(2 CITY OF MILWAUKIE

AGENDA

September 28, 2021
PLANNING COMMISSION

milwaukieoregon.gov

Zoom Video Meeting: due to high rates of community COVID-19 transmission, the Planning Commission will
hold this meeting through Zoom video. The public is invited to watch the meeting online through the City of
Milwaukie YouTube page (https://www.youtube.com/channel/UCRFbfge3OnDWLQKSB m9cAw) or on
Comcast Channel 30 within city limits.

If you wish o provide comments, the city encourages written comments via email at
planning@milwaukieoregon.gov. Written comments should be submitted before the Planning Commission

meeting begins to ensure that they can be provided to the Planning Commissioners ahead of fime.
To speak during the meeting, visit the meeting webpage (https:.//www.milwaukieoregon.gov/bc-
pc/planning-commission-80) and follow the Zoom webinar login instructions.
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Call to Order - Procedural Matters — 6:30 PM
Information ltems

Audience Participation — This is an opportunity for the public to comment on any item not on the
agenda

Hearing ltems

4.1 Coho Point Redevelopment
Summary: Construct a six-story mixed use building, with restaurant and retail space on
the ground floor and 195 multifamily units on the ground floor and above.
Applicant: Coho Point LLC (represented by Jones Architecture)
Address: 11103 SE Main St
File: DR-2021-001 (master file)
Staff: Senior Planner Brett Kelver

Planning Department Other Business/Updates

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

Forecast for Future Meetings

October 12, 2021 Hearing: Middle Housing Code
Work Session: Joint meeting with NDA's
October 26, 2021 Hearing: Middle Housing Code

Hearing: VR-2021-014, 239 Ave Property Line Adjustment
November 9, 2021 No items are currently scheduled for this meeting.


https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw
mailto:planning@milwaukieoregon.gov
https://www.milwaukieoregon.gov/bc-pc/planning-commission-80
https://www.milwaukieoregon.gov/bc-pc/planning-commission-80

Milwaukie Planning Commission Statement
The Planning Commission serves as an advisory body to, and a resource for, the City Council in land use matters. In this
capacity, the mission of the Planning Commission is to articulate the Community’s values and commitment to socially and
environmentally responsible uses of its resources as reflected in the Comprehensive Plan

1. PROCEDURAL MATTERS. If you wish to register to provide spoken comment at this meeting or for background information
on agenda items please send an email to planning@milwaukieoregon.gov.

2. PLANNING COMMISSION and CITY COUNCIL MINUTES. City Council and Planning Commission minutes can be found on
the City website at www.milwaukieoregon.gov/meetings.

3. FORECAST FOR FUTURE MEETINGS. 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 attend the Zoom meeting posted on the city website, state their name and city of residence
for the record, and remain available until the Chairperson has asked if there are any questions from the Commissioners.
Speakers are asked to submit their contact information to staff via email so they may establish standing.

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.

APPLICANT’S PRESENTATION.

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

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 contfinue 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.

aor®

Meeting Accessibility Services and Americans with Disabilities Act (ADA) Notice

The city is committed to providing equal access to public meetings. To request listening and mobility assistance services
contact the Office of the City Recorder at least 48 hours before the meeting by email at ocr@milwaukieoregon.gov or phone
at 503-786-7502. To request Spanish language franslation services email espanol@milwaukieoregon.gov at least 48 hours
before the meeting. Staff will do their best to respond in a timely manner and to accommodate requests. Most Council
meetings are broadcast live on the city’s YouTube channel and Comcast Channel 30 in city limits.

Servicios de Accesibilidad para Reuniones y Aviso de la Ley de Estadounidenses con Discapacidades (ADA)

La ciudad se compromete a proporcionar igualdad de acceso para reuniones publicas. Para solicitar servicios de asistencia
auditiva y de movilidad, favor de comunicarse a la Oficina del Registro de la Ciudad con un minimo de 48 horas antes de la
reunién por correo electrénico a ocr@milwaukieoregon.gov o llame al 503-786-7502. Para solicitar servicios de traduccién al
espanol, envie un correo electronico a espanol@milwaukieoregon.gov al menos 48 horas antes de la reunion. El personal hard
todo lo posible para responder de manera oportuna y atender las solicitudes. La mayoria de las reuniones del Consejo de la
Ciudad se transmiten en vivo en el canal de YouTube de la ciudad y el Canal 30 de Comcast dentro de los limites de la
ciudad.

Milwaukie Planning Commission: Planning Department Staff:
Lauren Loosveldt, Chair Laura Weigel, Planning Manager
Joseph Edge, Vice Chair Vera Kolias, Senior Planner

Greg Hemer Brett Kelver, Senior Planner
Robert Massey Will First, Administrative Specialist Il
Amy Erdt

Adam Khosroabadi
Jacob Sherman
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(0 CITY OF MILWAUKIE

To: Planning Commission

Through: Laura Weigel, Planning Manager

From: Brett Kelver, Senior Planner

Date: September 21, 2021, for September 28, 2021, Public Hearing

Subject: Master File: DR-2021-001
Applicant/Owner: Coho Point LLC
Applicant’s Representative: Jones Architecture
Address: 11103 SE Main St
Legal Description (Map & Tax Lots): 1STE35AD, lots 1100, 1200, 1300, 1301, 1302
NDA(s): Historic Milwaukie, Island Station

ACTION REQUESTED

Approve the land use applications associated with master file #DR-2021-001 and adopt the
Recommended Findings and Conditions of Approval found in Attachments 1 and 2. This action
would allow for the development of a six-story mixed-use building on the Coho Point site at
11103 SE Main St.

BACKGROUND INFORMATION
The proposal is to construct a six-story  Figure 1. Rendering of proposed building
mixed-use building on a site in
downtown Milwaukie, with
commercial space (restaurant and
retail) on the ground floor and 195
multifamily units above (see Figure 1).
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developed with the Cash Spot pawnshop, was acquired by the City in 2006. It was recognized
as a gateway location by the Moving Forward Milwaukie project and identified in the South
Downtown Plan as a development opportunity site. However, the site’s location adjacent to
Kellogg Creek presents several challenges. A large portion of the site is within the 100-year
floodplain, requiring a significant amount of fill to ensure that any new building meets all
applicable standards for floodplain development. That includes balancing the new fill with at
least an equal amount of excavation (“cut”) to maintain the site’s overall flood storage capacity.
Likewise, a large portion of the site near the creek is designated as Water Quality Resource
(WQR) and/or Habitat Conservation Area (HCA). The City’s code discourages disturbance of
these natural resource areas and requires on-site mitigation when they are impacted.

In April 2017, the City Council decided to make the property available for redevelopment
through a public-private partnership and launched a request for qualifications process to solicit
proposals for a five-story mixed use building with at least four floors of housing over retail.
Black Rock LLC (the applicant, referenced as Coho Point LLC for this project) was selected and
entered into a development agreement with the City, including an arrangement for the
developer to utilize the Adams Street right-of-way to construct an on-site public-access
pedestrian walkway between Main Street and McLoughlin Boulevard and to establish a
landscaped transition to Dogwood Park. This application represents an important milestone in
bringing to fruition the City’s vision for the site’s redevelopment.

A. Site and Vicinity
The site, which is located at 11103 SE Main St, is approximately 0.94 acres (approximately
40,820 sq ft) and is comprised of five underlying tax lots (see Figure 2). The northeastern-

Figure 2. Site and vicinity
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most tax lot is currently developed with a commercial building, but the rest of the site is
vacant. The subject property is a full block, with Main Street to the east, Washington Street
to the north, McLoughlin Boulevard to the east, and Adams Street to the south. Kellogg
Creek forms the southwest border of the site. The undeveloped right-of-way in Adams
Street effectively functions as part of Dogwood Park to the south.

Figure 3. Zoning

B. Zoning Designation (see Figure 3)
The site is at the southern end of

Milwaukie’s downtown area, most of
which is zoned Downtown Mixed Use
(DMU) except for the nearby parks—
Dogwood Park and Milwaukie Bay
Park to the northwest (across
McLoughlin Boulevard) —which are
zoned Open Space (OS).

C. Comprehensive Plan Designation
Town Center (TC)

D. Land Use History
City records indicate no previous land use actions for this site.

E. Proposal
The proposal is to construct a six-story Figure 4. Proposed site layout (ground floor)

mixed-use building in downtown ! . 1990
Milwaukie, with approximately 7,000 sq ft I :
of commercial space (restaurant and retail)
on the ground floor and 195 multifamily
units on the ground floor and above (see
Figure 4). The project includes disturbance
to designated natural resource areas on the
site and fill within the floodplain, with a
variance requested to allow most of the
required natural resource mitigation to be
provided off site within the adjacent
Adams Street right-of-way and Dogwood
Park. A parking quantity modification is
proposed to lower the required number of
off-street parking spaces beyond the by-
right reductions allowed in the underlying
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requested to the building height limitation
(to allow one extra story) and the zero-setback-building requirement. The project requires
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review for consistency with the downtown design standards/guidelines as well as with the
Willamette Greenway conditional use criteria.

The project requires approval of the following applications:

1. Downtown Design Review (land use master file #DR-2021-001)
2. Willamette Greenway Review (WG-2021-001)

3. Natural Resource Review (NR-2021-002)

4.  Variance Request (VR-2021-002)

5. Parking Quantity Modification (P-2021-001)

6. Transportation Facilities Review (TFR-2021-001)

See Attachment 3 for the applicant’s submittal materials. See Attachment 4 for a review of
the applicant’s transportation impact study by DKS, the City’s on-call traffic consultant.
See Attachment 5 for a review of the applicant’s natural resource report by ESA, the City’s
on-call natural resources consultant.

KEY ISSUES

Summary

Staff has identified the following key issue(s) 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.

A.
B.

C.

Is the requested modification to the required parking quantity a justifiable one?

Is the proposed off-site mitigation adequate for the disturbance to the natural resources on
the site?

Do the building’s design and the overall project’s public benefits warrant the granting of the
requested height variance?

Analysis

A.

Is the requested modification to the required parking quantity a justifiable one?

The proposed development is a mixed-use building, with commercial spaces and 195
multifamily units. In the DMU zone, nonresidential uses are exempt from off-street parking
requirements, while multifamily residential units in the DMU require one off-street parking
space per unit. However, the code allows by-right reductions to the parking requirements
for different scenarios, including where light rail or other frequent public transit service is
available. For uses in the DMU zone, parking can automatically be reduced by 25% (per
MMC Subsection 19.605.3.B.2.c). For every six bicycle parking spaces provided beyond the
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minimum number required, vehicle parking in the DMU zone can be further reduced by
5%.1

With 195 vehicle parking spaces as the baseline requirement, 195 bicycle parking spaces are
also required. The proposed development includes 237 bicycle spaces, or 42 more than the
minimum. That translates to an allowed reduction of seven spaces for bike parking (42 + 6 =
7). The DMU-based reduction of 25% translates to a reduction of 49 spaces (0.25 x 195 =
48.75, rounded up to 49). As proposed, the new development is allowed a total reduction of
56 spaces, resetting the minimum required parking to 139 spaces.

Beyond the by-right reductions, the applicant has proposed to further reduce vehicle
parking by almost 60 spaces, providing a total of 81 parking spaces within the ground floor
of the new building. Furthermore, the City’s development agreement for the site includes an
arrangement to make 40 of the 81 spaces available during weekdays for downtown-
employee parking managed through the current permit system. That means that during the
daytime Monday through Friday, only 41 spaces will be available to building residents for
parking.

The proposal for such a significant reduction in off-street parking for new housing
downtown reflects a growing trend across the region and many other parts of the country.
Town centers and urban cores are at the foreground of this shift as places where land is even
more of a commodity, where light rail and other public transit services are more readily
available, and where development codes emphasize improved walkability. Ride-share
services (e.g., Uber, Lyft) continue to increase the feasibility of living in smaller cities and
suburban areas without a personal vehicle. Other mobility options such as bike-share and
scooter programs are also likely to come online in Milwaukie in the coming years. Overall,
as more residential units are built downtown, the demand for more amenities and services
will drive new business development that will improve downtown livability and make it
more possible to live without a vehicle.

The applicant has provided a Transportation Demand Management (TDM) program
outlining the principles designed to make the proposed parking arrangement work. This
includes active marketing that promotes the new development as one that encourages car-
free living, with incentive options for residents who do not have a vehicle. The TDM
document presents a menu of incentives that residents who do not have a designated
parking space could choose from: an annual TriMet pass, car-share/ride-share services,
reduced rent, or membership in a bike-share or scooter program. Depending on the needs
and lifestyles of individual residents, one incentive may be more appropriate and useful
than another. The TDM incentives are all part of the effort to diminish the need for parking.

The TDM document provides several strategies for parking-management actions that can be
utilized to make the proposed parking arrangement function efficiently. Building

! The allowed reduction for extra bike parking is actually 10%, but since the total maximum reduction
allowed in the DMU zone is 30% and projects get an automatic 25% reduction just for being in the
DMU zone, only 5% more is available through the bike parking reduction.
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management can institute a vehicle registry that, along with usage monitoring, will help
them ensure that the parking structure is used only by authorized vehicles. This effort will
also enable building management to enforce the rules and respond more effectively to
complaints about resident vehicles parking off site. Signage and other communication
materials will publicize the restricted nature of the parking structure and point directly to
building management to report questions or concerns. By charging market-rate prices for
tenant parking and implementing the other points of the TDM program, the goal will be to
have the parking structure fully occupied and not overflowing onto public streets.

In addition to the TDM program, another critical aspect to allowing reduced parking is the
City Council strategy for downtown parking management adopted in September 2018
(https://www.milwaukieoregon.gov/sites/default/files/fileattachments/ordinance/93841/
r82-2018 with final plan document.pdf). The document includes a summary of existing
on- and off-street parking capacity downtown, estimates of future parking demand, and 28

recommended strategies for managing that demand. The strategies are intended to
“improve the efficiency of the City’s parking system and provide a solid foundation for
decision-making and accommodating future growth.” Chief among the strategies is a
confirmation that the City will take an active role in managing parking, including by
enforcing restrictions and facilitating the creation of new parking supply.

The development agreement between the City and the applicant does not entitle residents
of the new building to special use of on-street parking spaces. As the manager of the on-
street parking system, the City can adjust the days and hours of parking limits as needed in
response to the changing downtown environment and any conflicts that may arise over
time. Although the site is relatively far from the nearest residential streets in the downtown
area, there is an official process in place that neighbors can use to establish a residential
parking permit program if on-street parking by building residents becomes a problem.

The TDM program is key to making the proposed parking arrangement work, and staff
believes it presents a reasonable approach. The City’s sustainability goals, as expressed in
the newly updated Comprehensive Plan, are supportive of a shift away from total
dependence on personal vehicles, and the management tools are in place to make the
proposed arrangement a success. The City’s commitment to actively managing the parking
system (e.g., through enforcement, residential permit programs, facilitation of shared
parking arrangements, etc.) will provide the pressure necessary to make the TDM
successful.

B. Is the proposed off-site mitigation adequate for the disturbance to the natural
resources on the site?

To make reasonable use of the subject property, which is adjacent to Kellogg Creek and
therefore includes some overlapping natural resource designations, disturbance of the
Water Quality Resource (WQR) and Habitat Conservation Area (HCA) on the site is
unavoidable. The footprint of the new building and adjacent public-access walkway
connecting Adams Street to McLoughlin Boulevard leaves very little WQR/HCA area on the
site where mitigation can occur. Furthermore, the requirement to balance cut (excavation)
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and fill within the floodplain, along with the proposal to provide much of the necessary cut
within the Adams Street right-of-way and Dogwood Park, results in additional disturbance
of off-site WQR and HCA resources that also requires mitigation.

Most of the subject property has long been paved or covered with buildings, so the WQR
and HCA resources being disturbed are already in poor condition and do not presently
provide much native vegetation or shade along Kellogg Creek. The public/private-
partnership nature of this project provides an opportunity to maximize new development
on the subject property by essentially transferring the “disturbance rights” of the Adams
Street right-of-way and Dogwood Park to the Coho Point site. This arrangement will
improve a contiguous stretch of riparian area adjacent to the primary point of impact.

The applicant’s natural resource report, prepared by Pacific Habitat Services (PHS),
provides a mitigation plan with hundreds of native-species tree and shrub plantings within
the Adams Street right-of-way and in the riparian areas of Dogwood Park. These planting
areas are generally categorized as being in Class A (“Good”) condition due to the presence
of at least 50% tree canopy coverage and at least 80% overall vegetation (trees, shrubs, and
ground cover). However, the existing vegetation is comprised of many non-native and
invasive species (e.g., English hawthorn, Himalayan blackberry, Norway maple, clematis)
and lacks species diversity and more native trees. The PHS report suggests that the
proposed mitigation will improve the ecological function of this portion of the riparian
corridor, by improving species diversity and increasing shade. ESA, the City’s on-call
natural resources consultant, reviewed the PHS report and concurred with its overall
assessment (see Attachment 5 for the ESA memo). ESA noted that the proposed mitigation
would maintain some ecological functions and would improve others by increasing native
plant coverage, tree and shrub numbers, and structural and species diversity.

The challenge of developing a site as constrained as the subject property is met in this case
by capitalizing on the opportunity to expand the project area to include creek-side lands
that would benefit from restoration. A narrow strip of on-site WQR at the base of the
proposed retaining wall will be replanted, so the vegetated corridor in this area will remain
intact and be improved as a result of this project.

C. Do the building’s design and the overall project’s public benefits warrant the
granting of the requested height variance?

The proposed development will provide 195 units of needed housing in downtown
Milwaukie, which is consistent with the goals and policies of the City’s Comprehensive
Plan. The design takes a small site with challenging constraints (floodplain, natural
resources) and creatively produces a combination of housing units and commercial spaces
that will help revitalize the downtown in a key location next to a public park and plaza (see
Figure 5). The height variance allows the new building to include structured off-street
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parking on the lower level, preserving valuable floor area for additional dwelling units, on a
site with no excess space for surface parking beyond the building footprint.

Figure 5. Rendering—view of southwest elevation (McLoughlin Blvd and Adams St)
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The added height makes the project feasible and allows the building to maintain enough
distance from the adjacent Kellogg Creek to provide a publicly accessible pedestrian
walkway between Adams Street and McLoughlin Boulevard. This will enhance the
connection between the public plaza in south downtown and Milwaukie Bay Park at the
Willamette River. The mitigation plantings that will extend into Dogwood Park will
significantly improve the riparian corridor, laying the groundwork both for the future
removal of the Kellogg Dam and the planned future bicycle path that will run along the
creek and under the McLoughlin Boulevard bridge.

In one respect, the requested height variance is not really providing an additional floor,
since part of the fifth story has essentially been taken from the McLoughlin Boulevard side
of the building and added to the Main Street fagade, adding to the urban feel of that
frontage. The step-down design, which pulls the building mass back as it approaches the
creek, presents a softer edge against the natural resource area and opens the building to
more views of the creek and Willamette River. This makes the building more interesting and
more responsive to the physical aspects of the site. For these and the other reasons noted
above, staff and the Design and Landmarks Committee recommend approval of the
requested height variance (see Attachment 6).
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CONCLUSIONS

Staff recommendation to the Planning Commission is as follows:

1.

Approve the application for downtown design review (file #DR-2021-001) to allow the
proposed six-story mixed-use building.

Approve the application for Willamette Greenway conditional use review (WG-2021-001).

Approve the application for natural resource review (NR-2021-002) to allow significant
disturbance of the WQR and HCA resources on the site and in the areas of floodplain
excavation.

Approve the three requests for variances: (1) from the DMU development standard
requiring a 0-ft building setback, (2) to allow off-site mitigation for WQR disturbance, and
(3) to allow one additional story above the maximum allowed building height (VR-2021-
002).

Approve the proposed parking quantity modification to reduce the number of required
off-street parking spaces (P-2021-001).

Approve the application for transportation facilities review (TFR-2021-001) to confirm that
public improvements are provided as necessary and appropriate.

Adopt the attached Findings and Conditions of Approval.

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

e  MMC Chapter 12.16 Access Management

e  MMC Title 18 Flood Hazard Regulations

o MMC Section 19.304 Downtown Zones (including Downtown Mixed Use DMU)
e  MMC Section 19.401 Willamette Greenway Zone

e MMC Section 19.402 Natural Resources

e MMC Section 19.508 Downtown Site and Building Design Standards

e  MMC Section 19.510 Green Building Standards

e  MMC Chapter 19.600 Off-Street Parking and Loading

e MMC Chapter 19.700 Public Facility Improvements

e MMC Section 19.905 Conditional Uses

e  MMC Section 19.907 Downtown Design Review

e MMC Section 19.911 Variances (incl. 19.911.6 Building Height Variance in DMU zone)
e MMC Section 19.1006 Type III Review
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e MMC Section 19.1011 Design Review Meetings

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 four decision-making options as follows:
A. Approve the application subject to the recommended Findings and Conditions of Approval.

B. Approve the application with modified Findings and Conditions of Approval. Such
modifications need to be read into the record.

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

The 120-day timeline for providing a final decision on these applications, which includes any
appeals to the City Council, is November 16, 2021, in accordance with the Oregon Revised
Statutes and the Milwaukie Zoning Ordinance. However, as required by MMC Subsection
19.911.6.C.1, the applicant has waived the time period in which the application must be
decided.

COMMENTS

Notice of the proposed development was given to the following agencies and persons on
August 27, 2021: City of Milwaukie Community Development, Engineering, Building, Public
Works, and Police Departments; City Attorney; Historic Milwaukie Neighborhood District
Association (NDA); Island Station NDA; Clackamas Fire District #1 (CFD#1); ESA (City’s on-call
natural resources consultant); Clackamas County Department of Transportation &
Development; Metro; Oregon Department of Transportation (ODOT); TriMet; Oregon State
Marine Board; Oregon Department of Fish and Wildlife; Oregon Department of State Lands;
Oregon Parks and Recreation Department; North Clackamas Parks and Recreation Department;
North Clackamas School District; and NW Natural.

Public notice of the September 7 design review meeting was sent to property owners and
current residents within 300 ft of the site on August 27, 2021; notice of the September 28 public
hearing was sent to the same list of affected property owners and residents on September 8,
2021.

Peer review of the applicant’s natural resource report was provided in a memo from ESA (see
Attachment 5) and was incorporated into the findings for MMC Section 19.402. The Engineering
Department coordinated with Planning staff to craft the findings for MMC Chapter 12.16 and
MMC Chapter 19.700.

The following is a summary of the comments received by the City. See Attachment 7 for further
details.
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e Sandra Jones, resident at Axletree Apartments, 11125 SE 21t Ave: The new building will
ruin the view of the river for at least half of the Axletree residents. Concerns related to
potential impacts during the construction process: accessibility of the Axletree garage
entrance (on Washington Street), safety and availability of the adjacent streets and
sidewalks, and utility disruptions. Question about whether the building managers will
keep the sidewalks and areas around the building clean in the context of the houseless
population. There is not enough on-street parking for the visitors of downtown residents,
and the addition of 190-plus units will not help.

Staff Response: (1) The Axletree building is five stories tall, as allowed by the zoning code (three
stories plus two for meeting height-bonus standards). Even it was only five stories tall as allowed
by code, the proposed building would effectively block views of the river for most of the Axletree
units. The potential of development to impact other properties is to be expected in dense downtown
areas. (2) Most of the concerns raised have to do with potential impacts during construction, not
with the land use approval process. Sidewalks, driveway accesses, and utilities beyond the project
will not be impacted for any significant period of time (if at all) during construction. (3) The
applicant has been informed of the concern about ongoing maintenance of the sidewalks and public
areas around the building, which is the responsibility of the building’s management team. (4) As
discussed in this report, the City has an adopted downtown parking management strategy that will
help ensure that on-street parking remains reasonably available for those who would use a vehicle to
visit downtown businesses or residents at downtown apartment buildings.

e Alex McGladrey, Lieutenant — Deputy Fire Marshal, CFD: The property is in an area
with public water supply, and there are no site conditions that would prevent the
applicant from constructing the proper [fire] access. Fire department access and water
supply are reviewed in accordance with the 2019 edition of the Oregon Fire Code.

ATTACHMENTS
Attachments are provided as indicated by the checked boxes. All material is available for
viewing upon request.
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pc/planning-commission-80.
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ATTACHMENT 1

Recommended Findings in Support of Approval
Master File #DR-2021-001, Coho Point Development

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, Coho Point, LLC, has applied for approval to construct a six-story mixed-
use building on the five lots that comprise the Coho Point site at 11103 SE Main St. The
site is in the Downtown Mixed Use (DMU) zone. The land use application master file
number is DR-2021-001, with accompanying applications for Willamette Greenway review,
natural resource review, variances, parking quantity modification, and transportation
facilities review.

The subject property is approximately 0.94 acres (approximately 40,820 sq ft) and is
comprised of five underlying tax lots. The northeastern-most tax lot is currently developed
with a commercial building, but the rest of the site is vacant. The subject property is a full
block, with Main Street to the east, Washington Street to the north, McLoughlin Boulevard
to the east, and Adams Street to the south. Kellogg Creek forms the southwest border of
the site. The undeveloped Adams Street right-of-way effectively functions as part of
Dogwood Park to the south.

The proposal is to construct a six-story mixed-use building in downtown Milwaukie, with
approximately 7,000 sq ft of restaurant and commercial space on the ground floor and 195
multifamily units on the ground floor and above. The project includes disturbance to
designated natural resource areas on the site and fill within the regulatory floodplain, with
a variance requested to allow the required natural resource mitigation to be provided
within the adjacent Adams Street right-of-way and Dogwood Park. A parking quantity
modification is proposed to lower the required number of off-street parking spaces beyond
the by-right reductions allowed in the underlying DMU zone. Additional variances are
requested to the building height limitation (to allow one extra story) and the zero-setback-
building requirement. The project requires review for consistency with the downtown
design standards/guidelines as well as with the Willamette Greenway conditional use
criteria.

The proposal is subject to the following provisions of the Milwaukie Municipal Code
(MMCQ):

e MMC Chapter 12.16 Access Management

e MMC Title 18 Flood Hazard Regulations

e  MMC Section 19.304 Downtown Zones (including Downtown Mixed Use DMU)

e MMC Section 19.401 Willamette Greenway Zone

e MMC Section 19.402 Natural Resources

e  MMC Section 19.508 Downtown Site and Building Design Standards

e  MMC Section 19.510 Green Building Standards

e  MMC Chapter 19.600 Off-Street Parking and Loading
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e  MMC Chapter 19.700 Public Facility Improvements

e  MMC Section 19.905 Conditional Uses

e  MMC Section 19.907 Downtown Design Review

e  MMC Section 19.911 Variances (incl. 19.911.6 Building Height Variance in DMU zone)
e  MMC Section 19.1006 Type III Review

e MMC Section 19.1011 Design Review Meetings

The application has been processed and public notice provided in accordance with MMC
Section 19.1006 Type IIl Review. A public hearing was held by the Planning Commission
on September 28, 2021, as required by law.

4.  MMC Chapter 12.16 Access Management

MMC Section 12.16.040 establishes standards for access (driveway) requirements,
including access spacing, number and location of accessways, and limitations for access
onto arterial and collector streets. New driveways accessing arterial streets must be spaced
at least 600 ft from the nearest intersection; the minimum spacing requirement for collector
streets is 300 ft. In non-residential districts, driveways must be at least 10 ft from the side
property line. For multifamily residential uses with more than eight units, the driveway
apron must have a minimum width of 24 ft and maximum width of 30 ft.

The subject property has frontage on three streets: Main Street and Washington Street are collector
streets, and McLoughlin Boulevard is an arterial. The site also has frontage on Adams Street, but
the right-of-way is not and will not be developed as a street. Main Street and Washington Street are
under the jurisdiction of the City; the Oregon Department of Transportation (ODOT) has
jurisdiction of this section of McLoughlin Boulevard. The proposed new building will be accessed by
a single accessway onto Washington Street, located approximately 135 ft from the intersection with
McLoughlin Boulevard and approximately 65 ft from the intersection with Main Street.

As proposed, the driveway approach on Washington Street will be approximately 24 ft wide. The
current standard for distance from intersection is not met, and an access spacing modification is
required. As discussed in Finding 12-c, the required Traffic Impact Study (TIS) determined that at
the proposed access location there would be minimal impacts from queuing cars, provided the access
had a restricted left-turn egress. A condition restricting left-turn egress has been established to
support the requested access spacing modification.

As conditioned, the Planning Commission finds that the proposed development is consistent with
the applicable standards of MMC 12.16.

5. MMC Title 18 Flood Hazard Regulations

MMC Title 18 provides standards intended to minimize public and private losses due to
tflood conditions in specific areas. The regulations established in MMC Title 18 do this in
part by controlling the alteration of natural floodplains, stream channels, and natural
protective barriers, which help accommodate or channel flood waters; controlling filling,
grading, dredging, and other development which may increase flood damage; and
preventing or regulating the construction of flood barriers which will unnaturally divert
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flood waters or which may increase flood hazards in other areas. As per MMC Section
18.16.030, a floodplain development permit is required prior to any construction or
development within the flood management area.

The subject property includes flood hazard and flood management areas as identified on the Flood
Insurance Rate Map (FIRM) prepared by the Federal Emergency Management Agency (FEMA)
and acknowledged by the City for the purposes of implementing MMC Title 18. Current FEMA
mapping provided by the applicant shows that the elevation of the base flood (also known as the
“100-year floodplain”) on the subject property is 36.3 ft (NAVD 88). The City’s adopted floodplain
maps also identify a 1996 flood elevation of 38.0 ft, which establishes the regulatory design flood
elevation for the subject property. More than half the area of the subject property is at or below the
design flood elevation, and the proposed development will impact the flood management area.

MMC Chapter 18.20 establishes provisions for flood hazard reduction.
a. MMC Section 18.20.010 Alteration of Watercourses

MMC 18.20.010 requires that the flood-carrying capacity within the altered or
relocated portions of watercourses must be maintained. This includes the floodway,
which is the channel of a watercourse and the adjacent land areas that must be
reserved to discharge the base flood without cumulatively increasing the water
surface elevation more than a designated height. Encroachments within floodways,
including fill and new construction, are prohibited unless they are part of an
approved fish enhancement project or unless a certified professional civil engineer
provides a hydrologic and hydraulic (H&H) analysis demonstrating that the
encroachment will not increase flood levels during a base flood event. An approved
Conditional Letter of Map Revision (CLOMR) must be provided prior to the approval
of a floodplain development permit.

According to the submittal materials, the proposed development includes excavation from
within the identified floodway boundary. The applicant has provided an H&H analysis
prepared by a certified professional civil engineer. The H&H analysis confirms that the
proposed floodway excavation will not increase flood levels during a base flood event. As
required, an approved CLOMR will be provided prior to the City’s approval of a floodplain
development permit.

This standard is met.
b.  MMC Section 18.20.020 Compensatory Storage (Balanced Cut and Fill)

MMC 18.20.020 establishes requirements for compensatory storage, also referred to as
“balanced cut and fill.” Where the placement of fill or structures will displace more
than ten (10) cubic yards of flood storage area, the development must be done in such
a way as to maintain or increase flood storage and conveyance capacity and not
increase design flood elevations. All fill placed at or below the design flood elevation
must be balanced by at least an equal volume of material (“cut”) in a hydraulically
equivalent location, not including areas that will be filled with water in two-year
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rainstorm conditions or are designated for Habitat Conservation Area (HCA)
mitigation.

Excavation to balance a fill must be located on the same parcel as the fill unless it is
not reasonable or practicable to do so. In those cases, the excavation may be located in
the same drainage basin and as close as possible to the fill site subject to the
following:

(1) The proposed excavation and fill will not increase flood impacts for
surrounding properties as determined through H&H analysis;

(2) The proposed excavation is authorized under applicable municipal code
provisions including MMC Section 19.402 Natural Resources; and

(3) Measures to ensure the continued protection and preservation of the excavated
area for providing balanced cut and fill must be approved by the City.

The proposed development includes the placement of approximately 3,440 cubic yards of
material within the regulatory floodplain and the removal of approximately 3,575 cubic yards,
which provides more than the required balance. Due to site constraints and in agreement with
the City, a majority of the cut will be off-site with some excavation occurring outside the
boundary of the regulatory floodplain, provided within the immediately adjacent undeveloped
Adams Street public right-of-way and Dogwood Park (an improved public park).

The applicant’s H&H analysis confirms that the proposed cut and fill will not increase flood
impacts for surrounding properties. The proposed grading of the slope of the cut area,
beginning slightly above the ordinary high-water mark and going to the new gabion wall, will
be approximately two percent. This will be closer to a more natural condition than the current
floodplain and will provide more flood storage during frequent storm events.

The H&H analysis notes that the proposed cut and fill will not increase flood impacts to
surrounding properties. As discussed in Finding 8, the cut and fill aspects of the proposed
development are approvable in accordance with the applicable subsections of MMC Section
19.402. The cut areas include overlapping Water Quality Resource (WQR) and HCA
designations, and some of the proposed natural resource mitigation is within areas of cut.
Where the WQR and HCA overlap, the WQR is the more regulated resource and the one that
requires mitigation in that location. The cut areas do not include areas where HCA-only
mitigation is proposed.

The proposed gabion wall will ensure that the cut areas remain protected and preserved for
purposes of providing compensatory storage over time. The WQR and HCA designations
overlaying the cut areas will also serve to prevent unauthorized disturbance and preserve the
intended balancing of cut and fill.

These standards are met.

The Planning Commission finds that the proposed development is consistent with the applicable
standards of MMC Title 18.
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6.  MMC Section 19.304 Downtown Zones (including Downtown Mixed Use DMU)

MMC 19.304 establishes standards for the downtown zones, including the Downtown
Mixed Use (DMU) zone.

a.

MMC Subsection 19.304.2 Uses

MMC 19.304.2 establishes the uses allowed in the DMU zone, including multifamily
residential dwellings and commercial uses such as eating and drinking
establishments and retail-oriented sales.

The proposed development is a mixed-use building with approximately 7,000 sq ft of
commercial space intended for retail and restaurant uses as well as 195 multifamily dwelling
units. These uses are allowed outright in the DMU zone.

