
Exhibit A 

Recommended Findings in Support of Approval 
File #CPA-2015-001/ZA-2015-001, Central Milwaukie Plan and Code Amendments 

Sections of the Milwaukie Municipal Code or Milwaukie Comprehensive Plan not addressed in 
these findings are found to be inapplicable to the decision on this application. 

1. The applicant, the City of Milwaukie, proposes to amend various central Milwaukie 
regulations that are contained in Title 14 Sign Ordinance and Title 19 Zoning Ordinance of 
the Milwaukie Municipal Code (MMC), Chapter 4 of the Milwaukie Comprehensive Plan 
(MCP), and adopt a new Central Milwaukie Land Use & Transportation Plan (CM LU&T), 
an ancillary document of the MCP. The land use application file numbers are CPA-2015-
001 and ZA-2015-001. 

2. The purpose of the proposed code amendments is to remove barriers, create incentives, 
and encourage the type of development projects that implement the community's vision for 
central Milwaukie. While the proposed amendments are located in several titles of the 
municipal code, the most substantive amendments are proposed to the following chapters 
of Title 19: 

• Chapter 19.303 General Mixed Use Zone GMU - new 

• Chapter 19.303 Residential-Office-Commercial ROC - deleting 

• Chapter 19.307 General Commercial Zone CG - revising 

• Chapter 19.404 Flex Space Overlay Zone - new 

• Chapter 19.404 Mixed Use Overlay Zone - deleting 

• Chapter 19.500 Supplementary Development Regulations- revising 

Additionally, amendments are proposed to Title 14 and Chapter 4 of the MCP to coordinate 
with the proposed amendments to Title 19. 

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

• MMC Section 19.902 Amendments to Maps and Ordinances 

• MMC Chapter 19.1000 Review Procedures 

4. The application has been processed and public notice provided in accordance with MMC 
Section 19.1008 Type V Review. Public hearings were held on April 28, 2015, May 12, 
2015, May 26, 2015, June 9, 2015, and July 14, 2015 as required by law. 

5. MMC Chapter 19.1000 establishes the initiation and review requirements for land use 
applications. The City Council finds that these requirements have been met as follows. 

a. MMC Subsection 19.1001.6 requires that Type V applications be initiated by the 
Milwaukie City Council, Planning Commission, Planning Director, or any individual. 

The amendments were initiated by the Planning Director on March 13, 2015. 

b. MMC Section 19.1008 establishes requirements for Type V review. The procedures 
for Type V Review have been met as follows: 

( 1) Subsection 19.1 008.3.A.1 requires opportunity for public comment. 

Opportunity for public comment and review has been provided. Staff held a 
public open house on February 4, 2015, for review of the draft amendments. 
The Planning Commission has had numerous worksessions about the proposed 
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amendments. The draft amendments were sent to members of the project 
steering committee, the Planning Commission, and "interested persons" for 
review on February 17, 2015. The current version of the draft amendments have 
been posted on the project web site since Apri/21, 2015. On April21, 2015 staff 
e-mailed NDA leaders and interested persons with information about the hearing 
and a link to the draft proposed amendments. 

(2) Subsection 19.1 008.3.A.2 requires notice of public hearing on a Type V Review 
to be posted on the City website and at City facilities that are open to the public 
at least 30 days prior to the hearing . 

A notice of the Planning Commission 's April28, 2015, hearing was posted as 
required on March 27, 2015 at City Hall, Ledding Library, Public Safety Building, 
and Johnson Creek Facility. A notice of the City Council's September 1, 2015 
hearing was posted as required on July 31, 2015 at the same locations. 

(3) Subsection 19.1 008.3.A.3 requires notice be sent to individual property owners if 
the proposal affects a discrete geographic area or specific properties in the City. 

The proposed amendments will apply to properties in the CG and R-0-C zones 
in central Milwaukie, as well as owners of commercial and industrial properties 
of 3 acres or more in area. All affected property owners were notified of the 
hearing date via the Measure 56 notice. 

(4) Subsection 19.1008.3.8 requires notice of a Type V application be sent to the 
Department of Land Conservation and Development (DLCD) 35 days prior to the 
first evidentiary hearing . 

