as a dental 
clinic, at which time lot 14 was extracted from Tax Lot 7900 and became Tax Lot 7901.  
In 1997, TL 7901 was transferred back to School District 4J (through a deed reversion), 
and the old dental clinic facility was demolished in January 1998.  Copies of the deeds 
demonstrating this history are included in Appendix E. 
 
 
Civic Stadium Background 
 
As noted above, the initial parcel was deeded to Lane County School District No. 4 by 
the City of Eugene in 1938.  The local high schools needed a place to play football 
games, since Hayward field had recently been renovated and was to be no longer 
available for high school games.  A local property tax levy was passed by the voters of 
Eugene to raise $6,000 - the amount required to pay off the tax lien(s) against the 
property.  For construction of the stadium and field, the District committed a matching 
$6,000 and the local Chamber of Commerce committed to raising an additional $6,000 
in cash donations.  The Works Progress Administration under President Franklin D. 
Roosevelt agreed to provide the labor to construct the stadium using lumber donated 



 

Civic Stadium Findings, Page 3 of 22   

from local lumber mills and timber owners.  The stadium grandstand structure was 
designed by local architect Graham Smith.  The grandstand roof, completed in 1939, 
was designed by the West Coast Lumberman’s Association (Seattle).  The initial field 
consisted of clay and sawdust and was upgraded to grass turf with irrigation in 1949.  
The School Board agreed to provide funding for field lighting ($3600) reimbursed by the 
students of Eugene High School over a three-year period (1942).  The heating plant 
building was constructed in 1941 to provide heat and hot water to the locker room 
facilities below the grandstands along the third base line.  The district’s cumulative 
financial investment in the stadium facility as of 1945 was reported to be $61,000.  A 
detailed summary of discussion and decisions in the early days of Civic Stadium was 
prepared in 1970 by Lawrence Perkins, Assistant Superintendent for Physical Plant, 
Eugene Public Schools, comprised of excerpts from school board meeting minutes.  
This summary is included in Appendix F. 
 
Between the mid 1940’s and the mid 1950’s a number of additional buildings/facilities 
were constructed on the site to support student transportation operations.  The site was 
used by the 4J Transportation Department until 1995 when the operations were 
relocated to the former Lane Transit District location at 8th Avenue and Garfield Street. 
 
In 1948, a joint agreement between the University of Oregon and the School District 
allowed the UO to play baseball at Civic Stadium in exchange for allowing the use of 
McArthur Court for high school basketball.  In the fall of 1969, the four 4J high schools 
began playing football at the then recently completed Autzen Stadium.  This continued 
until the fall of 2000 when the stadiums and synthetic turf fields were completed at each 
of the high schools. 
 
In the 1940’s, the School District allowed use of Civic Stadium on a rental basis for a 
variety of locally sponsored softball and baseball recreational leagues and for exhibition 
games for traveling teams, some looking to “take on” the local competition.  From 1941 
until 1949, the stadium was active with semi-pro baseball of the Cascade League made 
up of teams sponsored by local lumber companies.  When approached in 1947 (July) 
regarding allowing professional baseball at Civic Stadium, the School Board instructed 
the Superintendent to respond to interested parties by saying that “the Board is 
interested in doing the best thing for the baseball interests of the community but that 
basically the stadium is provided as a community center rather than as a professional 
ball park”.  The proposal, in fact multiple proposals, resurfaced in the fall of 1948.  Three 
significant issues emerged simultaneously.  First, the Cascade League considered the 
additional use as infeasible due to scheduling difficulties.  Second, the Board received a 
challenge to their authority to grant such use, without first referring the matter to the 
voters of Eugene.  Thirdly, there was a fair amount of opposition from the local 
neighbors to the intensification of use.  Bringing the issue to closure in fall 1949, the 
Board voted unanimously not to lease the stadium for professional baseball on the 
grounds, as expressed by the motion, “that in leasing the Stadium the Board would be 
exercising no sound educational function”.   The decision also ended the use of the 
stadium for baseball by the semi-pro Cascade League.   
 



 

Civic Stadium Findings, Page 4 of 22   

The history of minor-league baseball at Civic Stadium officially began in 1969.  Once 
Civic Stadium was no longer in use for high school football, the Eugene Emeralds 
relocated to the stadium from Bethel Park where they had played since 1955.  A three-
year lease was granted in exchange for a $34,000 investment in the facility to improve 
the field, lighting, and concessions.  Wooden box seating was also constructed during 
this time.  Additional improvements and/or contribution to maintenance efforts were 
accepted in lieu of rental payments through the 1991 baseball season.  The District re-
roofed the stadium in 1978 and re-sided much of the exterior shortly thereafter.  In 
1982, new restrooms were built using district labor and with materials provided by the 
Emeralds.  New steel box seating was installed in 1987 by the Emeralds in exchange 
for a five-year lease running through the 1991 season.  New field lighting and poles 
were installed in 1990 by the District at a cost of around $100,000.  In 1992, a three-
year lease transferred limited maintenance responsibility to the Emeralds with only 
painting, exterior maintenance, and structural repairs continuing to be the responsibility 
of the District.  The District funded repainting of the grandstands and tunnels in 1993 as 
well as making structural improvements to the field-side cable guy-wires for the roof-
mounted light towers.  Full maintenance responsibility was transferred to the Emeralds 
beginning in 1995.  The Emeralds terminated the lease and vacated the premises in 
November 2009 and announced their move to the new PK Park facility at the University 
of Oregon. 
 
Demolition of the fueling facility commenced in 1995 following the relocation of the 
Transportation Department along with the removal of all known underground fuel 
storage tanks.  Contaminated soil remediation was conducted on site in the area east of 
the outfield fence.  Demolition of additional structures occurred in 1998 (one bus garage 
and the Elks dental clinic) and in 2007 (two bus garages). 
 