This standard is met.
MMC Subsection 19.304.3 Use Limitations, Restrictions, and Provisions

MMC Subsection 19.304.3.A.1 establishes limitations for residential uses in
downtown Milwaukie. Along Main Street south of Scott Street, residential dwellings
are not permitted on the ground floor. Lobbies for upper-floor units are permitted on
the ground floor only if a commercial use is located along a majority of the property’s
street frontage. Live/work units and rowhouses are not permitted on Main Street.

The proposed development is a mixed-use building, with approximately 7,000 sq ft of
commercial space and the lobby entrance for 195 multifamily units along the Main Street
frontage. The subject property is south of Scott Street and has no dwelling units along the
Main Street ground-floor frontage; the ground-floor units are located on the Washington
Street, Adams Street, and McLoughlin Boulevard frontages. No live/work units or rowhouss
are proposed.

This standard is met.

MMC Subsections 19.304.4 and 19.304.5 Development Standards and Detailed
Development Standards

MMC Table 19.304.4 lists the general categories of development standards for the
DMU zone and MMC 19.304.5 provides additional detail for each category.

(1) MMC Subsection 19.304.5.A Floor Area Ratios

The Floor Area Ratio (FAR) is a tool for regulating the intensity of development.
The minimum FAR is established in MMC Table 19.304.4.B.1 and Figure 19.304-
3 and applies to nonresidential development, including mixed-use buildings.
For mixed-use developments, residential floor space is included in the
calculation of minimum FAR. An FAR bonus is available for structured parking
in accordance with the provisions of MMC Subsection 19.611.4, at the ratio of 0.5
sq ft of floor area above the maximum per 1 sq ft of structured parking
provided.
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The proposed development is a mixed-use building on a site approximately 0.94 acres in
size (40,820 sq ft). As per MMC Table 19.304.4.B.1 and Figure 19.304-3, the minimum
FAR for the subject property is 1:1 (40,820 sq ft) and the maximum is 4:1 (163,280 sq
ft) before any bonuses. As discussed in Finding 11-g, the proposed building includes
approximately 30,800 sq ft of structured parking, which provides a floor area bonus of
15,400 sq ft and brings the maximum floor area allowed for the site to 178,680 sq ft (i.e.,
an FAR of 4.38:1).

As proposed, the six-story building presents approximately 172,080 sq ft of floor area,
foran FAR of 4.22:1.

This standard is met.
MMC Subsection 19.304.5.B Building Height

Base maximum building heights are specified in MMC Figure 19.304-4, with
height bonuses available for buildings that meet the standards of MMC
Subsection 19.304.5.B.3. In the majority of downtown, the base maximum
building height is three stories or 45 ft. One additional story (or 12 ft of
additional building height) is allowed for new buildings that devote at least one
story or 25% of the gross floor area to a residential or lodging use. An additional
story is allowed for new buildings that receive approvals and certification as
identified in MMC Section 19.510. Additional building height beyond these
bonuses requires a Type III variance per MMC Subsection 19.911.6.

The proposed building is six stories and 78 ft in height, as measured from the base point
defined in MMC Subsection 19.202.2.B.1. As a building that provides at least one story
of residential use, it is allowed one additional story above the three-story base standard.
The applicant has also indicated that the building will qualify for LEED certification
(Silver), which is listed in MMC Section 19.510 as an approved green building program
(see Finding 10.) With these allowed height bonuses, the building is approvable up to a
height of five stories or 69 ft. A condition has been established to ensure that evidence of
the necessary green building certification is submitted. A variance has been requested to
allow the sixth story and is discussed in Finding 15-d.

As proposed, as condition, and with the approval of the building height variance
discussed in Finding 15-d, this standard is met.

MMC Subsection 19.304.5.C Flexible Ground-Floor Space

For new buildings fronting Main Street, the ground-floor height must be at least
14 ft, as measured from the finished floor to the bottom of the structure above
(as in a multistory building). The interior floor area adjacent to Main Street must
be at least 20 ft deep, as measured from the inside building wall or windows
facing Main Street.

The proposed building is a mixed-use building with frontage on Main Street. As
proposed, the ground-floor height is 18 ft, and the interior floor area adjacent to Main
Street (including that of the proposed retail spaces) is at least 30 ft deep.
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This standard is met.
MMC Subsection 19.304.5.D Street Setbacks/Build-To Lines

Required build-to lines are used in combination with the frontage occupancy
requirements of MMC Subsection 19.304.5. to ensure that the ground floors of
buildings engage the street. No minimum street setbacks are required. MMC
Figure 19.304-5 identifies block faces where zero setbacks are required (first-
floor build-to lines), where 75% of the first floor must be built with a zero
setback and the remaining 25% may be set back from the front lot line a
maximum of 20 ft. The front setback must provide usable open space that meets
the requirements of MMC Subsection 19.304.5.H. For other block faces, there is
no build-to line requirement and the maximum setback is 10 ft. The front
setback must provide usable open space. The portions of the building used to
meet the build-to line requirement must have a depth of at least 20 ft.

As identified on MMC Figure 19.304-5, the subject property has a 75% zero-setback
requirement on its Main Street, Washington Street, and Adams Street frontages; the
McLoughlin Boulevard frontage is subject to the maximum setback of 10 ft. The overall
building concept brings the structure to the property lines, with a 19-ft-by-20-ft cutout
at the Main/Adams corner that enhances the future restaurant use and opens onto the
Adams Street plaza and Dogwood Park. This cutout, which constitutes a front setback,
meets the requirements of MMC 19.304.5.H, as discussed below in Finding 6-c-8.

The McLoughlin Boulevard facade includes shallow angles that pull the building 6 to 7
ft from the edge of a proposed public walkway that effectively establishes the functional
property line on that part of the site. However, the design’s use of slight recesses along
much of the Main/Washington/Adams fagades, which articulate the storefront bays and
emphasize material transitions, results in most of these fagade lengths being set back 2 to
3 ft from the property line. A variance to the zero-setback standard has been requested
and is discussed in Finding 15.

As proposed, and with the approval of the variance discussed in Finding 15, this
standard is met.

MMC Subsection 19.304.5.E Frontage Occupancy

To ensure that buildings are used to create a “street wall” that contributes to a
walkable and pedestrian-friendly environment, minimum frontage occupancy
requirements are established for block faces identified on MMC Figure 19.304-6
and are used in combination with the required build-to line of MMC Subsection
19.304.3.D. MMC Figure 19.304-6 identifies block faces where either 90%, 75%,
or 50% of the site’s street frontage must be occupied by a building or buildings.
If the site has frontage on more than one street, the frontage occupancy
requirement must be met on one street only.

The subject property has four frontages: Main Street, Washington Street, Adamas
Street, and McLoughlin Boulevard. MMC Figure 19.304-6 indicates that the subject
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property’s Main Street frontage is subject to the 90% frontage occupancy standard,
which only has to be met on the Main Street frontage. As proposed, 100% of the Main
Street frontage is occupied by the building, as defined in conjunction with the build-to
line and allowed setbacks discussed above in Finding 6-c-4. In fact, given that the
proposal is essentially for whole-block development, all four of the frontages are 100%
occupied by the building.

This standard is met.
MMC Subsection 19.304.5.F Primary Entrances

All new buildings must have at least one primary entrance facing an abutting
street or connected to the public sidewalk with a pedestrian walkway. If a
development is on the corner of Main Street and another street, the primary
entrance must be oriented toward Main Street. If the development is on the
corner of McLoughlin Boulevard and another street, the primary entrance may
be oriented toward either street.

The proposed mixed-use building is a whole-block development with frontage on four
streets and multiple entries. The entrance to the residential portion of the proposed
building is on Main Street. The various commercial storefronts also have their entrances
on Main Street, including the corner storefronts at Main/Washington and
Main/Adams.

This standard is met.
MMC Subsection 19.304.5.G Off-Street Parking

Off-street parking for residential uses is required at the ratios established in
MMC Table 19.605.1, and all other applicable standards of MMC Chapter 19.600
apply. All nonresidential uses are exempt from the off-street parking
requirements.

The proposed building provides 195 multifamily residential units and approximately
7,000 sq ft for commercial use. No off-street parking is required for the proposed
commercial use. The applicant has proposed a parking quantity modification to reduce
the minimum number of required parking spaces. The proposed modification and the
requirements of MMC 19.600 are addressed in Finding 11.

As proposed, and with the approval of the parking quantity modification discussed in
Finding 11, this standard is met.

MMC Subsection 19.304.5.H Open Space

When a building is set back from the sidewalk, at least 50% of the setback area
must provide usable open space, such as a public plaza or pedestrian amenities,
that is abutted on at least two sides by retail shops, restaurants, offices, services,
or residences with windows and entrances fronting on the space. Usable open
space must be accessible at grade adjacent to the sidewalk and may be
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hardscaped or landscaped, including plazas, courtyards, gardens, terraces,
outdoor seating, and small parks.

As discussed above in Finding 6-c-4, the proposed building includes a 19-ft-by-20-ft
cutout at the Main/Adams corner and is set back by a few feet along most of its Main
Street, Washington Street, and Adams Street frontages. As per the variance approved as
discussed in Finding 15, the minor building setbacks serve as articulation and
emphasize material transitions and do not constitute open space. The setback area of the
Main/Adams cutout is a patio/plaza that is bounded on two sides by the proposed
restaurant and is 100% available as open space, including for outdoor seating. It is at
grade with the adjacent sidewalk and provides a connection between the building and the
larger plaza in the Adams Street right-of-way.

As proposed, and in conjunction with the setback variance discussed in Finding 15, this
standard is met.

MMC Subsection 19.304.5.1 Transition Measures

For properties north of Harrison Street and located within 50 ft of a lower-
density residential zone (R-10, R-7, or R-5), transition area measures apply.
Within 50 ft of the property line abutting lower-density residential zones,
buildings must provide a step back of at least 6 ft for any portion of the building
above 35 ft and the height bonuses established in MMC Subsection 19.304.5.B.3
cannot be applied.

The subject property is south of Harrison Street and is not adjacent to any residentially
zoned properties.

This standard is not applicable.
MMC Subsection 19.304.5.] Residential Density

There are no minimum density requirements when residential units are
developed as part of a mixed-use building. Maximum density is effectively
controlled by FAR requirements and building height limitations.

The proposed development is a six-story mixed-use building with 195 multifamily units
and approximately 7,000 sq ft of commercial space. The FAR requirements and building
height limitations are discussed above in Findings 6-c-1 and 6-c-2, respectively, in
conjunction with a building height variance discussed in Finding 15-d.

As proposed, and with the approval of the building height variance discussed in Finding
15-d, this standard is met.

The proposed development meets the applicable development standards, including the detailed
development standards, of MMC 19.304.4 and 19.304.5.

d. MMC Subsection 19.304.6 Public Area Requirements

The Public Area Requirements (PAR) implement the Downtown and Riverfront Land
Use Framework Plan and are intended to ensure a safe, comfortable, contiguous
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pedestrian-oriented environment as revitalization occurs in downtown. The PAR are
defined as improvements within the public ROW and include such features as
sidewalks, bicycle lanes, on-street parking, curb extensions, lighting, street furniture,
and landscaping. The PAR is implemented through MMC Chapter 19.700 and the
Public Works Standards.

As discussed in Finding 12-f, the required street improvements include curb, sidewalks,
asphalt paving in the street, bicycle racks, streetlights, and street trees. A condition has been
established to ensure that all street improvements are consistent with the applicable standards
of MMC 19.700 and the Public Works Standards.

As conditioned, this standard is met.
MMC Subsection 19.304.7 Additional Standards

Depending upon the type of use and development proposed, the standards for
general site design (MMC Section 19.504), for general building design (MMC Section
19.505), and/or downtown site and building design (MMC Section 19.508) may apply.

As new development in the DMU, the design standards of MMC 19.508 are applicable to the
proposed development. As discussed in Finding 9, the applicable standards of MMC 19.508
are met or are addressed with conditions of approval as needed.

As proposed, and as conditioned or discussed elsewhere in these findings, the Planning Commission
finds that the applicable standards of the DMU zone are met.

7. MMC Section 19.401 Willamette Greenway Zone

MMC 19.401 establishes standards for the Willamette Greenway overlay designation.

The western half of 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 construction of a new structure constitutes “development” as defined in MMC
Subsection 19.401.4 and is subject to the conditional use review standards of MMC 19.905
(discussed in Finding 13) and the approval criteria of MMC 19.401.6.

MMC Subsection 19.401.6 Criteria

MMC 19.401.6 establishes the criteria for approving conditional uses in the
Willamette Greenway zone.

(I) Whether the land to be developed has been committed to an urban use, as
defined under the State Willamette River Greenway Plan
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The State Willamette River Greenway Plan defines "lands committed to urban
use" in part 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.”

The subject property is in the heart of Milwaukie’s south downtown area and is zoned
DMU for mixed-use development. The site has previously been developed for commercial
use (including one retail building that has since been demolished), and a portion of the
property is currently developed with a commercial building and off-street surface
parking area. The land is committed to an urban use.

Compatibility with the scenic, natural, historic, economic, and recreational
character of the river

Although the subject property is not adjacent to the Willamette River it does abut
Kellogg Creek, a tributary that empties into the Willamette approximately 300 ft west of
the site. The proposed building design steps back in height as it approaches the creek and
river, reducing the mass where it is closest to the natural resource area. Along the
southwestern edge of the new building, a public access pedestrian path will connect
Main Street to McLoughlin Boulevard (via the Adams Street right-of-way) and an
entrance to Milwaukie Bay Park. As proposed, the development is compatible with all
relevant aspects of the character of the river.

Protection of views both toward and away from the river

Although the subject property is not adjacent to the Willamette River, it is visible from
the river and is located between the river and the mixed-use Axletree building across
Main Street to the east. Development of the site is allowed as discussed throughout these
findings, so some impact on views toward the river from private property such as the
Axletree site is inevitable. The Axletree building is five stories tall, and five stories are
allowed outright (including bonuses) for the proposed building, so private views will be
impacted simply by virtue of the development allowed by code.

There are public views of the river available along Washington Street and from the
Adams Street right-of-way and Dogwood Park. The proposed development will not
impact views along the Washington Street corridor, and the proposed public pathway
along the southwestern side of the new building will preserve a view toward the river
along the creek. Although the currently broad angle of sight will be somewhat reduced,
the river will remain highly visible from the public plaza at Main Street and Adams
Street as well as from Dogwood Park. The step-back design as the building approaches
the creek and river will provide river views for more units within the new building than
a design with uniform height.

Looking from the river toward downtown, the proposed building will obviously be visible
and will eclipse the Axletree building, but the view of most of downtown Milwaukie will
remain unchanged as seen from the water.
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Landscaping, aesthetic enhancement, open space, and vegetation between the
activity and the river, to the maximum extent practicable

The proposed development includes a public access pedestrian walkway from Main
Street McLoughlin Boulevard (via the Adams Street right-of-way), in addition to a
landscaped rooftop terrace on the fagades adjacent to the creek and river. The steep slope
between the building and the creek necessitates the use of a gabion retaining wall to
shore up the site and limits the space available for more landscaping below the pedestrian
walkway. But the proposed development includes plantings along the pedestrian
walkway itself as well as enhancement (mitigation) plantings along the creek in the
Adams Street right-of-way and Dogwood Park.

Public access to and along the river, to the greatest possible degree, by
appropriate legal means

The subject property is not adjacent to and does not provide direct access to the
Willamette River. The proposed public walkway between Main Street and McLoughlin
Boulevard (via the Adams Street right-of-way) will establish a valuable connection to
one of the entrances to Milwaukie Bay Park and will provide better visual access to
Kellogg Creek below.

Emphasis on water-oriented and recreational uses

The subject property does not have direct access to the Willamette River, but the
proposed public walkway between Main Street and McLoughlin Boulevard (via the
Adams Street right-of-way) will improve access to the water-oriented and recreational
amenities of Milwaukie Bay Park.

Maintain or increase views between the Willamette River and downtown

As noted above in Finding 7-b-3, there are public views of the river available along
Washington Street and from the Adams Street right-of-way and Dogwood Park. The
proposed development will not impact views along the Washington Street corridor, and
the proposed public pathway along the southwestern side of the new building will
preserve a view toward the river along the creek. Although the currently broad angle of
sight will be somewhat reduced, the river will remain highly visible from the public
plaza at Main Street and Adams Street as well as from Dogwood Park. The step-back
design as the building approaches the creek and river will provide river views for more
units within the new building than a design with uniform height.

Looking from the river toward downtown, the view of most of downtown Milwaukie will
remain unchanged as seen from the water.

Protection of the natural environment according to regulations in Section 19.402

The subject property includes designated Water Quality Resource (WQR) and Habitat
Conservation Area (HCA), and the proposed development will disturb involves
significant WQR and HCA disturbance. The proposed development’s compliance with
the applicable requirements of MMC Section 19.402 are addressed in Finding 8.
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Advice and recommendations of the Design and Landmarks Committee (DLC),
as appropriate

The subject property is within the Downtown Mixed Use (DMU) zone and requires
downtown design review and review for a building height variance, as discussed
elsewhere in these findings. As noted in Finding 16, the DLC held a design review
meeting on September 7, 2021, and voted unanimously to recommend approval of the
proposed design and the requested building height variance. The DLC provided a few
minor recommendations related to the design, as noted in Finding 16.

Conformance to applicable Comprehensive Plan policies

The Natural Resources and Environmental Quality element in the Milwaukie
Comprehensive Plan is intended to protect, conserve, and enhance the quality,
diversity, quantity, and resiliency of Milwaukie’s natural resources and
ecosystems. This element features goals and policies related to awareness and
education; water quality and resources; flora and fauna habitat; healthy urban
forest; sustainable design and development; and air, noise, and light quality.
The Natural Resources and Environmental Quality element includes the
following relevant adopted policies:

e Support efforts to restore Kellogg and Johnson Creeks and their tributaries
and restore a free-flowing Kellogg Creek at the Kellogg Dam site

e Require a detailed analysis of how development will avoid impacts to
natural resources

e Regulate floodplains to protect and restore associated natural resources and
functions and increase flood storage capacity

e Improve stormwater detention and treatment standards through the use of
best available science, technology, and management practices to meet water
quality standards and achieve wildlife habitat protection

e Protect habitat areas for native and non-invasive naturalized plants and
wildlife, considering impacts to habitat connectivity when reviewing
development proposals

e Protect and enhance riparian vegetation

e Incorporate sustainable and low-impact building and site planning
technologies, habitat-friendly development strategies, and green
infrastructure into City codes and standards

The proposed development involves significant disturbance to the designated WQR and
HCA natural resources on the site. As discussed in Finding 8, the proposal includes an
assessment of impacts and a plan for mitigation. As discussed in Finding 5, the proposed
development involves fill within the regulatory floodplain and demonstrates how flood
storage capacity will be increased. The stormwater management aspect of the proposal
includes a planter facility at the second-story level to treat roof runoff and pervious
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surface materials for plaza and other hardscape areas. The mitigation plan involves
planting hundreds of native-species trees and shrubs in four distinct areas within the
riparian corridor, improving the stream bank and enhancing the connectivity of habitat
along a significant length of the creek. The mitigation contributes to the larger and
longer-term effort to improve conditions in advance of the future restoration of a free-
flowing Kellogg Creek.

The Willamette Greenway element is intended to protect, conserve, enhance,
and maintain the lands and water that comprise the City’s portion of the
Willamette River Greenway in a manner that recognizes the unique natural,
scenic, historical, economic, and recreational qualities that exist along the river.
This element features goals and policies related to the greenway boundary,
greenway design plan, land use review process, natural resource protection,
recreation, public access and view protection, and downtown. This element
includes the following relevant adopted policies:

e Utilize the Willamette Greenway overlay zone in combination with
underlying land use designations to manage uses and implement City
objectives for the greenway

e Protect and conserving natural resources within the greenway, including
increasing the tree canopy

e Support the removal of the Kellogg Dam and restoration of a free-flowing
Kellogg Creek through revegetation of riparian areas with native species

e Connect City bicycle and pedestrian trail systems with the trail system
through the greenway

e Evaluate proposals for new development for their effect on visual access to
the river and Kellogg Creek from publicly owned land and the public right-
of-way!

e Provide safe pedestrian connections between downtown Milwaukie and the
river

The western half of the subject property is within the Willamette Greenway overlay
zone, and the proposed new development requires the review against the applicable
criteria of MMC 19.401.6 as part of the City’s effort to implement its greenway
objectives. As noted above, the proposal involves disturbance of designated natural
resource areas and includes a mitigation planting plan that will revegetate the riparian
corridor and increase the tree canopy as part of the larger effort to remove the Kellogg
Dam and restore Kellogg Creek as a free-flowing stream. The excavation proposed within
the regulatory floodplain to balance fill for the building footprint will not preclude the
construction of a future bike path adjacent to the creek and under the McLoughlin

! However, Policy 4.6.4 clarifies that, “Enhancing riparian vegetation along Kellogg Creek to improve aquatic habitat
conditions for native species will be a higher priority than maintaining or improving views of the creek.”
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Boulevard bridge after Kellogg Dam is removed. As discussed above in Finding 7-b-3,
the proposed development will not have significant impacts on public views of the river
and creek. Over time, the riparian area plantings will grow to obscure views of the creek,
but the Comprehensive Plan policies favor the health of the natural area over the view.
And the proposed public access pedestrian walkway through the site between Main
Street and McLoughlin Boulevard (via the Adams Street right-of-way) will establish a
new safe connection between downtown Milwaukie and the river.

The Housing element is intended to provide safe, affordable, stable housing for
Milwaukie residents of every socioeconomic status and physical ability. This
element features goals and policies related to equity, affordability,
sustainability, and livability. The Housing element includes the following
relevant adopted policies:

e Allow and encourage the development of housing types that are affordable
to low- or moderate-income households

e Incentivize, and where appropriate require, new housing development
projects to include features that increase energy efficiency, improve building
durability, use sustainably produced materials, manage stormwater
naturally, and/or employ other environmentally sustainable practices

e Allow for a reduction in required off-street parking for new development
within close proximity to light rail stations and frequent bus service
corridors

e Implement land use and public investment decisions and standards that
encourage creation of denser development in centers, neighborhood hubs,
and along corridors

e Require that multi-unit housing units have access to an adequate amount of
usable open space, either on site or adjacent to the site

The proposed mixed-use building will provide 195 multifamily units. As per the
development agreement between the City and the applicant, a minimum of 10% of the
units will be restricted to households earning no more than 80% of the area median
income or less for a period of no less than 30 years. In order to qualify for one of the
stories proposed above the base maximum height of three stories, the applicant has
proposed to ensure that the building is LEED certified as a green building. The subject
property is less than 500 ft from the downtown Milwaukie light rail station, and the
proposed development is eligible for a 25% reduction in parking as allowed by MMC
Subsection 19.605.3.B as discussed in Finding 11-b-3. The proposal is the result of an
initiative by the City to facilitate the development of dense housing and commercial
activity in the downtown core. As discussed in Finding 9-g, the proposed design
provides more than the minimum required amount of usable open space with a
combination of private patios, shared amenity rooms, and common rooftop terrace.
Building residents also have access to the adjacent Dogwood Park.
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The Urban Design and Land Use element is intended to promote the design of
private development and public spaces and facilities to enhance community
livability, environmental sustainability, social interaction, and multimodal
connectivity. This element features goals and policies related to design,
livability, and process. The Urban Design and Land Use element includes the
following relevant adopted policies:

e Allow for a variety of dense urban uses in multistory buildings that can
accommodate a mix of commercial, retail, office, and higher density
residential uses

e Provide a high-quality pedestrian environment that supports safe,
convenient access to the area’s multiple transportation modes

e Encourage development that takes advantage of proximity to and views of
the Willamette River and the Willamette Greenway

¢ Ensure that buildings are designed with storefront windows and doors,
weather protection, and details that contribute to an active, pedestrian-
oriented streetscape

e Support uses that contribute to the vibrancy of the downtown area,
including special events and outdoor uses such as farmers markets and
festivals

e Allow for vertical landscaping or green roofs to substitute for ground
landscaping in situations where sites are constrained

e Use a two-track development review process to ensure that new
nonresidential development projects are well designed, providing a clear
and objective set of standards as well as an optional discretionary track that
allows for greater design flexibility

The proposed development is a six-story mixed-use building with 195 multifamily units
and approximately 7,000 sq ft of commercial (restaurant and retail) space, all of which
will boost the effort to revitalize downtown Milwaukie. The site design includes a public
access pedestrian walkway connecting Main Street to McLoughlin Boulevard (via the
Adams Street right-of-way), which links the south downtown to Milwaukie Bay Park
and the Trolley Trail. The stepped-back configuration of the upper floors provides views
of the Willamette River and Kellogg Creek to multiple units within the new building.
The primary retail-focused facade on Main Street presents storefront windows, canopies,
and articulated design details that build on the urban, pedestrian-focused streetscape
furthered by the recent construction of the Axletree building across the street. The
building cutout at the Main/Adams corner, which houses the entrance to a future
restaurant, connects the building to the public plaza adjacent to Dogwood Park and will
feed into the various special events and farmers market activity occurring in the “festival
street” aspect of that part of Main Street. Vertical-landscaped metal screens obscuring
the parking structure facade along the Washington Street and McLoughlin Boulevard
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frontages provide additional greenery where there is little room for conventional
landscaping. The Type I1I discretionary track for downtown design review allows an
opportunity to present a design that is consistent with the purpose and intent of the
City’s downtown design standards and guidelines, even if it does not exactly meet every
single standard.

The Parks and Recreation element is intended to provide for the recreational
needs of city residents and includes an adopted policy to ensure that bicycle
trails, sidewalks, and walking trails provide convenient access to parks and
natural areas.

The proposed development includes improved connections to two public parks. The
public access pedestrian walkway proposed along the southwestern side of the building,
linking Main Street to McLoughlin Boulevard through the site (via the Adams Street
right-of-way) will bring pedestrians to a public sidewalk where they can safely cross
McLoughlin Boulevard and access Milwaukie Bay Park and the Trolley Trail. At the
Main/Adams corner of the new building, the proposed plaza in the Adams Street right-
of-way opens directly into the northern portion of Dogwood Park.

The Economic Development element is intended to support a vibrant, inclusive,
and environmentally sustainable local economy and includes an adopted policy
to facilitate the development of housing that meets the needs of local employees
across a wide range of price ranges and housing types.

The proposed development is the result of the City’s effort to facilitate the development of
new housing units and new commercial spaces in the downtown core. The proposed six-
story mixed-use building will provide 195 multifamily residential units, at least 10% of
which will be income-restricted to households at 80% or less of the area median income.
The new commercial spaces (approximately 7,000 sq ft in total) offer new locations for
business activity that will enliven a gateway location of the downtown.

The request is consistent with applicable plans and programs of the Division of
State Lands

The proposed activity is not inconsistent with any known plans or programs of the
Department of State Lands (DSL). The proposed development does not include
excavation or fill below the ordinary high-water mark or within waters of the State. No
permits from DSL or the Army Corps of Engineers are required.

A vegetation buffer plan meeting the conditions of MMC Subsections 19.401.8.A
through C

The subject property is not directly adjacent to the Willamette River and does not
include a vegetation buffer area as described in MMC 19.401.8.A.

The Planning Commission finds that the proposed activity meets all relevant approval criteria
provided in MMC 19.401.6.
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MMC Subsection 19.401.8 Vegetation Buffer Requirements

MMC 19.401.8 establishes requirements for a buffer strip of native vegetation along
the river, between the river and a location 25 ft upland from the ordinary high-water
line. The vegetation buffer is to be preserved, enhanced, or reestablished, except for
development otherwise allowed by the zoning code.

The subject property is adjacent to Kellogg Creek but is not adjacent to the Willamette River.
The Planning Commission finds that this standard is not applicable.

The Planning Commission finds that the proposed development meets all applicable standards of the
Willamette Greenway zone.

8.  MMC Section 19.402 Natural Resources

MMC 19.402 establishes regulations for designated natural resource areas. The standards

and requirements of MMC 19.402 are an acknowledgment that many of the riparian,

wildlife, and wetland resources in the community have been adversely impacted by
development over time. The regulations are intended to minimize additional negative
impacts and to restore and improve natural resources where possible.

a.

MMC Subsection 19.402.3 Applicability

MMC 19.402.3 establishes applicability of the Natural Resource (NR) regulations,
including all properties containing Water Quality Resources (WQRs) and Habitat
Conservation Areas (HCAs) as shown on the City’s Natural Resource (NR)
Administrative Map.

The subject property is adjacent to Kellogg Creek along its southwestern boundary. A dam
just west of the site makes the creek more of a small lake at this location. The City’s NR
Administrative Map shows both WQR and HCA designations on the subject property.

As presented in the applicant’s natural resource report, the proposed development includes
approximately 27,310 sq ft (0.63 acres) of WQR disturbance (approximately 16,900 sq ft
permanent and 10,400 temporary) and approximately 2,590 sq ft (0.06 acres) of HCA
disturbance (2,310 sq ft permanent and 280 sq ft temporary), for a total disturbance of
approximately 29,900 sq ft (0.69 acres). At that scale, the proposed activity is not listed as
exempt according to the standards outlined in MMC 19.402.4.

The Planning Commission finds that the requirements of MMC 19.402 are applicable to the
proposed activity.

MMC Subsection 19.402.8 Activities Requiring Type III Review

MMC 19.402.8 establishes that certain activities within a designated WQR and/or
HCA are subject to Type III review in accordance with MMC 19.1006. As per MMC
19.402.8.A.1, this includes activities allowed in the base zone that are not otherwise
exempt or permitted as a Type I or II activity.

The scale of disturbance proposed within the identified WQR area on the subject property
exceeds the levels allowed by Type I and II review, as provided in MMC 19.402.6 and 402.7,
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respectively. As such, the activity is subject to Type 111 review and the discretionary process
established in MMC 19.402.12.

The Planning Commission finds that the proposed activity is subject to Type Il review.
c.  MMC Subsection 19.402.9 Construction Management Plans

MMC 19.402.9 establishes standards for construction management plans, which are
required for projects that disturb more than 150 sq ft of designated natural resource
area. Construction management plans must provide information related to site
access, staging of materials and equipment, and measures for tree protection and
erosion control.

The applicant’s submittal materials include a construction management plan that provides the
information required by MMC 19.402.9. The plan shows a different WQR boundary than is
shown on the mitigation plan and other figures related to natural resources. A condition has
been established to require that the construction management plan be revised to be consistent
with other plan sheets in showing the WQR boundary.

As conditioned, the Planning Commission finds that the construction management plan
provides sufficient information for natural resource protection.

d. MMC Subsection 19.402.11 Development Standards

MMC 19.402.11 establishes development standards for projects that impact a
designated natural resource, including requirements to protect natural resource areas
during development and general standards for required mitigation (e.g., plant
species, size, spacing, and diversity). MMC Subsection 19.402.11.B.6 requires all
mitigation vegetation to be planted on the applicant’s site within the designated
natural resource area being disturbed, or in a contiguous area. For any allowed WQR
disturbance, off-site mitigation is not allowed; for HCA disturbance, off-site
mitigation is allowed within an area contiguous to the HCA if documentation is
provided showing the applicant has sufficient authority to conduct and maintain the
vegetation.

MMC Subsection 19.402.11.C establishes mitigation requirements for disturbance
within WQRs. The requirements vary depending on the existing condition of the
WQR, according to the categories established in MMC Table 19.402.11.C. For Class A
"Good" WQR conditions, the table requires that the applicant submit a plan for
mitigating water quality impacts related to the development, including sediments,
temperature, and nutrients; for Class B "Marginal" and Class C "Poor" WQR
conditions, the table requires restoration and mitigation with native species using a
City-approved plan.

Based on existing conditions, the applicant’s natural resource report categorized the WQR in
the northern portion of the project area (along the east bank of the creek adjacent to the subject
property itself) was Class B ("Marginal”), while the WQR in the southern portion of the
project area (on the east bank adjacent to the Adams Street ROW and Dogwood Park) was
categorized as Class A (“Good”). As mitigation for WQR and HCA disturbance (both
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permanent and temporary), the applicant has proposed plantings (native trees, shrubs, and
ground cover) in four areas totaling approximately 23,740 sq ft along the east bank. Some of
the mitigation area is located within a narrow strip along the base of the new retaining wall on
the subject property, but most of the mitigation will occur beyond the subject property
boundary within the adjacent Adams Street right-of-way and Dogwood Park. A variance for
off-site mitigation has been requested and is discussed in Finding 15.

As proposed, the mitigation plantings will meet the minimum requirements for size, species,
spacing, etc., as established in MMC Subsection 19.402.11.B. The applicant also proposes to
remove non-native invasive plants and has provided a stormwater management plan that will
meet City requirements for runoff rates and water quality.

ESA, the City's consultant for on-call natural resource services, evaluated the applicant’s
natural resources site assessment and concluded that the condition of the northern portion of
the WQR was more accurately categorized as Class C (“Poor”) because it contains less than
25% tree canopy. ESA also concluded that the proposed mitigation plantings are appropriate
and adequate for the planting locations, including with regard to number, species, size,
diversity, and spacing. According to ESA’s review, the proposed mitigation will improve some
of the functions and values of the WQR and will at least not diminish others.

As proposed, and as discussed in Finding 15 regarding the variance to allow off-site
mitigation, the Planning Commission finds that the applicable development standards of
MMC 19.402.11 are met.

e.  MMC Subsection 19.402.12 General Discretionary Review

MMC 19.402.12 establishes the discretionary review process for activities that
substantially disturb designated natural resource areas.

(I) MMC Subsection 19.402.12.A Impact Evaluation and Analysis

MMC 19.402.12.A requires an impact evaluation and alternatives analysis in
order to determine compliance with the approval criteria for discretionary
review and to evaluate alternatives to the proposed development. A technical
report prepared by a qualified natural resource professional is required and
should include the following components:

* Identification of ecological functions

* Inventory of vegetation

* Assessment of water quality impacts

= Alternatives analysis

* Demonstration that no practicable alternative method or design exists that
would have a lesser impact on the resource and that impacts are mitigated
to the extent practicable

» Mitigation plan

The applicant’s submittal materials include a natural resource report prepared by Pacific
Habitat Services (PHS). PHS is an environmental consulting firm based in the Portland
metro area (Wilsonville) with many years of experience in providing environmental and
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natural resource analyses. The natural resource report includes an assessment of
ecological functions, inventory of vegetation, and impact evaluation consistent with the
required components listed above. The report also provides a mitigation plan for
permanent and temporary impacts to the WQR and HCA.