The first evidentiary hearing was held on April 28, 2015. Notice of the proposed 
amendments was sent to OLCO on March 19, 2015. 

(5) Subsection 19.1 008.3.C requ ires notice of a Type V application be sent to Metro 
45 days prior to the first evidentiary hearing. 

The first evidentiary hearing was held on April 28, 2015. Notice of the proposed 
amendments was sent to Metro on March 13, 2015. 

(6) Subsection 19.1 008.3.D requires notice to property owners if, in the Planning 
Director's opinion , the proposed amendments would affect the perm issible uses 
of land for those property owners. 

The proposed amendments would affect uses and development on properties in 
the CG and R-0-C zones in central Milwaukie, as well as commercial and 
industrial properties that exceed 3 acres in area. The City sent a Measure 56 
Notice summarizing the proposal and announcing the date of the first public 
hearing all property owners in the CG and R-0-C zones in central Milwaukie and 
owners of commercial and industrial properties of 3 acres or more in area. 

(7) Subsection 19.1008.4 and 5 establish the review authority and process for 
review of a Type V application . 

The Planning Commission held duly advertised public hearings on April 28, May 
12, May 26, June 9, and July 14, 2015, and passed a motion recommending that 
the City Council approve the proposed amendments. Duly advertised public 
hearings before City Council were held on September 1, October 6, October 20, 
November 3, and December 1, 2015. 
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6. MMC 19.902.3 establishes requirements for amendments to the text of the Milwaukie 
Comprehensive Plan. The City Council finds that these requirements have been met as 
follows. 

a. MMC Subsection 19.902.3.A requires that changes to the text of the Milwaukie 
Comprehensive Plan shall be evaluated through a Type V review per Section 
19.1008. 

The Planning Commission held duly advertised public hearings on April 28, May 12, 
May 26, June 9, and July 14, 2015. Duly advertised public hearings before City 
Council were held on September 1, October 6, October 20, November 3, and 
December 1, 2015. Public notice was provided in accordance with MMC Subsection 
19.1008.3. 

b. MMC Subsection 19.902.3.8 contains approval criteria for changes to the text of the 
Milwaukie Comprehensive Plan. 

(a) MMC Subsection 19.902.3.8.1 requires that the proposed amendment be 
consistent with the goals and policies of the Comprehensive Plan, as 
proposed to be amended. 

The goals and policies of the Comprehensive Plan and its ancillary documents 
support the development of central Milwaukie as a pedestrian-oriented, 
vibrant, mixed-use district: 

a) The Goal Statement of the Economic Base and Industrial/Commercial Land 
Use Element reads as follows: 

To continue to support and encourage the development of a broad 
industrial base in the City, and to encourage the expansion of service 
facilities in the community. 

b) Objective #6- Commercial Land Use states: 

To encourage new commercial uses to locate within designated 
commercial areas of the City, in order to take maximum advantage of 
existing access and public facilities serving these areas. 

The proposed amendments adopt the Central Milwaukie Land Use and 
Transportation Plan, an ancillary document of the Comprehensive Plan, to 
identify projects that will implement the vision for central Milwaukie. 

(b) MMC Subsection 19.902.3.8.2 requires that the proposed amendment is in 
the public interest with regard to neighborhood or community conditions. 

The proposed amendments reflect the community's desire for policies and 
regulations that encourage high-quality, attractive development while 
respecting the surrounding residential neighborhoods in central Milwaukie. 

(c) MMC Subsection 19.902.3.8.3 requires the public need be best satisfied by 
this particular proposed amendment. 

The proposed amendments confirm the community's vision for central 
Milwaukie and include a new Objective specific to central Milwaukie to create 
a more meaningful document. A need exists for the proposed amendment 
given that two identified opportunity sites are in central Milwaukie and remain 
undeveloped. Based on a 2013 market study by ECONorthwest, the 
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opportunity sites have the potential for job creation on the Murphy site and the 
potential to knit the surrounding community together via development on the 
McFarland site. The proposed amendments include language to encourage 
redevelopment of those opportunity sites that will provide housing, services, 
and employment to residents of the city. 

