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MILWAUKIE COMPREHENSIVE PLAN      
IMPLEMENTATION COMMITTEE 
MEETING PACKET #7 
 

To: Milwaukie Comprehensive Plan Implementation Committee Members 

From: Vera Kolias, Senior Planner 

Subject: CPIC Meeting Packet #7 

 
Hello Milwaukie Comprehensive Plan Implementation Committee members, 

Thank you in advance for preparing for this Comprehensive Plan Implementation Committee (CPIC) Meeting. The 
seventh CPIC meeting is scheduled for April 15th, from 6 – 9 PM.  Important Note: Due to public health concerns, this 
meeting will be held entirely over Zoom. Please do not plan to attend this meeting in person. City staff will send an 
email to you with your individual Zoom panelist link. Please log in to the meeting approximately 15 minutes early to 
avoid any potential technology issues.  

Please review the information provided in this packet thoroughly in advance of the meeting. We will have a full 
agenda and look forward to receiving your guidance on these topics. Additionally, it may be helpful to keep a copy of 
this packet close by in the event that technology does not cooperate as we intend. We will reference packet page 
numbers when we are discussing specific items.   

Request for Review and Comment on Meeting Packet Materials  
In the spirit of working quickly and efficiently to meet our project deadlines, careful review of meeting packet 
materials is essential. It is expected that CPIC members come to each meeting prepared having read the materials and 
ready to discuss each topic in detail. 

Summary of Public Outreach Efforts 

For the virtual open house (open until April 15th), we have coordinated the following outreach efforts to let 
people know about it and to encourage them to participate: 

• Email blasts 
o Members of all boards and committees (x2) 
o Residents of:  Hillside Park, Waverly Greens apartments, and Axeltree apartments 
o Northwest Housing Alternatives 
o BIPOC email list, including one in Spanish (25+ on the list (x2)  
o Subscribers of the project email list (60 subscribers) 
o Subscribers of the Comprehensive Plan email list (500+ subscribers) (x2) 

 
 

• Staff-facilitated virtual meetings 
o Each NDA 
o City employees (city residents) 
o BIPOC group – English and Spanish 
o Open public meeting (city Facebook and NextDoor) 
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• Project updates during worksessions 
o Planning Commission 
o City Council 

• Miscellaneous 
o Bookmarks at Ledding Library 
o Pilot articles (x2) 
o City social media posts:  Facebook, Instagram 
o Registrants on Engage Milwaukie received an automatic notification 
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The primary objectives for CPIC #7 are to: 

1. Opportunity to learn more about the larger efforts to implement all portions of the Comprehensive Plan 

2. Share updates on survey responses and public engagement activities 

3. Review list of known amendments

4. Confirm direction on zoning map 

5. Opportunity to learn more about and ask questions: 

a. Parking Inventory and Occupancy Survey 

b. Draft Tree Code

c. Open Space Requirements/Natural Resources

d. 3D siting of middle housing in neighborhood context 

CPIC Meeting Packet #7 Materials List 
Number Packet Item 
1 Agenda (this document) 

2 Attachment A: Comprehensive Plan Implementation – Phases Memo + attachments 

3 Attachment B: Executive Summary – Parking Occupancy Study 

4/5 Attachment C/D: Parking Inventory / Parking Occupancy Reports 

6 Attachment E: Draft Tree Code outline 

7 Attachment F: Neighborhood Open Space memo 

8 Attachment G: March 18 CPIC meeting notes 

If you have any questions on the materials in this packet, please feel free to contact me via phone or email, my 
information is listed below. We are grateful for your participation in this important work.  
Thank you,   
Vera Kolias, Senior Planner  
koliasv@milwaukieoregon.gov  
503-786-7653  
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Milwaukie Community Vision 

In 2040, Milwaukie is a flourishing city that is entirely equitable, delightfully livable, and completely sustainable. It is a 
safe and welcoming community whose residents enjoy secure and meaningful work, a comprehensive educational 
system, and affordable housing. A complete network of sidewalks, bike lanes, and paths along with well-maintained 
streets and a robust transit system connect our neighborhood centers. Art and creativity are woven into the fabric of 
the city. 

Milwaukie’s neighborhoods are the centers of daily life, with each containing amenities and community-minded local 
businesses that meet residents’ needs. Our industrial areas are magnets for innovation, and models for 
environmentally-sensitive manufacturing and high wage jobs. 

Our residents can easily access the training and education needed to win those jobs. Milwaukie nurtures a verdant 
canopy of beneficial trees, promotes sustainable development, and is a net-zero energy city. The Willamette River, 
Johnson Creek, and Kellogg Creek are free flowing, and accessible. Their ecosystems are protected by a robust 
stormwater treatment system and enhanced by appropriate riparian vegetation. Milwaukie is a resilient community, 
adaptive to the realities of a changing climate, and prepared for emergencies, such as the Cascadia Event. 

Milwaukie’s government is transparent and accessible, and is committed to promoting tolerance and inclusion and 
eliminating disparities. It strongly encourages engagement and participation by all and nurtures a deep sense of 
community through celebrations and collective action. Residents have the resources necessary to access the help they 
need. In this great city, we strive to reach our full potential in the areas of education, environmental stewardship, 
commerce, culture, and recreation; and are proud to call it home. 

 

Comprehensive Plan Implementation Committee Charge 

The CPIC will support the City by helping to involve a variety of different stakeholders in the decision-making process, 
offering feedback on a code audit and draft code concepts and ensuring that the diverse interests of the Milwaukie 
community are reflected in the code and map amendments. 

The CPIC are the primary liaisons to the Milwaukie community, and are expected to provide feedback on public 
involvement efforts, code concepts and amendments, and advance recommendations to the Planning Commission 
and City Council. 

The CPIC will interact with City of Milwaukie staff, particularly the Planning Division and its consultant team. The CPIC 
will meet monthly throughout the code amendment process, with adoption of the final code package plan targeted 
for early Summer 2021. Subcommittees may also be established to work on specific tasks and will hold meetings as 
necessary. CPIC members are also encouraged to help facilitate meetings with their neighborhood district 
associations and other community organizations. The CPIC is encouraged to promote opportunities for public 
involvement, disperse information to the Milwaukie community, and solicit feedback concerning the Comprehensive 
Plan Implementation project. 
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MILWAUKIE COMPREHENSIVE PLAN IMPLEMENTATION  |  ATTENDEES 
CPIC Members 
Joel Bergman  

Micah Meskel 

Nicole Zdeb 

Renee Moog 

Sharon Johnson 

Celestina DiMauro 

Daniel Eisenbeis 

Matthew Bibeau 

Stephan Lashbrook 

Ada Gonzalez 

Dominique Rossi 

Eugene Zaharie 

Jennifer Dillan 

Councilor Lisa Batey – City Council Liaison 

Joseph Edge – Planning Commission Liaison 

City Staff 
Vera Kolias, Senior Planner 

Laura Weigel, Planning Manager 

Leila Aman, Community Development Director  

Mary Heberling, Assistant Planner 

Peter Passarelli, Public Works Director 

Natalie Rogers, Climate Action and Sustainability Coordinator 

Consultant Team 
Marcy McInelly, Urbsworks, Inc. 

