
 

 

  

 

 

AGENDA 

April 28, 2020 

 

PLANNING COMMISSION  
www.milwaukieoregon.gov 

 

Zoom Video Meeting: due to the governor’s “Stay Home, Stay Healthy” order, the Planning Commission 

will hold this meeting through Zoom video. The public is invited to watch the meeting online through the 

City of Milwaukie YouTube page (https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw) 
or on Comcast channel 30 within city limits.  

 

If you wish to provide comments, the city encourages written comments via email at 

planning@milwaukieoregon.gov. Written comments should be submitted before the Planning 

Commission meeting begins to ensure that they can be provided to the Planning Commissioners ahead 

of time.  

 

To speak during the meeting, visit the meeting webpage (https://www.milwaukieoregon.gov/bc-

pc/planning-commission-49) and follow the Zoom webinar login instructions.  
 

1.0      Call to Order - Procedural Matters — 6:30 PM 

2.0 Planning Commission Minutes — Motion Needed 

2.1 April 14, 2020 

3.0 Information Items 

4.0 Audience Participation — This is an opportunity for the public to comment via Zoom or by 

email on any item not on the agenda 

5.0 Public Hearings — Public hearings will follow the procedure listed on the reverse side 

5.1 Summary:  Ardenwald Elementary Parking 

Applicant:   North Clackamas School District 

Address:  8950 SE 36th Ave, Ardenwald Elementary School 

File:  CSU-2020-001 

Staff:   Brett Kelver, Associate Planner 

5.2 Summary:  Railroad Ave Subdivision 

Applicant:   I&E Construction, Inc.  

Address:  Vacant lot on Railroad Ave between Stanley Ave and Beckman Ave  

File:  S-2018-001 

Staff:   Mary Heberling, Assistant Planner 

6.0 Planning Department Other Business/Updates 

7.0 Planning Commission Committee Updates and Discussion Items — This is an opportunity 

for comment or discussion for items not on the agenda. 

8.0 

 

Forecast for Future Meetings  

May 12, 2020  1. Hearing Item: CU-2020-001, Riverway Ln Vacation Rental 

2. Hearing Item: S-2018-001, Railroad Ave Subdivision 

May 26, 2020  No agenda items are currently scheduled for this meeting. 

June 09, 2020 No agenda items are currently scheduled for this meeting. 

 

 

https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw
mailto:planning@milwaukieoregon.gov
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Milwaukie Planning Commission Statement 

The Planning Commission serves as an advisory body to, and a resource for, the City Council in land use matters.  In this 

capacity, the mission of the Planning Commission is to articulate the Community’s values and commitment to socially and 

environmentally responsible uses of its resources as reflected in the Comprehensive Plan 

 

1. PROCEDURAL MATTERS.  If you wish to register to provide spoken comment at this meeting or for background information 

on agenda items please send an email to planning@milwaukieoregon.gov.  

2. PLANNING COMMISSION and CITY COUNCIL MINUTES.  City Council and Planning Commission minutes can be found on 

the City website at www.milwaukieoregon.gov/meetings.   

3. FORECAST FOR FUTURE MEETING.  These items are tentatively scheduled, but may be rescheduled prior to the meeting 

date.  Please contact staff with any questions you may have. 

4. TIME LIMIT POLICY.  The Commission intends to end each meeting by 10:00pm.  The Planning Commission will pause 

discussion of agenda items at 9:45pm to discuss whether to continue the agenda item to a future date or finish the 

agenda item. 

Public Hearing Procedure 

Those who wish to testify should come to the front podium, state his or her name and address for the record, and remain at the 

podium until the Chairperson has asked if there are any questions from the Commissioners.  

1. STAFF REPORT.  Each hearing starts with a brief review of the staff report by staff.  The report lists the criteria for the land use      

action being considered, as well as a recommended decision with reasons for that recommendation. 

2. CORRESPONDENCE.  Staff will report any verbal or written correspondence that has been received since the Commission 

was presented with its meeting packet. 

3. APPLICANT’S PRESENTATION.  

4. PUBLIC TESTIMONY IN SUPPORT. Testimony from those in favor of the application.  

5. NEUTRAL PUBLIC TESTIMONY. Comments or questions from interested persons who are neither in favor of nor opposed to the 

application. 

6. PUBLIC TESTIMONY IN OPPOSITION.  Testimony from those in opposition to the application. 

7. QUESTIONS FROM COMMISSIONERS.  The commission will have the opportunity to ask for clarification from staff, the 

applicant, or those who have already testified. 

8. REBUTTAL TESTIMONY FROM APPLICANT.  After all public testimony, the commission will take rebuttal testimony from the 

applicant. 

9. CLOSING OF PUBLIC HEARING.  The Chairperson will close the public portion of the hearing.  The Commission will then enter 

into deliberation.  From this point in the hearing the Commission will not receive any additional testimony from the 

audience, but may ask questions of anyone who has testified. 

10. COMMISSION DISCUSSION AND ACTION.  It is the Commission’s intention to make a decision this evening on each issue on 

the agenda.  Planning Commission decisions may be appealed to the City Council. If you wish to appeal a decision, 

please contact the Planning Department for information on the procedures and fees involved. 

11. MEETING CONTINUANCE.  Prior to the close of the first public hearing, any person may request an opportunity to present 

additional information at another time. If there is such a request, the Planning Commission will either continue the public 

hearing to a date certain, or leave the record open for at least seven days for additional written evidence, argument, or 

testimony. The Planning Commission may ask the applicant to consider granting an extension of the 120-day time period 

for making a decision if a delay in making a decision could impact the ability of the City to take final action on the 

application, including resolution of all local appeals.   

 

The City of Milwaukie will make reasonable accommodation for people with disabilities.  Please notify us no fewer than five (5) 

business days prior to the meeting. 

Milwaukie Planning Commission: 

 

Robert Massey, Chair 

Lauren Loosveldt, Vice Chair 

Joseph Edge 

Greg Hemer 

John Henry Burns 

 

Planning Department Staff: 

 

Denny Egner, Planning Director 

David Levitan, Senior Planner 

Brett Kelver, Associate Planner 

Vera Kolias, Associate Planner 

Mary Heberling, Assistant Planner 

Dan Harris, Administrative Specialist II 

Alicia Martin, Administrative Specialist II 
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PLANNING COMMISSION MINUTES 

Meeting held online via Zoom 
www.milwaukieoregon.gov 

April 14, 2020 

 

Present: Robert Massey, Chair  
Lauren Loosveldt, Vice Chair  
Joseph Edge 
John Henry Burns 
Greg Hemer 
 

Staff: 
 

Denny Egner, Planning Director 
Vera Kolias, Associate Planner 
Mary Heberling, Assistant Planner 
Justin Gericke, City Attorney 

Absent:     
 
1.0 Call to Order – Procedural Matters 
Chair Massey called the meeting to order at 6:30 pm and read the conduct of meeting 
format into the record. 
 
Note: The information presented constitutes summarized minutes only. The meeting 
video is available by clicking the Video link at 
http://www.milwaukieoregon.gov/meetings. 
 
2.0 Information Items 

2.1 June 11, 2019 
2.2 June 25, 2019 
2.3 August 13, 2019 
2.4 August 27, 2019 
2.5 February 25, 2020 
2.6 March 10, 2020 

 
Commissioner Hemer moved to approve all six sets of minutes as submitted. 
Commissioner Burns seconded the motion. The Planning Commission voted 5-0 in 
favor of the motion.  
 

3.0 Information Items 

 Denny Egner, Planning Director, provided the following updates: 
• On April 7, the City Council approved application AP-2019-003, an appeal 

of an application previously denied by the Planning Commission. Mr. Egner 
noted that the application had been revised significantly in order to be 
approved by the City Council. 

• The Comprehensive Plan hearing had been moved to the June 2 City 
Council meeting in hopes that it would be safe to have an in-person hearing 
by that date. 
  

4.0 Audience Participation 
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4.1 No public testimony was presented for this portion of the meeting. 
 

5.0 Work Session Items 
(Due to an error in numbering, this item is listed as 6.0 on the meeting agenda) 

5.1 Summary: Comprehensive Plan Implementation Update 
Staff: Vera Kolias, Associate Planner 
 
Vera Kolias, Associate Planner, provided an update on the Comprehensive Plan 
implementation. She noted the following main points:  

• The city planned to move into implementation quickly after the plan was 
approved. 

• The City Council appointed the Comprehensive Plan Implementation 
Committee (CPIC) in early March. 

o Staff had sent the CPIC members several documents providing 
background information to review prior to the first meeting, which 
was scheduled for June 4. 

• The city subsequently posted a Request for Qualifications (RFQ) seeking a 
consultant team to assist staff with public engagement and other tasks 
related to developing approval-ready code language and maps. 

o The deadline for applications had been extended to May 1 because 
of the COVID-19 emergency. 

• City staff had begun working on a code audit to identify sections of the 
code that conflicted with the new Comprehensive Plan. 

• The Department of Land Conservation and Development (DLCD) had funds 
available to help communities amend their land use codes to bring them 
into compliance with House Bill 2001.  

o The city was preparing to apply for these funds by the April 30 
deadline. 
 

Mr. Egner noted that the city’s project did not depend on these DLCD funds, but 
city staff anticipated the grant offsetting the cost to the city.  
 
Mary Heberling, Assistant Planner, stated that she was part of a city task force that 
was working to coordinate public engagement across the board, including 
engagement related to the Comprehensive Plan implementation process.  She 
indicated that this would augment, rather than replace, the work of the 
professionals being contracted as part of the RFQ.  
 
Ms. Heberling, responding to a question from Vice Chair Loosveldt, stated that the 
engagement work being described was not directly connected to the Diversity, 
Equity, and Inclusion Committee (DEIC) discussed with the Planning Commission 
during the Comprehensive Plan recommendation hearing.  
 
Vice Chair Loosveldt indicated that it would be helpful to publicly clarify the 
distinction between the DEIC and this engagement work.  
 
Ms. Kolias, responding to a question from Commissioner Edge, indicated that 
although the first CPIC meeting was scheduled for June 4, and for an in-person 
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meeting, it was conceivable that this could be moved to a virtual meeting, 
depending on the public health situation at that time.  
 
Mr. Egner added that another project, the Central Milwaukie Bike Connection 
Project, with accompanying public outreach events being planned over the 
summer. He stated that these meeting were being designed on a dual track to 
accommodate both online and in-person meetings.  
 

6.0 Planning Department Other Business/Updates 

 There were no updates for this section. 
 

7.0 Planning Commission Committee Updates and Discussion 
 There were no updates for this section. 

 
8.0 Forecast for Future Meetings 

 April 28, 2020 1. Hearing Item: CSU-2020-001, Ardenwald Elementary Parking 
 2.  Hearing Item: S-2018-001, Railroad Ave Subdivision 
May 12, 2020 1. Hearing Item: CU-2020-001, SE Riverway Ln Vacation Rental 
May 26, 2020 No items were scheduled for this meeting. 

 
Meeting adjourned at approximately 7:00 PM 

Respectfully submitted, 
Dan Harris  

Administrative Specialist II 
 

 

 

Robert Massey, Chair  

 
 

2.1 Page 3



 

 

 

 

 

 

 

 

 

 

 

 

THIS PAGE WAS LEFT BLANK INTENTIONALLY 



 

To: Planning Commission 

Through: Dennis Egner, Planning Director 

From: Brett Kelver, Associate Planner 

Date: April 21, 2020, for April 28, 2020, Public Hearing 

Subject: File: CSU-2020-001 

Applicant/Owner: North Clackamas School District 

Address: 8950 SE 36th Ave 
Legal Description (Map & Tax Lot): 1S1E25AD 03700 
NDA: Ardenwald-Johnson Creek 

 

ACTION REQUESTED 
Approve application CSU‐2020‐001 and adopt the recommended Findings and Conditions of 

Approval found in Attachments 1 and 2. This action would allow for modification of the 

existing parking and loading arrangement at Ardenwald Elementary School. 

BACKGROUND INFORMATION 
In 2007, following the approval of a 

capital improvement bond and the 

necessary land use applications, the 

applicant demolished the historic 

Ardenwald Elementary School building 

and replaced it with a new structure. The 

site was redesigned to provide 

significantly more room for off‐street 

parking and loading, including a large 

southern loop accessing Wake St for bus 

staging and a smaller northern loop 

accessing Roswell St for parent pick‐up 

and drop‐off (see Figure 1).  

However, the traffic analysis conducted 

for the 2007 project concluded that 

queuing for the northern loop would 

Figure 1. Site plan in 2007 

5.1 Page 1



Planning Commission Staff Report—Ardenwald Elementary loading Page 2 of 8 
File #CSU-2020-001—8950 SE 36th Ave April 28, 2020 

obstruct vehicle traffic on Roswell St unless the plans were revised. One option was to widen 

Roswell St to allow for on‐street parking that did not obstruct traffic; another was to provide 

additional queuing space on the school site itself. At the time, the applicant opted to use the 

smaller northern loop for bus loading and the larger southern loop for parent pick‐up and drop‐

off. The applicant accepted a condition of approval limiting use of the northern loop to no more 

than six buses at any given time. 

This arrangement reportedly functioned well enough for several years, but over time the 

number of buses serving the site increased and the school administration decided to flip‐flop 

the loading operation. With the start of the 2017‐18 school year, buses began to use the southern 

loop and parents the northern one. There were reports that confirmed the 2007 prediction of 

queuing conflicts with through traffic in the travel lane on Roswell St, but occurrences were 

limited to the small windows of time in the morning and afternoon associated with the 

beginning and end of the school day. However, since the 2007 land use approval included a 

condition that specifically prohibited such a modification without a new land use review, the 

applicant has recently submitted the necessary application as required.  

In the meantime, and in anticipation of approval of the proposed modification to direct buses to 

the southern loading area off Wake St, the applicant contributed funds to the City’s 2019 project 

to rebuild Wake St along the southern edge of the school site. The applicant paid for the extra 

asphalt layer necessary to support the weight of buses on that portion of the street between 36th 

Ave and the school driveways.  

A. Site and Vicinity 

The subject property is located at 8950 SE 

36th Ave and is developed with the two‐

story main school building, fenced 

athletic fields and play areas, and two 

off‐street parking and loading areas (see 

Figure 2). A small loading area on the 

north side of the site is accessible from 

Roswell St and provides 15 off‐street 

parking spaces in the middle of a one‐

way loop with room for seven or eight 

cars in the loading queue. Another 

loading area on the south side of the site 

is accessible from Wake St and provides 

45 off‐street parking spaces in the middle 

of a larger one‐way loop with room for 

11 to 12 long buses in the loading queue.  

The site is located in the Ardenwald neighborhood in the northern part of the city. The 

surrounding area consists primarily of properties with single‐family detached residential 

houses. The Milwaukie city limits runs through the middle of Roswell St (contiguous with 

Figure 2. Aerial view of site 
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the city of Portland) along the school site’s northern frontage (see Figure 3). The adjacent 

lots to the north across Roswell St are all under the jurisdiction of Portland, with the 

exception of a small city park (Ardenwald Park) located directly across Roswell St from the 

northern loading area driveways. A crosswalk connects the southwest corner of 

Ardenwald Park to the western corner of the entrance driveway.  

B. Zoning Designation 

Residential R‐7 

C. Comprehensive Plan Designation 

Low Density Residential (LDR) 

D. Land Use History 

 December 2007 (Master file #CSU‐07‐04): A request to demolish the historic school 

building and replace it with a new building, reconfiguring the site in the process. The 

proposal included variance requests to exceed both the maximum allowed building 

height by 10% (3.5 ft) and the maximum number of off‐street parking spaces (to 60 

instead of 52). The submittal also included applications to remove the building from 

the City’s list of Historic Resources and for transportation plan review. The Planning 

Commission approved the project with conditions, including a limit on the number of 

buses (six) that could be on the site at any given time and requirements that the 

District monitor the on‐site loading areas and use a flagger to direct drivers.  

Figure 3. Vicinity view (aerial) 
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 September 2008 (File #HR‐07‐02): Finalization of the request to remove the old school 

building from the City’s list of Historic Resources. The application was originally 

submitted as part of CSU‐07‐04, but the requirement to post the property for sale for 

at least 90 days had not been completed at the time of the CSU hearing. A 

continuance was granted, and the Planning Commission approved the application 

once the required process was completed and prior to the commencement of the 

overall school redevelopment project. 

 August 2019 (File #CSU‐2019‐006): A minor modification to allow the installation of 

security (chain‐link) fencing around the perimeter of the open space area and play 

fields on the western side of the school campus. In addition, existing 4‐ft chain‐link 

fencing was replaced with 6‐ft fencing at the northeastern and southeastern corners of 

the site. The Planning Director approved the application with a condition requiring 

the fenced areas to remain accessible to the public outside of school hours, with 

signage installed to communicate this arrangement. 

E. Proposal 

The applicant is seeking land use approval for the major modification of a Community 

Service Use (CSU). The approval would legalize the change in operations that occurred in 

2017. The proposal includes the following: 

1. Use the smaller, northern on‐site loading area for parent drop‐off and pick‐up of 

students and the larger, southern loading area for buses. A monitor would direct 

vehicles to pull forward to the nearest open spot to prevent queuing on Roswell St. 

2. Widen a portion of the south side of Roswell St west of the entrance driveway by 

approximately 10 ft to establish a parking strip that can also serve as a right‐turn lane 

to accommodate vehicle queuing during drop‐off and pick‐up hours (see Figure 4).  

3. Install signage that would restrict on‐street parking during drop‐off and pick‐up 

hours at 2 locations: on the north side of Roswell St directly across from the exit 

Figure 4. Proposed modifications to northern loading area (Roswell 
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driveway and on the south side of Roswell St immediately east of the exit driveway 

(see Figure 4). 

4. Widen the existing driveway aprons for both the entrance and exit driveways on 

Wake St to accommodate bus turning radii (see Figure 5).  

5. Eliminate on‐street parking on the north side of Wake St for approximately 150 ft 

west of the exit driveway (see Figure 5). 

The project requires approval of the following applications: 

1. CSU‐2020‐001 (major modification to CSU) 

KEY ISSUES 

Summary 

Staff has identified the following key issues for the Planning Commissionʹs deliberation. 

Aspects of the proposal not listed below are addressed in the Findings (see Attachment 1) and 

generally require less analysis and discretion by the Commission. 

A. Will the proposed changes create unsafe conditions for the existing street system? 

B. Should there be a new limit on the number of buses accessing the site at one time? 

Analysis 

A. Will the proposed changes create unsafe conditions for the existing street system? 

When the historic school building was demolished and the site was reconfigured in 

conjunction with the 2007 land use approval, there were concerns that the northern loading 

area off Roswell St was undersized for parent drop‐off and pick‐up. At the time, the 

applicant’s own transportation impact study concluded that up to seven vehicles would 

queue up in the eastbound travel lane and that a three‐vehicle queue would form in the 

westbound lane.  

City staff and the applicant discussed options for addressing this issue, including 

constructing additional queuing space on the school property, widening the Roswell St 

pavement for additional queuing within the public right‐of‐way, and sending a limited 

Figure 5. Proposed modifications to southern loading area 
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number of buses to Roswell St while parents used Wake St. The applicant elected to work 

with the proposed site plan and have parents use the southern loading area off Wake St, 

accepting a limit on the number of buses (six) that would use the northern loading area.  

As the school’s needs have changed over time, the number of buses needed to serve the site 

has increased. It began to seem more logical to use the larger southern area for bus loading, 

and in 2017 the school administrators decided to flip‐flop the approved functions of the two 

different loading areas. Although no serious accidents have been reported, the travel lanes 

on Roswell St are occasionally blocked by cars queuing up to enter the northern loading 

area, as forecast by the applicant’s 2007 traffic study. The blockages are limited to the 

narrow windows of time in the morning and afternoon when parent drop‐off and pick‐up 

activity is highest. 

With the proposed modifications, the applicant would widen a section of the Roswell St 

pavement to provide adequate width for an on‐street parking strip that would also function 

as a right‐turn lane into the northern loading loop. The widening would create a second 

drive aisle that would allow westbound vehicles to turn left into the driveway without 

queuing in the travel lane. Combined with temporal restrictions for two other on‐street 

parking areas near the exit driveway, the Roswell St travel lanes would effectively remain 

clear of vehicle queuing during peak loading times at the school. 

Similarly, the proposal to widen the driveway aprons of both Wake St driveways would 

facilitate bus turning movements into the site. With the elimination of on‐street parking on 

the north side of Wake St west of the exit driveway, buses would be able to freely leave the 

site without a need for multiple turning movements and the potential blockage of the Wake 

St travel lanes due to parked cars. 

The proposed modifications would impact the existing crosswalk between Ardenwald Park 

and the school driveway on Roswell St by increasing the length of the crossing. However, 

the project includes extension of the existing crosswalk to maintain crossing safety. The 

proposed elimination of on‐street parking in two locations on Roswell St during peak hours 

would increase sight distance for all modes of travel and reduce potential conflicts. 

Staff’s conclusion is that the proposed changes would not create unsafe conditions. 

B. Should there be a new limit on the number of buses accessing the site at one time? 

When the northern loading area was designated for bus use, the dimensions provided 

enough space for six standard long buses (40‐ft length) and so a limit was set of six buses on 

site for any given time. The dimensions of the southern loading area are sufficient to allow 

11 to 12 standard long buses, or even more shorter buses (average length 28 to 30 ft). 

Although the southern loading area is significantly larger than the northern area, it is still a 

finite space that will only accommodate so many vehicles. Setting a new limit seems 

reasonable.  

However, given the dynamic nature of school demographics and the variety of bus lengths 

available to serve the site, it may be wisest to set a limit that does not overburden the site 
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with specificity. To say that only 11 to 12 buses could be on the site at any one time might 

preclude what would otherwise be the comfortable accommodation of 14 or 15 shorter buses 

or some other combination of short and long buses. The most important thing is to prevent 

situations where buses queue on Wake St to enter the site, or where buses block the drive 

aisles needed by any of the 45 off‐street parking spaces available in the southern lot. 

With this in mind, staff recommends a condition to effectively limit the number of buses 

using the site by prohibiting any bus queuing on Wake St. 

CONCLUSIONS 

A. Staff recommendation to the Planning Commission is as follows: 

1. Approve the application for a major modification to the existing CSU approval for 

Ardenwald Elementary School. This would officially allow the school administration 

to use the northern loading area off Roswell St for parent drop‐off and pick‐up of 

students and the southern loading area off Wake St for buses. 

