
 
 

  
 
 

 
AGENDA 
April 9, 2019 

 
PLANNING COMMISSION  
City Hall Council Chambers 

10722 SS Main Street 
www.milwaukieoregon.gov 

 
1.0      Call to Order - Procedural Matters — 6:30 PM 
2.0  Planning Commission Minutes — Motion Needed 

2.1 September 25, 2018 (continued from 3/26/19) 

2.2 November 27, 2018 (continued from 3/26/19) 

3.0 Information Items 
4.0 Audience Participation — This is an opportunity for the public to comment on any item not 

on the agenda 

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

5.1 Summary: Riverway Ln Single-Family Replacement 
Applicant/Owner: Creighton Architecture/Jenifer & Toni Forni 
Address: 10577 SE Riverway Ln 
File: WG-2019-001 
Staff: Mary Heberling, Assistant Planner 

6.0 Worksession Items 

 6.1 Summary: Comprehensive Plan Town Hall Discussion 

7.0 Planning Department Other Business/Updates 

8.0 Planning Commission Committee Updates and Discussion Items — This is an opportunity 
for comment or discussion for items not on the agenda. 

9.0 
 

Forecast for Future Meetings:  
April 23, 2019 1. Public Hearing: NR-2018-005 Elk Rock Estates 

May 14, 2019 1. Public Hearing: CU-2019-001 Indoor Recreation Use 
2. Public Hearing: CSU-2019-002 Milwaukie High School Parking Lot 

 
 
  



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 speak at this meeting, please fill out a yellow card and give to planning staff.  Please 

turn off all personal communication devices during meeting.  For background information on agenda items, call the 

Planning Department at 503-786-7600 or email planning@milwaukieoregon.gov. Thank you. 

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 less than five (5) 

business days prior to the meeting. 

Milwaukie Planning Commission: 

 

Kim Travis, Chair 

John Henry Burns, Vice Chair 

Adam Argo 

Joseph Edge 

Greg Hemer 

Lauren Looseveldt 

Robert Massey 

Planning Department Staff: 

 

Denny Egner, Planning Director 

David Levitan, Senior Planner 

Brett Kelver, Associate Planner 

Vera Kolias, Associate Planner 

Mary Heberling, Assistant Planner 

Alicia Martin, Administrative Specialist II 

Patty Stewart, Administrative Specialist II 
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PLANNING COMMISSION MINUTES 

City Hall Council Chambers 

10722 SE Main Street 

www.milwaukieoregon.gov 

September 25, 2018 

 

Present: Kim Travis, Chair  

Joseph Edge 

Greg Hemer 

Adam Argo 

Scott Jones  

Staff: 

 

David Levitan, Senior Planner 

Brett Kelver Associate Planner 

Justin Gericke, City Attorney 

Absent:  

 

John Henry Burns, Vice Chair 

Sherry Grau  

  

 
1.0  Call to Order — Procedural Matters* 
Chair Travis called the meeting to order at 6:30 p.m. 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  Planning Commission Minutes  
 
 2.1 March 13, 2018 
Commissioner Hemer moved and Commissioner Edge seconded approval of the March 13, 2018 
Planning Commission Minutes as presented. The motion passed unanimously. 
 
 2.2 March 27, 2018 
Commissioner Hemer moved and Commissioner Jones seconded approval of the March 27, 2018 
Planning Commission Minutes as presented. The motion passed unanimously. 
 
 2.3 May 22, 2019 (Sent 9/20/19) 
Commissioner Hemer moved and Commissioner Argo seconded approval of the May 22, 2018 
Planning Commission Minutes as presented. The motion passed unanimously. 
 
3.0  Information Items 

 

David Levitan, Senior Planner, noted the next meeting of the Comprehensive Plan Advisory Committee 

(CPAC) was scheduled for October 1, and would be preparing for the Town Hall for the Block 2 Goals 

and Policies scheduled for October 15 

 
4.0  Audience Participation — This is an opportunity for the public to comment on any item not on 
the agenda. There was none. 
 
5.0  Public Hearings  
 5.1 Summary:  Harmony Park Apartments  
  Applicant/Owner:  Cascadia Planning + Development Services/HPA 2, LLC 
  Address:  6115 SE Harmony Rd 
  File:  VR-2018-005, NR-2018-002, DEV-2018-006 
  Staff:  Brett Kelver, Associate Planner 
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Chair Travis called the hearing to order and read the conduct of quasi-judicial hearing format into the 
record. She asked if any Commissioner wished to declare any bias, ex parte contact, or conflict of 
interest. 
 
Commissioner Hemer declared a potential conflict of interest, and stated he knew Mr. Williams and had 
worked with him on various projects in the past. He also reported ex parte contact at the Linwood NDA, 
where a brief discussion took place about the proposed project; however, he did not participate in that 
discussion.  
 
Brett Kelver, Associate Planner, presented the staff report via PowerPoint and reviewed the proposal 
and the natural resource and variance request applications. Staff recommended approval and reviewed 
the decision-making options. He answered questions from the Commission as follows:   

• Staff was not familiar with the County’s requirements for plantings between sidewalk and Harmony 
Rd but understood street trees were required. However, plantings in the right-of-way were not subject 
to the on-site landscaping requirements. The required public improvements were tied to the property’s 
frontage on Harmony Rd, even though access would be taken from a shared driveway on the 
adjacent property to the west. No changes were proposed to the shared driveway entrance. 

• Parking lot landscaping provided for stormwater management, shade, aesthetics, reduced heat-island 
effect, and breaking up the expanse of pavement. Stormwater facilities could count as interior 
perimeter landscaping.  

• Staff recommended a condition of approval to require at least 15 bicycle parking spaces in addition to 
the proposed interior covered bike parking.  

• The applicant proposed that the new building share the existing garbage and recycling facility of the 
neighboring building, which was not ideal. However, service frequency would increase to 
accommodate the new building. Staff consulted with the applicant and Waste Management and 
considered a variety of options to accommodate garbage and recycling service, given the 
configuration of the parking and structures on the property.  

• The proposed parking exceeded the minimum requirement, so parking could be reduced to 
accommodate stormwater quality basins. However, a water quality facility with an underground 
detention pipe was recommended and preferred.   

• Mr. Kelver noted the design standard elements that were not being met but added they were small 
details.  

• Regarding the pedestrian path, staff recommended to eliminate the looped portion of the pedestrian 
path but noted elements that could meet the common open space requirement. The mitigation area 
could double as the common open space because there was some limited access on the path and 
the scenic amenity space would also include benches or picnic tables.  Eliminating the loop could 
enhance the buffer of the vegetated corridor. The City’s natural resource consultant had suggested a 
more accessible interior loop as an alternative to eliminating the proposed loop. 

• There was a brief discussion about Habitat Conservation Areas (HCAs) and the process for 
identifying HCA boundaries. As part of the natural resource analysis of the Comprehensive Plan, any 
concerns about general HCA boundary inaccuracies throughout the city would need to be addressed 
at a policy level 

 
Chair Travis called for the applicant’s testimony.  
 
Steve Kay, Cascadia Planning and Development Services, representing the applicant, 
acknowledged the site had many challenges, including environmental constraints, access restrictions, 
and a limited development area. The applicant concurred with all findings presented by staff and believed 
the proposed conditions of approval could be accommodated. 
 
Mr. Kay addressed questions from the Commission as follows. 

• The applicant agreed the loop was a desirable amenity, but it did not have to be included in the 
project to move forward.  
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• Tree protection measures would be put in place with fencing to ensure no damage. Trenching 

adjacent to the tree would be necessary; however, the root zone continued in other directions where it 
could be protected  

• The bicycle parking standard was a 2 ft by 6 ft, horizontal space. However, the applicant believed the 
standard and the condition as written could be met as vertical bike storage was an option.  

• Orienting the structure along the west property line to further avoid the Water Quality Resource 
(WQR) area would create conflicts with the access point, access aisle, and parking. The applicant did 
not see an overall positive benefit with that approach.  

 
Chair Travis called for public testimony regarding the application. 
  
Hans Thygeson, 14020 Johnson Rd, believed this was a good project and it met Milwaukie’s need for 
housing. Any challenges with the site could be met by design so as to be minimal. He supported the 
project.  
 