Civic Stadium was listed on the National Register of Historic Places in 2008.  More 
discussion regarding the historic designation is provided under Miscellaneous Property 
Issues below. 
 
 
Status of Property 
 
The stadium parcel (TL8505) is currently zoned PL (Public Land).  The property is used 
to support the following district uses: 

• Civic Stadium, currently used only for South Eugene High School baseball and 
fall soccer. 

• Storage, furniture and maintenance equipment storage in the shop building. 
• Overflow parking for South Eugene High School and events 

 
The north lots (TL 7900 & 7901) are currently zoned R-1 (low density residential), but a 
request for zone change to R-2 (medium density residential) is in process, with approval 
anticipated in late May 2010.  Both lots are unimproved.   
 
Regarding non-district uses, the parking area is leased to Lane Transit District as a 
park-and-ride location for University of Oregon games (football and men’s basketball) 
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and the northeast lot (TL 7900) is leased to the City of Eugene Public Works as a 
satellite facility to support their operations. 
 
 
Status of Improvements 
 
Current building codes and standards were not anticipated at the time the stadium and 
subsequent ancillary facilities were constructed.  Therefore, there are numerous 
building code deficiencies related to structural integrity, seismic restraint, handicapped 
accessibility, fire protection, and emergency egress.  There are few provisions for 
authorities to require retroactive code upgrades, so except for minor remodeling, the 
stadium and ancillary buildings exist essentially as they were originally constructed.   
There are numerous issues related to natural deterioration of an outdoor wooden 
structure in a wet climate as well as an acceleration of decline in recent years due to the 
age of the facility and as a result of deferred maintenance and lack of investment in 
capital repairs and upgrades. 
 
Stadium 
Despite numerous code and condition deficiencies detailed below, the stadium structure 
remains intact and is considered salvageable, but not without significant cost.  The 
current state of disrepair is not so much a result of recent neglect (although there is that 
component) as much as it is a result of seventy two years of use and the natural 
deterioration that occurs with outdoor wooden facilities in damp climates.  There does 
appear to be a more recent acceleration of decline as the stadium edges closer to the 
end of its useful life (as defined by cost to replace versus cost to repair and the resulting 
projected lifespan for each). 
 
In the spring of 2009, the City of Eugene Building Department conducted a condition 
survey with a focus toward code compliance, or lack thereof, particularly as identified 
deficiencies relate to public health and life safety issues.  Over the ensuing weeks, and 
months, the School District and the Eugene Emeralds worked to address the most 
immediate concerns.    A variety of issues were resolved by simply removing 
installations that were non-compliant, or by taking systems out of service.  A number of 
the deficiencies remain to be addressed.  A copy of the City’s Building Inspection 
Report is included in Appendix G, along with a status report of the remaining issues. 
 
In October 2009, qualified construction experts from the local Chamber of Commerce 
membership donated their time and expertise to conduct a condition survey and to 
compile a comprehensive estimate for identified needed upgrades to the stadium 
structure and field.  The estimate of projected costs is in excess of $10 million.  A copy 
of this report and the assumptions made in the development of the estimate is included 
in Appendix H.  The estimate assumes future use of the stadium for minor league 
baseball and compliance with those standards.   
 
An edited version of the renovation estimate is included in Appendix I.  This estimate 
includes only those items that district staff believes would be recommended for 
immediate implementation for continued use of the stadium facility projected over a 3-
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year period.  This reduced level estimate assumes district use only and limitation of use 
to daylight hours.  The projected cost is in excess of $2 million. 
 
Structural Issues Overview: 
In addition to the City’s Building Inspection Report that identified some structural 
integrity issues, a number of structural engineering evaluations have been performed, 
beginning in 1991.  Summaries of key reports are provided in Appendix J.  These 
reports identify the following issues: 

• Grandstand framework.  Exterior columns imbedded in concrete are rotted – 
repair/replacement is needed.  Interior columns are not attached to footings – 
seismic restraint needed.  Removed structural cross-bracing (below the seating) 
needs to be properly reinstalled.   

• Roofing/Roof Structure.  Roofing is past the end of its useful life – full removal 
and replacement is needed.  Roof load strength, seismic performance, and 
safety in extreme climate conditions (snow or high winds) is questionable.  Roof 
sheathing (plywood) is needed for added stability.  Lateral bracing within the roof 
framing system and truss-to-column connections are recommended. 

• Light Towers on Roof.  The 1991 Structural Engineering report recommended 
removal of the roof-mounted light towers.  In 1993, structural improvements were 
made to the front (field-side) cable guy-wires in order to address immediate 
concerns of pending structural failure of roof structure anchorage points.  These 
improvements were made as a short term strategy.  Concerns remain regarding 
the adequacy of the roof structure anchorage, condition of the steel light tower 
structure and guy cables. 

• Decay and Deterioration.  Due to standing water, poor drainage, roof leaks, and 
damaged gutters, the stadium has many areas of dry rot, decay, and 
deterioration.  Wooden bleachers, walkways, walls, roof access, exterior 
columns, and picnic area decking have areas affected by water intrusion or 
exposure.  Areas impacted by water intrusion/exposure should be addressed, dry 
rot damage repaired, and gutters and downspouts replaced. 

• Steel Stands / Box Seating Area.  Metal risers, treads, and support structure 
have deteriorated due to standing water, contact with the ground, and general 
exposure to the elements.  The District performed repairs in 1993 and the 
Emeralds performed subsequent repairs, however, the stands have continued to 
deteriorate.  The steel (box seating) stands need to be removed.  Replacement is 
optional depending upon use of stadium/field.  Removal of steel stands, without 
replacement, will require repair/replacement of front/lower rail of grandstands. 

• Outfield Fence.  Structural support and fencing is in need of replacement. 
 