Kimi Sloop, Barney and Worth, Inc. 

Keith Liden, Land Use Planner 

Rick Williams, Rick Williams Consulting 

Todd Prager, Teragan 
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Milwaukie Comprehensive Plan Implementation Committee Virtual Meeting (CPIC #7) 

April 15, 2020; 6:00 pm – 9:00 pm 
By Zoom Web Conference (This meeting will be recorded and posted to the city website.) 

 
Comprehensive Plan Implementation Committee Meeting #7 - Agenda 

Time Topic Who 
5:45 – 6:00 pm Login to Webinar and Conference Line CPIC members 

10 minutes 

6:00 – 6:10 pm 
Project updates 
⋅ Overview of the process – where we are, where we are going 
⋅ Brief overview of community engagement results 

Vera Kolias and Mary 
Heberling 

20 minutes 

6:10 – 6:30 pm 
Scope and Project Review 
⋅ Multi-year implementation process/work plan 
⋅ Non-regulatory housing comprehensive plan policies 

Laura Weigel and Leila 
Aman 

40 minutes 

6:30 – 7:10 pm 
Parking Survey 
⋅ Presentation of results 
⋅ Q & A 

Rick Williams 

30 minutes 

7:10– 7:40 pm 
Tree Code 
⋅ Presentation of draft code outline 
⋅ Q & A 

Todd Prager 

15 minutes 

7:40 – 7:55 pm “Open space” overview Laura Weigel 

30 minutes 

7:55 – 8:25 pm 

Overview of known amendments 

Confirmed direction on mapping 

3D models of middle housing (neighborhood context) 

Marcy McInelly 

20 minutes 

8:25– 8:45 PM Facilitated CPIC Discussion  
CPIC members 

10 minutes 

8:45 – 8:55 PM Public comment / Q&A All 

8:55 – 9:00 PM 
Next Steps: May meeting – date: 5/20 Vera Kolias 

9:00 PM Adjourn  

 



Memorandum 
To: Comprehensive Plan Implementation Committee  

From: Staff 

Date: April 8, 2021  

Re: Comprehensivie Plan Implementation Overview  

In response to questions raised about the need to implement the Comprehensive Plan in its entirety, 
staff wanted to take a moment to share with CPIC the entire implementation process, not just the first 
phase which we’ve been collectively focused on.  Implementing the Comprehensive Plan will take a 
number of years – well beyond what is in included in this first phase. As stated in the CPIC Charter: 
With adoption of the updated Plan, the City is initiating the process of plan implementation –  adopting code 
and map amendments consistent with the plan policies. Phase 1 implementation will focus primarily on 
housing, urban forestry and parking as they relate to housing, as well as compliance with House Bill 2001 (HB 
2001). 

Housing code and related code regarding trees and parking is only one component of 
Comprehensive Plan implementation. While the CPIC has been focused on the code updates related 
to Comp Plan housing goals and policies there are several other strategies underway in the 
Community Development department that address goals and policies that do not result in code 
updates, but in program initiatives. (Please see the Comp Plan housing implementation matrix). In 
addition to what has been discussed at CPIC thus far there are a number of topics related to housing 
code that have yet to be addressed, such as cottage clusters and intentional housing (co-housing), 
which will be addressed during this phase – we just haven’t gotten to it yet.   

There are 12 additional sections of the Comp Plan that need to be implemented. Staff, not just 
Planning staff, but staff across many departments, have a six-year draft work plan that provides a 
draft work-in-progress overview of when the additional work will occur (See attached). We’re 
working internally on target dates for the different components of implementation and will provide 
progress reports to the community and City Council on a yearly basis with our first check-in slated 
for this fall.  

Attachment A



For each phase of the project there will be CPIC involvement although the composition of the CPIC 
will likely evolve over time based on folks’ availability and interest, as well as the subject matter. For 
example, community members with transportation interest and/or expertise will be recruited to sit 
on the CPIC – Transportation Focus. The City will be completing a Housing Capacity Analysis and 
Housing Production Strategy in 2022/2023 and we’ll need community members to assist in the 
process. Looking further out towards 2023/2024 we’ll start assessing our goals, policies, codes, and 
programs around natural resources. There will be a community committee involved throughout 
each step of implementation.  
  
The goal has been, and will continue to be, full implementation of the Comprehensive Plan. The plan 
itself took many years to complete and the implementation will take many more. The City is fully 
committed to accomplishing this goal.  



Internal Team 
Phase 1    

2020-2021
Phase 2    

2022-2023
Phase 3    

2023-2024
Phase 4    

2024-2025
FOSTERING COMMUNITY, CULTURE & BELONGING

1: COMMUNITY ENGAGEMENT 
Lead: CMO
Support: Planning

2: HISTORY, ARTS, & CULTURE Lead: CMO & Planning
x (Historic 
Resources)

ENVIRONMENTAL STEWARDSHIP & COMMUNITY RESILIENCY    

3: NATURAL RESOURCES & ENVIRONMENTAL QUALITY
Lead: Planning              
Support: PW x

4: WILLAMETTE GREENWAY SECTION Lead: Planning x

5: NATURAL HAZARDS
Lead: Planning
Support: Engineering 

6: CLIMATE CHANGE & ENERGY
Lead: PW
Support: Planning

CREATING COMPLETE NEIGHBORHOODS SECTION  

7: HOUSING
Lead: Planning
Support: CD x x (HCA/HPS) x

8: URBAN DESIGN & LAND USE Lead: Planning x (partial) x

9: PARKS & RECREATION SECTION
Lead: Assist. City Manager 
Support: Planning

x x

10: PUBLIC FACILITIES & SERVICES
Lead: PW
Support: Planning

x x x

SUPPORTING ECONOMIC DEVELOPMENT & GROWTH

11: ECONOMIC DEVELOPMENT
Lead: CD
Support: Planning
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12: URBAN GROWTH MANAGEMENT Lead: Planning x

SAFE & ACCESSIBLE TRANSPORTATION 

13: TRANSPORTATION (EXISTING)
Lead: Planning & 
Engineering x x

Bold X indicates Planning Department is the lead. 



Housing 

Timeframe
(near‐term, mid‐term, 
long term)

Status Lead/Partnerships Implementation 
Mechanism

Additional Information 

POLICY 7.1.1 Provide the opportunity for a 
wider range of rental and ownership 
housing choices in Milwaukie, including 
additional middle housing types in low and 
medium density zones.