Chair Travis closed public testimony. 
 
Planning Commission Deliberation 
 
Commissioner Jones believed the highest and best use for any adjacent development would probably 
be a similar style and scale of multi-family structures.  The impacts of modifying the proposal would have 
a significant downside and could cause a reduction in either the usable square footage of the units or in 
the overall number of units, and then would not meet the minimum density. The Commission was not 
tasked with design review perspective, though the project generally met some of the design guidelines. 
He did not recommend running the semi-public pervious walkway alongside the building. Overall, he 
supported the conditions of approval but was undecided on the removal of the loop.  
 
Commissioner Edge noted the developers chose to stay south of the creek, which was important, and 
although he did not want to see encroachment into the buffers, the applicants were entitled to 
development. The required mitigation replacement on the south side of the creek was appropriate and 
sorely needed. With regard to the loop, he preferred seeing that mitigation area clearly preserved and did 
not want any additional permanent disturbance to the new water quality resource buffer.  

• He supported eliminating the loop and adding a condition that any stormwater planter not be placed 
anywhere outside of the parking lot. He confirmed for Commission Hemer that he would not be 
opposed to a new parking spot to put in a water quality resource at the back end.  

• The new condition should be flexible but state that the stormwater feature should not create additional 
permanent disturbance on the water quality resource buffer. Locating it in a parking space would be 
fine. 
 

Mr. Roller believed adding such a condition would guide how to prioritize the elements and added that 
opportunity existed to do below-ground facilities as the applicant proposed.  
 
Commissioner Hemer believed the loop could exist with vegetation on the inside and the benches 
removed, but the loop could be eliminated.  
 
Commissioner Argo stated that acceptance of the replacement ratio condition was his biggest issue. He 
agreed with eliminating the loop and adding the flexible condition suggested regarding water quality 
placement.   
 
Chair Travis expressed concern about the safety of the pedestrian walkway to the garbage and 
recycling. The turn into the site was sharp and she did not believe having only crosswalk markings would 
be safe in that location.  
 
Commissioner Argo noted he did not believe the Commission should condition a way for people to get 
their trash out. At other times, the traffic was not as intense and visibility was reasonable. 
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Mr. Kelver suggested adding the new condition under Condition 1.B.2 as Condition 1.B.2(d) as these 
were the findings related to water quality resource disturbance, and read as “With final stormwater 
calculations, ensure that any new stormwater treatment facility does not result in new permanent water 
quality resource (WQR) disturbance.”  
 
Mr. Kelver clarified that some mitigation would be needed on the north side of the creek to achieve the 
recommended replacement requirement Some removal of invasive species would allow for more planting, 
but the applicant would determine where on the north side.  
 
Commissioner Hemer moved and Commissioner Edge seconded to approve applications VR-
2018-005 and adopt the recommended findings and conditions found in Attachments 1 and 2, with 
the addition of Condition 1.B.2(d) as discussed. The motion passed unanimously. 
 
6.0 Worksession Items 

There were none.   
 

7.0  Planning Department Other Business/Updates 
 
Mr. Levitan noted that the Town Hall on the Block 2 of the Comprehensive Plan Update was scheduled 
for October 15 and hoped the Commissioners could attend. He reviewed the topics in review and the 
timeline for those policies. A separate subcommittee or an additional CPAC meeting may be dedicated 
solely to housing as it merited its own discussion. He added that the author of “The Color of Law” would 
provide a Milwaukie-centric analysis based on his research. The CPAC, Planning Commission, City 
Council, and the public would be invited but the date had not yet been determined.  
 
8.0 Planning Commission Discussion Items  
 
Commissioner Hemer asked if this policy block would cover the HCA.   
 
Mr. Levitan replied that currently, the City was working on the Willamette Greenway, Natural Hazards, 
Climate Change and Energy, and Parks and Recreation topics. The next block would include more 
natural resources. He confirmed the Climate Action Plan (CAP) was scheduled for approval at the next 
City Council meeting on October 2. The CAP would list action items to implement the City’s strategy. 
Discussion was needed about how the CAP influenced policy development especially related to land use 
and transportation planning. The CAP included topics beyond the domain of the Comprehensive Plan, 
which was a different document with a different purpose. 
 
Chair Travis recalled discussion at the first CPAC meeting about how the CAP and Comprehensive Plan 
were connected. The neighborhood hubs and survey feedback were also discussed, and Chair Travis 
noted that she had conceptual drawings for anyone who was interested. The need for economic analysis 
around neighborhood hubs, what the potential was for redevelopment, and what resources the City had to 
encourage that development was also discussed.  
  
Mr. Levitan noted they were reviewing, refining, and creating a series of typologies which would vary 
depending on the location and surrounding uses of the hubs, and that these would influence the 
economic and market analysis.  He also noted that the the neighborhood hubs discussion would naturally 
dovetail with the housing discussion, most notably the opportunity for increased housing options in these 
areas.  
 
Commissioner Argo noted the placemaking aspects of the hubs with connections, access, and 
improvements, and asked if there would be a prioritization of those associated investments. 
 
Mr. Levitan replied that economic analysis would factor in needed infrastructure improvements, 
connectivity, and what would be included in the phases of the SAFE Program.  
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9.0 Forecast for Future Meetings:  

October 9, 2018  1. Worksession:  Comprehensive Plan Update project update 
October 23, 2018 1. Public Hearing:  HR-2018-001 City Hall Remodel 

2. Public Hearing:  ZA-2018-005 Housekeeping Code Amendments #1.5 
 

Chair Travis confirmed the Commission agreed the Comprehensive Plan update could be moved to 
October 23 after the Town Hall Meeting.  
 
Mr. Kelver added the joint session with City Council would be October 16 for the annual update. 
 
Commissioner Hemer confirmed he would attend the joint session to represent the Planning 
Commission. 
 
Meeting adjourned at approximately 8:52 pm. 
 
 

Respectfully submitted, 
 

Alicia Martin, Administrative Specialist II 
 

 
 
___________________________ 
Kim Travis, Chair 
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PLANNING COMMISSION MINUTES 

City Hall Council Chambers 

10722 SE Main Street 

www.milwaukieoregon.gov 

November 27, 2018 

 

Present: Kim Travis, Chair  

John Henry Burns, Vice Chair  

Adam Argo   

Greg Hemer 

 

Staff: 

 

Denny Egner, Planning Director 

David Levitan, Senior Planner 

Peter Pasarelli, Public Works Director 

Natalie Rogers, Climate Action and 

Sustainability Coordinator 

Absent:  Sherry Grau 

Scott Jones 

Joseph Edge 

  

 
1.0  Call to Order — Procedural Matters* 
Chair Travis called the meeting to order at 6:30 p.m. 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  Planning Commission Minutes — None  
  
3.0  Information Items 
 
Mr. Egner announced upcoming dates for the Comprehensive Plan Advisory Committee 
(CPAC) and Housing Forum meetings. There was a joint session scheduled for December 11, 
2018, with the Planning Commission, City Council, CPAC, and the Department of Land 
Conservation and Development (DLCD), so no regular Planning Commission meeting would be 
held. He hoped the neighborhood hub concept and Housing Forum would be discussed at the 
joint meeting. 
 
4.0  Audience Participation —This is an opportunity for the public to comment on any item 
not on the agenda. There was none. 
 
5.0  Public Hearings – None 
 
6.0 Worksession Items  

6.1 Summary:  Climate Action Plan update 
 Staff: Peter Passarelli, Public Works Director 

 
Natalie Rogers, Climate Action and Sustainability Coordinator, presented the Climate 
Action Plan (CAP) via PowerPoint, described how the CAP would address the effects of climate 
change on Milwaukie and the Pacific Northwest, and reviewed the next steps for raising 
awareness, encouraging action, and implementing CAP strategies in the city. She noted more 
information and resources were available at www.milwaukieclimateaction.com . 
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Peter Passarelli, Public Works Director, briefly described the formation of the CAP 
Committee and the process for creating and approving the CAP, which included public outreach 
and a series of workshops to get input from experts in different fields who also helped develop 
the CAP’s strategies. City Council adopted the Plan in early October. 
 
Discussion about the CAP included the following key comments:  

• The climate and energy-use section of the Comprehensive Plan is intended to set the 
framework for the nimbler CAP.  

