
CHAPTER 3: COTTAGE GROVE'S COMPARATIVE ADVANTAGES 

Economic development opportunities in Cottage Grove will be affected by local conditions as 
well as the national and state economic conditions addressed above and described in 
Appendices A and B. There is little that Cottage Grove can do to change nationai and stale 
conditions that affect economic development. However, Cottage Grove can influence some 
regional and many local factors that affect economic development. Cottage Grove's Citizens 
Advisory Committee (CAC) interview results, and additional research relating to Cottage 
Grove's comparative advantages (and disadvantages), are summarized below. 

TECHNICAL ADVISORY COMMITTEE INTERVIEW RESULTS 

In September and October 2008, Winterbrook interviewed City staff and most CAC members 
rettardin,!! comparative advantageldisadvantages and the types of employment that will likely 
be attracted to Cottage Grove. Allhough individual responses varied, certain themes became 
apparent in almost all interviews. The CAC eonseosu, regarding Cottage Grn"e', 
comparative advantages are summarized below: 

• 	 Location along 1-5 and Highway 99; 

• 	 Proximity to Eugene-Springfield metropolitan area and act:ess to Lane Transit 

District transit service~ 

• 	 Proximity to the mountains, coast, rivers, lukes and an'ay of recreational 

opportunities; 

• 	 Public investment in infrastructure necessary to support economic development, 

includIng sewer, water j streets and fiber-optics; 

• 	 Good schools and hospitals (particularly the new high school, Lane County 

Community College ,atdltte branch and new hospital); 

.. Small town charm/strong sense of community and historic do\.vntown; and 

• 	 Associated community attractions, such as the Cottage 'lneatre, the Cottage Grove 

Speedway, two golf COUrses and the 16-mile Row River trail. 

In additlOn to the City'S advantages, the committee was asked to idemify the comn1lJmty's 
dIsadvantages. While these responses were less uniform, CAC members identified the 
following disadvantages: 

• 	 Lack of skilled/trained workforce and lack of career opportunities; 

• 	 Lack of suitabie industrial and service commercial sites; 

• 	 Conservative local attjtudes~ 

• 	 Lack of identified local attractions parks. sports/cinema facilities and 

retaiJirestaurant choices); and 

• 	 Recent increases in housing costs, 

TRANSPORTATION ACCESS 

Businesses and residents in Cottage Grove have access iO a variety of modes of 
transportation; automotive (Interstate 5, multIple State highways, and local roads), rail (Union 
Pacific and '\mtrak in the Eugene -Springfield transit (LTD); and air (Cotlage Grove 

State Airport and Eugene Airport). 


Cottage Grove has exceHent automotive access for commuting and freight movemenL 

Cottage Grove is located along Interstate 51 the primary north~south transportation corridor on 
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the West Coast, linking Cottage Grove to domestic markets in the United States and 
international markets via West Coast ports. Cottage Grove has developed along Highway 99, 
connecling Cottage Grove 10 rural areas to the north and south. 

The Union Pacific Railroad provides critical freight (;onne(;tions to California and Ihe Pacific 
Northwest. Maintaining rail service is critical to the success of resource industries like 
V/eyerhaeuser Corporation. 

Cottage Grove's access to multiple modes of Iransportation provides Cottage Grove with 
advantages in attracting businesses that need easy access to 1-5 for automotive or some types 
of freight movement andlor access to rail for freight movement. 

PUBLIC FACILlTIES AND SERVICES 

Provision of public facilities and services can impact a firm's decision to locate within a 
region. Once a business has chosen to locate within a. region, they consider the factors that 
local governments can most directly affecl: tax rales, the cost and quality of public services, 
and regulatory poliCies 

As a result of improvements to water treatment facilities (in process) and the City's 
waste\vater treatment plant, there is adequate infrastructure in place to serve cornrnerciaJ and 
industrial sites within the existing UGB. For example, the City currently has a 16" water line 
that extends south of the City'S UGB adjacent to the Weyerhaeuser site. 

LABOR MARKET 

The availability of labor is critical for economic development. Availability of labor depends 
not only on the number of workers available, but the quality, skills, and experience of 
available workers as well. 

Historically, COllage Grove has been dependent on a resource-based economy. Although 
jobs in the hmber industry require a skilled workforce, resource-based typically have not 
required a high level of fonnal education. it is not surprising that the workforce in 
Cottage Grove differs from the workforce in Lane County in terms of educational allammenL 
Approximately 14% of Cottage Grove's residents have an associate's degree or higher, 
compared 10 37% for Lane County as a whole. 

Interviews wilh CAC members indicate that the lack of workforce training puts Cottage 
Grove at a comparative disadvantage. Opportunities for workforce training and post. 
secondary education for Cottage Grove and Lane County residents include the University of 
Oregon, Lane Community College, Northwest Chnstian Coliege, and Gutenberg College. A 
large portion oflhe regional workforce has taken advantage of these opportunities. Lane 
Community College has a satellite branch in Collage Grove, whIch provides services direclly 
to community reSidents. 

Thus; a key element in Cottage Grovels economic development strategy win be to increase 
workforce training opportunities in cooperation with local and regional educational facilities 
so as to increase the availability of experienced and skilled workers in the region and in 
Cottage Grove. 

As described in Chapter 2, commuting is common in COllage Grove. About 27% of the 
workers who live in Cottage Grove commute to Eugene for work. Less tban one~third of 
Cottage Grove's workers live in Cottage Grove. The Implication of this workforce analysis is 
that, while only one-third of Cottage Grove's workforce lives within the Cottage Grove 
is able to attract workers from most of the Eugene-Springfield area and surrounding areas in 
Lane County. 
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Availabdlly of workers ill COllage Grove will depend, m part, on changes in energy If 
energy prices rise or remain at high levels over the planmng period, people may be less 
wil1mg to commute to Cottage Grove from other parts ofLane County. This could encourage 
more people to live and work In Grove but it could also make it morC difficult for 
employers in Cottage Grove to find skilled, qualified employees. 

GOVERNANCE AND PUBLIC POLlCY 

Cities that have a shared vision, clear policy direction, and effective implementation 
measures are more likely to have successful economic development strategies than 
communities without these characteristics. Cottage Grove has a recently adopted vision 
statement The City has already adopted effective economic development implementation 
measures - including a new and effective Development Code, a Transportation Systems Plan, 
and master plans for sanitary sewer and water facilities. 

This EOA wi!] provide the basis for an effective economic development strategy. Once the 
COllage Grove Comprehensive Plan has been amended to incorporate this, the City's 
commitment to further amend the urban growth boundary, Transport.tlOo System Plan, 
Development Code and facility master to carry out its economic development Sirategy 
will be a significant comparative advantage to the cornmumty. 

GHEEN POWER COMMUNITY 

Cottage Grove was recently recogIllzed by the U.S. Envirorunentai Protection Agency (EPA) 
as a Green Power Community (GPC). The Ctty of Cottage Grove's goal for the "Greening 
the Grove - Renewable Energy Challenge" is to support renewable energy development, 
minimize the City's environmental footprint and help the City ofCottage Grove achieve 
national recognition as a GPC GPCs are towns, and villages in which the local 
government, businesses, and residents collectively buy green power in amounts that meet or 
exceed EPA's Green Power Community purchase requirements: 

In November 2007, the City of Cottage Grove began working towards this goal by partnering 
with the two electricity providers by purchasing 10 percent of the City government's 
electricity from renewable SOurces. In March, the City announced the "Greening the Grove" 
challenge. Recently, Cottage Grove became the 11'" of 19 communities in the United States 
(0 achieve recognition as a GPC Cotlage Grove annuaIly consumes approximately 2,627,000 
kWh from green power, 3% of total electricity use. 

RECREATIONAL AMENITIES 

Cottage Grove has ready access to forest and ocean recreatIonal areas, with 
access to the larger-scale cultural amenities and transportation services of the Eugene
Springfield area. ThIS mIx provides a quality of life mcenlive that is one of Cottage Grove's 
major comparative advantages. 

Cottage Grove is located at the confluence of the Coast Fork of the Willamette River and the 
Row River, which flows from Dorena Lake. Dorena Lake and Cottage Grove Lake offer 
overnight and day picnicking as well as boating, fishing, swimming and camping. Fishing 
and angling are available al Row River, below the Dorena Dam, and in Dorena Lake itscI[ 
Dorena Lake is also well known for windsurfing. 

Cottage Grove also has a number of regional amenities, including: 

~ US EPA, Green Power Communities, httpJIwww"epa.gov/gmpower/communities/index.htm, accessed 
November 2, 2008. 
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• 	 A National Historic District in do\vntown Coaage Grove; 
• 	 Three golf cOUrses (Middlefield Village Golf Course ~ along the Row River, Hidden 

Valley Golf course at the foot of Mount David, and Emerald Valley Golf located 
10 miles to the north in Creswell); 

• 	 The Cottage Grove Speedway, which provides a well-used community racing venue; 
• 	 The Cottage Theatre, which has had 10 years of successful productions since the opening 

of its new facility in 199B; 

• 	 The Bohemia Mining District, located less tban a half-hour's drive away, in the Coast 
Range; 

• 	 The 16-mile Row River Trail connecting Cottage Grove to Dorena Lake; 
• 	 Proximity to the Willamette National Forest; 
• 	 The Cottage Grove Rodeo, which provides facilities to South Lane County's equestrian 

community and an annual rodeo event; 

• 	 A covered bridge lour 
• 	 The Vl!lage Green Resort; and 
• 	 Annual community events mclude Bohemia ~v1jmng Days. FaIJ HalVes! Festival iJnd Main 

Slreel Chili Cook-Off, Cottage Grove Home Show, South Lane Cruisers Show & Shine, 
and the Westen. Oregon Exposition, 

EDUCATIONAL FACILITIES 

South Lane School District 

South Lane School District consists of eleven schools: Four K - 5, two PreK 8, one middle 
school, one 9-12 alternative high school, one 9-12 comprehensive high school, and two 
Chaner Schools, Elementary schools range in population from 100 to 500 sludents, Cottage 
Grove High School serves grades 9-12 witb a population of approximately 900 students,' 
Lincoln Middle School serves grades 6 - 8 and has a Iypical population of 600 to 650 
students. 