Near term
Part of Phase 1‐ 
Underway & On‐going Lead: Planning  Code Update 

POLICY 7.1.2 Establish development 
standards that regulate size, shape, and 
form and are not exclusively focused on 
regulating density. Near‐term

Part of Phase 1‐ 
Underway Lead: Planning  Code Update

POLICY 7.1.3 Promote zoning and code 
requirements that remove or prevent 
potential barriers to home ownership and 
rental opportunities for people of all ages 
and abilities, including historically 
marginalized or vulnerable populations such 
as people of color, aging populations, and 
people with low incomes.

Near‐term
Part of Phase 1‐ 
Underway & On‐going Lead: Planning & CD Code/Program

GOAL 7.1 ‐ EQUITY Enable and encourage housing options that meet the needs of all residents, with a specific focus on uplifting historically disenfranchised communities and eliminating disparities for populations with 
special needs or lower incomes.
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POLICY 7.1.4 Leverage resources and 
programs that aim to keep housing 
(including existing housing) affordable and 
available to residents in all residential 
neighborhoods of Milwaukie. Near‐term

Part of Phase 1‐ 
Underway & On‐going Lead: CD Program/partnerships

The city is in the implementation phase of the Construction Excise Tax Request for 
Proposal (RFP) grant program. This program will be designed for any homeowner or 
developer in the City of Milwaukie that would like to create new income and rent 
restricted middle housing. Affordability periods must be for at least 5 years with longer 
terms being preferred. Funding will be prioritized to historically marginalized 
populations, for households  that make up to 80% of area median income or up to 
120% of the area median income, depending on the funding source with lower levels 
of income ranges served or increased number of units built being preferred , and for 
housing that is located near public transit. The city intends to launch the RFP once the 
new housing code is adopted. Additionally, the Accessory Dwelling Unit (ADU) System 
Development Charge (SDC) and Frontage Improvement Waiver Pilot Program was 
passed in 2020 allowing for the SDCs and frontage improvements to be waived for 10 
eligible ADU projects throughout the city. The city used general funds to backfill 
$23,440 to the SDC funds to finance cover the city‐controlled fees. Within the first few 
months of the program launch, all 10 spots were filled and a waitlist was maintained. 
Waivers have been allocated within five different neighborhoods throughout the city. 

POLICY 7.1.5 Encourage development of 
new homes and modification of existing 
homes to accommodate people of all ages 
and abilities through use of universal 
design. Mid‐term  Lead: Building/Planning Education Potential Educational Opportunity

POLICY 7.1.6 Consider cultural preferences 
and values as well as diversity, equity and 
inclusion when adopting development and 
design standards, including but not limited 
to the need to accommodate extended 
family members and provide opportunities 
for multi‐generational housing.

Mid‐term Lead: Planning  Code

POLICY 7.1.7 Support the Fair Housing Act 
and other federal and state regulations that 
aim to affirmatively further fair housing. On‐going  Lead: CD/CCHA

The city includes language in its contracting announcements to seek out partners that 
aim to affirmatively further fair housing. This is a specific criteria called out in the 
upcoming CET RFP. 



POLICY 7.1.8 Collaborate with community 
partners to provide a continuum of 
programs that address the needs of 
unhoused persons and families, including 
temporary shelters, alternative shelter 
models, long‐term housing, and supportive 
services. Near‐term Underway & On‐going Lead: CD or CCHA

Code/Program/ 
Partnerships

In January 2020 City Council passed code amendments to the temporary use code to 
allow warming, cooling and air quality shelters for houseless persons.  In May 2020, a 
Metro measure was passed to support funding for Washington, Multnomah and 
Clackamas County towards supportive housing services (SHS) and permanent housing. 
The County has drafted a local implementation plan for the program with the 
disbursement of those first funds (21.33% to the Clack Co.) beginning Summer 2021. 
The County plans to dedicate 25% of SHS funds to those currently experiencing 
homelessness or having serious risk of experiencing homelessness. Staff are 
maintaining a list and engaging with community providers and coalitions for a better 
understanding of services already provided and for feedback as needs and 
opportunities are discussed with the County. 

POLICY 7.1.9 Implement and support 
programs to reduce the displacement of 
renters. On‐going Lead: CD Program/Partnerships

The city has partnered with a local nonprofit, Northwest  Housing Alternatives to 
provide emergency rent assistance to households in need since summer of 2020. 
$25,000 was disbursed to residents during the first round which ended on December 
31, 2021 and another round of assistance for $25,000 is being disbursed now. The CET 
RFP program will include a compliance program to ensure property owners limit the 
maximum rents based on incomes tenants receive. 

POLICY 7.1.10 Develop, monitor and 
periodically update metrics that evaluate 
the City’s success in achieving Goal 7.1. Mid‐term Lead: Planning & CD

Develop Monitoring 
Metrics



Timeframe                      
(near‐term, mid‐term, 
long term)

Status Lead/Partnerships Implementation 
Mechanism

Additional Information 

POLICY 7.2.1 Continue to research, leverage 
and implement housing affordability 
strategies that meet the needs of 
Milwaukie households and can adapt to 
changing market conditions.

Near‐term/On‐going
Part of Phase 1‐ 
Underway & On‐going Lead: Planning & CD

Code/Program/ 
Partnerships

The city continues to work on several actions within the Milwaukie Housing 
Affordability Strategy (MHAS). Annual MHAS updates are presented to Council as well 
as individual program updates as they are needed or requested. 

POLICY 7.2.2 Allow and encourage the 
development of housing types that are 
affordable to low or moderate‐income 
households, including middle housing types 
in low and medium density zones as well as 
larger apartment and condominium 
developments in high‐density and mixed‐
use zones. Near‐term/On‐going

Part of Phase 1‐ 
Underway & On‐going Lead: Planning & CD

Code/Program/ 
Partnerships

The CET RFP program goals aim to help support housing that is available to range of 
incomes and household sizes. Funding will be flexible for individuals living in multi‐unit 
housing earning up to 80% of the area median income,  or for any housing type with a 
preference for middle housing for households earning up to 120% of the area median 
incomes. Funding may be available for either rent restricted only, for homeownership 
down payment programs, for new units, or towards rehabilitation of existing units to 
support universal design for aging in place. The city's established vertical housing 
program also supports higher density mixed use projects as well as projects that may 
have other funding sources that can provide affordable housing and are then eligible 
for CET exemptions. 

