
        Public Works and Development   
      

 
400 E. Main Street 

Cottage Grove, Oregon  
 

  (541) 942-3340 
www.cottagegroveor.gov 

 

PLANNING COMMISSION PUBLIC HEARING  

ON A COMPREHENSIVE PLAN AMENDMENT WITH MAP CHANGE 

APPLICATION, MCPA 2-23 
COMPREHENSIVE PLAN AMENDMENT WITH MAP CHANGE FROM M-MEDIUM DENSITY 

RESIDENTIAL/R2-MEDIUM DENSITY MULTIPLE FAMILY RESIDENTIAL TO I-INDUSTRIAL/M-

INDUSTRIAL 

7:00 P.M., WEDNESDAY, SEPTEMBER 20, 2023 –  

CITY HALL COUNCIL CHAMBERS & VIRTUALLY (www.cottagegroveor.gov/meetings) 

 

OWNER:     

Name:      Grace West Properties, LLC      

Mailing Address:   PO Box 8000 

  Sisters, OR 97759 

 

Status:      Owner   

 

APPLICANT:                                           City of Cottage Grove             

Name:                                                       400 East Main Street 

Mailing Address:                                      Cottage Grove, OR 97424 

 

Status:     Agent 

 

LOCATION OF PROPERTY: 

Location:     Unaddressed parcel 

 

Assessor’s Map and Tax Lot No.:  Map/TL:  20-03-32-00-03200 

25.96 acres 

 

 

PROPOSED ACTIVITY:  Comprehensive Plan Amendment with Map Change for 25.96 

acres of M-Medium Density Residential/R2-Medium Density 

Multiple Family Residential to I-Industrial/M-Industrial 

 

CRITERIA FOR REVIEW: 14.47.500 Criteria for Legislative & Quasi-Judicial Amendments  
 
Copies of the Application:  All documents and evidence relied upon by the applicant are available for 

inspection at the Public Works & Development Department and copies will be provided at reasonable cost 

upon request. 
 

Copies of the Staff Report will be available at the Public Works & Development Department no later than 

seven days prior to the hearing.  Copies will be provided at a reasonable cost upon request. 
 

SUBMISSION OF TESTIMONY 

 

Statements, testimony and evidence may be submitted in writing to the Public Works & Development Department, 

City Hall, 400 E. Main Street at any time prior to 5:00pm on the date of the hearing. Oral or written statements, 

testimony or evidence may be presented during the public hearing portion of the application review. If you have 

questions or concerns regarding a proposal, it is helpful to submit both written and oral testimony. Submitting 

written testimony gives staff the opportunity to research the issues and allows the Planning Commissioners the 

opportunity to review the issues prior to the public hearing. Speaking at the public hearing allows the participant to 



elaborate on his/her support, issues, or concerns, and gives the Planning Commissioners the opportunity to ask 

questions. 

 

Statements, testimony and evidence must be directed toward the applicable criteria for review listed in this notice, 

other criteria in the Cottage Grove Comprehensive Plan or land use regulation which the person believes to apply to 

the decision. The Comprehensive Plan is available for review in the Public Works & Development Department and 

the Cottage Grove Library. Staff is available in the Public Works & Development Department to aid with questions 

regarding land use regulations. 

 

 

NATURE AND CONDUCT OF HEARING 

 

1. The planning staff will present the matter, action and considerations required by law and any other 

information deemed necessary to establish appropriate considerations prior to public discussion or hearing. 

The permanent report of the Planning Commission may be substituted for such a presentation. 

2. The Commission Chair will open the public hearing. Unless waived, interested parties shall be entitled to 

an opportunity to be heard, to present and rebut evidence, and to have the proceedings recorded. The 

Planning Commissioners may question any persons who appear. 

3. No person speaking at a public hearing shall testify prior to receiving recognition from the Commission 

Chair. 

4. All speakers shall first identify themselves by name and address, and if appearing in a representative 

capacity, identify who is being represented. 

5. Testimony and evidence must be directed toward the applicable criteria or other criteria in the City 

Comprehensive Plan or toward other land use regulations which the person believes to apply to the 

decision. 

6. Proponents of the matter shall present their case. 

7. Opponents of the matter shall present their case. 

8. Proponents shall have an opportunity to rebut any new matters presented by the opponents. 

9. City staff members and representatives of other public agencies shall be afforded an opportunity to make 

presentations, followed by a summation by the planning staff, if considered necessary or desirable. 

10. The Planning Commission may discuss the matter and take action. 

11. Prior to the conclusion of the initial evidentiary hearing, any participant may request an opportunity to 

present additional evidence or testimony regarding the application. The Commission shall grant such 

request by either continuing the hearing to a date, time and place certain at least seven (7) days from the 

date of the initial hearing, or by leaving the record open for additional written evidence and testimony for at 

least seven (7) days. 

12. No person shall be disorderly, abusive or disruptive of the orderly conduct of the hearing, and there shall be 

no audience demonstrations, such as applause, cheering, display of signs, or other conduct disruptive of the 

meeting. 

13. Attendees are free to come and go during the course of the meeting. 

 

NOTE: The City of Cottage Grove complies with state and federal laws and regulations relating to discrimination, 

including the Americans with Disabilities Act of 1990 (ADA). Individuals with disabilities requiring 

accommodations should contact Tina MacDonald at (541) 942-3340 at least 48 hours prior to the hearing. 

 

CONTACT FOR ADDITIONAL INFORMATION 

 

Eric Mongan, City Planner 

City of Cottage Grove, Public Works & Development Department 

400 Main Street, Cottage Grove, OR 97424 

Telephone: (541) 942-3340 

 

IMPORTANT NOTICE ON APPEAL PROCEDURES 

FAILURE OF AN ISSUE TO BE RAISED IN A HEARING, IN PERSON OR BY LETTER, OR FAILURE TO 

PROVIDE STATEMENTS OR EVIDENCE SUFFICIENT TO AFFORD THE DECISION MAKER AN 

OPPORTUNITY TO RESPOND TO THE ISSUE PRECLUDES APPEAL TO THE STATE LAND USE BOARD OF 

APPEALS (LUBA) BASED ON THAT ISSUE (ORS 197.763(3)(e) and (5)(c)). 
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STAFF REPORT 
MCPA 2-23 

GRACE WEST PROPERTIES 
COMPREHENSIVE PLAN AMENDMENT/LAND USE MAP AMENDMENT 

Map 20-03-32-00 TL 3101 
UNADDRESSED PARCEL 

 
 
PROPOSAL DESCRIPTION 
 
Date application filed:  August 11, 2023 
 
Date deemed complete:  August 14, 2023 
 
Owner:    Grace West Properties, LLC 
    PO Box 8000 
    Sisters, OR 97759 
 
Applicant:   City of Cottage Grove 
    400 East Main Street 
    Cottage Grove, OR 97424 
 
Location:   Unaddressed parcel 

Map/TL:  20-03-32-00-03101 
25.96 acres 

 
Current Comp Plan:  M – Medium Density Residential 
 
Current Zoning:   R2 – Medium Density Multiple Family Residential  
 
Proposed Comp Plan: I - Industrial 
 
Proposed Zoning: M - Industrial 
 
MATERIALS TO BE PART OF THE RECORD 

 
City of Cottage Grove File(s):  MCPA 2-23 

• Applicant’s Application  
• Applicant’s Narrative 
• Site Map 
• City of Cottage Grove Completeness Correspondence 
• Affidavit of Posting 
• Affidavit of Notice 
• Annexation Agreement 
• Access/Utility Easements 

 
 
 
 
Proposal:  
 

planner
Typewritten Text
*  TPR Analysis; Dated 9/1/2023 
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The City of Cottage Grove is currently under contract with the owner of the subject property to 
purchase this property and four other parcels just east of the subject property across the Coast 
Fork Willamette River. The subject property and the adjacent lands to be purchased are currently 
zoned R2 – Multi-family Residential at a total of 61.40 acres. The subject property is located at 
the south end of town and is one of the southernmost incorporated parcels on HWY 99 S. The 
subject property can be accessed via an easement(s) over the adjacent private property to the 
south. Those easements recorded at Lane County Deeds and Records on October 18, 2007 (2007-
72047 and 2007-71729) are attached to this staff report as Exhibit 1.  
 