2. Adopt the attached Findings and Conditions of Approval. 

B. Staff recommends the following key conditions of approval (see Attachment 2 for 
the full list of Conditions of Approval): 

 Limit all restrictions of on‐street parking to only during the school’s normal loading 

times during the school year. 

 Extend the proposed restriction of on‐street parking on the north side of Wake St all 

the way to the existing crosswalk at 36th Ave. 

 Prohibit bus queuing on Wake St. 

CODE AUTHORITY AND DECISION-MAKING PROCESS 
The proposal is subject to the following provisions of the Milwaukie Municipal Code (MMC): 

 MMC Title 12 Streets, Sidewalks, and Public Places 

 MMC Section 19.301 Low Density Residential Zones (incl. R‐7) 

 MMC Chapter 19.600 Off‐Street Parking and Loading 

 MMC Chapter 19.700 Public Facility Improvements 

 MMC Section 19.904 Community Service Uses 

 MMC Section 19.1006 Type III Review 

This application is subject to Type III review, which requires the Planning Commission to 

consider whether the applicant has demonstrated compliance with the code sections shown 

above. In Type III reviews, the Commission assesses the application against review criteria and 

development standards and evaluates testimony and evidence received at the public hearing. 
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The Commission has 4 decision‐making options as follows:  

A. Approve the application subject to the recommended Findings and Conditions of Approval. 

B. Approve the application with modified Findings and Conditions of Approval. Such 

modifications need to be read into the record. 

C. Deny the application upon finding that it does not meet approval criteria. 

D. Continue the hearing. 

The final decision on this application, including any appeals to the City Council, must be made 

by June 9, 2020, in accordance with the Oregon Revised Statutes and the Milwaukie Zoning 

Ordinance. The applicant can waive the time period in which the application must be decided. 

COMMENTS 
Notice of the proposed modifications was given to the following agencies and persons: City of 

Milwaukie Building, Engineering, Public Works, and Police Departments; Milwaukie City 

Attorney; Ardenwald‐Johnson Creek Neighborhood District Association Chairperson & Land 

Use Committee; Clackamas Fire District #1 (CFD#1); and properties within 300 ft of the site.  

The following is a summary of the comments received by the City (see Attachment 4): 

 Matt Amos, Fire Inspector, CFD#1: Based on the site design, there are no negative impacts 

to fire department access and water supply. No further comments on the proposal. 

ATTACHMENTS 
Attachments are provided as indicated by the checked boxes. All material is available for 

viewing upon request. 

 Early 
Web 

Posting 

PC  
Packet 

Public 
Copies Packet 

1. Recommended Findings in Support of Approval     

2. Recommended Conditions of Approval     

3. Applicant's Narrative and Supporting Documentation 
(stamped received January 31, 2020) 

    

a. Application forms (incl. pre-app conf. waiver)     

b. Narrative     

c. Preliminary development plans     

d. Neighborhood meeting materials     

e. Stormwater management report     

4. Comments Received     

Key: 

Early Web Posting = Materials posted to the land‐use application webpage at the time of public notice 20 days prior to the hearing. 

PC Packet = paper materials provided to Planning Commission 7 days prior to the hearing. 

Public Copies = paper copies of the packet available for review at City facilities and at the Planning Commission meeting. 

Packet = packet materials available online at https://www.milwaukieoregon.gov/bc‐pc/planning‐commission‐49. 
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Recommended Findings in Support of Approval 

File #CSU-2020-001, Ardenwald Elementary loading 

Sections of the Milwaukie Municipal Code not addressed in these findings are found to be 

inapplicable to the decision on this application. 

1. The applicant, North Clackamas School District, has applied for approval of a major 

modification of the existing Community Service Use (CSU) related to changes to the 

existing loading arrangement at Ardenwald Elementary School at 8950 SE 36th Ave. This 

site is in the Residential R-7 Zone. The land use application file number is CSU-2020-001. 

2. The applicant is seeking approval for a major modification to the existing loading 

arrangement at Ardenwald Elementary School. With the demolition and reconstruction of 

the school in 2007-08, the site was redesigned to include a large southern loop accessing 

Wake St for parent pick-up and drop-off and a smaller northern loop accessing Roswell St 

for bus staging. A condition of the accompanying land use approval (master file #CSU-07-

04) limited use of the northern loop to no more than six buses at any given time. The 

decision also specified that a new land use approval would be required if the applicant 

wished to increase the number of buses or significantly reconfigure the loading 

arrangement.  

In response to increased bus traffic at the school, administrators flip-flopped the use of the 

two loading loops at the start of the 2017-18 school year, rerouting buses to the southern 

loop (Wake St) and directing parents to the northern loop (Roswell St). This change is 

counter to the conditions of approval of CSU-07-04 and so constitutes a major modification 

to the school’s existing CSU status.  

3. The proposal is subject to the following provisions of the Milwaukie Municipal Code 

(MMC): 

• MMC Title 12 Streets, Sidewalks, and Public Places 

• MMC Section 19.301 Low Density Residential Zones (incl. R-7) 

• MMC Chapter 19.600 Off-Street Parking and Loading 

• MMC Chapter 19.700 Public Facility Improvements 

• MMC Section 19.904 Community Service Uses 

• MMC Section 19.1006 Type III Review 

The application has been processed and public notice provided in accordance with MMC 

Section 19.1006 Type III Review. A public hearing was held on April 28, 2020, as required 

by law. 

4. MMC Title 12 Streets, Sidewalks, and Public Places 

a. MMC Chapter 12.16 Access Management 

MMC Section 12.16.040 establishes requirements and standards for access 

(driveways), including accessway location, number, design, and size. For uses other 

than single-family residential development accessing local and neighborhood streets, 

ATTACHMENT  1 
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one accessway is allowed per frontage and new driveways must be spaced at least 

100 ft from the nearest intersection. Accessways are to be designed to contain all 

vehicle backing movements on the site. Driveways for institutional uses are required 

to be at least 12 ft wide and no more than 36 ft wide.  

The subject property is bounded by local streets on two sides (36th Ave on the west and Wake 

St on the south), and a neighborhood route on the north (Roswell St). The site is served by two 

sets of one-way looped driveways, one each on Roswell St and Wake St, both of which are 

located approximately 200 ft from the nearest intersection at 36th Ave. The one-way driveway 

configuration ensures that vehicles enter the right-of-way in a forward motion. Each driveway 

is approximately 25 ft wide. 

The proposed modifications include widening Roswell St just west of the western (entrance) 

driveway to establish on-street parking that would function as a right-turn lane during drop-

off and pick-up times. This new on-street parking area would widen the entrance-driveway 

approach on Roswell St to approximately 33 ft. The turning radii of both Wake St driveways 

would be increased to allow for bus turning movements, but the widths of the existing 

driveway approaches would remain approximately 25 ft. 

The proposed modifications are consistent with the applicable standards of MMC 12.16. 

b. MMC Chapter 12.24 Clear Vision at Intersections 

MMC 12.24 establishes standards for maintenance of clear vision at intersections to 

protect the safety and welfare of the public in their use of City streets.  

As proposed, the modifications appear to conform to the applicable clear vision standards of 

MMC 12.24. Compliance with the applicable standards will be confirmed through the 

development review process. 

The Planning Commission finds that the proposed modifications meet all applicable requirements of 

MMC Title 12. This standard is met. 

5. MMC Section 19.301 Low Density Residential Zones (including R-7) 

The subject property is zoned Residential R-7. MMC 19.301 establishes the allowable uses 

and development standards for the residential R-7 zone.  

a. Permitted Uses 

As per MMC Table 19.301.2, community service uses (CSUs) are allowed subject to 

the provisions of MMC Section 19.904.  

Ardenwald Elementary School is an approved CSU on the subject property. A major 

modification to the school’s CSU was approved in 2007, when the historic school building was 

demolished and replaced with the current building (master file #CSU-07-04). The 2007 

approval included a condition that an increase in the number of buses serving the site at one 

time would require a modification to the CSU approval. The proposed modifications arise from 

an increase in the number of buses serving the site and represent a reversal of the approved 
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loading configuration. The proposed change is a major modification to the CSU and is subject 

to the provisions of MMC 19.904.  

b. Development Standards 

MMC Table 19.301.4 establishes development standards for the R-7 zone. No changes 

are proposed to the existing building; the primary modifications are to the driveway 

approaches in the right-of-way. No changes are proposed to the few of the R-7 

development standards are applicable.  

The minimum vegetation requirement for the R-7 zone is 30% of the lot area; however, the 

landscaping requirement for school CSUs is only 15%, as established in MMC Subsection 

19.904.7.J. Regardless, the amount of existing landscaped area that would be impacted by the 

proposed modifications is negligible. Aside from the proposed widening of the entrance-

driveway approach on Roswell St, the existing off-street parking and loading areas would 

remain unchanged. No other R-7 development standards are applicable. 

The Planning Commission finds that the applicable development standards of the R-7 zone are 

met. 

The Planning Commission finds that the proposed modifications meet the applicable standards of 

the underlying R-7 zone. This standard is met. 

6. MMC Chapter 19.600 Off-Street Parking and Loading 

MMC 19.600 regulates off-street parking and loading areas on private property outside the 

public right-of-way. The purpose of these requirements includes providing adequate space 

for off-street parking, minimizing parking impacts to adjacent properties, and minimizing 

environmental impacts of parking areas.  

MMC Section 19.602 establishes the applicability of the provisions of MMC 19.600. In 

particular, MMC Subsection 19.602.2 requires property owners to ensure continued 

conformance with the standards of MMC 19.600 related to ongoing maintenance, 

operations, and use of off-street parking and loading areas.  

Land use master file #CSU-07-04 established the operational configuration of the site, designating 

the large southern loop off Wake St for parent pick-up and drop-off and the smaller northern loop of 

Roswell St for bus staging. The required traffic impact study concluded that the northern loop was 

undersized for parent pick-up and drop-off and that queuing would block the travel lanes of Roswell 

St if the northern loop was used for that purpose. The applicant decided to utilize the northern loop 

for bus staging and accepted a condition of approval that limited the number of buses on the site to 

no more than six buses at any one time.  

Over time, the number of buses needing to be on the site at the same time have in fact increased. 

School administrators have determined that it is necessary to utilize the larger southern loop off 

Wake St for bus staging, and they have relocated parent pick-up and drop-off to the smaller 

northern loop off Roswell St. The school’s action is not in conformance with the findings and 

conditions established by CSU-07-04 and requires a demonstration that the off-street parking and 

5.1 Page 11



Recommended Findings in Support of Approval—Ardenwald Elementary loading Page 4 of 9 
File #CSU-2020-001—8950 SE 36th Ave April 28, 2020 

 

loading areas continue to function effectively without negative impacts to other properties or to 

public facilities.  

The proposed modifications do not include changes to any existing off-street parking spaces or the 

spaces provided for parent and bus loading. One additional loading space would effectively be 

created as a result of the proposed removal of an existing bump-out on the west side of the entrance 

driveway off Roswell St. No parking lot landscaping or parking stall dimensions would be affected 

by the proposed modifications. Likewise, the number of existing bicycle spaces (30), which well 

exceeds the minimum required (five spaces), will not be affected by the proposed modifications. 

Finding 7 provides an assessment of the proposed modifications’ impact on public facilities; Finding 

8 addresses the proposal’s consistency with the approval criteria established for CSU modifications. 

There are no other standards or requirements in MMC 19.600 that are applicable to the proposed 

modifications. 

The Planning Commission finds that the proposed modifications remain consistent with the 

applicable standards of MMC 19.600. This standard is met. 

7. MMC Chapter 19.700 Public Facility Improvements 

MMC 19.700 is intended to ensure that development, including redevelopment, provides 

public facilities that are safe, convenient, and adequate in rough proportion to their public 

facility impacts.  

a. MMC Section 19.702 Applicability 

MMC 19.702 establishes the applicability of MMC 19.700, including intensifications of 

use that result in a projected increase in the number of vehicle trips. 

The proposed modifications are the result of an increase in the number of buses using the site 

at any one time. The increase in trips triggers the applicability of MMC 19.700 to the 

proposed modifications. 

b. MMC Section 19.708 Transportation Facility Requirements 

MMC Section 19.708 establishes requirements for transportation facilities, including 

street design standards. Specifically, MMC Subsection 19.708.2 provides design 

standards for the various street classifications, including for neighborhood and local 

streets. The standards provide ranges of widths for street features such as vehicle 

travel lanes, on-street parking, landscape strips, and sidewalks. Neighborhood streets 

require 10-ft travel lanes and 6-8 ft for on-street parking; local streets require 8-ft or 

10-ft travel lanes and 6-8 ft for on-street parking.  

Roswell St is a neighborhood route with approximately 28 ft of paved asphalt currently 

provided between the existing curbs, with no restrictions to on-street parking posted on either 

side of the street. With two 10-ft travel lanes, only 8 ft remain for on-street parking. The 

applicant has proposed to widen a portion of the south side of Roswell St west of the entrance 

driveway by approximately 10 ft, to establish an on-street parking area that would 

accommodate vehicle queuing during drop-off and pick-up hours. To further minimize 

conflicts in the vehicle travel lanes east of the entrance driveway, the applicant has proposed to 
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install signage that would restrict on-street parking during drop-off and pick-up hours at two 

locations: on the north side of Roswell St directly across from the exit driveway and on the 

south side of Roswell St immediately east of the exit driveway. 

Wake St is a local street with approximately 30 ft of paved asphalt currently provided between 

the existing curbs, with no restrictions to on-street parking posted on either side of the street. 

Allowing for two 8-ft travel lanes, there is technically enough width for a 7-ft-wide on-street 

parking area on both sides of the street. The applicant has proposed to widen the existing 

driveway aprons for both the entrance and exit driveways on Wake St to accommodate bus 

turning radii. In addition, the applicant has proposed to eliminate on-street parking on the 

north side of Wake St for approximately 150 ft west of the exit driveway, to provide sufficient 

width for safe bus turning.  

With the proposed physical modifications to Roswell St and to the Wake St driveways, as well 

as with the proposed restrictions to on-street parking on both streets, the minimum 

dimensional standards for each street as provided in MMC Table 19.708.2 will be met.  

The Planning Commission finds that the proposed modifications meet all applicable standards of 

MMC 19.700. 

8. MMC Section 19.904 Community Service Uses 

MMC 19.904 provides standards and procedures for review of applications for community 

service uses (CSUs). These are uses that are not specifically allowed outright in most 

zoning districts but that address a public necessity or otherwise provide some public 

benefit. CSUs include public and private schools and their associated sports facilities. 

MMC Subsection 19.904.3 provides that the establishment of a new CSU or a major 

modification to a CSU shall be evaluated through a Type III review per Section 19.1006. 

The proposal to modify use of the existing loading areas in contradiction of a condition of approval 

represents a major modification to the school’s existing CSU and so is subject to Type III review. 

MMC Subsection 19.904.4 provides the following approval criteria for establishment of a 

new CSU or a major modification to a CSU: 

a. The building setback, height limitation, and off-street parking and similar 

requirements governing the size and location of development in the underlying zone 

are met. Where a specific standard is not proposed for a CSU, the standards of the 

underlying zone must be met. 

The proposed modifications do not affect the applicable standards of the underlying R-7 zone 

or the standards that are superseded by the specific applicable standards for schools as 

provided in MMC Subsection 19.904.7. 

The Planning Commission finds that this standard is met.   
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b. Specific standards for the proposed uses as found in MMC Subsections 19.904.7-11 

are met. 

MMC Subsection 19.904.7 establishes specific standards for schools, which are 

addressed as follows: 

(1) MMC Subsection 19.904.7.A requires public elementary or secondary schools to 

provide a site area/pupil ratio as required by state law.  

The proposed modifications do not include changes to the size of the existing school 

campus. This standard is not applicable. 

(2) MMC Subsection 19.904.7.B has outdoor play area requirements for preschools, 

nursery schools, day-care centers, or kindergartens.  

This standard is not applicable to an elementary school.  

(3) MMC Subsection 19.904.7.C requires walkways, both on and off the site for safe 

pedestrian access. 

The proposed modifications do not affect any existing walkways on or off the site. This 

standard is not applicable.  

(4) MMC Subsection 19.904.7.D requires sight-obscuring fencing of 4 to 6 ft in 

height to separate play areas from adjacent residential uses.   

The proposed modifications do not affect any existing play areas. This standard is not 

applicable. 

(5) MMC Subsection 19.904.7.E requires adequate public facilities to serve the 

school. 

The applicant has proposed to make some improvements to the public rights-of-way on 

both Roswell St and Wake St. On Roswell St, the applicant has proposed to widen a 

portion of the south side of the street west of the entrance driveway by approximately 10 

ft. The improvement would establish an on-street parking area that would accommodate 

vehicle queuing during drop-off and pick-up hours. To further minimize conflicts in the 

vehicle travel lanes east of the Roswell St entrance driveway, the applicant has proposed 

to install signage that would restrict on-street parking during drop-off and pick-up 

hours at two locations: on the north side of Roswell St directly across from the exit 

driveway and on the south side of Roswell St immediately east of the exit driveway. To 

ensure that these on-street parking areas remain available for public use when school 

loading is not an issue, a condition has been established to require that the posted 

signage clearly indicate that on-street parking is restricted only during the school’s 

normal loading times. 

In addition, the applicant has proposed to widen the existing driveway aprons for both 

the entrance and exit driveways on Wake St to accommodate bus turning radii. Prior to 

submitting this land use application, the applicant also contributed funds to the City’s 

2019 project to rebuild Wake St, paying for the extra asphalt layer necessary to support 
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the weight of buses on that portion of the street between 36th Ave and the school 

driveways.  

The applicant has also proposed to eliminate on-street parking on the north side of Wake 

St for approximately 150 ft west of the exit driveway, to provide sufficient width for safe 

bus turning. Staff notes that less than 18 ft would remain between the western edge of 

this new no-parking area and the existing crosswalk just east of the intersection with 

36th Ave. This is not enough length for a parallel parking space (minimum 22 ft) and 

could result in a parked vehicle blocking the crosswalk. To ensure the safety of the 

existing crosswalk, a condition has been established to extend the proposed elimination of 

on-street parking on the north side of Wake St from the exit driveway all the way to the 

crosswalk (approximately 168 ft). However, to ensure that this on-street parking area 

remains available for public use when school loading is not an issue, the condition 

specifies that on-street parking is restricted only during the school’s normal loading 

times. 

As conditioned, the proposed modification would ensure adequate public transportation 

facilities to serve the school. No additional updates to other public facilities are required 

for the proposed development. As conditioned, this standard is met. 

(6) MMC Subsection 19.904.7.F requires safe loading and ingress and egress on and 

to the site. 

As proposed, both loading areas are designed to have traffic circulate through each loop 

in one-way fashion, with all vehicles safely entering the public right-of-way in a forward 

motion. Parent vehicles would use the northern loop off Roswell St, with a newly 

widened area for on-street parking that would function as a queuing lane during drop-

off and pick-up hours. Temporal restrictions to on-street parking near the Roswell St 

exit driveway would improve clear vision and significantly reduce the potential for 

conflict with vehicles in the travel lanes. 

Buses would use the southern loop off Wake St. Bus turning movements would be 

accommodated with widened driveway aprons and the elimination of on-street parking 

on the north side of Wake St west of the exit driveway. Given that the southern loop 

could accommodate a varied number of buses of different lengths, it is not practical to set 

a numerical limit on buses accessing the site at one time. But a condition has been 

established to prohibit bus queuing on Wake St.  

As conditioned, the proposed modifications would provide safe loading and ingress and 

egress on and to the site. This standard is met.   

(7) MMC Subsection 19.904.7.G requires compliance with the parking standards in 

MMC 19.600.   

As discussed in Finding 6, the proposed modifications do not result in any changes to 

existing off-street parking on the site. This standard is met.  

5.1 Page 15



Recommended Findings in Support of Approval—Ardenwald Elementary loading Page 8 of 9 
File #CSU-2020-001—8950 SE 36th Ave April 28, 2020 

 

(8) MMC Subsection 19.904.7.H requires minimum yard setbacks of 20 ft.   

The proposed modifications do not involve construction of any new structures that 

would be subject to setback requirements. This standard is not applicable. 

(9) MMC Subsection 19.904.7.I requires bicycle facilities which “adequately serve 

the site.”  

As discussed in Finding 6, the school site currently provides more than the minimum 

required number of bicycle parking spaces, and the proposed modifications would not 

affect existing bicycle parking. This standard is met. 

(10) MMC Subsection 19.904.7.J requires a minimum landscaped area of 15%.   

The proposed modifications would remove little or no existing landscaping on the site, 

which provides nearly 60% landscaped area. The site would continue to provide well 

over the minimum 15% landscaping required. This standard is met. 

As conditioned, the Planning Commission finds that the proposed modifications meet the 

applicable standards of MMC 19.904.7. 

c. The hours and levels of operation of the proposed use are reasonably compatible with 

surrounding uses. 

The hours and levels of operation of the proposed new loading arrangement would be similar 

to those of the pre-existing loading arrangement, which previous land use reviews have found 

to be compatible with surrounding uses. Although these findings do not establish a new limit 

on the number of buses accessing the site at one time, the proposed modifications do not 

increase the school’s capacity or the intensity of use. 

As proposed, the Planning Commission finds that this standard is met. 

d. The public benefits of the proposed use are greater than the negative impacts, if any, 

on the neighborhood. 

The proposed modifications would allow the school to have more buses serve the site and make 

better use of the larger southern loading area, which was originally designed to support bus 

traffic. The proposed modifications would also increase the capacity of the smaller northern 

loading area without negatively impacting traffic on Roswell St, by providing more space for 

on-street queuing near the entrance driveway and eliminating potential conflicts with on-

street parking near the exit driveway. The applicant has contributed funds to the City’s recent 

project to resurface Wake St, with additional asphalt on the section between 36th Ave and the 

school driveways to account for the added weight of buses that would use that portion of the 

street more regularly.  