The natural resource report explains that there are no viable alternatives to the proposed
development. It considers an alternative building footprint that avoids all WQR and
HCA disturbance and notes that the reduction in building size would result in a project
that is economically less viable than other comparable developments downtown. The
applicant’s narrative concludes that the proposed development is the most practicable
alternative that results in the least impact to the natural resources on the site.

The Planning Commission finds that the applicant’s materials are sufficient for
purposes of reviewing the proposed activity against the approval criteria of MMC
Subsection 19.402.12.B. This standard is met.

MMC Subsection 19.402.12.B Approval Criteria

MMC 19.402.12.B provides the approval criteria for discretionary review as
follows:

* Avoid - The proposed activity avoids the intrusion of development into the
WOQR and/or HCA to the extent practicable and has less detrimental impact
to the natural resource areas than other practicable alternatives.

The subject property is adjacent to Kellogg Creek along its southwestern boundary,
which results in WQR and HCA designations extending at least 50 ft into the site
from the top of bank. Given that the subject property is within the downtown core
where dense development is expected and allowed, the loss of site area where
development is restricted significantly impacts project viability. As discussed above
in Finding 8-e-1, there is no real feasible alternative to impacting as much of the
WQOR and HCA on the site as is proposed.

* Minimize - If the applicant demonstrates that there is no practicable
alternative to avoid disturbance of the natural resource, then the proposed
activity shall minimize detrimental impacts to the extent practicable.

As noted above, the proposed development represents the minimum level of impact
to the WQR and HCA resources on the site. As discussed below, the proposed
mitigation will minimize impacts by enhancing the riparian corridor in an area
contiguous to the subject property.

* Mitigate - If the applicant demonstrates that there is no practicable
alternative that will avoid disturbance of the natural resource, then the
proposed activity shall mitigate for adverse impacts to the resource area.
The applicant shall present a mitigation plan that demonstrates
compensation for detrimental impacts to ecological functions, with
mitigation occurring on the site of the disturbance to the extent practicable,
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utilization of native plants, and a maintenance plan to ensure the success of
plantings.

The applicant’s submittal includes a mitigation plan for the proposed WQR and
HCA disturbance. Native trees, shrubs, and ground cover will be planted within
four distinct areas within the riparian corridor, improving the stream bank and
enhancing the connectivity of habitat along a significant length of the creek. A total
of approximately 29,900 sq ft of WQR and HCA area will be permanently or
temporarily disturbed, with mitigation plantings installed in an area totaling
approximately 23,740 sq ft.

ESA’s review of the applicant’s natural resource report concluded that the
proposed mitigation plantings are appropriate and adequate for the planting
locations, including with regard to number, species, size, diversity, and spacing.
According to ESA’s review, the proposed mitigation will maintain some of the
ecological functions of the WQR and will improve others by increasing native plant
coverage, tree and shrub numbers, and structural and species diversity.

As proposed, the Planning Commission finds that the proposed development meets the
approval criteria for discretionary review as established in MMC 19.402.12.B.

The Planning Commission finds that the proposed development meets the applicable
discretionary review standards of MMC 19.402.12.

f.  MMC Subsection 19.402.15 Boundary Verification and Map Administration

MMC 19.402.15 establishes standards for verifying WQR and HCA boundaries and
for administering the City's Natural Resource (NR) Administrative Map.

WQR locations are determined based on the provisions of MMC Table 19.402.15. For
streams, the WQR includes the feature itself and a vegetated corridor that extends 50
ft from the ordinary high-water mark or two-year recurrence interval flood elevation.
Where the slope exceeds 25% for less than 150 ft, the vegetated corridor is measured
with a 50-ft width from the break in the 25% slope. For wetlands, a wetland
delineation report prepared by a professional wetland specialist and approved by the
Department of State Lands (DSL) is required.

For HCAs, the City's NR Administrative Map is assumed to be accurate with respect
to location unless challenged by the applicant, using the procedures outlined in either
MMC Subsection 19.402.15.A.1 or MMC Subsection 19.402.15.A.2.b.

The applicant’s natural resource report prepared by Pacific Habitat Services includes a
detailed topographic map showing the boundaries of the WQR using the provisions of MMC
Table 19.402.15. In addition, the submittal materials include a field verification of the HCA
on the site and sufficient information and analysis to satisfy the requirements of the detailed
HCA boundary verification process outlined in MMC 19.402.15.A.2.b.

The Planning Commission finds that the City’s NR Administrative Map will be adjusted to
reflect the accurate location of the WQR on the site, based on the detailed information
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provided by the applicant with respect to the ordinary high-water line and adjacent slopes
along Kellogg Creek. The HCA boundary will be adjusted on the NR Administrative Map to
reflect the applicant’s detailed verification, accounting for areas of approved permanent HCA
disturbance resulting from the proposed development.

The Planning Commission finds that, as conditioned, the proposed development, including
disturbance of the designated natural resource areas on the subject property, meets all applicable
standards of MMC 19.402.

9. MMC Section 19.508 Downtown Site and Building Design Standards

MMC 19.508 establishes design standards for downtown development, to encourage
building design and construction with durable, high-quality materials. The design
standards are applicable to all new development. MMC Subsection 19.508.4 establishes
standards for seven different elements of design.

The proposed development is for a new mixed-use building. The findings for each of the applicable
design elements are provided in Table 9, below.
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Table ¢

Building Design Standards

A. BUILDING FACADE DETAILS

Purpose: To provide cohesive and visually interesting building fagades in the downtown, particularly along the ground floor.

Standard

Findings

The following standards apply to nonresidential and mixed-use
buildings:

Vertical Building Facade

Nonresidential and mixed-use buildings two stories and
above shall provide a defined base, middle, and top.

a. Base

The base extends from the sidewalk to the bottom of the
second story or the belt course/string course that
separates the ground floor from the middle of the
building. The building base shall be defined by providing
all of these elements:

1) The street-facing ground floor shall be divided into
distinct architectural bays that are no more than 30 ft
on center. For the purpose of this standard, an
architectural bay is defined as the zone between the
outside edges of an engaged column, pilaster, post,
or vertical wall area.

The proposed development is a six-story mixed-use building with restaurant and
commercial space on the ground floor and 195 multifamily units above. The
building has four primary facades: the east facade faces Main Street, the south
facade faces the Adams Street right-of-way, the southwest and west facades face
McLoughlin Boulevard, and the north facade faces Washington Street. Due to
changes in grade (generally dropping from east to west), the ground level of the
east facade is higher than that of the west elevation by approximately one story.
Step backs at various levels of the building utilize the grade changes to minimize
the building mass.

Vertical Building Fagade—Base:

1) The applicant’s submittal materials indicate that only the Main Street (east)
ground-floor facade provides distinct architectural bays that are no more than
30 ft on center. However, it appears that all four ground-floor facades are in
fact divided into architectural bays that meet this standard.

4.1 Page 36




Recommended Findings in Support of Approval—Coho Point redevelopment Page 25 of 65
Master File #DR-2021-001—11103 SE Main St September 28, 2021

BUILDING FACADE DETAILS

Purpose: To provide cohesive and visually interesting building facades in the downtown, particularly along the ground floor.

Standard Findings

2) The building base shall be constructed of brick, stone, |2) The ground-floor corners of Main Street/Washington Street and Main

or concrete to create a “heavier” visual appearance. Street/Adams Street are constructed of or clad in brick. Where the basement
level is visible above ground (along the north, west, and south facades), its
concrete construction is visible. The other short facade length of the ground
floor (east facade, between the brick-clad columns) is clad in wood with
aluminum storefront windows. This standard is not met.

Address of purpose statement (for Building Facade Details) and applicable
design guidelines: Approximately 85 ft of the nearly 205-ft east facade (Main
Street) is clad in wood with aluminum storefront, sandwiched between the two
brick corners. On the north (Adams Street) and south (Washington Street)
facades, brick cladding is used at the Main Street corners and wood cladding
extends to and around the west (McLoughlin Boulevard) elevation. That variety
is in the spirit of the Architecture guideline for Wall Materials, which, while
encouraging the use of materials that create a sense of permanence, also
promotes the use of varied but compatible cladding materials. Because the
facades on Main Street, Washington Street, and Adams Street include both
commercial and residential uses, the use of brick to delineate one use
(commercial) and wood another (residential entry to the building) creates
interest and differentiates the two uses.

The proposed design is consistent with the purpose of this design element and the
applicable design guidelines.

3) Weather protection that complies with the standards 3 & 4) As proposed, the base does not comply with the applicable design

of Subsection 19.508.4.C. standards for Weather Protection or Windows and Doors standards.
4) Windows that comply with the standards of Subsection Co.n5|s'tenc.y with the respective purpose s‘rc‘remen‘r; and relevant design
19.508.4.E. guidelines is addressed below for each of those design elements.
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Purpose: To provide cohesive and visually interesting building facades in the downtown, particularly along the ground floor.

Standard

Findings

b. Middle

The middle of a building extends from the top of the
building base to the ceiling of the highest building story.
The middle is distinguished from the top and base of the
building by use of building elements. The middle of the
building shall be defined by providing all of the following
elements:

1) Windows that comply with the standards of Subsection
19.508.4.E.

2) One of the following elements:

a. A change in exterior cladding, and detailing and
material color between the ground floor and
upper floors. Differences in color must be clearly
visible.

b. Street-facing balconies or decks at least 2 ft deep
and 4 ft wide for at least 25% of the length of the
building.

Vertical Building Fagade—Middle:

1)

2)

All four facades meet the applicable standards for Windows above the base of
the building—see the relevant discussion in the Windows section below.

For most of the fotal facade area on all sides, there is a change in exterior
cladding and material color between the ground floor (mostly wood cladding
with aluminum storefront) and the upper floors (metal cladding). However, at
the corners of Main /Washington and Main /Adams, the brick cladding extends
from the ground floor to upper floors. This standard is not met.

Address of purpose statement (for Building Facade Details) and gpplicable

design guidelines: The corners at Main /Washington and Main /Adams are brick

between the ground floor and four of five upper floors. However, the taller
ground-floor height and the storefront window pattern, along with the material
change at the top floor (from brick to metal cladding), do provide distinctions
between base, middle, and top. The design ties info the brick material palette
of other existing historic downtown buildings and presents subtle demarcations
of the tripartite structure, in accordance with the Milwaukie Character
guidelines for Considering Context and Promoting Architectural Compatibility.
It is also consistent with the Architecture guideline for Wall Materials, which
promotes the use of varied but compatible cladding materials.

The proposed design is consistent with the purpose of this design element and the
applicable design guidelines.
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Purpose: To provide cohesive and visually interesting building facades in the downtown, particularly along the ground floor.

Standard

Findings

3) A change in wall plane of not less than 24 in deep
and 24 in wide. Breaks may include, but are not
limited to, an offset, recess, window reveal, pilaster,
pediment, coursing, column, marquee, or similar
architectural feature.

4) Provide a step back of at least 6 ft for any street-
facing portion of the building above the base
maximum height as identified in Figure 19.304-4.

3)

Each of the four facades provides at least one change in wall plane that is at
least 24 in deep. This standard is met.

Although the building does provide several step-back elements, it does not
step back for all street-facing portions of the building above the base
maximum height of five stories (three stories plus two bonus stories for residential
uses and green building certification). This standard is not met.

Address of purpose statement (for Building Facade Details) and applicable
design guidelines: The applicant has requested a variance to add another one
to two stories of building height to the base maximum height of five stories.
Although the building steps back significantly along different lengths of the
street-facing facades, it rises to the full proposed height along the east (Main
Street) elevation to emphasize the primary corners at Main/Washington and
Main/Adams. As the building generally steps down in height from east to west
as it gets closer to Kellogg Creek and the Willamette River, it is consistent with
the Milwaukie Character guidelines to Integrate the Environment and Consider
View Opportunities. The Architectural guideline for Silhouette and Roofline,
which pushes for the creation of interest and detail, is served by this staggered
step-down height effect that begins with the full height along the Main Street
facade.

The proposed design is consistent with the purpose of this design element and the
applicable design guidelines.

c. Top

The top of the building extends from the ceiling of the
uppermost floor to the highest vertical point on the roof of
the building, and it is the roof form/element at the
uppermost portion of the facade that visually terminates
the facade. The top of the building shall provide roofs that
comply with the standards of Subsection 19.508.4.F.

Vertical Building Fagade—Top:

The roof does not comply with all of the applicable standards. Consistency with the
purpose statement for Roofs and Rooftop Equipment and relevant design
guidelines is addressed below for that design element.
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A. BUILDING FACADE DETAILS

Purpose: To provide cohesive and visually interesting building facades in the downtown, particularly along the ground floor.

Standard Findings
Horizontal Building Fagade Horizontal Building Facade
a. Horizontal datum lines—such as belt lines, cornices, or a) The proposed development will occupy the entire block, so there are no
if applicable. not applicable.
b. Significant breaks shall be created along building b) The west, north, and east facades are all longer than 150 ft but do not include
facades at least every 150 linear ft by either setting the significant breaks. This standard is not met.

facade back at least 20 ft or breaking the building into
separate structures. Breaks shall be at least 15 ft wide and
shall be continuous along the full height of the building.
The area or areas created by this break shall meet the
standards of Subsection 19.304.5.H.

Address of purpose statement (for Building Facade Details) and applicable
design guidelines: The west facade (MclLoughlin Boulevard) utilizes angled wall
lines that present an eroded facade with up to 6 ft of setback at the deepest.
The north facade (Washington Street) is broken up by the main entry to the
parking structure, as well as by the gradual exposure of the concrete
foundation (with the grade dropping from east to west). The east facade (Main
Street) includes the brick-clad corners and many small arficulations that pull
that face of the building one to two feet back from the property line. These
details all further the intent of the Architectural guideline for Wall Structure to
break up the longitudinal dimensions of the proposed building, provide a
human scale to the space of the street, and create visual interest.

The proposed design is consistent with the purpose of this design element and the
applicable design guidelines.
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B. CORNERS

Purpose: To create a strong architectural statement at street corners and establish visual landmarks and enhance
visual variety.

Standard Findings

Nonresidential or mixed-use buildings at the corner of two public|The proposed building has three corners on public streets—Main/Washington,
streets—or at the corner of a street and a public area, park, or |Main/Adams, and Washington/MclLoughlin.
plaza—shall incorporate two of the following features (for the

Zgépg)s.es of this standard an alley is not considered a public The brick-clad facade at the corner extends up five stories and provides a
) projecting cornice that extends around the corner, separating the brick cladding
a. The primary entry to the building located within 5 ft of the | fom the metal cladding of the sixth story. At the ground level, a canopy also
corner. wraps around the corner to provide visual interest from the sidewalk. However, the
b. A prominent architectural element, such as increased grade change on Washington Street makes it impractical to provide a main
building height or massing, a cupola, a turret, or a pitched |building entry within 5 ft of the corner, and no cut or rounded dimension is
roof at the corner of the building or within 20 ft of the corner |proposed. A stormwater planting strip is proposed in the public right-of-way near

Main/Washington

of the building. the corner, but it is not in addition to special paving materials or street furnishings.
c. The corner of the building cut at a 45° angle or a similar This standard is not met.

dimension “rounded” corner. Address of purpose statement (for Corners) and applicable design guidelines: The
d. A combination of special paving materials; street use of brick cladding between the ground floor and the fifth story visually

furnishings; and, where appropriate, plantings, in addition |emphasizes the corner of the building and presents a strong architectural

to the front door. statement. In relation to the new Axletree building across Main Street to the east,

which also presents a modern, multi-story design with a prominent visual corner at
Main/Washington, the proposed design is consistent with the Milwaukie Character
guidelines for Considering Context, Promoting Architectural Compatibility, and
Using Architectural Contrast Wisely. Together, the two buildings provide a strong
corner presence, with distinct but compatible design details.

The proposed design is consistent with the purpose of this design element and the
applicable design guidelines.
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B. CORNERS

Purpose: To create a strong architectural statement at street corners and establish visual landmarks and enhance
visual variety.

Standard Findings

Main/Adams

As with the opposing corner at Main/Washington, the brick-clad facade at
Main/Adams extends up five stories and provides a projecting cornice between
the fifth and sixth stories, with canopies on both sides at the ground level. At the
ground level, the corner is notched out at 90 degrees, providing a weather-
protected space that serves to draw people into the building. Although not
technically a 45-degree angle or rounded, the 90-degree notch serves a similar
purpose to provide a visual connection between Main Street and the adjacent
Dogwood Park. Special paving connects the corner to the adjacent landscaped
pedestrian walkway leading from Adamas Street to McLoughlin Boulevard. This
standard is met.

Washington/McLoughlin

The corner at Washington/MclLoughlin is part of the residential majority of the
building and has a different character than the two commercial corners. The
corner is cut at a 45-degree angle to match the curve of the public right-of-way
at the street, and a small entry to the main bike storage facility is located along
the cut, though not within 5 ft of the true corner itself. A rooftop terrace at the
corner provides additional visual interest. This standard is met.
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Purpose: Create an all-season pedestrian environment.

Standard

Findings

All buildings shall provide weather protection for pedestrians as
follows:

a. Minimum Weather Protection Coverage

1) All ground-floor building entries shall be protected from
the weather by canopies or recessed behind the front
building facade at least 3 ft.

2) Permanent awnings, canopies, recesses, or similar
weather protection shall be provided along at least 50%
of the ground-floor elevation(s) of a building where the
building abuts a sidewalk, civic space, or pedestrian
accessway.

3) Weather protection used to meet the above standard
shall extend at least 4 ft, and no more than 6 ft, over the
pedestrian area, and a maximum of 4 ft into the public
right-of-way. Balconies meeting these dimensional
requirements can be counted toward this requirement.

4) In addition, the above standards do not apply where a
building has a ground-floor dwelling, as in a mixed-use
development or live-work building, and the dwelling
enfrance has a covered entrance.

Minimum Weather Protection Coverage

1)

2)

With two exceptions, all ground-floor building entries are weather protected
with canopies. The entry to the residential lobby (on Main Street) is recessed
approximately 5 ft behind the building facade. The entry to the bike storage
area at the corner of Washington/McLoughlin does not have any weather
protection. This standard is not met.

In this case, there is no reasonable design rationale for not providing weather
protection for the entry to the bike storage area, which will serve as a primary
access for a significant number of residents. A condition has been established
to ensure that some form of weather protection will be provided for the bike
storage entry. As conditioned, this standard is met.

Along the Main Street and Adams Street facades, at least 50% of the ground-
floor elevation abutting a sidewalk, civic space, or pedestrian walkway is
covered with permanent weather protection. Along the sidewalk-abutting
facades of Washington Street and McLoughlin Boulevard, well under 50% of the
ground floor elevation has weather protection. This standard is not met.

Address of purpose statement (for Weather Protection) and applicable design
guidelines: The design’s failure fo meet the 50% protection standard is due in
large part to the grade change that exposes the basement level of the
building and elevates what is the ground floor at Main Street to a second-floor
height at McLoughlin Boulevard. Unlike the commercial storefronts in the new
building, those portions of the Washington Street and McLoughlin Boulevard
facades adjacent to the basement level are not Places where Pedestrians are
encouraged to Stop and View, as is encouraged by the Pedestrian Emphasis
guideline of that same name. West of the Main/Washington corner of the
building on Washington Street, the grade is not conducive to pedestrian
lingering, and McLoughlin Boulevard and the Washington/McLoughlin
intersection are too busy with vehicle traffic to provide a pedestrian-friendly
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Purpose: Create an all-season pedestrian environment.

Standard

Findings

environment. Except for over the entry to the bike storage area (as noted
above), weather protection is not a priority along these portions of the
Washington Street and MclLoughlin Boulevard facades.

The proposed design is consistent with the purpose of this design element and
the applicable design guidelines.

3) As proposed, all canopies extend between 4 ft and 6 ft from the building
facade. No canopies project more than 4 ft into the public right-of-way. This
standard is met.

4) Due to the change in grade, there are technically no ground-floor dwellings.
The commercial storefronts and residential lobby, whose entries are either
covered by canopies or recessed, are at grade along the Main Street facade,
while residential units at that same level are well above the ground-floor level
because the grade drops moving from east to west (Main Street to McLoughlin
Boulevard). This standard is not applicable.

b. Weather Protection Design

Weather protection shall comply with applicable building
codes and shall be designed to be visually compatible with
the architecture of a building. Where applicable, weather
protection shall be designed to accommodate pedestrian
signage (e.g., blade signs) while maintaining required
vertical clearance.

Weather Protection Design

The proposed canopies are flat, rigid structures that would extend perpendicular
from the building facade at a minimum height of 10 ft. As proposed, the canopies
are visually compatible with the building architecture. No signage is proposed at
this time, but the 10-ft canopy height allows sufficient vertical clearance for any
future proposed signage.

This standard is met.
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Purpose: To encourage the construction of attractive buildings with materials that evoke a sense of permanence and

are compatible with downtown Milwaukie and the surrounding built and natural environment.

Standard

Findings

The following standards are applicable to the street-facing
facades of all new buildings. For the purposes of this standard,
street-facing facades are those abutting streets, courtyards,
and/or public squares in all of the downtown. Table 19.508.4.D
specifies the primary, secondary, and prohibited material types
referenced in this standard.

a. Buildings shall utilize primary materials for at least 65% of
each applicable building facade.

b. Secondary materials are permitted on no greater than 35%
of each applicable building fagade.

c. Accent materials are permitted on no greater than 10% of
each applicable building fagade as trims or accents (e.g.
flashing, projecting features, ornamentation, etc.).

d. Buildings shall not use prohibited materials on any exterior
wall, whether or not it is a street-facing facade.

According to the applicant’s materials, the east facade (Main Street) is 73%
primary materials (brick, wood), 23% secondary materials (metal panels), and 4%
accent materials. The north facade (Washington Street) is 64% primary (two colors
of brick, wood), 32% secondary (metal panels), and 4% accent materials. The
south facade (Adams Street) is 66% primary (brick), 32% secondary (metal panels),
and 7% accent materials. And the west facade (McLoughlin Boulevard) is 12%
primary (wood), 88% secondary, and 1% accent materials. (Note: Accent
materials for all facades consist of screening for Packaged Terminal Heat Pump
(PTHP) units, ornamental metal screens over canopies, and the projecting cornice
with flashing cap.) No prohibited materials are proposed.

Address of purpose statement (for Exterior Building Materials) and applicable
quidelines: The proposed materials that make up the bulk of the design (brick,
wood, and metal panels) are compatible with other buildings downtown,
particularly newer structures such as North Main Village and the Axletree
apartments. The materials also complement the adjacent natural resources along
Kellogg Creek/Lake.

As a building that occupies an entire city block and has long facades on all sides,
the design addresses the Milwaukie Character guidelines related to Considering
Context, Promoting Architectural Compatibility and Using Architectural Contrast
Wisely, which all relate to how a building fits into its surroundings, by providing a
varied but compatible scheme of distinct “looks” along its multiple facades. Along
at least three of its four sides, the building uses changes in color and materials to
create an impression of two or three different attached buildings, but ones with a
similar visual language. The Architecture design guideline pertaining to Wall
Materials emphasizes the use of materials that create a sense of permanence,
and the predominant materials (brick, wood, metal) do that.

As proposed, the design is consistent with the purpose of this design element and
the applicable design guidelines.
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Purpose: To enhance street safety and provide a comfortable pedestrian environment by adding interest to exterior

facades, allowing for day lighting of interior space, and creating a visual connection between interior and exterior
spaces.

Standard

Findings

Main Street

For block faces along Main Street, 50% of the ground-floor street wall
area must consist of openings; i.e., windows or glazed doors. The
ground-floor street wall area is defined as the area up to the finished
ceiling height of the space fronting the street or 15 ft above finished
grade, whichever is less.

At the ground-floor level, the east elevation (facing Main Street) is
approximately 43% windows, glazed doors, and/or other openings such as
the overhead coiling door to the frash enclosure (approximately 1,325 sq ft
of openings over 3,080 sq ft of wall area). This standard is not met.

Other Streets

For all other block faces, the exterior wall(s) of the building facing the
street/sidewalk must meet the following standards:

a. 40% of the ground-floor street wall area must consist of openings;

i.e., windows or glazed doors.
b. Along Mcloughlin Blvd the required coverage is 30%.

The ground-floor level of the north elevation (Washington Street) is
approximately 37% windows, glazed doors, and garage door opening
(approximately 950 sq ft of openings over 2,750 sq ft of wall area). This
standard is not met.

The ground-floor level of the south elevation (Adams Street) is
approximately 37% windows and glazed doors (approximately 530 sq ft of
openings over 1,450 sq ft of wall area). This standard is not met.

The ground-floor level of the west and southwest elevations (McLoughlin
Boulevard) is approximately 39% windows and glazed doors (approximately
1,330 sq ft of openings over 3,400 sq ft of openings). This standard is met.
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facades, allowing for day lighting of interior space, and creating a visual connection between interior and exterior

spaces.

Standard

Findings

Address of purpose statement (for Windows and Doors) and applicable
quidelines: For the east elevation (Main Street), the design of the
architectural bays separating the various storefronts, as well as the
placement of some utility infrastructure (trash, electrical) along this facade,
make it difficult to provide the prescribed 50% of openings. For the north
elevation (Washington Street), the exposure of the basement parking
garage (due fo the grade change) and the need for some solid wall area
in the residential units present challenges to meeting the standard. For the
south elevation (Adams Street), the taller ground-floor height and the use of
wider brick columns to help define the Main/Adams corner make it more
challenging to meet the standard.

Even if the prescribed glazing percentages are not exactly met, the design
reflects the principles of the Architecture guideline for Corner Doors by
presenting prominent entrances to the ground-floor retail and restaurant
spaces at the corners of Main/Washington and Main/Adams. It also
provides ample viewing opportunities into the ground-floor spaces (retail,
restaurant, and apartment lobby), which invites engagement with those
spaces as per the intent of the Retail and Commercial Doors aspect of the
Architecture guidelines.

As proposed, the design is consistent with the purpose of this design
element and the applicable design guidelines.
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facades, allowing for day lighting of interior space, and creating a visual connection between interior and exterior

spaces.

Standard

Findings

Upper Level

Along all block faces, the following standards are applicable on the
upper-level building facades facing a street or public space.

a. Upper building stories shall provide a minimum of 30% glazing. For
the purposes of this standard, minimum glazing includes windows
and any glazed portions of doors.

b. The required upper-floor window/door percentage does not
apply to floors where sloped roofs and dormer windows are used.

c. A minimum of 60% of all upper-floor windows shall be vertically
oriented. This vertical orientation applies to grouped window
arrays as opposed to individual windows.

The upper-floor level of the east elevation (Main Street) is approximately
31% glazing (approximately 3,860 sq ft of glazing for 12,365 sq ft of walll
area). This standard is met.

The upper-floor level of the north elevation (Washington Street) is
approximately 31% glazing (approximately 3,080 sq ft of glazing for 2,930 sqg
ft of wall area). This standard is met.

The upper-floor level of the south elevation (Adams Street) is approximately
30% glazing (approximately 1,725 sq ft of glazing for 5,745 sq ft of wall area).
This standard is met.

The upper-floor level of the west and southwest elevations (McLoughlin
Boulevard) is approximately 31% glazing (approximately 3,655 sq ft of
glazing for 11,800 sq ft of openings). This standard is met.

On all four elevations, more than 60% of the upper-floor windows are
vertically oriented. This standard is met.
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facades, allowing for day lighting of interior space, and creating a visual connection between interior and exterior

spaces.

Standard

Findings

General Standards
a.

Windows shall be designed to provide shadowing. This can be
accomplished by recessing windows 4 in into the fagade and/or
incorporating trim of a contrasting material or color.

All buildings with nonresidential ground-floor windows must have
a visible transmittance (VT) of 0.6 or higher.

Doors and/or primary entrances must be located on the street-
facing block faces and must be unlocked when the business
located on the premises is open. Doors/entrances to second-floor
residential units may be locked.

The bottom edge of windows along pedestrian ways shall be
constructed no more than 30 in above the abutting walkway
surface.

Ground-floor windows for nonresidential buildings shall allow
views into storefronts, working areas, or lobbies. No more than
50% of the window area may be covered by interior furnishings
including, but not limited to, curtains, shades, signs, or shelves.

Signs are limited to a maximum coverage of 20% of the required
window area.

The windows set within brick will be recessed at least 4 in. The windows set
within wood cladding are not recessed but are aluminum framed and so
offer a contrasting material. The windows set within the metal cladding are
also not recessed and are a mixture of aluminum framed and vinyl, so some
of those windows present a somewhat contrasting material (vinyl) while
others are metal framed in metal and so do not meet this standard.

Address of purpose statement (for Windows and Doors) and applicable
quidelines: Despite not providing a recess or material contrast, the
configuration and pattern arrangement of the metal-on-metal windows
(which are upper-level windows) do add interest to each facade and allow
for significant daylighting of interior space. The effect of remaining simple in
appearance causes the metal cladding to recede and allows the brick
facades to stand out more. This approach is consistent with the intent of the
Architecture guideline related to Wall Materials, which aims to create a
sense of permanence—this is achieved through the metal-on-metal
windows receding and allowing the more permanent-appearing brick
facades to stand forward. As proposed, the design is consistent with the
purpose of this design element and the applicable design guidelines.

As proposed, the nonresidential windows will have a VT of 0.6 or higher. A
condition has been established to require that VT documentation be
provided at the development review stage of the project to confirm that
this standard is met.

Primary entrances o the retail and restaurant spaces are located on the
Main Street and Washington Street facades.

The bottom edge of windows along the pedestrian walkways in front of the
commercial storefronts (along the Adams Street, Main Street, and
Washington Street facades) are less than 30 in above the average grade.
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facades, allowing for day lighting of interior space, and creating a visual connection between interior and exterior

spaces.

Standard

Findings

As proposed, the ground-floor windows in the nonresidential portions of the
building will allow views into storefronts, working areas, and/or lobbies.

Signage is not part of the proposed development and will be reviewed as
applied forin the future.

As proposed and as conditioned where necessary, the applicable
standards are met. Where the standards are not met, the design is
consistent with the purpose of this design element and the applicable
design guidelines.

Prohibited Window Elements

For all building windows facing streets, courtyards, and/or public
squares in the downtown, the following window elements are
prohibited:

a. Reflective, tinted, or opaque glazing.
b. Simulated divisions (internal or applied synthetic materials).
c. Exposed, unpainted metal frame windows.

No prohibited window elements are proposed.

This standard is met.
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Purpose: To create a visually interesting condition at the top of the building that enhances the quality and character of

the building.

Standard

Findings

Roof Forms

a. The roof form of a building shall follow one (or a combination)
of the following forms:

1) Flat roof with parapet or cornice.
2) Hip roof.

3) Gabled roof.

4) Dormers.

5) Shed roof.

The building has multiple roof levels, and all roofs are flat and have either a
parapet or a projecting cornice.

This standard is met.

b. Allflat roofs, or those with a pitch of less than 4/12, shall be
architecturally treated or articulated with a parapet wall that
projects vertically above the roofline at least 12 in and/or a
cornice that projects from the building face at least 6 in.

c. All hip or gabled roofs exposed to view from adjacent public or
private streets and properties shall have a minimum 4/12 pitch.

d. Sloped roofs shall have eaves, exclusive of rain gutters, that
project from the building wall at least 12 in.

Although the cornices project 3.5 ft, some of the proposed parapets are less
than 12 in high. This standard is not met.

Address of purpose statement (for Roofs and Rooftop Equipment) and
applicable guidelines: Despite not meeting the prescribed standards, the
parapets do create a visually interesting condition at the top of each facade
of the building. The building massing steps down toward the adjacent natural
resources (i.e., as it nears Kellogg Lake/Creek and the Willamette River). This
creates a complex roofline that includes some parapets that are set at only é
in above the roof to maintain the horizontal datum line of the adjacent
window sills. The design is consistent with the Integrate the Environment and
Consider View Opportunities aspects of the Milwaukie Character guideline, as
the roof steps down in acknowledgement of the nearby river and lake/creek
and maintains views for various levels of the building. Likewise, the varied
roofline and parapet heights create an interesting profile that is consistent with
the aim of the Silhouette and Roofline aspect of the Architecture guideline.

As proposed, the design is consistent with the purpose of this design element
and the applicable design guidelines.

The standards for sloped roofs are not applicable to this flat-roof design.
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F. ROOFS AND ROOFTOP EQUIPMENT

Purpose: To create a visually interesting condition at the top of the building that enhances the quality and character of

the building.
Standard Findings
Rooftop Equipment and Screening The proposed design includes rooftop solar panels, which do not require
a. The following rooftop equipment does not require screening:  |Screening. This standard is met.
1) Solar panels, wind generators, and green roof features. The proposed elevator overrun extends only 10 ft above the top of the roof.
2) Equipment under 2 ft high, if set back a minimum of 5 ft This standard is met.
from the outer edge of the roof. All other roof-mounted mechanical equipment is no more than 10 ft high, is set

b. Elevator mechanical equipment may extend above the height |,qck ot least 10 ft from the roof edge, and is surounded by rooftop solar

limit @ maximum of 16 ft, provided that the mechanical shaftis |nanels. The solar panels provide adequate screening of the mechanical
incorporated into the architecture of the building. equipment.

c. Satellite dishes, communications equipment, and all other roof- _
mounted mechanical equipment shall be limited to 10 ft high, |The applicable standards are met.
shall be set back a minimum of 10 ft from the roof edge, and
shall be screened from public view and from views from
adjacent buildings by one of the following methods:

1) A screen around the equipment that is made of a primary
exterior finish material used on other portions of the
building, wood fencing, or masonry.

2) Green roof features or regularly maintained dense
evergreen foliage that forms an opaque barrier when
planted.

d. Required screening shall not be included in the building’s
maximum height calculation.

Rooftop Structures The design includes a 10-ft-tall trellis over one of the roof decks.