The City is seeking to purchase these properties in an effort to establish ~25 acres of developable 
industrial land and to catalyze the development of all housing types on the other 35.44 acres by 
constructing roads, water/sewer/storm infrastructure, and building a bridge over the Coast Fork 
Willamette River. Once the infrastructure is ready the City will work with a consultant to create 
an area plan for the residential lands with the goal of providing all housing types.  
 
The need for additional industrial lands is seen by the City as a crucial component of meeting our 
Goal 9 objectives by having lands of sufficient size to recruit and/or retain job producing lands 
within the City of Cottage Grove. At this time the largest available parcel in the City’s industrial 
lands inventory is 6.45 acres. While the City is fortunate to have shovel ready lands available for 
development it is always disappointing to tell a prospective business/industry/developer that we 
do not have enough land in a contiguous piece to meet their needs. The successful re-designation 
of the subject property will make the City of Cottage Grove competitive with other communities 
in the recruitment of large employers in alignment with the City’s Comprehensive Plan. 
 
There are two parts to this application: 
 

a. Amend the Comprehensive Plan Land Use Map to re-designate the subject property 
described in Exhibit A as TL 3101 from M - Medium Density Residential to I – 
Industrial; and 
 

b. Amend Title 14, Cottage Grove Development Code land use district map to rezone the 
subject property described in Exhibit A as TL 3101 from R2 - Medium Density Multiple 
Family Residential to M – Industrial. 

 
COMMENTS RECEIVED 
None. 
 
APPROVAL CRITERIA AND FINDINGS; MCPA 2-23 
 
14.4.1.500.H Decision-Making Criteria. The recommendation by the Planning Commission and 

the decision by the City Council shall be based on the following factors: 
 

1. Approval of the request is consistent with the Statewide Planning Goals;  
 
Staff response and findings of fact:  
 
The following Statewide Planning Goals are applicable and the amendment and concurrent zone 
change complies with them as noted below: 
 
Goal 1: Citizen Involvement 
To develop a citizen involvement program that insures the opportunity for citizens to be 
involved in all phases of the planning process. 
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The acknowledged Cottage Grove Comprehensive Plan (Plan) and Title 14 Cottage Grove 
Development Code complies with Goal 1. The Type IV Permit Application process required by 
Title 14 has been used for the Plan amendment/zone change proposal and is in compliance with 
Goal 1. Proper public notice of the proposed change has been provided through the Type IV 
public notice process as specified in Section 14.41.500A of the Development Code. The 
Department of Land Conservation and Development was notified of the intended amendments on 
August 16, 2023. Public hearings will be held at the Planning Commission and City Council 
levels to consider this re-designation/rezoning. Our process involves various forms of notification 
of the public in the immediate area, notification in local media, and notification of impacted 
governmental agencies and a recognized neighborhood group.  
 
Goal 2: Land Use Planning 
To establish a land use planning process and policy framework as a basis for all decision 
and actions related to use of land and to assure an adequate factual base for such decisions 
and actions. 
 
The land use planning process used by Cottage Grove to review this application is consistent with 
Goal 2. The City has established a land use planning process and policy framework as a basis for 
all decisions and actions related to use of land and to assure an adequate factual base for such 
decisions and actions. The proposed changes followed the process established in Title 14 of the 
City of Cottage Grove Municipal Code and have been found compatible with the City’s 
Comprehensive Plan. 
 
Goal 3: Agricultural Lands 
To preserve and maintain agricultural lands. 
 
This goal does not apply to the application as land within acknowledged urban growth boundaries 
is not considered agricultural. The subject properties are within the acknowledged urban growth 
boundary of Cottage Grove, and are within the city limits. 
 
Goal 4: Forest Lands 
To conserve forest lands by maintaining the forest land base and to protect the state's forest 
economy by making possible economically efficient forest practices that assure the 
continuous growing and harvesting of forest tree species as the leading use on forest land 
consistent with sound management of soil, air, water, and fish and wildlife resources and to 
provide for recreational opportunities and agriculture. 
 
This goal does not apply to the application. Forest lands are those lands acknowledged as forest 
lands as of the date of adoption of this goal amendment. The subject properties have never been 
acknowledged as forest lands. 
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Goal 5: Natural Resources, Scenic and Historic Areas, and Open Spaces 
To protect natural resources and conserve scenic and historic areas and open spaces.  
 
No known wetlands or historic areas are located on 
the subject properties. The subject property is 
bounded to the east by the Coast Fork Willamette 
River and is encumbered by the Special Flood 
Hazard Area and the Willamette River Greenway 
(see inset photo). 
 
Conversion of the subject property from M – 
Medium Density Residential/R2 Multi-family 
Residential to I – Industrial/M - Industrial aligns 
well with the location of the subject property as it is 
located adjacent to an active rail line. Additionally, 
just across the railroad tracks is the Cottage Grove 
Industrial Park.  
 
As mentioned the Willamette River Greenway, 
riparian area, and Special Flood Hazard area along 
the eastern boundary of the subject property will 
require that any development of the subject 
property meet Federal, State, and local standards. In 
meeting these standards any development will 
create and protect the view shed from as seen from along the banks of the Coast Fork Willamette 
and therefor maintaining open space along the river.  
 
This proposed plan amendment/zone change is in alignment with existing development and 
adjacent zoning and is in compliance with Goal 5.  
 
Goal 6: Air, Water and Land Resources Quality 
To maintain and improve the quality of the air, water and land resources of the state. 
 
There are no anticipated capacity problems with the existing (none) and planned facilities in the 
area to accommodate existing or potential industrial uses. Any new development will be required 
to comply with Development Code requirements for stormwater management (Chapter 14.35 of 
the CGMC) and Comprehensive Plan requirements related to air and water resource quality. 
Hence Goal 6 does not apply at this time. 
 
Goal 7: Areas Subject to Natural Disasters and Hazards 
To protect people and property from natural hazards. 
 
The subject property lies along the left bank of the Coast Fork Willamette River. Per FEMA 
FIRM’s (June 1, 1999) the property is encumbered by the Special Flood Hazard Area (100-year 
and 500-year). The floodplain extends into the subject property approximately 290’ in a semi 
uniform pattern along the eastern side from north to south. Any proposed development in this 
area will be required to adhere to Section 14.37.200 Flood Damage Prevention. There are no 
other known potential natural hazards that are not city-wide in nature (such as earthquakes). 
Compliance with building code and development code regulations when developing industrial 
uses will be a requirement for all future work to ensure that damage from natural hazards is 
mitigated to the greatest extent possible. The proposed change is in compliance with Goal 7. 
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Goal 8: Recreational Needs 
To satisfy the recreational needs of the citizens of the state and visitors and, where 
appropriate, to provide for the siting of necessary recreational facilities including 
destination resorts. 
 
The subject property lies along the left bank of the Coast Fork Willamette River and is in the 
Willamette River Greenway. As a condition of any Greenway Permit that is applied for and 
approved the areas within 50-100’ of top of bank will remain accessible to the public for access to 
this portion of the river. The proposed designation/zone change enhances the city’s ability to 
protect this important recreational resource and is in compliance with Goal 8. 
 
Goal 9: Economic Development 
To provide adequate opportunities throughout the state for a variety of economic activities 
vital to the health, welfare, and prosperity of Oregon's citizens. 
 
The proposed Plan amendment from M – Medium Density Residential to I – Industrial is an effort 
by the City to increase our competitive edge in regard to having shovel ready industrial sites 
within the incorporated city limits of Cottage Grove. The 2009 Economic Opportunities Analysis 
identified that there was a significant lack of developable or re-developable industrial lands 
within city limits or the UGB. Specifically, there were no industrial lands larger than 10 acres 
available for development. In the same EOA, it was identified that the City needed an additional 
100 acres of industrial lands to meet the growth projections identified in the report. In 2010, the 
City of Cottage Grove completed a Plan Amendment with Boundary Adjustment. In that 
application it was identified via memorandum from Winterbrook Planning that the City needed an 
additional 24 acres of gross useable industrial lands. To accommodate this, staff engaged with 
Weyerhaeuser, an existing development located just south of the UBG at the time. At that time 
Weyerhaeuser expressed some interest in incorporating into city limits but to date that has not 
occurred due to the significant increase in overhead that Weyerhaeuser would endure. As of 
today, it is understood that Weyerhaeuser does not plan on incorporating into city limits. This 
leaves the City still needing at least one large 20+ acre tract of industrial lands.  
 