As proposed, on-street parking would be eliminated on the north side of Wake St just west of 

the exit driveway for a length of approximately 150 ft. No on-street spaces would be affected 

on the southern side of Wake St. As discussed in Finding 8-b-5, above, a condition has been 

established to extend the restriction of on-street parking on the north side of Wake St all the 

way to the crosswalk (approximately 168 ft). This represents the equivalent of nine on-street 
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spaces that are currently available to the public, particularly to residents and visitors at 

nearby residential properties. To ensure that this on-street parking area remains available for 

public use when school loading is not an issue, the condition specifies that on-street parking is 

restricted only during the school’s normal loading times. This restriction, along with the 

proposed modifications to the Wake St driveway aprons and the condition established to 

prohibit bus queuing on Wake St (discussed in Finding 8-b-6, above), would ensure that 

school-related traffic would not create conflicts with on-street travel on Wake St. 

As conditioned, the overall public benefits of the proposed modifications are greater than any 

negative impacts on the neighborhood. 

As conditioned, the Planning Commission finds that this standard is met. 

e. The location is appropriate for the type of use proposed. 

Previous land use reviews have found the subject property to be appropriate for the approved 

elementary school use. The proposed modification to the loading arrangement that was 

originally approved with CSU-07-04 would result in the greater number of trips (parent 

vehicles) using Roswell St, which as a neighborhood route has a higher functional 

classification than Wake St, a local street. The larger loop off Wake St would better 

accommodate bus loading on the school site and would result in fewer overall vehicle trips on 

the lower classification local street. And the street surface on Wake St has been fortified to 

accommodate the heavier weight of buses. 

As proposed, the Planning Commission finds that this standard is met. 

The Planning Commission finds that, as conditioned, the proposed modifications meet the approval 

criteria of MMC 19.904.4 as a major modification to the school as a CSU.  

9. The application was referred to the following departments and agencies on February 11, 

2020: 

• Milwaukie Building Department 

• Milwaukie Engineering Department 

• Milwaukie Public Works Department 

• Milwaukie Police Department 

• Milwaukie City Attorney 

• Ardenwald-Johnson Creek Neighborhood District Association (NDA), Chairperson 

and Land Use Committee (LUC) 

• Clackamas Fire District #1 (CFD#1) 

In addition, public notice of the application with an invitation to comment was sent on 

March 4, 2020, to property owners and residents within 300 ft of the subject property. 

The comments received are summarized as follows: 

• Matt Amos, Fire Inspector, CFD#1: Based on the site design, there are no negative 

impacts to fire department access and water supply. No further comments on the 

proposal. 
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Recommended Conditions of Approval 

File #CSU-2020-001 

Conditions 

1. Prior to final inspection, install signage restricting on-street parking during drop-off and 

pick-up hours at the following locations: 

a. North side of Roswell St directly across from the school site’s exit driveway and on 

the south side of Roswell St immediately east of the exit driveway.  

b. South side of Roswell St west of the school site’s entrance driveway. 

c. North side of Wake St between the school site’s exit driveway on Wake St and the 

existing crosswalk on the east side of the intersection with 36th Ave. 

In all cases, the signage shall indicate that on-street parking is restricted during the school 

year, Monday through Friday from 7:00 a.m. to 9:00 a.m. and from 2:00 p.m. to 4:00 p.m. 

2. Buses accessing the southern loading area must not use Wake St for queuing.  

Additional Requirements 

1. Ongoing requirement: As proposed, provide a monitor during school drop-off and pick-

up hours to direct vehicles accessing the northern loading area to pull forward to the 

nearest open spot to prevent queuing on Roswell St. 

2. In conjunction with the proposed public improvements, the following must be resolved: 

a. Submit a stormwater management plan to the City of Milwaukie Engineering 

Department for review and approval. The plan must be prepared in accordance with 

Section 2—Stormwater Design Standards of the City of Milwaukie Public Works 

Standards. If the stormwater management system contains underground injection 

control devices, submit proof of acceptance of the stormwater system design from the 

Department of Environmental Quality. 

b. Submit full-engineered plans for construction of all public improvements, reviewed 

and approved by the City of Milwaukie Engineering Department. 

c. Obtain a right-of-way permit for construction of all public improvements. 

d. Pay an inspection fee equal to 5.5% of the cost of all public improvements. 

e. Provide a payment and performance bond for 100% of the cost of all public 

improvements. 

3. Prior to commencement of any earth-disturbing activities, the applicant must obtain an 

erosion control permit. 

4. Development activity on the site is limited to 7:00 a.m. to 10:00 p.m. Monday through 

Friday and 8:00 a.m. to 5:00 p.m. Saturday and Sunday, per MMC Subsection 8.08.070(I). 

ATTACHMENT  2
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Preapplication Conference Waiver 
Page 2 

19.1002 PREAPPLICATION CONFERENCE
19.1002.1 Purpose
The purpose of the preapplication conference is to acquaint the applicant or applicant’s 
representative with the requirements of the municipal code in preparation for submission of a land 
use application, including relevant approval criteria, development standards, and procedures. The 
preapplication conference is not an exhaustive review of all potential issues or requirements. 
Furthermore, the information provided by the City is not binding, and it does not preclude the City 
from raising new issues or identifying additional requirements during the land use review process. 

19.1002.2 Applicability
A.   For Type I applications, a preapplication conference is optional. 

B.   For Type II, III, IV, and V applications, and expedited annexations per Section 19.1104, a 
preapplication conference is required, with the following exceptions: 

1. The Planning Director may waive the preapplication conference requirement for proposals
that are not complex or, for some other reason, would not benefit from a formal conference. 

2. A preapplication conference is not required for City-initiated Type IV or V applications.

19.1002.3 Preapplication Conference Procedures
The Planning Director shall adopt administrative rules for how the City processes preapplication 
conferences. The rules shall ensure that preapplication conferences are held in a timely fashion and 
provide a thorough explanation of all required City permits, fees, and approvals for any given 
development proposal. They shall include standards for scheduling, conducting, and communicating 
the outcomes of preapplication conferences. 

19.1002.4 Preapplication Conference Expiration
A.   A preapplication conference is valid for 2 years. If a land use application or development permit 

has not been submitted within 2 years of the conference date, the applicant is required to 
schedule a new preapplication conference prior to submittal. This requirement may be waived 
per Subsection 19.1002.2.B.1. 

B.   An applicant may request additional preapplication conferences at any time. There is no limit to 
the number of preapplication conferences that may be requested. 

C. If a development proposal is significantly modified after a preapplication conference occurs, the 
Planning Director may require a new preapplication conference. The City may refuse to accept 
a land use application or development permit for a significantly altered development proposal 
until a new preapplication conference is held.  
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GENERAL INFORMATION 
Applicant: North Clackamas School District 

12400 SE Freeman Way 
Milwaukie, OR 97222 
Contact: Ron Stewart 
Assistant Superintendent of Finance and Operations 
Phone: 503-353-6004 
Email: stewartro@nclack.k12.or.us  
 

Planning Consultant: 3J Consulting, Inc. 
9600 SW Nimbus Ave, Suite 100 
Beaverton, OR 97008 
Contact: Andrew Tull 
Phone: 503-545-1907 
Email: andrew.tull@3j-consulting.com  

 
SITE INFORMATION 
 

Parcel Number: 
Address: 

11E25AD03700 
8950 SE 36TH Avenue 

Size: 6.86 Acres 
Zoning Designation: R-7 
Existing Use: Ardenwald Elementary School 
Street Functional Classifications:  SE Roswell Street is classified as a neighborhood route. SE Wake 

Street and SE 36th Avenue are classified as local roads.  
Surrounding Zoning: The properties to the south, east and west are zoned City of 

Milwaukie R-7. The properties to the north are zoned City of 
Milwaukie R-7 and City of Portland R7. 
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APPLICANT'S REQUEST 
North Clackamas School District seeks approval of a Type III Modification to a Community Service Use 
in order to construct a series of modifications to the existing north and south parking areas and the 
adjacent streets to better facilitate the flow of vehicle traffic and buses during pick up and drop off of 
students. This narrative has been prepared to describe the proposed development and to document 
compliance with the relevant sections of Milwaukie’s Development Code. 
 
The school currently provides a bus drop off loop on the northern parking area, but due to the narrow 
radius of the loop and limited space for loading and unloading, the northern parking area is no longer 
sufficient to accommodate buses to use the area for pick up and drop off. Therefore, the District 
proposes utilizing the northern parking area for parent pick up and drop off and the southern parking 
area for bus loading and unloading. To accommodate this, the District proposes modifying the 
southern parking area to facilitate bus pick up and drop off by providing 20’ radii driveways that can 
accommodate bus turning. The modification of the southern parking area will allow the school to 
accommodate the four full-size buses and four special-needs buses as well as an anticipated full-size 
additional bus necessary to serve additional students as school enrollment grows. 
 
To accommodate student pick up and drop off and alleviate congestion issues, the District proposes 
modifications to SE Roswell Street including the addition of a right-only turn lane into the northern 
parking area and an extended cross walk to facilitate safe crossings on SE Roswell Street. The District 
proposes utilizing a staff person to direct cars to pull up to the specified drop-off point and prevent 
congestion along SE Roswell Street. 
 
Due to the space requirements associated with this change, two sections of current on-street parking 
along SE Roswell Street will no longer have sufficient width to accommodate on-street parking and 
facilitate safe turning for vehicle ingress and egress during school pick up and drop off. Therefore, the 
District proposes temporal restrictions along these areas to prevent potential conflicts between 7-
9AM and 2-4PM. Additionally, in order to accommodate sufficient width for safe bus turning, the 
northern portion of SE Wake Street adjacent to the subject site will not be able to support on-street 
parking. The District proposes removing on-street parking for 151 feet along this portion of SE Wake 
Street.  

SITE DESCRIPTION/SURROUNDING LAND USE 
Ardenwald Elementary School is located at 8950 SE 36th Avenue within the City of Milwaukie. The site 
consists of one tax lot, 11E35AD 3700. The site is approximately 6.86 acres and is zoned R-7. The 
original school building was demolished and replaced with the existing school building in 2007 as a 
Community Service Use (land use file #CSU-07-04).  
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APPLICABLE CRITERIA 
The following sections of Milwaukie’s Municipal Code have been extracted as they have been deemed 
to be applicable to the proposal. Following each bold applicable criteria or design standard, the 
Applicant has provided a series of draft findings. The intent of providing code and detailed responses 
and findings is to document, with absolute certainty, that the proposed development has satisfied the 
approval criteria for a Type III Modification of a Community Service Use application. 

Milwaukie Municipal Code – Title 19 Zoning 
Chapter 12.16 – Access Management 
12.16.020 Applicability 
A. New accessways are subject to all access management requirements of Chapter 12.16. 
B. Modification of existing conforming accessways shall conform with the access 

management requirements of Chapter 12.16. 
C. Modification of existing nonconforming accessways shall be brought into conformance 

with the access management requirements of Chapter 12.16. Where access management 
requirements cannot be met due to the location or configuration of an existing building 
that will remain as part of the development, the existing accessways shall be brought into 
conformance with the requirements of Chapter 12.16 to the greatest extent feasible as 
determined by the Engineering Director. 

 
Applicant’s 
Findings: 

The District proposes a modification to two existing accessways; therefore, the 
requirements of this section are applicable. 

 
12.16.030 Access Permitting 
A permit from the City is required for establishing or constructing a new accessway to a public 
street and for modifying or reconstructing an existing driveway approach. No person, firm, or 
corporation shall remove, alter, or construct any curb, sidewalk, driveway approach, gutter, 
pavement, or other improvement in any public street, alley, or other property owned by, 
dedicated to, or used by the public, and over which the City has jurisdiction to regulate the 
matters covered by this chapter, without first obtaining a permit from the City. 
A. Application for permits for access to a street, construction of a new accessway, or 

modification or reconstruction of an existing driveway approach shall be made to the 
Engineering Director on forms provided for that purpose. A permit fee, as approved by the 
City Council, shall accompany each application. 

B. The access permit application shall include three (3) copies of a scaled drawing showing the 
location and size of all proposed improvements in the right-of-way. 

C. The Engineering Director shall review access permits and drawings for conformance with 
the provisions and standards set forth in this chapter and the Milwaukie Public Works 
Standards. 
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D. Permits for access to State highways shall be subject to review and approval by ODOT, 
except where ODOT has delegated this responsibility to the City. Decisions regarding access 
permits to State highways shall be subject to the access standards adopted by ODOT. 

E. Permits for access to County roads shall be subject to review and approval by Clackamas 
County, except where the County has delegated this responsibility to the City. Where the 
County has delegated access review responsibility to the City, decisions regarding access 
permits to County roads shall be subject to the standards of Chapter 12.16 and the 
Milwaukie Public Works Standards. 

F. Approval of an access permit may be in the form of a drawing stamped by the City, a letter 
from the City, or a land use decision condition of approval. 

 
Applicant’s 
Findings: 

The District is requesting the approval of a series of proposed modifications to two 
existing accessways (four total driveways) that provide access to parking areas at 
Ardenwald Elementary School. The northern accessway (two driveways) is located on 
SE Roswell Street and the southern accessway (two driveways) is located on SE Wake 
St. The proposed improvements are intended to better facilitate student pick up and 
drop off and alleviate current congestion issues around the subject site. 
 
Included in this application is a Preliminary Development Plan (Attachment E) 
demonstrating compliance with all applicable Milwaukie Public Works Standards and 
standards of this development code.  

 
12.16.040 Access Requirements and Standards 
A. Access 

Private property shall be provided street access with the use of accessways. Driveway 
approaches shall be constructed as set forth in the Milwaukie Public Works Standards. 
 

Applicant’s 
Findings: 

The proposed modifications to the existing accessways are designed in accordance 
with Milwaukie Public Works Standards to enhance safe and efficient access to the 
subject parcel and minimize traffic conflicts on the existing streets.  

 
B. Access Spacing 

Spacing criteria are based upon several factors, including stopping sight distance, ability of 
turning traffic to leave a through lane with minimal disruption to operation, minimizing 
right turn conflict overlaps, maximizing egress capacity, and reducing compound turning 
conflicts where queues for turning/decelerating traffic encounter conflicting movements 
from entering/exiting streets and driveways. 
1. Standards 
Spacing between accessways is measured between the closest edges of driveway aprons 
where they abut the roadway. Spacing between accessways and street intersections is 
measured between the nearest edge of the driveway apron and the nearest face of curb of 
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the intersecting street. Where intersecting streets do not have curb, the spacing is 
measured from the nearest edge of pavement. 

a. Spacing for accessways on arterial streets, as identified in the Milwaukie 
Transportation System Plan, shall be a minimum of six hundred (600) feet. 

b. Spacing for accessways on collector streets, as identified in the Milwaukie 
Transportation System Plan, shall be a minimum of three hundred (300) feet. 

2. Modification of Access Spacing 
Access spacing may be modified with submission of an access study prepared and certified 
by a registered professional traffic engineer in the State of Oregon. The access study shall 
assess transportation impacts adjacent to the project frontage within a distance equal to 
the access spacing requirement established in Subsection 12.16.040.B.1. For example, for a 
site with arterial access, the access study would include evaluation of site access and 
capacity along the project frontage plus capacity and access issues within six hundred (600) 
feet of the adjacent property. The access study shall include the following: 

a. Review of site access spacing and design; 
b. Evaluation of traffic impacts adjacent to the site within a distance equal to the 

access spacing distance from the project site; 
c. Review of all modes of transportation to the site; 
d. Mitigation measures where access spacing standards are not met that include, but 

are not limited to, assessment of medians, consolidation of accessways, shared 
accessways, temporary access, provision of future consolidated accessways, or 
other measures that would be acceptable to the Engineering Director. 

 
Applicant’s 
Findings: 

The proposed modifications are to currently established accessways. The applicant 
does not propose the establishment or change in location/spacing of an accessway. 
Therefore, the requirements of this section do not apply. 

 
C. Accessway Location 

1. Double Frontage 
When a lot has frontage on two (2) or more streets, access shall be provided first from the 
street with the lowest classification. For example, access shall be provided from a local 
street before a collector or arterial street. 
2. Location Limitations 
Individual access to single-family residential lots from arterial and collector streets is 
prohibited. An individual accessway may be approved by the Engineering Director only if 
there is no practicable alternative to access the site, shared access is provided by easement 
with adjacent properties, and the accessway is designed to contain all vehicle backing 
movements on the site and provide shared access with adjacent properties. 
3. Distance from Property Line 
The nearest edge of the driveway apron shall be at least seven and one-half (7½) feet from 

the side property line in residential districts and at least ten (10) feet from the side property 
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line in all other districts. This standard does not apply to accessways shared between two (2) 
or more properties. 

4. Distance from Intersection 
To protect the safety and capacity of street intersections, the following minimum distance 
from the nearest intersecting street face of curb to the nearest edge of driveway apron 
shall be maintained. Where intersecting streets do not have curbs, the distance shall be 
measured from the nearest intersecting street edge of pavement. Distance from 
intersection may be modified with a modification as described in MMC Section 
12.16.040.B.2. 

a. At least forty-five (45) feet for single-family residential properties accessing local 
and neighborhood streets. Where the distance cannot be met on existing lots, the 
driveway apron shall be located as far from the nearest intersection street face of 
curb as practicable. 

b. At least one hundred (100) feet for multifamily residential properties and all other 
uses accessing local and neighborhood streets. 

c. At least three hundred (300) feet for collectors, or beyond the end of queue of traffic 
during peak hour conditions, whichever is greater. 

d. At least six hundred (600) feet for arterials, or beyond the end of queue of traffic 
during peak hour conditions, whichever is greater. 

 
Applicant’s 
Findings: 

The proposed modifications are to currently established accessways. The District 
does not propose the establishment or change in location/spacing of an accessway. 
Therefore, the requirements of this section do not apply. 

 
D. Number of Accessway Locations 

1. Safe Access 
Accessway locations shall be the minimum necessary to provide access without inhibiting 
the safe circulation and carrying capacity of the street. 
2. Shared Access 
The number of accessways on collector and arterial streets shall be minimized whenever 
possible through the use of shared accessways and coordinated on-site circulation 
patterns. Within commercial, industrial, and multifamily areas, shared accessways and 
internal access between similar uses are required to reduce the number of access points to 
the higher-classified roadways, to improve internal site circulation, and to reduce local 
trips or movements on the street system. Shared accessways or internal access between 
uses shall be established by means of common access easements. 
3. Single-Family Residential 
One accessway per property is allowed for single-family residential uses. 

a. For lots with more than one street frontage on a local street and/or neighborhood 
route, one additional accessway may be granted. Under such circumstances, a 
street frontage shall have no more than one driveway approach. 
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b. For lots with one street frontage on a local street and/or neighborhood route, one 
additional accessway may be granted where the driveway approaches can be 
spaced fifty (50) feet apart, upon review and approval by the Engineering Director. 
The spacing is measured between the nearest edges of the driveway aprons. Where 
the fifty (50) foot spacing cannot be met, an additional accessway shall not be 
granted. 

c. No additional accessways shall be granted on collector and arterial streets. 
4. All Uses Other than Single-Family Residential 
The number of accessways for uses other than single-family residential is subject to the 
following provisions: 

a. Access onto arterial and collector streets is subject to the access spacing 
requirements of Subsection 12.16.040.B; 

b. One accessway is allowed on local streets and neighborhood routes. One additional 
accessway is allowed per frontage where the driveway approaches, including 
adjacent property accessways, can be spaced one hundred fifty (150) feet apart. The 
spacing is measured between the nearest edges of the driveway aprons. 

 
Applicant’s 
Findings: 

The proposed modifications are to currently established accessways. The District 
does not propose the establishment or change in location/spacing of an accessway. 
Therefore, the requirements of this section do not apply. 

 
E. Accessway Design 

1. Design Guidelines 
Driveway approaches shall meet all applicable standards of the Americans with Disabilities 
Act and Milwaukie Public Works Standards. 
2. Authority to Restrict Access 
The Engineering Director may restrict the location of accessways on streets and require 
that accessways be placed on adjacent streets upon finding that the proposed access 
would: 

a. Cause or increase existing hazardous traffic conditions; 
b. Provide inadequate access for emergency vehicles; or 
c. Cause hazardous conditions that would constitute a clear and present danger to the 

public health, safety, and general welfare. 
3. Backing into the Right-of-Way Prohibited 
Accessways shall be designed to contain all vehicle backing movements on the site, except 
for detached or attached single-family residential uses on local streets and neighborhood 
routes. 
 

Applicant’s 
Findings: 

The proposed modifications to the northern accessway adjacent to SE Roswell St are 
designed to facilitate vehicle turn in without causing congestion along the street. The 
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southern accessway will allow buses to maneuver into the parking area without 
conflicts with on-street parking along SE Wake St.  
 
All accessways are designed to conform with the Americans with Disabilities Act and 
Milwaukie Public Works standards, provide adequate access for emergency vehicles, 
and contain sufficient maneuvering space to accommodate all vehicle backing 
movements on site without encroachment into the right-of-way. The requirements of 
this section are met. 

 
F. Accessway Size 

The following standards allow adequate site access while minimizing surface water runoff 
and reducing conflicts between vehicles, bicyclists, and pedestrians. 
1. Accessways shall be the minimum width necessary to provide the required number of 

vehicle travel lanes. The Engineering Director may require submission of vehicle turning 
templates to verify that the accessway is appropriately sized for the intended use. 

2. Single-family attached and detached residential uses shall have a minimum driveway 
apron width of nine (9) feet and a maximum width of twenty (20) feet. 

3. Multifamily residential uses with three (3) dwellings shall have a minimum driveway 
apron width of sixteen (16) feet and a maximum width of twenty (20) feet. 

4. Multifamily residential uses with between four (4) and seven (7) dwellings shall have a 
minimum driveway apron width of twenty (20) feet and a maximum width of twenty-
four (24) feet. 

5. Multifamily residential uses with more than eight (8) dwelling units, and off-street 
parking areas with sixteen (16) or more spaces, shall have a minimum driveway apron 
width of twenty-four (24) feet and a maximum width of thirty (30) feet. 

6. Commercial, office, and institutional uses shall have a minimum driveway apron width 
of twelve (12) feet and a maximum width of thirty-six (36) feet. 

7. Industrial uses shall have a minimum driveway apron width of fifteen (15) feet and a 
maximum width of forty-five (45) feet. 

8. Maximum driveway apron widths for commercial and industrial uses may be increased 
if the Engineering Director determines that more than two (2) lanes are required based 
on the number of trips generated or the need for on-site turning lanes. 