Rooftop structures related to shared outdoor space—such as arbors, |This standard is met.
trellises, or porticos related to roof decks or gardens—shall not be
included in the building’s maximum height calculation, as long as
they do not exceed 10 ft high.
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G. OPEN SPACE

Purpose: To assure adequate public and private open space in the downtown.

Standard Findings
Mixed-Use and Residential Development The proposed mixed-use building provides 195 units, requiring a minimum
The following standards apply to mixed-use buildings with more than 4 TOTQ' of 9,750 sq ft of private or common open space. Since ’(he site is
residential units and residential-only multifamily developments: adjacent to Dogwood Park, a 50% reduction in open space is allowed,
a. Outdoor Space Required resulting in a total of 4,875 sq ft of open space being required.
50 sq ft of private or common open space is required for each The o!esigq provides a total of just over 8,650 sq ft of open space, comprised
dwelling unit. The open space may be allocated exclusively for of unit patios/terraces, amenity rooms, and landscaped roof terrace (5th
private or common use, or it may be a combination of the two floor).
uses. This standard is met.
b. Common Open Space Open space intended for common use by tenants includes a courtyard
1) Common open space may be provided in the form of decks, |Aredaon the 2nd floor and a landscaped rooftop terrace on the 5th floor.
shared patios, roof gardens, recreation rooms, lobbies, or These standards are met.

other gathering spaces created strictly for the tenants and not
associated with storage or circulation. Landscape buffer areas
may not be used as common open space unless active and
passive uses are integrated into the space and its use will not
adversely affect abutting properties.

2) With the exception of roof decks or gardens, outdoor
common open space shall be abutted on at least two sides
by residential units or by nonresidential uses with windows and
entrances fronting on the space.
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Purpose: To assure adequate public and private open space in the downtown.

Standard

Findings

c. Private Open Space
1) Private open space may be provided in the form of a porch,
deck, balcony, patio, terrace, or other private outdoor area.
2) The private open space provided shall be contiguous with the
unit.

3) Balconies used for entrances or exits shall not be considered
as private open space except where such exits or entrances
are for the sole use of the unit.

4) Balconies may project up to a maximum of 4 ft into the public
right-of-way.

Private open spaces include unit patios or terraces that are contfiguous with
the relevant units.

No balconies are used for common enfrances or exits, and no balconies
project more than 4 ft into the public right-of-way.

The applicable standards are met.

d. Credit for Open Space

An open space credit of 50% may be granted when a
development is directly adjacent to, or across a public right-of-
way from, an improved public park.

As noted above, the subject property is adjacent to Dogwood Park (across
the Adams Street right-of-way), which is a public park with modest
improvements. The proposed development is entitled to an open space
credit of 50%, which reduces the minimum required open space from 9,750
sq ft to 4,875 sq ft.

This standard is met.

The Planning Commission finds that, as proposed and as conditioned where necessary, the design meets the applicable standards; or, where a particular
standard is not met, the design is consistent with the purpose of that design element and the applicable design guidelines.
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10.

11.

MMLC Section 19.510 Green Building Standards

Green building is the practice of creating structures and using processes that are
environmentally responsible and resource-efficient throughout a building’s life cycle. For
the purposes of height bonuses, a green building is defined as a building that will achieve
certification or similar approval documentation at any level of one of the following
programs: Living Building Challenge, LEED, Earth Advantage, Passive House, Enterprise
Green Communities, or Energy Trust of Oregon’s New Buildings program (confirming
participation in the Path to Net Zero program offering).

Height bonus eligibility will be verified at the time of building permit submittal and is
contingent upon a green building certification submittal. Height bonus awards may be
revoked, and/or other permits or approvals may be withheld, if the project fails to achieve
the required energy reduction and/or certification.

As discussed in Finding 6-c-2, the proposed development includes a request for height bonuses to
add two stories of building height, one of which is based on the new building qualifying for a LEED
certification. A condition has been established requiring confirmation of the necessary green
building certification submittal and subsequent award at relevant parts of the development review
process.

As conditioned, the Planning Commission finds that the applicable standards are met.
MMC Chapter 19.600 Off-Street Parking and Loading

MMC 19.600 regulates off-street parking and loading areas on private property outside the
public right-of-way. The purpose of these requirements includes providing adequate space
for off-street parking, minimizing parking impacts to adjacent properties, and minimizing
environmental impacts of parking areas.

a. MMC Section 19.602 Applicability

MMC 19.602 establishes the applicability of the provisions of MMC 19.600, and MMC
Subsection 19.602.3 establishes thresholds for full compliance with the standards of
MMC 19.600. Development of a vacant site is required to provide off-street parking
and loading areas that conform fully to the requirements of MMC 19.600.

The proposed development is a six-story mixed-use building with 195 multifamily residential
units and approximately 7,000 sq ft of commercial space.

The Planning Commission finds that the provisions of MMC 19.600 are applicable to the
proposed development.

b.  MMC Section 19.605 Vehicle Parking Quantity Requirements

MMC 19.605 establishes standards to ensure that development provides adequate
vehicle parking (off-street) based on estimated parking demand.
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(1)

()

MMC Subsection 19.605.1 Minimum and Maximum Requirements

MMC Table 19.605.1 provides minimum and maximum quantity requirements
for multifamily dwellings containing three or more dwelling units. For
multifamily dwelling units located in the DMU zone, a minimum of one space
per unit is required and a maximum of two spaces per unit is allowed. As per
MMC Subsection 19.304.5.G.3, all nonresidential uses in the DMU are exempt
from the off-street parking requirements.

The proposed development would establish 195 multifamily residential units. A
minimum of 195 off-street spaces are required; a maximum of 390 spaces are allowed. A
total of 81 parking spaces are proposed; exemptions and by-right reductions to the
quantity requirements are discussed below in Finding 11-b-3.

MMC Subsection 19.605.2 Quantity Modifications and Required Parking
Determinations

MMC 19.605.2 establishes a process for modifying the minimum and maximum
parking ratios listed in MMC Table 19.605.1.

(@) MMC Subsection 19.605.2.B Application

The application for a parking determination must include a description of
the proposed uses of the site and identification of factors specific to the
proposed use and/or site (e.g., proximity of transit, parking demand
management programs, etc.) that affect parking demand. Additionally, the
application must provide data and analysis to support the determination
or modification request (i.e., parking demand information from
professional literature, parking standards for similar uses in other
jurisdictions, and parking quantity and use data from similar existing
developments). The Planning Manager may waive any of the specific data
analysis requirements if the information is not readily available or relevant,
as long as sufficient documentation is provided to support the request.

The applicant has included a description of the site and addressed the factors
specific to the site, including proximity to transit and a site-specific
Transportation Demand Management (TDM) program. Given that the City has a
downtown parking management strategy (adopted in September 2018), the
Planning Manager has waived the requirement for new specific data analysis. The
downtown parking management strategy itself is based on the collection and
analysis of parking demand and usage data from Milwaukie to assess the actual-
use dynamics and access characteristics of the on- and off-street parking systems in
the downtown area. The strategy reflects the City’s intention to actively manage
parking with the expectation that continued growth will impact the existing
parking supply downtown. The Planning Manager’s waiver is also based on the
TDM program included with the applicant’s submittal materials, which outlines
the principles designed to make the proposed parking arrangement work.
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(b) MMC Subsection 19.605.2.C Approval Criteria

MMC Subsection 19.605.2.C.1 provides the baseline approval criteria for
granting a parking modification, including a demonstration that the
proposed parking quantities are reasonable based on the data and
information that the Planning Manager has deemed relevant. In addition,
MMC Subsection 19.605.2.C.2 requires that requests for modifications to
decrease the amount of minimum required parking must demonstrate that
(1) the use of transit, parking demand management programs, and/or
special characteristics of the site users will reduce expected vehicle use and
parking space demand for the proposed use or development, as compared
with the standards in Table 19.605.1; (2) that the reduction of off-street
parking will not adversely affect available on-street parking; and (3) that
the requested reduction is the smallest reduction needed based on the
specific circumstances of the use and/or site.

As noted above, the Planning Manager has determined that it is reasonable to
ground an assessment of the proposed parking modification in consideration of the
City’s adopted downtown parking management strategy and the applicant’s
proposed TDM program. The subject property’s location downtown, in close
proximity to the Milwaukie light rail station and bus routes, with access to a
public sidewalk network and bikeways like the Trolley Trail and Springwater Trail
corridor, provides a number of alternatives to vehicle use and will help reduce the
need for vehicle parking.

The applicant’s TDM program outlines several principles for reducing parking
demand for the new building, including active marketing that promotes the new
development as one that encourages car-free living, with incentive options for
residents who do not have a vehicle. The TDM document presents a menu of
incentives that residents who do not have a designated parking space could choose
from: an annual TriMet pass, car-share/ride-share services, reduced rent, or
membership in a bike-share or scooter program. The TDM document provides
several strategies for parking-management actions that can be utilized to make the
proposed parking arrangement function efficiently, including a vehicle registry,
usage monitoring, signage and communication materials, and market-rate pricing
for tenant parking.

The building managers will implement the TDM program principles and work to
ensure that the parking structure is used only by authorized vehicles and respond
effectively to complaints about resident vehicles parking off site. The success of the
City’s parking management strategy will depend in part on a combination of
consistent enforcement actions and targeted adjustments to parking requlations in
response to the evolving parking situation downtown. Together, the TDM
program and the City’s downtown parking management strategy will ensure that
the proposed reduction in parking for the new building will not adversely affect
available on-street parking.
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(3)

Based on the specific circumstances of the proposed use and the site and taken
together with the implementation of the proposed TDM program and the City’s
downtown parking management strategy, the requested parking modification is
effectively the smallest reduction needed for the proposed development to function
as designed.

The Planning Commission finds that the proposed parking modification satisfies
the applicable approval criteria.

As proposed, the Planning Commission finds that the minimum required off-street
parking for the proposed use can be modified as proposed, to 81 spaces.

MMC Subsection 19.605.3 Exemptions and By-Right Reductions to Quantity
Requirements

MMC 19.605.3 establishes certain exemptions and reductions to the quantity
requirements of MMC 19.605.1, including a 25% reduction for locations in the
DMU zone and a 10% reduction for the provision of covered and secure bicycle
parking in addition to what is required by MMC Section 19.609 (at a ratio of one
reduced vehicle parking space for each six additional bicycle parking spaces).
Applicants are allowed to utilize multiple reductions, provided the total
reduction allowed in the DMU zone is no more than 30%.

For the proposed 195 multifamily residential units, the applicant has proposed a by-right
reduction to the minimum required parking quantity, in addition to a parking quantity
modification to further reduce the number of required spaces. With the 25% reduction
allowed for being in the DMU zone, the project qualifies for a reduction of 49 spaces.
With the bike storage rooms distributed throughout the new building (both in the
parking garage and on every floor), the project provides 237 bicycle parking spaces
where 195 are required, resulting in 42 extra spaces and qualifying the project for an
additional reduction of seven vehicle spaces.

In total, the proposed development is entitled to a by-right reduction of 56 spaces,
bringing the adjusted minimum requirement down to 139 spaces.

As proposed, and as per the by-right reductions allowed and the approval of the proposed
parking quantity modification to further reduce the minimum number of required parking
spaces, the Planning Commission finds that the proposed development meets the vehicle
parking quantity requirements of MMC 19.605.

c.  MMC Section 19.606 Parking Area Design and Landscaping

MMC 19.606 establishes standards for parking area design and landscaping, to
ensure that off-street parking areas are safe, environmentally sound, and aesthetically
pleasing, and that they have efficient circulation. These standards are intended
primarily for outdoor parking areas, though some of the standards are applicable to
parking structures as well.
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MMC Subsection 19.606.1 establishes dimensional standards for required off-street
parking spaces and drive aisles. For 90°-angle spaces, the minimum width is 9 ft and
minimum depth is 18 ft, with 22-ft drive aisles. MMC Subsection 19.606.3 establishes
various design standards, including requirements related to paving and striping,
wheel stops, pedestrian access, internal circulation, and lighting.

The proposed development includes 81 structured parking spaces configured as 90°-angle
spaces. Approximately half of those spaces are 9 ft wide and 18 ft deep; the other half are
reduced-width stalls that are either 8.5 ft wide (six stalls) or 8.75 ft wide (34 stalls). All stalls
are 18 ft deep, and the drive aisles are at least 24 ft wide. As discussed below in Finding 11-g,
the dimensions of structured parking spaces may be reduced if the applicant can demonstrate
they can still safely accommodate parking and maneuvering. Paving, striping, and wheel
stops are provided throughout the parking garage.

As proposed, and as discussed below in Finding 11-g, the Planning Commission finds that the
applicable standards of MMC 19.606 are met.

d. MMC Section 19.608 Loading

MMC 19.608 establishes standards for off-street loading areas and empowers the
Planning Manager to determine whether loading spaces are required. Off-street
loading is not required in the DMU zone. Where loading spaces are required, spaces
must be at least 35 ft long and 10 ft wide, with a height clearance of 13 ft, and located
where not a hindrance to drive aisles or walkways.

The subject property is zoned DMU, so no off-street loading is required. This standard is not
applicable.

e. MMC Section 19.609 Bicycle Parking

MMC 19.609 establishes standards for bicycle parking for new development,
including for multifamily housing and commercial uses. Unless otherwise specified,
the number of bicycle parking spaces is at least 10% of the minimum required vehicle
parking for the use. For multifamily residential development with four or more units,
MMC Subsection 19.609.2 requires a minimum of one bicycle parking space per unit,
with at least 50% of the spaces covered and/or enclosed (in lockers or a secure room).
MMC Subsection 19.609.3.A requires that each bicycle parking space have minimum
dimensions of 2 ft by 6 ft, with 5-ft-wide aisles for maneuvering. MMC Subsection
19.609.4 requires bike racks to be located within 50 ft of a main building entrance.

For the proposed mixed-use building in the DMU zone, 195 bicycle spaces are required, one
for each of the 195 multifamily residential units; no bicycle parking is required for the
approximately 7,000 sq ft of commercial space, as no vehicle spaces are required for
nonresidential uses in the DMU. At least 98 of the bike spaces must be covered or enclosed.

As proposed, a total of 237 bicycle parking spaces will be provided within the new building,
distributed among bike storage rooms in the parking garage and on every floor. The bike
parking will be provided through wall-mounted racks that are securely anchored to the wall
and designed to allow the bike frame and one wheel to be locked. As proposed, the bike parking
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space dimensions are 1.5 ft wide by just over 4 ft deep/long, vertically staggered by 8 in from
one rack to the next. A condition has been established to ensure that the proposed racks are
installed in such a way that the minimum dimensional standards are met.

The Planning Commission finds that the proposed bicycle parking exceeds the minimum
number of required spaces, is all within the building and covered/enclosed, and, as
conditioned, that the other applicable standards are met.

f.  MMC Section 19.610 Carpool and Vanpool Parking

MMC 19.610 establishes carpool parking standards for new industrial, institutional,
and commercial development with 20 or more required parking spaces.

The proposed development is a mixed-use building in the DMU zone, with 195 multifamily
residential units and approximately 7,000 sq ft of commercial space. In the DMU zone, no off-
street parking is required for nonresidential uses. This standard is not applicable.

g.  MMC Section 19.611 Parking Structures

MMC 19.611 establishes standards that regulate the design and location of structured
parking, and to provide appropriate incentives for the provision of structured
parking.

(1) MMC Subsection 19.611.2 Compliance with Other Sections of MMC Chapter
19.600

Structured parking is allowed to accommodate parking that is required for a
specific use, or as a parking facility that is a use by itself. The space and drive
aisle dimensions required in MMC 19.606.1 apply to structured parking unless
the applicant requests that the dimensions be reduced and can demonstrate that
the reduced dimensions can safely accommodate parking and maneuvering for
standard passenger vehicles. In addition to the standards in MMC Subsection
19.611.3, parking structures must comply with the development standards,
design standards, and design guidelines for the base zone(s) in which the
structure will be located.

As proposed, all of the 81 proposed off-street parking spaces are located within the
parking garage within the lowest level of the new building. As noted in Finding 11-c,
approximately half of the parking stalls are less than 9 ft wide—34 stalls are 8.75 ft and
six stalls are 8.5 ft wide. The applicant has requested an allowance of reduced
dimensions for these 40 narrower parking stalls, noting that the City of Portland and
City of Seattle require a minimum width of 8.5 ft.

As addressed elsewhere in these findings, the parking garage, as part of the overall
proposed building, has been reviewed for compliance with other applicable development
standards, design standards, and design guidelines.

The Planning Commission finds that the proposal to reduce minimum required parking
stall dimensions is allowable and that the parking structure portion of the new building
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(3)

is consistent with all applicable standards and guidelines as addressed elsewhere in these
findings.

MMC Subsection 19.611.3 Standards and Design Criteria for Structured Parking

MMC 19.611.3 establishes standards and design criteria for structured parking,
including a requirement that 75% of the length of any facade of a parking
structure that faces a street must provide ground-floor windows or wall
openings; blank walls are prohibited. The required yard setbacks between the
property line and the structure must be landscaped per the requirements of
MMC Subsection 19.606.2.D.3. The structure must provide safe pedestrian
connections between the parking structure and the public sidewalk or principal
building. The structure must provide adequate lighting to ensure motorist and
pedestrian safety within the structured parking facility and connecting
pedestrian ways to the principal building.

The parking garage is located within the lowest level (basement) of the new building
and, due to grade changes, is at least partially visible on three sides (from Washington
Street, McLoughlin Boulevard, and the Adams Street right-of-way). On each of these
three sides, the parking structure has openings for at least 75% of each facade length, in
between supporting columns. A vertically planted metal screen is proposed along each of
the three above-grade sides of the parking garage.

There are no minimum building setbacks in the DMU zone. The primary entrance to the
parking garage (the driveway at Washington Street) opens onto a public sidewalk. There
is an entrance to the bike storage room from the sidewalk at the
Washington/McLoughlin corner of the building. No lighting information was provided
for the interior of the parking structure, so a condition has been established to ensure
that there is adequate lighting for the structured spaces.

As conditioned, the Planning Commission finds that the applicable standards and
criteria for parking structures are met.

MMC Subsection 19.611.4 Incentives for Provision of Structured Parking

MMC 19.611.4 establishes incentives for structured parking, including an
allowance of an additional 0.5 sq ft of floor area above the maximum allowed
FAR for every 1 sq ft of structured parking provided. All other requirements of
the development standards for the base zone must be met.

The parking garage is approximately 30,800 sq ft in area, which qualifies the proposed
development for an additional 15,400 sq ft of floor area toward the FAR calculations, as
discussed in Finding 6-c-1.

As conditioned, the Planning Commission finds that the applicable standards for parking
structures are met.

As proposed, and as conditioned where necessary, the Planning Commission finds that the proposed
development meets all applicable standards MMC 19.600 for off-street parking.
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12.  MMC Chapter 19.700 Public Facility Improvements

MMC 19.700 is intended to ensure that development, including redevelopment, provides
public facilities that are safe, convenient, and adequate in rough proportion to their public
facility impacts.

a.

MMC Section 19.702 Applicability

MMC 19.702 establishes the applicability of the provisions of MMC 19.700, including
new construction.

The applicant proposes to develop a mixed-use building with approximately 7,000 sq ft of
commercial space and 195 multifamily residential units. The proposed new construction
triggers the requirements of MMC 19.700.

MMC Section 19.703 Review Process

MMC 19.703 establishes the review process for development that is subject to MMC
19.700, including requiring a preapplication conference, establishing the type of
application required, and providing approval criteria.

The applicant had a preapplication conference with City staff on December 17, 2020, prior to
application submittal. The proposed development triggers a Transportation Impact Study (as
addressed in Finding 12-c). The proposal’s compliance with MMC 19.700 has been evaluated
through a concurrent Transportation Facilities Review application. Finding 12-f addresses the
proposal’s compliance with the approval criteria established in MMC Subsection 19.703.3,
particularly the required transportation facility improvements.

MMC Section 19.704 Transportation Impact Evaluation

MMC 19.704 establishes the process and requirements for evaluating development
impacts on the surrounding transportation system, including determining when a
formal Transportation Impact Study (TIS) is necessary and what mitigation measures
will be required.

The proposed development will trigger a significant increase in trip generation above the
existing use on the site (office building) and therefore requires a TIS. City Engineering staff
and the City’s on-call traffic consultant (DKS) provided the applicant with a scope of work for
the TIS. Lancaster Mobley, the applicant’s traffic consultant, prepared the TIS that was
included with the applicant’s larger submittal for the proposed mixed-use building.

The TIS concluded that the proposed development would not prevent the various nearby
intersections studied from continuing to operate at an acceptable level of service through the
2022 AM and PM peak hours. The new single access point at a new driveway on Washington
Street would not meet the 300-ft spacing requirement for collector streets, so an access spacing
modification would be required as discussed in Finding 4. Due to the proximity of the new
Washington Street accessway to both McLoughlin Boulevard and Main Street, the TIS
evaluated several possible turning-movement restrictions and found that none of the options
would significantly impact nearby intersection operations. And the TIS analyzed queuing at
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the driveway and concluded that queues entering the parking structure during the AM and
PM peak hours will rarely exceed one car and so should present only infrequent traffic delays.

DKS’s assessment recommended that turning movements from the Washington Street
driveway be limited to right-in, right-out, and left-in only turns. DKS also recommended that
minimum AASHTO (American Association of State Highway and Transportation Officials)
for sight distance be met at the accessway and that safety mirrors be installed so exiting
drivers can see approaching pedestrian traffic around the garage threshold. A condition has
been established to ensure that DKS’s recommendations are incorporated into the decision.

As submitted, and with a condition established to ensure that sufficient mitigation measures
are in place, the applicant’s TIS is sufficient to meet the requirements of MMC 19.704.

d. MMC Section 19.705 Rough Proportionality

MMC 19.705 requires that transportation impacts of the proposed development be
mitigated in proportion to its potential impacts.

The applicant’s TIS concluded that the proposed development would result in an increase in
AM peak hour trips (from 9 to 58), PM peak hour trips (from 9 to 86), and daily weekday
trips (from 76 to 1,046). This significant increase in transportation impacts warrants the
requirement to build frontage improvements on Main Street and Washington Street as
discussed in Finding 12-f. The clear vision and safety improvements and turning-movement
restrictions for the Washington Street driveway, noted in Finding 12-c, are requirements that
allow the proposed development to function safely and avoid triggering the more extensive
intersection improvements that might otherwise be required. The requirement to provide a
public access easement for the future pedestrian/bicycle pathway along Kellogg Creek, noted in
Finding 12-f-5, is in proportion to the addition of 195 residential units on the site, with
limited on-site parking and a Transportation Demand Management program intended to
reduce vehicle usage in favor of alternative modes.

Per the applicant’s development agreement with the City as owner of the site, the on-site
public-access pedestrian walkway to connect Main Street to McLoughlin Boulevard (via the
Adams Street right-of-way) is part of the development proposal and is not an exaction subject
to the rough proportionality standard.

As proposed and conditioned, mitigation for the transportation impacts of the proposed
development is consistent with MMC 19.705.

e.  MMC Section 19.707 Agency Notification and Coordinated Review

MMC 19.707 establishes provisions for coordinating land use application review with
other agencies that may have some interest in a project that is in proximity to facilities
they manage.

The application was referred to ODOT, Clackamas County Department of Transportation and
Development (DTD), TriMet, and Metro for comment.
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f.  MMC Section 19.708 Transportation Facility Requirements

MMC 19.708 establishes the City’s requirements and standards for improvements to
public streets, including pedestrian, bicycle, and transit facilities.

(1)

(2)

MMC Subsection 19.708.1 General Street Requirements and Standards

MMC 19.708.1 provides general standards for streets, including for access
management, clear vision, street layout and connectivity, and intersection
design and spacing.

As proposed, the development is consistent with the applicable standards of MMC
19.708.1.

MMC Subsection 19.708.2 Street Design Standards

MMC 19.708.2 provides design standards for streets, including dimensional
requirements for the various street elements (e.g., travel lanes, bike lanes, on-
street parking, landscape strips, and sidewalks).

The proposed development includes new concrete sidewalk along the Main Street and
Washington Street frontages. New curb and asphalt paving has already been installed as
part of the South Downtown Project and will not be required except where the existing
driveway is to be removed. An 8-ft-wide public access pedestrian walkway will be
constructed between McLoughlin Boulevard and Main Street along the Adams Street
right-of-way. As per the Public Area Requirements (PAR), street trees will be planted a
minimum of every 40 ft and in accordance with the Milwaukie Street Tree List. As
proposed, streetlights will be installed at existing street light bases. Per the applicability
standards of MMC Subsection 19.702.1, bike racks will be installed in the public right-
of-way as required in conjunction with the occupation of the various commercial spaces
by specific uses.

As proposed, the development is consistent with all applicable standards of MMC
19.708.2.

MMC Subsection 19.708.3 Sidewalk Requirements and Standards

MMC 19.708.3 provides standards for public sidewalks, including the
requirement for compliance with applicable standards of the Americans with
Disabilities Act (ADA).

The proposed development includes the completion of one new Americans with
Disabilities Act (ADA) ramp on the southwest corner of Main Street and Washington
Street, and two new ramps on the corner of Washington Street and McLoughlin
Boulevard. As proposed, all sidewalks and the public access pedestrian walkway will be
constructed in compliance with the City of Milwaukie Public Works Standards and the
ADA requirements. Where it is not located within the public right-of-way, an easement
for the pedestrian walkway is required.
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(4)

()

(6)

As proposed, the development is consistent with all applicable standards of MMC
19.708.3.

MMC Subsection 19.708.4 Bicycle Facility Requirements and Standards

MMC 19.708.4 provides standards for bicycle facilities, including a reference to
the Public Works Standards.

No public bicycle facilities are proposed, and none are required at the time of
development of the new building, which includes approximately 7,000 sq ft of
commercial space. As noted above in Finding 12-f-2, the installation of bike racks in the
public right-of-way in accordance with the PAR will be required as per MMC
Subsection 19.702.1 in conjunction with the occupation of the various commercial
spaces by specific uses.

As proposed, the development is consistent with all applicable standards of MMC
19.708 4.

MMC Subsection 19.708.5 Pedestrian/Bicycle Path Requirements and Standards
MMC 19.708.5 provides standards for pedestrian and bicycle paths.

With an 8-ft width, the proposed public access pedestrian walkway between Main Street
and McLoughlin Boulevard (via the Adams Street right-of-way) is designed as a
sidewalk and not as a multiuse (pedestrian/bicycle) facility.

The Milwaukie Transportation System Plan (TSP) includes a project to establish an
undercrossing of McLoughlin Boulevard along Kellogg Creek to make a
pedestrian/bicycle connection between Milwaukie Bay Park and downtown Milwaukie.
A design for the undercrossing and associated ped/bike path has not yet been developed,
but an easement for the future path alignment is warranted by the scale of impact of the
proposed development. A condition has been established to require a minimum 15-ft-
wide public access easement on the subject property along Kellogg Creek at the base of
the proposed new retaining wall.

As conditioned, this standard is met.
MMC Subsection 19.708.6 Transit Requirements and Standards
MMC 19.708.6 provides standards for transit facilities.

None of the streets fronting the proposed development are classified as a transit route in
the Milwaukie TSP.

These standards are not applicable.

As proposed, the development meets all applicable standards of MMC 19.708.

As conditioned, the Planning Commission finds that the proposed development meets the applicable
public facility improvement standards of MMC 19.700.
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13.

MMC Section 19.905 Conditional Uses

MMC 19.905 establishes regulations for conditional uses, including standards for
establishing uses identified as conditional uses in any overlay zones. As noted in Finding
7-a and as provided in MMC Subsection 19.401.5.A, activities within the Willamette
Greenway zone that trigger Willamette Greenway review are subject to the provisions of
Section 19.905 as conditional uses.

a.

MMC Subsection 19.905.3 Review Process

MMC 19.905.3 establishes the process by which a new conditional use must be
reviewed.

As noted in Finding 7-a, the proposed activity is development as defined for the Willamette
Greenway zone and so requires review as a conditional use.

MMC 19.905.3.A requires that establishment of a new conditional use be evaluated through
the Type III review process per MMC Section 19.1006.

MMC Subsection 19.905.4 Approval Criteria

MMC Subsection 19.905.4.A establishes the approval criteria for 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 subject property is approximately 0.94 acres (40,820 sq ft) in size and is a full-block
property located at a key location in the Downtown Mixed Use (DMU) zone, with
proximity to a light rail station, bus service, and an extensive sidewalk system. The site
has frontage on three developed streets (including Main Street) and an undeveloped
public right-of-way adjacent to Dogwood Park. The subject property is adjacent to
Kellogg Creek to the southwest, so a significant portion of the site is within the
regulatory floodplain and includes designated natural resource areas. But the site is
already developed with a commercial building and off-street parking area and previously
included another commercial building that has been demolished. The proposed
mitigation for floodplain development and natural resource disturbance will increase
flood storage capacity and enhance the adjacent riparian corridor.

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 proposed development is a six-story mixed-use building with 195 multifamily
residential units and approximately 7,000 sq ft of commercial space in the heart of
downtown Milwaukie. The commercial storefronts, intended for retail and restaurant
use, are all on Main Street and will contribute to the active and pedestrian-oriented
streetscape that is the intention of the City’s downtown development and design
standards. The proposed development represents the type of dense, mixed-use activity
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(3)

(4)

that is envisioned by the City’s Comprehensive Plan, consistent with the development
code, and compatible with nearby uses.

The Planning Commission finds that this standard is met.
All identified impacts will be mitigated to the extent practicable.

The proposed development will have some impact on the floodplain, views of the
Willamette River, natural resource areas, and traffic. These impacts and their mitigation
are discussed in more detail in Findings 5, 7, 8, and 12, respectively. The proposal
includes excavation sufficient to balance new fill in the regulatory floodplain and will
increase flood storage capacity. Some impact to private views of the river is to be
expected in a dense downtown core; views from the public right-of-way and Dogwood
Park will not be significantly impacted. The riparian corridor along Kellogg Creek will
be revegetated with native-species trees, shrubs, and ground cover that will maintain
and improve the ecological functions of the natural resource area. A restriction on left-
turn movements from the parking garage onto Washington Street will minimize impacts
to vehicle circulation on Washington Street near the Washington/McLoughlin
intersection.

The Planning Commission finds that this standard is met.

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 development is mixed-use building in downtown Milwaukie and will not
generate any nuisance impacts greater than those usually generated for allowed uses in
the DMU zone.

The Planning Commission finds that this standard is met.

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.

The subject property is in the DMU zone, with development standards provided in
MMC Section 19.304 and discussed in Finding 6. A portion of the site is within the
Willamette Greenway overlay zone, with standards provided in MMC Section 19.401
and discussed in Finding 7. The WQR and HCA natural resource areas that are
designated on the site are regulated by MMC Section 19.402 and discussed in Finding
8. As new development in a downtown zone, the project is subject to downtown design
review, including the standards of MMC Section 19.508 and the procedures of MMC
Section 19.907 and MMC Section 19.1011; these are discussed in Findings 9, 14, and
16, respectively. The proposed development’s compliance with the conditional use
standards of MMC Section 19.905 are discussed in this finding, Finding 13.

As discussed throughout these findings, and as conditioned where necessary, the
proposed development complies with all applicable development standards and
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requirements of the base zone, any overlay zones, and the conditional use 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.

The proposed development is consistent with applicable Comprehensive Plan policies, as
discussed for the Willamette Greenway review presented in Finding 7-b-10.

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.

Public transportation facilities and public utilities are adequate and will be available to
serve the proposed development as per the requirements of MMC Chapter 19.700, as
discussed in Finding 12.

The Planning Commission finds that this standard is met.

The Planning Commission finds that the proposed development meets the approval criteria
outlined in MMC 19.905.4.A for establishing a conditional use.

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 tree preservation.

The Planning Commission finds that no conditions related to the proposed development —a
mixed-use building in the DMU zone —are necessary to ensure compatibility with nearby
uses.

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.

An advisory note has been included with the conditions of approval to outline the conditional
use permit process.

The Planning Commission finds that the proposed development is consistent with the relevant
standards established in MMC 19.905 for conditional uses.
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14. MMC Section 19.907 Downtown Design Review

MMC 19.907 establishes the applicability, procedure, and approval criteria for design
review of development downtown.

a.

MMC Subsection 19.907.2 Applicability

For new development that is not a stand-alone multifamily residential building, there
are two options for review. For new development that meets the downtown design
standards of MMC Section 19.508, Type Il review is required. Type III review is
required for new development that is unable to meet one or more of the downtown
design standards of MMC 19.508.

As addressed in Finding 9, the design does not meet all of the downtown design standards of
MMC 19.508. The proposed development is subject to Type 111 review.

MMC Subsection 19.907.5 Approval Criteria

MMC 19.907.5 establishes the approval criteria for Type L, II, and IIl downtown
design review. For Type Il review, projects must meet the following criteria:

(1) Compliance with MMC Title 19.
(2) Compliance with applicable design standards in MMC 19.508.

(3) Substantial consistency with the purpose statement of the applicable design
standard and the applicable Downtown Design Guideline(s) being utilized in
place of the applicable design standard(s).

For the proposed development, compliance with the applicable standards of MMC Title 19 is
discussed throughout these findings. Finding 9 discusses the project’s compliance with the
applicable design standards of MMC 19.508, as well as consistency with the purpose
statement of any design standards that are not met and any applicable downtown design
guidelines.

As discussed throughout these findings, and particularly in Finding 9, and as conditioned
where necessary, the proposed development satisfies the approval criteria for downtown design
review.

MMC Subsection 19.907.6 Report and Recommendation by Design and Landmarks
Committee

For Type III downtown design review applications, the City’s Design and Landmarks
Committee (DLC) will hold a public meeting and prepare a report in accordance with
the provisions of MMC Section 19.1011. The Planning Commission will consider the
findings and recommendations contained in the downtown design review report
during a public hearing on the proposal.

The DLC held a public design review meeting on September 7, 2021, and voted unanimously
to recommend approval of the proposed development. The DLC provided several
recommendations for the Planning Commission’s consideration; these recommendations are
addressed in Finding 16.
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15.