All recommended work requires design documentation, building permits, and 
appropriate inspections, as well as review for compliance with current codes. 
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Accessibility Overview: 
In 1994, an evaluation of the facility was made to identify barriers to accessibility.  A 
copy of the summary and building evaluation are provided in Appendix K.  In summary, 
the following issues were identified that remain to be corrected: 

• Accessible Routes.  No accessible route exists through the grandstand into 
seating areas.  Cross slopes and grade changes exceed maximum allowable 
dimensions.   

• Seating.  The only designated seating for persons in wheelchairs is along the 
third base line side of the stands on the wooden decks.  This segregates the 
disabled views and is unacceptable.  No other accessible seating exists, but 
should be provided in all price levels of seating. 

• Restrooms.  Access into restrooms, interior clearances, fixtures and accessories 
are non-compliant.  This has been recently addressed through the provision of 
accessible portable toilets which is not an acceptable long-term solution. 

• Locker Rooms.  No accessibility exists.  Infeasible to correct conditions with the 
existing construction.  Accessibility would be achieved only through construction 
of new facilities. 

• Concessions and Ticket Booths (most have been removed).  Issues of non-
compliant grades, cross-slopes, and window serving heights.   

• Stairs and hand rails.  Non-conforming riser, tread, and nosing configuration 
(stairs/steps).  Hand rails are non-existent in many locations. 

• Parking.  Designated parking exists, however, identifying signage and directional 
signage to designated parking are non-existent. 

 
All recommended work should be designed to current standards and requirements.  
Much of the corrective work requires building permits. 
 
Professional Baseball Standards – Deficiencies: 
For several years the Major League Baseball Commissioner’s office commissioned an 
evaluation of the field and facilities at Civic Stadium, as compared to professional 
baseball standards.  The evaluation has consistently identified deficiencies in the field 
and facilities related to team & visitor locker room and toilet facilities, field dimensions 
and conditions, dugouts, and field lighting.  A copy of the most recent evaluation on file 
(2004) is included in Appendix L. 
 
Heating Plant Building 
The heating plant building was constructed in 1941 to house sawdust-fired boilers.  The 
heating plant was upgraded over the years (likely multiple times), most recently fired 
with natural gas, and was finally abandoned in the early 1990’s.  The heating oil tank 
was removed in 1995.  The half of the building originally used for sawdust storage, was 
converted to a maintenance storage and minor repair shop area.  The chimney was 
removed in 2008 for safety reasons.  The building is in a state of disrepair, needs to be 
re-roofed, and has significant water intrusion issues due to its floor level approximately 
four feet below the grade of the field.  While the building may be considered 
salvageable, these significant issues would need to be addressed in the very near 
future, if the building is to be retained. 
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Fuel Island and Underground Fuel Storage Tanks 
The fueling island was constructed prior to 1950, but the precise year is unclear.  The 
fuel island structure and underground fuel storage tanks & appurtenances were 
removed in 1995, following relocation of the student transportation operations to another 
location.  See Remediation of Contaminated Soils under Miscellaneous Property Issues 
below for more information. 
 
Office Building 
The two-story office building (office above, garage below) was constructed in 1946 and 
was referred to on the original drawings as “bus garage” and “garage and living 
quarters”.  It was constructed with two, 2-bedroom apartments (duplex arrangement) 
upstairs.  Since the transportation operations were obviously conducted on the site at 
the time the building was constructed (reference to bus garage), it remains somewhat 
unclear as to whether the living quarters were originally intended to support the stadium 
grounds and caretaking, or to support the transportation function, or perhaps both.  The 
building was utilized since the early 1980’s until 1995 as the main office and dispatch 
area for the student transportation operations, and used from 1996 until 2009 as the 
Eugene Emeralds office. 
 
The structure appears to be sound.  The roofing is in need of replacement and minor 
interior/exterior repairs are needed as well, if the structure is to be retained.   
 
Bus Barns (Garages) 
Except for the open storage garage built in 1956 and  attached to the east side of the 
stadium grandstands, all other (four) bus garages built between 1952 and 1956 have 
been removed (1998 & 2007).  The remaining, six-stall garage is in a general state of 
decline and the roofing is in need of replacement along with the need for plywood 
sheathing.  Other than roofing and sheathing related issues, the structure appears to be 
intact and considered salvageable. 
 
Shop (bus repair garage)  
The main portion of the repair shop building was built in 1950, adjacent to an existing 
section built at some earlier date, with a variety of additions in the ensuing years.  The 
facility is in a general state of decline and is in need of roof replacement, but is 
considered to be salvageable. 
 
Drivers/Players Lounge Building 
This building was constructed between 1950 and 1952 and was referred to as 
maintenance shop, cabinet shop, and upholstery shop.  Except for the garage bay at 
the east end which has been used for grounds maintenance equipment storage, from 
the early 1980’s the building was used as a bus driver training and break room facility 
until the student transportation operations were relocated in 1995.  The Eugene 
Emeralds used the building as a baseball player’s facility from July 1996 until their 
departure in 2009. 
 
The building is in a serious state of decline and is recommended for removal 
(demolition).  The building is in need of, but not limited to the following items:  Roofing 
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replacement, roof structure repair, substructure repair, window replacement, exterior 
and interior painting, drywall repair, flooring replacement, plumbing & electrical 
upgrades, etc. 
 
Elks Dental Clinic 
The dental clinic was originally constructed in 1951 with subsequent additions made at 
an undetermined point in time.  The facility was demolished in 1998 after the property 
reverted back to district ownership. 
 
Athletic Field: 
In addition to deficiencies listed in the Baseball Commissioner’s report, the field is 
poorly drained and, therefore, cannot be adequately maintained in advance of the high 
school baseball season.  The irrigation system requires frequent repair and has areas of 
deficient and uneven coverage.  The sloping grade of the outfield is excessive, with 
some of the outfield areas several feet below home plate. 
 