• The CAP will be reviewed and updated every 5 years. Because of the enabling framework of 
the CAP, other city documents (i.e. master plans) could be updated according to the desired 
climate change actions. Aligning the City’s policies with the CAP would be advantageous. 

• Staff explained the 7% gap in building versus 91% gap in land use and transportation. The 
building and energy strategies will have a quicker turnaround in terms of reducing 
greenhouse gas emissions. 

• Reductions attributed to land use would only be 9% by 2040, but the aggregate of all the 
actions would total 73% by 2040.  

• Reaching 100% means being carbon neutral. 

• Many of the actions of the city-led strategies for building and energy could be controlled 
through regulation and policy. However, it is more difficult to commit to reductions in land 
use and transportation due to personal transportation. The goal for the outreach component 
is to educate businesses and residents about consumer behavior to bridge the gap that 
could not be accounted for through city-led strategies.  

• Outreach and engagement would target all audiences, including youth and high school 
students, who could be strong advocates for climate change and policy.  

• Two big strategies in the CAP focused on advocating and lobbying with PGE and NW 
Natural. PGE has been working to provide a more renewable resource and has a 
decarbonization plan on its website. PGE’s goal is to be 80% renewal by 2050. NW Natural 
is looking at different opportunities to provide energy, such as hydrogen.  

 
6.2 Summary:  Comprehensive Plan Update Block 2 Policies  
 Staff: David Levitan, Senior Planner 

 
David Levitan, Senior Planner explained that Block 2 Policies included the Willamette 
Greenway, Parks and Recreation, Natural Hazards, and Climate Change and Energy. While 
climate change was not covered within the statewide planning goals, it was a high priority of City 
Council and the city as a whole. He briefly reviewed the Block 2 goals and policies and 
highlighted the project timeline and public outreach efforts. The draft policies were included in 
Attachment 1 and written comments from Commissioner Edge, who was unable to attend the 
CPAC meeting, were distributed to the Commission as Attachment 2.  
 
Key comments, suggested changes from the Commission, and staff’s responses to questions 
on the Block 2 Policies were as follows: 
 
Natural Hazards Policies 

• Liquefaction occurs during earthquakes when solid ground loses strength and became more 
like a liquid.  

• Add “local” to Policy 7.4.3 regarding disaster preparedness efforts to broaden the scope to 
include any local assistance first.   
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• Policy 7.4.1 should include both public and private land trusts, as noted in Commissioner 
Edge’s comments (Attachment 2). 

• Goal 7.4 seemed redundant given Goals 7.1, 7.2, and 7.3 which also addressed adaptation 
and mitigation. 

• Policy 7.1.2. Hazard maps, especially those with associated rules and restrictions like the 
landslide hazard areas, should be verified. 

• Most earthquake and slope hazard elements were addressed through the Building Code, 
which had thresholds for when technical studies were required for buildings; however, 
current requirements did not apply to single-family and duplex residential structures. 
Such gaps in Building Code requirements needed to be identified. 

• The Hazard Map would likely be adopted into the Comprehensive Plan as a background 
map, similar to the Natural Resources Map, and would be updated as needed. The 
Unstable Slopes Map was intended to function as a regulatory map, but it has never 
been used in that way.  

• The Transfer of Development Rights (TDR) is a complicated approach. Currently, it can be 
utilized in the Natural Resources areas but only for transferring the density within the 
property itself. A similar process could be used for hazard areas.  

• Including TDR policy language would provide direction to staff to develop a program to 
use the planned development process to allow for TDR.  

• TDR should be highlighted again at the CPAC meeting for further discussion. 
 
Climate Change and Energy Policies 

• Policy 13.2.2. Following discussion, a glossary will be created for the Comprehensive Plan 
and could include a definition for “last mile solution”.  

• Policy 13.1.9. Staff highlighted approval criteria that would incorporate climate change into 
the land use application and development review process. 

• Discussion regarded how the criteria applied to more than just the built environment. 
Examples included adding a criterion to the residential design standards options or adding 
incentives in the transportation policies such as providing transit passes for employees if 
located adjacent to a transportation hub, etc.  

• Revise Policy 13.2.4 to state, "Reduce barriers to developing alternative energy projects on 
private and public buildings and properties." 

• Commissioner Hemer agreed with Commissioner Edge's comments on the following 
policies. His and the Commission’s additional comments were as follows: 

• Policy 13.1.3 – He supported being a model city and exceeding the standards without 
crippling the city’s economy or development. 

• Policy 13.3.1 – Changing "simple" to "most effective" addressed concerns about 
technological advancements making the City’s requirements archaic. 

• Policy 13.3.8 – Using only ‘solar’ could exclude other energy alternatives. 

• Policy 13.3.10 – There should be mechanisms that trigger revisiting the Code and 
Comprehensive Plan as certain trends emerge. 

• Policy 13.3.11 – Include language to allow site development techniques for mitigating 
climate change-induced impacts. 

 
Parks and Recreation Policies 

• Goal 4.1 was more of a definition/glossary than a set of policies and set parameters 
regarding park sizes and locations. It will be  
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moved to Goal 4.3.6 under Planning and Design, and amended to state, "Utilize parking 
park classifications to guide provision of parks and other public open spaces throughout 
the City." 

• Goal 4.5 describes how the City could move forward to implement other policies and 
provides a place to discuss establishing a Parks and Recreation Zone, which did not fit well 
elsewhere.  

• No indoor activities were included in the policy but indoor recreation activities were needed 
for all seasons.  

• Comments regarding Commissioner Edge’s comments were as follows:  

• Policy 4.2.3 Specific partners should not be identified; more generic terms, like transit 
providers or public transportation rather than TriMet, should be used.  

• Goal 4.3 When considering green spaces or natural resource areas, the habitat should 
be recognized as well, not just human recreation. However, habitat linkages were 
difficult to do in a city. 

 
Willamette Greenway Policies: 

• The Greenway Design Plan was never completed. While three park master plans provide 
guidance for areas within the greenway, that same guidance was not available for private 
lands. Unless the city is interested in acquiring private lands, the greenway design plan 
might not be needed.   

• Policy 15.1.1 discusses the Greenway Compatibility Review Boundary.  

• Elk Rock Island was corrected as being Peter Kerr Park and Spring Creek Natural Area.  

• Policy 15.7.2 was added to distinguish that the Oregon Division of State Lands (DSL) had 
jurisdiction over the property below the high-water line. Staff would confirm the jurisdictional 
boundaries regarding the low- and high-water lines with the Acting City Engineer. 

• No climate change components were needed as the Greenway included a 150-ft buffer from 
edge of the water and some Greenway areas included the entire floodplain.  

• The Commission recommended staff contact Water Environment Services (WES) about the 
language was recommended since the agency was called out to take action.  

• The Public Facilities section currently prohibited WES from expanding its capacity. 
Policy 15.8.2 provided flexibility for what WES could do with its facility. 

 
Mr. Levitan noted the upcoming meetings to review and finalize the Block 2 Policies and invited 
the Commissioners to provide any additional comments to Chair Travis for her to share at the 
CPAC meeting. Staff expected City Council to review the policies for adoption on January 15, 
2019.  
 
7.0  Planning Department Other Business/Updates 
 7.1  BCC Code of Conduct Form  
 
The BCC Code of Conduct forms were distributed to the Planning Commissioners for signature. 
 
8.0 Planning Commission Discussion Items  
 
Commissioner Hemer noted he would be unable to attend the December 6 Planning 
Commission and December 11 Housing Forum meetings. He asked that a strong definition of 
affordable housing be established and that the land values of current residents not be forgotten 
when working on affordable housing. He announced Christmas at the Museum would be on 
December 8.  
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9.0 Forecast for Future Meetings:  

December 11, 2018  1.  Joint Session with CC, DLC, CPAC: Comprehensive Plan 
Update Project Discussion.  

  
January 8, 2019 1.  Public Hearing: CSU-2018-018 Lake Record Sports Fields 

Traffic Demand Management Plan tentative 
 
Chair Travis requested that the Commission be given brief updates on all the various planning 
efforts occurring in the city, such as the South Downtown Plan. 
 
Meeting adjourned at approximately 8:34 pm. 
 