Per an Annexation Agreement between the City of Cottage Grove and the property owners 
executed and recorded in 1981 (81-49163 LCDR, Exhibit 2), the City and property owners 
established that the subject property be designated industrial lands upon annexation. 
Unfortunately, likely through the passing of time, this agreement was not adhered to. This 
proposed Plan amendment will correct a missed opportunity to have a large tract of industrial 
land that is flat and has access to rail, HWY 99, and following the construction of a new bridge 
across the Coast Fork Willamette River, will have access to NB Interstate-5. Having this large 
tract in our inventory will position the City to be competitive in our recruitment efforts to bring a 
larger scale employer to the City of Cottage Grove. The proposed change is in compliance with 
Goal 9. 
 
Goal 10: Housing 
To provide for the housing needs of citizens of the state. 
 
Goal 10 is applicable. The proposed comprehensive Plan change/zone change will convert 25.96 
acres of the existing housing lands inventory to industrial. Per the 2018 Housing Needs Analysis 
the following findings were determined: 
 
Exhibit 55 shows the following needed densities, in net and gross acres. Exhibit 55 converts 
between net acres and gross acres to account for land needed for rights-of-way based on empirical 
analysis of existing rights-of-way by Plan designation in Cottage Grove. For example, in 
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residential development in the Medium Density designation, 20% of developed land is in rights-
of-way.  

• Low Density Residential: 22% of land is in rights-of-way. The densities by zone in this 
Plan Designation area are between 4.0 dwelling units per net acre and 6.0 dwelling units 
per net acre.  

• Medium Density Residential: 20% of land is in rights-of-way. The densities by zone in 
this Plan Designation area are between 6.0 dwelling units per net acre and 12.0 dwelling 
units per net acre. Development in the Medium Density Designation is generally 
occurring towards the lower end of the density range, in recent years.  

• High Density Residential: 18% of land is in rights-of-way. The densities by zone in this 
Plan Designation area are a minimum of 10.0 dwelling units per net acre, with no 
specified maximum density. The maximum density is regulated by the maximum height 
limit (40 feet). For example, single-family detached housing is not allowed in this 
Designation, unless it is built as new cottage housing at a density of at least 10 dwelling 
units per acre.  

Exhibit 55. Needed density for housing built in the Cottage Grove UGB, 2018 to 2038  
Source: ECONorthwest. Note: DU is dwelling unit. 

 
 
As the study shows in the Medium Density development the trend at the time was development at 
densities closer to the minimum requirement. To address this staff convened a committee to 
conduct a residential code audit. In that process the following amendments were proposed and 
adopted: 

• Removal of maximum densities from all residential zones 
• Reduction of minimum lot sizes (width, depth, square footage) 
• Increased allowed lot coverage 

These amendments coupled with the adoption of a Multi-Unit Property Tax Exemption Program 
have spurred new development of multi-family housing. The table below shows the number of 
new developments by zone type and units per acre. 
 

 
 
The removal of maximum densities has allowed for developers to maximize the use of lands 
available achieving densities of 20+ units per acre and overall an increase in the density of 
development citywide with an average across all zones of 12.25 units/acre.  
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With the current inventory of buildable residential lands and the ability for developers to achieve 
17-22 units/acre the City believes that the conversion of the 25.96 acres to industrial lands will 
not inhibit the City’s ability to have an adequate supply of lands for all housing types.  
 
Lastly, the location of the subject property with the railroad and Cottage Grove Industrial Park to 
the west the lands are better suited to be re-designated to M – Industrial and fill a much needed 
gap in the City’s buildable industrial lands inventory.  
 
The proposed change is in compliance with Goal 10.  
 
Goal 11: Public Facilities and Services 
To plan and develop a timely, orderly and efficient arrangement of public facilities and 
services to serve as a framework for urban and rural development. 
 
The subject property and adjoining properties part of the purchase agreement can be adequately 
served with public facilities. Street and sidewalk infrastructure will be installed as a condition of 
approval at such time the property owner submits a development permit (land use review or site 
design review). The properties are adequately served by police/fire service, public transit, and a 
thorough transportation network. The proposed change is in compliance with Goal 11. 
 
Goal 12: Transportation 
To provide and encourage a safe, convenient and economic transportation system. 
 
At present the subject property can only be accessed via an easement over private property to the 
south. However, per that same easement(s) the City is named to benefit as the owner has the right 
to convert the easement area into right-of-way for the purpose of constructing a road and all 
necessary utilities (2007-71729 & 2007-72047 LCDR). The City’s 2015 Transportation System 
Plan calls for the construction of a bridge over the Coast Fork Willamette River as an extension 
of Cleveland Avenue. Prior to the development of the subject property the City will construct said 
bridge for the benefit of the subject parcel and the adjacent residential lands on the east side of the 
river. The cross-section Cleveland Avenue extension, bridge and connection to HWY 99 S will 
meet the standards of a Minor Arterial per Chapter 14.34 Public Facilities and provide ADA 
accessibility and bicycle lanes. The improvements to the transportations system as shown in the 
adopted TSP will create the necessary capacity to the transportation system to safely serve the 
proposed change from multi-family residential to industrial. Additionally, the construction of a 
fifth river crossing within the City provides for shorter travel distances and resiliency in the event 
of a natural disaster. Hence, the proposed change is in compliance with Goal 12. 
 
Goal 13: Energy Conservation 
To conserve energy. 
 
The Plan amendment/zone change will promote more energy efficient development through the 
implementation of the Development Code and the Oregon Specialty Code. This includes the 
conservation of mature trees, creation of new pedestrian routes, and the construction of a new 
crossing of the Coast Fork Willamette River. The new river crossing will reduce the vehicle trip 
distance for those on the south end of town wishing to get to the other side of town, thus reducing 
vehicle miles. The proposed change is in compliance with Goal 13. 
 
Goal 14: Urbanization 
To provide for an orderly and efficient transition from rural to urban land use, to 
accommodate urban population and urban employment inside urban growth boundaries, to 
ensure efficient use of land, and to provide for livable communities. 
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The subject property has been annexed to the City of Cottage Grove and is inside the City’s 
acknowledged Urban Growth Boundary. Per a Deed Restriction recorded against the property in 
1981 between the property owners and the City of Cottage Grove, the proposed industrial 
designation should have been applied to the subject property upon time of annexation given its 
proximity to the State Highway and railroad. This application for Plan amendment and zone 
change will allow for the highest best use of the subject property and meet the terms of the 
annexation agreement from 1981 (81-49163-Lane County Deeds and Records). This application 
is in compliance with Goal 14.  
 
Goal 15: Willamette River Greenway  
To protect, enhance and maintain the natural, scenic, historical, agricultural, economic, and 
recreational qualities along the Willamette River.  
 
The subject parcel is encumbered by the Willamette River Greenway along its eastern boundary. 
The implementation and enforcement of the Chapter 14.37 Sensitive Lands will ensure that this 
section of the Greenway will be preserved for its natural benefits to the riparian area of the Coast 
Fork Willamette River. The proposed designation of Industrial to the subject parcel does not 
affect the development regulations in the Greenway and Riparian Setbacks. The proposed 
amendment is in compliance with Goal 15.  
 
Non-applicable coastal goals 
Goal 16: Estuarine Resources 
Goal 17: Coastal Shorelands 
Goal 18: Beaches and Dunes 
Goal 19: Ocean Resources 
 
This criterion has been met. 
 

2. Approval of the request is consistent with the Comprehensive Plan; and 
 
Staff response and findings of fact:  
This request is consistent with the Comprehensive Plan, as modifications to the Comp Plan and 
its adopted implementing documents are expected overtime.  
 
The Plan amendment and concurrent zone change is consistent with the following components of 
the Comprehensive Plan. 
 