POLICY 7.2.3 Pursue programs and 
incentives that reduce the impacts that 
development/design standards and fees 
have on housing affordability, including 
modifications to parking requirements, 
system development charges, and frontage 
improvements. Near‐term/Mid‐term

Partially Underway 
(parking/frontage 
improvements) Lead: Planning, CD, PW Code/Program

POLICY 7.2.4 Provide a simplified 
permitting process for the development of 
accessory dwelling units (ADUs) or 
conversion of single‐unit homes into 
duplexes or other middle housing types. Near‐term 

Part of Phase 1‐ 
Underway & On‐going Lead: Planning Code

           

GOAL 7.2 ‐ AFFORDABILITY      Provide opportunities to develop housing that is affordable at a range of income levels.



POLICY 7.2.5 Expand and leverage 
partnerships with non‐profit housing 
developers and other affordable housing 
providers and agencies that preserve or 
provide new low to moderate income‐
housing units, create opportunities for first‐
time homeownership, and help vulnerable 
homeowners maintain and stay in their 
homes. Near‐term/On‐going

Part of Phase 1‐ 
Underway & On‐going Lead: CD Program/Partnerships

The city approved a property tax exemption for Northwest Housing Alternatives for 
their 28‐unit low‐income housing development known as Walsh Commons. This 
development is located near Milwaukie High School and supports households earning 
no more than 60% of the area median income. NHA is required to complete an annual 
recertification for their tax exemption approval. The Low Income Housing Tax 
Exemption is a program that can be made available on a project by project basis (as 
with NHA) or can be made available to nonprofits city wide if at least 51% of the taxing 
districts agree to opt in. The City is in the exploratory phase of providing a citywide  
exemption.  This would require coordination and approval of up to at least 51% of the 
taxing districts in the City. 

POLICY 7.2.6 Support the continued use 
and preservation of manufactured homes, 
both on individual lots and within 
manufactured home parks as an affordable 
housing type. Near‐term/On‐going Lead: Planning

POLICY 7.2.7 Support the use of tiny homes 
as an affordable housing type, while 
addressing adequate maintenance of these 
and other housing types through the City’s 
code enforcement program. Mid‐term Lead: Planning

POLICY 7.2.8 Implement development code 
provisions to permit shelters and 
transitional housing for people without 
housing. Near‐term Lead: CD

City Council approved amendments to MMC XXX allowing non residential structures to 
be used for temporary warming, cooling and air quality shelters for houseless persons.

POLICY 7.2.9 Monitor and regulate vacation 
rentals to reduce their impact on availability 
and long‐term affordability of housing. Mid‐term Lead: Planning

Code/Develop monitoring 
program

POLICY 7.2.10 Work with other jurisdictions 
as well as regional and state agencies to 
identify the region’s housing needs and 
pursue a shared approach to improve 
housing affordability across all household 
income ranges. Mid‐term/On‐going

Lead: Planning/CD/              
Clack Co/State

Develop Housing Capacity 
Analysis and Housing 
Production Strategy Start Fall 2021. Complete end of 2023

POLICY 7.2.11 Develop, monitor, and 
periodically update metrics that evaluate 
the city’s success in achieving Goal 7.2. Mid‐term Lead: Planning & CD

Develop Monitoring 
Metrics



POLICY 7.2.12 When negotiating public‐
private land transactions, pursue the goal of 
reserving some portion for affordable 
housing where appropriate. Near/Mid‐term/On‐going Lead: CD

Affordable Housing is a key development goal for properties owned by the City that 
allow for residential housing. Coho Point at Kellogg Creek is currently owned by the 
City but includes 10% or units, or up to 23 bedrooms of income restricted housing up 
to 80% of the Area Median Income. Council has set goals for the development of 0‐
60% housing on city owned property on Sparrow Street and finally the City owned site 
with Metro at Harrison and Main is slated for affordable housing development. The 
City also holds some funds each budget cycle for land aquisition for the purpose of 
affordable housing.  

POLICY 7.2.13 Continue to seek out 
opportunities to land bank for the purpose 
of affordable housing and perform 
necessary due diligence in property 
negotiations. Mid‐term/On‐going Lead: CD

The city purchased the Sparrow site that sits on the west side of the Trolley Trail near 
the end of the Orange Line Light Rail from TriMet for the purpose of land banking to 
support affordable housing. Staff plan to release an RFQ by this summer to select a 
development partner for site design and remedial action plan work to begin this fall. 

Timeframe                      
(near‐term, mid‐term, 
long term)

Status Lead/Partnerships Implementation 
Mechanism

Additional Information 

POLICY 7.3.1    Provide flexibility of 
footprint and placement of new housing to 
be consistent with city goals to preserve 
open spaces, achieve a 40% citywide tree 
canopy, and protect wetland, floodplains, 
and other natural resource or hazard areas

Near‐term (Trees)/Mid‐term 
(other)

Part of Phase 1‐ 
Underway & On‐going

Lead: Planning                   
Support:PW Code

.

POLICY 7.3.2   Provide additional flexibility 
in site design and development standards in 
exchange for increased protection and 
preservation of trees and other natural 
resources. Near‐term (Trees)

Part of Phase 1‐ 
Underway & On‐going 
(Trees)

Lead: Planning                   
Support:PW Code

GOAL 7.3 ‐ SUSTAINABILITY   Promote environmentally and socially sustainable practices associated with housing development and construction.



POLICY 7.3.3   Incentivize, and where 
appropriate require, new housing 
development, redevelopment, or 
rehabilitation projects to include features 
that increase energy efficiency, improve 
building durability, produce or use clean 
energy, conserve water, use deconstructed 
or sustainably produced materials, manage 
stormwater naturally, and/ or employ other 
environmentally sustainable practices. Mid‐term

Lead: Planning                   
Support: PW, Building Code

POLICY 7.3.4    Promote the use of active 
transportation modes and transit to provide 
more reliable options for neighborhood 
residents and help reduce driving. Mid‐term

Update Transportation 
System Plan Scoping Project Underway                                 2022‐2023

POLICY 7.3.5    Increase economic 
opportunities for locally owned and 
operated businesses by encouraging the 
development and redevelopment of more 
housing near transit, shopping, local 
businesses, parks, and schools. Mid‐term Next phase ‐ Hubs Project Lead: Planning & CD Code 

POLICY 7.3.6    Encourage the adaptive 
reuse of existing buildings in residential and 
mixed‐use areas that can help meet 
Milwaukie’s housing needs. Near‐term/On‐going Lead: CD Program

Rehabilitation grants may be a funding opportunity for receipients to be awarded 
throught the CET RFP program. 