As addressed throughout these findings (particularly in Findings 9 and 16), and as conditioned
where necessary, the Planning Commission finds that the proposed development meets the approval
criteria for Type 11l downtown design review.

MMC Section 19.911 Variances

a.

MMC Subsection 19.911.2 Applicability
MMC 19.911.2 establishes applicability standards for variance requests.

Variances may be requested to any standard of MMC Title 19, provided the request is
not specifically listed as ineligible in MMC Subsection 19.911.2.B. Ineligible variances
include requests that result in any of the following: change of a review type, change
or omission of a procedural step, change to a definition, increase in density,
allowance of a building code violation, allowance of a use that is not allowed in the
base zone, or the elimination of restrictions on uses or development that contain the
word “prohibited.”

The applicant has requested three variances: (1) to exceed the maximum allowed building
setback, (2) to allow off-site mitigation for Water Quality Resource (WQR) disturbance, and
(3) to exceed the maximum allowed building height.

The requested variances meet the eligibility requirements.
MMC Subsection 19.911.3 Review Process

MMC 19.911.3 establishes review processes for different types of variances.
Subsection 3-B establishes the Type II review process for limited variations to certain
numerical standards. Subsection 3-C establishes the Type III review process for larger
or more complex variations to standards that require additional discretion and
warrant a public hearing.

None of the requested variances are eligible for Type II review; all are subject to the Type I1I
review process.

MMC Subsection 19.911.4 Approval Criteria

MMC 19.911.4 establishes approval criteria for most variance requests, including
criteria for discretionary relief and economic hardship, according to the applicant’s
preference. The approval criteria for use exceptions, building height variances in the
Downtown Mixed Use (DMU) zone, and building height variances in the General
Mixed Use (GMU) zone are established in MMC Subsections 19.911.5, 19.911.6, and
19.911.7, respectively.

The requested building height variance is subject to the approval criteria provided in MMC
19.911.6 and is addressed in Finding 15-d. For the variance requests related to maximum
building setback and off-site WQR mitigation, the applicant has elected to address the
discretionary relief criteria.

MMC Subsection 19.911.4.B.1 provides the following approval criteria for Type III
variances where the applicant elects to utilize the discretionary relief criteria:
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(1)

The applicant’s alternatives analysis provides, at a minimum, an analysis of the
impacts and benefits of the variance proposal as compared to the baseline code
requirements.

Maximum Building Setback: The requirement of MMC Subsection 19.304.5.D that
buildings on certain downtown block faces be built to the front lot line (zero setback) for
at least 75% of the frontage does not account for the prospect of a design providing
shallow recesses for fagade articulation. The proposed recesses are generally less than 2 ft
deep and occur beneath the datum line set by the canopies, with the remaining ground-
story wall area and the walls of upper floors set at the lot lines. The recesses articulate
the storefront bays, wall material changes, and transitions between commercial uses and
the residential lobby. They provide visual interest at the pedestrian level and serve as an
engaging feature rather than an interruption. Without articulation, the long fagades
would seem monolithic and imposing along the ground floor.

The applicant’s submittal materials include a more detailed description of the specific
characteristics of the three frontages where the zero-setback requirement applies and
explains how the requested variance benefits each. Along the Washington Street
frontage, which includes a significant grade change that elevates the ground floor above
the sidewalk level for part of the frontage, the requested setback provides space for a
planted metal screen in front of the openings to the parking garage that would otherwise
be visible below the residential portion of the ground floor. Along the limited Adams
Street frontage, which includes commercial space at the Main/Adams corner and a short
length of the residential part of the building, the residential section is set back
approximately 6 ft to distinguish it from the commercial space and to provide space for
an outdoor deck. The proposed public access pedestrian walkway along the Kellogg Creek
alignment also pushes the building away from the property line near Adams Street.
Along the Main Street frontage, the various recesses provide weather protection above
commercial doors and the entrance to the residential lobby and help distinguish between
the different uses.

Off-Site WOR Mitigation: The general standards related to mitigation for natural
resource disturbance require on-site mitigation where WQR resources are concerned
(MMC Subsection 19.402.11.B.6). One rationale for this restriction is to ensure that the
contiguity of WQOR areas is maintained and that the scale of WQR disturbance on a
given site is not so grand as to preclude reasonable restoration of the resource. On most
sites, there is no good opportunity to access adjacent WQR areas for mitigation
purposes, whether due to existing development conditions or the interest or willingness
of adjacent property owners to coordinate.

The subject property is currently owned by the City. Stemming from the goals and
policies adopted in the City’s Comprehensive Plan, the City identified the subject
property as an opportunity site for facilitating the development of residential housing
and commercial space for new businesses that would help revitalize downtown
Milwaukie. While acknowledging the site’s constraints related to the floodplain and
natural resource areas, the City has set aggressive targets for the redevelopment of the
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()

site. To achieve these goals, as much of the subject property as possible must be available
for development, with mitigation for some impacts transferred beyond the property
boundaries. In this case, the City is in a position to allow mitigation in the adjacent
areas managed by the City, the Adams Street right-of-way and Dogwood Park.

The City has no plans to develop Adams Street as a reqular street and instead has a
vision for South Downtown that includes a public plaza where Adams Street ties in to
the “festival street” aspect of Main Street. As the owner and steward of Dogwood Park,
the City has an interest in revegetating and improving the riparian corridor along
Kellogg Creek as part of a long-term effort to remove the Kellogg Dam and restore a free-
flowing creek. The City’s Transportation System Plan has identified a future project to
establish a bike path that would run from Dogwood Park along the creek and underneath
a reconstructed overpass for McLoughlin Boulevard.

The proposed off-site mitigation makes it economically feasible to redevelop the subject
property and contributes positively to the City’s other long-term efforts for improvement
and revitalization in this part of downtown. A building footprint that avoided any
disturbance of the WQR and Habitat Conservation Area (HCA) on the site would result
in fewer units and would make the project economically infeasible. The proposed
variance allows more of the subject property to be used for the new building, which
increases the number of new housing units that can be provided. It also allows the
construction of a public access pedestrian walkway between the building and Kellogg
Creek, in an area that would otherwise be a mitigation planting area. The walkway
provides a public benefit by connecting Main Street to McLoughlin Boulevard (and
Milwaukie Bay Park) through the site via the Adams Street right-of-way. The variance
effectively expands the project area to include the adjacent public right-of-way and park
land, where the required WQR mitigation can still be provided in the immediate vicinity
of the riparian area directly affected by the proposed development.

The Planning Commission finds that the applicant’s submittal provides an adequate
analysis of the impacts and benefits of the requested variances compared to the baseline
requirements. This criterion is met.

The proposed variance is determined to be both reasonable and appropriate,
and it meets one or more of the following criteria:

* The proposed variance avoids or minimizes impacts to surrounding
properties.

* The proposed variance has desirable public benefits.

* The proposed variance responds to the existing built or natural
environment in a creative and sensitive manner.

Maximum Building Setback: As noted above in the discussion of impacts and benefits,
the proposed variance is reasonable and appropriate given the intended design outcomes
for the new building. There are no negative impacts to surrounding properties, as the
articulation that the shallow recesses and small setback areas provide do not create voids
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3)

or otherwise reduce the sense of urban enclosure. The recesses and setbacks provide a
public benefit, as they prevent the facades from feeling monolithic, provide articulation
that generates interest at the pedestrian level, and help differentiate between commercial
and residential uses along each facade. The proposed variance allows the building to
utilize a traditional storefront bay language and fagade-articulation techniques that add
to the new, denser urban pattern being established downtown with other new
construction like the Axletree building.

Off-Site WOR Mitigation: The proposed variance is reasonable and appropriate, given
the City’s development goals for the subject property and the opportunity to make the
adjacent right-of-way and public park part of the project area. By definition, the
mitigation of impacts beyond the subject property results in new impacts on other
properties. In this case, however, the impacts are mitigation plantings that will enhance
the riparian corridor and improve the ecological function of the WQR. As steward of
Dogwood Park, the City should be looking for opportunities to revegetate and improve
the riparian corridor; the variance allows that needed work to be required as part of the
proposed development instead of as a separate City project. Allowing off-site mitigation
enables the subject property, which is zoned for development, to maximize its
development potential. The adjacent public right-of-way and public park present a
unique opportunity for restoration and enhancement of a contiguous section of riparian
corridor.

The Planning Commission finds that the requested variances are reasonable and
appropriate and that each meets one or more of the criteria provided in MMC Subsection
19.911.B.1.b.

Impacts from the proposed variance will be mitigated to the extent practicable.

Maximum Building Setback: There are no negative impacts from this proposed variance.
As noted and discussed above in this finding, the variance allows the building design to
articulate the facades to establish a human scale at the pedestrian level, emphasize
transitions in building materials, and differentiate between commercial and residential

uses. There is no need for mitigation for this requested variance.

Off-Site WOR Mitigation: Between the on-site impacts and the off-site floodplain cut/fill
balance discussed in Finding 5, the proposed development will temporarily or
permanently disturb approximately 27,310 sq ft (0.63 acres) of WQR and 2,590 sq ft
(0.06 acres) of HCA, for a total disturbance of approximately 29,900 sq ft (0.69 acres).
As mitigation, the project includes revegetation of four distinct areas, partially on site
but largely within the WQR portions of the adjacent Adams Street right-of-way and
Dogwood Park totaling approximately 23,740 sq ft (0.55 acres). As discussed in Finding
8, this mitigation is appropriate and sufficient for the proposed WQR and HCA
disturbance. No additional mitigation is necessary for the requested variance to allow
the natural resource mitigation plantings to be located off site.

The Planning Commission finds that the requested variances will not result in any
impacts that require mitigation beyond what is proposed.
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The Planning Commission finds that the requested variances meet the approval criteria
established in MMC 19.911.4.B.1 for Type I1I variances seeking discretionary relief.

d. MMC Subsection 19.911.6 Building Height Variance in the DMU Zone

MMC 19.911.6 provides a discretionary option for variances to maximum building
heights in the DMU zone to reward buildings of truly exceptional design that
respond to the specific context of their location and provide desired public benefits
and/or amenities. The Type III building height variance is an option for proposed
buildings that exceed the maximum heights or stories allowed through the bonuses
specified in MMC Figure 19.304-4, MMC Subsection 19.304.5.B.3, and MMC Section
19.510.

The building height variance is subject to Type III review and approval by the Design
and Landmarks Committee and the Planning Commission, in accordance with MMC
Chapter 19.907 and MMC Section 19.1011. The building height variance will be
consolidated with downtown design review. Because the building height variance
provides substantial flexibility and discretion, additional time will be required for
public input and technical evaluation of the proposal. To use this option, the
applicant must sign a waiver of the 120-day decision requirement.

The proposed building is utilizing allowable bonuses (for residential development and green
building) to qualify for two additional stories above the base maximum height of three stories.
In addition, the applicant has requested a variance to add one more story to the design. The
additional story is subject to the review procedures and approval criteria established in MMC
19.911.6 for building height variances in the DMU zone.

MMC Subsection 19.911.6.D establishes the following approval criteria for building
height variance requests:

(1) Substantial consistency with the Downtown Design Guidelines.

As discussed in the findings for MMC Section 19.508 (Finding 9), the proposed design
is substantially consistent with the downtown design standards and, where applicable,
with the downtown design guidelines.

(2) The proposed height variance will result in a project that is exceptional in the
quality of detailing, appearance, and materials or creates a positive unique
relationship to other nearby structures, views, or open space.

With the height bonuses allowed by MMC Subsection 19.304.5.B.3, the proposed
development is allowed five stories. To pull some of the building massing back from the
adjacent Kellogg Creek and the nearby Willamette River, and in response to the grade
change from east to west toward these natural resource areas, the design essentially takes
that portion of the fifth story closest to the lake/creek and river and pushes it back toward
the Main Street and Washington Street sides of the building. This helps reduce the
building mass near the water, preserves views to the water for several of the upper
stories of the building, and reinforces the urban edge of the development for the
Main/Washington facades.
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16.

(3)

(4)

In addition, the steps in the massing and the inclusion of occupied roof decks require

deeper structural members in some portions of the building. To provide these positive
design features, the building height must be raised to allow for a livable floor-to-floor
height on the upper floors and an appropriate ceiling height in the fifth story amenity
space.

The proposed height variance preserves important views to the Willamette
River, limits shadows on public open spaces, and ensures step downs and
transitions to neighborhoods at the edge of the DMU zone.

The one identified view corridor to the Willamette River in the vicinity of the subject
property is along Washington Street. The proposed design would not impact views to or
from the river along Washington Street. Although there are no neighborhoods adjacent
to the site, the proposed step-backs at various levels of the building “erode” the mass
away from the natural resource areas to the south, southwest, and west. This will
minimize shadowing from the taller portion of the building onto the adjacent natural
resource areas and public plaza to the south.

The proposed height variance will result in a project that provides public
benefits and/or amenities beyond those required by the base zone standards and
that will increase downtown vibrancy and/or help meet sustainability goals.

The proposed development will provide 195 units of needed housing in downtown
Milwaukie, which is consistent with the goals and policies of the City’s recently updated
Comprehensive Plan. The project takes a small site with several challenging constraints
(floodplain, natural resources) and creatively provides a combination of housing units
and commercial spaces that will help revitalize the downtown in a key location next to a
public park and plaza. The height variance allows the new building to include structured
off-street parking on the lower level, preserving valuable floor area for additional
dwelling units, on a site with no excess space for surface parking beyond the building
footprint. The added height makes the project feasible and allows the building to
maintain enough setback distance from the adjacent Kellogg Creek to provide a public
access pedestrian walkway between Adams Street and McLoughlin Boulevard,
enhancing the connection between the public plaza in south downtown and Milwaukie
Bay Park at the Willamette River.

The Planning Commission finds that the proposed building height variance meets the
approval criteria of MMC 19.911.6.D and is approvable as proposed.

The Planning Commission finds that all of the requested variances are allowable as per the
applicable standards of MMC 19.911.

MMC Section 19.1011 Design Review Meetings

MMC 19.1011 establishes the procedures and requirements for the design review meetings
that are required in conjunction with applications for downtown design review. These
include designating the Design and Landmarks Committee (DLC) as the body that
conducts design review meetings and setting rules of procedure, identifying requirements
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for providing public notice, and outlining the components of the recommendation report
that is to be provided to the Planning Commission.

The DLC held a public design review meeting to consider the proposed development on September 7,
2021. Public notice for that meeting was provided in advance as required by MMC Subsection
19.1011.2. This finding serves as the required report to Planning Commission.

The DLC reviewed the downtown design review portion of the proposed development against the
approval criteria established for Type 11 design review in MMC Subsection 19.907.5.C. This
includes review of the proposed development against the design standards of MMC Section 19.508,
and where particular standards are not met the project is reviewed against the purpose statement(s)
of those standards and any applicable downtown design guidelines. The facts that the DLC relied on
for its determination are reflected in Finding 9. The DLC voted unanimously to approve the
downtown design review portion of the development as proposed, with the conditions of approval
noted in Finding 9. In addition, the DLC also recommended approval of the requested building
height variance, as discussed in Finding 15-d. The DLC identified the following design review
recommendations for consideration by the Planning Commission:

Weather Protection
e Recommendation to require some form of weather protection for the bike storage entry at the
Washington/McLoughlin corner of the building.
Roofs & Rooftop Equipment
e Suggestion to provide more detail about how rooftop mechanical equipment will be screened.
Other
o Suggestion to provide more detail about the plaza space at the Washington/McLoughlin corner
of the building, such as plantings and any street furniture.
17.  The application was referred to the following departments and agencies on August 27, 2021:
e Milwaukie Engineering Department
e Milwaukie Building Department
e Milwaukie Public Works Department (incl. Environmental Services)
e Milwaukie Police Department
e C(ity Attorney
e ESA (City’s on-call Natural Resource consultant)

e Historic Milwaukie Neighborhood District Association (NDA) Chairperson and Land
Use Committee (LUC)

e Island Station NDA Chairperson and LUC

e (Clackamas Fire District #1 (CFD)

e C(Clackamas County Department of Transportation & Development
e Metro

e Oregon Department of Transportation (ODOT)

e TriMet
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North Clackamas School District

Oregon Department of Fish and Wildlife (ODFW)
Department of State Lands (DSL)

Oregon Parks and Recreation Department

North Clackamas Parks and Recreation Department (NCPRD)
Oregon State Marine Board

NW Natural

The comments received are summarized as follows:

Sandra Jones, resident at Axletree Apartments, 11125 SE 21¢t Ave: The new building
will ruin the view of the river for at least half of the Axletree residents. Concerns
related to potential impacts during the construction process: accessibility of the
Axletree garage entrance (on Washington Street), safety and availability of the
adjacent streets and sidewalks, and utility disruptions. Question about whether the
building managers will keep the sidewalks and areas around the building clean in the
context of the houseless population. There is not enough on-street parking for the
visitors of downtown residents and the addition of 190-plus units will not help.

Alex McGladrey, Lieutenant — Deputy Fire Marshal, CFD: The property is in an area
with public water supply, and there are no site conditions that would prevent the
applicant from constructing the proper [fire] access. Fire department access and water
supply are reviewed in accordance with the 2019 edition of the Oregon Fire Code.
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Conditions

1.

At the time of submittal of the associated development permit application(s), the following
must be resolved:

a.

Final plans submitted for development permit review must be in substantial
conformance with the plans and drawings approved by this action, which are the
revised plans and drawings received by the City on August 25, 2021, except as
otherwise modified by these conditions of approval.

Provide a narrative describing all actions taken to comply with these conditions of
approval. In addition, describe any changes made after the issuance of this land use
decision that are not related to these conditions of approval.

As per Finding 4, revise the applicable plan sheets to show a restricted left-turn
egress movement for the Washington Street driveway.

As per Finding 9-c, revise the applicable plan sheets to show some form of weather
protection for the bike storage entry at the Washington/McLoughlin corner of the
building.

As per Finding 9-e, provide documentation to confirm that all nonresidential ground-
floor windows have a visible transmittance (VT) of 0.6 or higher.

As per Finding 10, provide confirmation of the necessary green building certification
submittal.

As per Finding 11-e, provide sufficient detail to confirm that the dimensional
requirements for bicycle parking are met (as established in MMC Subsection 19.609.3)
for the proposed wall-mounted racks provided in the various bike-storage rooms
throughout the new building.

As per Finding 11-g(2), provide a photometric plan that demonstrates lighting
adequate to ensure motorist and pedestrian safety within the structured parking
facility.

Prior to final inspection of the required building permit and issuance of a certificate of

occupancy, the following must be resolved:

a.

Provide a narrative describing all actions taken to comply with these conditions of
approval. In addition, describe any changes made after the issuance of development
permits that are not related to these conditions of approval.

As per Finding 10, submit documentation confirming that the necessary green
building certification has been awarded.
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Submit documentation from the project landscape designer attesting that all required
site plantings and mitigation plantings have been completed in conformance with the
approved site plans and with City standards.

Confirm that all required street improvements and Public Area Requirements (PAR)
improvements have been installed and inspected.

In conjunction with the required City right-of-way (ROW) permit, provide an 8-ft-
wide public access easement for the pedestrian walkway extending through the site
between Main Street and McLoughlin Boulevard via the Adams Street right-of-way.

As per Finding 12-f-5, provide a minimum 15-ft-wide public access easement on the
subject property for a future pedestrian/bicycle pathway along Kellogg Creek at the
base of the proposed new retaining wall. If the location and alignment of the pathway
have not been identified by the City in sufficient detail to enable the creation of an
easement, then a valid and enforceable agreement with the City that binds the current
and any future owner of the property to provide the easement when the City
identifies the desired alignment will satisfy this condition.

Additional Requirements

The following items are not conditions of approval necessary to meet applicable land use
review criteria. They relate to other development standards and permitting requirements
contained in the Milwaukie Municipal Code (MMC) and Public Works Standards that are
required at various points in the development and permitting process.

1.

An application for replat is required to consolidate the underlying lots on the subject

property. The application for preliminary replat approval must be submitted in
conjunction with the submittal of associated development permits. The final plat must be
recorded with Clackamas County prior to issuance of a final certificate of occupancy.

An approved Conditional Letter of Map Revision (CLOMR) is required prior to the City’s
issuance of a floodplain development permit.

At the time of submittal of the associated development permit application(s), the following

must be resolved:

a.

The applicant must submit an application for Development Review in accordance
with the standards established in MMC Section 19.906.

Submit a final stormwater management plan to the City of Milwaukie Engineering
Department for review and approval. The plan must be prepared in accordance with
Section 2 — Stormwater Design Standards of the City of Milwaukie Public Works
Standards. Submit full-engineered plans for construction of all required public
improvements, reviewed and approved by the City of Milwaukie Engineering
Department. All utilities must conform to the Milwaukie Public Works Standards.

Prior to commencement of any earth-disturbing activities, the applicant must obtain a City
erosion control permit.
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5. Obtain a City ROW permit for construction of all required public improvements.

a.

b.

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

Provide a payment and performance bond for 100% of the cost of the required public
improvements.

Install all underground utilities, including stubs for utility service prior to surfacing
any streets. Utilities must be designed to minimize or eliminate infiltration of
floodwaters into the system. New and replacement sanitary sewage systems must be
designed to minimize or eliminate infiltration of floodwaters into the system and
discharge from the systems into floodwaters. Relocate or provide a private utility
easement for all utilities encroaching onto adjacent properties.

Clear vision areas must be maintained at all driveways and accessways and on the
corners of all property adjacent to an intersection. Remove all signs, structures, or
vegetation more than 3 ft in height located in “vision clearance areas” at intersections
of streets, driveways, and alleys fronting the proposed development.

Demonstrate that all constructed or installed Public Area Requirements (PAR) are
consistent with the applicable standards and specifications established in MMC
Chapter 19.700 and the Public Works Standards.

The final site plan must be approved by the City Engineer prior to construction.
Provide a 12-month Maintenance Bond upon completion of the construction.

Provide a final approved set of electronic (PDF file) “As Constructed” drawings to
the City of Milwaukie prior to final inspection.

Conditional Use Permit

As per MMC Subsection 19.905.6, the City will issue a conditional use permit upon the
approval of this application to establish a conditional use. The conditional use permit will

include the following information:

a.

b.

e.

A description of the use that has been approved by the City.
Restrictions and/or conditions of approval placed upon the use.
Ongoing responsibilities required for the operation of the conditional use.

Allowance for the transfer of rights and responsibilities upon change in ownership of
either the use or the property containing the use.

Procedures for review, revisions, and suspension of the conditional use permit.

The applicant must 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.
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7.

Landscaping Maintenance

As per MMC Subsection 19.402.11.B.9, a minimum of 80% of all required mitigation
plantings for WQR or HCA disturbance must remain alive on the second anniversary of
the date the planting is completed. An annual report on the survival rate of all plantings
must be submitted for two years.

Expiration of Approval

As per MMC Subsection 19.1001.7.E, the land use approval granted with this decision will
expire and become void unless the following criteria are satisfied. For proposals requiring
any kind of development permit, the development must complete both of the following
steps:

a.  Obtain and pay for all necessary development permits and start construction within
two years of land use approval.

b.  Pass final inspection and/or obtain a certificate of occupancy within four years of land
use approval.
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BASIC PROJECT DATA

Applicant: Coho, LLC
8191 N. Lombard St. Suite #113
Portland, OR 97203

Contact: Jones Architecture — Ryan Scanlan
120 NW 9t Ave., Suite
Portland, OR 97209
Phone: 503.477.9165
rscanlan@jonesarc.com

Location: 11103 SE Main Street, Milwaukie, OR 97222

BUILDING DATA

Base Zone DMU

Tax Lot Numbers 11E35AD01200
11E35AD01300
11E35AD01302
11E35AD01301
11E35AD01100

Site Area: 42,541 SF

Built Site Area: 35,894 SF

Building Area: 172,077 SF

Stories, per MMC 19.200 6 stories

Zoning Use Types: Multi-family Residential, Retail Sales, Restaurant
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PROJECT DESCRIPTION

Coho Paint is a new multi-family project in downtown Milwaukie. The building will house 195 dwelling units. The
ground story will feature retail spaces oriented toward Main Street and a corner restaurant space with an outdoor
seating area that overlooks Dogwood Park and Kellogg Creek.

Coho Point is located at the gateway to Milwaukie. It is a public-private partnership on a complex site within the
floodplain. The site fronts two primary downtown streets as well as Dogwood Park and Kellogg Creek, creating a
dynamic relationship between the urban goals for downtown development and need to embrace the valuable
adjacent natural resources. This dynamic has been a primary factor in the building and site design. Additionally,
the building’s proximity to SE McLoughlin and the Willamette River introduces another set of design challenges in
terms of site access. The City of Milwaukie is a partner in this project, and the project addresses goals identified
in the Comprehensive Plan and the Housing and Residential Land Needs Assessment. In addition, the project
incorporates the development of significant public amenities and improvements, including floodplain mitigation,
Kellogg Creek bank improvements, improvements to Dogwood Park, an extended public pedestrian path
connecting Main Street to McLoughlin and provisions for a future public bike path.

FLOODPLAIN MITIGATION

The site characteristics are unique, due to its location adjacent to Kellogg Creek and associated water quality
resources and habitat conservation areas. In order to maximize the site and respond to City goals for housing and
economic development in the downtown district, development in the floodplain is required. To address the
permanent WQR and HCA impacts, the project includes mitigation in the Adams Street right-of-way and nearby
Dogwood Park. These off-site mitigation measures have been developed in partnership with the City and provide
permanent improvements to the adjacent publicly owned sites.

SITE DESIGN

The site design takes advantage of the rich cultural setting and natural beauty to create a project that blends into
the natural surrounding and provides an amenity for its users and the public. As the building fronts SE Main Street
and SE Washington Street, street tree plantings were chosen to provide large mature trees that would reinforce
the building as a gateway development into Milwaukie. The landscape along Mcloughlin Boulevard is rich in
texture and foliage and provides year round color. The site design takes advantage of the close proximity of
Dogwood Park to the project. The park’s open space, adjacent gabion structure and paved open space at the
intersection of Main Street and Adams Street create a fluid form that softens the edge of the Adams Street right-
of-way and provides pedestrian connection between Main Street and Mcloughlin Boulevard. With an addition of a
patio space next to a future restaurant at the base of the building, there is an opportunity to activate this corner of
the park along with supporting many of the events on Main Street including the Farmer’'s Market.

BUILDING DESIGN

In response to the City’s projected housing needs, the building will provide 195 dwelling units with a variety of unit
types and sizes. The introduction of these residential units to the downtown district will invigorate the district and
support its growing economy. The site is well-suited for apartment dwelling because of its close proximity to
multiple public transportation options and a well-used bicycle path that connects to the Springwater Corridor Trail.
The site’s location, with views to the Willamette River to the west and Kellogg Creek and Dogwood Park to the
south, will be attractive for residents seeking access to both natural and urban amenities.

Tenant spaces for future retail and restaurant uses are included at the ground story. These spaces open to SE
Main Street and will generate activity throughout the day and evening. The future restaurant space will be located
on the southeast corner of the building to offer views of Dogwood Park and Kellogg Creek and support the
activities of the nearby Farmer’'s Market.

The building design responds to the unique site characteristics. The building is situated so that the tallest portions
face SE Main and SE Washington Streets, to create an urban edge oriented toward the rest of the downtown
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area. The building’s massing steps down on the park and river sides, to respect the natural areas and provide
multiple view opportunities. Exterior material selections respond to the downtown context on the north and east
facades, utilizing brick, aluminum storefront and high quality fiberglass windows. The south, southwest and west
facades incorporate softer and less prominent materials and defer to the landscape.

The project offers a unique opportunity to address both urban design and development and substantial natural
resource enhancement. Working in close partnership with the City has provided a means to achieve a significant
mixed-use development with many long-term benefits.
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BASE ZONE STANDARDS
19.304 DOWNTOWN ZONES

19.304.5A FLOOR AREA RATIO. Maximum FAR allowed by Table 19.304.4 is 4:1 plus bonus for structured
parking (.5 SF of additional FAR for every 1 SF of structured parking).

Response: The proposed FAR is 3.71 : 1. This criterion is met.

Basement Area (does not include private garage) 3,902 GSF
Ground Story Area 34,077 GSF
Second Story Area 30,062 GSF
Third Story Area 30,967 GSF
Fourth Story Area 30,967 GSF
Fifth Story Area 22,812 GSF
Sixth Story Area 19,290 GSF
Building Area 172,077 GSF
Private Garage Area 30,801 GSF
Maximum FAR: 4 + Bonus

FAR Bonus 30,801 x 0.5 = 15,401
Allowable FAR 172,077 + 15,401 = 185, 565 SF

(172,077 /1 185,565) x 4 = 3.71 FAR

19.304.5B.3  BUILDING HEIGHT BONUSES. 3 stories and 45’ base height are allowed by Table 19.304.4.
Height bonuses of 2 stories (5 stories max) and 24’ (69’ max) are available if two of the following
incentives are included:

e 1 story or 25% of gross area in residential
e Lodging

e Green building certification

¢ Building height variance (Type Il process)

Response: The building is mixed-use and includes several stories of multi-family residential area.
The residential area is 72% of the gross building area. The building is pursuing LEED certification
and is anticipated to reach Silver. A preliminary LEED Scorecard has been included with this
application.

5 stories and 69’ maximum height are allowed with the bonuses. The proposed building is 6
stories and 78’ from the zoning base point. A Type lll variance is requested for the additional
height at the end of this narrative.

19.304.5C.2.b(1) FLEXIBLE GROUND FLOOR SPACE. Requires 14’ minimum clear ceiling at 75% of the
ground story.

Response: A 14’ clear ceiling height is provided at the ground story. This criterion is met.

19.304.5C.2.b(2) FLOOR AREA ADJACENT TO MAIN STREET. Requires interior area adjacent to Main
Street to be 20’ deep minimum.

Response: The interior areas adjacent to Main Street are a minimum of 20’ deep. This
criterion is met.
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19.304.5D.2.b STREET SETBACKS/BUILD-TO LINES. Requires 75% of the first floor to be built to the front lot line
(zero setback) for Main Street, Washington Street and the Adams Street right-of-way.

Response: The Main Street frontage at the ground story is built to the lot line, with the exception
of the restaurant entry area. The restaurant entry is set back 19'-0” from the Main Street lot line.
This setback makes up 8% of the Main Street frontage and is allowed by 19.304.5D.2.b(1).

The remaining Main Street frontage includes recessed areas at entrances, storefront bays and
wall material transitions. The recesses occur beneath the datum line established by the canopies.
The remaining portion of the ground story wall above the datum line is built to the lot line. The
recesses provide facade articulation, allow for appropriate construction detailing where different
materials intersect and prevent doors from swinging over the right-of-way.

The lineal foot percentages of recessed areas beneath the canopy line along Main Street are as
follows:

At lot line/0’ 16%
<2 50%
>2’ (doors) 26%
19’ (restaurant) 8%

The Washington Street frontage at the ground story is similarly built to the lot line at the ground
story for the commercial portion of the building, with slightly recessed storefront bays and a
recessed area at the garage entry/pedestrian door. The residential portion of the ground story
(which is above the sidewalk level due to significant grade change) is also slightly recessed to
differentiate the residential area and to allow space for plants to grow up the garage screen walls.
These recesses occur beneath the same datum line as the Main Street recesses.

The lineal foot percentages of recessed areas along Washington Street are as follows (measured
from the Main Street corner to the start of the ROW curve at McLoughlin per Figure 19.304-5):

At lot line/0’ 8%
<2 81%
>2’ (doors) 11%

The commercial portion of the Adams Street ROW frontage is set 2-1/2” off the lot line for the full
height of the building. This is due to the dimensions of a brick module. Extending the footprint all
the way to the lot line would result in small slivers of brick at the Main Street/Adams Street corner.

The commercial storefront bays along Adams Street are slightly recessed from the brick face in
the same manner as the Main and Washington Street facades and occur beneath the same
datum line. The restaurant entry area is recessed 20'.

At the point where the building transitions to residential use along the Adams Street ROW, the
ground story is set back approximately 6’ to mark the change of use and to allow for a residential
deck. As the Kellogg Creek bank turns and cuts across the property, the building geometry
angles to the northwest, which results in a deeper setback that generally follows the line of the
bank.

The lineal foot percentages of recessed areas along Adams Street ROW are as follows
(measured to the point where the creek bank turns northwest per Figure 19.304-5):

At lot line/Q’ 0%

2-1/2" 18%
<2 36%
>2’ (residential) 29%
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20’ (restaurant/angled residential) 14%
>20’ (far angled wall) 3%
This criterion is not met. A Type Il variance is requested at the end of this narrative.

19.304.5E FRONTAGE OCCUPANCY. Requires 90% of the site frontage along Main Street and 75% of the
site frontage along Washington Street to be occupied by a building.

Response: 100% of the site frontages along Main Street and Washington Street are occupied by
the building. This criterion is met.

19.304.5F.c PRIMARY ENTRANCES. Requires that building entrances be oriented toward the sidewalk. If a

development is on the corner of Main Street and another street, the main entrance shall be
oriented towards Main Street.

Response: The residential lobby entrance, restaurant entrance, and retail entrances all open onto
Main Street. This criterion is met.

19.304.5G OFF-STREET PARKING. Requires off-street parking per 19.600.

Response: See 19.600 Section Responses below.

OVERLAY ZONES AND SPECIAL AREAS

WILLAMETTE GREENWAY CONDITIONAL USE

19.401.6 Criteria

A. Whether the land to be developed has been committed to an urban use, as defined under the State
Willamette River Greenway Plan;

Response: The zoning of the site is Downtown Mixed Use, which allows the proposed urban uses
(residential, retail, restaurant). This criterion is met.

B. Compatibility with the scenic, natural, historic, economic, and recreational character of the river;

Response: The site is not located immediately adjacent to the river and therefore does not directly affect
the scenic or recreational character of the river itself. The building and site development do include
measures to improve and enhance the tributary Kellogg Creek and Dogwood Park with floodplain
mitigation and landscaping design.