 
Applicant’s 
Findings: 

To accommodate student pick up and drop off and alleviate congestion issues, the 
District proposes modifications to SE Roswell Street including the addition of a right-
only turn lane into the northern parking area. Additionally, The District proposes 
utilizing a staff person to direct cars to pull up to the specified drop-off point and 
prevent congestion along SE Roswell Street, as necessary. 
 
The District proposes modifying the southern parking area to facilitate bus pick up 
and drop off by providing 20’ radii driveways that can accommodate bus turning. This 
radius is the minimum necessary to accommodate safe and efficient bus 
maneuvering into the southern parking area. 
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All driveways currently measure approximately twenty-five feet at their opening. The 
proposed modifications will increase the width of the ingress driveway of the 
northern parking lot from twenty-five to thirty-three feet as measured from curb to 
curb at the subject site parcel line. This increase in width is intended to accommodate 
two lanes for incoming vehicles – the right lane for student drop off and pick up and 
the left lane for parking lot maneuvering. The proposed modifications will not 
increase the overall width of other driveways and are designed to increase safe 
access of vehicle ingress and egress to and from the subject site. The requirements 
of this section are met. 

 
Chapter 12.24 – Clear Vision at Intersections 
12.24.030 Requirements 
A. No person shall maintain or allow to exist on property which they own or which is in their 

possession or control, trees, shrubs, hedges, or other vegetation or projecting overhanging 
limbs thereof, which obstruct the view necessary for safe operation of motor vehicles or 
otherwise cause danger to the public in the use of City streets. It shall be the duty of the 
person who owns, possesses, or controls the property to remove or trim and keep trimmed 
any obstructions to the view. 

B. A clear vision area shall be maintained at all driveways and accessways and on the corners 
of all property adjacent to an intersection as provided by Section 12.24.040. 

C. A clear vision area shall contain no planting, fence, wall, structure, or temporary or 
permanent obstruction, except for an occasional utility pole or tree, exceeding three (3) 
feet in height, measured from the top of the curb, or where no curb exists, from the street 
centerline grade. Trees exceeding this height may be located in this area; provided, all 
branches and foliage are removed to the height of eight (8) feet above the grade. Open wire 
fencing that does not obscure sight more than ten percent (10%) is allowed to a maximum 
height of six (6) feet. 

 
Applicant’s 
Findings: 

The proposed ingress and egress points for the northern and southern parking areas 
are designed to maintain a clear vision area free of sight-obscuring elements to 
ensure safe access from the parking area to the adjacent roads. The requirements of 
this section are met. 

 
12.24.040 Computation 
A. The clear vision area for all street intersections and all street and railroad intersections 

shall be that area described in the most recent edition of the “AASHTO Policy on Geometric 
Design of Highways and Streets.” The clear vision area for all street and driveway or 
accessway intersections shall be that area within a twenty (20)-foot radius from where the 
lot line and the edge of a driveway intersect. 

B. Modification of this computation may be made by the Engineering Director after 
considering the standards set forth in the most recent edition of the “AASHTO Policy on 
Geometric Design of Highways and Streets” and taking into consideration the type of 
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intersection, site characteristics, types of vehicle controls, vehicle speed, and traffic 
volumes adjacent to the clear vision area. 

 
Applicant’s 
Findings: 

All driveway intersections are designed to maintain a clear vision area equal to a 
twenty-foot radius from where the lot line and the edge of the driveway intersect. 
The requirements of this section are met. 

 
Chapter 19.301 – Low Density Residential Zones 
19.301.2 Allowed Uses in Low Density Residential Zones 
Uses allowed, either outright or conditionally, in the low density residential zones are listed in 
Table 19.301.2 below. Similar uses not listed in the table may be allowed through a Director’s 
Determination pursuant to Section 19.903. Notes and/or cross references to other applicable 
code sections are listed in the “Standards/Additional Provisions” column. 
 

Applicant’s 
Findings: 

This site previously received approval for the establishment of a school through a 
Community Service Use permit (CSU-07-04). The District does not propose a new use 
as part of this application. Therefore, the requirements of this section do not apply. 

 
19.301.4 Development Standards 
In the low density residential zones, the development standards in Table 19.301.4 apply. Notes 
and/or cross references to other applicable code sections are listed in the 
“Standards/Additional Provisions” column. Additional standards are provided in Subsection 
19.301.5. 
 

Applicant’s 
Findings: 

The proposed modifications do not include any changes to an existing or new 
structure, which would affect the dimensional and development standards outlined 
in this section. Therefore, the requirements of this section do not apply. 

 
19.301.5 Additional Development Standards 
A. Side Yards 
In the R-7 Zone, one side yard shall be at least 5 ft and one side yard shall be at least 10 ft, 
except on a corner lot the street side yard shall be 20 ft. 
 

Applicant’s 
Findings: 

The proposal does not include any modified or new structures that would result in a 
change in the existing setbacks. The requirements of this section do not apply. 

 
B. Lot Coverage 
The lot coverage standards in Subsection 19.301.4.B.4 are modified for specific uses and lot 
sizes as described below. The reductions and increases are combined for properties that are 
described by more than one of the situations below. 
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Applicant’s 
Findings: 

The proposal does not include any modified or new structures that would result in a 
change from the existing lot coverage pattern. The requirements of this section do 
not apply. 

 
C. Front Yard Minimum Vegetation 
At least 40% of the front yard shall be vegetated. The front yard vegetation area required by 
this subsection counts toward the minimum required vegetation for the lot. A property may 
provide less than the 40% of the front yard vegetation requirement if it is necessary to provide 
a turnaround area so that vehicles can enter a collector or arterial street in a forward motion. 
 

Applicant’s 
Findings: 

The proposed driveway modifications are located entirely within the existing right-of-
way and will not affect the subject site conformance with the Front Yard Minimum 
Vegetation requirement of this section. 

 
D. Residential Densities 
E. Accessory Structure Standards 
F. Number of Dwelling Structures 
 

Applicant’s 
Findings: 

The subject site does not contain residential or accessory use structures; therefore, 
the requirements of this section do not apply. 

 
G. Off-Street Parking and Loading 
Off-street parking and loading is required as specified in Chapter 19.600. 
 

Applicant’s 
Findings: 

Off-street parking and loading standards are discussed in greater detail in Chapter 
19.600 of this narrative. 

 
H. Public Facility Improvements 
Transportation requirements and public facility improvements are required as specified in 
Chapter 19.700. 
 

Applicant’s 
Findings: 

Proposed transportation and public facility improvements are discussed in greater 
detail in Chapter 19.700 of this narrative. 

 
I. Additional Standards 
Depending upon the type of use and development proposed, the following sections of Chapter 
19.500 Supplementary Development Regulations may apply. These sections are referenced for 
convenience, and do not limit or determine the applicability of other sections within the 
Milwaukie Municipal Code. 

1. Subsection 19.504.4 Buildings on the Same Lot 
2. Subsection 19.504.8 Flag Lot Design and Development Standards 
3. Subsection 19.505.1 Single-Family Dwellings and Duplexes 
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4. Subsection 19.505.2 Garages and Carports 
5. Subsection 19.506.4 Manufactured Dwelling Siting and Design Standards, Siting 

Standards 
 

Applicant’s 
Findings: 

The proposal does not include any elements that would warrant review from the 
subsections listed above. The applicant acknowledges the applicability of other 
supplementary development regulations, as outlined in this narrative. 

 
Chapter 19.600 – Off-Street Parking and Loading 
19.602 Applicability 
The provisions of Chapter 19.600 apply to development and changes of use as described in 
Subsection 19.602.3. 
19.602.2 Maintenance Applicability 
Property owners shall comply with the regulations of Chapter 19.600 by ensuring conformance 
with the standards of Chapter 19.600 related to ongoing maintenance, operations, and use of 
off-street parking and loading areas. Changes to existing off-street parking or loading areas 
that bring the area out of conformance with Chapter 19.600, or further out of conformance if 
already nonconforming, are prohibited. 
 

Applicant’s 
Findings: 

The applicant proposes the reconfiguration of parking and loading circulation 
established by a previous Community Service Use (CSU-07-04). Therefore, the 
requirements of this section relevant to the proposed modification are applicable. 

 
19.602.5 Improvements to Existing Off-Street Parking and Loading Areas 
A. Purpose 
The purpose of Subsection 19.602.5 is to improve nonconforming off-street parking and loading 
areas as redevelopment occurs. These improvements should occur in conjunction with a 
development or change in use. 
B. Limitations on Required Improvements 
The cost of materials for any required improvements shall not exceed 10% of the development 
permit value of the associated development, redevelopment, and/or tenant improvements 
associated with a change in use. The cost of capital equipment such as manufacturing or 
operational equipment is exempt from the building permit value for purposes of this 
regulation. This exemption does not include building infrastructure such as electrical, 
plumbing, heating, venting, or air conditioning equipment. 
C. Areas of Required Improvement 
The Planning Director will evaluate the applicant’s parking plan and use the prioritized list 
below when determining what improvements will be required. 

1. Paving and striping of parking areas, per Subsection 19.606.3.A. 
2. Minimum required vehicle parking spaces, per Section 19.605. 
3. Minimum required bicycle parking spaces, per Section 19.609. 
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4. Landscaping of existing buffers, islands, and medians, per Subsection 19.606.2.D. 
5. New perimeter landscape buffers, islands, and medians, as applicable, per Subsection 

19.606.2. 
6. Other applicable standards within Chapter 19.600, as determined by the Planning 

Director. 
 

Applicant’s 
Findings: 

The proposal is not associated with a new development or change in use as described 
in this section. The northern and southern parking areas were originally constructed 
in 2007 in conformance with applicable off-street parking and loading requirements, 
including bicycle parking. The District does not propose any changes that would bring 
the parking areas out of conformance with the off-street parking and loading 
standards of this section. 

 
19.603 Review Process and Submittal Requirements 
19.603.1 Review Process 
The Planning Director shall apply the provisions of Chapter 19.600 in reviewing all land use and 
development permit applications, except when an application is subject to a quasi-judicial land 
use review or appeal, in which case the body reviewing the application or appeal has the 
authority to implement and interpret the provisions of Chapter 19.600. 
 

Applicant’s 
Findings: 

The applicant acknowledges the authority of the Planning Commission to apply 
applicable provisions of Chapter 19.600 in reviewing this land use application. 

 
19.603.2 Submittal Requirements 
Except for single-family dwellings, a development or change in use subject to Chapter 19.600 
as per Section 19.602 shall submit a parking plan, drawn to scale. The parking plan shall show 
that all applicable standards are met, and shall include but not be limited to the items listed 
below, unless waived by the Planning Director. 
A. Delineation of individual spaces and wheel stops. 
B. Drive aisles necessary to serve spaces. 
C. Accessways, including driveways and driveway approaches, to streets, alleys, and 

properties to be served. 
D. Pedestrian pathways and circulation. 
E. Bicycle parking areas and rack specifications. 
F. Fencing. 
G. Abutting land uses. 
H. Grading, drainage, surfacing, and subgrading details. 
I. Location and design of lighting fixtures and levels of illumination. 
J. Delineation of existing and proposed structures. 
K. Parking and loading area signage. 
L. Landscaping, including the following information. 
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1. The location and area of existing and proposed trees, vegetation, and plant materials, 
including details about the number, size, and species of such items. 

2. Notation of the trees, plants, and vegetation to be removed, and protection measures 
for existing trees and plants to be preserved. 

 
Applicant’s 
Findings: 

Included in this application is a Preliminary Development Plan (Attachment E) 
detailing the proposed parking and loading configuration. The plan features all of the 
elements listed above. 

 
19.605 Vehicle Parking Quantity Requirements 
19.605.1 Minimum and Maximum Requirements 
A. Development shall provide at least the minimum and not more than the maximum number 

of parking spaces as listed in Table 19.605.1. Modifications to the standards in Table 19.605.1 
may be made as per Section 19.605. Where multiple ratios are listed, the Planning Director 
shall determine which ratio to apply to the proposed development or use. 

B. When a specific use has not been proposed or identified at the time of permit review, the 
Planning Director may elect to assign a use category from Table 19.605.1 to determine the 
minimum required and maximum allowed parking. Future tenants or property owners are 
responsible for compliance with Chapter 19.600 per the applicability provisions of Section 
19.602. 

C. If a proposed use is not listed in Table 19.605.1, the Planning Director has the discretion to 
apply the quantity requirements of a similar use listed in the table upon finding that the 
listed use and unlisted use have similar parking demands. If a similar use is not listed, the 
quantity requirements will be determined per Subsection 19.605.2. 

D. Where the calculation of minimum parking spaces does not result in a whole number, the 
result shall be rounded down to the next whole number. Where the calculation of 
maximum parking spaces does not result in a whole number, the result shall be rounded 
to the nearest whole number. 

E. Parking spaces for disabled persons, and other improvements related to parking, loading, 
and maneuvering for disabled persons, shall conform to the Americans with Disabilities Act 
and shall be subject to review and approval by the Building Official. Spaces reserved for 
disabled persons are included in the minimum required and maximum allowed number of 
off-street parking spaces. 

F. Uses that have legally established parking areas that exceed the maximum number of 
spaces allowed by Section 19.605 prior to June 17, 2010, the effective date of Ordinance 
#2015, shall be considered nonconforming with respect to the quantity requirements. Such 
uses shall not be considered parking facilities as defined in Section 19.201. 

Minimum to Maximum Off-Street Parking Requirements 

Use Minimum Required Maximum Allowed 

School – elementary or 
junior high 1 space per classroom 2 spaces per classroom 
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Applicant’s 
Findings: 

The current use at the subject site is as an elementary school. The school contains a 
total of 30 classrooms; therefore, the required minimum is 30 parking spaces and the 
permitted maximum is 60 spaces. The site currently contains 60 parking spaces, and 
the applicant does not propose the provision or removal of parking spaces. The 
requirements of this section are met. 

 
19.606 Parking Area Design and Landscaping 
The purpose of Section 19.606 is to ensure that off-street parking areas are safe, 
environmentally sound, aesthetically pleasing, and that they have efficient circulation. These 
standards apply to all types of development except for cottage clusters, rowhouses, duplexes, 
single-family detached dwellings, and residential homes. 
 
19.606.1 Parking Space and Aisle Dimensions 
A. The dimensions for required off-street parking spaces and abutting drive aisles, where 

required, shall be no less than in Table 19.606.1. The minimum dimensions listed in Table 
19.606.1 are illustrated in Figure 19.606.1. 

B. The dimension of vehicle parking spaces provided for disabled persons shall be according 
to federal and State requirements. 

C. Parking spaces shall be provided with adequate aisles or turnaround areas so that all 
vehicles may enter the street in a forward manner. 

D. Drive aisles shall be required in parking areas greater than 5 spaces. Drive aisles shall meet 
the minimum width standards of Subsection 19.606.1. Where a drive aisle or portion thereof 
does not abut a parking space(s), the minimum allowed width for a one-way drive aisle shall 
be 8 ft and the minimum allowed width for a two-way drive aisle shall be 16 ft. 

 
Applicant’s 
Findings: 

The parking area contains 90 degree parking stalls measuring 9 feet wide by twenty 
feet long and feature one way aisle widths of 24 feet, which exceed the standards 
outlined in Table 19.606.1. Additionally, the applicant proposes the provision of 20’ 
radii driveways on the southern parking lot to better accommodate turning of school 
buses. 

 
19.606.2 Landscaping 
A. Purpose 
The purpose of the off-street parking lot landscaping standards is to provide vertical and 
horizontal buffering between parking areas and adjacent properties, break up large expanses 
of paved area, help delineate parking spaces and drive aisles, and provide environmental 
benefits such as stormwater management, carbon dioxide absorption, and a reduction of the 
urban heat island effect. 
B. General Provisions 
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1. Parking area landscaping shall be required for the surface parking areas of all uses, 
except for cottage clusters, rowhouses, duplexes, and single-family detached dwellings. 
Landscaping shall be based on the standards in Subsections 19.606.2.C-E. 

2. Landscaped areas required by Subsection 19.606.2 shall count toward the minimum 
amount of landscaped area required in other portions of Title 19. 

3. Parking areas with 10 or fewer spaces in the Downtown Mixed Use Zone are exempt 
from the requirements of Subsection 19.606.2. 

4. Required trees shall be species that, within 10 years of planting, will provide a minimum 
of 20-ft diameter shade canopy. Compliance with this standard is based on the expected 
growth of the selected trees. 

 
Applicant’s 
Findings: 

The existing northern and southern parking areas feature landscaping, and no 
changes are proposed that would reduce conformance with the requirements of this 
section.  

 
C. Perimeter Landscaping 
The perimeter landscaping of parking areas shall meet the following standards which are 
illustrated in Figure 19.606.2.C. 

1. Dimensions 
The minimum width of perimeter landscape areas are shown in Table 19.606.2.C.1. Where 
a curb provides the border for a perimeter landscape area, the dimension shall be 
measured from the inside of the curb(s). The Planning Director may reduce the required 
minimum width of a perimeter landscaping area where existing development or site 
constraints make it infeasible to provide drive aisles, parking spaces, and the perimeter 
landscaping buffer width listed in Table 19.606.2.C.1. 
2. Planting Requirements 
Landscaping requirements for perimeter buffer areas shall include one tree planted per 30 
lineal ft of landscaped buffer area. Where the calculation of the number of trees does not 
result in a whole number, the result shall be rounded up to the next whole number. Trees 
shall be planted at evenly spaced intervals along the perimeter buffer to the greatest 
extent practicable. The remainder of the buffer area shall be grass, ground cover, mulch, 
shrubs, trees, or other landscape treatment other than concrete and pavement. 
3. Additional Planting Requirements Adjacent to Residential Uses 
In addition to the planting requirements of Subsection 19.606.2.D.2, all parking areas 
adjacent to a residential use shall have a continuous visual screen in the landscape 
perimeter area that abuts the residential use. The area of required screening is illustrated 
in Figure 19.606.2.C.3. The screen must be opaque throughout the year from 1 to 4 ft above 
ground to adequately screen vehicle lights. These standards must be met at the time of 
planting. Examples of acceptable visual screens are a fence or wall, an earth berm with 
plantings, and other plantings of trees and shrubs. 
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Applicant’s 
Findings: 

The parking area is located within the subject site and does not abut adjacent 
residential properties. For both the northern and southern parking lot driveways, no 
changes to perimeter landscaping are proposed within the subject site parcel lines. 
The proposed modifications will not impact the existing perimeter landscaping. 
Therefore, the requirements of this section do not apply. 

 
D. Interior Landscaping 
The interior landscaping of parking areas shall meet the following standards which are 
illustrated in Figure 19.606.2.D. 

1. General Requirements 
Interior landscaping of parking areas shall be provided for sites where there are more than 
10 parking spaces on the entire site. Landscaping that is contiguous to a perimeter 
landscaping area and exceeds the minimum width required by Subsection 19.606.2.C.1 will 
be counted as interior landscaping if it meets all other requirements of Subsection 
19.606.2.D. 
2. Required Amount of Interior Landscaped Area 
At least 25 sq ft of interior landscaped area must be provided for each parking space. 
Planting areas must be at least 120 sq ft in area and dispersed throughout the parking area. 
3. Location and Dimensions of Interior Landscaped Areas 

a. Interior landscaped area shall be either a divider median between opposing rows of 
parking, or a landscape island in the middle or at the end of a parking row. 

b. Interior landscaped areas must be a minimum of 6 ft in width. Where a curb 
provides the border for an interior landscape area, the dimension shall be measured 
from the inside of the curb(s). 

4. Planting Requirements for Interior Landscaped Areas 
a. For divider medians, at least 1 shade or canopy tree must be planted for every 40 

linear ft. Where the calculation of the number of trees does not result in a whole 
number, the result shall be rounded up to the next whole number. Trees shall be 
planted at evenly spaced intervals to the greatest extent practicable. 

b. For landscape islands, at least 1 tree shall be planted per island. If 2 interior islands 
are located contiguously, they may be combined and counted as 2 islands with 2 
trees planted. 

c. The remainder of any divider median or landscape island shall be grass, ground 
cover, mulch, shrubs, trees, or other landscape treatment other than concrete and 
pavement. 

5. Additional Landscaping for Large Parking Areas 
Parking areas with more than 100 spaces on a site shall not have more than 15 spaces in a 
row without providing an interior landscaped island. See Figure 19.606.2.D.5. 
 

Applicant’s 
Findings: 

Interior landscaping currently exists in both the northern and southern parking lots 
between rows of spaces. The District does not propose any action that would reduce 
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the existing interior landscaping in the parking area. Additionally, the District does 
not propose the disturbance of any trees as part of this application.  

 
E. Other Parking Area Landscaping Provisions 

1. Preservation of existing trees is encouraged in the off-street parking area and may be 
credited toward the total number of trees required, based on staff’s review. 

2. Installation of parking area landscaping shall be required before a certificate of 
occupancy is issued, unless a performance bond is posted with the City. Then 
landscaping shall be installed within 6 months thereafter or else the bond will be 
foreclosed and plant materials installed by the City. 

3. Parking area landscaping shall be maintained in good and healthy condition. 
4. Required parking landscaping areas may serve as stormwater management facilities 

for the site. The Engineering Director has the authority to review and approve the 
design of such areas for conformance with the Public Works Standards. This allowance 
does not exempt the off-street parking landscape area from meeting the design or 
planting standards of Subsection 19.606.2. 

5. Pedestrian walkways are allowed within perimeter and interior landscape buffers if the 
landscape buffer is at least 2 ft wider than required in Subsections 19.606.2.C.1 and 
19.606.2.D.3.b. 

 
Applicant’s 
Findings: 

Interior landscaping currently exists in both the northern and southern parking lots 
between rows of spaces. The applicant does not propose any action that would 
reduce the existing interior landscaping in the parking area. The requirements of this 
section are met.  

 
19.606.3 Additional Design Standards 
A. Paving and Striping 
Paving and striping are required for all required maneuvering and standing areas. Off-street 
parking areas shall have a durable and dust-free hard surface, shall be maintained for all-
weather use, and shall be striped to show delineation of parking spaces and directional 
markings for driveways and accessways. Permeable paving surfaces may be used to reduce 
surface water runoff and protect water quality. 
 

Applicant’s 
Findings: 

All proposed parking area modifications include the provision of paving and striping 
to guide vehicle circulation throughout the site and facilitate student drop off and 
pick up. The requirements of this section are met. 