Land Use 
To assure wise and efficient use of our urbanizable lands. 
 
The land proposed for re-designation/rezoning is currently undeveloped and only accessible via 
access easement. The City is party to the easement and as owner will dedicate the necessary right-
of-way to establish a connection to HWY 99 S and a bridge will be constructed connecting the 
subject property to Cleveland Avenue. The proposed amendment will allow for a greater use of 
the land, filling a gap in the City’s buildable industrial land supply, and that is within proximity to 
existing city services and public transportation.   
 
This criterion has been met.  
 
Economy 
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To encourage opportunities to broaden our economic base, but this should be a gradual 
transition that will not destroy our rich historical heritage and the natural amenities of the area. 
 
Per an Annexation Agreement between the City of Cottage Grove and the property owners 
executed and recorded in 1981 (81-49163 LCDR, Exhibit 2). The City and property owners 
established that the subject property be designated as industrial lands upon annexation. 
Unfortunately, likely through the passing of time, this agreement was not adhered to. This 
proposed Plan amendment will correct a missed opportunity to have a large tract of industrial 
land that is flat and has access to rail, HWY 99, and following the construction of a new bridge 
across the Coast Fork Willamette River, will have access to NB Interstate-5. Having this large 
tract in our inventory will position the City to be competitive in our recruitment efforts to bring a 
larger scale employer to the City of Cottage Grove, thus broadening our economic base while 
preserving our history. 
 
This criterion has been met. 
 
Energy Conservation Goal 
To strive to conserve all forms of energy through efficient use of our lands and promotion of 
sound energy conservation techniques. 
 
The Plan amendment/zone change will promote more energy efficient development through the 
implementation of the Development Code and the Oregon Specialty Code. This includes the 
conservation of mature trees, creation of new pedestrian routes, and the construction of a new 
crossing of the Coast Fork Willamette River. The new river crossing will reduce the vehicle trip 
distance for those on the south end of town wishing to get to the other side of town, thus reducing 
vehicle miles. 
 
This criterion has been met. 
 

3. The property and affected area is presently provided with adequate public facilities, 
services and transportation networks to support the use, or such facilities, services and 
transportation networks are planned to be provided concurrently with the development of 
the property. 

 
Staff response and findings of fact:  
Public utilities such as water, sanitary sewer, and storm sewer will be constructed concurrently 
with development to ensure adequate sizing for the use and capacity for future growth. 
 
This criterion has been met. 
 

4.  The change is in the public interest with regard to neighborhood or community 
conditions, or corrects a mistake or inconsistency in the comprehensive plan or land use 
district map regarding the property which is the subject of the application; 

 
Per an Annexation Agreement between the City of Cottage Grove and the property owners 
executed and recorded in 1981 (81-49163 LCDR, Exhibit 2). The City and property owners 
established that the subject property be designated industrial lands upon annexation. 
Unfortunately, likely through the passing of time, this agreement was not adhered to. This 
proposed plan amendment will correct a missed opportunity to have a large tract of industrial land 
that is flat and has access to rail, HWY 99, and following the construction of a new bridge across 
the Coast Fork Willamette River, will have access to NB Interstate-5. 
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This criterion has been met. 
 

5.  The change is consistent with the function, capacity and performance standards for the 
streets used for access, consistent with the Cottage Grove TSP, the Oregon Highway 
Plan, and the Transportation Planning Rule (OAR 660-12) and; 

 
The land proposed for re-designation/rezoning is currently undeveloped and only accessible via 
access easement. The City is party to the easement and as owner will dedicate the necessary right-
of-way to establish a connection to HWY 99 S and a bridge will be constructed connecting the 
subject property to Cleveland Avenue. The 2015 Transportation System Plan identifies the need 
for full development of Cleveland Avenue as a minor arterial and the construction of a bridge 
over the Coast Fork Willamette River to make a connection to HWY 99 S. This item of the 2015 
TSP has been in place for several iterations of TSP’s dating back to the late 1990’s. 
 
This criterion has been met. 
 

6.  The amendment conforms to the Transportation Planning Rule provisions under Section 
14.47.800. 

 
No impact is expected from the change of designation/rezoning, as there is existing capacity in 
the adjacent local road and the road infrastructure connecting the parcel to the right-of-way has 
yet to be constructed. The 2015 TSP identifies that the improvement to Cleveland Avenue and the 
bridge and connection to HWY 99 S shall be designed as a minor arterial. Development on the 
site will go through additional review for TPR compliance once a specific use is identified. 
 
This criterion has been met. 
 
CONCLUSION 
 
Ordinance amendment approval pursuant to Sections 14.41.500.H Decision-Making Criteria is 
supported by the findings of fact that establish compliance with the applicable state and local 
standards. 

 
STAFF RECOMMENDATION 
 
Approval of MCPA 2-23 to amend the Comprehensive Plan Land Use Map, pursuant to Section 
14.41.500, which is supported by findings of fact, to: 
 

a. Amend the Cottage Grove Comprehensive Plan from M – Medium Density Residential to 
I – Industrial for the 25.96 acre unaddressed parcel known as Map/TL:  20-03-32-00-
3101. 

 
b. Amend the Cottage Grove Land Use Map from R2 – Medium Density Multiple Family 

Residential to M – Industrial for the 25.96 acre unaddressed parcel known as Map/TL:  
20-03-32-00-3101. 
 
 

CONDITIONS OF APPROVAL 
None. 
 
MATERIALS TO BE PART OF THE RECORD 
City of Cottage Grove File(s):  MCPA 2-23 
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• Applicant’s Application  
• Applicant’s Narrative 
• Site Map 
• City of Cottage Grove Completeness Correspondence 
• Affidavit of Posting 
• Affidavit of Notice 
• Annexation Agreement 
• Access/Utility Easements 

 
EXHIBITS 
 
A. Draft Ordinance amending the Comprehensive Plan Map and Cottage Grove Land Use 

Map (MCPA 2-23) 
1. Easements (2007-72047 and 2007-71729) 
2. Annexation Agreement (81-49163 LCDR) 
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3.   TPR Analysis Dated 9/1/2023
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EXHIBIT A: 
ORDINANCE NO. ____ 

 
AN ORDINANCE AMENDING THE COTTAGE GROVE  

COMPREHENSIVE PLAN LAND USE DIAGRAM  
MAP & TITLE 14 LAND USE DISTRICT MAP  

FOR GRACE WEST PROPERTIES, LLC 
MCPA 2-23 

Map 20-03-32-00 TL 3101 
 
THE CITY OF COTTAGE GROVE ORDAINS AS FOLLOWS: 
 
 WHEREAS, the City of Cottage Grove has developed and adopted the City 
Comprehensive Plan including the land use diagram map in accordance with Statewide Planning 
Goals and acknowledged by the Oregon State Land Conservation and Development Commission; 
and 
 
 WHEREAS, the City of Cottage Grove adopted Title 14 Cottage Grove Development 
Code including the land use district map which implements the City Comprehensive Land Use 
Plan and has been acknowledged by the Oregon State Department of Land Conservation and 
Development; and 
 

WHEREAS, Grace West Properties, LLC owns TL 3101, a 25.96 acre parcel (Map/TL:  
20-03-32-00-03101) that is undeveloped, shown in the map in Exhibit “A” attached hereto and 
forming a part of this ordinance; and 
 
 WHEREAS, the owner has applied to amend  the Comprehensive Plan Land Use Plan 
Land Use Diagram Map and Title 14 Cottage Grove Development Code Land Use District Map 
for the subject property to establish a needed large tract of buildable industrial lands within the 
city limits of Cottage Grove; and 
 

WHEREAS, on September 20th 2023, the Cottage Grove Planning Commission 
conducted a properly noticed public hearing, provided the public an opportunity to comment on 
the proposed plan change and rezone, and adopted findings and recommended Council approval 
of the proposal; and  
  

WHEREAS, on October 9, 2023, the Cottage Grove City Council conducted a properly 
noticed public hearing concerning the proposed plan change and rezone and provided the public 
with an opportunity to be heard; and  

 
WHEREAS, the Council has reviewed the record and Planning Commission 

recommendation of approval, and has determined to approve the Plan change and rezone.   
 