POLICY 7.3.7 Prepare, regularly monitor 
and periodically update an inventory of the 
buildable supply of residential land that can 
help meet the City’s future housing needs in 
an efficient and sustainable manner. Mid‐term/On‐going Lead: Planning/CD/State

Develop Housing Capacity 
Analysis and Housing 
Production Strategy Start Fall 2021. Complete end of 2023

POLICY 7.3.8 Allow for a reduction in 
required off‐street parking for new 
development within close proximity to light 
rail stations and frequent bus service 
corridors. Near‐term

Part of Phase 1‐ 
Underway & On‐going Lead: Planning 

Code/Program/ 
Partnerships



POLICY 7.3.9 Advocate for additional 
frequent transit service in areas with the 
potential for significant residential growth On‐going Lead: CMO

POLICY 7.3.10 Develop, monitor and 
periodically update metrics that evaluate 
the City’s success in achieving Goal 7.3. Mid‐term Lead: Planning & CD

Develop Monitoring 
Metrics

Timeframe                      
(near‐term, mid‐term, 
long term)

Status Lead/Partnerships Additional Information 

POLICY 7.4.1 Implement land use and 
public investment decisions and standards 
that:

a) encourage creation of denser 
development in centers, neighborhood 
hubs and along corridors; and On‐going/near/mid‐term

Start work after current 
code work Lead: Planning Code

b)foster development of accessible 
community gathering places, commercial 
uses, and other amenities provide 
opportunities for people to socialize, shop, 
and recreate together. On‐going/near/mid‐term

Start work after current 
code work Lead: Planning Code

POLICY 7.4.2 Require that new 
development improves the quality and 
connectivity of active transportation modes 
by providing infrastructure and connections 
that make it easier and more direct for 
people to walk or bike to destinations such 
as parks, schools, commercial services, and 
neighborhood gathering places. Near‐term/mid‐term Lead: Planning/PW

Code/Update 
Transportation System 
Plan Scoping Project Underway                                 2022‐2023

POLICY 7.4.3 Administer development code 
standards that require new housing to 
complement the public realm and provide 
for appropriate setback and lot coverage 
standards. Near‐term 

Part of Phase 1‐ 
Underway & On‐going Lead: Planning            Code

GOAL 7.4 ‐ LIVABILITY   Enhance the ability of Milwaukie’s neighborhoods to meet community members’ economic, social, and cultural needs, and promote their contributions to health, well‐being, and universal access 
and design.



POLICY 7.4.4 Require that multi‐unit 
housing units have access to an adequate 
amount of usable open space, either on‐site 
or adjacent to the site. Near‐term 

Part of Phase 1‐ 
Underway & On‐going Lead: Planning            Code

POLICY 7.4.5 Implement development and 
design standards to transition between 
lower and higher density residential 
development areas where the mass, size or 
scale of the developments differ 
substantially. Requirements could include 
massing, buffering, screening, height, or 
setback provisions. Near‐term 

Part of Phase 1‐ 
Underway & On‐going Lead: Planning            Code

POLICY 7.4.6 Reduce development code 
barriers for intentional communities.

[Intentional Communities ‐‐ A planned 
residential community designed from the 
start to have a high degree of social 
cohesion and teamwork. Types of 
intentional communities include: rural land 
trusts, urban group houses, cohousing 
neighborhoods, student co‐ops, or 
ecovillages.] Near‐term 

Part of Phase 1‐ 
Underway & On‐going Lead: Planning            Code

POLICY 7.4.7    Develop, monitor, and 
periodically update metrics that evaluate 
the city’s success in achieving Goal 7.4. Mid‐term Lead: Planning & CD

Develop Monitoring 
Metrics



1 

RESIDENTIAL PARKING OCCUPANCY STUDY – EXECUTIVE SUMMARY 

Consultant Charge 

• Examine how parking typically functions in residential neighborhoods in Milwaukie. 

• Analyze residential parking demand to inform decision making regarding parking in the context of the 
Comprehensive Plan, the zoning code, and current State level requirements. 

• Estimate minimum residential parking demand through occupancy counts (on-site and within the public right-
of-way). 

• Calculate residential parking demand per residential unit. 

Study Areas 

Sample areas within the following neighborhoods were selected in consultation with the City of Milwaukie and 
Urbsworks.  

• Lake Road • Ardenwald

• Lewelling • Island Station 

The four study areas were selected as a representative set of combinations of conditions, including different lot 
sizes, pre-war and post-war platted neighborhoods, on-street conditions, such as streets with sidewalks and 
driveway curb cuts, and unimproved streets (streets with planted or gravel edges instead of sidewalks and 
curbs). 

Methodology 

• 2:00 AM parking counts represent highest level of residential parking demand. 
• 10:00 AM parking counts to assess change against traditional peak demand (2AM). 
• Measure across multiple metrics (by type of supply, peak occupancy, # of vehicles parked per unit and actual 

vehicle demand per residential unit). 

Implications of COVID-19 

• COVID causing more vehicles to stay home but should not impact 2AM peak (most likely makes demand 
numbers conservative). 

• Nonresidential demand (i.e. parking for shops, cafes, parks within neighborhoods) is likely lower than normal as 
evidenced in 10AM counts.

Findings (see also Summary Table below) 

• Total parking supply averages approximately 4.05 stalls per residential unit across all four neighborhoods.
Within this average, Lewelling has the highest parking supply total of 4.93 stalls per residential unit: 
Ardenwald the lowest at 3.13 stalls per residential unit. 

• Minimum parking demand averages approximately 1.99 vehicles per residential unit at the peak hour across 
all four neighborhoods; this includes both the on and off-street parking systems.  Within this average, Lake 
Road has the highest demand for parking at 2.05 vehicles per residential unit: Lewelling the lowest at 1.89 
vehicles per residential unit. 

• On-site demand is approximately 1.52 vehicles per unit (1.44 in driveways, an additional 0.7 in surface lots). 

- The on-street parking system has low demand currently (about 0.48 vehicles per unit).  As such, there is an 
abundance of on-street parking availability (likely due to COVID). Occupancies in the on-street supply 
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could be higher (post-COVID) but the user would be non-residential, and demand would occur during the 
mid-day, not at the 2AM peak demand for residential parking.   

• Much of on-street parking supply is unimproved, which could reduce on-street supply if improvements were 
made (e.g., curbs, paving). 

• There is a high percentage of residential units with multiple vehicles (3 or more) parking on-site in two 
neighborhoods, which was counted as part of the demand (23.5% in Ardenwald and 18.4% in Island Station).  It 
is not assumed that this high rate of vehicle ownership would continue with new middle housing demand.  
That said, even with this documented vehicle per unit demand number, the current parking supplies in the 
study areas exceed demand.  On-site parking stalls reach an average of 77% occupancy at their peak hour; the 
on-street system reaches a peak average of 23%. 

• Data from the occupancy study suggests the City take the minimum compliance approach to meet State 
mandate for parking requirements for new middle housing projects.  According to the new regulations, a city 
may not require more than a total of one off-street parking space per dwelling unit. 