 
B. Wheel Stops 
Parking bumpers or wheel stops, of a minimum 4-in height, shall be provided at parking spaces 
to prevent vehicles from encroaching on the street right-of-way, adjacent landscaped areas, or 
pedestrian walkways. Curbing may substitute for wheel stops if vehicles will not encroach into 
the minimum required width for landscape or pedestrian areas. 
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Applicant’s 
Findings: 

The existing and proposed configuration of the parking area would not result in 
vehicle encroachment to street right-of-way, adjacent landscaped areas, or 
pedestrian walkways. Therefore, the requirements of this section do not apply. 

 
C. Site Access and Drive Aisles 

1. Accessways to parking areas shall be the minimum number necessary to provide access 
while not inhibiting the safe circulation and carrying capacity of the street. Driveway 
approaches shall comply with the access spacing standards of Chapter 12.16. 

2. Drive aisles shall meet the dimensional requirements in Subsection 19.606.1. 
3. Parking drive aisles shall align with the approved driveway access and shall not be 

wider than the approved driveway access within 10 ft of the right-of-way boundary. 
4. Along collector and arterial streets, no parking space shall be located such that its 

maneuvering area is in an ingress or egress aisle within 20 ft of the back of the sidewalk, 
or from the right-of-way boundary where no sidewalk exists. 

5. Driveways and on-site circulation shall be designed so that vehicles enter the right-of-
way in a forward motion. 

 
Applicant’s 
Findings: 

The proposed ingress and egress of both accessways have been designed to ensure 
that vehicles enter the right-of-way in a forward motion. All drive aisles and 
maneuvering areas are designed to meet the requirements of this section, including 
adequate aisle width as identified in Table 19.606.1.  

 
D. Pedestrian Access and Circulation 
Subsection 19.504.9 establishes standards that are applicable to an entire property for on-site 
walkways and circulation. The purpose of Subsection 19.606.3.D is to provide safe and 
convenient pedestrian access routes specifically through off-street parking areas. Walkways 
required by Subsection 19.606.3.D are considered part of the on-site walkway and circulation 
system required by Subsection 19.504.9. 

1. Pedestrian access shall be provided for off-street parking areas so that no parking space 
is further than 100 ft away, measured along vehicle drive aisles, from a building 
entrance, or a walkway that meets the standards of Subsection 19.606.3.D.2. 

2. Walkways through off-street parking areas must be continuous, must lead to a building 
entrance, and meet the design standards of Subsection 19.504.9.E. 

 
Applicant’s 
Findings: 

Both parking areas feature adjacent pedestrian circulation networks that provide 
safe and convenient pedestrian access routes to the school. No changes are 
proposed that would inhibit safe and convenient pedestrian travel. The requirements 
of this section are met. 

 
E. Internal Circulation 

1. General Circulation 
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The Planning Director has the authority to review the pedestrian, bicycle, and vehicular 
circulation of the site and impose conditions to ensure safe and efficient on-site circulation. 
Such conditions may include, but are not limited to, on-site signage, pavement markings, 
addition or modification of curbs, and modifying drive aisle dimensions. 
2. Connections to Adjacent Parking Areas 
Where feasible, parking areas shall be designed to connect with parking areas on adjacent 
sites to eliminate the use of the street for cross movements. 
3. Drive-Through Uses and Queuing Areas 
The following standards apply to uses with drive-through services and uses such as gas 
stations and quick vehicle service facilities where vehicles queue rather than park on the 
site. The Planning Director has the authority to determine when the standards apply to a 
proposed use. 

a. The drive-up/drive-through facility shall be along a building face that is oriented to 
an alley, k driveway, or interior parking area, and shall not be on a building face 
oriented toward a street. 

b. None of the drive-up, drive-in, or drive-through facilities (e.g., driveway queuing 
areas, windows, teller machines, service windows, kiosks, drop-boxes, or similar 
facilities) are located within 20 ft of the right-of-way. 

c. Queuing areas shall be designed so that vehicles do not obstruct a driveway, fire 
access lane, walkway, or public right-of-way. Applicants may be required to submit 
additional information regarding the expected frequency and length of queues for 
a proposed use. 

 
Applicant’s 
Findings: 

The applicant acknowledges the authority of the Planning Director to review the 
internal circulation of the site and impose conditions as applicable and necessary. 
The proposed parking areas do not feature adjacent parking areas nor drive-through 
uses, but do feature queuing areas for student drop off and pick up, including buses 
in the southern parking area and parents in the northern parking area.  
 
The northern and southern parking area are designed to accommodate all vehicle 
and bus queuing without obstructing a driveway, fire access lane, walkway, or public 
right-of-way. 

 
F. Lighting 
Lighting is required for parking areas with more than 10 spaces. The Planning Director may 
require lighting for parking areas of less than 10 spaces if the parking area would not be safe 
due to the lack of lighting. Lighting shall be designed to enhance safe access for vehicles and 
pedestrians on the site, and shall meet the following standards: 

1. Lighting luminaires shall have a cutoff angle of 90 degrees or greater to ensure that 
lighting is directed toward the parking surface. 

2. Parking area lighting shall not cause a light trespass of more than 0.5 footcandles 
measured vertically at the boundaries of the site. 
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3. Pedestrian walkways and bicycle parking areas in off-street parking areas shall have a 
minimum illumination level of 0.5 footcandles, measured horizontally at the ground 
level. 

4. Where practicable, lights shall be placed so they do not shine directly into any WQR 
and/or HCA location. The type, size, and intensity of lighting shall be selected so that 
impacts to habitat functions are minimized. 

 
Applicant’s 
Findings: 

Lighting is currently provided in both parking areas to ensure safe access for vehicles 
and pedestrians on site. No changes are proposed that would bring the site out of 
conformance with the requirements of this section. 

 
19.608 Loading 
19.608.1 General Provisions 
A. The purpose of off-street loading areas is to contain loading activity of goods on-site and 

avoid conflicts with travel in the public right-of-way; provide for safe and efficient traffic 
circulation on the site; and minimize the impacts of loading areas to surrounding 
properties. 

B. Off-street loading areas may be required for commercial, industrial, public, and semipublic 
uses for the receipt or distribution of merchandise, goods, or materials by vehicles. Off-
street loading is not required in the Downtown Mixed Use Zone. 

 
Applicant’s 
Findings: 

The proposed modifications will not affect existing loading areas required for the 
loading of goods on-site. When buses are not on site for loading and unloading, there 
will be more than sufficient space to accommodate loading activity. The requirements 
of this section are met. 

 
19.608.2. Number of Loading Spaces 
The Planning Director shall determine whether to require off-street loading for commercial, 
industrial, public, and semipublic uses. The ratios listed below should be the minimum 
required unless the Planning Director finds that a different number of loading spaces are 
needed upon reviewing the loading needs of a proposed use. 
A. Residential Buildings 
Buildings where all of the floor area is in residential use should meet the following standards: 

1. Fewer than 50 dwelling units on a site that abuts a local street: no loading spaces 
required. 

2. All other buildings: 1 loading space. 
B. Nonresidential and Mixed-Use Buildings 
Buildings where any floor area is in nonresidential uses should meet the following standards: 

1. Less than 20,000 sq ft of total floor area: no loading spaces required. 
2. 20,000 to 50,000 sq ft of total floor area: 1 loading space. 
3. More than 50,000 sq ft of total floor area: 2 loading spaces. 
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Applicant’s 
Findings: 

The proposed modifications will not affect existing loading areas required for the 
loading of goods on-site. When buses are not on site for loading and unloading, there 
will be more than sufficient space to accommodate loading activity. The requirements 
of this section are met. 

 
19.608.3 Loading Space Standards 
A. Loading spaces shall be at least 35 ft long and 10 ft wide, and shall have a height clearance 

of at least 13 ft. 
B. Loading areas shall be provided on the site and be separate from parking spaces. 
C. Off-street loading areas shall have a durable and dust-free hard surface. Permeable paving 

surfaces may be used to reduce surface water runoff and protect water quality. 
D. Lighting of loading areas shall conform to the standards of Subsection 19.606.3.F. 
E. Off-street loading areas for materials and merchandise shall be located outside of the 

minimum front and side yard requirements for structures. 
F. Off-street loading areas shall be located where not a hindrance to drive aisles, walkways, 

public or private streets, or adjacent properties. 
 

Applicant’s 
Findings: 

 The District does not propose the provision of a new or modified loading space. 
Therefore, the requirements of this section do not apply. 

 
19.608.4 Prohibitions 
A. Loading activity for a site, regardless of whether loading spaces are required, shall not 

obstruct travel within the right-of-way. 
B. The accumulation of goods in loading areas shall be prohibited when it renders the space 

useless for loading and unloading of goods and passengers. 
 

Applicant’s 
Findings: 

The District does not propose any changes that would result in obstructed travel 
within the right-of-way or accumulation of goods in loading areas. 

 
19.609 Bicycle Parking 
19.609.1 Applicability 
Bicycle parking shall be provided for all new commercial, industrial, community service use, 
and multifamily residential development. Temporary and seasonal uses (e.g., fireworks and 
Christmas tree stands) and storage units are exempt from Section 19.609. Bicycle parking shall 
be provided in the Downtown Mixed Use Zone and at transit centers. 
 

Applicant’s 
Findings: 

The school currently provides bicycle parking as established in the original 
Community Service Use (CSU-07-04). No changes are proposed that would affect the 
provision of bicycle parking. Therefore, the requirements of this section do not apply. 

 
19.610 Carpool and Vanpool Parking 
19.610.1 Applicability 
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New industrial, institutional, and commercial development with 20 or more required parking 
spaces shall provide carpool/vanpool parking. 
 

Applicant’s 
Findings: 

The District does not propose any change to the provision of carpool or vanpool 
spaces, and the proposed work will not affect compliance with the standards of this 
section. Therefore, the requirements of this section do not apply. 

 
Chapter 19.708 – Transportation Facility Requirements 
19.708.1 General Street Requirements and Standards 
A. Access Management 
All development subject to Chapter 19.700 shall comply with access management standards 
contained in Chapter 12.16. 
 

Applicant’s 
Findings: 

As detailed earlier in this narrative, the proposed parking area and circulation 
reconfiguration complies with all applicable standards of Chapter 12.16. 

 
B. Clear Vision 
All development subject to Chapter 19.700 shall comply with clear vision standards contained 
in Chapter 12.24. 
 

Applicant’s 
Findings: 

As detailed earlier in this narrative, the proposed parking area and circulation 
reconfiguration complies with all applicable standards of Chapter 12.24. 

 
C. Development in Downtown Zones 
Street design standards and right-of-way dedication for the downtown zones are subject to the 
requirements of the Milwaukie Public Works Standards, which implement the streetscape 
design of the Milwaukie Downtown and Riverfront Plan: Public Area Requirements (PAR). 
Unless specifically stated otherwise, the standards in Section 19.708 do not apply to 
development located in the downtown zones or on street sections shown in the PAR per 
Subsection 19.304.6. 
 

Applicant’s 
Findings: 

The subject site is not located in a downtown zone. Therefore, the requirements of 
this section do not apply. 

 
D. Development in Non-Downtown Zones 
Development in a non-downtown zone that has frontage on a street section shown in the PAR 
is subject to the requirements of the Milwaukie Public Works Standards, which implements the 
street design standards and right-of-way dedication requirements contained in the PAR for 
that street frontage. The following general provisions apply only to street frontages that are 
not shown in the PAR and for development that is not in any of the downtown zones listed in 
Subsection 19.708.1.C above: 
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1. Streets shall be designed and improved in accordance with the standards of this 
chapter and the Public Works Standards. ODOT facilities shall be designed consistent 
with State and federal standards. County facilities shall be designed consistent with 
County standards. 

2. Streets shall be designed according to their functional classification per Figure 8-3b of 
the TSP. 

3. Street right-of-way shall be dedicated to the public for street purposes in accordance 
with Subsection 19.708.2. Right-of-way shall be dedicated at the corners of street 
intersections to accommodate the required turning radii and transportation facilities 
in accordance with Section 19.708 and the Public Works Standards. Additional 
dedication may be required at intersections for improvements identified by the TSP or 
a required transportation impact study. 

4. The City shall not approve any development permits for a proposed development unless 
it has frontage or approved access to a public street. 

5. Off-site street improvements shall only be required to ensure adequate access to the 
proposed development and to mitigate for off-site impacts of the proposed 
development. 

6. The following provisions apply to all new public streets and extensions to existing public 
streets. 
a. All new streets shall be dedicated and improved in accordance with this chapter. 
b. Dedication and construction of a half-street is generally not acceptable. However, a 

half-street may be approved where it is essential to allow reasonable development 
of a property and when the review authority finds that it will be possible for the 
property adjoining the half-street to dedicate and improve the remainder of the 
street when it develops. The minimum paved roadway width for a half-street shall 
be the minimum width necessary to accommodate 2 travel lanes pursuant to 
Subsection 19.708.2. 

7. Traffic calming may be required for existing or new streets. Traffic calming devices shall 
be designed in accordance with the Public Works Standards or with the approval of the 
Engineering Director. 

8. Railroad Crossings 
Where anticipated development impacts trigger a need to install or improve a railroad 
crossing, the cost for such improvements may be a condition of development approval. 

9. Street Signs 
The City shall install all street signs, relative to traffic control and street names, as 
specified by the Engineering Director. The applicant shall reimburse the City for the cost 
of all such signs installed by the City. 

10. Streetlights 
The location of streetlights shall be noted on approved development plans. Streetlights 
shall be installed in accordance with the Public Works Standards or with the approval 
of the Engineering Director. 
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Applicant’s 
Findings: 

Streets adjacent to the subject site were provided sufficient dedications and 
improvements at the time of the original Community Service Use (CSU-07-04). In the 
original decision, the District proposed a drop off configuration in which buses loaded 
and unloaded from the northern parking area and parents picked up and dropped 
off from the southern parking area. Due to the narrow radius of the loop and limited 
space for loading and unloading, the northern parking area is no longer sufficient to 
accommodate buses to use the area for pick up and drop off. 
 
Therefore, the District proposes utilizing the northern parking area for parent pick up 
and drop off and the southern parking area for bus loading and unloading. To 
accommodate this, the District proposes modifying the southern parking area to 
facilitate bus pick up and drop off by providing 20’ radii driveways that can 
accommodate bus turning. The modification of the southern parking area will allow 
the school to accommodate the four full-size buses and four special-needs buses as 
well as an anticipated full-size additional bus necessary to serve additional students 
as school enrollment grows. 
 
To accommodate parent pick up and drop off and alleviate congestion issues, the 
District proposes modifications to SE Roswell Street including the addition of a right-
only turn lane into the northern parking area, and an extended cross walk to facilitate 
safe crossings on SE Roswell Street. The District proposes utilizing a staff person to 
direct cars to pull up to the specified drop-off point and prevent congestion along SE 
Roswell Street as necessary. The proposed improvements on SE Roswell Street are 
intended to reduce off-site impacts associated with school drop off and pick up.  
 
All proposed improvements are designed in accordance with Milwaukie Public Works 
Standards and Transportation System Plan, as discussed in greater detail below. The 
requirements of this section are met. 

 
E. Street Layout and Connectivity 

1. The length, width, and shape of blocks shall take lot size standards, access and 
circulation needs, traffic safety, and topographic limitations into consideration. 

2. The street network shall be generally rectilinear but may vary due to topography or 
other natural conditions. 

3. Streets shall be extended to the boundary lines of the developing property where 
necessary to give access to or allow for future development of adjoining properties. 
a. Temporary turnarounds shall be constructed for street stubs in excess of 150 ft in 

length. Drainage facilities shall be constructed to properly manage stormwater 
runoff from temporary turnarounds. 

b. Street stubs to adjoining properties shall not be considered turnarounds, unless 
required and designed as turnarounds, since they are intended to continue as 
through streets when adjoining properties develop. 
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c. Reserve strips may be required in order to ensure the eventual continuation or 
completion of a street. 

4. Permanent turnarounds shall only be provided when no opportunity exists for creating 
a through street connection. The lack of present ownership or control over abutting 
property shall not be grounds for construction of a turnaround. For proposed land 
division sites that are 3 acres or larger, a street ending in a turnaround shall have a 
maximum length of 200 ft, as measured from the cross street right-of-way to the 
farthest point of right-of-way containing the turnaround. For proposed land division 
sites that are less than 3 acres, a street ending in a turnaround shall have a maximum 
length of 400 ft, measured from the cross street right-of-way to the farthest point of 
right-of-way containing the turnaround. Turnarounds shall be designed in accordance 
with the requirements of the Public Works Standards. The requirements of this 
subsection may be adjusted by the Engineering Director to avoid alignments that 
encourage nonlocal through traffic. 

5. A street with a permanent turnaround may serve no more than 20 lots. 
 

Applicant’s 
Findings: 

No additional streets are proposed as a part of this application. Therefore, the 
requirements of this section do not apply. 

 
F. Intersection Design and Spacing 

1. Connecting street intersections shall be located to provide for traffic flow, safety, and 
turning movements, as conditions warrant. 

2. Street and intersection alignments for local streets shall facilitate local circulation but 
avoid alignments that encourage nonlocal through traffic. 

3. Streets should generally be aligned to intersect at right angles (90 degrees). Angles of 
less than 75 degrees will not be permitted unless the Engineering Director has approved 
a special intersection design. 

4. New streets shall intersect at existing street intersections so that centerlines are not 
offset. Where existing streets adjacent to a proposed development do not align 
properly, conditions shall be imposed on the development to provide for proper 
alignment. 

5. Minimum and maximum block perimeter standards are provided in Table 19.708.1. 
6. Minimum and maximum intersection spacing standards are provided in Table 19.708.1. 

 
Applicant’s 
Findings: 

No new intersections are proposed as a part of this application. Therefore, the 
requirements of this section do not apply. 

 
19.708.2 Street Design Standards 
Table 19.708.2 contains the street design elements and dimensional standards for street cross 
sections by functional classification. Dimensions are shown as ranges to allow for flexibility in 
developing the most appropriate cross section for a given street or portion of street based on 
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existing conditions and the surrounding development pattern. The additional street design 
standards in Subsection 19.708.2.A augment the dimensional standards contained in Table 
19.708.2. The Engineering Director will rely on Table 19.708.2 and Subsection 19.708.2.A to 
determine the full-width cross section for a specific street segment based on functional 
classification. The full-width cross section is the sum total of the widest dimension of all 
individual street elements. If the Engineering Director determines that a full-width cross 
section is appropriate and feasible, a full-width cross section will be required. If the Engineering 
Director determines that a full-width cross section is not appropriate or feasible, the 
Engineering Director will modify the full-width cross section requirement using the guidelines 
provided in Subsection 19.708.2.B. Standards for design speed, horizontal/vertical curves, 
grades, and curb return radii are specified in the Public Works Standards. 
 

Table 19.708.2 Street Design Standards 

Street 
Classification 

ROW 
Dimension 

Travel 
Lane 

Bike 
Lane 

On-Street 
Parking 

Landscape 
Strips 

Sidewalk 
Curb Tight 

Sidewalk 
Setback 

Neighborhood 20’-68’ 10’ 5’ 6’-8’ 3’-5’ 6’ 5’ 

Local 20’-68’ 8’ / 10’    6’ 5’ 

 
Applicant’s 
Findings: 

The proposed right-of-way cross sections for SE Roswell Street and SE Wake Street 
currently provide all of the necessary elements required for Neighborhood and Local 
Streets identified in Figure 10-1 of the Milwaukie Transportation System Plan.  
 
Due to the space requirements associated with this change, two sections of current 
on-street parking along SE Roswell Street will no longer have sufficient width to 
accommodate on-street parking and facilitate safe turning for vehicle ingress and 
egress during school pick up and drop off. Therefore, the District proposes temporal 
restrictions along these areas to prevent potential conflicts between 7-9AM and 2-
4PM. Additionally, in order to accommodate sufficient width for safe bus turning, the 
northern portion of SE Wake Street adjacent to the subject site will not be able to 
support on-street parking.  
 
According to the Transportation System Plan, on-street parking is considered an 
optional element that may not be provided when right-of-way is insufficient to 
accommodate it. Both streets fully conform to the required street design standards 
otherwise. Therefore, the proposed changes do not bring the streets out of 
conformance with the TSP. 

 
A. Additional Street Design Standards 
These standards augment the dimensional standards contained in Table 19.708.2 and may 
increase the width of an individual street element and/or the full-width right-of-way 
dimension. 

1. Minimum 10-ft travel lane width shall be provided on local streets with no on-street 
parking. 
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2. Where travel lanes are next to a curb line, an additional 1 ft of travel lane width shall 
be provided. Where a travel lane is located between curbs, an additional 2 ft of travel 
lane width shall be provided. 

3. Where shared lanes or bicycle boulevards are planned, up to an additional 6 ft of travel 
lane width shall be provided. 

4. Bike lane widths may be reduced to a minimum of 4 ft where unusual circumstances 
exist, as determined by the Engineering Director, and where such a reduction would not 
result in a safety hazard. 

5. Where a curb is required by the Engineering Director, it shall be designed in accordance 
with the Public Works Standards. 

6. Center turn lanes are not required for truck and bus routes on street classifications 
other than arterial roads. 

7. On-street parking in industrial zones shall have a minimum width of 8 ft. 
8. On-street parking in commercial zones shall have a minimum width of 7 ft. 
9. On-street parking in residential zones shall have a minimum width of 6 ft. 
10. Sidewalk widths may be reduced to a minimum of 4 ft for short distances for the 

purpose of avoiding obstacles within the public right-of-way including, but not limited 
to, trees and power poles. 

11. Landscape strip widths shall be measured from back of curb to front of sidewalk. 
12. Where landscape strips are required, street trees shall be provided a minimum of every 

40 ft in accordance with the Public Works Stdandards and the Milwaukie Street Tree 
List and Street Tree Planting Guidelines. 

13. Where water quality treatment is provided within the public right-of-way, the 
landscape strip width may be increased to accommodate the required treatment area. 

14. A minimum of 6 in shall be required between a property line and the street element 
that abuts it; e.g., sidewalk or landscape strip. 

 
Applicant’s 
Findings: 

As shown on the Preliminary Development Plans (Attachment E), the proposed street 
sections for SE Roswell and SE Wake streets contain sufficient widths for travel lanes, 
on-street parking, landscaping strips, and sidewalks to meet the requirements of this 
section.  