The site is adjacent to a WQR area, Kellogg Creek, which has associated vegetated corridors between 50
and 100 feet in width from the ordinary high water line, depending on the adjacent slopes. As described in
response to MMC 19.402, impacts to the WQR area (vegetated corridors) are proposed to facilitate the
development. These permanent impacts will be mitigated off-site within Dogwood Park and the Adams
Street right-of-way adjacent to Kellogg Creek.

For all of the mitigation areas, native plants are being used per the City of Milwaukie's standards. In other
areas, a combination of native, indigenous, and drought-tolerant plants is being utilized.
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A new public pedestrian path to link SE Main St. to the river along the Kellogg Creek bank is incorporated
into project scope. This is a significant public connection that will greatly improve the ability of the public
to enjoy Kellogg Creek and access the Willamette River. Provisions have been included for a future public
bike path to similarly connect SE Main St. to the river.

The building form and massing are in direct response to Kellogg Creek and the proximity of the river.
Additional detailed descriptions of the project’s design response to the natural environment are included
in other parts of this narrative.

This criterion is met.
C. Protection of views both toward and away from the river;

Response: Washington Street is identified as a view corridor. This project will not block views along the
view corridor. Additionally, the project includes the development of a new public pedestrian path to link
SE Main St. to the river. This is a significant new public amenity that will offer opportunities to view the
Willamette River. It will also provide views of Kellogg Creek and its associated wetland improvements.
Provisions have been included for a future public bike path to similarly connect SE Main St. to the river,
so additional views will be offered along the route of the bike path.

Views from the river toward the site will include the new path and the improved Kellogg Creek natural
area. Views from the river will also include the new building. The building design strategy has taken into
account the visibility of the building from the river, Dogwood Park, and the new path along Kellogg Creek.
The building massing strategy are in direct response to the proximity of these resources and are designed
to soften the view of the building from these areas. Similarly, the material palette for the facades facing
the natural resources has been selected to visually recede and not compete with the resources. Planted
screens have been added at the parking garage walls to soften the appearance of the building when
viewed from the river, Dogwood Park and along the new pedestrian path.

In addition to the public views to and from the site, views to the river are provided from the building’s
interior as well as from multiple roof decks. Additionally, in response to early feedback, the restaurant has
been relocated to the southeast corner of the building in order to maximize views of Dogwood Park and
Kellogg Creek from the restaurant’s outdoor seating area. Strategically locating the outdoor seating area
in this location will help generate interest in the new public path and Kellogg Creek.

This criterion is met.

D. Landscaping, aesthetic enhancement, open space, and vegetation between the activity and the river,
to the maximum extent practicable;

The site is not located immediately adjacent to the river and therefore does not directly impact the river
itself. The building site design includes landscaping on the south, southwest and west sides, adjacent to
the natural resources. Additionally, extensive floodplain mitigation is included at the banks of Kellogg
Creek and the adjacent Dogwood park. A new public pedestrian path connecting SE Main St. to the river
is included in the project scope. The path design incorporates smaller scale landscaping, quality materials
and bollard lighting to aesthetically enhance the public experience. This criterion is met.

E. Public access to and along the river, to the greatest possible degree, by appropriate legal means;

Response: The site is not immediately adjacent to the river. Public access to the river is improved by the
new public pedestrian path from SE Main St. This is a significant connection that will greatly improve the
ability of the public to enjoy Kellogg Creek and the Willamette River. Provisions have been included for a
future public bike path to similarly connect SE Main St. to the river. This criterion is met.
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F. Emphasis on water-oriented and recreational uses;

Response: The site is not immediately adjacent to the river. Water-oriented and recreational uses are not
appropriate for this site, nor allowed by the zoning. This criterion does not apply.

G. Maintain or increase views between the Willamette River and downtown;

Response: The views from the river to this area of downtown will be increased with the addition of the
new public pedestrian path. The views will be improved by the extensive landscaping, bank
improvements at Kellogg Creek, and planted screens along the river-facing sides of the building. The
building design steps down toward the river and transitions to different building materials on the river
facing sides in order to provide an attractive and varied view. Planted screens are included on the river
facing sides of the building to further soften the building’s edges. This criterion is met.

H. Protection of the natural environment according to regulations in Section 19.402;

Response: The site is adjacent to a WQR area, Kellogg Creek, which has associated vegetated corridors
between 50 and 100 feet in width from the ordinary high water line, depending on the adjacent slopes. As
described in response to MMC 19.402, impacts to the WQR area (vegetated corridors) are proposed to
facilitate the development. These permanent impacts will be mitigated off-site within Dogwood Park and
the Adams Street right-of-way adjacent to Kellogg Creek.

For all of the mitigation areas, native plants are being used per the City of Milwaukie’s standards. In other
areas, a combination of native, indigenous, and drought-tolerant plants is being utilized.

This criterion is met.
I. Advice and recommendations of the Design and Landmark Committee, as appropriate;

Response: This project will be presented to the Design and Landmark Committee. The presentation is
anticipated for the DLC meeting on May 3, 2021. This criterion will be met.

J. Conformance to applicable Comprehensive Plan policies;

Response: The project is a partnership between the applicant and the City of Milwaukie, and the
development strategy has been coordinated closely with the City’s development team assigned to the
project. The proposed uses are consistent with the goals and policies of the Comprehensive Plan as well
as the Housing and Residential Land Needs Assessment. Specific Comprehensive Plan goals are listed
and described individually in Section 19.905.A.6 Conditional Use Approval Criteria. This criterion is met.

K. The request is consistent with applicable plans and programs of the Division of State Lands;

Response: The proposed project is not inconsistent with any known plans or programs of the Department
of State Lands (DSL). The project does not propose removal-fill activities below the ordinary high water
line (OHW) or within waters of the State, and no permits from DSL or the US Army Corps. Of Engineers
(USACE) are required. This criterion is met.

L. A vegetation buffer plan meeting the conditions of Subsections 19.401.8.A through C.

Response: The buffer plan is addressed in 19.401.8 below.
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19.401.8 Vegetation Buffer Requirements

A. A buffer strip of native vegetation shall be identified along the river, which shall include the land area
between the river and a location 25 ft upland from the ordinary high water line. This area shall be
preserved, enhanced, or reestablished, except for development otherwise allowed in this title, and subject
to the requirements of Subsection 19.401.8.B below.

Response: The site is not immediately adjacent to the river and therefore a buffer along the river itself
cannot be provided. However, the site is adjacent to a WQR area, Kellogg Creek, which has associated
vegetated corridors between 50 and 100 feet in width from the ordinary high water line, depending on the
adjacent slopes. As described in response to MMC 19.402, impacts to the WQR area (vegetated
corridors) are proposed to facilitate the development. These permanent impacts will be mitigated off-site
within Dogwood Park and the Adams Street right-of-way adjacent to Kellogg Creek. This criterion is met.

B. Prior to development (e.g., removal of substantial amounts of vegetation or alteration of natural site
characteristics) within the buffer, a vegetation buffer plan for the buffer area shall be submitted for review
and approval. The plan shall address the following areas and is subject to the following requirements:

1. RIVERBANK STABILIZATION. The plan shall identify areas of riverbank erosion and provide
for stabilization. Bioengineering methods for erosion control shall be used when possible. When
other forms of bank stabilization are used, pocket plantings or other means shall be used to
provide vegetative cover.

Response: The site is not immediately adjacent to the river and therefore riverbank stabilization
cannot be provided. However, the site is adjacent to a WQR area, Kellogg Creek, which has
associated vegetated corridors between 50 and 100 feet in width from the ordinary high water
line, depending on the adjacent slopes. As described in response to MMC 19.402, impacts to the
WQR area (vegetated corridors) are proposed to facilitate the development. These permanent
impacts will be mitigated off-site within Dogwood Park and the Adams Street right-of-way
adjacent to Kellogg Creek.

Stabilization efforts will be utilized to recreate a stable bank for Kellogg Creek, including gabion
walls. Plantings will be included on the gabion walls to provide vegetative cover. This criterion is
met.

2. SCENIC VIEW PROTECTION (SCREENING). The plan shall identify the impact of the removal
or disturbance of vegetation on scenic views from the river, public parks, public trails, and
designed public overlooks.

Response: The site is not immediately adjacent to the river and therefore the project will not be
disturbing scenic views from the river from any public parks, trails or purpose-built public
overlooks. The project is adjacent to Kellogg Creek, and improvements to Dogwood Park are
proposed that will enhance the public access and views to this natural area. Mitigation plantings
adjacent to the park will increase the natural feel through the use of native plants and removal of
invasive, non-native and noxious vegetation. This criterion is met.

3. RETAIN EXISTING NATIVE VEGETATION AND LARGE TREES. The plan shall provide for
the retention of existing large trees and existing native vegetation, including small trees, ground
covers, and shrubs, within the vegetation buffer area. Removal of native vegetation and large
trees is allowed pursuant to the following standards:

a. Large trees that are diseased, dead, or in danger of falling down may be removed if there
is a clear public safety hazard or potential for property damage.
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b. Grading or tree removal is allowed in conjunction with establishing a permitted use. Only
the area necessary to accommodate the permitted use shall be altered.

c. Tree and vegetation removal may be allowed to create 1 view window from the primary
residential structure to the river when suitable views cannot be achieved through pruning or
other methods. The width of a view window may not exceed 100 ft or 50% of lineal waterfront
footage, whichever is lesser. The applicant must clearly demonstrate the need for removal of
trees and vegetation for this purpose.

Response: The site is not immediately adjacent to the river and therefore the removal of
existing native vegetation and trees with the river’'s vegetation buffer area is not proposed.
However, the project is adjacent to Kellogg Creek, a WQR area, which includes adjacent
vegetated corridors as previously described. As identified in response to MMC 19.402 in this
narrative, permanent impacts are proposed to this WQR area. As shown on the existing
conditions plan, sheet 46 of the plan set, various trees are proposed for removal within the
vegetated corridor. Impacts to the vegetated corridors that are resulting from the proposed
development, a mixed-use residential and commercial building that is a permitted use in the
DMU zone, will be mitigated adjacent to Dogwood Park and the Adams Street right-of-way,
which include native plantings consistent with the Milwaukie Native Plant List. Prior to
plantings, invasive, non-native and noxious vegetation will be removed within the mitigation
area. Proposed plantings are identified on sheets 12 and 13 of the plan set. These criteria are
met.

4. RESTORE NATIVE VEGETATION. The plan shall provide for restoring lands within the buffer
area which have been cleared of vegetation during construction with native vegetation.

Response: For all of the mitigation areas, native plants are being used per the City of Milwaukie’s
standards. In other areas, a combination of native, indigenous, and drought-tolerant plants is
being utilized. This criterion is met.

5. ENHANCE VEGETATION BUFFER AREA. The plan may provide for enhancing lands within
the buffer area. Regular pruning and maintenance of native vegetation shall be allowed.
Vegetation that is not native, except large trees, may be removed. New plant materials in the
buffer strip shall be native vegetation.

Response: The site is not immediately adjacent to the river and therefore the removal of existing
native vegetation and trees with the river’'s vegetation buffer area is not proposed. However, the
project is adjacent to Kellogg Creek, a WQR area, which includes adjacent vegetated corridors as
previously described. As identified in response to MMC 19.402 in this narrative, permanent
impacts are proposed to this WQR area. As shown on the existing conditions plan, sheet 46 of
the plan set, various trees are proposed for removal within the vegetated corridor. Impacts to the
vegetated corridors that are resulting from the proposed development, a mixed-use residential
and commercial building that is a permitted use in the DMU zone, will be mitigated adjacent to
Dogwood Park and the Adams Street right-of-way, which include native plantings consistent with
the Milwaukie Native Plant List. Prior to plantings, invasive, non-native and noxious vegetation
will be removed within the mitigation area. Proposed plantings are identified on sheets 12 and 13
of the plan set. This criterion is met.

C. The vegetation buffer requirements shall not preclude ordinary pruning and maintenance of vegetation
in the buffer strip.

LU Completeness Submittal 3.1 — August 25, 2024.1 Page 93 Page 12



JONES ARCHITECTURE COHO POINT

19.402 NATURAL RESOURCES NR

19.402.3 Applicability

A. The regulations in Section 19.402 apply to all properties that contain or are within 100 ft of a WQR
and/or HCA (including any locally significant Goal 5 wetlands or habitat areas identified by the City of
Milwaukie) as shown on the Milwaukie Natural Resource Administrative Map (hereafter “NR
Administrative Map”).

Response: The Coho Point site, Adams Street right-of-way, and Dogwood Park site contain City mapped
Water Quality Resource (WQR) and Habitat Conservation Areas (HCA) associated with Kellogg Creek, a
primary protected water feature, per the City’s NR Administrative Map. As a result, these sites contain an
associated vegetated corridor that varies between 50 and 100 feet—depending on adjacent slopes—
along the WQR (Kellogg Creek). Therefore, the provisions of this section are applicable.

The applicant’s environmental consultant, Pacific Habitat Services (PHS), has prepared a Natural
Resources Review (PHS report), which further demonstrates the project's compliance with applicable
criteria of this section, including the general discretionary review criteria.

B. For properties that do not contain, but are within 100 ft of, a WQR and/or HCA, as shown on the NR
Administrative Map, and where an activity not listed as exempt in Subsection 19.402.4.A will disturb more
than 150 sq ft, a construction management plan is required in accordance with Subsection 19.402.9 (see
also Table 19.402.3).

Response: The Coho Point site, Adams Street right-of-way, and Dogwood Park site contain City mapped
WQR and HCA areas. As the proposed development results in approximately 2,311 square feet of
permanent HCA impacts and approximately 279 square feet of temporary HCA impacts, as well as
approximately 16,904 square feet of permanent vegetated corridor (WQR) impacts and approximately
10,405 square feet of temporary WQR impacts, as identified on Figure 5 of the PHS report, a construction
management plan is required per MMC 19.402.3.G, and is included as sheet 49 of the plan set.

C. The NR Administrative Map, which shows WQRs and HCAs, is adopted by reference. The NR
Administrative Map shall be used to determine the applicability of Section 19.402 and shall be
administered in accordance with Subsection 19.402.15.

Response: As previously identified, the Coho Point site, Adams Street right-of-way, and Dogwood Park
site contain City mapped WQR and HCA areas. Therefore, the provisions of this section are applicable.

D. Designated natural resources are shown on the NR Administrative Map as follows:

1. Water quality resources (WQRs) include protected water features and their associated
vegetated corridors, as specified in Table 19.402.15. The vegetated corridor is a buffer around
each protected water feature, established to prevent damage to the water feature. The width of
the vegetated corridor varies depending on the type of protected water feature, upstream
drainage area served, and slope adjacent to the protected water feature. The NR Administrative
Map is a general indicator of the location of vegetated corridors; the specific location of vegetated
corridors shall be determined in the field in accordance with Table 19.402.15.

2. Habitat conservation areas (HCAS) include significant Goal 5 wetlands, riparian areas, and fish
and wildlife habitat. HCAs are designated based on a combination of inventory of vegetative
cover and analysis of habitat value and urban development value. HCA locations on the NR
Administrative Map are assumed to be correct unless demonstrated otherwise; verifications and
corrections shall be processed in accordance with the procedures established in Subsection
19.402.15.
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Response: As previously identified, the Coho Point site, Adams Street right-of-way, and Dogwood
Park site contain City mapped WQR and HCA areas. The PHS report includes the City mapping
showing HCA, vegetated corridor, and wetlands within the sites (See Figure 3). The HCA areas
have been field verified by PHS in accordance with MMC Table 19.402.15 and are shown to exist
within the sites. The field verified HCA line is shown on Figure 8 within the PHS report. Therefore,
the provisions of this section are applicable.

E. To determine whether a proposed activity on a given property will trigger any requirements of Section
19.402, the City shall use the latest available aerial photographs; a copy of the applicable section of the
NR Administrative Map; and, in the case of WQRs, the parameters established in Table 19.402.15. If a
property owner or applicant believes that the NR Administrative Map is inaccurate, they may propose
corrections according to the standards established in Subsection 19.402.15.

Response: As previously identified, the Coho Point site, Adams Street right-of-way, and Dogwood Park
site contain City mapped WQR and HCA areas. The HCA areas have been field verified by PHS and are
shown to exist within the sites. Therefore, the provisions of this section are applicable.

F. In the context of designated natural resources, “disturbance” is a condition or result of an act that
“disturbs” as defined in Section 19.201. Disturbance can be either temporary or permanent as noted
below.

1. Temporary disturbances are those that occur during an allowed or approved development or
activity but will not persist beyond completion of the project. Temporary disturbances include, but
are not limited to, accessways for construction equipment; material staging and stockpile areas;
and excavation areas for building foundations, utilities, stormwater facilities, etc.

2. Permanent disturbances are those that remain in place after an allowed or approved
development or activity is completed. Permanent disturbances include, but are not limited to,
buildings, driveways, walkways, and other permanent structures.

Response: The proposed development results in approximately 2,311 square feet of permanent
HCA impacts and approximately 279 square feet of temporary HCA impacts, as well as
approximately 16,904 square feet of permanent WQR impacts and approximately 10,405 square
feet of temporary WQR impacts. These permanent and temporary impacts are necessary to
facilitate the construction of the proposed mixed-use development on the Coho Point site and
improvements to the City’s Dogwood Park.

G. If more than 150 sq ft of area will be disturbed in conjunction with a proposed activity listed as exempt
in Subsection 19.402.4.B, a construction management plan shall be submitted according to the provisions
of Subsection 19.402.9. This requirement applies even when the proposed activity will not occur within a
designated natural resource but is within at least 100 ft of the resource, in accordance with Table
19.402.3.

Response: As identified on Figure 5 of the PHS report, approximately 2,311 square feet of permanent
HCA impacts and approximately 279 square feet of temporary HCA impacts, as well as approximately
16,904 square feet of permanent WQR impacts and approximately 10,405 square feet of temporary
WQR impacts result from the project. Therefore, a construction management plan is required, and is
included in the plan set as sheet 49. As identified in response to MMC 19.402.9, the construction
management plan provides all required information.

H. Proposed activities that are listed as exempt or occur more than 100 ft from a WQR or HCA, as shown
on the NR Administrative Map or determined in accordance with Table 19.402.15, do not require review
under the provisions of Section 19.402.

Response: The applicant is proposing a mixed-use residential and commercial building within the Coho
Point site, as well as improvements to Dogwood Park and the Adams Street right-of-way, which all
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contain WQR and HCA areas. The proposed activities are not exempt per MMC 19.402.4. and require
review under the provisions of this section.

I. Those portions of streams, creeks, and other protected water features that appear on the NR
Administrative Map but are enclosed in pipes, culverts, or similar structures are not subject to the
provisions of Section 19.402, except where a proposed activity will expose or directly disturb the
protected water feature, such as with excavation. For WQRs, the underground portion of the protected
water feature is not considered a protected water feature for purposes of determining the WQR location
as outlined in MMC Table 19.402.15. For HCAs, the boundary verification options provided in MMC
19.402.15 may be used as necessary to determine whether the aboveground characteristics of the
underground portion of the protected water feature affects the representation of HCA on the NR
Administrative Map.

Response: As previously identified, the Coho Point site, Adams Street right-of-way, and Dogwood Park
site contain City mapped WQR and HCA areas. The PHS report includes the City mapping showing HCA,
vegetated corridor, and wetlands within the sites (See Figure 3). The HCA areas have been field verified
by PHS in accordance with MMC Table 19.402.15 and are shown to exist within the sites per Figure 8 of
the PHS report. Therefore, the provisions of this section are applicable.

J. The requirements of Section 19.402 apply, as shown in Table 19.402.3, both to properties that include
a WQR and/or HCA, and to properties that do not include a WQR or HCA but where an activity is
proposed within 100 ft of a WQR or HCA.

Response: As previously identified, the Coho Point site, Adams Street right-of-way, and Dogwood Park
site contain City mapped WQR and HCA areas. A copy of City mapping showing HCA, vegetated
corridor, and wetlands within the sites is included with the PHS report as Figure 3. The HCA areas have
been field verified by PHS in accordance with MMC Table 19.402.15 and are shown to exist within the
sites per Figure 8 of the PHS report. Therefore, the provisions of this section are applicable.

K. Activities that are not exempt per Subsection 19.402.4, or prohibited per Subsection 19.402.5, are
subject to the Type |, II, or lll review process as outlined in Table 19.402.3.K.

Response: The applicant is proposing a mixed-use residential and commercial building within the Coho
Point site, as well as improvements to Dogwood Park and the Adams Street right-of-way, which contain
WQR and HCA areas. The proposed activities are not exempt per MMC 19.402.4. and require review
under the provisions of this section. As identified in response to MMC 19.402.8.A, a Type Il review is
required.

19.402.8 Activities Requiring Type lll Review

Within either WQRs or HCAs, the following activities are subject to Type Il review and approval by the Planning
Commission under Section 19.1006, unless they are otherwise exempt or permitted as a Type | or Il activity.

A. The activities listed below shall be subject to the general discretionary review criteria provided in
Subsection 19.402.12:

1. Any activity allowed in the base zone that is not otherwise exempt or permitted as a Type | or Il
activity.

2. Within HCAs, development that is not in compliance with the nondiscretionary standards
provided in Subsection 19.402.11.D.

3. New roads to provide access to protected water features, necessary ingress and egress across
WQRs, or the widening of an existing road.
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4. Improvement of existing public utility facilities that cannot meet the applicable standards of
Subsection 19.402.11.E.

5. New stormwater facilities that cannot meet the applicable standards of Subsection
19.402.11.E.

6. New public or private utility facility construction that cannot meet the applicable standards of
Subsection 19.402.11.E.

7. Walkways and bike paths that are not exempt per Subsection 19.402.4 or cannot meet the
applicable standards of Subsection 19.402.11.E.

8. Tree removal in excess of that permitted under Subsections 19.402.4 or 19.402.6.

9. Landscaping and maintenance of existing landscaping that would increase impervious area by
more than 150 sq ft.

10. Routine repair and maintenance, alteration, and/or total replacement of existing legal
buildings or structures that increases the existing disturbance area by more than 150 sq ft within
the WQR.

11. Routine repair and maintenance, alteration, and/or total replacement of existing utility
facilities, accesses, streets, driveways, and parking improvements that would disturb more than
150 sq ft within the WQR.

Response: The applicant is proposing a mixed-use residential and commercial building within the
Coho Point site, as well as improvements to Dogwood Park and the Adams Street right-of-way,
which contain WQR and HCA areas. As identified in response to MMC 19.402.3.K, the activities
proposed are not exempt from review under this section. This project is also subject to a Type IlI
downtown design review. Therefore, the project is subject to a Type Il review under the
provisions of this section.

B. The activities listed below shall be subject to the review criteria for partitions and subdivisions provided
in Subsections 19.402.13.H and I, respectively:

1. The partitioning of land containing a WQR or HCA that cannot meet the standards provided in
Subsection 19.402.13.G.

2. The subdividing of land containing a WQR or HCA.

Response: A partition or subdivision is not proposed. Therefore, the review criteria contained in
MMC 19.402.13.H and | are not applicable.

19.402.9 Construction Management Plans

A. Construction management plans are not subject to Type | review per Section 19.1004 but shall be
reviewed in similar fashion to an erosion control permit (MMC Chapter 16.28).

B. Construction management plans shall provide the following information:
1. Description of work to be done.

2. Scaled site plan showing a demarcation of WQRs and HCAs and the location of excavation
areas for building foundations, utilities, stormwater facilities, etc.

3. Location of site access and egress that construction equipment will use.
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4. Equipment and material staging and stockpile areas.
5. Erosion and sediment control measures.

6. Measures to protect trees and other vegetation located within the potentially affected WQR
and/or HCA. A root protection zone shall be established around each tree in the WQR or HCA that
is adjacent to any approved work area. The root protection zone shall extend from the trunk to the
outer edge of the tree’s canopy, or as close to the outer edge of the canopy as is practicable for
the approved project. The perimeter of the root protection zone shall be flagged, fenced, or
otherwise marked and shall remain undisturbed. Material storage and construction access is
prohibited within the perimeter. The root protection zone shall be maintained until construction is
complete.

Response: As the proposed development includes approximately 2,311 square feet of permanent
HCA impacts and approximately 279 square feet of temporary HCA impacts, as well as
approximately 16,904 square feet of permanent WQR impacts and approximately 10,405 square
feet of temporary WQR impacts, a construction management plan is required, and is included as
sheet 49 of the plan set. As shown, the construction management plan shows all details identified
above, including excavation areas, construction access and egress for equipment, staging and
stockpile areas, erosion and sediment control measures, and city-mapped and field verified HCA
lines.

19.402.11 Development Standards

A. PROTECTION OF NATURAL RESOURCES DURING SITE DEVELOPMENT. During Development of
any site containing a designated natural resource, the following standards shall apply:

1. Work areas shall be marked to reduce potential damage to the WQR and/or HCA.

Response: Apart from WQR and HCA areas that are temporarily and permanently impacted as a
result of the proposed development, all other WQR and HCA areas will be demarcated during
construction to avoid disturbance and further permanent impacts. A construction management
plan is included with this submittal as sheet 49 of the plan set and identifies specified erosion and
sediment control measures, including protection for all inlets, sediment fences, sediment curtains,
and biobags. Construction staging and stockpile areas are shown on the construction
management plan and will be clearly marked on-site.

2. Trees in WQRs or HCAs shall not be used as anchors for stabilizing construction equipment.

Response: Trees and other vegetation within the WQR and HCA areas will not be used as
anchors for stabilizing construction equipment.

3. Native soils disturbed during development shall be conserved on the property.

Response: All native soils disturbed during development will be conserved on the property as
required.

4. An erosion and sediment control plan is required and shall be prepared in compliance with
requirements set forth in the City’s Public Works Standards.

Response: A construction management plan is included with this submittal as sheet 49 of the

plan set and identifies specified erosion and sediment control measures, including protection for
all inlets, sediment fences, sediment curtains, and biobags. These measures have been
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implemented in compliance with City’s Public Works Standards as required. Erosion and
sediment control measures are also shown on the grading plan, sheet 48 of the plan set.

5. Site preparation and construction practices shall be followed that prevent drainage of hazardous
materials or erosion, pollution, or sedimentation to any WQR adjacent to the project area.

Response: A construction management plan is included with this submittal as sheet 49 of the
plan set and identifies specified erosion and sediment control measures, including protection for
all inlets, sediment fences, sediment curtains, and biobags. These measures have been
implemented in compliance with City’s Public Works Standards as required. Erosion and
sediment control measures are also shown on the grading plan, sheet 48 of the plan set. All
prescribed measures will be followed during site work to prevent further impacts to WQR areas
adjacent to the development.

6. Stormwater flows that result from proposed development within and to natural drainage courses
shall not exceed predevelopment flows.

Response: A stormwater drainage report is included with this submittal. As identified in Table 2-1
of the report, the total impervious area on-site is decreasing. Therefore, on-site stormwater flows
post-development will be less than pre-development conditions. Stormwater runoff from the
hardscape and plaza areas around the building will be managed through permeable pavers.
Stormwater runoff from the building’s roof will be treated in planter facilities located on the
second-floor terrace, which will discharge to the storm pipe in SE Main Street, which flows to an
outfall into Kellogg Creek and eventually to the Willamette River.

7. Prior to construction, the WQR and/or HCA that is to remain undeveloped shall be flagged,
fenced, or otherwise marked and shall remain undisturbed. Such markings shall be maintained until
construction is complete.

Response: Apart from WQR and HCA areas that are temporarily and permanently impacted as a
result of the proposed development, all other WQR and HCA areas will be demarcated during
construction to avoid disturbance and further permanent impacts. These areas will remain
undisturbed for the duration of on-site construction activities.

8. The construction phase of the development shall be done in such a manner as to safeguard the
resource portions of the site that have not been approved for development.

Response: Apart from WQR and HCA areas that are temporarily and permanently impacted as a
result of the proposed development, all other WQR and HCA areas will be demarcated during
construction to avoid disturbance and further permanent impacts. A construction management
plan is included with this submittal as sheet 49 of the plan set and identifies specified erosion and
sediment control measures, including protection for all inlets, sediment fences, sediment curtains,
and biobags. Construction staging and stockpile areas are shown on the construction
management plan and will be clearly marked on-site.

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

Response: Proposed lighting elements have been placed to avoid shining directly into any WQR
and HCA areas adjacent to the site. Proposed lighting elements are shielded and aimed down
when possible, to avoid excess light impacts to adjacent natural areas. An exterior lighting plan is
included as sheet 25 of the plan set.

10. All work on the property shall conform to a construction management plan prepared according
to Subsection 19.402.9.
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Response: A construction management plan is included with this submittal as sheet 49 of the
plan set and identifies specified erosion and sediment control measures, including protection for
all inlets, sediment fences, sediment curtains, and biobags. This construction management plan
has been prepared in accordance with MMC 19.402.9 as previously identified in this narrative.
Prescribed erosion and sediment control measures have been implemented in compliance with
City’s Public Works Standards.

B. GENERAL STANDARDS FOR REQUIRED MITIGATION. Where mitigation is required by Section
19.402 for disturbance to WQRs and/or HCAs, the following general standards shall apply.

1. Disturbance
a. Designated natural resources that are affected by temporary disturbances shall be restored,
and those affected by permanent disturbances shall be mitigated, in accordance with the
standards provided in Subsection 19.402.11.C for WQRs and Subsection 19.402.11.D.2 for
HCAs, as applicable.

b. Landscape plantings are not considered to be disturbances, except for those plantings that
are part of a non-exempt stormwater facility, e.g., raingarden or bioswale.

Response: The proposed development will result in temporary and permanent impacts to
WQR and HCA areas. Impacts are to be mitigated in accordance with MMC 19.402.11.C and
MMC 19.402.D.2. Additional details on proposed mitigation are identified in the PHS report,
and Figure 9 and Figure 9A within the report.

2. Required Plants. Unless specified elsewhere in Section 19.402, all trees, shrubs, and ground
cover planted as mitigation shall be native plants, as identified on the Milwaukie Native Plant List.
Applicants are encouraged to choose particular native species that are appropriately suited for the
specific conditions of the planting site; e.g., shade, soil type, moisture, topography, etc.

Response: Proposed mitigation plantings will consist of species identified in the Milwaukie Native
Plant List. Plantings have been selected based on the native soils and the hydrology of the site,
their natural occurrence in the area, wildlife habitat enhancement value and local availability.
Additional details on the proposed plantings are identified in the PHS report. Species specified
are identified on Figure 9A of the report. A planting plan is also included as sheets 12 and 13 of
the plan set.

3. Plant Size. Required mitigation trees shall average at least a %-in caliper—measured at 6 in
above the ground level for field-grown trees or above the soil line for container-grown trees—unless
they are oak or madrone, which may be 1-gallon size. Required mitigation shrubs shall be at least
1-gallon size and 12 in high.

4. Plant Spacing. Trees shall be planted between 8 and 12 ft on center. Shrubs shall be planted
between 4 and 5 ft on center or clustered in single-species groups of no more than 4 plants, with
each cluster planted between 8 and 10 ft on center. When planting near existing trees, the dripline
of the existing tree shall be the starting point for plant spacing measurements.

5. Plant Diversity. Shrubs shall consist of at least 2 different species. If 10 trees or more are planted,
then no more than 50% of the trees shall be of the same genus.

Response: Species of proposed mitigation plantings are identified on Figure 9A of the PHS report
and meet the requirements size, spacing, and diversity identified above. Planting plans are also
included as sheets 12 and 13 of the plan set.

6. Location of Mitigation Area
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a. On-Site Mitigation. All mitigation vegetation shall be planted on the applicant’s site within the
designated natural resource that is disturbed, or in an area contiguous to the resource area;
however, if the vegetation is planted outside of the resource area, the applicant shall preserve
the contiguous planting area by executing a deed restriction such as a restrictive covenant.

b. Off-Site Mitigation

(1) For disturbances allowed within WQRs, off-site mitigation shall not be used to meet the
mitigation requirements of Section 19.402.

(2) For disturbances allowed within HCAs, off-site mitigation vegetation may be planted
within an area contiguous to the subject-property HCA, provided there is documentation
that the applicant possesses legal authority to conduct and maintain the mitigation, such
as having a sufficient ownership interest in the mitigation site. If the off-site mitigation is not
within an HCA, the applicant shall document that the mitigation site will be protected after
the monitoring period expires, such as through the use of a restrictive covenant.

Response: All mitigation plantings for WQR and HCA impacts are proposed off-site within
the Dogwood Park site and Adams Street right-of-way immediately adjacent to the Coho
Point development site. As off-site mitigation for WQR impacts is not allowed, the
applicant is requesting a variance to allow off-site mitigation for these impacts. Applicable
approval criteria for the variance request per MMC 19.911 are addressed in this
narrative.

7. Invasive Vegetation. Invasive nonnative or noxious vegetation shall be removed within the
mitigation area prior to planting, including, but not limited to, species identified as nuisance plants
on the Milwaukie Native Plant List.

Response: Invasive, nonnative, or noxious vegetation will be removed from the mitigation area
prior to planting.

8. Ground Cover. Bare or open soil areas remaining after the required tree and shrub plantings
shall be planted or seeded to 100% surface coverage with grasses or other ground cover species
identified as native on the Milwaukie Native Plant List. Revegetation shall occur during the next
planting season following the site disturbance.

Response: As identified in the PHS report, following proposed mitigation plantings, all remaining
bare or open soil areas will be planted or seeded with a native grass seed mixture or other
ground cover species during the following planting season. Ground cover species utilized will be
species identified as native on the Milwaukie Native Plant List.

9. Tree and Shrub Survival. A minimum of 80% of the trees and shrubs planted shall remain alive
on the second anniversary of the date that the mitigation planting is completed.

a. Required Practices. To enhance survival of the mitigation plantings, the following practices
are required:

(1) Mulch new plantings to a minimum of 3-in depth and 18-in diameter to retain moisture
and discourage weed growth.

(2) Remove or control nonnative or noxious vegetation throughout the maintenance period.

b. Recommended Practices. To enhance survival of tree replacement and vegetation plantings,
the following practices are recommended:
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(1) Plant bare root trees between December 1 and April 15; plant potted plants between
October 15 and April 30.

(2) Use plant sleeves or fencing to protect trees and shrubs against wildlife browsing and
the resulting damage to plants.