THE CITY OF COTTAGE GROVE ORDAINS AS FOLLOWS: 
 

Section 1.  Purpose.  The purpose of this ordinance is to amend the adopted 
Comprehensive Plan land use diagram map and the Title 14, Cottage Grove Development Code 
land use district map for the subject properties shown in Exhibit “A” attached hereto and forming 
a part of this ordinance.   
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 Section 2.  Findings.  The City Council has determined that: (1) the Comprehensive Plan 
land use diagram map and Cottage Grove Development Code land use district map amendments 
properly implement the Statewide Goals; (2) the amended plan and code maps adequately address 
the land needs of the community; and (3) the amendments are in the public’s interest and will 
serve the health, safety, and welfare of the citizens of the City of Cottage Grove. Further, the City 
Council hereby adopts findings in support of this re-designation and rezone, as set forth in the 
above recitals and as detailed in Exhibit “B” attached hereto and incorporated as a part of this 
ordinance. 
 

Section 3.  Amendments.   
 
a. The Cottage Grove Comprehensive Plan land use diagram map is hereby 
amended to re-designate the subject property described in Exhibit A as TL 3101 from M 
– Medium Density Residential to I - Industrial; and 
 
b. Amend Title 14, Cottage Grove Development Code land use district map to 
rezone the subject properties described in Exhibit A as TL 3101 from R2 – Medium 
Density Multiple Family Residential to M – Industrial. 
 

PASSED BY THE COUNCIL AND APPROVED BY THE MAYOR THIS 9th DAY OF 
OCTOBER, 2023. 
 
 
            
       __________________________ 
       Candace Solesbee, Mayor 
 

Dated: _________________  
  

 
 
______________________________ 
Richard Meyers, City Manager 
 
Dated: __________________ 
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EXHIBIT A  
ORDINANCE NO. _____ 

 
Site Location 
Unaddressed 

Map/TL:  20-03-32-00-03101 
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EXHIBIT B 
ORDINANCE NO. _____ 

 
1. Grace West Properties, LLC owns 25.96 acres identified as Map 20-03-32-00 TL 3101, 

which is undeveloped. The parcels are designated as M – Medium Density Residential, 
and zoned as R2 – Multi-family Residential. 
 

2. Grace West Properties, LLC has made this application to change the designation and 
zoning on the subject property (Map/TL:  20-03-32-00-03101) to I – Industrial and zoned 
as M - Industrial, in order to create a large tract of buildable industrial land.  

 
3. The City of Cottage Grove Comprehensive Plan, under “The Plan in General,” states that 

it contains broad generalized patterns of land use for those areas in which a given land 
use is best suited, where a land use is compatible to surrounding land uses and where the 
need for a given land use exists. 
 

4. The City Comprehensive Plan also states that the plan is not complete. It is subject to 
revision to meet the many possible economic, political and technological events that 
might occur in the future. The plan must also remain flexible and responsive to the 
citizens in reflecting their desire and needs to remain current and reflect the changing 
form of the community.  

 
5. The applicant proposes these comprehensive plan and zoning map changes to the City’s 

maps to establish a large tract of buildable industrial land (25.96 acres). The proposed 
designation and zoning align with the adjacent designation and zoning to the west.  
 

6. Adequate public facilities, including water, sewer, storm water, and streets will be 
constructed at time of development of the subject property. This will ensure that the 
proper capacity for development is achieved and provide for future development in the 
area.provided to the site.. There are not foreseeable impacts to traffic conditions or 
transportation facilities with the proposed re-designation and zone change.    
 
The following Statewide Planning Goals are not applicable to the proposed re-
designation/rezoning: Goal 3 – Agricultural Lands; Goal 4 – Forest Lands; Goal 16-
Estuarine Resources Goal 17 – Coastal Shorelands;  Goal 18 – Beaches & Dunes; and 
Goal 19 – Ocean Resources. 
 

7. The following Statewide Planning Goals are applicable and the amendment complies 
with them as noted below: 

 
Goal 1: Citizen Involvement 
To develop a citizen involvement program that insures the opportunity for citizens to be 
involved in all phases of the planning process. 
 
The acknowledged Cottage Grove Comprehensive Plan (Plan) and Title 14 Cottage Grove 
Development Code complies with Goal 1. The Type IV Permit Application process required by 
Title 14 has been used for the Plan amendment/zone change proposal and is in compliance with 
Goal 1. Proper public notice of the proposed change has been provided through the Type IV 
public notice process as specified in Section 14.41.500A of the Development Code. The 
Department of Land Conservation and Development was notified of the intended amendments on 
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August 16, 2023. Public hearings will be held at the Planning Commission and City Council 
levels to consider this re-designation/rezoning. Our process involves various forms of notification 
of the public in the immediate area, notification in local media, and notification of impacted 
governmental agencies and a recognized neighborhood group.  
 
Goal 2: Land Use Planning 
To establish a land use planning process and policy framework as a basis for all decision 
and actions related to use of land and to assure an adequate factual base for such decisions 
and actions. 
 
The land use planning process used by Cottage Grove to review this application is consistent with 
Goal 2. The City has established a land use planning process and policy framework as a basis for 
all decisions and actions related to use of land and to assure an adequate factual base for such 
decisions and actions. The proposed changes followed the process established in Title 14 of the 
City of Cottage Grove Municipal Code and have been found compatible with the City’s 
Comprehensive Plan. 
 
Goal 3: Agricultural Lands 
To preserve and maintain agricultural lands. 
 
This goal does not apply to the application as land within acknowledged urban growth boundaries 
is not considered agricultural. The subject properties are within the acknowledged urban growth 
boundary of Cottage Grove, and are within the city limits. 
 
Goal 4: Forest Lands 
To conserve forest lands by maintaining the forest land base and to protect the state's forest 
economy by making possible economically efficient forest practices that assure the 
continuous growing and harvesting of forest tree species as the leading use on forest land 
consistent with sound management of soil, air, water, and fish and wildlife resources and to 
provide for recreational opportunities and agriculture. 
 
This goal does not apply to the application. Forest lands are those lands acknowledged as forest 
lands as of the date of adoption of this goal amendment. The subject properties have never been 
acknowledged as forest lands. 
 
Goal 5: Natural Resources, Scenic and Historic 
Areas, and Open Spaces 
To protect natural resources and conserve scenic 
and historic areas and open spaces.  
 
No known wetlands or historic areas are located on 
the subject properties. The subject property is 
bounded to the east by the Coast Fork Willamette 
River and is encumbered by the Special Flood Hazard 
Area and the Willamette River Greenway (see inset 
photo). 
 
Conversion of the subject property from M – Medium 
Density Residential/R2 Multi-family Residential to I – 
Industrial/M - Industrial aligns well with the location 
of the subject property as it is located adjacent to an 
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active rail line. Additionally, just across the railroad tracks is the Cottage Grove Industrial Park.  
 
As mentioned the Willamette River Greenway, riparian area, and Special Flood Hazard area 
along the eastern boundary of the subject property will require that any development of the 
subject property meet Federal, State, and local standards. In meeting these standards any 
development will create and protect the view shed from as seen from along the banks of the Coast 
Fork Willamette and therefor maintaining open space along the river.  
 
This proposed plan amendment/zone change is in alignment with existing development and 
adjacent zoning and is in compliance with Goal 5.  
 
Goal 6: Air, Water and Land Resources Quality 
To maintain and improve the quality of the air, water and land resources of the state. 
 
There are no anticipated capacity problems with the existing (none) and planned facilities in the 
area to accommodate existing or potential industrial uses. Any new development will be required 
to comply with Development Code requirements for stormwater management (Chapter 14.35 of 
the CGMC) and Comprehensive Plan requirements related to air and water resource quality. 
Hence Goal 6 does not apply at this time. 
 
Goal 7: Areas Subject to Natural Disasters and Hazards 
To protect people and property from natural hazards. 
 