 
B. Street Design Determination Guidelines 
The Engineering Director shall make the final determination regarding right-of-way and street 
element widths using the ranges provided in Table 19.708.2 and the additional street design 
standards in Subsection 19.708.2.A. The Engineering Director shall also determine whether any 
individual street element may be eliminated on one or both sides of the street in accordance 
with Figure 10-1 of the TSP. When making a street design determination that varies from the 
full-width cross section, the Engineering Director shall consider the following: 

1. Options and/or needs for environmentally beneficial and/or green street designs. 
2. Multimodal street improvements identified in the TSP. 
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3. Street design alternative preferences identified in Chapter 10 of the TSP, specifically 
regarding sidewalk and landscape strip improvements. 

4. Existing development pattern and proximity of existing structures to the right-of-way. 
5. Existing right-of-way dimensions and topography. 

 
Applicant’s 
Findings: 

The applicant acknowledges the authority of the Engineering Director to render a 
final determination regarding right-of-way and street element widths. 

 
19.708.3 Sidewalk Requirements and Standards 
A. General Provisions 

1. Goals, objectives, and policies relating to walking are included in Chapter 5 of the TSP 
and provide the context for needed pedestrian improvements. Figure 5-1 of the TSP 
illustrates the Pedestrian Master Plan and Table 5-3 contains the Pedestrian Action 
Plan. 

2. Americans with Disabilities Act (ADA) requirements for public sidewalks shall apply 
where there is a conflict with City standards. 

B. Sidewalk Requirements 
1. Requirements 
Sidewalks shall be provided on the public street frontage of all development per the 
requirements of this chapter. Sidewalks shall generally be constructed within the 
dedicated public right-of-way, but may be located outside of the right-of-way within a 
public easement with the approval of the Engineering Director. 
2. Design Standards 
Sidewalks shall be designed and improved in accordance with the requirements of this 
chapter and the Public Works Standards. 
3. Maintenance 
Abutting property owners shall be responsible for maintaining sidewalks and landscape 
strips in accordance with Chapter 12.04. 

 
Applicant’s 
Findings: 

All existing sidewalks currently conform with the design standards of the Milwaukie 
Transportation System Plan and Public Works Standards. No changes are proposed 
that would bring street sections out of conformance with the standards of this 
section. 

 
19.708.4 Bicycle Facility Requirements and Standards 
A. General Provisions 

1. Bicycle facilities include bicycle parking and on-street and off-street bike lanes, shared 
lanes, bike boulevards, and bike paths. 

2. Goals, objectives, and policies relating to bicycling are included in Chapter 6 of the TSP 
and provide the context for needed bicycle improvements. Figure 6-2 of the TSP 
illustrates the Bicycle Master Plan, and Table 6-3 contains the Bicycle Action Plan. 
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B. Bicycle Facility Requirements 
1. Requirements 
Bicycle facilities shall be provided in accordance with this chapter, Chapter 19.600, the TSP, 
and the Milwaukie Downtown and Riverfront Plan: Public Area Requirements. 
Requirements include, but are not limited to, parking, signage, pavement markings, 
intersection treatments, traffic calming, and traffic diversion. 
2. Timing of Construction 
To assure continuity and safety, required bicycle facilities shall generally be constructed at 
the time of development. If not practical to sign, stripe, or construct bicycle facilities at the 
time of development due to the absence of adjacent facilities, the development shall 
provide the paved street width necessary to accommodate the required bicycle facilities. 
3. Design Standards 
Bicycle facilities shall be designed and improved in accordance with the requirements of 
this chapter and the Public Works Standards. Bicycle parking shall be designed and 
improved in accordance with Chapter 19.600 and the Milwaukie Downtown and Riverfront 
Plan: Public Area Requirements. 

 
Applicant’s 
Findings: 

Bicycle facilities do not currently exist on SE Roswell and SE Wake streets. According 
to the Transportation System Plan, future bicycle facility improvements are not 
identified for either street; therefore, the requirements of this section do not apply.  

 
19.708.5 Pedestrian/Bicycle Path Requirements and Standards 
A. General Provisions 
Pedestrian/bicycle paths are intended to provide safe and convenient connections within and 
from new residential subdivisions, multifamily developments, planned developments, 
shopping centers, and commercial districts to adjacent and nearby residential areas, transit 
stops, and neighborhood activity centers. 
Pedestrian/bicycle paths may be in addition to, or in lieu of, a public street. Paths that are in 
addition to a public street shall generally run parallel to that street. These types of paths are 
not subject to the provisions of this subsection and shall be designed in accordance with the 
Public Works Standards or as specified by the Engineering Director. Paths that are in lieu of a 
public street shall be considered in areas only where no other public street connection options 
are feasible. These types of paths are subject to the provisions of this subsection. 
 

Applicant’s 
Findings: 

As part of the original Community Service Use, the school provided pedestrian 
pathways throughout the site to better facilitate convenient and safe pedestrian 
travel throughout the site in conformance with the requirements of this section. No 
additional pathways are proposed as part of this application. 

 
B. Pedestrian/Bicycle Path Requirements 
In addition to sidewalks on public streets, other available pedestrian routes, as used in this 
subsection, include walkways within shopping centers, planned developments, community 
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service use developments, and commercial and industrial districts. Routes may cross parking 
lots on adjoining properties if the route is paved, unobstructed, and open to the public for 
pedestrian use. 
Pedestrian/bicycle paths shall be required in the following situations. 

1. In residential and mixed-use districts, a pedestrian/bicycle path shall be required at 
least every 300 ft when a street connection is not feasible. 

2. In residential and industrial districts where addition of a path would reduce walking 
distance, via a sidewalk or other available pedestrian route, by at least 400 ft and by at 
least 50% to an existing transit stop, planned transit route, school, shopping center, or 
park. 

3. In commercial districts and community service use developments where addition of a 
path would reduce walking distance, via a sidewalk or other available pedestrian route, 
by at least 200 ft and by at least 50% to an existing transit stop, planned transit route, 
school, shopping center, or park. 

4. In all districts where addition of a path would provide a midblock connection between 
blocks that exceed 800 ft or would link the end of a turnaround with a nearby street or 
activity center. 

 
Applicant’s 
Findings: 

As part of the original Community Service Use, the school provided pedestrian 
pathways throughout the site to better facilitate convenient and safe pedestrian 
travel throughout the site in conformance with the requirements of this section. No 
additional pathways are proposed as part of this application. 

 
Chapter 19.904 – Community Service Uses 
19.904.1 Purpose 
This section allows development of certain uses which, because of their public convenience, 
necessity, and unusual character, may be appropriately located in most zoning districts, but 
which may be permitted only if appropriate for the specific location for which they are 
proposed. This section provides standards and procedures for review of applications for such 
community uses. Community service uses may be sited in any zone, except where expressly 
prohibited, if they meet the standards of this section. Approval of a CSU does not change the 
zoning of the property. 
 
19.904.2 Applicability 
Any community service use shall be subject to the provisions of this section. Application must 
be submitted to establish or modify a community service use. Community service uses include 
certain private and public utilities, institutions, and recreational facilities as listed below: 
A. Institutions—Public/Private and Other Public Facilities 

1. Schools, public or private, and their accompanying sports facilities, day-care centers, 
private kindergartens; 
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Applicant’s 
Findings: 

The applicant proposes the reconfiguration of the parking and loading areas 
established by a previous Community Service Use (CSU-07-04). Therefore, the 
requirements of this section are applicable. 

 
19.904.3 Review Process 
Except as provided in Subsections 19.904.5.C for minor modifications and 19.904.11 for wireless 
communication facilities, community service uses shall be evaluated through a Type III review 
per Section 19.1006. 
 

Applicant’s 
Findings: 

The applicant acknowledges the requirement for a Type III review for the proposed 
modification. 

 
19.904.4 Approval Criteria 
An application for a community service use may be allowed if the following criteria are met: 
A. The building setback, height limitation, and off-street parking and similar requirements 

governing the size and location of development in the underlying zone are met. Where a 
specific standard is not proposed in the CSU, the standards of the underlying zone are met; 
 

Applicant’s 
Findings: 

The District does not propose the development of any structure that would require 
application of setback and height requirements of the underlying zone. Additionally, 
the applicant does not propose the addition or removal of off-street parking. The 
requirements of this section do not apply. 

 
B. Specific standards for the proposed uses as found in Subsections 19.904.7-11 are met; 

 
Applicant’s 
Findings: 

As discussed later in this narrative, the proposal complies with all applicable sections 
of 19.904.7. The requirements of this section are met. 

 
C. The hours and levels of operation of the proposed use are reasonably compatible with 

surrounding uses; 
 

Applicant’s 
Findings: 

The District does not propose a change in the hours and levels of operation as part 
of this application. The requirements of this section do not apply. 

 
D. The public benefits of the proposed use are greater than the negative impacts, if any, on 

the neighborhood; and 
 

Applicant’s 
Findings: 

The purpose of the proposed street and parking area improvements is to facilitate 
the safe and efficient flow of vehicles and buses during school pick up and drop off 
and reduce existing negative impacts related to traffic and congestion associated with 
the current configuration. Therefore, the proposed modifications will yield public 
benefits to the surrounding neighborhood greater than any negative impacts it may 
impose. The requirements of this section are met. 
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E. The location is appropriate for the type of use proposed. 
 

Applicant’s 
Findings: 

The District does not propose a change in location for the use. Therefore, the 
requirements of this section do not apply. 

 
19.904.5 Procedures for Reviewing a Community Service Use 
A. The Planning Commission will hold a public hearing on the establishment of, or major 

modification of, the proposed community service use. If the Commission finds that the 
approval criteria in Subsection 19.904.4 are met, the Commission shall approve the 
designation of the site for community service use. If the Commission finds otherwise, the 
application shall be denied. An approval allows the use on the specific property for which 
the application was submitted, subject to any conditions the Planning Commission may 
attach. 
 

Applicant’s 
Findings: 

The applicant acknowledges the authority of the Planning Commission to hold a 
public hearing and render a decision regarding this proposal. 

 
B. In permitting a community service use or the modification of an existing one, the City may 

impose suitable conditions which assure compatibility of the use with other uses in the 
vicinity. These conditions may include but are not limited to: 
1. Limiting the manner in which the use is conducted by restricting the time an activity 

may take place and by minimizing such environmental effects as noise and glare; 
2. Establishing a special yard, setback, lot area, or other lot dimension; 
3. Limiting the height, size, or location of a building or other structure; 
4. Designating the size, number, location, and design of vehicle access points; 
5. Increasing roadway widths, requiring street dedication, and/or requiring 

improvements within the street right-of-way including full street improvements; 
6. Designating the size, location, screening, drainage, surfacing, or other improvement of 

a parking area or truck loading area; and/or 
7. Limiting or otherwise designating the number, size, location, height, and lighting of 

signs. 
 

Applicant’s 
Findings: 

The applicant acknowledges the authority of the City to impose suitable conditions 
as applicable and necessary. 

 
19.904.6 Application Requirements 
An application for approval of a community service use shall include the following: 
A. Name, address and telephone number of applicant and/or property owner; 
B. Map number and/or subdivision block and lot; 
C. Narrative concerning the proposed request; 
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D. Copy of deed, or other document showing ownership or interest in property. If applicant is 
not the owner, the written authorization from the owner for the application shall be 
submitted; 

E. Vicinity map; 
F. Comprehensive plan and zoning designations; 
G. A map showing existing uses, structures, easements, and public utilities and showing 

proposed development, placement of lot lines, etc.; 
H. Detailed plans for the specific project; 
I. Any information required by other applicable provisions of local, state or federal law; 
J. Proof of payment of the applicable fees; 
K. Additional drawings, surveys or other material necessary to understand the proposed use 

may be required. 
 

Applicant’s 
Findings: 

Included in this application are all of the necessary submittal requirements for an 
application for a Modification to a Community Service Use. 

 
19.904.7 Specific Standards for Schools 
Public, private or parochial, elementary, secondary, preschool, nursery schools, kindergartens, 
and day-care centers are included. 
A. Public elementary or secondary schools shall provide the site area/pupil ratio required by 

state law. Other schools shall provide 1 acre of site area for each 75 pupils of capacity or 
for each 2½ classrooms, whichever is greater, except as provided in Subsection 19.904.7.B 
below. 

 
Applicant’s 
Findings: 

The current Oregon Revised Statutes do not include site area-to-pupil ratios for public 
elementary or secondary schools. Therefore, the alternative standard applies. 
 
MMC Subsection 19.321.10.A suggests at least one acre for every 75 students or 2.5 
classrooms. The school currently accommodates 419 students but was designed to 
accommodate 550 student per the original proposal. To serve 550 students, 7.33 
acres are recommended; for the 30 classrooms being proposed, 12 acres are 
recommended. The subject property is approximately 6.9 acres in size.  
 
The proposed new building is two stories, which has a smaller footprint than a one-
story building of similar capacity. The original decision considered this to adequately 
meet the site-area-per-pupil ratio, and the District does not propose any changes that 
would increase the size or capacity of the existing school. Therefore, the standards of 
this section are met. 

 
B. Preschools, nursery schools, day-care centers, or kindergartens shall provide a fenced, 

outdoor play area of at least 75 sq ft for each child of total capacity, or a greater amount if 
so required by state law. In facilities where groups of children are scheduled at different 
times for outdoor play, the total play area may be reduced proportionally based on the 
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number of children playing out-of-doors at one time. However, the total play area may not 
be reduced by more than half. These uses must comply with the State Children’s Services 
Division requirements as well as the City provisions. 
 

Applicant’s 
Findings: 

The school includes a kindergarten for an estimated 60 children, requiring 4,500 
square feet of fenced outdoor play area. The school site provides over 30,000 square 
feet of outdoor play areas, including open fields, covered play areas, swing-set 
facilities, and a “soft play” area of approximately 3,200 square feet.  
 
The soft play area and area immediately surrounding it is fenced on all sides via a 
chain link fence. The amount of fenced play area exceeds the standard above. The 
requirements of this section are met. 

 
C. Walkways, both on and off the site, shall be provided as necessary for safe pedestrian 

access to schools subject to the requirements and standards of Chapter 19.700. 
 

Applicant’s 
Findings: 

The proposed parking reconfiguration will not result in the loss of any pedestrian 
connectivity at the subject site. The standards of this section are met. 

 
D. Where Subsection 19.904.7.B is applicable, a sight-obscuring fence of 4 to 6 ft in height shall 

be provided to separate the play area from adjacent residential uses. 
 

Applicant’s 
Findings: 

The existing play area on the eastern portion of the school features a sight obscuring 
fence along areas adjacent to residential uses. No other play areas adjacent to 
residential uses are proposed in this application. 

 
E. Public facilities must be adequate to serve the facility. 
 

Applicant’s 
Findings: 

Public facilities currently serve the subject site. The proposed improvements to the 
northern and southern parking areas will not inhibit public facilities to serve the site. 

 
F. Safe loading and ingress and egress will be provided on and to the site. 
 

Applicant’s 
Findings: 

The proposed modifications to SE Roswell Street are intended to accommodate 
student pick up and drop off, alleviate congestion issues, and avoid potential conflicts 
associated with vehicle ingress and egress. This includes the addition of a right-only 
turn lane into the northern parking area. The District proposes utilizing a staff person 
to direct cars to pull up to the specified drop-off point and prevent congestion along 
SE Roswell Street as necessary. 
 
The proposed modifications to the southern parking area will help facilitate bus pick 
up and drop off by providing 20’ radii driveways that can accommodate bus turning 
for both ingress and egress. This radius is the minimum necessary to accommodate 
safe and efficient bus maneuvering into and out of the southern parking area. 
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G. Off-street parking (including buses) shall be provided as per Chapter 19.600. 
 

Applicant’s 
Findings: 

As discussed in Chapter 19.600, the proposed improvements will provide sufficient 
off-street parking and loading to accommodate the proposed use. The requirements 
of this section are met. 

 
H. Minimum setback requirements: 

Front yard: 20 ft 
Rear yard: 20 ft 
Side yard: 20 ft 

Setbacks may be increased depending on the type and size of school in order to ensure 
adequate buffering between uses and safety for students. 
 

Applicant’s 
Findings: 

The District does not propose the development of a structure requiring the 
application of setback requirements outlined above. Therefore, the requirements of 
this section do not apply. 

 
I. Bicycle facilities are required which adequately serve the facility. 
 

Applicant’s 
Findings: 

A total of 30 bicycle parking spaces were provided as part of the original Community 
Service Use application, which exceeds the minimum requirement specified in 
19.609.2. The surrounding streets are neighborhood and local streets which do not 
contain bike lanes. These streets are not identified for future bicycle facility 
improvements in the Transportation System Plan; therefore, bike lanes are not 
proposed as part of the proposed street improvements. 
 
Existing bicycle facilities are sufficient to adequately serve the facility. The 
requirements of this section are met. 

 
J. 15% of the total site is to be landscaped. 
 

Applicant’s 
Findings: 

The existing site measure approximately 299,000 square feet. Per the original 
decision, the school building, parking areas, paved walkways, hard-surfaced play 
areas, and other impervious surfaces constitute approximately 122,750 square feet, 
which leaves over 176,000 square feet, or 59 percent of the site, for landscaping. The 
proposed modifications will add a total impervious area of 1,709 SF – the majority of 
which will be located in the right-of-way. Therefore, the proposed improvements will 
not bring the subject site out of conformance with the landscaping area requirements 
of this section. 

 
SUMMARY AND CONCLUSION 
Based upon the materials submitted herein, the Applicant respectfully requests approval from the 
City’s Planning Department for this Type III Modification of a Community Service Use application. 
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CIVIL ENGINEERING | WATER RESOURCES | LAND USE PLANNING 

9600 SW NIMBUS, SUITE 100 
BEAVERTON, OREGON 97008 

PH: (503) 946.9365 
WWW.3J-CONSULTING.COM 

 
MEETING NOTES 
  
Date:  January 27, 2020 
Project:  Ardenwald Elementary School 
3J No.:  18471 

 
 

 
Neighborhood Meeting Summary 
On Monday, January 27, 2020 Rick Fuller and Andrew Tull met with the members of the Ardenwald 
Johnson Creek Neighborhood Association to discuss the parent drop-off issues at Ardenwald 
Elementary school.  The meeting was well attended by approximately 15 members of the 
Neighborhood Association.  The discussion surrounding the improvements at Ardenwald was well 
received by the neighborhood.The following image is a copy of the list of attendees at the meeting: 
 

 

ATTACHMENT  3  Exhibit D
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1

Brett Kelver

From: Amos, Matt <Matt.Amos@clackamasfire.com>
Sent: Thursday, February 13, 2020 12:52 PM
To: Brett Kelver
Subject: Application Referral for CSU-2020-001, Ardenwald Elementary

Good afternoon Brett, 
 
Clackamas Fire has no comments for this project.  Based on the site design, there are no negative impacts to fire 
department access and water supply. 
 
Thank you, 
 

Matt Amos 
Fire Inspector | Fire Prevention 
direct: 503.742.2661 

 
 
 
 

ATTACHMENT  4
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To: Planning Commission 

Through: Dennis Egner, Planning Director 

From: Mary Heberling, Assistant Planner 

Date: April 21, 2020, for April 28, 2020, Public Hearing 

Subject: File: S-2018-001, NR-2018-003, VR-2018-006, VR-2018-007 

Applicant: I&E Construction, Inc. 

Owner(s): Same 

Address: Vacant Lot 

Legal Description (Map & Tax Lot): 12E31DD03000 

NDA: Linwood 
 

ACTION REQUESTED 

Deliberate and make a preliminary decision for application S-2018-001. 

Continue the hearing to adopt findings and make a final decision. 

BACKGROUND INFORMATION 

A. Site and Vicinity 

The site is a vacant lot on Railroad Ave between Stanley Ave and Beckman Ave (taxlot 

12E31DD03000). The site contains no structures and is mostly covered by non-native 

grasses with two wetlands located towards the northeastern corner of the site. A stream 

runs along the eastern boundary of the site where most of the brushy vegetation and trees 

exist. To the north, 56th Ave, is stubbed at the northern boundary of the site.  

The area to the north and west consists of single-family homes. A senior care facility is 

located northeast of the property. South of the property, across Railroad Ave and the 

railroad tracks, are industrial uses. Directly east of the property is another vacant parcel. 

5.2 Page 1



Planning Commission Staff Report—Railroad Ave Subdivision Page 2 of 19 
Master File #S-2018-001—Taxlot 12E31DD03000 April 28, 2020 

 

 
Figure 1: Site and Vicinity. Source: 2018 RLIS 

B. Zoning Designation 

Residential Zone R-5 

C. Comprehensive Plan Designation 

Moderate Density Residential (MD) 

D. Land Use History 

March 7, 2019:  City Council approved a zone change for the site, and three additional 

adjacent sites, from R-7 to R-5 and a Comprehensive Plan Designation change from Low 

Density to Moderate Density. 

 

Subject 
Property 
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Figure 2: Zoning  

E. Proposal 

The application package includes a proposed six-lot subdivision, two variances, and a 

natural resource review to address Water Quality Resource (WQR) and Habitat 

Conservation Area (HCA) overlays on the site:  

1. Variance to MMC 19.301.4 to allow a reduction of the minimum depth standard of 

80 ft to a range of 39 ft to 65 ft for all of the proposed lots.   

2. Variance to MMC 19.301.4 to allow Lots 1, 2, and 3 to have lot sizes below the 

minimum lot size of 5,000 sq ft. 

3. Variance to MMC 19.301.3 to reduce the front and rear yard setbacks from 20 ft to 

10 ft for Lots 1, 2, and 3.  

4. Variance to MMC 19.402.11.D.2 to reduce the number of trees and shrubs required 

for disturbance in the HCA.  

Subject 
Property 

R-7 

R-7 

PD 

R-5 

BI 
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5. Variance to MMC 19.402.13.I.2.a. to allow Lots 1, 2, and 3 to have buildable area 

within the HCA. See Attachment 3 for a list of the applicant’s materials and Figure 

3 for the proposed subdivision preliminary plan. 

 

Figure 3: Proposed Site Plan 

 

5.2 Page 4



Planning Commission Staff Report—Railroad Ave Subdivision Page 5 of 19 
Master File #S-2018-001—Taxlot 12E31DD03000 April 28, 2020 

 

Existing Conditions and Requirements of the Site 

The subject property is 79,434 sq ft (1.82 acres) and zoned R-5. As listed above, 56th Ave, is 

stubbed at the northern boundary of the site. According to the Milwaukie Municipal Code 

(MMC), street stubs are intended to continue as through streets when adjoining properties 

develop (MMC 19.708.1.E.3.b). With this connectivity requirement, the extension of 56th 

Ave through the subject property is a requirement for development.  MMC 19.708.1.E.3 

states that streets shall be extended to the boundary lines of the developing property 

where necessary to give access or allow future development of adjoining properties. There 

are large lots on either side of the subject property that could potentially redevelop. Access 

from the subject property to either lot must be evaluated to ensure that future 

development is possible.   