(d) MMC Subsection 19.902.3.8.4 requires that the proposed amendment is 
consistent with the Metro Urban Growth Management Functional Plan and 
relevant regional policies. 

The proposed code amendments reflect the proposed amendments to the 
MCP. The Urban Growth Management Functional Plan is Section 3. 07 of the 
Metro Code. The plan provides tools to meet goals of the 2040 Growth 
Concept, Metro's long-range growth management plan for the Portland 
metropolitan area. The proposed amendments are consistent with Functional 
Plan and relevant regional policies, which are contained in Title 1, Title 6, and 
Title 8. 

Title 1: Requirements for Housing and Employment Accommodation 

The proposed Comprehensive Plan and code amendments are specific to 
commercial/and use descriptions as well as mixed-use development and 
could increase the City's housing capacity and the region 's employment 
capacity. The changes allow mixed-use and stand-alone multi-family 
residential development as well as employment uses in the former General 
Commercial zone. 

Title 6: Central City, Regional Centers, Town Centers, and Station 
Communities 

The proposed Comprehensive Plan amendments do not reduce density or 
intensity of development in central Milwaukie which is part of a Town Center. 

Title 8: Compliance Procedures 

The City's land use regulations and Comprehensive Plan are in compliance 
with the Functional Plan. The proposed amendments shall be deemed to 
comply with the Functional Plan if no appeal to the Land Use Board of 
Appeals is made within the 21-day period set forth in ORS 197.830(9). As 
required by MMC Subsection 19. 1008.3. C, the City provided notice of the 
proposed amendments to Metro's Chief Operating Officer at least 45 days 
prior to the initial evidentiary hearing on the proposed amendments. Metro did 
not identify any inconsistencies with the Metro Urban Grown Management 
Functional Plan or relevant regional policies. 

In processing the proposed amendments, the City followed its own 
requirements for citizen involvement as described in Finding 6. 

(e) MMC Subsection 19.902.3.8.5 requires that the proposed amendment be 
consistent with relevant State statutes and administrative rules, including the 
Statewide Planning Goals and Transportation Planning Rule. 

The proposed amendments were sent to the Department of Land 
Conservation and Development (DLCD) for comment. The DLCD did not 
identify any areas where the proposed amendments were inconsistent with 
State statutes and administrative rules. 
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The proposed amendments to the MCP are minimal; no changes are 
proposed to land use designations, residential densities, or the types of uses 
permitted. The proposed amendments to the zoning code include allowing 
additional residential uses and employment uses in the proposed General 
Mixed Use zone. 

Relevant Statewide Planning Goals include Goal 1 Citizen Involvement. As 
described in Finding 6, ample opportunity for public involvement and comment 
was provided in the crafting and adoption of these amendments. 

The proposed amendments are consistent with the Milwaukie Transportation 
System Plan (TSP), which is consistent with the Regional Transportation Plan 
(RTP) and the Transportation Planning Rule (TPR). The existing land use 
designation in central Milwaukie is Town Center, which permits a range of 
commercial, retail, and residential uses. As compared to the current zoning of 
the opportunity sites (ROC/MU, which allows high density development), by 
allowing more mixed-use development that will provide opportunities for both 
commercial and residential development within the same area, the proposed 
amendments do not introduce additional traffic generation. Newly identified 
TSP projects within the area will improve pedestrian and bicycle connectivity 
in central Milwaukie, which provide potential for the area to be highly 
connected to the local multi-nodal transportation system. This provides 
opportunities for decreasing vehicle trips on the area's streets. 

c. MMC 19.902.5 establishes requirements for amendments to the text of the zoning 
ordinance. The City Council finds that these requirements have been met as follows. 

(1) MMC Subsection 19.902.5.A requires that changes to the text of the land use 
regulations of the Milwaukie Municipal Code shall be evaluated through a Type 
V review per Section 19.1008. 

The Planning Commission held duly advertised public hearings on April 28, May 
12, May 26, June 9, and July 14, 2015. Duly advertised public hearings before 
City Council were held on September 1, October 6, October 20, November 3, 
and December 1, 2015. Public notice was provided in accordance with MMC 
Subsection 19.1008.3. 