Lane Community College at Cottage Grove 

Lane Community College (LCC) at Cottage Grove provides over 100 credit and etuichment 
classes per term to residents in Cottage Grovel Creswell, and other rural communities in 
Southen. Lane County. The faCIlity, a modern branch campus opened in September 1 
has three computer labs, seven classrooms, student resource room, "telecourse" room, 
bookstore, student lounge, quiet study area, conference room. reception area, and offices for 
faculty and staff, The College offers a broad selection ofvocatio031 and lower division 
college courses such as social science, data processing, management, eady childhood 
education, mathematics, history, and language arts. Additionally, the college schedules a 
wide assortment of continuing education enrichment c!asses, seminars, and workshops each 
teno, These offerings include an and crafts, various computer classes, health and first aid, 
home and garden, human development, music and dance, and physical education Pre
college programs include English as a Second Language, Adult Basic Education and GED 
(High School Equivalency), These programs provide a helpful and suppor1ive environment 
for people who want to contlnue their education Students may enroll at any (tme during the 
term in the pre-coHege programs, 

7 South Lane SchooL District, About the School District, http://www.slane.kI2.or.us/about...5lsd. 8(cessed November 
2,2008. 
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Tal< Rates and Public Investment in Education 

Cottage Grove's property tax rate is $17.08 per $1,000 of assessed value, compared wllh a 
state average of $15.20. The property tax rates in Eugene and Springfield are typically $16.00 
per $1,000 of assessed value or more. The somewhat higher rates in COHage Grove are 
necessary to pay for bonds that have financed South Lane School District and Lane 
Community CoHege. Educational investments are essential to a successful economic 
development strategy because provide for educational facilities necessary for a trained 
workforce. 

COTTAGE GROVE PLANNING EffORTS 

Planning for economic development can in itselfbe a comparative advantage. A jurisdiction 
with mechanisms in place to foster groVlth, a commitment to a vibrant downtOwn and 
functional transportation system, and the ability to assist industries in finding suitable vacant 
or redevelopment sites, is well-placed to achieve economic growth. 

Cottage Grove Industrial Park 

The Cottage Grove Industrial Park has been successful in providing suitable indus"ial siles 
that are attractive to targeted Hghl industrial firms, The industrial park is located on an 
approximately 30-acre site (including private in-holdings). The site is flat_ has direct access to 
Highway 99 without driving through residential areas, and has the fuH range of urban 
servIces, 

The industrial park provides a range of site sizes for basic employment. All but three small 
lOIS in the industrial park have been sold to industrial users or developers, and mOSt have 
industrial uses. The Coltage Grove Industrial Park provides an excellent model for a small but 
growing community industrial park 

Downtown Revitalization & Refinement Plan 
The Cottage Grove Downtown Revitalization and Refinement Plan builds on the Downtown 
National Historic District by addressing key transportation issues in the City The plan 
focuses on two adjacent areas of the City: the Main Street/State Highway 99 (OR 99)/1 Oth 
Street/Oregon Central & Pacific Railroad intersection area (intersection area) and the 
downtown segment of Main Street. 

The goal of the plan is to improve the function, safety, and aesthetics of both areas, with an 
emphasis on pedestrian movement and bicycle travel and preserving the historic character of 
downtown. The plan consists of the following components: 

Traffic and safety analysis of the Main Street/OR 99 and the Main Street/10th Street 

intersections, induding the Oregon Central & Pacific Railroad crossing; 

• 	 Intersection plan focusing on improving Sight distance, safety, functlonahty. access 

management} and connectivity: 

• 	 Plan for bicyclists, pedestrians, vehicles, and public transportation in the intersection 

area; 

• 	 Streetscape improvements for the ioterseclion area and Main Street focusing on the 

gateway to the Historic District, Trailhead Park, and the fi.!ture interpretative center 

on 10th Street; and 

• 	 Code recommendations for implementing proposed refinements to the streetscape 

and topics related to downtown revitalization and historic preservation such as site 

and building design standards. 

Cottage Grove EOA June 2009 	 Page 24 



Oregon Main Street Program 

The City of Cottage Grove Community Development Department is participating in the 
Oregon Main Street "Exploring Downtown" program. Oregon Main Street is a new statewide 
cornrnercial district revitalization program administered through the Oregon Economic and 
Community Development Department This program, in partnership with the National Trust 
Main Street Center, was created to assist communities in achieving viable commercial 
districts. The City of Cottage Grove is going to be "Exploring Downtown" over the next 
year.' City staff will explore this program together with other interested groups, such as the 
Chamber of Commerce and the EconomiclBusiness improvement District, to see if it is nght 
for Cottage Grove. 

The Cottage Grove Economic Opportunities Analysis and Economic Developmellt 
Strategy 

The community effort to produce this document in 2008-09 represents another step in 
enhancing Cottage Grove's comparative advantages. By following the steps outlined io 
Chap,"r 8 of the EOA, Grove will address the critical limitation identi!led in this 
study - the lack of suitable and serviceable employment sites within the Cottage Grove UGB. 

11 City of Cottage Grove, Oregon Main Street Prclerilm, http:/ ! www.cottagegrove.org!commdev/mainstreethtrnl, 
accessed November 2, 2003. 
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CHAPTER 4: COTTAGE GROVE EMPLOYMENT PROJECTION AND TARGET 
INDUSTRIES DETERMINATION 

OAR 660-009 requires cities to maintain a 20-year inventory of sites designated for 
employment To provide for at least a 20-year supply of commercial and industria! sites 
consistent with local community development objectives, Cottage Grove needs an estimate of 
tbe amount ofcommercial and industrial land that wi!! be needed Qver the pianning period. 
Demand for commercial and industrial land will be driven by the expansion and relocation of 
existing businesses and new businesses locating in Cottage Grove, The level of this business 
expansion activity can be measured by employment growth In Cottage Grove. 

EMPLOYMENT FORECAST 

This section presents a projection of future employment in Cottage Grove as a starting point 
estimating demand for commercial and induslrial1and. 

Table 4-1 presents a forecast of employment for Cottage Grove, based on the "safe harbor" 
forecasting method allowed in OAR 660-024-0040(8)(a)(A). Table 4-1 shows a projection of 
employment growth in Cottage Grove between 2009 and 2029. Growth within the UGB is 
projected to reach 6,075 employees by 2029," an increase of I ,465 employees (a 32% 
lncrease), 

Table 4-1. Employment growth in 
Cottage Grove's UGB, 2009-2029 

Year Employment 


2006 4,423 

2009 4,610 

2014 4,939 

2019 5.292 

2024 5,670 

2029 6.075 


Change 2009 to 2029 

Employees 1,465 

Percent 32% 

AAGR 14% 


Sotlree. ECONorthwest 

This is a conservative eSlimate thai is based prinCIpally on past lrends. Ail alternative 
estimate considers local policy \0 achieve a more balanced relationship between jobs 
and population. Cottage Grove now has about one job for every 2.1 persons a ratio 
of 1:2.1. ln contrast, nearby Springfield has a rdtio of one job for every 1.7 person: 
Oregon has a Jobs-populanon ratio of J: J.6. 

A reasonable policy objective for Cottage Grove would be a Jobs-population ratio of 
1: 1.9 - mIdway between Springfleld's and Cottage Grove's ratios. To 
achieve this ralio, Cottage Grove would need about 1,000 additional jobs over Ibe 
nexl 20 years. 

9 The estimate of employment in 2009 is of total employment, which includes employees (overed by unemployment 
insurance (covered employment) and emp~oyees not coYt'red by unemploym€nt insurance (e.g., sale proprietors). 
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POTENTlAt GROWTH INDUSTRIES 

Pill analysis of growth industries in Cottage Grove should address two main questions: 

(I) 	What industries are most likely to be attracted to the Eugene·Cottage Grove area'! 
and 

(2) What industries best meet Cottage Grove's economic ob"ec!tiv~"? 

The types of industries that Cottage Grove wants to attract have the following attributes: 
medium to high-wage; stable jobs with benefits; Jobs requiring skilled and unskilled labor, 
employers in a range of industries that will contribute to a diverse economy; and jndust:ries 
that are compatible with Cottage Grove's community values. 

KEY TRENDS AFFECTING EMPLOYMENT GROWTH 

Previous chapters reviewed historical growth "ends by industry in the region and Lane 
County since 1980 and employment in Cottage Grove. Economic opportunities in Cottage 
Grove are a function of regional historical trends and future economic shifts, 

Whilc nearly all sectors of the economy in the region experienced growth over this peliod, 
some sectors grew faster than others, resulting in a shift in the distribution of employment by 
sector. Key historical trends in the! 980 to 2007 period include: 

.. 	 A substantial increase in the share of employment in services, which increased from 23% 
to 42% of covered employment in Lane County. 

• 	 A decrease in the share of employment in retail trade. from 21 % to 13%. The number of 
Jobs in retail did not decrease substantially over the 27-year period (with a loss of nearly 
550 retail jobs) but growth in retail jobs lagged behind growth ill other sectors, especially 
sen'ice sectors. 