 
Summary Table: Residential Peak Parking Demand per Unit by Neighborhood and by Combined Average 
 

 
Lake Road Lewelling Ardenwald 

Island 
Station 

Total 

Residential Units 190 154 171 131 646 

Su
pp

ly
 On-Street Stalls/Unit 2.37 2.64 1.20 2.18 2.09 

Driveway Stalls/Unit 1.75 2.29 1.68 1.82 1.87 
Surface Lot Stalls/Unit - - 0.25 0.14 0.09 

Total Stalls Studied/Unit 4.12 4.93 3.13 4.13 4.05 

D
em

an
d*

 On-Street Vehicles/Unit 0.89 0.29 0.29 0.36 0.48 
Driveway Vehicles/Unit 1.16 1.60 1.58 1.48 1.44 

Surface Lot Vehicles/Unit - - 0.18 0.11 0.07 
1Total Vehicles/Unit 2.05 1.89 2.05 1.95 1.99 

*All demand observations shown represent the 2:00 AM overnight peak hour. 
 

 

 
1 Residential parking only. “Other” and garage parking excluded from this summary. 
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Lfif:1�5 (3 ASSOCIATES, INC.

,1,;.J� ARBORICULTURAL CONSULTANTS 
MEMORANDUM 

DATE: 

TO: 

FROM: 

RE: 

April 8, 2021 

Marcy Mclnelly (Urbsworks) 

Todd Prager, RCA #597, ISA Board Certified Master Arborist 

Updated Tree Code Draft Outline 

The following is an updated draft outline of the tree code with additional detail: 

1. Purpose
A. Describe benefits of trees

a) Essential part of vibrant community
b) Improve health outcomes
c) Provide stormwater quality and quantity benefits
d) Provide increased property values
e) Provide air quality benefits
f) Tool for combating climate change

B. Connect code regulations to Comp Plan and Urban Forest
Management Plan

a) Implement Comp. Plan Goal 3.4 (Healthy Urban Forest)
b) Implement Urban Forest Management Plan Focus Areas for

Forest Size, Forest Health, and Age and Species Diversity
C. Describe need for regulating trees in residential zones

a) 80% of tree canopy is on private property
b) Vast majority of land in Milwaukie is zoned residential
c) City goal is to reach 40% tree canopy by 2035
d) Need to maximize preservation of existing tree canopy with

increased density of needed housing
e) Need to ensure adequate future tree canopy is provided with

the development of needed housing to support City goals
2. Applicability

A. Zones where regulations apply
a) R-1
b) R-1-B
c) R-2; R-2PD
d) R-2.5
e) R-3
f) R-5
g) R-7; R-7PD
h) R-10; R-10PD

Teragan & Associates, Inc. 

3145 Westview Circle •Lake Oswego, OR 97034 

Phone: 971.295.4835 • Fax: 503.697.1976 

Email: todd@teragan.com • Website: teragan.com 
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B. Types of development where regulations apply
a) Land divisions
b) Increased dwelling units on lots of record (i.e. duplex, triplex, 

quadplex development where there is a single dwelling)
c) Construction of new dwelling units on vacant lots
d) Demolition and construction of new dwelling units ( even 

when number of dwelling units does not increase)
3. Tree Preservation Standards

A. Trees subject to preservation
a) Trees over 6-inch trunk diameter (DBH)
b) Slow growing, rare, or threatened species such as Oregon

white oak and Pacific madrone that are less than 6-inch DBH
B. Minimum tree preservation standards (e.g. % or# of trees)

a) Identify and rank priority tree species and site locations

1. Healthy native climax species
11. Healthy native groves of primarily climax species

111. Healthy non-native, non-nuisance climate resilient and
long-lived species

1v. Large diameter healthy native and non-native/non­
nuisance climate resilient and long-lived trees

v. Healthy native and non-native/non-nuisance climate
resilient and long-lived trees that buffer natural
resource areas, screen new and existing development,
and provide shading for new and existing development

v1. Other healthy earlier successional native groves of
trees where climax species are not dominant

b) Removal of priority species only approved for construction of
improvements, required grading, and utilities

c) No less than 33% of existing priority tree canopy may be

removed at a site
d) Recommend pre-screening meeting with City Arborist to

identify priority trees as part of preapplication process
(administrative procedure, not in code)

C. Mitigation requirements if preservation standards are not met
a) Fee in lieu of preservation based on caliper inch of largest

priority trees that would meet 33% threshold if preserved
b) Use City of Portland fee in lieu as model
c) Use administrative fee rather than including fee in code
d) Fees can be used by City of Milwaukie for offsite mitigation

which can include preservation of existing trees and/or
planting of new trees in identified priority areas ( e.g. areas
with low tree canopy cover, priority watersheds, etc.)

D. Discretionary review alternative if preservation standards are not met
a) As an alternative to mitigation fees for preservation, applicants

can propose equivalent environmental or public benefits

Teragan & Associates, Inc. 

3/45 Westview Circle •Lake Oswego, OR 97034 

Phone: 971.295.4835 •Fax: 503.697.1976 

Email: todd@teragan.com • Website: teragan.com 
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Urbsworks, Inc   |  Portland Oregon 97239 USA  |  503 827 4155  |  www.urbsworks.com 

Date:  07 April, 2021 

Subject:  Milwaukie Comprehensive Plan Implementation – Residential Neighborhood Open Space Ideas 

To:   CPIC Members, City of Milwaukie Project Management Team 

From:  Marcy McInelly AIA, Urbsworks, Inc. 

Background 
Concern has been raised by CPIC members that the re-zone of residential zones to permit middle housing types will 
preclude preservation of open space. Private open space is currently found both on larger parcels and on smaller 
parcels developed with small footprint residential uses. The value of this open space is multifold; it offers an important 
connection to nature and Milwaukie’s agricultural history; it provides tree canopy and important habitat corridors, and 
opportunities for and access to urban agriculture. The CPIC believes that the goals of increasing housing options while 
maintaining areas of open space are not mutually exclusive. 

The question has been asked: While we are rethinking single family zoning and have been asked to “think big and be 
bold,” can open space be created within the single family residential zones? In seeking an answer, it is important to 
clarify that creating open space on land that has already been platted and is privately owned is limited by property 
ownership issues. Most, if not all, of the land area that is the focus of this phase of the Comprehensive Plan 
Implementation Project is currently in private ownership. Obviously one way that open space could be created is 
through condemnation and a “taking” (taking property out of private ownership), but that is a strategy most cities try 
to avoid. 

Outside of condemnation and property takings, there are a few examples, and this memo describes some of them. A 
few links are provided below to examples of relevant examples of creative ideas, individuals, and approaches that 
have been taken to address similar concerns. 

Preserving open space on non-profit or publicly owned land 
One approach is for a non-profit or municipality to own property and hold in perpetuity to achieve open space, 
ecological or agricultural goals.  