The subject property lies along the left bank of the Coast Fork Willamette River. Per FEMA 
FIRM’s (June 1, 1999) the property is encumbered by the Special Flood Hazard Area (100-year 
and 500-year). The floodplain extends into the subject property approximately 290’ in a semi 
uniform pattern along the eastern side from north to south. Any proposed development in this 
area will be required to adhere to Section 14.37.200 Flood Damage Prevention. There are no 
other known potential natural hazards that are not city-wide in nature (such as earthquakes). 
Compliance with building code and development code regulations when developing industrial 
uses will be a requirement for all future work to ensure that damage from natural hazards is 
mitigated to the greatest extent possible. The proposed change is in compliance with Goal 7. 
 
 
 
Goal 8: Recreational Needs 
To satisfy the recreational needs of the citizens of the state and visitors and, where 
appropriate, to provide for the siting of necessary recreational facilities including 
destination resorts. 
 
The subject property lies along the left bank of the Coast Fork Willamette River and is in the 
Willamette River Greenway. As a condition of any Greenway Permit that is applied for and 
approved the areas within 50-100’ of top of bank will remain accessible to the public for access to 
this portion of the river. The proposed designation/zone change enhances the city’s ability to 
protect this important recreational resource and is in compliance with Goal 8. 
 
Goal 9: Economic Development 
To provide adequate opportunities throughout the state for a variety of economic activities 
vital to the health, welfare, and prosperity of Oregon's citizens. 
 
The proposed Plan amendment from M – Medium Density Residential to I – Industrial is an effort 
by the City to increase our competitive edge in regard to having shovel ready industrial sites 
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within the incorporated city limits of Cottage Grove. The 2009 Economic Opportunities Analysis 
identified that there was a significant lack of developable or re-developable industrial lands 
within city limits or the UGB. Specifically, there were no industrial lands larger than 10 acres 
available for development. In the same EOA, it was identified that the City needed an additional 
100 acres of industrial lands to meet the growth projections identified in the report. In 2010, the 
City of Cottage Grove completed a Plan Amendment with Boundary Adjustment. In that 
application it was identified via memorandum from Winterbrook Planning that the City needed an 
additional 24 acres of gross useable industrial lands. To accommodate this, staff engaged with 
Weyerhaeuser, an existing development located just south of the UBG at the time. At that time 
Weyerhaeuser expressed some interest in incorporating into city limits but to date that has not 
occurred due to the significant increase in overhead that Weyerhaeuser would endure. As of 
today, it is understood that Weyerhaeuser does not plan on incorporating into city limits. This 
leaves the City still needing at least one large 20+ acre tract of industrial lands.  
 
Per an Annexation Agreement between the City of Cottage Grove and the property owners 
executed and recorded in 1981 (81-49163 LCDR, Exhibit 2), the City and property owners 
established that the subject property be designated industrial lands upon annexation. 
Unfortunately, likely through the passing of time, this agreement was not adhered to. This 
proposed Plan amendment will correct a missed opportunity to have a large tract of industrial 
land that is flat and has access to rail, HWY 99, and following the construction of a new bridge 
across the Coast Fork Willamette River, will have access to NB Interstate-5. Having this large 
tract in our inventory will position the City to be competitive in our recruitment efforts to bring a 
larger scale employer to the City of Cottage Grove. The proposed change is in compliance with 
Goal 9. 
 
Goal 10: Housing 
To provide for the housing needs of citizens of the state. 
 
Goal 10 is applicable. The proposed comprehensive Plan change/zone change will convert 25.96 
acres of the existing housing lands inventory to industrial. Per the 2018 Housing Needs Analysis 
the following findings were determined: 
 
Exhibit 55 shows the following needed densities, in net and gross acres. Exhibit 55 converts 
between net acres and gross acres to account for land needed for rights-of-way based on empirical 
analysis of existing rights-of-way by Plan designation in Cottage Grove. For example, in 
residential development in the Medium Density designation, 20% of developed land is in rights-
of-way.  

• Low Density Residential: 22% of land is in rights-of-way. The densities by zone in this 
Plan Designation area are between 4.0 dwelling units per net acre and 6.0 dwelling units 
per net acre.  

• Medium Density Residential: 20% of land is in rights-of-way. The densities by zone in 
this Plan Designation area are between 6.0 dwelling units per net acre and 12.0 dwelling 
units per net acre. Development in the Medium Density Designation is generally 
occurring towards the lower end of the density range, in recent years.  

• High Density Residential: 18% of land is in rights-of-way. The densities by zone in this 
Plan Designation area are a minimum of 10.0 dwelling units per net acre, with no 
specified maximum density. The maximum density is regulated by the maximum height 
limit (40 feet). For example, single-family detached housing is not allowed in this 
Designation, unless it is built as new cottage housing at a density of at least 10 dwelling 
units per acre.  

Exhibit 55. Needed density for housing built in the Cottage Grove UGB, 2018 to 2038  
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Source: ECONorthwest. Note: DU is dwelling unit. 

 
 
As the study shows in the Medium Density development the trend at the time was development at 
densities closer to the minimum requirement. To address this staff convened a committee to 
conduct a residential code audit. In that process the following amendments were proposed and 
adopted: 

• Removal of maximum densities from all residential zones 
• Reduction of minimum lot sizes (width, depth, square footage) 
• Increased allowed lot coverage 

These amendments coupled with the adoption of a Multi-Unit Property Tax Exemption Program 
have spurred new development of multi-family housing. The table below shows the number of 
new developments by zone type and units per acre. 
 

 
 
The removal of maximum densities has allowed for developers to maximize the use of lands 
available achieving densities of 20+ units per acre and overall an increase in the density of 
development citywide with an average across all zones of 12.25 units/acre.  
 
With the current inventory of buildable residential lands and the ability for developers to achieve 
17-22 units/acre the City believes that the conversion of the 25.96 acres to industrial lands will 
not inhibit the City’s ability to have an adequate supply of lands for all housing types.  
 
Lastly, the location of the subject property with the railroad and Cottage Grove Industrial Park to 
the west the lands are better suited to be re-designated to M – Industrial and fill a much needed 
gap in the City’s buildable industrial lands inventory.  
 
The proposed change is in compliance with Goal 10.  
 
Goal 11: Public Facilities and Services 
To plan and develop a timely, orderly and efficient arrangement of public facilities and 
services to serve as a framework for urban and rural development. 
 
The subject property and adjoining properties part of the purchase agreement can be adequately 
served with public facilities. Street and sidewalk infrastructure will be installed as a condition of 
approval at such time the property owner submits a development permit (land use review or site 
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design review). The properties are adequately served by police/fire service, public transit, and a 
thorough transportation network. The proposed change is in compliance with Goal 11. 
 
Goal 12: Transportation 
To provide and encourage a safe, convenient and economic transportation system. 
 
At present the subject property can only be accessed via an easement over private property to the 
south. However, per that same easement(s) the City is named to benefit as the owner has the right 
to convert the easement area into right-of-way for the purpose of constructing a road and all 
necessary utilities (2007-71729 & 2007-72047 LCDR). The City’s 2015 Transportation System 
Plan calls for the construction of a bridge over the Coast Fork Willamette River as an extension 
of Cleveland Avenue. Prior to the development of the subject property the City will construct said 
bridge for the benefit of the subject parcel and the adjacent residential lands on the east side of the 
river. The cross-section Cleveland Avenue extension, bridge and connection to HWY 99 S will 
meet the standards of a Minor Arterial per Chapter 14.34 Public Facilities and provide ADA 
accessibility and bicycle lanes. The improvements to the transportations system as shown in the 
adopted TSP will create the necessary capacity to the transportation system to safely serve the 
proposed change from multi-family residential to industrial. Additionally, the construction of a 
fifth river crossing within the City provides for shorter travel distances and resiliency in the event 
of a natural disaster. Hence, the proposed change is in compliance with Goal 12. 
 
Goal 13: Energy Conservation 
To conserve energy. 
 
The Plan amendment/zone change will promote more energy efficient development through the 
implementation of the Development Code and the Oregon Specialty Code. This includes the 
conservation of mature trees, creation of new pedestrian routes, and the construction of a new 
crossing of the Coast Fork Willamette River. The new river crossing will reduce the vehicle trip 
distance for those on the south end of town wishing to get to the other side of town, thus reducing 
vehicle miles. The proposed change is in compliance with Goal 13. 
 