• 	 A decline in the share of employment in manufacturing, which fell from 20% to 13% of 
covered employment. 

• 	 A decline in the share of employment in government, which decreased from 20°/0 to i 60/0 
of covered employment 

Together, these sectors represent about 84% of employment in the County. Other sectors of 
the Coullty's economy have a relatively stable and small share of the County's employment 

Hlslorical employment trends show a substantial shift in the reglOll's economy that mirrored 
shifts in the state and national economies, specifically the substantial growth in services and 
decline of manufacturing. While these trends are expected to continue into (he future l future 
shifts are not expected to be as dramatic as those experienced over the past twenty years. 
There are several reasons for this expectation (e.g., lhat the future will be somewhat differellt 
that the past): 

• 	 Growth in the seTv;ces sector has matured and should track <nOre closely with overall 
employment and population growth rather than continuing to gain a substantial share of 
lotal employment 

• 	 The decline in manufacturing was due, in part, to decreased timber harvests and the 
olltsourcing of production to facilities in countries with lower costs. Timber harvests are 
expected to level off and increase in the future as commercial forests that were replanted 
since the 1970s grow to a harvestable size" While outsourcing will continue, much of 
what can be outsourced has already gone. Remaining manufacturing finns are tied to 
their region to be near supplies or markets, or manufacture specialized goods (where 
small production quantities, fast tum-around times, and the need for quality limit the 
abili ty to outsollrce). 
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The mix of manufacturing jobs in the region changed over the past tv..:enly years with declines 
In wood products and the growth of employment in recreational vehicle (RV) manufacturing. 
machinery manufacturing, metals manufacturing, and high-tech industries, such as computer 
and electronics manufacturing. However, increases in energy costs and recent lOSS of iarge~ 
scale high-tech manufacturing finns in the region have tempered the market for additional 
RV-based businesses and the high-tech industry_ 

T ARGH INDUSTRIES 

To provide for an adequate supply of commercial and mdustrial sites consistent with plan 
policies, Cottage Grove needs to detenmne the type and amount of commercial and industrial 
land that will be needed over the planning period_ Goal 9 requires cities to identify "[he 
number of sites by type reasonably expected to be needed to accommodate the expected 
employment growth based on the site characteristics typical of expected uses." The number 
of needed sites is dependent on the site requirements of targeled employers. This section 
identifies targeted employment opportunities in Cottage Grove over the 20-year planning 
period 

In 2001, the Lane Counci) of Governments prepared a Targer Indus/ries Swdy for Cottage 
Grove_ This study identified II "larget" industries that would be likely to: allocate in 
Cottage Grove; and b) promote investment and family-wage job creation in the community. 

The Lane Council of Governments, ECONorthweSl and eConumlC development experts nn 
the CAC have identified the following targeted industries and other employment 
upportumties: 

3_ Target Basic Industries: 

1 . Outdoor recreational products~ 

L Alternative/renewable energy production; 

3. Medical supplies manufacturing; 

4_ Specialty food production; 

5 _ Secondary wood products; 

6_ Nursery and greenhouse products, high technology manufaclUring and 

7, Warehouse and distribution centers; 

8_ Call/techntcal support centers; and 


9_ Plastics. 


4_ Targeted Commercial Retail, Service and Other Employment: 


Health care and social assistance; 


2. Government, professional and business <Or",,;es: 

3. Leisure and hospitality (tourism I resort recreation); and 

4 Gene",J and speciaJty retai I t",de_ 

To identify the industries' fit in Cottage Grove, the CAC members were asked to rank each 0 f 
the eleven industries using a scale of high, medium and low. These responses were than 
aSSigned a number value and averaged and rounded for each category to determine the CAG's 
average response 
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Table 4-2 CAC Interview Responses 10 LCOG's 2001 Targel Induslry Sluily 
Average

Industry 
Response 

Outdoor Recreational Products 

Nursery & Greenhouse Products 

Secondary Wood Products 

Call[Technical Support Centers 

Specialty Foods 

High-Tech Services 

Warehousing/ Distribution Center 
High-Tech Manufacturing 

Plastics 

RV Parts and Accessories 
Secondary Metals 

High 

Medium 

Medium 
Medium 

Medium 

Medium 

Medium 

Medium 
Medium 

Low 
Low ' 

Source: Winterbrook Planning (October 2008) 

As shown in the table above, the only industry that was given a "high" ranking was Outdoor 
Recreational Products. The CAC identified RV Parts and Accessories as having a "low" fit 
and the other eight industries averaged a "medium" fit. In addition to ranking the industries 
identified in the LCOG study, the CAC members were asked to identify additional industry 
groups that would benefll Cottage Grove either immediately or over the next 20 years. Five 
members had additional suggestions. 

EMPLOYMENT FORECAST BY SECTOR 

Table 4-3 shows ECO' s estimate of total employment by industry sector in the Conage Grove 
UGS in 2006. To develop the figures, ECO started with estimated covered employment in the 
Cottage Grove UGB from confidential QCEW (Quarterly Census of Employment and Wages) 
data provided by the Oregon Employment Department. 

Covered employment, however, does not include all workers in an economy. Most notably , 
covered employment does not include sole proprietors. Analysis of data shows that covered 
employment reported by the Oregon Employment Department for Lane County is only about 
74% of total employment reported by the U.S . Department of Commerce. We made this 
compalison by sector for Lane Counry and used Ihe resulting ratios to convert covered 
employment to lotal employment in Cotlage Grove. 

Table 4-3 shows Cottage Grove had an esti mated 4,423 employees within its UGB in 2006. 
This fIgure results in a population-to-employment ratio on. I persons per employee. For 
comparison, the average in Springfield is 1.7 persons per employee, and the statewide 
average is about 1.6 persons per employee. 
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Table 4-3. Estimated Toral Employment by Sector. Cartage Grove UGB, 2006 

Covered Em 10 men! Estimated 
% 01 Total Total 

Sector Number Emp. Em 10 men! 
Agriculture, Forestry, & Fishing 34 72% 47 
Construction 128 65% 198 
Manufacturing 306 99% 310 
Wholesale Trade 46 85% 54 
Retail 789 79% 1,001 

Transportation & WarehQusing & Utilities 53 69%, 75 
Information 41 79% 52 
Finance & Insurance 89 66% 134 
Real Estate & Rental & Leasing 51 33%1 155 
Professional, Scientific, & Technical Services 73 52%: 140 
Management of Companies & Enterprises 9 100% 9 
Admin, & Support & Waste Mgt Services 27 75'%i 38 
Health Care & Social Assist & Privale Edu 488 77% 
Arts, Entertainment, & Recreation 35 41% 
Accommodation & Food Services 490 91% 
Other Services 145 48% 
Government 534 

639 
85 

536 
299 
65382%1 

Total 3,338 75% 4,423 

Source: 2006 covered employment from confidential Quarterly Census of Employment and Wage 
(QCEW) data provided by the Oregon Employment Department covered employment as a 
percent of total employment calculated by ECONorthwesl using data for Lane County 
employment from the U.S. Department ofCommerce, Bureau of Economic A,nalysis (iOtal) and 
the Oregon Employment Department (covered). 

To estimate employment growth by employment type in the Cottage Grove UGB, ECO took the 
forecasted leve! o[(olal employment in 2029 (6,075) and estimated the distribution of this 
employment among four major employment categories. Table 4-4 shows the estimated share of 
employment by type in 2009 and the assumed shares in 2029. The forecast by emp!oymenl type 
does not anticipate a significant shift in the distribution of employment between 2009 and 2029, 
The projected employees by employment type is translated to target industries and site 
needs in Chapter 5. 

rable 4-4. Employment growth by land use type in Cottage (,'rove'5 UGB, 2009-2029 

2009 2029 Change 
%of % of 2009 to 

Land Use Type Employment Total Employment Total 2029 
199Industrial 712 15% 911 15% 

Services and Office 2.175 47% 2,855 47% 680 
3541,397 23%Retail 1,043 23% 
231Government 680 15% 911 15% 

6,075 100% 1,464Total 4,610 101l% 

Source: ECONorthwest. 

Note: shaded cells indicate assumptions by ECONorthwest. 
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CHAPTER 5: COTTAGE GROVE'S EMPLOYMENT SITE NEEDS 

OAR 660-009-0015(2) requires the EOA to identify the number of sites, by type, reasonably 
expected to be needed for the 20-year planning period Types of needed sites are based on the 
site characteristics typical of expected uses. 

The Goal 9 rule provides flexibility in how jurisdictions conduct and organize this analysis. 
For example, site types can be described by plan designation (e.g, heavy or light industrial), 
by general size categories that are defined locally (e.g, small, medium, or large sites), or by 
industry or use (e.g.. manufacturing sites or distribution sites). 

Firms wanting to expand or locate in Cottage Grove will be looking for a variety of site and 
locationa! characteristics, depending on the industry and specific circumstances. Previous 
research conducted by ECO has found that while there are always specific criteria for 
individual finns, many firms share common site criteria. In general, all finns need sites that 
are relatively flat, free of natura! or regulatory constraints, with minimal residential conflicts, 
and located with good access to transportation, public facilities and services. 

The exact amount, quality, and relative importance of these factors vary among different 
types offirms. This section discusses the site requirements for finns in employment sectors 
with growth potential in Cottage Grove, based on the forecasts found in Chapter 4. 

This chapter discusses the production factors that affect business' locational decisions and the 
implications of these factors for businesses that may locate in Cottage Grove. This chapter 
also identifies the characteristics of sites needed to accommodate employment growth in 
Cottage Grove. 