 

Respectfully submitted, 
 
 
 
 
Alicia Martin, Administrative Specialist II 
 

 
 
___________________________ 
Kim Travis, Chair   
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To: Planning Commission 

Through: Dennis Egner, Planning Director 

From: Mary Heberling, Associate Planner 

 Tay Stone, Planning Intern 

Date: April 1, 2019, for April 9, 2019, Public Hearing 

Subject: File: WG-2019-001 

Applicant Representative: Gregg Creighton, Creighton Architecture 

Owner(s): Jenifer and Tony Forni 

Address: 10577 SE Riverway Ln 

Legal Description (Map & Tax Lot): 151E35AB00200 

NDA: Historic Milwaukie 

 

ACTION REQUESTED 

Approve application WG-2019-001 and adopt the recommended Findings of Approval found in 

Attachment 1. This action would allow for the applicant to demolish the existing single-family 

dwelling on the lot and construct a new single-family dwelling unit on the property within the 

Willamette Greenway Zone.  

BACKGROUND INFORMATION 

A. Proposal 

The applicant, Gregg Creighton, on behalf of property owners Jenifer and Tony Forni is 

seeking land use approvals for Conditional Use Approval for development in the 

Willamette Greenway at 10577 SE Riverway Ln. The applicant intends to demolish the 

existing detached single-family residence (1,051 sq ft) and construct a new detached single-

family dwelling (3,096 sq ft) on the property.   

The project requires approval of the following applications: 

Willamette Greenway Review (WG-2019-001) 
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B. Site and Vicinity 

The site is located at 10577 SE Riverway Ln. The site is approximately 6,000 sq ft (0.14 

acres) in area and is currently developed with a 1,051 sq ft detached single-story, single-

family dwelling with an attached garage (see Figure 1). The surrounding area consists of 

detached single-family homes and multifamily units. The multifamily units are located 

north of the site and further west of the site with single-family units directly adjacent to 

the site on the north, south, and west sides. East of the project site is the Moda office 

building parking lot in a Downtown Mixed Used (DMU) zone.  

The property is located within the Willamette Greenway and any development is subject 

to Conditional Use Approval for Development within the Greenway. While the site is 

within the Willamette Greenway Zone, it is not adjacent to the Willamette River (see 

Figure 2).  

 

Figure 1. Site and Vicinity 
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Figure 2. Site and Vicinity – Distance from the Willamette River (approx. 

420 ft) 

C. Zoning Designation 

Residential R-2 

Willamette Greenway WG overlay zone 

D. Comprehensive Plan Designation 

Moderate Density (MD)  

E. Land Use History 

No previous conditional use review was completed for this property as the existing 

structure was built in 1960, prior to the adoption of the City’s Willamette Greenway 

section of the zoning ordinance. Therefore, the use is considered a “de facto conditional 

use” and can apply for a major or minor modification per MMC 19.905.  
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Figure 3. Zoning Map – Land Use and the Willamette Green Way Zone 

 Willamette Greenway Overlay         Downtown Mixed Use (DMU) 

 Neighborhood Mixed Use (NME)     Open Space (OS) 

 R-2 

KEY ISSUES 

Summary 

Staff has identified the following key issues for the Planning Commission's 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. 
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A. Is the proposed project consistent with the objectives and policies for the Willamette 

Greenway (i.e. “…to protect, conserve, enhance, and maintain the natural, scenic…and 

recreational qualities of lands along the Willamette River…”)? 

Analysis 

A. Is the proposed project consistent with the objectives and policies for the 

Willamette Greenway (i.e. “…to protect, conserve, enhance, and maintain the 

natural, scenic…and recreational qualities of lands along the Willamette River…”)? 

With respect to the Willamette Greenway, the proposed development is consistent with 

the nature of existing development on the site and the neighborhood, which has little 

visibility from the river. The nearest corner of the lot of the proposed development is over 

420 ft away from the Willamette River. The proposed building height is 24 ½ ft, and while 

the existing dwelling has a lower height of approximately 15 ft views to and from the river 

will not be affected by the proposed development due to the lack of viewshed existing for 

any dwellings adjacent to the property. Due to a multi-story multifamily condominium 

complex west of the site – Shoreside East Condominiums - the single-story residences in 

the area currently have no viewshed of the river (see Figure 4).  

 

Figure 4: Existing Dwelling and adjacent single-family orientation to Shoreside East 

Condominiums and the Willamette River (south facing) 

 

Further north of the site is a multifamily unit, Waverley Greens, that has limited views 

toward the river, which will not be further affected with the proposed development since 

the complex is sited at a higher elevation.  The site does not provide public access to the 

river (see Figure 5). 
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Figure 5: Existing Dwelling Orientation to Waverley Greens and the 

Willamette River (northwest facing) 

 

The property directly to the east of the site is the MODA office building, which has pre-

existing landscaping that limit the view from the building toward the river (see Figure 6).  

 

Figure 6: The MODA office building east of the project site 

 

Therefore, the proposed development is consistent with the objectives and policies for the 

Willamette Greenway as established in both the Milwaukie Comprehensive Plan and 
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Zoning Ordinance, MMC Subsection 19.401.6-see attachment 1, Recommended Findings in 

Support of Approval.  

CONCLUSIONS 

Staff recommendation to the Planning Commission is as follows: 

1. Approve the Willamette Greenway conditional use application for the proposed 

development. This will result in a new single-family home within the Willamette 

Greenway Zone, replacing an existing home.  

2. Adopt the attached Findings of Approval. 

CODE AUTHORITY AND DECISION-MAKING PROCESS 

The proposal is subject to the following provisions of the Milwaukie Municipal Code (MMC). 

• MMC 19.302 Medium and High Density Residential Zones 

• MMC 19.401 Willamette Greenway Zone 

• MMC 19.905 Conditional Uses 

• 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 with modified Findings 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 these applications, which includes any appeals to the City Council, must 

be made by June 15, 2019, 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 Building and Engineering, Historic Milwaukie Neighborhood District Association 

(NDA), and Clackamas Fire District #1.  The following is a summary of the comments received 

by the City. See Attachment 5 for further details. 
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• Matt Amos, Clackamas Fire District #1: No comments for this proposal. 

ATTACHMENTS 

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

viewing upon request. 

 PC  

Packet 

Public 

Copies 

Packet 

1. Recommended Findings in Support of Approval    

2. Applicant's Narrative and Supporting Documentation 

dated January 25, 2019.  

   

a. Application    

b. Narrative    

c. Preapplication Conference Report    

d. Site Plans and Elevations    

 

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-26. 
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Recommended Findings in Support of Approval 

File #WG-2019-001, Creighton Architecture -10577 Riverway SE 

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, Creighton Architecture on behalf of Jenifer and Tony Forni, has applied for 

conditional use approval in the Willamette Greenway Zone to demolish the existing 

residence and construct a new single-family residence on-site at 10577 Riverway SE. This 

site is in the Residential Zone R-2 and Willamette Greenway Zone WG and requires 

Willamette Greenway Conditional Use Approval. The land use application file number is 

WG-2019-001. 

2. The subject property is approximately 6,061 sq ft (0.14 acres) in size and is currently 

developed with a detached single-family dwelling. The property owners seek to demolish 

the existing dwelling and construct a new dwelling on the same property. 

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

(MMC): 

• MMC 19.401 Willamette Greenway Zone 

• MMC 19.905 Conditional 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 9, 2019, as required 

by law. 

4. MMC 19.401: Willamette Greenway Zone 

MMC 19.401 establishes standards for the Willamette Greenway overlay designation. The 

subject property is within the Willamette Greenway zone as shown on the City’s zoning 

map.  

a. MMC Subsection 19.401.5 Procedures 

MMC 19.401.5 establishes procedures related to proposed uses and activities in the 

Willamette Greenway zone. Development in the Willamette Greenway zone requires 

conditional use review, subject to the standards of MMC Section 19.905 and in 

accordance with the approval criteria established in MMC Subsection 19.401.6.  

The project involves the alteration of natural site characteristics and constitutes 

“development” as defined in MMC Subsection 19.401.4. The proposed development is subject 

to conditional use review standards of MMC 19.905 and the approval criteria of MMC 

19.401.6. 

b. MMC Subsection 19.401.6 Criteria 

MMC 19.401.6 establishes the criteria for approving conditional uses in the 

Willamette Greenway zone.  