Conservancies and trusts for preservation of agricultural land and heritage 

Zenger Farms –A non-profit leases land from the City of Portland in partnership with the Bureau of Environmental 
Services to protect watershed from development and provide environmental and sustainable urban agriculture 
education. https://zengerfarm.org 
Luscher Farm – City of Lake Oswego purchased 150-acres to establish a rural buffer from surrounding development 
within the Urban Growth Boundary. Master Plan emphasizes preserving the area’s rural feel and history while creating 
recreation opportunities and increasing agriculture through community gardens and farms. 

https://www.oregonlive.com/lake-oswego/2013/07/lake_oswego_adopts_plan_preser.html   and   
https://www.luscherfriends.org/our-mission 

Acquiring land for natural resource protection 
Johnson Creek Willing Sellers Program – The City of Portland established a “willing sellers” program to buy residential 
property for the purposes of restoring Johnson Creek in SE Portland. It is a program managed by Bureau of 
Environmental Sciences, funded by FEMA, HUD grants, and City of Portland stormwater funding. It purchases the 
properties, removes housing from the floodplain and restores Johnson Creek wetland and floodplain habitat. 
http://nrcsolutions.org/johnson-creek-restoration-portland-oregon/   and   https://pamplinmedia.com/sb/74-
news/125024-willing-sellers-help-restore-johnson-creek-floodplain 
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North Coast Land Conservancy – This is an example of a nonprofit organization (land conservancy) formed to protect 
natural areas. NCLC has conserved thousands of acres of land by acquiring outright or by acquiring conservation 
easements on private land, as well as transferring lands to public ownership. Recently the trust transferred ownership 
of a habitat area to the Clatsop-Nehalem Confederated Tribes to address the Tribe’s historic displacement from the 
land.   https://www.dailyastorian.com/news/local/tribes-regain-foothold-in-south-county/article_d29870aa-8ee5-
11ea-9e97-7f13ef59ae12.html 

Preserving open space on individually owned land 
Creative ownership arrangements and site designs can be used to preserve private open space.  Mostly these involve 
clustering homes together to preserve open space and/or designing the open space as a centerpiece of the 
development. Specific designs include cohousing, cottage clusters, and ADUs . Cohousing is an ownership structure, 
not a land use or a defined housing type, therefore it is not limited by zoning – now or under HB 2001. Additionally, 
there is nothing in the definition of “household” in Milwaukie’s code that now or will require household members to 
be related, as is the case in other cities.   

Cohousing 
As an ownership and legal structure, cohousing is not dependent on lot size or zoning regulations to exist.  Below are 
two examples in Portland, Oregon.  The first is urban in form and transit-served; the second is on larger lots and is 
more rural in character.  Both are examples of clustering homes to preserve open space and promote agricultural 
activities. 

Daybreak Cohousing - Small lot, dense cohousing—Multigenerational cohousing for 30 households on 2/3 of an acre; 
located on a transit corridor in compact, stacked form.  https://www.daybreakcohousing.org 

Cully Grove - Large lot cohousing – Multigenerational cohousing with 16-units on 2-acre lot oriented around shared 
open space and garden.  https://cullygrove.org/# 

Creative site designs 

Sharing backyards – originally a typical subdivision constructed in the 1950s was transformed over time as one 
individual purchased two homes and removed fences. Over time, he has established a “retro-fit” co-housing 
community that adds one house at a time as they become available and takes down the fences to integrate the 
backyards into a shared common open space.   http://nstreetcohousing.org   and  https://lifeedited.com/whats-right-
with-this-picture/ 

https://www.dailyastorian.com/news/local/tribes-regain-foothold-in-south-county/article_d29870aa-8ee5-11ea-9e97-7f13ef59ae12.html
https://www.dailyastorian.com/news/local/tribes-regain-foothold-in-south-county/article_d29870aa-8ee5-11ea-9e97-7f13ef59ae12.html
https://www.daybreakcohousing.org/
https://cullygrove.org/
http://nstreetcohousing.org/
https://lifeedited.com/whats-right-with-this-picture/
https://lifeedited.com/whats-right-with-this-picture/
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Source: Pocket Neighborhoods, Creating Small-scale Community in a Large-scale World, Ross Chapin, Taunton Press 
(2011) 

 

Sharing ADUs –In this example an architect designed three lots to share ADUs at the back of lots, while providing 
access with shared drive. The design preserves existing lot lines while breaking up the massing into a finer scale and 
character and permitting more flexibility in use. 

 

Source: Pocket Neighborhoods, Creating Small-scale Community in a Large-scale World, Ross Chapin, Taunton Press 
(2011) 
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Milwaukie Comprehensive Plan Implementation Project 
Comprehensive Plan Implementation Project Committee Meeting #6 

March 18, 2021 6:00-9:00 pm 

Meeting Summary 
Members Present

• Joel Bergman
• Micah Meskel
• Nicole Zdeb
• Renee Moog
• Sharon Johnson
• Celestina DiMauro
• Daniel Eisenbeis
• Matthew Bibeau
• Stephan Lashbrook
• Eugene Zaharie
• Jennifer Dillan
• Lauren Loosveldt
• Lisa Batey, City Councilor

Members Not Able to Attend 

• Dominique Rossi
• Joseph Edge, Planning Commissioner
• Ada Gonzalez

City of Milwaukie 

• Vera Kolias, Senior Planner
• Mary Heberling, Assistant Planner
• Natalie Rogers, Climate Action Plan and Sustainability Manager
• Peter Passarelli, Public Works Director
• Leila Aman, Community Development Director
• Laura Weigel, Planning Manager

Consultant Team 

• Marcy McInelly, Urbsworks
• Pauline Ruegg, Urbsworks
• Kimi Sloop, Barney & Worth

The meeting began at 6:05 pm. 
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Public Engagement  

Kimi Sloop, Barney & Worth, gave an overview of the upcoming public engagement scheduled 
for March, which includes a virtual open house and survey on Engage Milwaukie, and several 
meeting-in-a-box presentations.  She noted that nine meetings have been completed to date and 
two additional meetings are scheduled, including one in Spanish. There was discussion about 
the CPIC reaching out to people to encourage participation in the community survey, the 
opportunity to hold additional meeting-in-a-box presentations, and efforts made for increasing 
participation and equity in the participation.   

Vera Kolias, Project Manager with the City of Milwaukie, summarized how the Engage 
Milwaukie open house/survey is being advertised. She said that she would provide a list to 
CPIC members of who was sent a direct invitation to participate in the open house/survey as 
well as an email invitation that CPIC members can modify to invite others to participate in the 
open house/survey. She noted that she had not heard from CPIC members with an interest in 
hosting additional meetings, and that staff is willing to hold more meetings if CPIC members 
are interested.  