FACTORS THAT AFFECT LOCATIONAL DECISIONS 

\\'hy do finns locate where they do? There is no single answer-·different FInns choose their 
loeations for different reasons. Key determinates of a location decision are a finn'sfactors (~r 
production. For example, a firm that spends j) large portion of rata! costs on unskilled labor 
wilt be drawn to locations where labor is relatively inexpensive. A finn with large energy 
demands will give more wejght to locations where energy is relatively inexpensive. In 
general, finns choose locations they believe will allow them to maximize net revenues: if 
demand for goods and services is heid roughly constant, then revenue maximization is 
approximated by cost minimization. 

The typical categories that economists use to describe a finn's production function are: 

• 	 Labor. Labor is often and increasingly the most important factor of production. Other 
things equal, ftnns look at productivily~labor output per dollar. Productivity can 
decrease if certain types of labor are in short supply, which increases costs by requiring 
more pay to acquire the labor that is available, recruiting of labor from other areas, or use 
of the less prod.uctive labor that is available locally. Based on existing commuting 
patterns, Cottage Grove has access to labor from the Eugene-Springfield Region. 

• 	 Land. Demand for land depends on the type of firm. Manufacturing firms need more 
space and tend to prefer suburban locations where land is relatively less expensive and 
less difficult to develop Warehousing and distribution firms need to locate close to 
interstate highways. 
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• 	 Local infrastructure, r\Jl important role of government is to increase economic capacity 
by improving quality and efficiency of infrastructure and facilities, such as roads, 
bridges, water and sewer systems, airport and cargo facilities, energy systemsJ and 
lelecommunica t lons. 

• 	 Access to markets. Though part of infrastructure, transponation merits special attention. 
Finns need to move theIr product, either goods or services, to the market, and they rely 
On access to different modes of trans po nation to do this. Cottage Grove's access to 1*5 
and Highway 99 provide tile City with advantages in attracting businesses that need easy 
access to highways but do nO! need to shIp large volumes of freight by truck 

• 	 Materials, Firms producing goods, and even firms producing need various 
materials to develop that they can selL Some finns need natural resources: for 
example, lumber manufacturing requires trees. Or, farther down the firms may need 
intermediate malerials; for example, dimensioned lumber to build manufactured 

• 	 Entrepreneurship, This input to production rnay be thought of as good managemenL or 
even more broadly as a spirit of mnovation; optimism, and ambition that 
One finn from another even though most of their other factor inputs may be quite similar. 

The supply, cost, and quality of any of these factors obviously depend on market fae:ors on 
conditions of supply and demand locally, nationally, and even globally. But they also depend 
on public policy, In general, public policy can affect these factors of production through: 

• 	 Regulation. Regulations protect the health and safety of a community and help maintain 
the quality oflife. Overly burdensome regulations, however, can be a disincentive for 
businesses to locate in a community. Simplified bureaucracies and straightforward 
regulations can reduce the burden on businesses and help them react quickly in a 
competjtive marketplace. 

• 	 Taxes. Firms tend to seek locations where tbey can optimize their after-tax profits. 
Studies show that tax rates are not a primary location factor within a region~they matter 
oniy after businesses have made decisions based on Jabor, transportation: raw materiaLs. 
and capital costs" The cost of these production factors is usually similar within a 
Therefore, differences In tax levels across communities within a region are more 
important in the locatIon decision than are di fferences in tax levels between regions. 

• 	 Financial incentives, Governments can ofTer finns incentives to encourage grow1h. 
Studies have shown that most types of fmancial incentives have had little 
effect On firm location benvecn regions. For manufacturing industries with significant 
equipment costs. however. property or investment tax credit or abatement incentives can 
playa Significant role in location decisions. Incentives are more efTective at redirecting 
growth within a region than they are at providing a competitive advantage behveen 
regions. 

LONG TERM LAND AND SITE NEEDS 

Employment growth in Cottage Grove is expected in the al\ of tbe major employment 
categories' Industrial, Services and Office, Retail, and Government. There are a wide variety 
of finns withjn each of these categories) and the required site and building characteristics for 
these finns vary. As such, a variety ofparcel sizes, location qualities, and land use 
designations in Cottage Grove are required to accommodate expected growth. 

This discussion may suggest that a location decision is based entirely on a straight-forward 
accounting of cos\s~ with the best location being the one \vith the lowest ievel of overall costs, 
Studies of economic developmenl, however, have shown that location decisions depend on a 
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variety of other factors that indirectly affect COSts of producilon. These indirect factors 
include agglomerahve economies (also known as clusters), quality of life, and 
innovative capacity. 

• 	 Industry dusters. Finns with similar business activities can realize operationai savings 
when they congregate in a single location or region" Clustering can reduce costs by 
creating economies of scale for suppliers. Firms tend to locate in areas where there is 
already a presence of other finns engaged in similar or related activities. For this reason, 
we suggest that the City designate large sites for industrial and business parks that 
provide a range of site sizes in a masler-planned setting. 

• 	 Quality cftife. A community that features many quality amenities, such as acceSS to 
recreational opportunities, culmrc, low crime, good schools~ affordable housing, and a 
clean environment can attract people simp1y because it is a nice place to be, A region's 
quality of life can attract skilled workers, and if the amenities lure enough potential 
workers to the region) the excess tabor supply pushes their wages down so that fimls in 
the region can find skilled labor for a relatively low cost. The characteristics of local 
communities can affect the distribution of economic development within a region, whh 
different communities appealing to different types of workers and business owners. 
Sometimes location decisions by business owners are based on an emotional or hlstorical 
attachment to a place or set of amenities, without much regard for the cost of other 
factors of production. 

• 	 Innovative capacity. Increasing evidence suggests that a culture promoting irmovatlon, 
creativity, flexibility, and adaptability is essential to keeping U.S. cities economically 
vital and internationally competitive, Innovation is particularly important in industries 
that require an educated workforce. High-tech companies need to have access to new 
ideas typically associated wHh a university or research institute. Innovation affects both 
the overall level and type of economic development in a region. Government can be a key 
part of a community's innovative culture, through the provision of services and 
regulation of development and business activities that are responsive to the changing 
needs of business. 

CHARACTERISTICS Of SITES NEEDED TO ACCOMMODATE EMPLOYMENT GROWTH 

Table 5-1 summarizes the lot sizes typically needed for firms in selected industries. The 
empiJasis in Table 5-1 is on new or expanding firms that have the most potential to generate 
employment growth. For example, while the number of convenience storeS in the region is 
likely to grow, the site needs for these stores is not included in Table 5·l because they are 
unlikely to generate substantial employment growth. In contrast, large food stores. which are 
typically 50,000 to 1 00,000 sq. ft. III Slze, are more likely to generate substantial employment 
growth in the region, and these stores require sites of 5 to lO acres. 
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Table 5-1. Typical/of size requirements lor firms in selected industries 
Industry 	 Lot Size (acres) 
Manufacturing 

Printing & Publishing 

Stone, Clay & Glass 

Fabricated Metals 

Industrial Machinery 

Electronics - F an Plants 

Electronics - Other 

Transportation Equipment 


Transportation & Wholesale Trade 
Trucking & Warehousing 

Retail Trade 
General Merchandise & Food Stores 
Eating & Drinking Places 

FIRE & Services 
Non-Depository Institutions 
Business Services 
Health Services 
Engineering & Management 

5 - 10 
10 - 20 
10 - 20 
10·20 
50-100 
10 - 30 
10 - 30 

varIes 

5-10 
0,5-5 

1 - 5 
1 - 5 

1 - 10 
1 - 5 

Source: ECONorthwest, 

Note: A FIRE Economy is any economy based primarily on lhe paper intensive sectors of 

Finance, Insurance, and Real Estate (FIRE), 


SITE REQUIREMENTS fOR TARGETED EMPLOYMENT IN COTTAGE GROVE 

Generally, targeted industries require sites with characteristics similar to those found in the 
eXlsting Cottage Grove Industrial Park and exisling commercJal areas: 

• 	 Relatively flat, serviced (or serviceabk) sites, without enviromnental constraints 
(floodp!ain, wetlands and steep slopes); 

• 	 Direct access to Highway 99 or to Interstate 5 so that truck and automobile traffic 
will nol be directed through established residential neighborhoods to reach state 
bighways and 1·5. 

• 	 Clustered near existing employment centers to achieve economies of scale and 
aggiorneration (clustering) economies 

Targeted commercial and other employment firms typically require shes with characteristics 
that are similar to those of targeted basic industrial employment. Howe'.ter, a iocation 
separate from existing park and residential de\/elopment is usually less critical) because 
commercial and other emptoymen! uses iypicaHy are less intensive and have fewer 
compatibility (noise, odor, dust, truck traffic) problems, 

Table 5-2 shows site needs by site size for lhe Conage Grove VGa from 2009 to 2029, The 
estimate of needed Sites builds off of the 20-year employment forecast and targeted types of 
employment found in Table 4·4, 

Table 5-2 shows that Cottage Grove needs to provide between 111 and J76 sites and 
approximately 170 aues to accommodate employment growth between 2009 and 2029. 
Cottage Grove will need to provide 42 to 74 induSlrial sites and 69-102 commercial sites, The 
majority of sites (100 to 160 sites) will be two acres or smaller. 
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Table 5-2. Estimated siles needed, Cottage (irove VCE, 2009-2029 

SI,eof 
firm 

Est Gross 
Acres 

Needed 

Avg. Site 
Size 

Total 
Sites 

Needed 
Industrial 

Other 
Emp. 