ATTACHMENT 1
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(1) Whether the land to be developed has been committed to an urban use, as 

defined under the State Willamette River Greenway Plan 

The Statewide Planning Goal 15 -  Willamette River Greenway defines “lands 

committed to urban use” as “those lands upon which the economic, 

developmental and locational factors have, when considered together, made the 

use of the property for other than urban purposes inappropriate. Economic, 

developmental and locational factors include such matters as ports, industrial, 

commercial, residential or recreational uses of property; the effect these existing 

uses have on properties in their vicinity, previous public decisions regarding the 

land in question, as contained in ordinances and such plans as the Lower 

Willamette River Management Plan, the city or county comprehensive plans, 

and similar public actions.” 

The subject property is zoned for R-2 high density residential use and is already 

developed with a single-family home. The land is committed to an urban use. 

(2) Compatibility with the scenic, natural, historic, economic, and recreational 

character of the river 

The site is not adjacent to the Willamette River. The river (at the nearest point of the lot) 

lies approximately 420 ft south. The proposed development presents no significant 

impacts to the character of the river and is compatible.  

(3) Protection of views both toward and away from the river 

Only one portion of the project area is visible from the river and is more than 420 ft from 

the river. The proposed building height is 24 ½ ft, and while the existing dwelling has a 

lower height of approximately 15 ft. Views to and from the river will not be affected by 

the proposed development due to the lack of viewshed existing from any dwellings or 

public rights-of-way nearby or adjacent to the proposed development. Due to a multi-

story multifamily condominium complex west of the site – Shoreside East Condominiums 

- the single-story residences in the area currently have no views of the river. Further 

north of the site is a multifamily unit, Waverley Greens, that has limited views toward 

the river, which will not be further affected with the proposed development since the 

complex is sited at a higher elevation. The property directly to the east of the site is the 

MODA office building, a large office building with pre-existing hedges that limit the 

views from the building toward the river. Therefore the proposed development will not 

significantly affect visual corridors to the river for any of the adjacent properties.   

(4) Landscaping, aesthetic enhancement, open space, and vegetation between the 

activity and the river, to the maximum extent practicable 

The project area is separated from the river by residential development, including homes, 

garages, and landscaping. 

(5) Public access to and along the river, to the greatest possible degree, by 

appropriate legal means 
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The subject property is separated from the river to the south by a multifamily unit and a 

single-family privately-owned parcel.  The subject property is not adjacent to the river 

and does not limit public access to the river. 

(6) Emphasis on water-oriented and recreational uses 

The site is over 420 ft from the nearest point of the river. The existing residential use is 

not water-oriented and is not directed toward the river.  

(7) Maintain or increase views between the Willamette River and downtown 

The proposed development is located north of downtown and will therefore have no effect 

on views between the Willamette River and downtown. 

(8) Protection of the natural environment according to regulations in Section 19.402 

The site does not contain any identified natural resources.  

(9) Advice and recommendations of the Design and Landmark Committee, as 

appropriate 

The proposed development is not subject to review by the Design and Landmarks 

Committee.   

(10) Conformance to applicable Comprehensive Plan policies 

The Willamette Greenway Element in the Milwaukie Comprehensive Plan 

includes policies related to land use, public access and view protection, and 

maintenance of private property.  The applicable policies are: 

• Intensification of uses, changes in use, or development of new uses are 

permitted only when consistent with the City’s adopted Willamette 

Greenway Element, the Greenway Design Plan, the Downtown and 

Riverfront Land Use Framework Plan, and the Town Center Master Plan. 

• Within the Willamette Greenway Boundary, a Willamette Greenway 

Conditional Use Permit must be obtained prior to any new construction 

or intensification of an existing use. 

• The City will evaluate all proposals within the vicinity of the Greenway 

for their effect on access to the visual corridors to the Willamette River 

and Kellogg Lake. 

As noted, these policies include the requirement of a conditional use permit for 

new development and intensification of existing uses; encouragement for uses 

that are not water-dependent or water-related to be directed away from the 

river; evaluation of development impacts to visual corridors; and limitations on 

authorizing the unrestricted public use of private land. 

The proposed development is being reviewed through the conditional use process. The 

existing approved use is not water-related and is not directed toward the river; the 

proposed development will not affect that status. No public access through the subject 
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property is proposed, and no public access will be required as a condition of approval of 

the proposed development. 

(11) The request is consistent with applicable plans and programs of the Division of 

State Lands 

None of the proposed developments will occur along the riverbank or within the 

Willamette River. Therefore, the proposed development is not inconsistent with any 

known plans or programs of the Department of State Lands. 

(12) A vegetation buffer plan meeting the conditions of Subsections 19.401.8.A 

through C 

The subject property is more than 420 ft from the river, more than 395 ft beyond the 25-

ft buffer prescribed by MMC 19.401.8.  

The Planning Commission finds that the proposed development meets all relevant approval 

criteria provided in MMC 19.401.6. 

The Planning Commission finds that the proposed development meets all applicable standards of the 

Willamette Greenway zone. 

5. MMC 19.905: Conditional Uses 

MMC 19.905 establishes regulations for conditional uses, including standards for 

reviewing modifications to existing conditional uses.  

a. MMC Subsection 19.905.3 Review Process 

MMC 19.905.3 establishes the process by which a new conditional use, or a major or 

minor modification of an existing conditional use, must be reviewed. 

As noted in Finding 5-a, the proposed development is an activity within the Willamette 

Greenway zone that requires review as a conditional use. The existing use on the subject 

property is a single-family residence constructed in 1960 and is considered a de facto 

conditional use.  

The proposed development, which involves demolishing the existing residence and 

constructing a new single-family residence represents a major modification to the existing use. 

MMC 19.905.3.A requires that a major modification of an existing conditional use be 

evaluated through the Type III review process per MMC Section 19.1006. 

b. MMC Subsection 19.905.4 Approval Criteria 

MMC 19.905.4.A establishes the general criteria for approval of a new conditional use 

or a major modification to an existing conditional use. 

(1) The characteristics of the lot are suitable for the proposed use considering size, 

shape, location, topography, existing improvements, and natural features. 

The new development will be approximately 3,096 sq ft in size. The existing property is 

developed with a single-family home approximately 1,051 sq ft in area. The applicant 
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proposes to keep the character of the lot the same with very little change to the grading. 

The new single-family home will be placed in the same location as the existing home that 

will be demolished. No existing improvements will be retained. The landscaping will be 

changed and new landscape materials will be installed. No natural resources are located 

on the site. 

The Planning Commission finds that this standard is met. 

(2) The operating and physical characteristics of the proposed use will be 

reasonably compatible with, and have minimal impact on, nearby uses. 

The site is surrounded by residential development on three sides and the MODA 

parking lot located to the east. The MODA office building and adjoining parking lot do 

not have a view of the river due to pre-existing landscaping on site. Single-family 

residential development near the proposed site also have little-to-no view toward the 

river due to pre-existing buildings between them and the river. While the proposed site 

may be in the viewshed of Waverley Greens, a multifamily complex north of the site, it is 

not blocking the views of the river specifically. 

The proposed development will change the current landscaping on the site. Planting 

beds will be added to each corner of the lot. The plantings in the southeast corner extend 

west 7.5 ft from the eastern property line and extend from the south property line – 

adjacent to SE Riverway Ln - 34 ft north, adjacent to the proposed driveway. Additional 

shallow planting beds will be added to the southwest corner of the property extending 

from the property line fronting SE Riverway Ln approximately 15 ft north adjacent to 

the western property line. No plantings over 3 ft will be within the vision clearance 

circle of the driveway. The plantings abutting the rear of the lot will not impact uses that 

may occur on the single-family lot to the north. 

The Planning Commission finds that this standard is met. 

(3) All identified impacts will be mitigated to the extent practicable. 

No impacts have been identified by the proposed development.  

The Planning Commission finds that this standard is met. 

(4) The proposed use will not have unmitigated nuisance impacts, such as from 

noise, odor, and/or vibrations, greater than usually generated by uses allowed 

outright at the proposed location. 