Kimi Sloop gave a preview of the community survey. She noted that the purpose of the 
questions is to seek input on the public’s preference on prioritization of housing, trees and 
parking and the trade-offs required, and to introduce the concept of a flexible code.  

CPIC discussed the survey question related to code flexibility in the context of the committee 
charge – what elements of the Comprehensive Plan is the CPIC looking at? Concern was 
expressed that if the project only considers comprehensive plan changes to the middle housing 
requirements, it is not going far enough. Several members expressed a desire to have the code 
recommendations look beyond housing to the larger concepts addressed in the code - more of a 
holistic approach to looking at all code policies.  Staff noted that the project is looking at the 
code concepts, beyond House Bill 2001, and a context-sensitive approach to be able to address 
multiple topics, including housing, trees and parking. This project is the first phase of 
implementation.  There are other projects addressing other elements of the code. It was 
suggested that the open house include the key policies from the comprehensive plan that are 
being furthered by the code concepts under discussion by the CPIC.  

CPIC members also made suggestions to clarify language in other questions. How CPIC input 
versus public input is being weighed in the process was discussed.  It was noted that the 
information and questions for input come before the CPIC for discussion before it has been 
taken to the community.  The CPIC input frames the feedback sought from the community. 

Expanded FAQ 

Vera Kolias and Marcy McInelly, Urbsworks Project Manager, reviewed several topics from the 
expanded FAQ document in response to previous CPIC member inquiries.  Vera noted that the 
expanded FAQ did not adequately address home ownership in the sense that although the code 
can’t require home ownership, it can encourage it. The FAQ document will be updated. 
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HB 2001 

Marcy McInelly reviewed what is required under HB 2001. Middle housing types are permitted 
in any zone that also permits single detached homes. Duplexes are permitted on all lots that 
also permit single detached homes. Other middle housing types are permitted on lots based on 
minimum lot size rather than zone.  Marcy commented that at the last meeting, the CPIC talked 
about reducing the number of residential zones in the City.  There appeared to be general 
agreement of reducing the number of zones from the current eight to three. The question on the 
table is whether or not R-10 should remain its own zone or be consolidated with R-5 and R-7.  

The CPIC discussed what is occurring in R-10 zones today, and what could occur in the future, 
the history behind having different zones in cities, and if the unintended consequences of 
combining the zones. The CPIC also discussed how open space and agriculture is thought of 
with zoning, especially R-10, and how to preserve open space on private property. It was noted 
that larger designated lots may have been zoned for agricultural uses, not just housing, and 
have historical significance.   

The CPIC discussed smaller lots and parking issues. They discussed the benefits of locating 
smaller lots near transit, the ability to consolidate lots for more dense housing, how many 
dwellings are feasible on different sized lots, and how higher density does not necessarily mean 
affordable. It was noted that some residential zones allow commercial uses, and how that is 
addressed with consolidated zones is still to be determined. 

Tree Code  

Marcy McInelly explained that the tree code being created as part of this project will apply to 
private, residential property, and will not apply to commercial or industrial uses. The code 
requirements will address both currently vacant and developed lots. She noted that more 
details about the draft tree code will be presented at the April meeting. It was noted that the 
Tree Board has looked at the code concepts, but not seen actual code language.  

Parking Study 

Marcy McInelly explained that the parking study is a technical analysis of where parking is 
available and how it is being used. She described the general methodology and noted that Rick 
Williams will be at the April meeting to present his findings, discuss what it means for a 
prototypical Milwaukie neighborhood and how COVID impacts the study.  

Zoning 201  

Vera Kolias explained the development process and how zoning fits the process.  She said that, 
with the updated zoning code, middle housing would be allowed by right, meaning that only a 
building permit is needed.  Currently, there are provisions that duplexes, rowhouses or ADUs 
in certain zones require a type II or III review process.  Those provisions would be eliminated. 
She noted that since the use will be allowed outright, the development and design standards are 
increasingly important to get the type of development desired – the desired development 
should be the easiest thing to do in that zone. 
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Vera noted there are significant cost implications of development with system development 
changes in the range of $10,000 to $17,000 per unit. Depending on lot, the development may also 
need street frontage improvements which cost approximately $310 per linear foot. Utilities 
infrastructure (water, sewer, stormwater) for the dwellings must also be provided.  

CPIC members asked about the ability to subdivide parcels, and whether not merging the zones 
would result in lost opportunity with certain types of housing that are better suited for larger 
lots.  Cottage clusters were given as an example. Staff noted that the large lots are currently 
located in different zones all over the city.  Not all parcels are appropriate for subdividing 
easily. Land division requires subdivision plans, construction of right of way and public review 
through a public hearing process. Currently, planning commission approval is required to 
subdivide a parcel.  The new code language may allow multiple units on one lot and avoid the 
subdivision process. The group discussed the opportunity to foster/promote home ownership 
with the type of housing allowed and the ease/ability to subdivide the parcel.  

Next Steps  

The staff and consultant team provide a summary of next steps: 

• Public outreach starts March 22. CPIC members were asked to spread the word and to let 
Vera Kolias know if they are interested in hosting a meeting-in-a-box. 

• There will be discussions to talk about trees, parking and housing with the City Engineer, 
City Attorney and others. 

• The next meeting is scheduled for April 15.  The tentative agenda includes tree code, 
parking study and community survey results. 

CPIC Open Discussion 

CPIC members noted that they have provided a lot of input, but have not reached consensus on 
any issues.  The Project Team noted that the Committee Charge is not to develop a consensus 
opinion but rather to provide input and feedback.  As a way of formalizing that input, several 
questions were raised to the CPIC members and responses summarizes in a Zoom poll: 

Question 1: Zone consolidation of R-10 into R-5 and R-7. 

75% I support consolidating R-10 into R-5 and R-7  
0% I do not support consolidating R-10 into R-5 and R-7 
25%  I need more information 

CPIC is interested in getting more information of how to preserve large lots from subdividing. 

Question 2:  Zone consolidation of smaller lots (R-1, R-2, R-1B, R-2.5, R-3 into one zone) 

91% I support consolidating R-1, R-2, R-1B, R-2.5, R-3 into one zone 
0% I don’t support consolidating R-1, R-2, R-1B, R-2.5, R-3 into one zone 
9% I need more information 
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Question 3: Triplexes in one high density zone. This would mean less than one parking space 
per unit. On smaller than 5,000 sq ft lot, there could only be two parking spaces. This goes 
above and beyond HB 2001. 

67%  Yes, I support triplexes in one high density zone.  
17%  No, I do not support triplexes in one high density zone  
17%  I need more information  

CPIC members discussed the ability of the code to promote community within the City.  

The meeting was adjourned at 8:45 pm. 
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