(3) Water new plantings at a rate of 1 in per week between June 15 and October 15 for the
first 2 years following planting.

Response: To meet the minimum of 80% tree and shrub survival for proposed mitigation
plantings on the second anniversary of the date that mitigation planting is completed, the
applicant will follow the required and recommended practices identified above. Additional
details on proposed mitigation maintenance are included in the PHS report

c. Monitoring and Reporting. Monitoring of the mitigation site is the ongoing responsibility of
the property owner. Plants that die shall be replaced in kind as needed to ensure the minimum
80% survival rate. The Planning Director may require a maintenance bond to cover the
continued health and survival of all plantings. A maintenance bond shall not be required for
land use applications related to owner-occupied single-family residential projects. An annual
report on the survival rate of all plantings shall be submitted for 2 years.

Response: As identified in the PHS report, an annual site monitoring visit will be conducted.
Following this site visit, a report will be submitted to the City for two years following planting.
Plants will be replaced as necessary to ensure the minimum 80% survival rate. Additional
maintenance measures per MMC 19.402.11.B.9.b will be utilized as required.

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

Response: Proposed lighting elements have been placed to avoid shining directly into any WQR
and HCA areas adjacent to the site. Proposed lighting elements are shielded and aimed down
when possible, to avoid excess light impacts to adjacent natural areas. An exterior lighting plan is
included as sheet 25 of the plan set.

C. MITIGATION REQUIREMENTS FOR DISTURBANCE WITHIN WQRS

1. The requirements for mitigation vary depending on the existing condition of the WQR on the
project site at the time of application. The existing condition of the WQR shall be assessed in
accordance with the categories established in Table 19.402.11.C.

2. When disturbance within a WQR is approved according to the standards of Section 19.402, the
disturbance shall be mitigated according to the requirements outlined in Table 19.402.11.C and the
standards established in Subsection 19.402.11.B.

Response: Mitigation for proposed WQR area impacts is proposed per the requirements
identified above and identified in MMC Table 19.402.11.C. Responses demonstrating that the
proposed mitigation will comply with MMC 19.402.11.B are included with this narrative and in
the PHS report. As previously identified, mitigation for WQR impacts is proposed off-site
within the Dogwood Park site and Adams Street right-of-way, which requires a variance.
Applicable approval criteria for the variance request per MMC 19.911 are included in this
narrative. Additional details on proposed mitigation plantings are included in the PHS report,
including species of plants and their reason for inclusion in the proposed mitigation area
based on specific site criteria. A planting plan is also included as sheets 12 and 13 of the plan
set.
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19.402.12 General Discretionary Review

This subsection establishes a discretionary process by which the City shall analyze the impacts of development on
WQRs and HCAs, including measures to prevent negative impacts and requirements for mitigation and
enhancement. The Planning Director may consult with a professional with appropriate expertise to evaluate an
application, or they may rely on appropriate staff expertise to properly evaluate the report’s conclusions.

A. Impact Evaluation and Alternatives Analysis

An impact evaluation and alternatives analysis is required to determine compliance with the approval criteria
for general discretionary review and to evaluate development alternatives for a particular property. A report
presenting this evaluation and analysis shall be prepared and signed by a knowledgeable and qualified
natural resource professional, such as a wildlife biologist, botanist, or hydrologist. At the Planning Director’s
discretion, the requirement to provide such a report may be waived for small projects that trigger
discretionary review but can be evaluated without professional assistance.

The alternatives shall be evaluated on the basis of their impact on WQRs and HCAs, the ecological
functions provided by the resource on the property, and off-site impacts within the subwatershed (6th Field
Hydrologic Unit Code) where the property is located. The evaluation and analysis shall include the following:

[..]

Response: The criteria of this section are addressed in detail within the PHS report and demonstrate the
project’s compliance with this section as well as the functions and values that contribute to water quality
and wildlife habitat per MMC 19.402.1.C.2. As discussed in the PHS report, the applicant considered
alternative site plans utilizing different a building layout that would not result in impacts to HCA or WQR
areas. As shown on Figure 6 of the PHS report, the construction of a building outside HCA and WQR
areas would result in a building that is 21% smaller and does not meet the goals of the DMU zone, which
encourages denser developments that are built to the property line, which wouldn’t be possible within the
Coho Point site without impacting HCA and WQR areas adjacent to Kellogg Creek. Please see the PHS
report for further details and findings of compliance with the criteria of this section.

B. Approval Criteria

1. Unless specified elsewhere in Section 19.402, applications subject to the discretionary review
process shall demonstrate how the proposed activity complies with the following criteria: [...]

Response: The approval criteria of this section are addressed in detail within the PHS report and
demonstrate the project’'s compliance with each applicable approval criterion. Please see the
PHS report for findings of compliance.

19.402.14 Adjustments and Variances

B. Variances
1. Requests to vary any standards beyond the adjustments allowed in Subsections 19.402.14.A or
B shall be subject to the review process and approval criteria for variances established in Section
19.911.

Response: The applicant is requesting a variance to MMC 19.402.11.B.6.b, which prohibits off-

site mitigation for disturbances within WQRSs. Applicable criteria contained in MMC 19.911 are
addressed in this narrative.
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SUPPLEMENTARY DEVELOPMENT STANDARDS

19.508 DOWNTOWN SITE AND BUILDING STANDARDS

19.508.2 Applicability. The design standards in this section generally apply to the street-abutting facades of
nonresidential, mixed-use, and residential-only multifamily buildings within the downtown zones. More detailed
applicability language is provided at the beginning of each specific standard. Development is subject to the
standards of this section as described below.

A. New Development
1. All new development is subject to the standards of this section.

2. New development that does not meet one or more standards of this section is subject to Type
Il Downtown Design Review per Section 19.907 and review against the purpose statement and
Downtown Design Guideline(s) related to that standard.

Response: The project does not meet every standard in 19.508 and therefore a Type I
Downtown Design Review process is required. See responses to the individual standards below.

19.508.3 Review Process. Design standards for development in downtown Milwaukie are applied through
downtown design review as established in Section 19.907. Projects subject to downtown design review are
described in the applicability language in Subsection 19.907.2.

C. Type lll. This provides for a discretionary Type Il review process through which the Design and
Landmarks Committee and Planning Commission determine substantial consistency with the Milwaukie
Downtown Design Guidelines document. The discretionary process uses design guidelines that are more
discretionary in nature and are intended to provide the applicant with more design flexibility.

Response: The project seeks a discretionary Type Ill Design Review process for the standards in 19.508
that are not being met.

19.508.4 Building Design Standards. All buildings that meet the applicability provisions in Subsection 19.508.2
shall meet the following design standards. An architectural feature may be used to comply with more than one
standard.

A. Building Facade Details

1. Purpose. To provide cohesive and visually interesting building fagcades in the downtown,
particularly along the ground floor.

2. Nonresidential and Mixed-Use Buildings. The following standards apply only to nonresidential
and mixed-use buildings.

a. Vertical Building Facade. Nonresidential and mixed-use buildings 2 stories and above shall
provide a defined base, middle, and top.

(1) Base. The base extends from the sidewalk to the bottom of the second story or the
belt course/string course that separates the ground floor from the middle of the building.
The building base shall be defined by providing all of these elements:

(a) The street-facing ground floor shall be divided into distinct architectural bays that
are no more than 30 ft on center. For the purpose of this standard, an architectural
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bay is defined as the zone between the outside edges of an engaged column,
pilaster, post, or vertical wall area.

(b) The building base shall be constructed of brick, stone, or concrete to create a
“heavier” visual appearance.

(c) Weather protection that complies with the standards of Subsection 19.508.4.C.
(d) Windows that comply with the standards of Subsection 19.508.4.E.

Response:

(a). The ground story residential portion of the Washington Street facade is not
articulated with 30’ bays. The ground story along SE McLoughlin and the residential
portion of the Adams Street fagade include bay spacing wider than 30’. This criterion
is not met.

(b). The ground story residential portions of the Washington Street and Adams Street
facades and all of the McLoughlin Street facade are clad in wood. This criterion is not
met.

(c). The weather protection provided on the Washington Street facade is less than
50% of the elevation. This criterion is not met.

(d). The percentages of glazed areas at the ground story on Main, Washington and
Adams Streets are slightly under the requirements. This criterion is not met.

The building design does incorporate a visual base meeting the purpose of this
standard however, the base does not provide all of the prescriptive elements of
19.508.4.A.2a(1) (a)-(d). Please see the general response to Section A below.

(2) Middle. The middle of a building extends from the top of the building base to the
ceiling of the highest building story. The middle is distinguished from the top and base of
the building by use of building elements. The middle of the building shall be defined by
providing all of the following elements:

(a) Windows that comply with the standards of Subsection 19.508.4.E.

(b) One of the following elements:
(i) A change in exterior cladding and detailing and material color between the
ground floor and upper floors. Differences in color must be clearly visible.
(ii) Street-facing balconies or decks at least 2 ft deep and 4 ft wide for at least
25% of the length of the building.

(c) A change in wall plane of not less than 24 in. deep and 24 in. wide. Breaks may
include, but are not limited to, an offset, recess, window reveal, pilaster, pediment,
coursing, column, marquee, or similar architectural feature.

(d) Provide a step back of at least 6 ft for any street-facing portion of the building
above the base maximum height as identified in Figure 19.304-4.

Response:
(a). The upper story glazing meets the requirements of 19.508.4.E. See response in
19.508.4E below.

(b). There is a change of materials at the residential portions of the Washington and
Adams Street facades and the McLoughlin Street facades. There is not a change in
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materials at the commercial portions of the Washington Street and Adams Street
facades nor at the Main Street facade. The length of decks provided at the street
facing facades is less than 25% of the length of the building. This criterion is not met.

(c). There is at least (1) wall plane changes on each facade greater than 24” deep.
This criterion is met.

(d). The building massing does step back for some portions of the building however,
the step backs do not meet the prescriptive requirements. This criterion is not met.

The building design does incorporate a visual middle however, the middle does not
provide all of the prescriptive elements of 19.508.4.A.2a(2) (a)-(d). Please see the
general response to Section A below.

(3) Top. The top of the building extends from the ceiling of the uppermost floor to the
highest vertical point on the roof of the building, and it is the roof form/element at the
uppermost portion of the fagade that visually terminates the facade. The top of the

building shall provide roofs that comply with the standards of Subsection 19.508.4.F.

Response: The building design does incorporate a visual termination of the facade at the
roof levels however, the design does not comply with all of the roof standards of
19.508.4.F. This criterion is not met. Please see the general response to Section A
below.

b. Horizontal Building Facade
(1) Horizontal datum lines—such as belt lines, cornices, or upper-floor windows—shall
line up with adjacent facades if applicable.

(2) Significant breaks shall be created along building facades at least every 150 linear ft
by either setting the facade back at least 20 ft or breaking the building into separate
structures. Breaks shall be at least 15 ft wide and shall be continuous along the full height
of the building. The area or areas created by this break shall meet the standards of
Subsection 19.304.5.H.

Response: The building design does incorporate horizontal datum lines, however, there
are not truly adjacent buildings to match our datum line except for a single building
across the Right-of-Way, which does not line up. Additionally, there is not a significant
break on the Main Street fagade, which is more than 150’ long. This criterion is not
applicable however, since there is no truly adjacent building to align too. Please see the
general response to Section A below.

General Response to 19.504.A: Because of the special nature of the site on the edge between
urban and natural areas, not all of the prescriptive requirements of 19.508.4A can be met while
also addressing the location’s duality. The building design, therefore, must be reviewed
comprehensively instead of as a series of itemized parts. The purpose of this section, to provide
cohesive and visually interesting facades in downtown, has been met in the site-specific building
design. Detailed discussions of the building’s facade strategy and design are included in Section
19.907 DOWNTOWN DESIGN REVIEW. The following guidelines apply:

¢ Downtown Design Guideline 1 - Milwaukie Character
o0 Reinforce Milwaukie’s Sense of Place

Integrate the Environment

Establish Gateways

Consider View Opportunities

Consider Context

Use Architectural Context Wisely

O o0OO0OO0Oo
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e Downtown Design Guideline 3 — Architecture Guidelines
o Wall Materials.
o Wall Structure
o Silhouette and Roofline

B. Corners
1. Purpose. To create a strong architectural statement at street corners and establish visual
landmarks and enhance visual variety.

2. Nonresidential or Mixed-Use Buildings. Nonresidential or mixed-use buildings at the corner of
two public streets—or at the corner of a street and a public area, park, or plaza—shall incorporate
two of the following features (for the purposes of this standard an alley is not considered a public
street):

a. The primary entry to the building located within 5 ft of the corner.

b. A prominent architectural element, such as increased building height or massing, a cupola,

a turret, or a pitched roof at the corner of the building or within 20 ft of the corner of the

building.

c. The corner of the building cut at a 45° angle or a similar dimension “rounded” corner.

d. A combination of special paving materials; street furnishings; and, where appropriate,

plantings, in addition to the front door.

Response:

The Intersection of Main Street and Washington Street - creates a strong corner with the
overall building design to establish the significance of this urban corner. A retail entrance is
located near the corner, however, the existing grade along SE Washington does not allow for
an accessible entrance immediately on the building corner. The entrance is therefore shifted to
the south. The corner features generous glazing and a sweeping canopy to establish a focal
point and provide visual interest from the sidewalk; the corner marks the start of the building’s
commercial frontage along SE Main Street. While not providing a building cut for added
visibility, the storefront provides a clear line of sight from the adjacent street. As mentioned,
natural grade does not allow the corner retail entrance to occur within 5 ft of the corner as
prescribed; to create a compliant and functional entrance to this unit, the entry is shifted south
from the corner to provide an accessible entry that is compatible with the adjacent site
condition. To address the corner, a stormwater planter is proposed to soften the edge
condition and create an inviting pedestrian experience.

The intersection of Main Street and the Adams Street ROW - is treated differently as it occurs
at the transition from a dense downtown urban condition to the natural areas of Kellogg Creek
and Dogwood Park. The future restaurant space is located at this corner in response to early
feedback from the City. The restaurant entry is set back to provide a prominent covered area
for restaurant customers and allow for a view from Main Street to Kellogg Creek and the new
pedestrian path. A combination of special paving and street furnishings are presented in the
corner to enhance the connection to Dogwood Park, the adjacent pedestrian access way, and
the farmers market. The special paving creates an axis with the neighboring property that pulls
the pedestrian through the site and allows free and safe access onto the landscaped public
walkway that connects SE Main Street and SE McLoughlin Boulevard. The special paving and
walkway access strengthens the pedestrian experience at this corner and provides a unifying
feature between the building and neighboring sites. The cut at the building corner, while not
meeting the letter of the code, acts in a similar fashion as a rounded corner, and provides a
visual connection and direct access from SE Main Street to the adjacent park and public
walkway.

The intersection of Washington Street and McLoughlin blvd - is part of the residential portion
of the building and therefore has different architectural language from the commercial corners.
This corner is also influenced by the large right-of-way curve and the significant slope along
Washington. The corner is angled to follow the curve of the right-of-way and allows for greater
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visibility between the adjoining streets. An entry is located at this corner to provide access to a
shared bike storage as well as the shared parking garage. The entry is offset from the corner
to accommodate the steep grade along SE Washington Street and provide barrier free access
to the interior of the building. Large sections of planted walls soften the otherwise utilitarian
garage access. The living walls are a prominent and lush building element that both buffer the
adjacent building program and enhance the surrounding urban environment.

This criterion is not met. The purpose of this section, to create a strong architectural statement
at street corners and establish visual landmarks and enhance visual variety, has been met by
alternative design means. Detailed discussions of the building’s design strategy are included
in Section 19.907 DOWNTOWN DESIGN REVIEW. The following guidelines are relevant to
this standard:

e Downtown Design Guideline 2 — Pedestrian Emphasis
0 Integrate Barrier Free Design

o Downtown Design Guideline 3 — Architecture Guidelines
o Corner Doors

C. Weather Protection
1. Purpose. Create an all-season pedestrian environment.

2. Weather Protection Required. All buildings shall provide weather protection for pedestrians as
follows:
a. Minimum Weather Protection Coverage
(1) All ground-floor building entries shall be protected from the weather by canopies or
recessed behind the front building facade at least 3 ft.
(2) Permanent awnings, canopies, recesses, or similar weather protection shall be
provided along at least 50% of the ground-floor elevation(s) of a building where the
building abuts a sidewalk, civic space, or pedestrian accessway.
(3) Weather protection used to meet the above standard shall extend at least 4 ft, and no
more than 6 ft, over the pedestrian area, and a maximum of 4 ft into the public right-of-
way. Balconies meeting these dimensional requirements can be counted toward this
requirement.
(4) In addition, the above standards do not apply where a building has a ground-floor
dwelling, as in a mixed-use development or live-work building, and the dwelling entrance
has a covered entrance.
b. Weather Protection Design. Weather protection shall comply with applicable building codes
and shall be designed to be visually compatible with the architecture of a building. Where
applicable, weather protection shall be designed to accommodate pedestrian signage (e.g.,
blade signs) while maintaining required vertical clearance.

Response:
a(1). All ground floor building entries are protected by canopies and are recessed at least 3’
behind the front building fagcade. This criterion is met.

a(2). Permanent canopies and recesses are provided along 50% of the Main Street fagade.
Less than 50% of the commercial portion of the Washington Street fagade includes canopies.
This criterion is not met.

a(3). Weather protection extends a minimum of 4’ over the pedestrian area and a maximum of
4’ over the public ROW. This criterion is met.

a(4). The residential portions of the ground story facade are not included in the calculations
since the residential entry is covered.
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b. The canopies will be designed to meet all applicable building codes and will be reviewed
with the building permit application. The canopies will be able to accommodate future blade
signage without encroaching the required vertical clearance. This criterion is met.

The building design incorporates weather protection coverage to provide an all-season
pedestrian environment, however, not all of the standards are met. Because the parking
garage door reduces the available facade area for canopies, the canopy coverage on
Washington Street is not 50%. The purpose of this standard, to create an all-season
pedestrian environment, has been met by including weather protection at every location
available. Detailed discussions of the building’s weather protection design strategy are
included in Section 19.907 DOWNTOWN DESIGN REVIEW. The following guidelines are
relevant to this standard:
¢ Downtown Design Guideline 2 — Pedestrian Emphasis

0 Reinforce and Enhance the Pedestrian System

o Define the Pedestrian Environment

o Protect the Pedestrian from the Elements

o0 Create Successful Outdoor Spaces

D. Exterior Building Materials
1. Purpose. To encourage the construction of attractive buildings with materials that evoke a
sense of permanence and are compatible with downtown Milwaukie and the surrounding built and
natural environment.

2. Exterior Wall Standards. The following standards are applicable to the street-facing facades of
all new buildings. For the purposes of this standard, street-facing facades are those abutting
streets, courtyards, and/or public squares in all of the downtown. Table 19.508.4.D specifies the
primary, secondary, and prohibited material types referenced in this standard.

a. Buildings shall utilize primary materials for at least 65% of each applicable building facade.
b. Secondary materials are permitted on no greater than 35% of each applicable building
facade.

c. Accent materials are permitted on no greater than 10% of each applicable building facade
as trims or accents (e.g. flashing, projecting features, ornamentation, etc.).

d. Buildings shall not use prohibited materials on any exterior wall, whether or not it is a street-
facing facade.

Response:

a. Primary materials make up 73% of the Main Street fagade. Primary materials make up 64%
of the Washington Street fagade. Primary materials make up 66% of the Adams Street facade.
Primary materials make up 12% of the McLoughlin Street facades. This criterion is not met.
Please see the general response to Section D below.

b. Secondary materials make up 23% of the Main Street facade, 32% of the Washington
Street fagade and 32% of the Adams Street facade. Secondary materials make up 88% of the
McLoughlin Street facades. This criterion is not met. Please see the general response to
Section D below.

c. Accent materials include metal PTHP screens, ornamental metal screens over the ground
story storefront and the projecting cornice. Accent materials make up 4% of the Main Street
facade, 4% of the Washington Street facade, 7% of the Adams Street facade and 1% of the
McLoughlin Street facade. This criterion is met.

d. No prohibited materials are proposed. This criterion is met.

General Response to Section 19.504.D: The building includes primary (brick and wood siding)
and secondary (finished metal panels) materials that are compatible with downtown Milwaukie
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and the adjacent natural resources. However, due to the overall approach to distributing the
materials along varying facade conditions, the prescriptive percentages are not met. The overall
building design must be reviewed comprehensively. The purpose of this section, to encourage the
construction of attractive buildings with materials that evoke a sense of permanence and are
compatible with downtown Milwaukie and the surrounding built and natural environment, has
been met in the site-specific building design. Detailed discussions of the building’s material
strategy are included in Section 19.907 DOWNTOWN DESIGN REVIEW. The following
guidelines apply:

¢ Downtown Design Guideline 1 - Milwaukie Character
o0 Reinforce Milwaukie’s Sense of Place
0 Integrate the Environment
o Consider Context
0 Promote Architectural Compatibility
0 Use Architectural Context Wisely
e Downtown Design Guideline 3 — Architecture Guidelines
o Wall Materials.
o Wall Structure

E. Windows and Doors

1. Purpose. To enhance street safety and provide a comfortable pedestrian environment by
adding interest to exterior fagcades, allowing for day lighting of interior space, and creating a visual
connection between interior and exterior spaces.

2. Main Street. For block faces along Main St, 50% of the ground-floor street wall area must
consist of openings; i.e., windows or glazed doors. The ground-floor street wall area is defined as
the area up to the finished ceiling height of the space fronting the street or 15 ft above finished
grade, whichever is less.

Response: Glazing makes up 43% of the ground story wall area at Main Street. This criterion is
not met. The ground story design provides visual interest, daylighting of interior space and
multiple points of visual connection between interior and exterior space. Due to the proportions of
the storefront bays in relation to the overall building proportions, the prescriptive percentage is not
met. Please see the general response to Section E below.

3. Other Streets. For all other block faces, the exterior wall(s) of the building facing the
street/sidewalk must meet the following standards:

a. 40% of the ground-floor street wall area must consist of openings; i.e., windows or glazed
doors.
b. Along McLoughlin Blvd the required coverage is 30%.

Response: Glazing makes up 37% of the ground story wall area along Washington Street and
37% of the ground story wall area at Adams Street. Glazing makes up 39% of the ground story
wall area at McLoughlin Street. This criterion is not met. Due to the proportions of the
storefront bays in relation to the overall building proportions, the prescriptive percentage is not
met. Additionally, these facades contain residential units, which require some solid wall area
for furnishings and other practical needs. Please see the general response to Section E below.

4. Upper Level. Along all block faces, the following standards are applicable on the upper-level
building fagades facing a street or public space.

a. Upper building stories shall provide a minimum of 30% glazing. For the purposes of this
standard, minimum glazing includes windows and any glazed portions of doors.
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b. The required upper-floor window/door percentage does not apply to floors where sloped
roofs and dormer windows are used.

¢. A minimum of 60% of all upper-floor windows shall be vertically oriented. This vertical
orientation applies to grouped window arrays as opposed to individual windows.

Response: The Main Street and Washington Street facades each include 31% glazing. The
Adams Street facade includes 30% glazing. The McLoughlin Street facade includes 31%
glazing. No sloped roofs or dormer windows are proposed. 100% of upper floor windows are
vertically oriented. These criteria are met.

5. General Standards

a. Windows shall be designed to provide shadowing. This can be accomplished by recessing
windows 4 in into the fagade and/or incorporating trim of a contrasting material or color.

b. All buildings with nonresidential ground-floor windows must have a visible transmittance
(VT) of 0.6 or higher.

c. Doors and/or primary entrances must be located on the street-facing block faces and must
be unlocked when the business located on the premises is open. Doors/entrances to second-
floor residential units may be locked.

d. The bottom edge of windows along pedestrian ways shall be constructed no more than 30
in above the abutting walkway surface.

e. Ground-floor windows for nonresidential buildings shall allow views into storefronts, working
areas, or lobbies. No more than 50% of the window area may be covered by interior
furnishings including, but not limited to, curtains, shades, signs, or shelves.

f. Signs are limited to a maximum coverage of 20% of the required window area.

Response:

a. The windows within the brick clad walls are set back 4”. The windows in the metal panel
walls are not set back. This criterion is not met. The design goal is for the metal panel walls to
be very simple in appearance in order to visually recede and allow for the brick facades to be
more hierarchically prominent. The plane of the windows will be very close to the plane of the
metal panel cladding. Please see the general response to Section E below.

b. The ground story commercial windows will be aluminum framed storefront with glazing to
meet the minimum VT of 0.6. This criterion is met.

c. Doors and primary entrances are located on the street facing facades. Future business
entrances will be unlocked when the building is open. The residential entrance, which serves
all residential units, will be locked. This criterion is met.

d. The bottom edge of the commercial storefront abutting the public ways is less than 30"
above the abutting sidewalk surfaces. This criterion is met.

e. Ground story commercial storefront will not have more than 50% coverage of the window
area. This criterion is met.

f. No signs within the window area are proposed. This criterion is met.

6. Prohibited Window Elements. For all building windows facing streets, courtyards, and/or public
squares in the downtown, the following window elements are prohibited:
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a. Reflective, tinted, or opaque glazing.
b. Simulated divisions (internal or applied synthetic materials).
c. Exposed, unpainted metal frame windows.

Response: No prohibited window elements are proposed. This criterion is met.

General Response to 19.504.E. Because of the special nature of the site on the edge between
urban and natural areas, and the mixed use nature of the building, not all of the prescriptive
requirements of 19.508.4E are met. The building design, therefore, must be reviewed
comprehensively instead of as a series of itemized parts. The purpose of this section, to enhance
street safety and provide a comfortable pedestrian environment by adding interest to exterior
facades, allowing for day lighting of interior space, and creating a visual connection between
interior and exterior spaces, has been met in the site-specific building design. Detailed
discussions of the building’s design strategy are included in Section 19.907 DOWNTOWN
DESIGN REVIEW. The following guidelines apply:

¢ Downtown Design Guideline 1 — Milwaukie Character
o Promote Architectural Compatibility
0 Use Architectural Context Wisely

e Downtown Design Guideline 2 — Pedestrian Emphasis
o Provide Places for Stopping and Viewing
0 Create Successful Outdoor Spaces

o Downtown Design Guideline 3 — Architecture Guidelines
o Windows
0 Building Security

F. Roofs and Rooftop Equipment
1. Purpose. To create a visually interesting condition at the top of the building that enhances the
quality and character of the building.

2. Roof Forms
a. The roof form of a building shall follow one (or a combination) of the following forms:
(1) Flat roof with parapet or cornice.
(2) Hip roof.
(3) Gabled roof.
(4) Dormers.
(5) Shed roof.

b. All flat roofs, or those with a pitch of less than 4/12, shall be architecturally treated or
articulated with a parapet wall that projects vertically above the roofline at least 12 in and/or a
cornice that projects from the building face at least 6 in.

c. All hip or gabled roofs exposed to view from adjacent public or private streets and properties
shall have a minimum 4/12 pitch.

d. Sloped roofs shall have eaves, exclusive of rain gutters, that project from the building wall at
least 12 in.

e. When an addition to an existing structure, or a new structure, is proposed in an existing
development, the roof forms for the new structure(s) shall have similar slope and be
constructed of the same materials as the existing roofing.

Response:

a. The building steps in height and has multiple roof levels. All roof forms are flat. The roofs
have either a parapet or a projecting cornice. This criterion is met.
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b. Some of the parapets are 12" high while others are only 6”. The cornices project 3'-6". This
criterion is not met. Please see the general response to Section F below.

c. No hip or gabled roofs are proposed. This criterion does not apply.
d. No sloped roofs are proposed. This criterion does not apply.
e. This building is not existing. This criterion does not apply.

3. Rooftop Equipment and Screening
a. The following rooftop equipment does not require screening:
(1) Solar panels, wind generators, and green roof features.
(2) Equipment under 2 ft high, if set back a minimum of 5 ft from the outer edge of the
roof.

b. Elevator mechanical equipment may extend above the height limit a maximum of 16 ft,
provided that the mechanical shaft is incorporated into the architecture of the building.

c. Satellite dishes, communications equipment, and all other roof-mounted mechanical
equipment shall be limited to 10 ft high, shall be set back a minimum of 10 ft from the roof
edge, and shall be screened from public view and from views from adjacent buildings by one
of the following methods:
(1) A screen around the equipment that is made of a primary exterior finish material used
on other portions of the building, wood fencing, or masonry.
(2) Green roof features or regularly maintained dense evergreen foliage that forms an
opaque barrier when planted.
d. Required screening shall not be included in the building’s maximum height calculation.

Response:
a. The building includes solar panels at the roof. The panels are not screened. This criterion is
met.

b. The elevator penthouse extends 10’ above the roof. This is more than 16’ above the height
limit. This criterion is not met. A Type Il variance for additional building height is requested at
the end of this document.

c. All mechanical equipment is set back more than 10’ away from the roof edges. The
equipment is not screened with prescriptive materials because it is surrounded by solar
panels, which will serve as the screens. This criterion is not met. Please see the general
response to Section F below.

4. Rooftop Structures. Rooftop structures related to shared outdoor space—such as arbors,
trellises, or porticos related to roof decks or gardens—shall not be included in the building’s
maximum height calculation, as long as they do not exceed 10 ft high.

Response: The building design includes a trellis over one of the roof decks. The trellis is 10’
high. This criterion is met.

General Response to 19.504.F. Because of the special nature of the site on the edge between
urban and natural areas, the building massing steps down toward the adjacent natural resources.
This creates a complex roofline that includes parapets and cornices. Some of the parapets are
set at 6” above the roof to maintain the horizontal datum line of the adjacent window sills, which
does not meet the prescriptive requirement for parapets. Additionally, the building a significant
number of solar panels. Because the solar panels effectively screen the mechanical equipment,
no additional equipment screening has been provided. The purpose of this section, to create a
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visually interesting condition at the top of the building that enhances the quality and character of
the building, has been met in the site-specific building design. Detailed discussions of the
building’s massing and roofline strategy are included in Section 19.907 DOWNTOWN DESIGN
REVIEW. The following guidelines apply:

e Downtown Design Guideline 3 — Architectural Guidelines
o Silhouette and Roofline
0 Rooftops

G. Open Space/Plazas
1. Intent. To assure adequate public and private open space in the downtown.
2. Mixed-Use and Residential Development
The following standards apply to mixed-use buildings with more than 4 residential units and
residential-only multifamily developments.
a. Outdoor Space Required
50 sq ft of private or common open space is required for each dwelling unit. The open space
may be allocated exclusively for private or common use, or it may be a combination of the two
uses.
b. Common Open Space
(1) Common open space may be provided in the form of decks, shared patios, roof
gardens, recreation rooms, lobbies, or other gathering spaces created strictly for the
tenants and not associated with storage or circulation. Landscape buffer areas may not
be used as common open space unless active and passive uses are integrated into the
space and its use will not adversely affect abutting properties.
(2) With the exception of roof decks or gardens, outdoor common open space shall be
abutted on at least two sides by residential units or by nonresidential uses with windows
and entrances fronting on the space.
c. Private Open Space
(1) Private open space may be provided in the form of a porch, deck, balcony, patio,
terrace, or other private outdoor area.
(2) The private open space provided shall be contiguous with the unit.
(3) Balconies used for entrances or exits shall not be considered as private open space
except where such exits or entrances are for the sole use of the unit.
(4) Balconies may project up to a maximum of 4 ft into the public right-of-way.
d. Credit for Open Space
An open space credit of 50% may be granted when a development is directly adjacent to, or
across a public right-of-way from, an improved public park.

Response:
50 SF outdoor space x 195 units = 9,750 SF total required outdoor space
9,750 x .50 (open space credit) = 4,875 SF required outdoor space
Private outdoor space provided = 3,832 SF
Including: 1st, 2nd, 5t & 6 story Unit Patios/terraces
Common outdoor space provided = 4,832 SF
Including: 5" story Amenity Rooms & Landscaped roof terrace
Total outdoor space provided = 8,664 SF
This criterion is met.

19.605 VEHICLE PARKING QUANTITY REQUIREMENTS

19.605.1 MINIMUM AND MAXIMUM REQUIREMENTS.
1 space per dwelling unit. 1 x 195 units = 195 spaces
2 spaces per 1,000 SF retail floor area 3,900/ 2 = 8 spaces

4 spaces per 1,000 SF restaurant floor area 3,100/ 4 = 12 spaces
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19.605.3.B

Total required spaces 215

Response: 81 spaces have been provided with the following ratios.

.48 space per dwelling unit. .48 x 195 units = 94 spaces
2 spaces per 1,000 SF retail floor area 3,900/ 2 = 8 spaces

4 spaces per 1,000 SF restaurant floor area 3,100/4 =12 spaces
Total spaces before By-Right reductions 114

By-Right reduction: proximity to MAX 114 x .25=29
By-Right reduction: additional bike parking 6 per 1 add'l bike space
39 additional spaces /6 =6
Total By-Right reductions <35>
112-35=79
Total spaces after By-Right reductions 81

A Modification of the required residential parking ratio has been requested at the end of this
narrative.

EXEMPTIONS AND BY-RIGHT REDUCTIONS TO QUANTITY REQUIREMENTS. Allows a 25%
reduction in required parking spaces in the DMU zone when the site is within 1,000 feet walking
distance from a light rail stop. Allows an additional reduction of 1 parking space per 6 additional
secured bike spaces.

Response: The site is located 800’ walking-distance from the MAX Orange-line stop and is
eligible for the 25% by-right reduction. The project includes 36 additional secured bike parking
spaces over the required minimum and is eligible for a by-right deduction of one parking space
per 6 additional bike spaces. See the tables above for calculations based on a modification of the
required residential parking ratio. See the Modification Request at the end of this narrative for the
proposed residential parking ratio. The proposed ratio results in 114 required spaces. The
combined by-right deductions reduce this requirement to 79 spaces. 81 spaces are provided.

19.606 PARKING AREA DESIGN REQUIREMENTS

19.606.1

PARKING SPACE AND AISLE DIMENSIONS. Requires parking spaces and abutting drives to
meet the dimensions shown in Table 19.606.1. 90-degree stalls are required to be 9’-0” wide x
18’-0” deep, minimum. Two-way aisles serving 90-degree stalls must be 22’ wide, minimum.