The proposed addition will not have unmitigated nuisance impacts greater than what is 

normal for a residential development, which is an allowed use in the R-2 zone.  

The Planning Commission finds that this standard is met. 

(5) The proposed use will comply with all applicable development standards and 

requirements of the base zone, any overlay zones or special areas, and the 

standards in Section 19.905. 
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As noted in previous findings, the proposed development will comply with all applicable 

development standards, requirements of the underlying R-2 zone and other applicable 

overlay zones, and the standards of MMC 19.905. 

The Planning Commission finds that this standard is met. 

(6) The proposed use is consistent with applicable Comprehensive Plan policies 

related to the proposed use. 

As addressed in Finding 4-b, the proposed development is consistent with all relevant 

polices in the Comprehensive Plan. 

The Planning Commission finds that this standard is met. 

(7) Adequate public transportation facilities and public utilities will be available to 

serve the proposed use prior to occupancy pursuant to Chapter 19.700. 

The Engineering Department has reviewed the proposal and confirmed that existing 

public transportation facilities and public utilities are adequate to serve the proposed 

development. 

The Planning Commission finds that this standard is met. 

c. MMC Subsection 19.905.5 Conditions of Approval 

MMC 19.905.5 establishes the types of conditions that may be imposed on a 

conditional use to ensure compatibility with nearby uses. Conditions may be related 

to a number of issues, including access, landscaping, lighting, and preservation of 

existing trees. 

The Planning Commission finds that, as proposed, the new development sufficiently mitigates 

any negative impacts as proposed and that no additional conditions are necessary to ensure 

compatibility with nearby uses.   

The Planning Commission finds that this standard is met.  

d. MMC Subsection 19.905.6 Conditional Use Permit 

MMC 19.905.6 establishes standards for issuance of a conditional use permit, 

including upon approval of a major modification of an existing conditional use. The 

provisions include a requirement to record the conditional use permit with the 

Clackamas County Recorder’s Office and provide a copy to the City prior to 

commencing operations allowed by the conditional use permit. 

The Planning Commission finds that this standard is met. 

6. The application was referred to the following departments and agencies on February 22, 

2019: 

• Milwaukie Building Division 

• Milwaukie Engineering Department 

• Clackamas County Fire District #1 
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• Historic Milwaukie Neighborhood District Association Chairperson and Land Use 

Committee 

Notice of the application was also sent to surrounding property owners and residents 

within 300 ft of the site on March 20, 2019, and a sign was posted on the property on 

February 20, 2019. 

No comments were received for this application. 
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To: Planning Commission 

Through: Dennis Egner, Planning Director 

From: David Levitan, Senior Planner 

Date: April 2, 2019, for April 9, 2019 Worksession 

Subject: Update on Materials and Facilitation for April 18 Town Hall 

 

ACTION REQUESTED 

No formal action is required.  Staff will provide an update on the April 18 Town Hall, including 

the proposed break-out group exercise and feedback that was provided by the Comprehensive 

Plan Advisory Committee (CPAC) during their April 1 meeting. 

BACKGROUND INFORMATION 

History of Prior Actions and Discussions 

• August 14, 2018:  Staff solicited Commission feedback on the proposed scope of the 

Comprehensive Plan’s housing policy work, The City Council subsequently decided to 

separate the housing discussion into its own block of work.  

• December 18, 2018: The Commission held a joint meeting with the City Council and Design 

and Landmarks Committee (DLC) to debrief on the December 6 Housing Forum.  

• March 26, 2019: Staff briefed the Commission on recent housing policy work, and gathered 

input on the potential structure of the April 18 Housing Town Hall.  

BACKGROUND 

On April 18, the City will be hosting a Housing Town Hall at the Portland Waldorf School to 

gather input from the community on their thoughts and priorities related to housing. This 

feedback will be recorded and reviewed by City staff and the CPAC, and help the CPAC as it 

develops new housing goals and policies for the Comprehensive Plan. As was done for Blocks 1 

and 2, the Planning Commission will have opportunities to provide feedback on the draft goals 

and policies before they are considered by the City Council. 

In the time since the Commission was last briefed on the Town Hall during their March 26 work 

session, staff developed a proposed format and preliminary meeting materials for the Town Hall. 

The format is structured around three growth “scenarios” that provide different options for how 

the City can meet its housing needs over the next 20 years and beyond. Staff developed a series of 
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maps (Attachment 1) to illustrate each scenario, and a comment form booklet (Attachment 2) that 

asks attendees to evaluate each scenario for their advantages/disadvantages, who does/doesn’t 

benefit, and how they weigh different trade-off considerations, such as more flexible design vs. 

preserving the existing visual character of neighborhoods.  

Staff discussed these materials with the CPAC during their April 1 meeting, and the CPAC 

provided significant feedback (Attachment 3) on the meeting format/materials and what they 

needed from staff to help them facilitate the break-out group discussions. Some of the more 

common opinions voiced by the CPAC were to: 

a) use a term other than “scenario” to describe the three options; 

b) get rid of the rankings, which CPAC members felt suggested that attendees were 

being forced to choose a specific scenario, as opposed to be able to pick and choose 

from the three scenarios; and 

c) consolidate the three maps into one map, and take off (or simplify) the zoning layer 

so that attendees had more of a clean slate to work with. 

During the week leading up to the Commission’s April 9 meeting, staff will be working with its 

consultants to create an introductory presentation, refine the meeting materials, and develop a 

facilitator’s guide for the break-out groups. Staff will provide updated materials to the 

Commission as they are developed over the next week, and would like to use the April 9 work 

session to receive final PC comments on the Town Hall program and materials. Staff is also 

requesting that several commissioners serve as Town Hall facilitators, and would like input on 

what information they need to help lead the break-out group discussions.  

Questions for Commission related to April 18 Housing Town Hall 

1. What are your thoughts on the meeting materials and the April 1 CPAC comments?  

2. Who is available to serve as a facilitator at the Town Hall?  

3. For those that are attending the Town Hall and can serve as facilitators, what type of 

information do you need to help you in leading the break-out sessions?  

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

upon request. 

 PC Packet 
Public 

Copies 

E- 

Packet 

1.    Town Hall Draft Scenario Maps    

2.    Town Hall Draft Comment Forms    

3.    April 1 Draft CPAC Summary Notes    

Key: 

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

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

E-Packet = packet materials available online at https://www.milwaukieoregon.gov/bc-pc/planning-commission-26.  
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SCENARIO 1: CENTER FOCUS DESCRIPTION: New development is focused in the downtown and central Milwaukie. 

TYPE OF DEVELOPMENT: More Mixed Use Buildings (retail/commerical on the bottom with housing 
above)and higher density housing types in the neighborhoods within these centers. Investment will 
need to be made in these areas of the city to accomodate growth and ensure affordability. The 
rest of the City will stay primarily single-family residential.

Example of types of 
development for the 

downtown and Central 
Milwaukie areas. Four to six 
story buildings with retail/

commercial on the ground 
oor and housing above. 

Example of types of development for the neighborhoods 
surrounding downtown and Central Milwaukie. Includes higher 
density housing, such as a triplex or a four-plex or smaller-scale 

apartment complexes. 

Images from: WireChiefElectric and Houseplan.pro 
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SCENARIO 2: HUB AND 
CORRIDOR FOCUS

DESCRIPTION: New development is focused in the major corrdiors and hubs of Milwaukie. 

TYPE OF DEVELOPMENT: More Mixed Use Buildings (retail/commerical on the bottom with housing 
above) along those corridors and hubs. This scenario includes higher density housing types and 
middle housing. Investment will need to be made in these areas of the city to accomodate the 
growth and ensure affordability. The rest of the city will stay primarily single-family residential.

Example of types of 
development: three story 

mixed use buildings with retail/
commercial on the ground 

oor and housing above. 

Example of middle housing types of development: higher 
density, such as a triplex or a four-plex or smaller-scale 

apartment complexes. 

Images from: WireChiefElectric, Houseplan.pro, buffalorising.com, and Greater Greater Washington

Example of higher density housing 
development: rowhouses along the 

corridors and hubs. 



SCENARIO 3: SHARED 
APPROACH FOCUS

DESCRIPTION: Smaller scale middle housing is encouraged throughout the community and all 
residential districts. 