Asphalt Pavement: 
The asphalt pavement is in varying levels of deterioration and a number of areas are in 
complete failure.  The degree of annual patching requirements is on the increase. 
 
 
Miscellaneous Property Issues 
 
There are a variety of issues relevant to current and future use and potential future 
development of the property.  These issues are individually addressed below. 
 
Use as a Community Venue 
Since 1969, Civic Stadium has been used for professional baseball during the summer 
months.  The Eugene Emeralds developed a significant fan base in the community and 
provided an entertaining and fun, family atmosphere for evening baseball games at the 
site.  The setting, nestled in the local neighborhood near the urban core, feels like an 
extension of the Amazon Community Park and provides views of the Hendricks Park 
ridgeline.  This setting, combined with the nostalgia associated with the historic wooden 
stadium provides an experience unique to the facility and location that is difficult, or 
perhaps impossible to replicate at another facility or location in the area.  Loss of use of 
the facility and site as an entertainment venue would create a sense of loss for many in 
the community.  
 
Historic Designation 
Civic Stadium, along with the ball field, was listed on the National Register of Historic 
Places in 2008.  The designation creates some obstacles to overcome for potential 
alternative uses and/or redevelopment of the property.  The designation may provide 
opportunities to secure grant funding to support the preservation, however, according to 
the State Historic Preservation Office, amount of grant funding available is very limited 
and requires matching funds from the applicant.  Under certain circumstances, there is 
also the potential for relief from some building code requirements.  The historic 
designation will “travel” with the property and is not affected by change in ownership. 
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Public Utilities Without Easements 
There are a variety of public utilities crossing the site that exist without easements in 
place.  There are overhead electrical service power lines serving the stadium and 
adjacent properties to the west as well as a sanitary sewer (waste water) main that 
bisects the property, running south to north, serving the stadium as well as property to 
the south of the ball field.  It appears that both of these utilities could be relocated to the 
perimeter of the property with the appropriate easements which would increase the 
development flexibility of the site.  The exception is a waste water main that lies within 
the westerly half of tax lot 7901.  This line flows in the northerly direction and serves 
additional properties to the west.   
 
On-site storm water drainage lines also run across the site in a west to easterly direction 
destined to the Amazon Creek channel.  Some of the surface and sub-surface drainage 
from properties to the west are served from this system.  Much of this could be resolved 
by the installation of a new storm water installation along side of the waste water 
easement that exists along the Oak Street alignment. 
 
A site drawing showing the on-site utilities and City of Eugene storm water and waste 
water maps are included in Appendix M for reference. 
 
Access Issues with Neighboring Properties 
For decades, a number of properties to the west have taken access across the stadium 
property along the Oak Street alignment, projected south from the intersection with 20th 
Avenue.  This access has been taken without permission and without formal easements 
or use agreements.  Publicly owned property is not subject to adverse possession 
claims and private property owners cannot assert claims such as exist in this situation.  
However, alternative access routes for some properties are either problematic or 
impossible.  Therefore, these access issues should be considered in conjunction with 
development options and alternatives, particularly with regard to street connectivity 
issues discussed below. 
 
Connectivity Issues for Local Streets 
The flow of traffic in and out of the downtown area to and from south Eugene via 
Willamette Street, Oak Street, and the Amazon Parkway is not as direct as it could be 
due to the one-block offset from Willamette Street northbound to Oak Street, and 
termination of northbound Amazon Parkway at 19th Avenue.  The City of Eugene, Traffic 
Engineering, has considered a couple of alternatives that would help improve the 
situation.  Concept sketches are included in Appendix N.   
 
Willamette Street (northbound) Realignment:   
This concept would transition northbound Willamette to Oak, across the stadium 
property with a sweeping “S” curve.  This concept could create opportunity to address 
the access issues with the neighboring properties mentioned above.  The right-of-way 
for this realignment does not currently exist.  However, future development or 
redevelopment of the property could require dedication of the ROW in order to comply 
with the City’s connectivity standards, whereby the City would exact/extract the needed 
ROW as a condition of development approval. 
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20th Avenue Completion: 
This concept is completion of the 20th Avenue link across the stadium property between 
Oak Street and the Amazon Parkway.  This concept includes the reversal of direction on 
Oak Street from northbound to southbound and the reversal of Pearl Street from 
southbound to northbound.  Due to the expense of sign and signal changes along Oak 
Street and Pearl Street in order to reverse direction, the concept is currently considered 
cost prohibitive. 
 
20th Avenue Right-of-Way (ROW) 
The 20th Avenue ROW between Oak Street and the Amazon Parkway is unimproved 
with respect to street standards and is currently used as parking and on-site access, 
and as access to two residential lots (Tax Lots 6700 & 7000) to the west of the stadium 
site north lots.  The ROW creates a separation of the north property from the larger 
stadium parcel which creates some potential challenges for development of the property 
as a cohesive package. 
 
While a partial ROW vacation may be possible, a full vacation would be problematic due 
to access to neighboring properties and street connectivity issues between Willamette 
Street, Oak Street, and the Amazon Parkway.  A full ROW vacation would be unlikely 
without first addressing the connectivity issue and acquisition of additional adjacent 
property or the granting of access easements.  Additionally, public storm water and 
waste water mains exist in the ROW which would require public utility easements (if the 
ROW was vacated).  The relocation of these utilities is not considered practical and, 
since no permanent structures could be placed above the utilities, vacation or partial 
vacation of the ROW would have little value other than the space required for utility 
easements may be less than the entire ROW. 
 
Lack of Adequate Parking for Events 
Parking for stadium events is severely deficient and cannot be accommodated on the 
site.  Current seating capacity is at 6800 which would require a minimum of 1133 
parking spaces for compliance with current Land Use Code.  If seating is limited or 
reduced to 5000, a minimum of 833 spaces are required.  Existing area available for 
parking has been maximized in order to provide a total of 263 spaces on site. 
 
