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FOR INCLUSION IN URBANIZATION SECTION GOAL 14

Transition Areas

The two Transition Areas within the City (as shown on the Comprehensive Plan map) are
located along the Burgess Road and Highway 97corridors (in the northern part of the
City) and on some undeveloped properties in the southern part of the City where single
family residential land abuts industrial land.  The Transition Areas, which total 158.5
acres, were so designated due to the fact that these areas were primarily undeveloped
larger lots and are located in areas where adjoining land uses and transportation facilities
could cause conflicts between uses.  Additionally, these properties are located in areas
where increased residential density and/or a mix of residential and commercial uses may
be appropriate due to their proximity to major transportation corridors and existing
facilities and services.

North Transition Area
The Transition Area in the north is approximately 110 acres and includes a large
undeveloped area on the north side of Burgess Road and an undeveloped parcel along
Highway 97 south of the Burgess/Highway 97 intersection, as well as the majority of the
length of the south side of Burgess Road.  Although the underlying designations on the
Comprehensive Plan map for these areas are shown as Master Planned Residential,
Multi-Family Residential and Forest, it is assumed that there may be necessary changes
to the land use development pattern in the future as a result of recent and planned
transportation system improvements.  A traffic signal was recently installed at the
intersection of Burgess Road and Huntington Road (two arterial roadways) due to the
surrounding development pattern, the presence of a new school, the existing volume of
traffic, and the expected increase in volume of traffic in the immediate area.  Also, the
Oregon Department Transportation has planned a new interchange at the Burgess Road
and Highway 97 intersection (Wickiup Junction) – this busy intersection has been a
safety hazard in the area for many years as it is a primary access point between the
western portions of La Pine and outlying areas, and the north/south Highway 97 corridor.

Because an increase in traffic volume can be expected on the roadways serving these
areas, it is assumed that this will have a long term influence on the livability and desired
development pattern.  Also, because these areas lie adjacent to and between the
transportation facilities and areas with existing development (a large area developed with
single family residential on large lots north of Burgess Road), it is appropriate that any
development within these areas serve as a transitional buffer between the road corridor
and the existing and anticipated development.  Further, because the Transition Area is in
close proximity to existing and planned commercial services, a school and a potential
transit corridor, an increase in density would be appropriate as more residents can be
served efficiently and effectively from these locations.

As the development and improvements to the transportation facilities occurs in the future,
a development pattern that includes a mixture of service commercial uses and medium
density residential development is desired.  Such development should occur in a master
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planned fashion and should treat all sides of the development in a similar fashion – the
development must not be linear in nature and should tie together all sides of the
surrounding development.

South Transition Area
The Transition Area in the south is approximately 50 acres in area and includes large,
undeveloped parcels that lie along the southeastern edge of the City’s Industrial district.
This area overlaps land that is currently designated for Single Family Residential uses,
but if developed as such, could pose compatibility problems with the anticipated
surrounding industrial development.  Because of the Transition Area’s location between
the main commercial center to the west and the industrial district to the east, it is a prime
area for multi-family dwelling development constructed in a fashion where higher
densities occur along the industrial edge and lower densities along the single family
residential edge.

As development of the industrial and single family residential areas occurs over time, the
development of the transition area as a graduated multi-family residential buffer between
the uses is desired.  It is anticipated that the average density within the transition area will
be medium density, but portions along the edges will vary in their densities in a manner
that corresponds with the desired development pattern in the adjoining district.  Such
development should occur in a master planned fashion and should treat all sides of the
development in a similar fashion – the development should be done in a manner where it
is integrated into the surrounding development pattern and be respective of all sides of
the surrounding uses.

Goals
1. Recognize that future infrastructure development, specifically transportation

improvements, will cause a change to the existing and anticipated land use
patterns over time.

2. Recognize that buffer development between potentially incompatible land
uses shall be implemented.

Policies
1. Transition Area Overlay Zones shall be created and located in portions of the

City where anticipated infrastructure development and adjoining land uses
may cause a change in the desired underlying land use patterns, and where
buffers between potentially incompatible land uses are necessary.

2. Development within Transition Areas shall be master planned to show an
inter-relationship between the proposed development, and infrastructure and
adjoining land uses.

3. Transition Area development shall allow increased residential densities along
primary transportation corridors.

4. Transition Area development shall not be linear in nature and shall be
comprised of a pattern that is integrated into and respective of the surrounding
development to the greatest extent practicable given parcel size and
configuration.
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5. Densities may be averaged over the entirety of the parcel, but shall transition
from higher densities adjacent to adjoining uses with the highest intensity to
lower densities adjacent to adjoining uses with lower intensities.

6. Guidelines for Transition Area development shall be implemented, but such
guidelines shall not be so specific as to prevent adaptability over time or to
limit good design.

Programs
1. Draft zoning regulations that specify land use guidelines for the Transition

Area Overlay Zones.  Such regulations shall include provisions for master
plan development.

2. Coordinate transportation infrastructure improvements with State and County
agencies to ensure compatibility with adjoining land uses within Transition
Areas.