TYPE OF DEVELOPMENT: Middle housing types (e.g. accessory dwelling unit (ADU), duplex, 
triplex, fourplex, townhouse, cottage cluster). Zoning will need to change to allow this type of 
development. Middle housing is intended to accomodate growth and ensure affordability. 

Example of types of development: cottage cluster. 
Typically small, single-family dwelling units clustered 

around common areas.  

Example of types of development: smaller-scale, higher density 
housing, such as a triplex or a four-plex. Larger existing homes 

could be converted into multiple units.

Images from: WireChiefElectric, Houseplan.pro, and jamesedition.com

Example of types of development: 
Accessory Dwelling Unit (ADU), 

smaller sized dwelling unit typically 
seen in backyards or basements of 

single-family homes.

Example of types of development: 
single-story duplex. Larger existing 
homes could be converted into 

multiple units. 



CITY OF MILWAUKIE COMPREHENSIVE PLAN UPDATE

HOUSING TOWN HALL COMMENT FORM

4 1

Town Hall Comment Form

CITY OF MILWAUKIE

CITY OF MILWAUKIE

ABOUT YOU

COMPREHENSIVE PLAN UPDATE

SHARE YOUR THOUGHTS: Parks, Recreation and the 
Willamette Greenway:

1. Where do you or your family recreate in the City of Milwaukie? Select all that apply. 

 R At a city park

 R At a local North Clackamas School District school outside of school hours

 R At a local private or charter school outside of school hours

 R At an indoor community or recreation center (e.g. the Milwaukie Center, the Wichita Center)

 R Somewhere else: 

 R I do not recreate in Milwaukie

2. What types of amenities do you feel are missing at Milwaukie’s parks? Please rank the top three amenities you would 
like to see increased.

— Play equipment for young children (6 years and younger)

— Play equipment for children between 6 and 13

— Recreation space for teenagers

— Off-leash dog areas

— Walking trails

— Natural areas

— Picnic and BBQ areas

— Covered, open air areas

— Sitting areas

— Sports courts and fields

— Multi-use courts and fields

— Other: 

3. Would you or your family be likely to use a community garden or edible landscape project to grow food if additional 
gardens were developed in the city? 

 P Very likely to use

 P Somewhat likely to use

 P Not very likely to use

 P Not at all likely to use

 P Don’t know/not sure

14. What type of support from the City would best help you prepare for natural hazards?  
Please rank your top three priorities. 

— Online and printed maps showing areas of greatest hazard risk (floods, landslides, earthquakes, etc.)

— A tool kit to help create disaster plans for your family

— Increased opportunities for in-person training related to emergency preparedness

— Community and neighborhood events focused on emergency preparedness

— Online trainings and tutorials related to emergency preparedness 

— Regular updates and tips about hazard planning in the Milwaukie Pilot and other City communication channels

— Signage around town about emergency shelters and cooling centers 

— Other: 

15. What type of support from the City would best help you take action to reduce your carbon emissions, fossil fuel 
energy use and environmental impact? Please rank your top three priorities.

— Printable and online resources with tips for reducing your impact. 

— In-person classes and trainings on climate action topics (such as weather proofing your house, increasing energy 
efficiency, reducing waste, etc.). 

— Online trainings and tutorials on climate action topics. 

— Community and neighborhood events focused on reducing emissions. 

— Regular updates and tips about climate action in the Milwaukie Pilot and other City communication channels. 

— City sponsored tool libraries and fix it fairs to reduce waste.

— Discounts and incentives on resources to reduce waste and increase energy efficiency.

— Other: 

16. Do you and your family have a plan in the case of a natural disaster such as a flood or an earthquake?

 P Yes

 P No

 P Not sure

17. What else should Milwaukie be thinking about to address the greater needs of vulnerable populations in natural 
hazard and climate change planning?

What neighborhood do you live in? 

In what year were you born?  

How did you hear about this town hall? 

(Optional)

Name: 

Email: 

Phone: 

SHARE YOUR THOUGHTS: Scenario 1 - Center Focus 

ADVANTAGES: 

DISADVANTAGES: 

WHO BENEFITS? 

WHO DOESN’T BENEFIT? 

1

To implement this scenario, there may have to be trade-offs. For each number, 
please respond and circle which trade-off you prefer more: 

1 Provide parking for housing units       Provide more housing at an affordable 
price

2 Preserve the visual character of 
existing neighborhoods 

Increase opportunities for more 
inclusive, flexible, and efficient housing 
design    

3 Promote sustainable building and 
design features   

Increase the number of housing units 
at lower costs  

ATTACHMENT 2

6.1 Page 6



4 1

Town Hall Comment Form

CITY OF MILWAUKIE

CITY OF MILWAUKIE

ABOUT YOU

COMPREHENSIVE PLAN UPDATE

SHARE YOUR THOUGHTS: Parks, Recreation and the 
Willamette Greenway:

1. Where do you or your family recreate in the City of Milwaukie? Select all that apply. 

 R At a city park

 R At a local North Clackamas School District school outside of school hours

 R At a local private or charter school outside of school hours

 R At an indoor community or recreation center (e.g. the Milwaukie Center, the Wichita Center)

 R Somewhere else: 

 R I do not recreate in Milwaukie

2. What types of amenities do you feel are missing at Milwaukie’s parks? Please rank the top three amenities you would 
like to see increased.

— Play equipment for young children (6 years and younger)

— Play equipment for children between 6 and 13

— Recreation space for teenagers

— Off-leash dog areas

— Walking trails

— Natural areas

— Picnic and BBQ areas

— Covered, open air areas

— Sitting areas

— Sports courts and fields

— Multi-use courts and fields

— Other: 

3. Would you or your family be likely to use a community garden or edible landscape project to grow food if additional 
gardens were developed in the city? 

 P Very likely to use

 P Somewhat likely to use

 P Not very likely to use

 P Not at all likely to use

 P Don’t know/not sure

14. What type of support from the City would best help you prepare for natural hazards?  
Please rank your top three priorities. 

— Online and printed maps showing areas of greatest hazard risk (floods, landslides, earthquakes, etc.)

— A tool kit to help create disaster plans for your family

— Increased opportunities for in-person training related to emergency preparedness

— Community and neighborhood events focused on emergency preparedness

— Online trainings and tutorials related to emergency preparedness 

— Regular updates and tips about hazard planning in the Milwaukie Pilot and other City communication channels

— Signage around town about emergency shelters and cooling centers 

— Other: 

15. What type of support from the City would best help you take action to reduce your carbon emissions, fossil fuel 
energy use and environmental impact? Please rank your top three priorities.

— Printable and online resources with tips for reducing your impact. 

— In-person classes and trainings on climate action topics (such as weather proofing your house, increasing energy 
efficiency, reducing waste, etc.). 

— Online trainings and tutorials on climate action topics. 

— Community and neighborhood events focused on reducing emissions. 

— Regular updates and tips about climate action in the Milwaukie Pilot and other City communication channels. 

— City sponsored tool libraries and fix it fairs to reduce waste.

— Discounts and incentives on resources to reduce waste and increase energy efficiency.

— Other: 

16. Do you and your family have a plan in the case of a natural disaster such as a flood or an earthquake?

 P Yes

 P No

 P Not sure

17. What else should Milwaukie be thinking about to address the greater needs of vulnerable populations in natural 
hazard and climate change planning?

What neighborhood do you live in? 

In what year were you born?  

How did you hear about this town hall? 

(Optional)

Name: 

Email: 

Phone: 

SHARE YOUR THOUGHTS: Scenario 2 - 
Hub and Cooridor Focus 

ADVANTAGES: 

DISADVANTAGES: 

WHO BENEFITS? 

WHO DOESN’T BENEFIT? 