100 + 20 20+ 1 1 
50-99 60 5-20 ac 5-7 2-3 3-4 
25·49 30 2·5 ac 5·10 H 2-4 
10-24 30 1-2 ac 25·35 10·15 15-20 

1-9 30 <loc 75-125 25·50 50-75 

Total 170 111·176 42·74 69·102 

Source: ECONorthwesL 

Cott'lge Grove Employment Plan Designations 

The identified site needs shown in Table 5-2 distinguish generally belween sites by 
comprehensive plan designation but not by zoning district 

Cottage Grove has an Industrial plan designation that is irnpiemented two zoning districts: 

• 	 Light Industnai (M-l) 

and 


• Heavy Industrial (M-2) 

We anticipate that targeted industries will be accommodated primarily in the M·I zoning 
district. In Chapter 8, we suggest adoption of a new "Business Park" (BP) zoning district to 
accommodate a mix of light industriat support commercial and service commercial firms, 

Cottage Grovels Commercial plan designation is irnplemented by three zoning districts: 

• 	 Central Business District (C-2) 
• 	 Community Commercial (C-2P) 

and 

• 	 Tourist Commercial (CT) 

Retail and service I other employment finns are pemlilted in all three of these districts - but 
under different sets ofdevelopment standards. 
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CHAPTER 6: LAND AVAILABLE WITHIN THE UGB FOR INDUSTRIAL AND 
OTHER EMPLOYMENT USES 

BACKGROUND 

This section begins by describing the results of the Satre Associates (Satre) srudy in 2005 and 
provides an update based on recent Winterbrook inventory work. This chapter i"cludes a 
more detailed suitable employment sites - including an analysis of redevelopment 
potential- that will be used to compare employment site requirements identified in Chaprer 5 
with the availability of suitable employment sites within the Cottage Grove UGH. 

INDUSTRIAL AND COMMERCIAL LAND NEED (SATRE ASSOCIATES, ZOOS} 
In 2005, the City commissioned Satre to update the 200] COllage Grove Buildable Lands 
Ana/pis. The 200l Analysis estimated that in 1998 there were 3,200 jobs (covered 
employment) in the Cottage Grove UGS Satre projected Ihal Cottage Grove employment 
would increase to 5,285 by 2025.'" The update showed that ofthe 2,085 new jobs, 805 (39%) 
would be industrial sector and 1,280 (61 %) would be commercial and other employment 
sector Jobs. Populatlon and employment trends for the City indicated that growth could be 
expected in all sectors. Satre modified Eugene/Springfield employee·per-acre ratios to renect 
Cottage Grove's lower density commercial development characteristics as shown in Table 6~ 
I below. 

Table 6-1: Net Buildable Land by Plan Designation ami Land Need Based on 2025 
Employmem Projections (2005 Cottage Grove Buildable Lands Ana(l'sis Update) 

Net Jobs Employees Per Total Net Acres Net Buildable Deficit inLand Use 
Projected Net Acre Needed land (Acres) Net Acres 

Commerdal l,~ E 43 ~ 16 
Industrial ~5 9 89 ~ -% 

TOTAL 132 91 -41 

~Nel buildable land includes Jand set aside for publk facilities, such 3S roads, schools, churches, 311d parks. In 
commercial and indtJstriaJ lands, a factor of20% was used to calculate net bUlldabk land 

Source: Salre ASSQc!<:ues. LCOG, City of Cottage Grove 

As shown in Table 6-1, the 2005 update identified a need for 132 net acres to accommodate 
employment growth over the next 20 years. In 2005, the UGB included approximately 91 net 
buildable acres, resulting in a deficit of4[ net buildable acres. Most of til is deficit was in the 
industrial land categorj. Satre also determined that it was unfeasible to re-designate the 
<>surplus)! Cornrnerdalland to lndustrial becallse the location and small parcel sizes did not 
meet industrial land suitability requirements. 

In Satre determined the empJoyrnenl projections by' looking at empJoyment trends and existing 
economic de\<elopment activities and policies including: State Industria! Site Certification for the 
!ndustrial Park, an Economic Improvement District ror the downtown area and the Chamb0f of 
Corrunero: formation of the Economic Business District. 
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City Annual Updates of Industrial and Commercial Land Need {Z008) 

Since the Satre BLA was conduc,ed in 2005, City staff has updated the BLA annually, using 
the same methods. Due to new commercial and industrial development, suitable land for 
both commercial and industrial development has decreased. Cottage Grove has a remaining 
inventory of approximately 30 gross acres of Commereialland and approximately 38 acres of 
Industrialtand In addition, 'he City has identified approximately II gross acres of 
underdeveloped Industrial land within the UGB. The updated inventory is shown in Table 6
2 below. Applying a 20% factor to account for rights-of-way (and assuming that all net aCres 
are suitable for targeted employmen, uses), the City appears to have approximatel y 63 net 
acres designated for employment use. 

Table 6-2: Updated Inventory ofRemaining Industrial and Commercial Land (2()08) 

land Use Gross Acres Net Acres 
Commerdal 

Within CIty Lim'!s 30 24 

UGB None None 

Industrial 

Within City limits 34 27 

UGB 4 3 

Underdelleloped Industrial 

Within City limits None None 

UGB 11 9 


Source: City of Cot1age Grove (2008) 

Winterbrook's 2009 Suitable Sites Inventory 

Winterbrook reviewed the City's updoted inventory and tested inventory results against 
available GIS tax lot and natural constraints (floodplain, wetlands) data provided by Lane 
County. Winterbrook also evaluated the distance ofindustria! and commercial sites from 
state highways. 

Our analysis tS generally consistent with the City'5 tax Jot analysis. However, in addition to 
the vacant and underdeveloped sites identified by the City, Winterbrook identified a 
significant number ofpOlen/ial commercial redevelopment sites based on the ratio of 
assessed land va!ues to improvement values. 1 f the land to improvement value ratio is greater 
than I: I, we assumed that the site waS potentially redevelopable over the 20-year planning 
period," 

Nearly all identified vacant and potentially redevelopable employment land is outside of 
constrained areas; and within a quarter mile of a highway. Therefore. nearly ail the existing 
inventory is potentially "suitable and serviceable" as defined in the Goal 9 administrative 
rule. 

The results of Win,erorook's additional analysis are summarized by Industrial or CommereJaI 
plan designat:on In Table 6,3. As shown in Table 6,3, approximately 20% orColtage Grove's 

11 Land value greater than existing improvemt>nt value often indic"tes an under~deve[opme:n( of the land. 
\'iinterbrook assumed that ha11 these sites would become available for redevelopment over the 20*year timeframe. 
There are two reaSOnS for make the 50% redevelopable assumption: first~ there is existing employment on these 
underdeveloped, potentiaHy redevdopable sites; se(ond, land demand and prices in Cottage Grove are lower than 
tru; Eugene-Springfield market making intensification Of land use less likely. To account for these factors, we 
assumed that half of the potentially redevelopable sites would develop mOre intenslVely over the 2O-year 
planning period. 
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industrial land supply, and 13% of the City's commercial land supply; is suitable :or new 
development 

Table 6-3: and Suitable Acres by 

Vacant I 
Total Developed Potential Suitable 

Plan Partially Dev 
Acre; Acres RedevAcres Acre; 

Acres 

Industrial 204 162.5 41.9 42 
All Commercial 471 443.4 27.2 34.6 62 

Source: Winterbrook 

Winlerbrook sorted the updated invemoty ofsuitable vacant and potentially redevelopable 
land by the site sIze categories identified in Chapter 5, as shown in Table 6-4 below. All 
acreages in the table are net suitable acres.': 

Table 6-4 shows that Cottage Grove has 16 suitable industrial and 102 suitable 
commercial siles, totaling about 42 net acreS of industrial land and 62 net acres of 
commercial. A substantial majority (over 75%) of Cottage Grove's suitable and available 
land supply is found in sites 5 acres or srnaller in sIze. 

Table 6-4: Suitable Sites Inventory by Sire Size (in net acres) 

Net COM Net Po! Redev Net
Acreage INO Sites 

Atees· Sites At;fes Gam Sites Acres 

20+ 0 0.0 0 0.0 0 0 
5 to 20 1 14.9 0.0 1 9.0° 2 to 5 5 175 5 13.8 2 3.4 

lt02 5 5.0 2 2.0 4 4.5 

< 1 5 45 24 11.4 64 17.8 

Total 41.9 34.6 

Source: W interbrook Planning 


IND: lndustrial 

COM: Comrnercial 

POt Redev COIT, Potential Redevelopment Commercial 


Collage Grove Industrial Park 

The Grove Industrial Park is located in to 1-5 on State Highway 99 on the 
south end Grove with lots that range from 072 to 272 acres The site is zoned 
Heavy Industrial (M-2) which means that it is suitable ror environmentally-friendly 
manufacturing and assembling industries, hi-tech electronics, computer software! optical 

n Much of the employment land supply in Cottage Grove is comprised of small lots served by the existing street 
system. The Satre BLA assumed that 20% of future industrial and commerdallalld would be reserved for dedication 
of public rights-of-way. Because further street dedication nel"'e5sary to serve exishng employment 5lt~ within the 
Cottage Grove UGB will be limited, we assumed only a 10% reductiOll to account for public rights-of-vvay for 
employment land within the existing UGB. 
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fiber, medical equipment, metal, secondary wood products, processing industries; 
wholesaling., warehousing and storage, ancillary commercial activities and services. 