(2) MMC Subsection 19.902.5.8 establishes the approval criteria for changes to 
land use regulations of the Milwaukie Municipal Code. 

(a) MMC Subsection 19.905.8.1 requires that the proposed amendment be 
consistent with other provisions of the Milwaukie Municipal Code. 

The proposed amendments have been coordinated with and are consistent 
with other provisions of the Milwaukie Municipal Code. 

(b) MMC Subsection 19.902.5.8.2 requires that the proposed amendment be 
consistent with the goals and policies of the Comprehensive Plan. 

Current Comprehensive Plan goals and policies strongly support a 
pedestrian-oriented, vibrant, mixed-use commercial district. The code is 
intended to encourage that form of development. 

The Goal Statement of the Economic Base and Industrial/Commercial Land 
Use Element reads as follows : 



Recommended Findings in Support of Approval
Central Milwaukie Plan and Code Amendments 
Master File #CPA-2015-001-Central Milwaukie Zones 

Page 6 of 9 
November 23, 2015 

To continue to support and encourage the development of a broad 
industrial base in the City, and to encourage the expansion of service 
facilities in the community. 

Objective #6 - Commercial Land Use states: 

To encourage new commercial uses to locate within designated 
commercial areas of the City, in order to take maximum advantage of 
existing access and public facilities serving these areas. 

The proposed amendments: 

• Strengthen existing development standards to ensure that new 
development is appropriate in scale. 

• Strengthen existing commercial and mixed-use design standards to 
ensure that new development is attractive and activates the pedestrian 
realm. 

• Reduce the level of review required for new development that meets 
the design and development standards. 

• Add live/work units and standalone multifamily to the housing types 
permitted in central Milwaukie. 

• Add a Flex Space Overlay zone to allow more employment-related 
uses with associated design and development standards. 

(c) MMC Subsection 19.902.5.8.3 requires that the proposed amendment be 
consistent with the Metro Urban Growth Management Functional Plan and 
relevant regional policies. 

See Finding l .b (d) above. 

(d) MMC Subsection 19.902.5.8.4 requires that the proposed amendment be 
consistent with relevant State statutes and administrative rules, including 
the Statewide Planning Goals and Transportation Planning Rule. 

See Finding 7.b (e) above. 

(e) MMC Subsection 19.902.5.8 .5 requires that the proposed amendment be 
consistent with relevant federal regulations. 

The Planning Commission finds that the Federal Fair Housing 
Amendments Act of 1988 is relevant to the proposed amendments. The 
proposed amendments retain the current choice between clear and 
objective review and discretionary review of new multifamily development. 

d. MMC 19.902.5 establishes requirements for amendments to the Zoning Map. The 
City Council finds that these requirements have been met as follows. 

(1) MMC Subsection 19.902.6.A states that changes to the Zoning Map shall be 
evaluated through either a Type Ill or a Type V review. 

The Zoning Map amendments involve approximately 127 properties and 345.5 
acres. The amendments are legislative in nature and subject to Type V review. 

The Planning Commission held duly advertised public hearings on April 28, May 
12, May 26, June 9, and July 14, 2015. Duly advertised public hearings before 
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City Council were held on September 1, October 6, October 20, November 3, 
and December 1, 2015. Public notice was provided in accordance with MMC 
Subsection 19.1008.3. 

(2) MMC Subsection 19.902.6.8 contains approval criteria for changes to the 
Zoning Map. 

(a) The proposed amendments are compatible with the surrounding area 
based on the following factors: 

a. Site location and character of the area. 

The central Milwaukie zones are commercial in nature and include 
commercial development, vacant developable properties, and some 
multi-family residential development. The proposed amendments 
would retain and enhance the commercial character of the area and 
add mixed-use and employment uses. 

b. Predominant land use pattern and density of the area. 

With the exception of the 2 opportunity sites (Murphy and McFarland), 
the predominant land use pattern of central Milwaukie is small parcels 
developed with small- and medium-scale buildings. Central Milwaukie 
is intended to be a commercial activity hub for the City. The proposed 
amendments would continue the predominant land use pattern and 
density of the area. 

c. Expected changes in the development pattern for the area. 