2

To get to this scenario, there may have to be trade-offs. For each number, please 
respond and circle which trade-off you prefer more: 

1 Protect and preserve tree canopy    
Allow a wider range of housing types 
(some types require using more of the 
lot than a single-family home)     

2 Preserve the visual character of 
existing neighborhoods 

Increase affordability through 
innovative building materials (modular 
housing)

3 Focus more housing on areas closer to 
transit service

Focus more housing on areas closer to 
shopping and services
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4 1

Town Hall Comment Form

CITY OF MILWAUKIE

CITY OF MILWAUKIE

ABOUT YOU

COMPREHENSIVE PLAN UPDATE

SHARE YOUR THOUGHTS: Parks, Recreation and the 
Willamette Greenway:

1. Where do you or your family recreate in the City of Milwaukie? Select all that apply. 

 R At a city park

 R At a local North Clackamas School District school outside of school hours

 R At a local private or charter school outside of school hours

 R At an indoor community or recreation center (e.g. the Milwaukie Center, the Wichita Center)

 R Somewhere else: 

 R I do not recreate in Milwaukie

2. What types of amenities do you feel are missing at Milwaukie’s parks? Please rank the top three amenities you would 
like to see increased.

— Play equipment for young children (6 years and younger)

— Play equipment for children between 6 and 13

— Recreation space for teenagers

— Off-leash dog areas

— Walking trails

— Natural areas

— Picnic and BBQ areas

— Covered, open air areas

— Sitting areas

— Sports courts and fields

— Multi-use courts and fields

— Other: 

3. Would you or your family be likely to use a community garden or edible landscape project to grow food if additional 
gardens were developed in the city? 

 P Very likely to use

 P Somewhat likely to use

 P Not very likely to use

 P Not at all likely to use

 P Don’t know/not sure

14. What type of support from the City would best help you prepare for natural hazards?  
Please rank your top three priorities. 

— Online and printed maps showing areas of greatest hazard risk (floods, landslides, earthquakes, etc.)

— A tool kit to help create disaster plans for your family

— Increased opportunities for in-person training related to emergency preparedness

— Community and neighborhood events focused on emergency preparedness

— Online trainings and tutorials related to emergency preparedness 

— Regular updates and tips about hazard planning in the Milwaukie Pilot and other City communication channels

— Signage around town about emergency shelters and cooling centers 

— Other: 

15. What type of support from the City would best help you take action to reduce your carbon emissions, fossil fuel 
energy use and environmental impact? Please rank your top three priorities.

— Printable and online resources with tips for reducing your impact. 

— In-person classes and trainings on climate action topics (such as weather proofing your house, increasing energy 
efficiency, reducing waste, etc.). 

— Online trainings and tutorials on climate action topics. 

— Community and neighborhood events focused on reducing emissions. 

— Regular updates and tips about climate action in the Milwaukie Pilot and other City communication channels. 

— City sponsored tool libraries and fix it fairs to reduce waste.

— Discounts and incentives on resources to reduce waste and increase energy efficiency.

— Other: 

16. Do you and your family have a plan in the case of a natural disaster such as a flood or an earthquake?

 P Yes

 P No

 P Not sure

17. What else should Milwaukie be thinking about to address the greater needs of vulnerable populations in natural 
hazard and climate change planning?

What neighborhood do you live in? 

In what year were you born?  

How did you hear about this town hall? 

(Optional)

Name: 

Email: 

Phone: 

SHARE YOUR THOUGHTS: Scenario 3 - 
Shared Approach Focus 

ADVANTAGES: 

DISADVANTAGES: 

WHO BENEFITS? 

WHO DOESN’T BENEFIT? 

3

To get to this scenario, there may have to be trade-offs. For each number, please 
respond and circle which trade-off you prefer more: 

1 Provide “private open space” e.g. 
larger yards      

Expanding the types of housing 
allowed in more traditional single-
family neighborhoods     

2 Reduce the cost to purchase housing Promote sustainable building and 
design features   

3 Preserve the visual character of 
existing neighborhoods

Promote opportunities for people with 
a broader range of needs, incomes, 
and backgrounds by providing a wider 
range of housing types6.1 Page 8



SHARE YOUR THOUGHTS: Rank the Scenarios
Rank the scenarios from 1-3 based on preference, 1 being most preferred 

4

1.

2.

3.

What aspects of each scenario do you like? 

What would you combine from each scenario to create a new one? 

ABOUT YOU
What neighborhood do you live in? 
In what year were you born? 

How did you hear about this town hall? 
(Optional) 
Name:
Email:

What is your ethnicity? 

Additional Comments?  
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Milwaukie Comprehensive Plan Update 
Comprehensive Plan Advisory Committee - Housing Meeting #3 

April 1, 2019 6:00-8:00 pm 

DRAFT MEETING SUMMARY BY TOPICS 
Highlighted text means idea came up multiple times and seemed to have strong support 

Trade-Off Questions 

• Struggle with having the trade-offs being pitted against affordability and sustainability 

o Use a sliding scale instead 

o List out as percentages 

• List 6 phrases and have participants rank what’s more important to them versus having to 

choose between two 

• Wording is too hard to explain to participants, what is “preserving visual character”? 

• Make this a value ranking instead 

• Use specific livability priorities – community gathering spaces, ability to meet your neighbors, 

multimodal opportunities  

• Trade-offs: two parts should be used for each: lens and implementation, consistently 

• Have people pick and choose what they want to see, choose different levels of sustainability or 

equity 

• Trade-offs should describe how density is needed for services 

• Need to make sure we make it so people have to struggle with their choices. Too easy to just 

have them angry at everything or think they can get everything.  

• Map exercise and trade-offs are two different things and should be separated 

Additional Questions 

• Ask people to list their fears and why 

o Do not do this at the beginning of town hall, need to set the stage in the first 15 mins  

• Not sure people will understand we’re talking about equity when asking who benefits and who 

doesn’t.  

Scenarios 

• Rename “scenarios” to “areas of opportunities” or “options” 

• Consider not ranking them so they aren’t pitted against one-another 
o Ask them how they feel about each scenario and level of support versus ranking them 

o Rank concepts (tools/incentives/types of housing) versus the scenarios 

• Should we tell people a range of how much new housing we should expect? Feel like people will 

ask us that question. 

Scenario Maps 

• Use a single map, not with zoning. Instead consider using the Comp Plan map 

o Large single map on a big easel at each table with additional smaller maps at the table 

to view 

o The different scenarios/options, tree canopy, and demographic data could be on 

transparent paper that can be layered on as they are discussed at each table 

ATTACHMENT 3
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• Have a status quo map, showing what is already allowed 

• Like having 3 maps 

• In map explanations, change “will” to “would” 

• Only show the current comp plan map, give participants a list of different uses (mixed use, SFR, 

etc) and ask them to provide a percentage of each use they’d like to see  

• Map(s) not needed. Think we should be telling them the need, explain the vision and 

demographic info, and have them tell us what types of housing they like or don’t like. 

Presentation 

• Show multiple different types of missing middle housing 

• What’s the need statement - tie back to the vision and show the need for more affordable 
housing. People said they care about this, and people are being priced out. 

• Consider including the goals from the housing strategy: develop new units, prevent 
displacement, connect people to resources 

• Describe how additional density is needed for services in terms of the livability lens 

• Call out the 4 lenses in the presentation and how they are grounded in factual info 

• Info we can point to about how density affects affordability and equity 

• Provide info on current trends and how we can’t control that change is already happening 

• Explain why people of color are more likely renters and how this was intentional 

• Frame the benefits of a diverse and affordable community 
o Provide personal stories to these issues of affordability 

• Read out the Vision statement at the very beginning – Mayor willing to do this 

• Provide City’s sustainability goals and how those work with housing affordability versus pitting 
them against each other 
 

Additional Materials 

• Provide a map of the tree canopy 

• Variety of pictures of different housing types, explain why they are being considered, what need 

is being met, and how it can help with affordability 

o List out pros and cons of each housing type 

o Make sure there are multiple, diverse pictures of rowhouses 

o Show the different housing types next to SFR and how it fits together 

• Include map with demographic data 

Town Hall Programing 

• Have participants switch tables in the middle 

• Do not have the participants report out at the end, rather have them fill out the comment forms 

o Give participants time to fill out the comment forms and submit them at the end 

• Needs to have some sort of feedback loop though, doesn’t have to be a report out, but some 

summarized document afterwards that lists out people’s comment. Need them to know that 

they’re comments aren’t just being put in a black box.  

Facilitation Needs 

• Be prepared for questions about Portland’s Residential Infill Project 

• Make sure we know exactly what we need to get out of our table, what info is needed 

• 1 or 2 ideas on how to pivot to the next topic area if these are getting too focused on one topic 
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