Remediation of Contaminated Soils 
Following the relocation of the Transportation Department to the current location at 8th & 
Garfield in 1995, the fuel island was decommissioned and the underground fuel storage 
tanks were removed.  At the same time, waste oil and heating oil tanks serving other 
functions and buildings were also removed.  In total, 7 tanks were removed from the 
site.  The tanks and purpose/content are depicted on a site drawing included in the front 
of Appendix O. 
 
During the course of tank removal, petroleum contaminated soils were encountered, but 
the contamination was isolated to areas immediately surrounding the underground 
tanks and was not widespread.  Some low-level contaminated soils were transported 
off-site for disposal.  Other, more heavily contaminated soils were treated to 
remove/reduce contaminants and remain on site in the area east of the outfield fence.  
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The State of Oregon Department of Environmental Quality accepted the treatment 
procedure and results, and has affirmed that no further action is required.  Copies of key 
documentation for the soil remediation are provided in Appendix O.  The presence of 
this on-site remediation activity is not expected to represent an obstacle or restriction to 
development or use of the area, however, this conclusion would require affirmation of 
the appropriate agencies/authorities. 
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Statutory Authority for the 

Governance of Schools and School Property 
 
ORS 332.072 grants to local district school boards the control of and responsibility for 
all district schools and the responsibility for educating children attending those schools. 
 
A school board has legal authority to establish and maintain elementary schools and 
high schools as well as other schools where needed (ORS 332.075).  In addition, a 
board has authority to purchase or lease such property as is needed to establish 
schools.  A board may construct buildings for the education of students and may locate, 
buy, lease, or sell, or convey property that in the judgment of the district school board 
may not be required for school purposes (ORS 332.155). 
 
However, there are some limitations on a board’s discretion over the use of school 
district property.  ORS 326.011 to 326.051 authorizes the State Board of Education to 
establish state standards and adopt rules for the general governance of public schools. 
 
In addition, ORS 197.015 defines “special districts” to include school districts.  ORS 
195.020 (1) requires special districts to comply with the statewide planning goals in 
taking actions with respect to their programs affecting land use.  For land within the 
Metro Plan boundary, the statewide planning goals are manifested in the acknowledged 
Metro Plan and consistency with that comprehensive plan addresses the statutory 
requirements. 
 
 

Standards Applicable to a  
Decision to Purchase or Sell Property 

 
 
School Board policy under Code FB is applicable to this decision.  This policy defines 
the sale of property as a land use decision and details the process the School Board will 
follow in making the decision.  This process is initiated by the superintendent’s 
recommendation, followed by the development of findings of fact, and provision for 
public input.  A copy of this policy and other board policies regarding real property 
management are included in Appendix P. 



 

Civic Stadium Findings, Page 14 of 22   

School District Need for the Property 
 
Past district uses of the property included high school football and baseball, and student 
transportation operations.  Current uses include high school baseball and fall soccer, 
excess furniture and equipment storage, (winter) grounds equipment storage, and 
overflow parking for South Eugene High School (SEHS). 
 
High School Athletics: 
Football has not been played at Civic Stadium since 1968.  The four 4J high schools 
began playing football games at the University of Oregon’s Autzen Stadium in 1969.  
The synthetic turf field installed on the SEHS site in 2000 has provided the preferred 
facility since that point in time.  Since the installation of the box seating area at Civic 
Stadium, which involved shifting the location of the back stop and baseball field, football 
and soccer fields will not fit on the site parallel to the main grandstand section as 
originally intended.  Removal of the box seating (and relocation or elimination of the 
baseball field) would provide adequate room to reestablish the football and/or soccer 
field in the north-south orientation.  However, as noted under Status of Improvements, 
the field suffers from a multitude of deficiencies.  Extensive and expensive renovation 
will be required if the field is programmed for continued/future use. 
 
Excluding the use of the Civic Stadium field, and including the use of the City of Eugene 
softball fields, South Eugene High School has either the same or greater number of 
outdoor athletic facilities compared to other 4J high schools.  The only high school 
with a Junior Varsity baseball field is Churchill High School, and this field was originally 
built by and for use by local youth sports organizations and was not originally intended 
or conceived as a high school facility.  A listing and comparison of high school athletic 
facilities, along with accompanying aerial photographs are included in Appendix Q. 
 
A number of the natural turf fields at SEHS (and at the other three high schools) could 
use renovation and improvement which would certainly increase the usability and 
suitability of those fields.  There is room on the SEHS site to construct another softball 
or baseball field immediately east of the high school stadium facility and still be able to 
utilize the east field for soccer.  The SEHS baseball field is scheduled to undergo a 
renovation in the spring and summer of 2010 and is expected to significantly improve 
the usability of the field for baseball and soccer.  A copy of the proposed baseball field 
improvements as well as an athletic field master plan is included in Appendix R.  Future 
consideration should be given to the provision of field lighting for the combination 
baseball and soccer field, since there is a valid argument that the one field may be 
insufficient to accommodate all of the desired practices and games for the various 
teams within the limited daylight hours during the spring season. 
 
Parking: 
Since the relocation of the 4J Transportation Department in 1995, the stadium property 
has been used for overflow SEHS student parking.  This has relieved the pressure of 
on-street parking in the neighborhood to the north of the school, especially during the 
four years when SEHS enrollment was over 1800 students (1995-1998), and before the 
SEHS parking improvements/expansion took place in 2003.  Currently, the school 



 

Civic Stadium Findings, Page 15 of 22   

enrollment is 1564 (October 1, 2010) and is projected to be 1520 for the 2010-2011 
school year.  Recent observations record that very small numbers of students (typically 
less than 10) currently use the stadium property for school parking.  Enrollment history 
data as well as the latest enrollment projection is provided in Appendix S.  This data, 
coupled with recent enrollment/transfer management strategies suggest that future 
enrollment is not expected to increase to previous levels experienced in the late 1990’s. 
 