The Industrial Park is located wilhin the Cottage Grove Soulh Lane Enterprise Zone.'" 
Because business firms that choose to locate or expand jn an enterprise zone, a.re generally 
eligible to receive total exemption from the property taxes normally assessed on new plant 
and equipment for three to five years) there is a strong economic incentive for businesses to 
locale here. Currently, the Cily has sold all bUllhree small lOIs in the Industrial Park and 
private Owners are developing the sites, 

1.' An enterprise zOne i.s sponsored by local dry' /county governments and typically serves :"5 a focal point for local 

development efforts and incentives, Seventy~four cities in 31 counties currently use enterprL'ie zones to creale better 

economic opportunities. City of Cottage Grove, VV'hat are Oregon Enterprise Zones, 

htip:! / w\,v,\',cottage-grove.org! indus!/entrprsz, pdf, accessed November 2, 2008. 
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CHAPTER 7: COMPARISON OF EMPLOYMENT SITE NEEDS AND SUITABLE 

SITES WITHIN THE COTTAGE GROVE UGB 

ThtS chapter includes a comparison of empioymenlland supply and demand, The suitable 
sites analysis is fonowed by a discussion of the key implications of the EOA for the Cily of 
Cottage Grove. 

COMPARISON OF l.AND CAPACITY AND DEMAND 

As described in Chapter 6, Winterbrook worked witl1 Cily and County staff to create an 
updated inventory of suitable employment sites within the Cottage Grove UGR Table 6-4 in 
Chapter 6 of this document shows the results oflhat inventory; there are 17 suitable industrial 
sites and 102 suitable commercial sites," Table 5-2 in Chapter 5 oflhis document shows a 
forecast demand for a range of sites in various site size categories. 

Tables 7- I through 7·3 provide a comparison of site needs against site supply. This analysis 
shows that Cottage Grove needs to add approximately 100 gross acres of employment 
land to its UGB in order to meet 20-year site needs. 

Consolidated Average Site Needs 
Small industria! and commercia! sites, under 5 acres in size~ are not as restricted by sit<: size 
requirements. h They are also easily accommodated within larger-site arrangements, such as 
industrial parks or shopping centers, Table 7-1 combines the (Table 5-2) site requirements for 
sites under 5 acres in size (the categories of 2-5, 1-2, and < I acre sites), and distributes 
required acreage for those small sites according to the average number of sites needed, The 
result is a 20-year need for one large 20+ acre industrial site, two 5~20 acre industrial sites 
(avemging 10 acres in size), four 5-20 acre sites for other employmenl types, 54 small 
industrial sites under 5 acres in size, and 78 small sites for oiher employment uses. 

Table 7,1: Consolidated Average Sire Needs 

Industrial Site Acres Other£mp, Site Acres
Site Sile 

Sites Needed Sites Needed 

20+ 1 20 0 0 
5 to 20 2 20 4 40 
<5 54 37 78 53 
Totals 57 77 82 93 

Source: Winterbrook 

Table 7-2 shows unruel site needs, based on a comparison of the identified employment land 
supply (Table 6-4) against Table 7-; site needs, Cottage Grove has an unmet need for one 
large 20+ acre industrial sHe, one midsize 5~20 acre industrial site, three midsize- sHes 
ror other employment, and 39 small industrial sltes_ 

Including tmder~devdoped and potential redevelopment sites" 

1; For example. an 8-acre parcel ('ouid be developed for one 4~.acre, a 2-ane~ and four O.s~acre sitE'S. Or it could 
provide a 2-ane site and 24 sHes of 025 Jcres in sIze. Or" variety of other combinations. 
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Table 7-2:Unmef Consolidated Average Site Needs 

Site Size 
Industrial Site Acres Other Emp. Site Acres 

Sites Needed Sites Needed 

20+ 1 20 0 0 
5 to 20 1 10 3 30 
<5 39 27 0 0 
Totals 41 57 3 30 

Source: Vlinterbrook 

Table 7-3 converts unmet site needs to gross acres, to account [or land lost to rights-of-way 
in developmenL H

. There is an unmet need for 67 gross acres of industrial land, and 35 
gross Bcres of land for other employment types. These include one 20+ acre site, and 
four sites (one industrial, 3 other) of 5 acres or larger in size. 

Table 7-3: Unmet Consolidated Average Site Needs (Gross Acres) 
Gross Site 

Industrial Gross Site Other Emp.
Site Size 	 Acres

Sites Acres Needed Sites 
Needed 

20+ 1 24 0 0 

5 to 20 1 12 3 35 
<5 39 32 0 0 
Totals 41 67 3 35 

Source: \Vintefbrook 

POLlCY IMPLICATIONS 

How Unmet Site Needs will be Accommodated 

Cottage Grove will need to add just over 100 gross suitable acres to the existing UGB to meet 
20-year employment needs. \Ve have assumed that 15% of the gross land area will be 
reserv·ed for right-or·way dedications lJ,,'ithin industrial and business parks and along major 
streets. 

Industrial (Traded Sector) Employment Needs 

We recommend that gross Industrial land needs (67 acres assuming 15% for street rights
of-way) will be met in two ways: 

I. 	 Large Single-User Industrial Site (24 acres): Designate a site with at least 24 
gross suitable acres that IS reserv·ed specifically to meet the needs of a single 
large finn with at least 100 employees. Plan policies and amended development 
code standards would ensure that the site is reserved exclusively for a large finn. 

2. 	 Master Planned Industrial Park (33 acres): Designate an Industrial Park site 
(similar to the existing Cottage Grove Industrial Park) with at least 33 gross 
suitable acres to meet the need for small- to medium-sized sites in a master

16 This analysis assumes that 15% of new land acquired for employment uses will be consumed by rights-of-way. 

Cottage Grove fGA June 25, 2009 	 Page 41 



planned setting. It is assumed that some light industrial need (approximalely 
10 acres) will be met in the !lew Business Park district described in the 
Commerdal and Other Employment Needs section below. Plan policies and 
amended development code standards would ensure that land designated 
Industrial outside the existing UGB would require an approved master 
development plan pnor to annexation and development. 

Commercial and Otl.er Employment Needs 
\Ve recommend that unmet commercial retail and service needs (35 gross suitable acres) 
be met as follows· 

1. 	 Community Commereial Center (12 acres). As documented in Chapter 6, 
Cottage Grove has 62 aeres of vacant, underdeveloped, and redevelopable 
Commercial land. The demand for retail commercial uses typically increases 
with population growth. :tv1ost of this retail demand can be met in vacant Or 

underdeveloped Commercia! areas within the UGB. Howe-vcr, there is an unmet 
need for a community shopping center of approximately 12 gross (t 0 net after 
accountIng for streets) suitable acres. 

The community center site would be designated Community Commercial
subject to master planning requirements "nd building square footage 
limitations, 

2. 	 No" Business Park (33 acres). The bulk of new employment that Cottage 
Grove wants to attract is service commercial cmploymclH1 induding health care 
and social assistance, go,.iemrnent, professional and business services. Limited 
light industrial and supporting retail uses (e.g., restaurants or health clubs, or 
sales of products produced on site) are also appropriate in a business park setting. 
The site needs of the business park are: a site of about 33 acres in size; relatively 
flat site, and direct [luwmotive access to an arterial street or state highway. 
Business parks Iypically have a campus like setting and require that activities be 
conducted indoors; therefore business parks are more compatib-le with adjacent 
residential uses than industrial uses Or large retail centers 

A new Business Park pian designation and zoning district is required to 
implement this concept. 

3 format and general retail (0 acres). As Cottage Grove's population 
grows, the City is likely 10 attrac~ new retail development, including large fonnal 
retail (such as a Home Depot, Lowe's or Typically, retail uses require 
relatively nat sites with automotive access to a stale highway and high visibility 
to pOlential shoppe",. Large fomlat or "big box" retail requires a si.e of 
approximately 10 acres. As noted in Chapter 6, there are no vacant IO-acre 
Commercial sites within the existing UGB. 

At the October CAe meeting, the possibilily ofiimiling large format (big box) 
relail slores was discussed. Rather than adopting addi.ional new zoning 
slandards heyond the 150,000 square-foot limitation to limit this type of retai! 
use, we suggest that iarge format retatf be permiHed on commercial land within 
lhe existing UGB, through the redevelopment process. In other words, if a 
format retail firm can assemble underdeveloped properties within the existing 
UGB, then the City would support such redevelopment efforts, regardless of the 
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size of the retail store, However. no new "greenfield" sites would be designated 
outside the existing UGB. 
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CHAPTER 8: ECONOMIC DEVELOPMENT STRATEGY 

INTRODUCTION 

Cottage Grove's 2037 Vision and Action Plan emphasizes investment in a "diverse and 
sustainable economy" and includes several ""mtcoies'" 

• 	 Establish Cottage Grove as the seat and gateway for a South Lane County recreation 
and tourism destination; 

• 	 Recruit a complementary range of small, medium and large businesses in a variety of 
sectors; 

• 	 Grow a local workforce to accQITUTIodate new employment sectors; and 

• 	 Maintain and upgrade critical infrastructure to accommodate demand. 

To support these broad strategies, this EOA assesses the CJty's comparative economic 
advantages in a regional context~ ldentifies commercial and industrial employment 
opportumttes; describes site requirements for targeted types of employment; and delenmnes 
whether the eXisting UOB has enough and the right kinds ofemployment Sttes to meet the 
City's economic development objectives" 

Earlier chapters in ihis EOA detennined that the communit}'~s greatest economiC 
development challenge over the next 20 years will be to provide an supply of lund 
to meet idenhfied employment needs. Thus, the primary economic development 
objective is straightforward-to identify the types ofemployment that are likely to show 
interest in Cottage Grove and to provide an adequate supply ofSUItable and serviceable 
employment sites to accommodate anticipated employment over the 20.. yeal planning 
period - from 2009-2029. 