Goal 14: Urbanization 
To provide for an orderly and efficient transition from rural to urban land use, to 
accommodate urban population and urban employment inside urban growth boundaries, to 
ensure efficient use of land, and to provide for livable communities. 
 
The subject property has been annexed to the City of Cottage Grove and is inside the City’s 
acknowledged Urban Growth Boundary. Per a Deed Restriction recorded against the property in 
1981 between the property owners and the City of Cottage Grove, the proposed industrial 
designation should have been applied to the subject property upon time of annexation given its 
proximity to the State Highway and railroad. This application for Plan amendment and zone 
change will allow for the highest best use of the subject property and meet the terms of the 
annexation agreement from 1981 (81-49163-Lane County Deeds and Records). This application 
is in compliance with Goal 14.  
 
Goal 15: Willamette River Greenway  
To protect, enhance and maintain the natural, scenic, historical, agricultural, economic, and 
recreational qualities along the Willamette River.  
 
The subject parcel is encumbered by the Willamette River Greenway along its eastern boundary. 
The implementation and enforcement of the Chapter 14.37 Sensitive Lands will ensure that this 
section of the Greenway will be preserved for its natural benefits to the riparian area of the Coast 
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Fork Willamette River. The proposed designation of Industrial to the subject parcel does not 
affect the development regulations in the Greenway and Riparian Setbacks. The proposed 
amendment is in compliance with Goal 15.  
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TECHNICAL MEMORANDUM 

 

EUGENE-SPRINGFIELD CORVALLIS-PHILOMATH

310 5th Street, Springfield, OR 97477   |   p: 541.746.0637     |    www.branchengineering.com 

 

 

 

DATE: September 1, 2023 

 

PROJECT: Grace Property  

 Zone Change and Map Amendment  

    

TO:  Eric Mongan  

 City Planner, Cottage Grove 

 

FROM: Dan Haga, P.E. 

 Branch Engineering  

   

RE: Transportation Planning Rule Analysis: 

 Zone and Comp. Plan Map Designation Changes 

 Tax Lot 03101 of Assessor’s Map 20-03-32

 
 

To analyze the Transportation Planning Rule (TPR) analysis criteria and to document the potential for 

a “significant affect” identified in the Oregon Administrative Rules for zoning and comprehensive plan 

map amendments contained within OAR 660-012-0060(1), I am supplying this memorandum which 

summarizes the trip generation potential and the potential for an identifiable significant affect on the 

transportation system associated with approval of the subject land use applications, that would not 

have been revealed with the existing land use assumptions that were included in the most recent 

update to the transportation system plan (2015). 

 

The subject land use applications include zoning map and comprehensive plan map use designation 

changes for one parcel of land identified as tax lot 3101 of Lane County Assessor’s Map 20-03-32, 

which totals approximately 25.96 acres. The zoning and comprehensive plan map designation changes 

to the property will allow future development of the land consistent with the City of Cottage Grove’s 

M (Industrial) zoning map category of use and the I (Industrial) comprehensive plan map’s use 

designation. The land is currently zoned R-2 (multi-family residential) and identified on the 

comprehensive plan map with the City’s M - medium density residential use designation, which 

indicates that when the most recent transportation system plan update occurred, the land was 

assumed to be built-out in the plan’s horizon year with medium density residential use types and 

densities permitted in the Cottage Grove Development Code. 

 

In analyzing the traffic conditions to determine if approval of the land use applications could result 

in a significant affect as required for transportation planning rule analysis, a comparison of the 

potential trip generation from build-out of the reasonable worst case land use and development 

scenarios allowed outright by the Cottage Grove development code for the existing zone and plan 

designations is made to the potential build-out trip generation associated with the reasonable worst 

Digitally Signed 
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TPR for Grace Cottage Grove Property Zone Change and Comprehensive Plan Amendment (23-001C) 

  September 1, 2023 

 

Branch Engineering, Inc.  2 

case development scenario of the conditions with the proposed change to the Industrial zone and 

planned use designation. 

 

Background Conditions  

The subject land use applications for the proposed zone change and comprehensive plan map 

amendment are required to address the statewide transportation planning rule criteria described in 

OAR 660-012-0060(1), because future development of the land has been planned by the City of Cottage 

Grove through their comprehensive land use planning processes to be developed consistent with the 

City of Cottage Grove’s R-2 multi-family zoning and codified land use permissions associated with the 

medium density residential land use designation. The current transportation system plan (2015 TSP) 

assumes the land would be built-out to the R-2 residential zoning development standards identified 

in section 14.22.120 of the Cottage Grove Development Code in the TSP horizon year 2035. The 2015 

TSP proposes a new street extension from the existing west terminus of Cleveland Avenue, on the east 

side of the Coast Fork of the Willamette River, across the river along the south subject property 

boundary that will connect to OR99W east of the existing intersection at Carnegie Way. The Cleveland 

Avenue extension will require a bridge, and if it is implemented as shown on Figure 7 of the TSP, would 

also require a new at-grade public rail crossing. The current criteria for getting a new public rail 

crossing is to close three existing public rail crossings with similar characteristics to any new crossing 

proposed, which is not feasible, as it is in the City’s interest to maintain east and west connectivity 

throughout the City between OR99W corridor and other north-south corridors where the existing 

railroad line provides a physical barrier that is also generally on a north and south alignment through 

the city.  

The existing R-2 multi-family zoning would allow development of the site with a minimum 

development density of 8.0 units per acre of land. Cottage Grove Development Code requires parcels 

for detached single family dwellings in the R-2 zone to have minimum lot areas of 4,000 square feet, 

or 2,000 square feet (sf) for attached dwellings (townhouses and/or duplexes). The R-2 zone allows 3 

or more multi-family dwellings to be located on the same lot with special use standards, which would 

not necessarily be considered as permitted outright in the R-2 zone. With the minimum lot areas, the 

existing 25.96 acres of lane could be developed with up to 565 townhouses and/or duplexes, in total, 

or up to 282 single family detached dwelling units. For the purpose of providing a reasonable worst-

case development scenario, half of the land is assumed to be developable with single family detached 

dwellings at the minimum lot size of 4,000 sf/dwelling unit, and half is assumed to be developable 

with duplexes or townhouses at the minimum lot size of 2,000 sf/dwelling unit. The reasonable worst-

case scenario with half of the land developed for detached dwellings and half developed with 

townhouses or duplexes would include 141 single family detached dwellings and 282 attached 

dwellings.  

Proposed Conditions 

As described previously, the proposed changes to the zoning map and comprehensive plan map 

designations will allow the site to be developed with use type(s) and development standards from the 

City of Cottage Grove’s (M) Industrial zone and (I) Industrial comprehensive plan land use 

designations. The City of Cottage Grove’s list of permitted uses in the (M) industrial zone is included 

in the development code as uses with a (P) in Table 14.24.110. Per Table 14.24.110 of the development 

code, the proposed (M) industrial zoning could support development of the following uses that are 

permitted outright: light industrial service; light manufacturing and production; self-storage (mini-

storage); wholesale sales, basic utilities, and family daycare. The most likely reasonable worst-case 

category of use, consistent with an available category of use from the Institute of Transportation 
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Engineers’ Trip Generation, 11th Edition, would be an industrial park, or a manufacturing facility. The 

codified wholesale sales uses category are explicitly intended to be limited to the general public as a 

result of the way in which the firm operates. Per the Use Categories included as section 14.14.360 of 

the Cottage Grove Development Code: “Wholesale Sales firms are involved in the sale, lease, or rent of 

products primarily intended for industrial, institutional, or commercial businesses.”  

In a reasonable worst case development scenario, after the proposed zone change and land use 

designation change to the City’s M industrial zone and designation, the land could be developed with 

up to 400,000 gross square feet (400 TGSF or 400KSF) of building area that could either facilitate an 

industrial park type of use, where there are a number of industrial tenants in separate or attached 

buildings, or with a manufacturing type of use. The remaining land would likely be used for motor 

vehicle parking, stormwater treatment, and outdoor facilities associated with the use. For facilities 

that have larger that 40,000 square feet of building area, the code requires the land to have pedestrian-

oriented design, that includes commercial block layout and architectural design standards that reduce 

the buildable area of occupancy.   