The existing parking arrangement at SEHS provides capacity for 584 motor vehicles.  
Parking lot expansion capacity of 21 cars is designed, but was not constructed when the 
parking lot improvements were made in 2003.  There is also the potential to add parking 
on property adjacent to the west side of SEHS, between the Amazon Parkway and the 
Amazon Creek, in the vicinity of the First Place Center facility (leased to St. Vincent de 
Paul). 
 
Event parking creates the highest peak need for parking relative to the high school 
operations/activities.  It is likely that joint use of parking facilities (SEHS and stadium 
property) will be a topic of conversation as the process moves forward. 
 
Transportation, Grounds Equipment, and Storage: 
In 1995, the student transportation operations were relocated to the 8th Avenue and 
Garfield Street location.  The new location provides significantly improved facilities and 
a more centrally located site.  Without access to the stadium property, grounds 
equipment storage during the winter months will need to be consolidated at the storage 
yard behind the Education Center at 200 North Monroe Street.  Warehouse and 
maintenance department storage would need to be reduced and consolidated at the 
main distribution warehouse and Facilities Management locations respectively, or 
moved to another location. 
 
Proposed Finding: 
 
With the installation of the synthetic turf athletic fields, the Civic Stadium site is no 
longer needed for high school football.  While it is beneficial to have access to the Civic 
Stadium field for high school baseball and fall soccer, there are adequate facilities, 
especially after improvements are effected, on the SEHS site to accommodate high 
school athletic needs on par with, or at a higher level than other 4J high schools.  The 
parking area on the stadium property is not needed to meet the parking needs for SEHS 
operations.  Access to the stadium property, if available, for event parking would be 
beneficial, so future joint-use parking agreements should be considered.  Storage 
functions currently located on the property can be reduced/eliminated, or relocated.  
The property is no longer needed to support student transportation operations. 
 
 

Impact to the Surrounding Neighborhood and Community 
 
There has been sentiment expressed by the local neighborhood and community toward 
preservation of the stadium and field for potential use as a professional or semi-
professional sports venue, community recreation, and possibly for non-profit agencies 
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or enterprises.  This sentiment is also coupled with the desire to maintain the property 
for use by the community as opposed to developing the property for private use.  Public 
comment solicited from a community meeting (South Eugene High School on February 
25, 2010) and through the district’s online web comment form was summarized and 
reported at the March 17, 2010 board meeting. 
 
The impact of current use (high school athletics, parking, and storage) on the 
surrounding neighborhood and community is minimal, since the property is more than 
adequate to meet and exceed those needs, and the facility is only used during daylight 
hours.  The impact on the neighborhood from the previous use for professional baseball 
was greater.  During games, there was adverse impact to the neighborhood as a result 
of traffic, parking (existing site is inadequate), lights, and noise.  However, many in the 
local neighborhood have said that, despite the above impacts, the event activity, within 
walking distance of most affected neighbors, was a net positive for the neighborhood 
and community.  
 
The Eugene Comprehensive Lands Assessment (ECLA) states that Eugene has an 
identified shortage of developable land for commercial and residential use.  
Development or redevelopment of land in close proximity to the urban core and the 
University of Oregon can likely create efficiencies where infrastructure already exists 
and where travel distances more readily accommodate non-vehicular modes of 
transportation.  The stadium parcel is immediately adjacent to the Midtown Potential 
Mixed-Use Commercial Center identified by City of Eugene Planning for potential future 
mixed-use development.  The north lots are included in the Midtown Center.  
Information on the Midtown Potential Mixed-Use Commercial Center is included in 
Appendix T.  The mixed-use development concept has become the official growth 
management policy of the City of Eugene.  Interest in the property for a variety of 
mixed-uses is confirmed by the significant number and frequency of inquiries over the 
past decade. 
 
Proposed Finding: 
 
Continued use of the property and stadium as status quo, or with similar use to the 
Eugene Emeralds, is likely to have a “no-change” impact on the neighborhood.  
Alternative use of the property and structures will have some impact on the 
neighborhood.  Whether the impact is positive or negative will depend upon individual 
perspective and upon what that final use becomes.  Community recreation or services, 
such as an expanded homeless shelter, or YMCA facilities would also have positive 
benefits for the community.  On the other hand, given its prime location and proximity to 
major thoroughfares and commercial enterprises, mixed-use development of the 
property, with an emphasis on medium density housing, is a possibility.  Development of 
the property within the urban core would fulfill an identified need for additional 
commercial, residential, and/or mixed-use land in Eugene.  Future development of the 
site could require realignment of northbound Willamette Street to Oak Street which 
would have a positive benefit for commuter (and perhaps neighborhood) traffic and to 
help resolve access issues with adjacent privately-owned residential properties.  
Redevelopment of the site without retention of the stadium structure and ball fields 
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would result in a sense of loss for the local neighborhood both for the historical 
connections and the community sports/entertainment venue. 
 
 

Conformity with Applicable Land Use Plans 
 
The District has a legal obligation to exercise its land use planning duties in accordance 
with the Eugene-Springfield Metropolitan Area General Plan (Metro Plan), 2004 update.  
There is no refinement plan applicable to this property.  The Metro Plan diagram 
indicates R-2, Medium Density Residential, as the appropriate zoning designation for 
the property. 
 
The two tax lots north of the 20th Avenue right-of-way are currently zoned R-1, Low 
Density Residential (single family dwelling).  At the regular meeting on February 17, 
2010, the School Board approved a zone change request for the north lots to R-2 in 
order to enhance the potential value, marketability and flexibility of use for future 
development.  The public hearing for the zone change request is scheduled to occur on 
May 12, 2010.  Approval of the zone change is anticipated.  
 