 
Figure 4: Existing Natural Resources on the subject property 

100 ft 

50 ft 50 ft 
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Street connections and connectivity factor into the minimum and maximum density for 

this site. New right-of-way is subtracted from the gross area to determine the net area for 

density calculations. Open space or parkland that will be publicly owned or open space 

owned in common by owners within the residential development also is subtracted from 

the gross area during density calculations. This site has natural resources (both HCA and 

WQR) that will also impact density calculations.  

The Natural Resource (NR) code section of the MMC states that at least 90% of the 

property’s HCA and 100% of the property’s WQR shall be located in a separate tract for 

subdivision proposals (MMC 19.402.13.I.1). The applicant’s proposal has put 24,598 sq ft of 

the site into a separate open space tract. This open space tract and the new right-of-way for 

the subject property dictates the density. Based on these factors, the calculation for 

minimum density is five dwelling units and the maximum is six dwelling units. The 

applicant is proposing six lots for single-family houses which meets the minimum density 

requirement and the maximum density limitation.  

The Water Quality and Natural Resources map is the City’s official map used for 

identifying the location of natural resources.  Figure 4, see above, depicts WQR and HCA 

boundaries as they apply to the subject property and the property to the east.  The map 

depicts a 100-ft wide WQR and two 50-ft wide HCAs on either side of the WQR.  The 

applicant used this map for initial development concepts but upon review it was 

discovered that the mapping was incorrect and the WQR should be located along a small 

intermittent stream along the property line rather than cutting through the property to the 

east. This discovery meant that the HCA must also shift to the west onto the applicant’s 

property. 
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Remapping of Natural Resources on the Site   

When property is subdivided or partitioned, MMC 19.402.13.A requires the applicant to 

verify the boundaries of existing natural resources according to the process outlined in 

MMC 19.402.15. Through the required process, the applicant completed a Wetland 

Delineation Report that documented a wetland in the northeast portion of the site and an 

intermittent stream along the eastern property boundary. The report identified the 

wetland as a Primary Protected Water Feature and the stream as a Secondary Protected 

Water Feature. With these determinations, 

according to MMC Table 19.402.15, the 

WQR boundary needed to be adjusted. For 

the wetlands, the code requires a 50-ft wide 

WQR buffer and for the stream it requires a 

15-ft wide WQR buffer.  

The applicant also assessed the HCA areas 

on the site and conducted an HCA Detailed 

Boundary Verification per MMC 

19.402.15.A.2.b. Due to the existence of the 

wetlands and the intermittent stream, the 

code requires the new HCA boundary to 

extend 100 ft from the wetlands and stream. 

(See Figure 5). The proposed new verified 

boundary for the HCA fully encompasses 

three of the proposed six lots (Lots 1, 2, and 

3). This represents a significant increase in 

buffer width over what currently is mapped 

on the site, (50 ft buffer from the WQR 

boundary (see Figure 4) with much of that 

area located on the neighboring property to 

the east.  When verifying the boundary of 

HCA, the code does not differentiate, 

between an intermittent stream, like the one 

of the subject property, and a perennial 

stream like Johnson Creek. An HCA 

boundary of 100 ft is required for any type 

of stream even if the WQR is only 15 ft 

wide, such as with this proposal.  

 

 

 

 

Figure 5: Updated HCA Boundary with the Proposed Site 

Plan 

100 ft 

100 ft 
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Alternatives and Impact Analysis for the Proposed Site Plan 

Per MMC 19.402.13.I.1, at least 90% of the property’s HCA and 100% of the property’s 

WQR shall be located in a separate tract. If that cannot be met, per MMC 19.402.13.I.2, the 

application shall comply with the following standards: 

• All proposed lots shall have adequate buildable area outside the WQR and HCA. 

• To the extent practicable, the lot and access configurations shall mitigate the 

potential future impacts to the WQR and HCA from access and development. 

• An Impact Evaluation and Alternatives Analysis shall be prepared in accordance 

with the relevant portions of Subsection 19.402.12.A. 

• For properties where the HCA covers more than 85% of the total lot area, the 

Alternatives Analysis shall address how the applicant’s proposal retains the 

greatest practicable degree of contiguity of the HCA across the new lots. 

Given the extent of HCA on the site, the applicant cannot meet MMC 19.402.I.1 and avoid 

impacting the HCA.  As required above, a set of alternatives and their impacts are listed 

below.  A proposed variance to the buildable area requirement is addressed in the 

Analysis section later in this report. 

Alternative #1: Roadway Crossing to the Vacant Lot to the East 

The subject property has large developable lots to the east and west. The lot to the east is 

vacant and is 125,312 sq ft in size. The lot to the west has a single-family home on a 29,832 

sq ft lot. Per MMC 17.12.040.A streets must be laid out to conform to streets on adjoining 

property and MMC 19.708.E.3 requires that streets be extended to the property boundaries 

to give access to or allow for future development of adjoining properties.  Alternative #1 

includes an extension of 56th Ave through the site to Railroad Ave.  The alternative also 

provides access to the property to the west and a full street stub to the larger property to 

the east.  This street would provide enhanced connectivity between the two lots and could 

enhance development opportunities on the eastern vacant lot (see Figure 6).  

However, the new road connection to the east would require the applicant to disturb over 

1,200 sq ft of the WQR and over 3,200 sq ft of HCA on the site. The Natural Resource 

Review memorandum by ESA (Attachment 4) stated concern over this road connection 

because of the level of disturbance to the natural resources. It suggested a pedestrian 

connection rather than a street connection to reduce disturbance while meeting the 

connectivity goals of the city.  
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Conclusion: Alternative #1 would not work due to the level of natural resource 

disturbance from the road connection to the east.  

 

Alternative #2: Connection via pedestrian access  

As mentioned in the Alternative #1 discussion above, the ESA Natural Resource Review 

memorandum suggested a pedestrian connection to the vacant lot to the east to reduce 

disturbance to the natural resources on the site. Alternative #2 still proposes 6 lots, but Lot 

1 has been shifted south to be farther away from the wetland.  The pedestrian connection is 

located farther north than the road connection in Alternative #1. See Figure 7 above.  

Figure 7: Alternative #2: Connection via pedestrian access  Figure 6: Alternative #1 

5.2 Page 9



Planning Commission Staff Report—Railroad Ave Subdivision Page 10 of 19 
Master File #S-2018-001—Taxlot 12E31DD03000 April 28, 2020 

 

All of the lots in this proposal meet the minimum lot size of 5,000 sq ft, but none meet the 

minimum lot depth of 80 ft. This is due to the constraints on the site with the 56th Ave 

extension and the natural resources. The proposed lots in Alternative #2 are all big enough 

that buildings on each lot will be able to meet the required setbacks (see Figure 7). The 

proposal requires a variance for the lot depth standards. 

As with Alternative #1, lots 1, 2, and 3 continue to be entirely within the HCA. This 

alternative requires a variance to the Natural Resource standard of MMC 19.402.13.I.2 

which states that all proposed lots shall have adequate buildable area outside of the WQR 

and HCA.  

The applicant notes that this street layout and lot pattern is preferred as it provides six lots 

and satisfies the requirement for a road connection through the site.  Full avoidance of the 

HCA would result in the loss of the three lots to the east and would make the extension of 

56th Ave through the site infeasible given the cost of the road and the loss of revenue from 

a reduced number of the lots.  The applicant notes that the pedestrian connection to the 

east is preferred because it disturbs less of the natural resources and is less costly. The 

applicant also states that the proposed natural resource tract will restrict development 

from encroaching into the most vulnerable natural resources on the site. The portion of the 

site where development is proposed, including the HCA portion, is an open field that 

includes cut, maintained grasses without trees. The resource areas close to the intermittent 

stream and wetlands where there is more variety of vegetation and better-quality natural 

resources will be protected in a separate tract. The applicant has also proposed a 

mitigation plan to enhance and restore the natural resource tract. The mitigation plan 

(Figure 9) is described later in the report and addresses a variance to the mitigation 

planting requirements. 

Conclusion: The applicant initially suggested that this is the best alternative as it provides 

enough lots and development to pay for the 56th Ave street connection, while also 

minimizing and mitigating disturbance in the most vulnerable and best quality natural 

resources on the site. 

Alternative #3: Expanded buffer for Lots 1, 2, and 3 – Preferred alternative  

This alternative was suggested by City staff and is similar to Alternative #2 except that an 

additional 10 feet of HCA buffer is proposed along the intermittent stream to the east of 

Lots 1, 2, and 3. City staff acknowledges the economic argument made by the applicant 

about needing six lots for single-family development to pay for the 56th Ave street 

extension. Staff proposes that all six lots be retained, however the depth of lots 1, 2, and 3 

be reduced.  This will disturb less of the HCA and come closer to meeting the standard in 

MMC 19.402.13.I.2 which requires all proposed lots to have adequate buildable area 

outside the WQR or HCA. Alternate #3 would reduce the lot sizes of lots 1, 2, and 3 and 

provide a slightly wider natural resource tract and restrict development in more of the 

HCA (See Figure 8).  This alternative reduces the lot depth of all three lots by 10 ft and 

allow 10-ft front and yard setbacks, versus the 20 ft setback requirements in the R-5 zone.  

As seen in Figure 8, this would reduce the lot sizes to under 5,000 sq ft, however, this 
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reduction would provide an additional 2,400 sq ft of area for the natural resource tract.  

Variances are required for lot depth, lot area, and front and rear yard setbacks.  

  

 

 

Conclusion: Alternative #3 provides a 25-ft wide buffer from the intermittent stream while 

still allowing six lots and a full street extension through the site.   

Alternative #4: Avoidance of HCA with three lots and the 56th Ave Road extension 

No site plan is provided for this alternative.  Other than impacts due the extension of 56th 

Ave, Alternative #4 avoids impacts to the HCA by eliminating lots 1, 2, and 3 and keeping 

only the lots on the western portion of the site (lots 4, 5, & 6). Under this alternative 56th 

Ave would be extended to Railroad Ave with an additional street connection provided to 

the west and a pedestrian connection to the east.  

Figure 8: Alternative #3  
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The applicant has expressed concerns with this alternative for a number of reasons. The 

first being the loss of three dwelling units. Economically, the applicant believes that the 

required street connection through the site is not proportional to the amount of 

development that would be permitted. Secondly, this site was allowed a zone change from 

R-7 to R-5, which was approved by both Planning Commission and City Council, to allow 

more lots on this site. An alternative that avoids the HCA reduces the number of dwellings 

and conflicts with the reasoning for the zone change approval. Finally, the applicant does 

not believe that the quality of the HCA on the site warrants total avoidance. As described 

in their Natural Resource report completed by Schott and Associates, the expanded HCA 

is predominately an open grass field that does not provide a riparian function in 

connection with the intermittent stream through the site.  The applicant argues that 

Alternatives #1, #2, and #3 protect the area adjacent to the stream through riparian 

plantings and setbacks.   

Conclusion: While this alternative provides less disturbance to the designated HCA, the 

applicant argues that the HCA requirements are excessive given the character of the HCA 

as an open field.  In addition, if only three lots are allowed, the development would not be 

proportional to the amount of street infrastructure required for the extension of 56th Ave 

through the site.  

 

Alternative #5 – Attached housing, outside of the HCA 

No site plan is provided for this alternative.  This alternative is similar to Alternative #4 

except that rather than three lots with only single-family development, the site would be 

developed with a natural resources cluster development including housing such as 

duplexes, triplexes, or townhomes. This type of development is only allowed in the R-5 

through the Natural Resource Residential Cluster Development standards (MMC 

19.402.14.C).  The cluster process encourages flexible site design that enables the allowable 

density to be transferred elsewhere on a site to protect environmentally sensitive areas.  

The applicant does not prefer this alternative for a number of reasons. The first being that 

the property owner and developer of the site is not an attached housing/multi-family 

developer. They only develop single-family projects and are not experienced with 

development of other types of housing. Secondly, the applicant states that attached 

housing would not justify the same frontage improvements that can be supported through 

development of a single-family development. Thirdly, same as in Alternative #4, the 

applicant feels that the quality of the HCA doesn’t warrant total avoidance.  

Conclusion: The applicant does not prefer this alternative and believes it won’t work 

economically.  In addition, the quality of the HCA does not warrant total avoidance.  

Mitigation Plan for the Site 

The requirements for a Mitigation Plan with an Impact Evaluation and Alternatives 

Analysis is set forth in MMC 19.402.12.A.6. This includes an explanation of how the 

application meets the mitigation requirements for disturbance in WQRs per MMC 

19.402.11.C and mitigation requirements for disturbance in HCAs per MMC 19.402.11.D.2. 
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Both of those code sections have clear requirements for how to mitigate disturbance 

including calculating the amount of disturbance to figure out the number of trees and 

shrubs to install as mitigation.  

The applicant has submitted an initial mitigation plan that falls short of the requirements 

given the amount of HCA that is to be disturbed.  A variance to the mitigation planting 

standard (MMC 19.402.11.D.2) is sought.  MMC 19.402.11.D.2 lays out two options for how 

to the number of trees and shrubs to plant. The application should follow the option that 

will provide the greatest amount of trees to be planted, which is Option 2.  

For Option 2, the code states that native trees and shrubs are required to be planted at a 

rate of 5 trees and 25 shrubs per 500 sq ft of disturbance area. There is roughly 18,500 sq ft 

of disturbance in the HCA with Lots 1, 2, 3, and the street/pedestrian connections. 

According to the requirements in Option 2, the applicant would have to plant 185 trees 

and 927 shrubs to meet this standard. The applicant’s mitigation plantings plan falls quite 

short of this requirement.  In response the applicant has asked for a variance because 

planting that number of required trees and shrubs in the area available for planting would  

be impossible to meet. As seen in Figure 9, the proposed mitigation plantings plan shows 

15 new trees and 117 shrubs. 

The City’s urban forest is managed by staff in the Public Works Department.  City Urban 

Forester Julian Lawrence reviewed the mitigation plan and recommended that the list of 

trees include Ponderosa Pine and Western Red Cedar.  Planning staff notes that the 

number of trees should be increased to provide a denser riparian corridor along the stream 

and adjacent to the wetlands.   Staff will propose a condition that requires the applicant to 

update and enhance the mitigation plan. 
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KEY ISSUES 

Summary 

Staff has identified the following key issues for the Planning Commission's deliberation.  

A.  Is the HCA alternatives analysis adequate? 

B.      Is a variance to the amount HCA mitigation justified? Is the 25-ft buffer from the 

intermittent stream proposed in Alternative #3 a reasonable level of protection? 

C.   Are the variances to lot size and front and rear setbacks appropriate for Lots 1, 2, and 

3?  Is the variance to MMC 19.402.13.I.2.a. justified? 

Figure 9: Proposed Mitigation Plantings Plan 
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D.  Are the lot depth variances for all lots appropriate? 

Analysis 

A. Is the HCA alternatives analysis adequate? 

MMC 19.402.12 outlines the discretionary review process for WQR and HCA disturbance.  

Subsection A.4. requires that the alternatives analysis demonstrate that: 

a. No practicable alternatives exist that will not disturb the WQR or HCA. 

b. Development in the WQR or HCA has been limited to the area necessary to all the 

proposed use. 

c. If disturbed the WQR can be restored to an equal or better condition and the HCA can 

be restored consistent with the mitigation standards of the code. 

d. Road crossings will be minimized. 

Subsection B.1 of MMC 10.402.12 states that applications must demonstrate how they 

comply with criteria to avoid, minimize, and mitigate impacts.    

As noted earlier in this report, there are five alternatives for the subject property. The 

applicant has addressed the criteria and has stated that impacts to the HCA are needed to 

justify the extension of 56th Ave through the site.  Information has been provided that the 

designated HCA on the site – a 100-ft wide buffer from the intermittent stream – is 

excessive given that the HCA is primarily an open grass field.  Alternative #3 provides an 

appropriate riparian buffer along the stream and allows development of the remaining 

HCA to the west.  This plan has limited the site impacts to what is necessary for the 

proposed development.  As proposed, a variance is requested for the amount of HCA 

mitigation required.  Based on the mitigation plan, the WQR will be restored to a condition 

that is better than what currently exists.   Alternatives #2 and #3 minimize the impacts to 

the WQR by creating a pedestrian path rather than a full street connection to the property 

to the east.   Finally, Subsection B.1 is satisfied by minimizing the HCA disturbance and 

through conditions to provide an appropriate level of HCA mitigation.  This can be 

accomplished through denser riparian plantings along the intermittent stream and through 

a significant increase in the number trees to be planted including Western Red Cedar and 

Ponderosa Pine.   

B. Is a variance to the amount of HCA mitigation justified? Is the 25-ft buffer from the 

intermittent stream proposed in Alternative #3 a reasonable level of protection? 

MMC19.402.12.C.2 outlines the criteria for varying the number and size of trees and shrubs 

in the HCA.   Subsection 2.b. states that approval requires consideration of whether the 

proposed planting will achieve comparable or better mitigation than if the applicant 

complied with the mitigation requirements.  In addition, consideration must be given as to 
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whether the mitigation plan adequately addresses plant diversity, plant survival, and 

monitoring practices established by the code. 

The applicant has submitted a mitigation plan for Alternative #2 that proposes 

substantially fewer mitigation plants than would be required under the code. This is 

primarily a result of the high number of plants required given the amount of HCA that is to 

be disturbed and the area available for planting.  As discussed previously, the development 

will impact HCA that extends 100 feet from the intermittent stream and is mostly 

comprised of mowed grasses.  If the applicant were to fully meet the planting requirements 

in the areas to be protected along the stream, the trees and shrubs would need to be 

planted too densely to survive.   Better mitigation can be achieved when plant materials are 

spaced appropriately and well maintained.   In addition, conditions on the mitigation plan 

can ensure that appropriate trees will be planted to achieve a riparian corridor along the 

stream. Conditions will also be needed to update the mitigation plan in the 25-ft buffer 

proposed for Alternative #3, if the Commission prefers that alternative.  To ensure that the 

mitigation area along the eastern edge of lots 1, 2, and 3 is well maintained and not treated 

as a dumping area for yard debris, any fences that are installed along the eastern boundary 

should be required to be see-through rather than site obscuring.  Wire fencing or a similar 

type of fence will accomplish this objective.  

C. Are the lot depth variances for all lots appropriate? 

MMC 19.911.4.B.1. establishes the criteria for discretionary variances.   The criteria require 

the following: 

a. An alternatives analysis that compares the proposal to the baseline. 

b. The variances must be reasonable and appropriate and meet one of the following: 

- Avoids or minimizes impacts to surrounding properties; 

- Has desirable public benefits; or 

- Responds to existing built or natural environment in a creative and sensitive 

manner.   

c.  Impacts will be mitigated to the extent practicable. 

Lot depth variances are needed for all lots.  Each of the lots have shallower depths to allow  

56th Ave to extend through the site and provide natural resource protection.  The east-west 

dimension of the subject site is not wide enough to allow the street extension (50-ft-wide 

right-of-way) and full depth lots (80-ft depth) while also providing a reasonable buffer to 

5.2 Page 16



Planning Commission Staff Report—Railroad Ave Subdivision Page 17 of 19 
Master File #S-2018-001—Taxlot 12E31DD03000 April 28, 2020 

 

the intermittent stream to the east.  Alternative #3 provides a 25 ft-wide riparian buffer to 

the stream. 

D. Are the variances to lot size and front and rear setbacks appropriate for Lots 1, 2, 

and 3?  Is the variance to MMC 19.402.13.I.2.a. justified (buildable area outside the 

HCA)?  

As noted above the criteria for discretionary variances are set forth in MMC 19.911.4.B.1.  

For Alternative #3, variances are needed for lot size and the front and rear setbacks.  A 

variance is also needed to MMC 19.402.13.I.2.a. which requires lots to have buildable area 

outside of the HCA.  As noted above, the east-west dimension of the subject site is not wide 

enough to allow an extension of 56th Ave (50-ft-wide right-of-way) and full depth lots (80-ft 

depth) while also providing a 25-ft wide buffer to the intermittent stream to the east.  To 

provide this buffer, lot depth and lot size for lots 1, 2, and 3 need to be reduced below the 

R-5 standard (5,000 sq ft minimum lot size).  Given the reduced lot depth, additional 

flexibility is needed to site homes on each lot. Variances to the front and rear setbacks are 

proposed (20-ft setbacks are currently required). Setbacks of 10 feet are proposed (20 feet to 

garage doors). The reasoning for all of the variances is related directly to the buffer width 

along the stream.          

As noted above in the discussion regarding mitigation, the 100 ft-wide HCA designation on 

the site is excessive given the intermittent nature of the stream and the condition of the 

HCA. A variance is sought to allow construction on three lots that would be entirely within 

the designated HCA. Mitigation is proposed within a 25-ft wide buffer along the stream.    

CONCLUSION AND RECOMMENDATION 

Based on the analysis and alternatives presented above, staff believes that findings can be 

developed that will adequately address the approval criteria. 

Staff recommendation to the Planning Commission is as follows: 

1. Tentatively approve the request subject to an updated mitigation plan. 

2. Direct staff to return to the Commission with findings for approval and final conditions 

of approval. 

3. Continue the public hearing for final action and adoption of findings on May 12, 2020. 

CODE AUTHORITY AND DECISION-MAKING PROCESS 

The proposal is subject to the following provisions of the Milwaukie Municipal 

Code(MMC). 

• MMC 12  Streets, Sidewalks, and Public Places 

• MMC 17.12  Application Procedure and Approval Criteria - Land Division 

• MMC 17.20  Preliminary Plat 

• MMC 17.28  Design Standards 
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• MMC 17.32  Improvements  

• MMC 19.301 Low Density Residential Zones 

• MMC 19.402 Natural Resources NR 

• MMC 19.500  Supplementary Development Regulations 

• MMC 19.600 Off-street Parking 

• MMC 19.700  Public Facility Improvements 

• MMC 19.911  Variances 

• MMC 19.1200  Solar Access Protection 

• MMC 19.1006  Type III Review 

This application is subject to Type III review, which requires the Planning Commission to 

consider whether the applicant has demonstrated compliance with the code sections shown 

above. In Type III reviews, the Commission assesses the application against review criteria 

and development standards and evaluates testimony and evidence received at the public 

hearing. 