This chapter identifies specific steps for the City to follow to cany out its economic vision. l! 
considers the policy implications offue EOA and sets the for speCIfic comprehensive 
plan and development code amendments. Economic development policies may address a 
range of outcomes, from policies to attract firms or retain existing firms to policies 10 

improve or maintain quality of life, 

The Economic Development Strategy (EDS) presented in this chapter is designed to meet the 
requirements of Goal 9. As a result, the EDS focuses primarily on land-use while 
recognizing the importance of broader economic development such as labor force 
education that may also be a priority to the City and residents of Cottage Grove. Moreover, 
the strategies outlined in this chapter provide the factual and analytical basis for legislative 
amendments to the Cottage Grove Comprehensive Plan and the Cottage Grove Development 
Code. 

ORGANIZATION OF THIS CHAPTER 

The remainder oflhis chapter is organized into two sections as follows: 

• 	 Framework for Understanding Economic Development Policies and Actions 
provides an overview of economic development issues and types of economic 
development policies and strategies that municipalities can adopt to achieve VUrlOUS 

economic development goals, 

• 	 Economic Development Strategies and Implementation Steps for Cottage Grove 
presents objectives and strategies related to land-use to implement the City's economic 
development goals. 
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FRAMEWORK fOR UNDERSTANDING ECONOMIC DEVELOPMENT POLICIES AND ACTIONS" 

A wide range of economic development policies and actions are availabie to cities that Can affect 
the level and type of economic developmen; in their community" To affect economic 
development, any policy or action must affect a factor of production that influences business 
locations and job growth. In brief, the factors that have the most impact on business locations and 
job growth include: 

• Labor, 
• Land, 
• Local Infrastructure, 
• Access to markets and materials,. 

• Agglomerative economies (clusters), 
• Quality oflife, and 

• Entrepreneurship 

The supply, cost, and quality of any of these factors obviously depend on national and global 
market forces that local government has no influence over. But they also depend on iocal, 
regional and state public policy, which can generally affect these factors of production through: 

• Planning, 
• Reguh.ltloo, 
• Provision of public services, 
• Taxes, and 
It Incentives 

The locatton decisions of businesses are based primarily on the availability and cost oflabar, 
transportation, raw materials, and capital. The availability and cost of these production factors are 
usuaUy slmHar within a region. ivlo..'l:t economjG development strategies available to local 
governments only Indirectly affect the cost and quality of these primary location factors. 

Local governments can most directly affect tax rates (within the bounds of Measures 5 and 50), 
land availability, the cost to businesses and quality of pub/Je and regulatory policies. 
EconomIsts generally agree that these factors do affect ecnnomic development, but the effects on 
economic development are modest. Thus, most of the available to local governments 
have a limited affect on the level and type of economic development in the community. 

Local governments in Oregon also playa cenlIal role in the provision of suitable and serviceable 
land through inclusion of employment sites in the 20-year UGB that have appropriate plan 
designations, zoning, access and public services. Businesses need suitable and serviceable land to 
locate or expand in a community. However, providing suitable land alone is not sufficient to 
guarantee economic development in a community~market conditions mus[ create demand for 
this land, and local factors of production must be favorable for business activity. 

The provision of suitable and serviceable employment sites is One of the most direct ways 
thaI the City of Cottage Grove can affect the level and type of economic development in the 
community. 

POTENTIAL ECONOMIC DEVELOPMENT POLICIES AND ACTIONS 

A broad range of policies and actions are avaIlable to cities to achieve local economic 
development objectives. The effectiveness of any individual tool or combination of tools varies 
by community objective. In short, local strategies should be customized not only to meet locally 

17 This section draws from pr('vlOus work by ECONonhwest. 
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defined objectives, but to recognize economic oppoI1unities and limitations as defined in the 
EGA. Positive outcomes are not guaranteed: even good programs can result in limited results. 

Table 8-1 identifies a range ofpotential economic development strategies that the City of Collage 
Grove could consider implementing. These strategies range from those closely associated with 
the basic functions of government (provision of suitable and serviceable land) to those sometimes 
viewed as outside the primary functions of government (such as financial incentives and business 
assistance). Policies and actions adopted by the City of Collage Grove should address local 
economic development issues consistent with the City's desired role in facilitating economic 
development in the community. 

Table 8-1. Potential economic development strategies 

Category/Policy Description 

Land Use 	 Policies regarding the amount and location of available land and 
allowed uses. 

Provide adequate supply Provide an adequate supply of suitable and serviceable development sites to 
of employment land accommodate anticipated employment growth with the public and private 

services, sizes, zoning, and other characteristics needed by firms likely to 
locate in Cottage Grove. 

Increase the efficiency Take actions to reduce costs and lime for development permits. Adopt 
of the permitting process development codes and land use plans that are clear and concise. 
and simplify city land-
use poliCies 

Public Services 

Provide adequate 
infrastructure to support 
employment growth 

Focused public 

investment 


Communications 

infrastructure 


Policies regarding the level and quality of public and private 
infrastructure and services. 

Provide adequate public services (i.e., roads, transportalion, water, and 
sewer) and take action to assure adequate private ulilities (i.e., electriCity and 
communications) are provided to existing businesses and development sites. 
-- ._.- - ......_.., - - ~-.- - -- - . ---,.- '--'-' .__._._---_. ----.- ..---. 

Provide public and private infrastructure to identified development or 
redevelopment sites. 

Actions to provide highwspeed communication infrastructure, such as 
developing a local fiber optic network. 

Business Assistance Policies to assist existing businesses and attract new businesses. 
'" - -_. . .. - - -- -. -

Business retention and Targeted assistance to businesses faCing financial difficulty or thinking of 
growth moving out of the community. Assistance would vary depending on a given 

business' problems and could range from business loans to upgrades in 
infrastructure to assistance in finding a new location within the community. 

---. - .. _- ._ ..  - -.-_.----.----- ----_._-_._._---_._._------ ._--. 
Recruitment and Establish a program to market the community as a location for business in 
marketing general, and target relocating finms to diversify and strengthen the local 

economy. Take steps to provide readily available development sites, an 
efficient permitting process, well-trained workforce, and perception of high 
quality of life. 

Development districts Establish districts with tax abatements, loans, assistance with infrastructure, 
(enterprise zones, urban reduced regulation, or other incentives available to businesses in the district 

renewal districts, historic that meet specified criteria and help achieve community goals. 

districts, etc.) 


Business clusters 	 Help develop business clusters through business recruitment and business 
retention policies. Encourage siting of businesses to provide shared services 
to the business c1uslers, including basic employment, retail and commercial 
services. 
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CategorylPolicy Description 

Public/private 

partnerships 


- '- ...•.- .-- .- .. . 
Financial assistance 

Business incubators 

Mentoring and advice 

Export promotion 

Make public land or facilities available, public lease commitment in proposed 
development, provide parking, and other support services. 

Tax abatement, waivers, loans, grants, and financing for flnms meeting 
specified criteria. Can be targeted as desired to support goal such as 
recruitment, retention , expansion, family-wage jobs, or sustainable industry. 

Help develop low-cost space for use by new and expanding firms with shared 
office services, access to equipment, networking opportunities. and business 
development information. Designate land for live-work opportunities . 

. ... •.. _-- -- ---,._, _.- -- "'''- - . --
Provide low-cost mentors and advice for local small businesses in the area of 
management, marketing, accounting, financing, and other business skills . 

Assist businesses in identifying and expanding into new products and export 
markets; represent local flnms at trade shows and missions. 

Workforce 	 Policies to improve the quatity of the workforce available to local firms. 

Job training 	 Collaborate with schools districts, community colleges and universities to 
help create opportunities for training in general or implement training 
programs for specific jobs or speCific population groups (e.g ... dislocated 
workers). 

.-.- - - - . 
Job and training access Coordinate with transit districts to provide transiVshuttie service to bring 

workers to job and training sites. 

Jobs/housing balance 	 Make land available for employment and housing. Provide for a variety of 
needed housing types - ranging from single-family housing types to 
multifamily housing. 

Other 

Regional collaboration Coordinate economic development efforts with the County, the State, and 
local jurisdictions, utilities, and agencies so that clear and consistent policies 
are developed. 

Quality of life Maintain and enhance quality of life through good schools, cultural programs, 
recreational opportunities, adequate health care facilities, affordable housing, 
neighborhood proteclion, and environmental amenities. 

Source: ECONonhwest and Winterbrook Planning 

ECONOMIC DEVELOPMENT STRATEGIES AND IMPLEMENTATION STEPS FOR COTTAGE 

GROVE 

The following economic development strategies for Cottage Grove are based on four sources of 
infonnation: (J) stakeho lder and CAC input on preferred types of growth and development strategies 
from interviews; (2) existing goals and strategies in the City's Comprehensive Plan; (3) input from 
City staff, and (4) the principles of economic development presented in the section above and Table 
8-1 . These strategies will be further refined based on input from the CAC, Planning Commission, and 
City Council. 

The strategies and implementation steps suggested below are organized with objectives most related 
to land-use planning presented first. This section should be read with Chapter 7, which compares 
land use need and supply and identifies ways to address long-term commercial and industrial land 
deficits. 
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Objective 1: Provide an adequate supply of suitable and serviceable sites of varying 
locations, configurations, alld size, to accommodate industrial and otheremploymenl 
Over the planning period. 

Chapters 5·7 identify the size and characteristics of sites needed in Cottage Grove for 
employment uses over the planning period. The City should provide an adequate supply ofland 
for employment uses. 

Suggested implementation steps: 

• 	 Provide land that meets the sIte requirements described in Chapter 
5. Limit retail commercial land supply to encourage retail infill and redevelopment to 
areas within the UGB, especially in downtown. Retail commercial sites may 
include vacant, underdeveloped potentially redevelopable sites, particularly along 
Highway 99 and in DowntovVD Cottage Grove. The City can provide land in two 
ways: (l) increasing commercial land-use efficiency by promoting infill or 
redevelopment; and (2) bringing new land into the urban growth boundary, subject to 
master planning requirements, to meet specific community commercial needs. 