The larger stadium parcel is currently zoned Public Land (PL).  This zoning designation 
provides the greatest flexibility for current use and may be transferrable to a variety of 
potential future owners.  Therefore, there is no consideration given to a zone change 
request for this parcel at this juncture. 
 
Proposed Finding: 
 
A decision to offer the property for sale to another public agency, or to a non-profit 
organization established primarily to provide public uses allowed under the PL zoning 
designation does not affect zoning, and, therefore would be consistent with applicable 
land use plans.  Sale of the property for private use would require zone change for 
areas currently zoned PL. 
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Fiscal Considerations 

 
Current leases to the City of Eugene (Public Works) and to Lane Transit District (UO 
game park-and-ride) generate an annual revenue of approximately $13,000.  The 
concluding lease with the Eugene Emeralds generated about $70,000.  In addition to 
the lost rental revenue, the facility has become an increasing financial liability and a 
drain on current resources since the Eugene Emeralds terminated their lease and 
vacated the premises in November 2009. 
 
Operating costs: 
Current operating costs just for use of the facility for South Eugene High School 
baseball and fall soccer are projected to be on the order of $50,000 annually.  This 
presumes that only the field and steel box seating areas will be used and that the 
stadium structure itself is moth-balled, deferring general safety repairs that would be 
required if the stadium grandstands and related facilities (eg. restrooms) were to be 
utilized.  Excluded are significant financial liabilities for needed capital improvements to 
the stadium structure, roofing, asphalt paving, restrooms, accessibility, 
plumbing/electrical upgrades, etc. 
 
Long-term capital costs: 
The overall capital costs for long-term retention of the stadium facility are projected to 
be in excess of $10 million.  A detailed listing of these costs was prepared, courtesy of 
the Eugene Chamber of Commerce membership, in October 2009 and is included in 
Appendix H along with stated assumptions.  District staff does not believe that any of 
the listed items should be excluded if the facility is to be considered for use as a 
professional or semi-professional sports venue, or if the general public is to be invited to 
attend events outside of daylight hours. 
 
Short-term capital costs: 
Short-term holding costs for capital repair and upgrade projected over a 3 year time 
frame for continued use for high school sports only are estimated at roughly $2 million.  
This excludes accessibility upgrades, and safety improvements such as emergency 
egress lighting which would, in effect, limit the use to daylight hours.  These costs are 
detailed in Appendix I. 
 
Mothballing Costs: 
Mothball costs are estimated to be on the order of $25,000 annually and include 
grounds maintenance around the outside of the stadium, general repairs primarily as a 
result of vandalism, and ongoing site security. 
 
Property Value: 
A Marketing Analysis, completed in November 2007, suggested an asking price for the 
property of $4.75 million, based upon redevelopment under R-2 zoning (as indicated in 
the Metro Plan) with potential for some mixed-use development on the site.  A copy of 
the analysis is provided in Appendix U.  Obviously, the analysis is somewhat aged and 
actual value could fluctuate up or down depending upon current market conditions, 
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intended use, and availability of appropriate land for such use.   The analysis 
recognizes that demolition expense may be incurred, indicating that the existing 
structures have little or no value with regard to redevelopment of the site.  Highest value 
would likely be realized if the property were vacant of all structures.  By offering property 
as-is, the question of building demolition versus restoration/preservation will be 
answered by market conditions and the intent of the successful purchaser. 
 
Demolition costs for ancillary structures are estimated at $120,000.  In order to salvage 
reusable lumber, deconstruction costs for the stadium structure are estimated at roughly 
$250,000 and would take approximately 6 months to complete.   See Appendix V for a 
description of the demolition approval process and timeline. 
 
Proposed Finding: 
 
It is in the District’s best financial interest to sell the property in order to reduce ongoing 
maintenance costs, significant and looming capital costs, and other risks of ownership.  
There are immediate district needs toward which the proceeds could be applied.  It is 
not in the District’s interest to invest in the existing structures with regard to restorative 
efforts since the question of preservation remains to be answered at the present time.  
Current market conditions indicate potential interest in the property for affordable 
housing, homeless shelter and related services, mixed-use development, recreational 
facilities such as the YMCA, and other potential community uses yet to be clearly 
defined.  The feasibility study commissioned by the Save Civic Stadium organization 
may provide additional information regarding potential uses and users so that a target 
audience can be identified for distribution of marketing information.  The intent of the 
successful purchaser will determine if existing structures are demolished or retained.  
The potential also exists for a ground lease where the District would be free from 
financial liabilities of operating, capital, and development costs, while maintaining 
ownership of the property.  This could generate an income stream to the District, and 
the District would own the improvements at the conclusion of the lease.  Depending 
upon use and change in ownership, the property could potentially generate property tax 
revenue in support of the District. 
 
 

Property Uses Considered 
 
The property has not been recently considered for alternate uses that would support the 
district operations.  The District’s 2002 Long-Range Facilities Plan, developed by a 
staff-community advisory committee appointed by the Superintendent, did not identify a 
future school district use for the property and recommended further study to consider a 
surplus classification for the property.  The Board subsequently approved a 
classification of the property as surplus later in 2002, which by definition, indicates that 
the property is not needed for district purposes.   
 
Along with the recommendation to re-zone and sell the north lots and to sell the 
remaining property separately, the real estate consultant, Prichard Partners, Inc., listed 
alternative disposition options in a Summary Report, presented to the Board on 
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February 3, 2010.  A listing of pros and cons is provided in the report for each option.  A 
copy of the Consultant’s Recommendation and Summary Report is included in 
Appendix W. 
 
The biggest question surrounding the property is related to the future of the stadium 
structure.  Obviously, the available land and related development potential is 
dramatically different in the two scenarios – with or without the stadium. 
 