The Commission has 4 decision-making options as follows 

A. Approve the application upon finding that all approval criteria have been met. 

B. Approve the application subject to the recommended Conditions of Approval. 

C. Approve the application with modified Conditions of Approval. Such modifications 

need to be read into the record. 

D. Deny the application upon finding that it does not meet approval criteria. 

E.  Continue the hearing.  

The final decision on these applications, which includes any appeals to the City Council, 

must be made by August 12, 2020, in accordance with the Oregon Revised Statutes and the 

Milwaukie Zoning Ordinance. The applicant can waive the time period in which the 

application must be decided. 

COMMENTS 

Notice of the proposed changes was given to the following agencies and persons: City of 

Milwaukie Engineering Department, Building Division, Clackamas Fire District #1, 

Clackamas County, Metro, and the Linwood Neighborhood District Association (NDA). The 

following is a summary of the comments received by the City. See Attachment 5 for further 

details. 

• Milwaukie Engineering Department - the Milwaukie Engineering Department 

responded with a memorandum regarding public improvements and stormwater. 

ATTACHMENTS 

Attachments are provided as indicated by the checked boxes. All material is available for 

viewing upon request. 
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 Early PC 
Mailing 

PC  
Packet 

Public 
Copies 

Packet 

1. Recommended Conditions of Approval     

2. Applicant's Narrative and Supporting 
Documentation dated May 17, 2018.  

    

a.  Application     

b.  Narrative     

c. Site Plan     

d.  Wetland Delineation Report      

e.  Pre-Application Conference Report     

3. Applicant's additional info submitted 10 days 
before the hearing  

    

a.  Updated Site Plans     

b.     Additional Variance Narratives      

c.     Alternatives and Impact Analysis Narrative     

d.     Mitigation Plantings Plan     

4. ESA Natural Resource Review Memo     

Key: 

Early PC Mailing = paper materials provided to Planning Commission at the time of public notice 20 days prior to the hearing. 

PC Packet = paper materials provided to Planning Commission 7 days prior to the hearing. 

Public Copies = paper copies of the packet available for review at City facilities and at the Planning Commission meeting. 

Packet = packet materials available online at https://www.milwaukieoregon.gov/bc-pc/planning-commission-49. 
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ATTACHMENT 1 

Recommended Conditions of Approval 

File #S-2018-001 (master file), Railroad Ave Subdivision 

Conditions of Approval 

1. The applicant shall submit a final plat application within 6 months of the preliminary 

plat approval in accordance with MMC Subsection 17.24.040. The applicant shall obtain 

approval of the final plat prior to the expiration of this preliminary plat approval. 

2. The applicant’s final plat application shall include the items listed on the City of 

Milwaukie Final Plat Checklist. The following specific items and changes are required as 

part of the application: 

a. A written narrative describing all changes made to the final plat that are not 

related to these conditions of approval. 

b. A final plat that substantially conforms to the plans received by the Planning 

Department on April 14, 2020 and approved by this action, except as modified by 

these conditions of approval. 

c. The final plat shall include spaces for signatures by the Milwaukie Planning 

Director and Milwaukie Engineering Director, and a note indicating that this 

subdivision is subject to the requirements of City of Milwaukie Land Use 

Application S-2018-001; NR-2018-03; VR-2018-006; VR-2018-007. 

d. A Construction Management Plan per MMC 19.402.9 

e. A Mitigation Plan addressing: 

i. Standards listed in MMC 19.402.12.A.6.  

ii. Standards showing protection of natural resources during site 

development listed in MMC 19.402.11.A. 

iii. General standards for required mitigation listed in MMC 19.402.11.B.  

iv. A maintenance plan per MMC 19.402.12.B.1.c.(5). 

v. A system for long term management and maintenance of all common 

areas. 

3. Prior to approval of the final plat, the following shall be resolved:  

a. Proof of ownership of the separate natural resource tracts per MMC 19.402.13.J. 

b. Submit full-engineered plans for construction of all required public 

improvements, reviewed and approved by the City of Milwaukie Engineering 

Department.  

c. Submit a storm water management plan to the City of Milwaukie Engineering 

Department for review and approval. The plan shall be prepared in accordance 

ATTACHMENT  1 
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with Section 2 – Stormwater Design Standards of the City of Milwaukie Public 

Works Standards. Private properties may only connect to public storm system if 

percolation tests show that infiltration cannot be obtained on site. In the event 

the storm management system contains underground injection control devices, 

submit proof of acceptance of the storm system design from the Department of 

Environmental Quality.  

d. Obtain a right-of-way permit for construction of all required public 

improvements listed in these recommended conditions of approval.  

e. Pay an inspection fee equal to 5.5% of the cost of the public improvements.  

f. Provide a payment and performance bond for 130 percent of the cost of the 

required public improvements.  

g. Provide an erosion control plan and obtain an erosion control permit.  

h. Install an 8” DIP water main along the proposed extension of 56th Ave, 

connecting to the existing water mains along Railroad Ave and the south end of 

the existing 56th Ave. Provide an extension of 8” DIP to the west end of the 

proposed Beta St. (this is currently shown in the submitted plans dated Nov. 

2017).  

i. Sanitary service connection shall be via installing a new manhole at the existing 

15” main in Railroad Ave. Sanitary service system must extend to the west end of 

Beta St by providing an 8” sewer line, terminating at a clean out to be installed 

by the applicant.  

j. Stormwater service must extend to the west end of Beta St by providing a 12” 

sewer line, terminating at a clean out to be installed by the applicant. Applicant 

must design Beta St so that all stormwater runoff is directed into the proposed 

project.  

k. Install all underground utilities, including stubs for utility service prior to 

surfacing any streets.  

l. Applicant shall construct a 12-foot wide pervious asphalt multi-use path along 

the SE Railroad Avenue frontage.  

m. Construct 5-foot setback sidewalks, 5-foot landscape strips, curb and gutter, 28-

feet travel way and driveways on SE 56th Ave and SE Beta St. The city has 

agreed to allow a portion of the sidewalks along 56th Ave to be located outside 

of the proposed right-of-way but located within public sidewalk easements. 

Approved street trees will also be planted at a 40-foot spacing.  

n. In lieu of the former street connection (SE Alpha St), the city and applicant have 

agreed to allow this street to be replaced with a 10-ft public pathway to provide 

future pedestrian/bicycle connection to Stanley Ave. Applicant shall construct 

this pathway at their costs and provide a public access easement over it.  

o. At the end of all non-connecting sidewalks and pathways, and at the west end of 

Beta St. applicant must construct Type III barricades.  

p. Construct a driveway approach to meet all guidelines of the Americans with 

Disabilities Act (ADA) to each new lot. The driveway approach aprons must be 
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between 9 feet and 20 feet in width and least 7.5 feet from the side property line. 

All driveways will be located 45 feet minimum from nearest intersection.  

q. Construct three ADA ramps at the Beta/56th intersections.  

r. Proposed lots 3 & 4 must have vehicular access only via 56th Ave. Provide an 

access control strip on lots 3 & 4 adjacent to Railroad Ave to prohibit vehicular 

access to that street.  

s. Applicant must form an Home Owners Association (HOA) that must provide 

maintenance to the stormwater planters , the 10-ft concrete sidewalk extending 

east from 56th Ave, and the open tract of land this sidewalk lies upon.   The 

HOA shall also maintain all common area tracts consistent with City natural 

resource area requirements and the mitigation plan approved for the 

development. 

t. Clear vision areas must be maintained at all driveways and accessways and on 

the corners of all property adjacent to an intersection.  

u. Applicant shall install streetlighting with the project meeting city Public Works 

Standards, except that street lights shall be 45 watt Leotek LED roadway 

luminaire CCT 3000K with 30’ Gray Direct Buried Fiberglass poles to meet 

current city requirements.  

v. Provide a final approved set of electronic PDF “As Constructed” drawings to the 

City of Milwaukie prior to final inspection.  

w. Remove all signs, structures, or vegetation in excess of three feet in height 

located in “vision clearance areas” at intersections of streets, driveways, and 

alleys fronting the proposed development. 

4. Prior to final inspection for any building on the proposed development, the following 

shall be resolved: 

a. Connect all residential roof drains to private drywell or other approved 

structure. 

5. Any fencing along the eastern boundary of lots 1, 2, and 3 shall be designed to be see-

through rather that site obscuring to allow for visual observation and continued 

maintenance of the natural area along the intermittent stream.   This requirement shall 

be noted on the plat and be attached to the deed for each of the three lots.  

Other Requirements 

The following items are not conditions of approval necessary to meet applicable land use 

review criteria. They relate to other development standards and permitting requirements 

contained in the Milwaukie Municipal Code and Public Works Standards that are required at 

various points in the development and permitting process. They are included for the applicant’s 

convenience and do not necessarily represent all standards or requirements that may be 

applicable. 

1. The Time Limit on Approval established in MMC 17.04.050 applies to this proposed 

subdivision. 
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a. MMC 17.040.050.A: All decisions on boundary changes and land divisions shall 

expire 1 year after the date of approval. Reactivation of expired decisions may only be 

made by submission of a new application and related fees. Staff note - approval of a 

final plat must occur prior to the expiration of the preliminary plat approval on which the 

final plat is based. 

b. MMC 17.04.050.B: Approvals may be extended up to 6 months upon submission of 

formal request to the original decision-making authority. One extension of the 

approval period not to exceed 6 months will be granted if the criteria in MMC 

17.04.050.B are satisfied. 

2. The requirements on MMC 17.24 for preparation and recording the final plat are as 

follows: 

a. MMC 17.24.040: Within 6 months of City approval the applicant shall submit the final 

plat for City signatures. Approval of the final plat shall be null and void if the plat is 

not submitted within the time specified or if the plat is not recorded within 30 days 

after the date the last required signature has been obtained. One copy of the recorded 

plat shall be supplied to the City. 

b. MMC 17.04.120.B: Prior to recording a lot consolidation, property line adjustment, 

subdivision, or partition plat or replat, the applicant shall submit the recording 

instruments to the Planning Director for a determination of consistency with the City 

Code and required approvals. 

c. MMC 17.04.120.A:  Recording instruments for boundary change, subdivision, 

partition, and replat shall be submitted to the County Surveyor within 6 months of 

City approval. 
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2. If a subdivision cannot comply with the standards in Subsection 19.402.13.I.1, the application shall
comply with the following standards: 

a. All proposed lots shall have adequate buildable area outside of the WQR and HCA.

Findings:  There are wetlands located throughout the site along with Habitat Conservation 
Areas.  As shown on the site plans, all lots have adequate buildable area.  

The buildable area on Lots 1, 2, and 3 will be located within the HCA as shown on the site plan, 
but outside the wetland’s areas.  In order to minimize any negative impacts on the HCA or 
wetlands, a Wetland Delineations report dated August 22, 2017 was done on the site.  With 
these a mitigation plan has been provided and noted on the site plans.  So, developing of this 
area will not have any negative impacts. 

b. To the extent practicable, the lot and access configurations shall mitigate the potential
future impacts to the WQR and HCA from access and development. 

Findings:  The buildable area on Lots 1, 2, and 3 will be located within the HCA as shown on the 
site plan, but outside the wetland’s areas.  In order to minimize any negative impacts on the 
HCA or wetlands, a Wetland Delineations report dated August 22, 2017 was done on the site.  
With these a mitigation plan has been provided and noted on the site plans.  So, developing of 
this area will not have any negative impacts. 

Proposed Mitigation: 

1) Enhance proposed habitat conservation area (HCA) outside of proposed development
with native trees and native vegetation.  Species and layout of plantings to be approved
by City of Milwaukie Planning Department.

2) Existing ditch in Tract A to be cleared of existing invasive species through entire site.
This would include, Himalayan Blackberry, Ivy and other determined species.  This
includes existing trees located outside of determined wetland, but within HCA.  An
arborist required site visit and report prior to removal of species.

3) Construct foot bridge as shown on site plan.

4) Existing culvert to be removed.  Ditch to be re-established with native plants.

A Natural Resource Report dated October 13, 2019, was provided by ESA.  All recommendations 
within ESA’s report are being complied with as shown on the plans. 

c. An Impact Evaluation and Alternatives Analysis shall be prepared in accordance with the
relevant portions of Subsection 19.402.12.A. 

Findings:  Prior to development on the site, an Impact Evaluation and Alternatives Analysis will 
be prepared and submitted to the City.  

ATTACHMENT  3  Exhibit B
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d.    For properties where the HCA covers more than 85% of the total lot area, the Impact 
Evaluation and Alternatives Analysis shall address how the applicant’s proposal retains the 
greatest practicable degree of contiguity of the HCA across the new lots. 

Findings:  The HCA covers 85% or more of Lots 1, 2, and 3.  Therefore, prior to development on 
the site, an Impact Evaluation and Alternatives Analysis will be prepared and submitted to the 
City. 
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819 SE Morrison Street 

Suite 310 

Portland, OR  97214 

503.274.2010 phone 

503.274.2024 fax 

www.esassoc.com 

memorandum 

date October 13, 2019 

to Mary Heberling, AICP 

from Sarah Hartung, Senior Biologist 

subject Natural Resource Review for Railroad Ave Subdivision 

This memorandum summarizes ESA’s technical review of land use application materials relating to site 

natural resources regulated by Milwaukie’s Municipal Code, including Habitat Conservation Areas 

(HCAs) and Water Quality Resources (WQRs). Responses to specific technical review tasks are 

identified in italics.   

1. Conduct a site visit to assess existing conditions and generally corroborate the figures and

narrative provided in the application submittal.

Response:  ESA personnel visited the project site on October 9, 2019 to confirm the description of 

existing site conditions. Existing conditions are generally as described in the application. The 

wetland/stream delineation is accurate and has received concurrence from the Department of State 

Lands (DSL) on August 22, 2017; the concurrence is valid for five years. The unnamed stream is 

considered intermittent with a 15-foot buffer and is consistent with site observations. No water was in 

the stream channel during the field visit. The wetlands and stream do not extend off-site and no 

floodplains are mapped for the property. A vegetated corridor is present along the unnamed stream and 

consists of mature Oregon ash trees, black cottonwood, and Oregon white oak (off-site to the east) over 

a disturbed understory of ash and cottonwood saplings, Himalayan blackberry, and pasture grasses and 

weedy forbs. 

ATTACHMENT  4
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Photo 1: Looking southeast at the vegetated corridor along the unnamed stream. 

. 

2. Review the Natural Resource materials prepared by the applicant. Assess and comment on the 
applicant's responses to the following requirements:  

a. WQR & HCA Boundaries:  
 Confirm the applicant’s assessment of the WQR as well as the WQR 

classification (i.e., Good, Marginal, or Poor). 
 

Response: The applicant’s assessment of the types of protected features (i.e. primary or secondary) 

appears accurate and is consistent with Table 19.402.15. There did not appear to be an assessment of 

WQR condition in the application, but the WQR of the wetlands would be considered either “marginal” 

or “poor” because of low woody cover. The WQR condition adjacent to the unnamed stream would 

qualify as “good condition” because the multiple canopy layers (tree, shrub, and groundcover) have 80 

percent cover and the tree cover is at least 50 percent. 

 

 Review the applicant’s detailed boundary verification for the HCA as additional 

information to why development in the currently mapped HCA should be allowed. It is 

not complete enough to be a boundary verification proposal nor do the applicants want 

to pursue this option anymore.  

 

Response: The application inaccurately concludes that the property outside of the WQR does not meet 

the definition of an HCA and is incorrectly mapped. Chapter 19.402.13 directs the applicant to verify 
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WQR and HCA boundaries according to 19.402.15, which in turn states that, “with respect to HCA 

locations, the NR Administrative Map is assumed to be correct unless demonstrated otherwise.” The 

applicant has not demonstrated that the HCA should be mapped otherwise and the most logical course 

of action is for the applicant to acknowledge the HCA mapping, calculate HCA impacts, and mitigate 

on-site according to 19.402.11.B. General Standards for Required Mitigation. 

 

The HCA mapping on the City’s Natural Resource Administrative Map is warranted because it meets 

the definition of shrub-scrub habitat which is “woody vegetation” that is part of a contiguous area 1 

acre or larger of shrub or open or scattered forest canopy (less than 60% crown closure) located within 

300 feet of the surface stream. The project site (tax lot 3000) is just under 2 acres and meets the 

definition of shrub-scrub habitat by itself as well as in conjunction with tax lot 2900. The shrub and tree 

cover is concentrated along the unnamed stream, with some of the woody cover along the northern 

property boundary and adjacent property. The image below shows the delineated intermittent stream 

approximated in the blue dashed line and areas of shrub and tree cover outlined in red. 

 

 
 

Metro’s vegetative cover map identifies shrub/scrub (light green shading) on the site which is 

approximated by the red polygon below.  

TL 3000 

TL 2900 

300 ft. 
 

300 ft. 
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b. Inventory of existing vegetation, identification of the ecological functions of riparian 
habitat, and categorization of the existing condition of the WQR on the subject property?  

 
Response: The inventory of existing vegetation looks reasonably accurate, although the application 

does not provide a detailed discussion of ecological functions of riparian habitat. The application 

discounts the NR mapping of shrub-scrub habitat and states that the low-level non-native grasses and 

forbs are without significant habitat functions and should not be mapped as HCA. The riparian corridor 

and associated shrub-scrub habitat provide foraging and nesting opportunities for songbirds and 

raptors (red-tailed hawk, sharp-shinned hawk). Birds observed on-site in the grasslands and in the 

riparian habitat during the field visit include spotted towhee, song sparrow, American robin, scrub-jay, 

and black-capped chickadee. The lone Oregon oak tree on-site and the oak tree on the neighboring 

property provide habitat for wildlife including woodpeckers, squirrels, jays, and birds of prey. The 

shrub-scrub habitat mapped for tax lot 3000 and 2900 is one of the largest patches of habitat mapped 

for the area.  

 

Shrub-scrub in light 
green shading mapped 
for TL 3000 and 
adjacent tax lot 2900. 
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c. Analysis of alternatives to the proposed development, including a critique of the rationale 
behind choosing the alternative selected 

 

Response: An analysis of alternatives to the proposed development was not provided, presumably 

because the applicant is contending that the study area should not be mapped as HCA. 

 

d. Mitigation plan that is appropriate for the proposed disturbance and that ensures the 
disturbed portions of the WQR and HCA will be restored to an equal or better condition, 
including appropriateness of the proposed mitigation planting list. Review ETC’s 
alternatives report to remediation of the banks of the slough. 

 

Response: A mitigation plan for WQR/HCA impacts was not provided. The vegetated corridor adjacent 
to the “fringe” wetlands has been disturbed from past land clearing and would benefit from native 
shrub and tree plantings.  

 

3. Evaluate the proposed activity with respect to the three approval criteria established in MMC 
Subsection 19.402.12.B: 
a. Avoid = The proposed activity will have less detrimental impact to the WQR and HCA 
than other practicable alternatives. 
b. Minimize = Where impacts cannot be avoided, the proposed activity shall minimize 
detrimental impacts to the extent practicable. 
c. Mitigate = The proposed mitigation plan demonstrates appropriate and adequate 
mitigation for adverse impacts to the WQR and HCA.  

 

Response: The project for the most part avoids impacts to the wetlands, intermittent stream and 

regulated buffers which would be placed in separate tracts; although impacts to the stream due to SE. 

Alpha St. are not discussed or mitigated for in the application. SE. Alpha St. is shown crossing the 

intermittent stream in anticipation of future buildout of tax lot 2900. The application does not address 

impacts to the HCA outside of the WQR, which would impact an estimated 0.2 to 0.3 acres of HCA 

(rough estimate). 

 
4. Evaluate the proposed project with respect to standards and criteria for subdivisions established 

in MMC 19.402.13.I. Subdivisions 
1. At least 90% of the property’s HCA and 100% of the properties WQR shall be located in a 

separate tract 
 

Response: This standard is not met. A majority of the wetlands and stream are placed in separate tracts, 

although SE. Alpha St. intrudes into the vegetated corridor in anticipation of future buildout of the 

adjacent tax lot. The location of the HCA according to the NR Administrative Map is not placed in a 

separate tract. 

2. a. All proposed lots shall have adequate buildable area outside of the WQR and HCA. 
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b. To the extent practicable, the lot and access configurations shall mitigate the potential 
future impacts to the WQR and HCA from access and development 

c. An impact evaluation and alternatives analysis shall be prepared in accordance with the 
relevant portions of Subsection 19.402.12.A 

d. For properties where the HCA covers more than 85% of the total lot area, the impact 
evaluation and alternatives analysis shall address how the applicant’s proposal retains the 
greatest practicable degree of contiguity of the HCA across the new lots. 

 

Response: 

2a. Six R5 lots are proposed, although Lot 1 and a portion of Lot 2 would impact HCA. Lot 6 would 

require a variance to the front and rear yard setbacks in part because of avoidance of the wetland on 

the west side of the intermittent stream and associated vegetated corridor. 

2b. Road access does not appear to take into account future impacts to WQRs/HCA mapped on the 

adjacent tax lot 2900. 

2c. An alternatives analysis was not provided. 

2d. The HCA mapping outside of the 50-foot wetland buffer and 15-foot stream buffer (Tracts A and B) 

covers an estimated 20 to 25 percent of the remaining buildable acreage. This standard does not apply. 

 

5. Prepare a written report that summarizes your assessment. 

 

Response: The following deficiencies are recommended to be resolved with revised application 

materials prior to the issuance of a decision: 

 The HCA mapping as shown in the NR Administrative Map is warranted, therefore the 

applicant should reassess impacts and provide mitigation on-site to offset the loss of 

HCA. 

 Evaluate a minimum of 2 alternatives, including a clustered alternative, to the proposed 

project and quantify WQRs/HCA impacts for all alternatives. 

 Consider roadway options that entirely avoid crossing the intermittent stream. The 

proposed layout of SE. Alpha St. would impact WQR/HCA on tax lot 2900, therefore 

transportation options for future buildout should also consider options for avoiding 

future natural resource impacts. 

 For mitigation plans, clearly identify the type, quantity and condition of native plants 

proposed to off-set WQR and HCA impacts on-site. 
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