 

Trip Generation 

To project the potential trip generation for the existing codified land use entitlements’ reasonable 

worst-case post-development scenario and compare it to the reasonable worst-case post-development 

conditions associated with the proposed changes to allow industrial development on the site and 

satisfy the required Transportation Planning Rule significant affect analysis criteria, a reference was 

made to Trip Generation, 11th Edition, published by the Institute of Transportation Engineers (ITE). The 

uses displayed in the table on the following page are based on potential development of the land with 

full build-out for the land use permissions of the zoning and comprehensive plan map designation 

with and without the proposed changes, consistent with the reasonable worst-case trip generators and 

reasonable land use development patterns as permitted outright and identified in Cottage Grove 

Development Code. 
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    REASONABLE WORST CASE TRIP GENERATION COMPARISON 

Land Use 

Land 

Use 

Code 

Units QTY 
Rate 

(trips/unit) 
Trips 

PM Peak Hour 

Existing R-2 Multi-Family Zone and M Medium Residential Plan Designation 

Single Family Detached Dwelling Units 210 Dwellings 141 * 137 

Single Family Attached Dwelling Units 
(Townhouses/Duplexes) 

215 
Dwelling 

Units 
282 ** 165 

Totals: - - 423 - 302 

Proposed M Industrial Zone and I Industrial Plan Designation 

Manufacturing 140 KSF GFA 400 0.74 296 

Difference (Proposed – Existing) - - - - -6 

Average Daily Traffic (ADT) 

Single Family Detached Dwelling Units 210 Dwellings 141 * 1,384 

Single Family Attached Dwelling Units 
(Townhouses/Duplexes) 

221 
Dwelling 

Units 
282 ** 2,098 

Totals: - - 423 - 3,482 

Proposed M Industrial Zone and I Industrial Plan Designation 

Manufacturing 140 KSF GFA 400 4.75 1,900 

Difference (Proposed – Existing) - - - - -1,582 

*Equation: PM: Ln(T) = 0.94 Ln(X) + 0.27 ADT: Ln(T) = 0.92 Ln(X) + 2.68 
**Equation: PM: T = 0.60(X) - 3.93  ADT: T = 7.62(X) - 50.48 

   

As shown in the table, the site’s land use entitlements associated with the proposed M Industrial zone 

and I Industrial use designation would result in a net decrease in trips generated by the site during 

average daily traffic and PM peak hour traffic conditions, assuming reasonable worst-case 

development that is permitted outright by the code for the zoning and use categories associated with 

the codified standards.   

 

Transportation System  

As discussed previously, the current transportation system plan (2015 TSP) includes a collector street 

extension at or near the site’s south property boundary, that will provide a through street connection 

east and west via Cleveland Ave to OR99W. The proposed zone change and comprehensive plan 

amendment and it’s potential for an industrial development of the site in and of itself is not expected 

to prohibit that street connection from being made in the future. The feasibility of getting a new public 

rail crossing, that requires three similar crossings to be condemned, may prohibit the Cleveland 

Avenue extension to connect directly to OR99W with or without the proposed zone change and 

comprehensive plan amendment. As an alternative to extending Cleveland Avenue to a new public rail 

crossing that would align with Carnegie Way across OR99w from the site’s existing OR99W frontage, 

a new public street connection could be made to Rachel Road to the south, with or without the 

proposed zone change and comprehensive plan amendment, which already has an existing public rail 
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crossing order. It is believed that Rachel Road is currently under the jurisdiction of Lane County, and 

is currently located outside of the City of Cottage Grove City Limits and the existing urban growth 

boundary. To complete a connection to Rachel Road and satisfy the TSP as an equivalent alternative 

to the Cleveland Avenue extension that connects directly to OR99W with regard to the feasibility of a 

new rail crossing, improvements to Rachel Road would need to incorporate the City’s collector street 

standards with or without the proposed zone change and comprehensive plan amendment. The 

extension would likely require acquisition of right-of-way from the adjacent properties to the south of 

the site, which are identified as tax lots 00100 and 00101 on assessor’s map 21-03-05-10, and if 

pursued, the City should consider obtaining the jurisdiction of Rachel Road from Lane County. Rachel 

Road currently has some right-of-way dedicated that parallels OR99W north of the existing public rail 

crossing for a potential future street connection, and the City of Cottage Grove has an easement across 

tax lots 100 and 101 that would allow access to Rachel Road, with or without the subject land use 

applications.  

Transportation Planning Rule Significant Effect Criteria 

Oregon Administrative Rule (OAR) 660-012-0060 Plan and Land Use Regulation Amendments, states:   

660-012-0060 (1): If an amendment to a functional plan, an acknowledged comprehensive plan, or a 

land use regulation (including a zoning map) would significantly affect an existing or planned 

transportation facility, then the local government must put in place measures as provided in section (2) 

of this rule, unless the amendment is allowed under section (3), (9) or (10) of this rule. A plan or land 

use regulation amendment significantly affects a transportation facility if it would:  

(a) Change the functional classification of an existing or planned transportation facility 
(exclusive of correction of map errors in an adopted plan);  

(b) Change standards implementing a functional classification system; or  

(c) As measured at the end of the planning period identified in the adopted transportation system 
plan:  

(A) Types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility;  

(B) Degrade the performance of an existing or planned transportation facility such that 
it would not meet the performance standards identified in the TSP or comprehensive 
plan; or  

(C) Degrade the performance of an existing or planned transportation facility that is 
otherwise projected to not meet the performance standards identified in the TSP or 
comprehensive plan.  

Finding: As documented in the trip generation section, the build-out trip generation levels associated 

with the reasonable worst-case development scenario comparison showed that the land could be built-

out with the proposed changes to the zoning and comprehensive plan designations without an 

increase to the trip generation potential during average daily or peak hour traffic conditions. Because 

the trip generation potential is lower with the proposed zoning and use designation than with the 

existing zoning and use designation supports at build-out, the TPR is satisfied, since there is no basis 

for an impact or “significant affect” that would be indicated by an increase in trip generation potential.  

The proposed change in zoning and use designation do not change the feasibility of constructing the 

Cleveland Avenue extension through the southern margin of the site as is shown in Figure 7 of the 

current transportation system plan. The potential for a new rail crossing is an existing barrier to 

providing a new public street connection to OR99W with or without the proposed changes to the 

zoning and use designation. The possibility of providing a public street connection to Rachel Road 
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should be considered as an alternative to pursuing a new public rail crossing to satisfy the intent of 

the Cleveland Avenue extension identified in the TSP that provides additional east and west street 

connectivity, with or without the zone change and comprehensive plan amendment. Rachel Road 

currently has some right-of-way dedicated that parallels OR99W north of the existing Rachel Road 

public rail crossing for a potential future street connection, and the City of Cottage Grove has an 

easement across tax lots 100 and 101 that would allow access to Rachel Road. 

The land use applications to change the zoning and comprehensive plan maps to allow the land to be 

developed with an industrial use would not result in changing the functional classification of any 

roadway based on average daily traffic and/or the type of traffic generated by the site in the post-

development conditions), and approval of the land use applications to change the zoning and 

comprehensive plan designations will not result in a change to the standards implementing future 

improvements to any planned roadways. OAR 660-12-0060(1) is found to be satisfied, since the traffic 

resulting from approval of the land use applications will not affect the functional classification of 

nearby existing or planned roadways, such as Cleveland Avenue or Rachel Road in the vicinity where 

traffic generated by the site with or without the proposed land use applications would be reasonably 

expected to use.  

Conclusion 

The TPR analysis herein indicates that the criteria of the applicable Oregon Administrative Rule OAR 

660-012-0060(1) are satisfied with the proposed zone change and comprehensive plan amendment, 

since the potential for an increase in average daily and peak hour traffic resulting from the approvals 

is considered to be a reduction, and will not result in an identifiable significant affect on existing or 

planned transportation facilities in the current year or at the end of the year 2035 planning horizon 

year identified in the current adopted City of Cottage Grove Transportation System Plan.  

Please do not hesitate to contact me with any questions, or if I can provide any additional assistance. 