If the stadium is to remain intact, the use of the property will likely remain primarily 
allocated to support the stadium use (eg. sports field and parking).  Development 
potential of vacant land in this scenario is limited without adverse impact to available 
parking which is already deficient for large events. 
 
The development potential for the property if vacant of all structures is significantly 
increased.  The City’s Land Use Code provides that “The R-2 zone is also intended to 
provide a limited range of non-residential uses to help provide services for residents and 
enhance the quality of the medium-density residential area”.  With its adjacency to and 
partial inclusion in the Midtown Potential Mixed-Use Commercial Center (Appendix T) 
and the City’s mixed-use development strategy as a growth management policy, the 
property may be an ideal candidate for such development.   
 
Depending upon how the property is ultimately used, or developed, realignment of 
northbound Willamette Street to Oak Street may become required.  Alternatively, or in 
addition to the Willamette Street realignment, improvements may be required to the 20th 
Avenue right-of-way up to and including upgrading to full street standards.  Realignment 
of northbound Willamette Street could provide opportunity to address ingress and 
egress access relative to adjacent residential properties nestled in the northwest corner 
of the stadium site. 
 
The Request for Proposals (RFP) strategy for marketing the property will allow for a 
broad range of proposals which could include preserving the stadium and retaining the 
property in its current or historical use; preserving part of the stadium and field but 
redeveloping some of the property; removing the structures and redeveloping the 
property as vacant land; a land lease proposal; or many other options.  It is impossible 
to predict outcomes at this point in time. 
  
 
Proposed Finding: 
 
Sale of the property on the open market will be the prime determinant of future use.  
Using the RFP process is expected to allow for the broadest range of proposed uses, 
including potential preservation of the stadium grandstands.  If it is not possible to 
achieve a reasonable market rate value appropriate to a mixed-use application, the 
District could consider re-zoning to R-2 prior to selling the property, or the option to offer 
the property for other purposes.  Marketing the property now with the buildings intact 
provides the greatest level of flexibility for the property. 
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Summary List of Proposed Findings 

 
The following is a listing of the proposed findings included in this report: 
 
School District Need for the Property 
With the installation of the synthetic turf athletic fields, the Civic Stadium site is no 
longer needed for high school football.  While it is beneficial to have access to the Civic 
Stadium field for high school baseball and fall soccer, there are adequate facilities, 
especially after improvements are effected, on the SEHS site to accommodate high 
school athletic needs on par with, or at a higher level than other 4J high schools.  The 
parking area on the stadium property is not needed to meet the parking needs for SEHS 
operations.  Access to the stadium property, if available, for event parking would be 
beneficial, so future joint-use parking agreements should be considered.  Storage 
functions currently located on the property can be reduced/eliminated, or relocated.  
The property is no longer needed to support student transportation operations. 
 
Impact to the Surrounding Neighborhood and Community 
Continued use of the property and stadium as status quo, or with similar use to the 
Eugene Emeralds, is likely to have a “no-change” impact on the neighborhood.  
Alternative use of the property and structures will have some impact on the 
neighborhood.  Whether the impact is positive or negative will depend upon individual 
perspective and upon what that final use becomes.  Community recreation or services, 
such as an expanded homeless shelter, or YMCA facilities would also have positive 
benefits for the community.  On the other hand, given its prime location and proximity to 
major thoroughfares and commercial enterprises, mixed-use development of the 
property, with an emphasis on medium density housing, is a possibility.  Development of 
the property within the urban core would fulfill an identified need for additional 
commercial, residential, and/or mixed-use land in Eugene.  Future development of the 
site could require realignment of northbound Willamette Street to Oak Street which 
would have a positive benefit for commuter (and perhaps neighborhood) traffic and to 
help resolve access issues with adjacent privately-owned residential properties.  
Redevelopment of the site without retention of the stadium structure and ball fields 
would result in a sense of loss for the local neighborhood both for the historical 
connections and the community sports/entertainment venue. 
 
Conformity with Applicable Land Use Plans 
A decision to offer the property for sale to another public agency, or to a non-profit 
organization established primarily to provide public uses allowed under the PL zoning 
designation does not affect zoning, and, therefore would be consistent with applicable 
land use plans.  Sale of the property for private use would require zone change for 
areas currently zoned PL. 
 
 
Fiscal Considerations 
It is in the District’s best financial interest to sell the property in order to reduce ongoing 
maintenance costs, significant and looming capital costs, and other risks of ownership.  
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There are immediate district needs toward which the proceeds could be applied.  It is 
not in the District’s interest to invest in the existing structures with regard to restorative 
efforts since the question of preservation remains to be answered at the present time.  
Current market conditions indicate potential interest in the property for affordable 
housing, homeless shelter and related services, mixed-use development, recreational 
facilities such as the YMCA, and other potential community uses yet to be clearly 
defined.  The feasibility study commissioned by the Save Civic Stadium organization 
may provide additional information regarding potential uses and users so that a target 
audience can be identified for distribution of marketing information.  The intent of the 
successful purchaser will determine if existing structures are demolished or retained.  
The potential also exists for a ground lease where the District would be free from 
financial liabilities of operating, capital, and development costs, while maintaining 
ownership of the property.  This could generate an income stream to the District, and 
the District would own the improvements at the conclusion of the lease.  Depending 
upon use and change in ownership, the property could potentially generate property tax 
revenue in support of the District. 
 
Property Uses Considered 
Sale of the property on the open market will be the prime determinant of future use.  
Using the RFP process is expected to allow for the broadest range of proposed uses, 
including, potential preservation of the stadium grandstands.  If it is not possible to 
achieve a reasonable market rate value appropriate to a mixed-use application, the 
District could consider re-zoning to R-2 prior to selling the property, or the option to offer 
the property for other purposes.  Marketing the property now with the buildings intact 
provides the greatest level of flexibility for the property. 
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