Given its relatively close proximity, the development pattern for the 
area is expected to intensify with the completion of the downtown and 
Tacoma light rail stations. The overall lack of developable land in the 
city and infill pattern of development and redevelopment city-wide 
suggest that development in the area will intensify. The proposed 
amendments align with the expected development pattern for the area. 

(b) The need is demonstrated for uses allowed by the proposed amendment. 

The proposed amendments retain the existing central Milwaukie uses and 
add additional uses that are desired by the community, such as 
employment uses and mixed-use development. There are few vacant 
development parcels in the city and a need exists for the proposed 
amendment given that two identified opportunity sites are in central 
Milwaukie and remain undeveloped due, in part, to the existing zoning. 
Based on a 2013 market study by ECONorthwest, the opportunity sites 
have the potential for job creation on the Murphy site and the potential to 
knit the surrounding community together via development on the 
McFarland site. The proposed amendments include language to encourage 
redevelopment of those opportunity sites that will provide housing, 
services, and employment to residents of the city. 

(c) The availability is shown of su itable alternative areas with the same or 
similar zoning designation . 

Central Milwaukie was one of the subject areas of the Moving Forward 
Milwaukie project. The purpose was to increase development opportunity 
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in this area. There were no alternative areas that were considered or are 
appropriate for this type of zoning. The most suitable area in Milwaukie for 
the application of the proposed General Mixed Use zone and Flex Space 
Overlay is central Milwaukie. 

(d) The subject property and adjacent properties presently have adequate 
public transportation facilities, public utilities, and services to support the 
use(s) allowed by the proposed amendment, or such facilities, utilities, and 
services are proposed or required as a condition of approval for the 
proposed amendment. 

The public transportation facilities, public utilities, and services in central 
Milwaukie are adequate to support the proposed amendments. The subject 
properties are already being used for, or are zoned for, commercial and 
residential purposes. Changing the designation to allow mixed-use and 
multi-family development should lessen demand on the transportation 
system and provide opportunities for multi-modal connectivity. The 
proposed amendments would not increase the demand on the facilities, 
utilities, or services in the area. The vision for the area is more pedestrian
and bicycle-oriented, and improved multi-modal connectivity, which would 
reduce the use of vehicles for transportation. The application was referred 
to the City Engineering and Building departments for review and no 
service-related issues were identified. 

(e) The proposed amendment is consistent with the functional classification, 
capacity, and level of service of the transportation system. A transportation 
impact study may be required subject to the provisions of Chapter 19.700. 

The proposed amendment does not intensify the development potential of 
the central Milwaukie area, and the existing level of development intensity 
has been evaluated by the Transportation System Plan. The existing land 
use designation in central Milwaukie is Town Center, which permits a range 
of commercial, retail, and residential uses. As compared to the current 
zoning of the opportunity sites (ROC/MU, which allows high density 
development) , by allowing more mixed-use development that will provide 
opportunities for both commercial and residential development within the 
same area, the proposed amendments do not introduce additional traffic 
generation. Newly identified TSP projects within the area will improve 
pedestrian and bicycle connectivity in central Milwaukie, which provide 
potential for the area to be highly connected to the local multi-nodal 
transportation system. This provides opportunities for decreasing vehicle 
trips on the area's streets. The proposed amendment may have the effect 
of reducing vehicle usage in the area through the encouragement of mixed
use development. 

(f) The proposed amendment is consistent with the goals and policies of the 
Comprehensive Plan, including the Land Use Map. 

The subject area is designated Town Center. The goals and policies of the 
Comprehensive Plan for the Town Center area are a pedestrian-oriented, 
mixed-use, vibrant commercial core. The proposed amendment is 
consistent with those goals and policies. 
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(g) The proposed amendment is consistent with the Metro Urban Growth 
Management Functional Plan and relevant regional policies. 

See Finding 7.b (d) above. 

(h) The proposed amendment is consistent with relevant State statutes and 
administrative rules, including the Statewide Planning Goals and 
Transportation Planning Rule. 

See Finding 7.b (e) above. 