• 	 Provide one approximately 30-acre to {lccommoda(e: commercial office 
and limited light industrial uses over the 20-year period. Encourage office uses that 
require high'amenity locations, such as offices or head doctor's 
offices, and similar uses. Require development of the business park through a master 
planning process. Limit retail development in the office park to small,scale retail that 
is designed to serve users of the business park, such as a restaurant. The business 
park should be sited with access to a State highway and located in an area visually 
attractive to potential employers and customers. 

• 	 Provide industriai 'and to meet the site characteristics and site sizes described in 
Chapter 5, These sites may include vacant, undeveloped land, or partially developed 
sites with potential for additional development through infill development After 
considering the capacity of the existing UGB, the City should provide suitable land in 
two ways: (I) designating a suitable large site (approximately 20 outside the 
UGB for a single user; and (2) designate a large site (approximately 30 acres) for an 
industrial park outside the UGB. The City shollld require a master planning process 
to ensure efficient development of the industrial park. The industrial park should be 
sited on relatively flat ground and should have direct access to Highway 99. 

Objective 2: Encourage retail and service employers to locate ill downtown Cottage 
Grove. 

The City has policies to encourage residential and commercial redevelopment in downtown, such 
as an Urban Renewal Distnc!. The redevelopment of downtown Cottage Grove provides 
opportunities to both use land mOre efficiently and minimize the costs of providing infrastructure. 
In addition, redevelopment of downtown may make Cottage Grove more attractive to visitors. 

Suggested implementation steps: 

• 	 Build on the successes of the Downtown H,storic District by encouraging appropriate 
redevelopment in the commercial core area. 

• 	 Consider expanding the Urban Renewal District to include Cottage Grove's 
commercial core. 

• 	 Pursue policies to promote in fill and redevelopment in downtown Cottage Grove. 
• 	 Provide the infrastructure and services that businesses need to operate in downtown 

Cottage Grove. 
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• 	 Support the co-locatIon of residential and commercial uses in existing buildings by 
providing financial assistance for necessary building upgrades to meet requirements 
in Ihe City's building code, such as improvements 10 meet seISmic standards, 

• 	 Develop a marketing strategy to attract businesses to downtown Cottage Grove, 
including providing low~cost assistance for businesses moving to downtown and 
attracting visitors lo visit downtown, rather than through Cottage Grove on 
Highway 99, 

• 	 Promote economic development in downtown through techniques, such as land 
assembly and cooperative development agreements, to assist developers with land 
assembly problems, 

• 	 Consider participation i11 Oregon's Main Street program, 

Objective 3: Provide adequate infrastructure efficiently and fairly, 

The provision of public infrastructure and services to employment sites is a cornerstone of any 

economic development strategy. ff roads) water, sewer, and other public facWtles are unavailabie 

or inadequate, indus!rjes wiB have little incentive to locate in a community. 


Suggested implementation steps: 
Coordinate capital improvement planning with iand use and transportation planning to 

COIncide with the Cily's Economic Development Strategy. 

• 	 Maintain an adequate highway and street system to ensure safe and efficient aCCeSS to 
Commercial and Industrial areas, 

• 	 Target resources of the Systems Development Funds of infrastructure on sites that 
provide prime opportunities for employment uses as a result of location, site size, Or 

other significant site characteristics. 

• 	 Ensure that public-private development agreements to recover costs are in effect prior 
to financing public improvements. 

• 	 Efficiently use existing infrastructure by promoting development, inml, re-use, and 
redevelopment for commercial and industrial uses and developing strategies and 
incentives to stimulate private investment that overcome anticipated impacts or 
downturns in lhe local economy. 

• 	 Assist with providing infrastructure through the use of Urban Renewal funding; 
where appropriate. 

• 	 Maintain critical rail connections so that flrrns like Weyerhaeuser can continue to be 
competitive in Cottage Grove. 

Objective 4: Support and assist existing businesses in Cottage Grove, 


Cottage Grove's existing buslnesses are important to the City's continuing economic well-being. 

Often, the Planning Department is the first agency that businesses encounter when they seek to 

expand eXlsting operations or to site a new business in Cottage Grove Thus; planning sraff serve 

as both ambassadors 10 the business community and regulators to ensure compliance with 

development code standards. 


Suggested implementation steps: 

• 	 Develop and implement an outreach strategy to determine how the City can assist 
existing businesses. Opportunities for assistance may range from providing user~ 
friendly assistance to business owners in understanding the land development process 
to forming public-private partnerships to promote Cottage Grove businesses. 
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• 	 Encourage self-help methods and programs for business dlStricts such as the 
formation of business associations and special self-assessment districts for parking 
and economic improvement 

Objective 5: Market Cottage Grove to new businesses 

The City should seek to attract businesses through marketing the business opportunities present in 
the City, The City should focus marketing efforts on businesses that would benefit from locatmg 
in Cottage Grove, such as businesses that need agricultural products produced in Lane or Douglas 
counties. 

Suggested implementation steps: 

• 	 Work with local economic development groups and businesses to develop a 
marketing plan to attract new businesses to Cottage Grove. Target recruitmenl 0 f 
businesses to those that are most likely to benefit from locating in COltage Grove, 
such as businesses that would use locally-produced forestry Or agricultural products, 
and businesses !hal share the values ofrhe community, 

• 	 Work with the Oregon Economic and CommunilY Development Departmenl 
(OECDD) and other regional and state agencies to market mdustnal sItes to 
busmesses that would be likely to locate in Cottage Grove, 

• 	 Work with the South Lane School District, Lane Community and the 
University of Oregon to meet workforce needs, such as: trainmg and education, job 
advancement, or local expansion ofbusinesses that are less subject to boom and bust 
cycles, 

• 	 Encourage development of agri-businesses that depend On agricultural products 
produced in Lane, Douglas, and other nearby counties, such as wineries or natural or 
organic food processing. 

Objective 6: Increase the potential for tourist-related economic activities, 


Tourism results in economic activity, especially in the service industricslike retail) food services, 

and accommodations, For example, the direct economic benefit of lodging tax receipts from 

overnight accommodations to Cottage Grove in 2007 was $212,900. COltage Grove could 

increase tourism through growth of businesses that bring tourists to thl! City and through 

increased marketing. 


Suggested Implementation steps: 

.. development of bUSInesses that are lied to Cottage Grove's h}story and 
agricultural context, such as arts and crafts connected to the City's history or food 
processing fac ililies thai use local products. 

• 	 Build-off ofexisting events, such as the COllage Grove Rodeo and the Collage Grove 
Speedway, and support development of new events to attracl v)Silors to the 

• 	 Promote the Coltage Theatre on a regional basis to attract local visitors, Work With 
local businesses 10 market the Theatre and complementary busmesses to residents of 
nearby communities, such as dinner and thearer ticket combinations. 

• 	 Ensure that the factors that are likely to attract visitors to Cottage Grove, es[,eclatt:y 
Cottage Grove)s environmental quality and natural beauty~ are prorec(eci and 
enhanced. 

• 	 Encourage new specialized retail, restaurants, bed and breakfasts and other local 
attractjons. 

Cottage Grove EDA June 25, 2009 	 Page 50 



Objective 7: Develop a long-term affordable housing strategy. 

The availability of affordable housing is 3n important consideration in promoting economic 
development. If the City wants to provide opportunities for people to live and work within 
Cottage Grove, the City will need to consider policies to retain, expand, and (in some 
replace existing affordable housing opportunities. Some of the City's highest amenity commercial 
land is being used for mobile home parks, which provide for much-needed affordable housing. If 
the City is successful with its economic development objectives and Cottage Grove gets more 
business activity! the pressure will increase to redevelop these mobile home parks for commercial 
uses, which will create the need for replacement of th.s affordable housing. 

Suggested implementation steps: 
• 	 Develop a long-term affordable housing siralegy that is designed to address the 

likelihood that Some existmg affordable housing may need replacement. 
• 	 Conduct a study of the residential land sufficiency within the Grove UGll. 

Pay close attention to the availability ofland fOf affordable housing Iypes, such as 
manufactured homes, townhouses, or other multifamily housing types. 

• 	 Work with private and nonprofit agencies to provide new affordable housing through 
existing programs designed to promote affordable housing, 

Objective 8: Redevelop IIl1derutilized commercial and residential areas as the 
opportunities for reuse arise. 
Cottage Grove has Over 400 acres of Commercial land - much of which is underdeveloped. This 
provides an opportunity for the community to address long-tenn commercial and possibly 
residential land needs in a mixed use context. Cottage Grove also has two older manufactured 
dwelling parks constructed on old mill sites in the 19705 that provide affordable housing now, but 
are likely to be under market pressure to redevelop for more intensive uses sometime in the 
future. 

Suggested implemellwtioll steps: 
• 	 Develop policies that support redevelopment of underutilized commercial sites. 

Opportunities to encourage redevelopment may include tax incentives} decreased Of 

waived developmcn; or private-public partnerships for state or federal grant 
funding for redevelop'mell!. 

• 	 Provide non-monetary assistance with clean-up and redevelopment of older 
commercial and industrial sites, including, for example, the possible sponsorship of 
applicable state and federal grants. 

• 	 Work with owners and tenants in existing manufactured dwelling parks to ensure that 
affordable housing opportuniHes are maintained, while considering longer-term 
redevelopment options (for example, mixed relail and mUltiple family development). 
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