Response: The parking garage includes 81 90-degree surface parking stalls.

41 of the surface parking stalls are 9'-0" wide x 18'-0” deep and meet the requirements of Table
19.606.1

Reduced width for the remaining 40 stalls is requested as part of this application. 34 of the stalls
will be slightly narrower than required, at 8’-9” wide x 18’-0" deep. The six remaining stalls will be
considered “compact” at 8'-6” wide x 18’-0" deep.

This proposal is based on dimensions the City of Portland minimum width requirement for
standard 90-degree stalls, which is 8'-6” wide. In this proposal, only three stalls are reduced to
the City of Portland standard width. The 34 8’-9” stalls still exceed COP standards. Please note
the proposed narrower stalls in this application are 18-0” deep, which meets the depth
requirements of Table 19.606.1. Additionally, all drive aisles are 24’ wide or wider, which exceeds
the requirements of Table 19.606.1.
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19.606.3

For additional reference, the City of Seattle only requires 8'-6” wide stalls for “large” vehicles.
Standard stall widths are smaller for “medium” and “small” vehicles. Please see City of Portland
and City of Seattle parking stall standards, which are included as a separate Exhibit.

Since the project includes fewer total spaces than required, permitting a portion of the spaces to
be compact allows for more total spaces. This helps to mitigate the impact of the reduced number
of total spaces provided. The requested width is based on parameters set in other jurisdictions
and is a reasonable means to gain more total parking stalls.

ADDITIONAL DESIGN STANDARDS. Requires parking areas to meet the requirements of the
following:

A. Paving and Striping

B. Wheel Stops

C. Site Access and Drive Aisles

D. Pedestrian Access and Circulation

E. Internal Circulation

Response: Paving, striping and wheel stops are provided throughout the garage and comply. 24’
wide drive aisles are provided and comply. Pedestrian access is provided from a dedicated
entrance and elevator on SE Washington St. as well as the primary shared tenant circulation
system. Internal circulation is provided within the garage. This criterion is met.

19.609 BICYCLE PARKING

19.602.2A

19.602.2B

19.606.3

QUANTITY OF SPACES. Requires 1 space per unit for multi-family development and 10% of the
minimum required vehicle parking for other uses.

1 space per dwelling unit. 1 x 195 units = 195 spaces
.10 x 8 for retall 1 space

.10 x 12 for restaurant 2 spaces

Total required spaces 198

Response: 237 spaces are provided. This criterion is met.

COVERED OR ENCLOSED BICYCLE PARKING. Requires that 50% of required bicycle spaces
be covered and/or enclosed in a secure room.

Response: 90% of the required bicycle parking is covered and enclosed in secure rooms. This
criterion is met.

SPACE STANDARDS AND RACKS. Requires bike spaces to be 2’ x 6" minimum with a 5’ access
aisle behind the spaces. 7’ of overhead clearance is required. Racks must be securely anchored
and allow the frame and one wheel to be locked.

Response: All bike spaces will be wall-mounted racks. The racks will be securely anchored to
the walls. All racks will be of a design that allows the frame and one wheel to be locked.

The bike spaces are proposed as 1'-6” wide x 4’-2" deep with an 8” vertical stagger from one
rack to the next. Reduced depth of bike spaces is requested as part of this application.

The project provides more bike spaces than the minimum requirement. The proposed spacing
allows for more bike parking than the minimum requirement, which is beneficial to occupants and
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19.606.4

visitors to the building. The proposed spacing is common in similar buildings within the City of
Portland and the metro area, and bicycle users are accustomed to this type of bike parking.

Because the racks are wall-mounted, they do not take up as much length as a floor-mounted
rack and the 6’-0" length is therefore not needed. The vertical stagger allows for the narrower
spacing by minimizing handlebar conflicts. The City of Portland allows for wall-mounted rack

spacing to be 1’-6" wide (with an 8” vertical stagger) x 3'-4” deep. The proposed spaces have
more depth than what the City of Portland allows.

LOCATION. Requires bicycle parking facilities to be within 50’ of the main entrance, closer to the
entrance than the nearest non-ADA vehicle parking stall, provide direct access to a public right-
of-way, be dispersed for multiple entrances, be in a location that is visible to building occupants or
from the main parking lot, not impede pedestrians in the public right-of-way and be separated
from vehicle parking areas by physical barriers.

Response: Due to the size and mixed-use nature of the building, the bicycle parking facilities are
dispersed throughout the building. 60% are located in the parking garage and ground story with
(3) being in the public ROW and have easy access to the building entrances and elevators, as
well as direct access to the public ROW. The remaining 40% are located on residential floors for
proximity to individual apartment units. These spaces have easy access to the building elevators.

19.611 PARKING STRUCTURES

19.611.2B

19.611.3

COMPLIANCE WITH OTHER SECTIONS OF 19.600.

B. The space and drive aisle dimensions required in Subsection 19.606.1 shall apply to structured
parking unless the applicant requests that the dimensions be reduced. Dimensions may be
reduced if the applicant can demonstrate that the reduced dimensions can safely accommodate
parking and maneuvering for standard passenger vehicles.

Response: Please see request to reduce the width of a small portion of the parking stalls in
Section 19.606.1 above.

STANDARDS AND DESIGN CRITERIA. Requires structured parking to meet the requirements of
the following:

A. 75% of the length of any street-facing fagade shall provide ground-story windows or wall
openings.

B. The structure shall be visually compatible with related structures.

C. Required setbacks shall be landscaped per 1906.2.D.3

D. Safe pedestrian connections between the parking structure and the public right-of-way and
principal building.

E. The structure shall provide adequate lighting.

Response: The parking structure is part of the overall building. Due to the significant grade
change across the site, some of parking portion of the building is below grade.

The east (SE Main) and south facades do not have above grade parking walls

The north (SE Washington) fagade has 91’ lineal feet of above grade parking wall and 100% of
the length includes openings.

The west (SE McLoughlin) facade has 79 lineal feet of above grade parking wall and 100% of this
length includes openings.

The southwest (SE McLoughlin) facade has 144 lineal feet of above grade parking wall and 100%
of this length includes openings.

The portion of the parking structure that is visible to view is visually compatible with the rest of the
building. The building setbacks are landscaped. There are safe pedestrian connections between

LU Completeness Submittal 3.1 — August 25, 2024.1 Page 117 Page 36



JONES ARCHITECTURE COHO POINT

the building, including the parking portion, and the right-of-way. The parking garage lighting will
meet the requirements of 19.606.3F. Since the lighting is interior to the building, no light trespass
will occur.

These criteria are met.

LAND USE APPLICATIONS
19.905 CONDITIONAL USES
19.905.4 Conditional Use Approval Criteria

A. Establishment of a new conditional use, or major modification of an existing conditional use, shall be
approved if the following criteria are met:

1. The characteristics of the lot are suitable for the proposed use considering size, shape,
location, topography, existing improvements, and natural features.

Response: The characteristics of the lot are suitable for the proposed uses in the Willamette
Greenway, as supported by the DMU zoning designation of the entire site, including the portion
that is in the Greenway. The size and shape of the site area allow for the proposed uses to
function appropriately. The location of the site is extremely favorable for the proposed uses due to
its proximity to public transportation, bicycle paths and the downtown district. The proposed uses
will greatly improve the site from its current condition. Additionally, the project will provide
significant public benefit by providing floodplain mitigation and landscaping improvements on the
adjacent Adams St. ROW, the Kellogg Creek natural resource and Dogwood Park, while also
providing a new, important pedestrian connection from SE Main to the river. Provisions for a
future public bike path have also been included in the design. This criterion is met.

2. The operating and physical characteristics of the proposed use will be reasonably compatible
with, and have minimal impact on, nearby uses.

Response: The proposed uses (multi-family residential, retail, restaurant) are the same as the
nearby uses and therefore the operating and physical characteristics of the proposed use will
have minimal impacts. This criterion is met.

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

Response: The impacts that have been identified (building height, parking quantity and site
access) have been mitigated to the extent practicable. See requested variances and
modifications below for detailed descriptions.

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.

Response: The proposed uses are allowed outright at the site by the Zoning Code. No nuisances
greater than usually generated for these allowed uses are proposed. Any potential nuisance
impacts will comply with all applicable codes. This criterion is met.
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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.

Response: The proposed uses comply with the development requirements of all applicable
zoning, overlay and special area standards, with the exception of the variances and modifications
requested below. Please see detailed descriptions below.

6. The proposed use is consistent with applicable Comprehensive Plan policies related to the
proposed use.

Response: The project is a partnership between the applicant and the City of Milwaukie, and the
development strategy has been coordinated closely with the City’s development team assigned to
the project. The proposed uses are consistent with the goals and policies of the Comprehensive
Plan as well as the Housing and Residential Land Needs Assessment. Specific Comprehensive
Plan goals are summarized below. Please refer to the remainder of the application for detailed
descriptions of the proposed development.

2.2.4. Incentivize development sites to include spaces conducive to public events, community
gathering and the provision of public art (adjacency to Farmer’'s Market and tabletop).

3.2 Water Quality and Resources: Enhance the quality of Milwaukie’'s water resources and
ensure they have adequate flows and quantity to support their long-term health (multiple sub-
goals addressed by the floodplain mitigation and vegetation).

3.3 Flora and Fauna Habitat: Protect and Conserve aquatic, aerial, arboreal and terrestrial
wildlife and habitat (multiple sub-goals addressed by the floodplain mitigation and
vegetation.)

3.5.2 Incorporate sustainable and low-impact building and site planning technologies, habitat-
friendly development strategies and green infrastructure into city codes and standards (LEED
certification, on-site stormwater treatment, native plant selections, solar array).

4.4 Natural Resource Protection: Protect and conserve the natural resources within the
Willamette River Greenway while recognizing recreation needs (multiple sub-goals
addressed by the floodplain mitigation and vegetation).

6.1.5 Create a more energy efficient land use pattern that is not limited to infill and cluster
development, neighborhood hubs and increased density (infill and increased density on
underutilized site).

6.1.6 Encourage the creation of compact, walkable neighborhoods and neighborhood hubs
throughout the city that provide a mix of uses and help reduce transportation emissions and
energy usage (increases residential use downtown, proximity to a variety of uses and
transportation options).

7.3 Sustainability: Promote environmentally and socially sustainable practices associated
with housing development and construction (multiple sub-goals addressed by green building
measures, proximity to a variety of other uses and transportation options).

7.4 Livability: Enhance the ability of Milwaukie’'s neighborhoods to meet community members’
economic, social and cultural needs and promote their contributions to health, well-being and
universal access and design (multiple sub-goals addressed by increased residential density
in downtown, proximity to public amenities and gathering areas, proximity to a variety of uses
and transportation options).
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8.1.1 Downtown Milwaukie Policies (multiple policies addressed by increased residential
density, safety, proximity to natural resources, pedestrian-friendly design and materials,
proximity to a variety of uses and transportation options).

8.2 Livability: Enhance livability by establishing urban design concepts and standards that
help improve the form and function of the built environment (multiple sub-goals addressed by
pedestrian-friendly and accessible design and materials, new inclusive pedestrian path,
safety, small storefront retail spaces, pedestrian space landscaping).

9.3.2 Ensure that bicycle trails, sidewalks and walking trails provide convenient access for
pedestrians and bicyclists to natural areas, parks and recreation opportunities (new
pedestrian path from Main Street connecting Dogwood Park to Willamette River).

10.4.1 Preserve and restore natural functioning and historic floodplains and healthy uplands
to better manage floor events, provide and enhance wildlife habitat, improve water quality,
ensure late season water availability and increase climate change resiliency (extensive
floodplain mitigation).

10.4.3 To the extent possible, stormwater should be managed with green infrastructures such
as green roofs, water quality swales, rain gardens and the intentional placement of
appropriate trees (on-site green roofs and stormwater planters).

11.1.10 Make downtown Milwaukie a regional destination with uses and amenities that
capitalize on its proximity to the Willamette waterfront and multimodal transportation options
(increases residential density in downtown, adds commercial space and increases trips).

12.6.2 To use land more efficiently, encourage infill on underutilized parcels and encourage
intensification of redevelopment of land and buildings in the downtown mixed use districts
and areas designated for commercial, industrial or employment use (development of
underutilized site, increased density in mixed-use zone).

7. Adequate public transportation facilities and public utilities will be available to serve the
proposed use prior to occupancy pursuant to Chapter 19.700.

Response: The site is 800’ from the MAX Orange Line station, as well as falling within walking
distance of a Trimet bus transfer area. Public utilities are adequate to serve the proposed uses.
This criterion is met.

19.907 DOWNTOWN DESIGN REVIEW

MILWAUKIE DOWNTOWN DESIGN GUIDELINES

1. Milwaukie Character
These guidelines address Milwaukie’'s unique “sense of place,” its special quality and personality.
People’s image of Milwaukie is that of an All- American riverfront town which is hospitable and family
oriented. The guidelines address what gives Milwaukie this feeling, this “character” as a unique
collection of spaces and buildings, not simply a group of individual projects that could be anywhere.
The Milwaukie Character Guidelines consist of the following sections:

« Reinforce Milwaukie’s Sense of Place: Strengthen the qualities and characteristics that make
Milwaukie a unique place.
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Response: The Willamette River and Kellogg Creek are defining features of downtown Milwaukie.
The project site sits on the bank of Kellogg Creek and enjoys proximity to the Willamette River. This
location serves as a gateway to downtown from McLoughlin Street to the west and the less dense
neighborhoods to the south.

The building design responds directly to its immediate surroundings. The footprint and massing are
site specific. The tallest portion of the building is located at the corner of Main Street and Washington
Street and extends south along the Main Street Frontage. The taller height provides a strong corner
at this important intersection and creates an urban edge that responds to the gateway nature of the
location. The building’s height and massing step down on the Kellogg Creek and Willamette River
sides to soften the edges adjacent to these natural resources. The southwest corner is a diagonal
wall defined by Kellogg Creek and the associated wetland area and marks the shortest part of the
building. The massing strategy allows the building to visually recede where it abuts the natural areas
instead of overwhelming them. It also provides view opportunities from residential units and the
amenity roof decks.

The materials on the street-facing facades are primarily brick with glazed aluminum storefront at the
ground story that tie into the material palette of the existing historic downtown buildings and the retail
nature of the district. The north and south facades transition from brick to metal and wood cladding as
the building approaches Kellogg Creek. The southwest facade is completely clad with metal and
wood cladding. The change in material palette softens the portions of the building that are adjacent to
natural resources, helping the building to be quieter on these sides instead of imposing itself visually
onto the natural areas. Planted screens are provided on the river-facing sides of the building to further
soften the appearance.

Because of the special nature of the site on the edge between urban and natural areas, not all of the
prescriptive requirements of 19.508 can be met while also addressing the location’s duality. The
proposed design meets the intention of this guideline by embracing the aspects of the site that make
it unique and specific to downtown Milwaukie. This building could not occur in any other location.

* Integrate the Environment: Building design should build upon environmental assets.

Response: The building design takes its cue from its immediate environmental surroundings. The
footprint and massing are site specific and respond to adjacent environmental features. The footprint
of the building is derived directly from the path of Kellogg Creek as it crosses the site. The building’s
height and massing step down on the Kellogg Creek and Willamette River sides to soften the edges
adjacent to these natural resources. The southwest corner marks the shortest part of the building.
The massing strategy allows the building to visually recede where it abuts the natural areas instead of
overwhelming them. Extensive public site improvements on the adjacent sites include floodplain
mitigation and a new public pedestrian path along new gabion walls. Provisions for a future public
bike path are also included in the site design.

The master plan for Dogwood Park is integrated into the project by maintaining the park’s large open
grass area and providing an opportunity for overlooking Kellogg Creek and the Willamette River
beyond. Native plants and trees create a newly restored bank that will attract birds and wildlife and
provide an opportunity for environmental education.

» Consider View Opportunities: Building design should maximize views of natural features or public
spaces.

Response: The building design incorporates opportunities for views of the Willamette River, Kellogg
Creek and Dogwood Park. height steps down on the Kellogg Creek and Willamette River sides to

allow for views from multiple areas within the building s interior. Two occupied roof decks are also

provided at the 5™ story. These are located on the southwest angled wing of the building to maximize
views of the natural resources.
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A new public pedestrian path along Kellogg Creek will provide views of Kellogg Creek, Dogwood Park
and the Willamette River. Outdoor seating for the future restaurant space has been located on the
southeast corner of the building to provide views for the dining public and foster interest in the
adjacent natural areas.

Additionally, balconies are provided on the north and east sides of the building to provide views of the
surrounding downtown blocks.

e Consider Context: A building should strengthen and enhance the characteristics of its setting, or at
least maintain unifying features.

Response: The building design responds directly to its immediate context. The footprint and massing
are site specific. The north and east facades are taller to provide a strong corner and create an urban
edge that reflects the gateway nature of the location. The building’s height and massing step down on
the Kellogg Creek and Willamette River sides to soften the edges adjacent to these natural resources
and allow for views. The southwest corner is a diagonal wall defined by Kellogg Creek and the
associated wetland area.

The materials on the street-facing facades are primarily brick with glazed aluminum storefront at the
ground story that tie into the material palette of the existing historic downtown buildings and the retail
nature of the district. The north and south facades transition from brick to metal and wood cladding as
the building approaches Kellogg Creek. The southwest facade is completely clad with metal and
wood cladding. The change in material palette softens the portions of the building that are adjacent to
natural resources, helping the building to be quieter on these sides instead of imposing itself visually
onto the natural areas.

« Promote Architectural Compatibility: Buildings should be “good neighbors.” They should be

compatible with surrounding buildings by avoiding disruptive excesses. New buildings should not
attempt to be the center of attention.

Response: The building § mixed-use nature is compatible with district s identity as a historic small-

town downtown and an emerging contemporary urban center. The high floor-to-floor height at the
ground story and generous glazed storefront promote pedestrian activity and interest, and retail
entrances along Main Street foster commercial activity. The street-facing facades are clad primarily in
brick to tie into the material palette of the existing downtown buildings. The ample ground story
storefront and canopies respond to the commercial retail nature of the downtown location.

The material palette includes a modest number of materials to avoid flashiness. Demarcations of the
tripartite aspects of the building design are subtle and include strong datum lines, minor wall plane
and material transitions. Fussy and disruptive architectural features have been avoided.

e Use Architectural Contrast Wisely: Contrast is essential to creating an interesting urban environment.
Used wisely, contrast can provide focus and drama, announce a socially significant use, help define
an area and clarify how the downtown is organized.

Response: The building incorporates architectural contrast in two ways: height/mass and materials.
These contrasts reflect the contrasting character of each side of the building site.

The north and east facades are six stories tall to create a strong corner and an urban edge on the
downtown side, and to respond to the gateway location. In contrast, the south, west and southwest
facades step down on the Kellogg Creek and Willamette River sides. Additionally, the ground story
wall plane on the west and southwest facades is broken into angled sections that further erode and
soften the edges adjacent to the natural resources.

The north and east facades are clad primarily in brick with aluminum storefront at the ground story.
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The brick and storefront tie into the material palette of the existing downtown buildings for a sense of
permanence and to foster an active pedestrian and commercial environment. The north and south
facades transition from brick to metal and wood cladding as the building approaches Kellogg Creek.
The southwest fagade is completely clad with metal and wood cladding. The change in material

palette softens the portions of the building that are adjacent to natural resources, helping the building
to be quieter on these sides instead of imposing itself visually onto the natural areas.

These architectural contrasts not only address the contrasting aspects of the building site, but also
provide visual interest and diversity when the building is viewed from its different sides.

2. Pedestrian Emphasis
In Downtown Milwaukie, the pedestrian is the priority. These guidelines address the ways in which
buildings and spaces may be designed to create a convenient, comfortable, human-scaled
environment that people will want to be in.

The Pedestrian Emphasis Guidelines include the following:

Reinforce and Enhance the Pedestrian System: Barriers to pedestrian movement and visual and
other nuisances should be avoided or eliminated so that the pedestrian is the priority in all
development projects.

Response: All retail and restaurant entrances, as well as the residential lobby entrance, are located
on Main Street. This orientation promotes and enhances pedestrian traffic along Main Street.
Generous glazed storefront is included on both facades to provide visual interest from the sidewalk.
Canopies are located over each storefront bay to protect pedestrians from weather and minimize
glare on the glazing. The parking garage entrance is located on Washington Street to minimize
disruption to pedestrian activity and avoids interference with the Farmer’s Market activities. A public
pedestrian path will be created on the south side of the building to provide an important connection
from Main Street to McLoughlin and the river.

Define the Pedestrian Environment: Provide human scale to the pedestrian environment, with variety
and visual richness that enhance the public realm.

Response: The high floor-to-floor height at the ground story distinguishes the pedestrian level from
the rest of the building. Ample storefront provides visual interest from the sidewalk. Storefront bays
include bulkheads below the glazing and decorative metal screens at the tops of the bays to bring the
scale down within each bay. Canopies are provided over each storefront bay to offer protection from
the elements as well as to provide visual demarcation of the pedestrian level. Additionally, planted
screens are provided as the building steps down on the Kellogg Creek and Willamette River sides, to
screen the parking garage from the sidewalk and create a colorful and enlivened transition from the
urban pedestrian area to the adjacent natural resources.

Protect the Pedestrian from the Elements: Protect pedestrians from wind, sun and rain.

Response: The building entrances are set back from the edge of the building to provide cover at the
doors. Canopies are also provided over all the entrances and each fixed storefront bay to provide
additional protection along the sidewalk.

Provide Places for Stopping and Viewing: Provide safe, comfortable places where people can stop to
sit and rest, meet and visit with each other and otherwise enjoy the downtown surroundings.

Response: The high floor-to-floor height at the ground story and generous glazed storefront promote
window shopping and provide visual interest at the sidewalk level. The restaurant’s outdoor seating
area creates opportunities for outdoor dining with views of the surrounding natural environment.
Planted screens are provided as the building steps down towards Kellogg Creek and the river, to
screen the parking garage from the sidewalk and create a colorful and interesting transition from the
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urban pedestrian area to the adjacent natural resources.

Create Successful Outdoor Spaces: Spaces should be designed for a variety of activities during all
hours and seasons.

Response: The outdoor restaurant seating is adjacent to the public sidewalk and looks over Kellogg
Creek. The location provides an inviting and attractive place to dine outdoors and supports activity at
the nearby Farmer’'s Market. The seating area connects to new public pedestrian path along the
Kellogg Creek side and fosters interest in the adjacent natural areas. Planted screens soften the
edges of the building as it steps down toward the on the Kellogg Creek and Willamette River sides
and provide visual interest to passers-by. Two occupied rooftop decks are located strategically to
maximize views of the creek and the river. One deck is covered to encourage use throughout the
year, and the other is uncovered for a different type of outdoor experience.

Integrate Barrier-Free Design: Accommodate handicap access in a manner that is integral to the
building and public right-of-way and not designed merely to meet minimum building code standards.

Response: All the building pedestrian entrances except for the shared parking garage entrance are
located along SE Main Street, where more favorable grading conditions exist. The corner retalil
entrance has been shifted away from the intersection, where there are grading challenges, in order to
provide an accessible and more comfortable entry. All of the building entrances will meet ADA and
other accessibility requirements. Elevators and an internal accessible route to all areas of the building
will be provided. Accessible toilet rooms to serve the commercial spaces will also be provided.
Accessible parking stalls and paths will be included in the parking garage. All residential units will
meet ADA and Fair Housing requirements and all shared residential service areas and amenities will
be accessible. The new public pedestrian path linking Main Street to McLoughlin is designed to be
inclusive and accessible for all users.

3. Architecture Guidelines
The Architecture Guidelines promote quality development while reinforcing the individuality and spirit of
Milwaukie. The guidelines promote architectural types indigenous to Milwaukie and/or the Northwest.
Buildings in Milwaukie should seem to be “at home” there, reflecting its character and heritage, suiting its
climate, landscape and downtown street grid.

Within each downtown planning area, building proposals must consider and respond to selected
requirements from the following architectural criteria:

Corner Doors: Locate entry doors on corners of commercial and retail buildings wherever possible.

Response: The entrance to the retail space at the intersection of Main and Washington is set back
somewhat from the corner of the building. The existing grade along SE Washington does not allow for
an accessible entrance at the building corner, therefore the entrance is shifted to the south to provide
a more comfortable entry for all users. Wide glazed storefront bays are provided on either side of the
corner instead, which create a strong visual statement. A canopy extending over each storefront bay
and wrapping the corner is provided. Since an accessible entrance at the corner is not technically
feasible, the intention of the criterion is met with the expansive glazing and corner canopy.

A future restaurant space is located at the corner at Main Street and the Adams Street ROW, based
on early feedback from the City. This building corner is treated differently than the Washington Street
corner since it occurs at the transition from the denser built downtown blocks to the natural areas of
Kellogg Creek and Dogwood Park. The restaurant entry occurs in this corner, although it is set back
from the primary building faces. This deeper recess provides a covered area for restaurant customers
as well as views through the corner from Main Street to Kellogg Creek and vice versa. The recess
also creates a visual flow between the sidewalk, the new public path, the restaurant outdoor seating
area and the farmer’s market.

The intersection of Washington Street and McLoughlin is part of the residential portion of the building
and this guideline does not technically apply. However, since the corner is at a significant
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intersection, additional information is provided here for reference. Since this corner is within the
residential portion of the building, it has different architectural language than the two commercial
corners and is not intended to resemble them or compete with their primary nature. This corner is
also influenced by the large right-of-way curve and the significant slope along Washington Street. The
building is angled at this corner instead of square, to respond to the shape of the large curve and also
to provide a visual “sweep” from northbound McLoughlin to Washington Street.

» Wall Materials: Use materials that create a sense of permanence.

Response: Wall materials have been employed to respond to the building’s unique location at the
intersection of the urban downtown district and Kellogg Creek and Dogwood park to the south. The
wall materials have been strategically located to respond to each facade’s surroundings, as well as to
provide hierarchy among the different facades.

At the Main Street and Washington Street sides, brick and ground story glazed storefront are used to
create a strong corner and reflect permanence. Additionally, the brick cladding ties into the existing
downtown building palette and reflects the commercial nature of the district. Vertical and horizontal
brick reveals are included to break down the wall planes and create shadow lines. Decorative metal
screens are included above the ground story canopies to bring additional scale to each storefront
bay. A cornice is provided at the upper level roof lines to emphasize the primary nature of the brick
walls and mark the transition to the secondary metal clad walls above.

High-quality metal cladding is utilized at the upper level walls and the facades that do not face the
streets, distinguishing these walls from the primary street-facing walls. This material selection also
allows for the non-street facing walls to visually recede and not overwhelm the adjacent natural
resources.

Wood cladding is employed at recessed alcoves and along the recessed base level of the non-street-
facing facades. This creates visual depth at the street level and provides a softer edge on the walls
immediately adjacent to the natural areas.

The exterior wall materials and their strategic locations create a sense of permanence, respond to the
existing downtown material palette while also responding to the unique and diverse site frontages.

« Wall Structure: Use scale-defining devices to break up the longitudinal dimensions of buildings,
creating a comfortable sense of enclosure by establishing an uninterrupted street edge.

Response: The building employs a tripartite system. The material palette includes a modest number
of materials to avoid flashiness. Demarcations of the tripartite aspects of the building design are
subtle and include strong datum lines, minor wall plane transitions and material transitions.

The ground story is taller than the upper stories to visually set it apart from the rest of the building. At
the street-facing facades, the base is differentiated from the middle portion of the building by a strong
horizontal datum line created by the storefront bays and canopies. The height of these bays is
maintained even as the grade changes along the commercial section of the SE Washington facade.
Decorative metal screens are provided above the canopies to visually terminate the base level.

There is discernable building middle that extends several stories on the primary street-facing facades.
A cornice at the top of the walls distinguishes the middle from the top. Above the cornice line, the wall
materials change to metal panels, to break down the visual mass of the building and further define the
wall hierarchy.

At the non-street facing facades, the base is differentiated by the use of wood cladding. The base
level wood clad walls are set back from the wall plane above, and the walls are angled on the west,
southwest and portions of the south side. This treatment creates less imposing and softer edges
adjacent to the natural resources.
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The middle and top portions of the non-street facing walls are clad in metal panel to visually tie into
the upper level street-facing walls. The building height steps along the non-street facing walls. The
design of these facades is less concerned with maintaining a strong tripartite hierarchy and instead
focuses more on responding to the adjacent natural areas.

The combination of material transitions, wall plane changes, datum lines and general approach to
building massing allow the building to create a strong edge while also breaking up the longitudinal
dimensions of the walls.

« Retail Windows. Use windows that create an open and inviting atmosphere.

Response: At the ground story, each bay of commercial space will be glazed with aluminum
storefront. The expansive glazing will allow views into and from the commercial spaces for visual
interest and promotion of pedestrian activity. The openness of the ground story will invite pedestrians
into the commercial spaces and also provide eyes on the street for safety.

The storefront will have solid panels at the base. The color will dark, not clear anodized aluminum.
The residential lobby storefront will be high-quality wood cladding and will sit on top of a concrete
base.

» Silhouette and Roofline. Create interest and detail in silhouette and roofline.

Response: The roofline along Main Street varies along the length of the facade to break up the
overall mass and provide visual interest. The roofline along Washington Street steps down with the
building to respond to the adjacent natural resources and significant grade change. Cornices at the
primary roof line are provided on street-facing facades.

The overall building massing approach and strategic roofline strategy create an interesting and
straightforward silhouette. The roofline design articulates and reinforces the hierarchy of the building’s
parts.

¢ Rooftops. Integrate rooftop elements into building design.

Response: Two occupied rooftop decks are located strategically to maximize views of Kellogg Creek
and the Willamette River. One deck is covered to encourage use throughout the year, and the other is
uncovered for a different type of outdoor experience. Additional non-occupied green roof areas are
included to reduce rooftop heat and to provide a better visual experience from nearby buildings.
Mechanical units are setback from building edges and will not be visible from the sidewalk. Solar
arrays are also included at the roof level and will not be visible.

The roof plan and components are an integral part of the overall building design.

» Green Architecture. New construction or building renovation should include sustainable materials and
design.

Response: The project anticipates receiving LEED Silver certification. A solar array will be installed
on the roof. Stormwater from the hardscape and plaza areas around the building will be managed
through permeable pavers and pervious concrete. Storm water from the roof area will be treated in a
planter facility located on the second-floor terrace.

There are also a number of green building measures being utilized in the landscape areas. For all of
the mitigation areas, native plants are being used per the City of Milwaukie’s standards. In other
areas, a combination of native, indigenous, and drought-tolerant plants is being utilized. In addition, a
smart irrigation controller will be specified that will monitor the rainfall to avoid irrigation when it is not
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necessary. The major public pedestrian path that connects Main Street to McLoughlin Boulevard will
be a steel grate surface that will allow water to filter into the native grade.

Additionally, the project scope includes extensive floodplain mitigation, which is, by its nature,
sustainable design.

» Building Security. Buildings and site planning should consider and employ techniques that create a
safe environment.

Response: The active, mixed-use nature of the building will generate activity during the day and at
night, with “eyes on the street” throughout. The retail spaces will have continued visitors during the
day and the restaurant hours can extend into the evening. Residents will come and go at all hours.

Residential units overlook the new pedestrian path, which will provide a safety factor for the new
public amenity. Lighting has been included along the path.

The development of a new building at this scale will create a level of activity that is much greater than
the current activity level. Overall, this will provide significantly more security for the district.

TYPE 1l VARIANCES REQUESTED
1. Variance to MMC 19.402.11.B.6.b

19.911.2 Applicability

A. Eligible Variances. Except for situations described in Subsection 19.911.2.B, a variance may be requested
to any standard or regulation in Titles 17 or 19 of the Milwaukie Municipal Code, or any other portion of the
Milwaukie Municipal Code that constitutes a land use regulation per ORS 197.015.

Response: The applicant is requesting a variance to MMC 19.402.11.B.6.b, which prohibits off-site mitigation
for disturbances within WQRs. As identified in response to MMC 19.911.2.B, this is not a prohibited variance.

B. Ineligible Variances. A variance may not be requested for the following purposes:
1. To eliminate restrictions on uses or development that contain the word “prohibited.”
2. To change a required review type.
3. To change or omit the steps of a procedure.
4. To change a definition.

5. To increase, or have the same effect as increasing, the maximum permitted density for a residential
zone.

6. To justify or allow a Building Code violation.
7. To allow a use that is not allowed outright by the base zone. Requests of this nature may be allowed
through the use exception provisions in Subsection 19.911.5, nonconforming use replacement provisions

in Subsection 19.804.1.B.2, conditional use provisions in Section 19.905, or community service use
provisions in Section 19.904.
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Response: The applicant is requesting a variance to MMC 19.402.11.B.6.b, which prohibits off-site
mitigation for disturbances and permanent impacts within WQR areas. As identified in response to the
applicable criteria of MMC 19.402, the applicant’s proposed multi-use development will result in
approximately 16,904 square feet of permanent and 10,405 square feet of temporary vegetated corridor
impacts adjacent to an WQR (Kellogg Creek). The applicant is proposing mitigation to these WQR
impacts on a site immediately adjacent to the Coho Point site, Dogwood Park and Adams Street right-of-
way. This applicant’s variance request is not for any of the purposes identified above. Additionally,
MMC19.402.11.B.6.b does not contain the word ‘prohibited’. Therefore, this variance request is allowed,
and the standards of this section are applicable.

C. Exceptions. A variance application is not required where other sections of the municipal code specifically
provide for exceptions, adjustments, or modifications to standards either “by right” or as part of a specific land
use application review process.

Response: MMC 19.402.11.B.6.b does not allow off-site mitigation for WQR impacts by right, and does not
include provisions for exceptions, adjustments or modifications. Therefore, a variance is required to allow for
off-site WQR impacts.

19.911.3 Review Process

A. General Provisions

1. Variance applications shall be evaluated through either a Type Il or Il review, depending on the nature
and scope of the variance request and the discretion involved in the decision-making process.

2. Variance applications may be combined with, and reviewed concurrently with, other land use
applications.

3. One variance application may include up to three variance requests. Each variance request must be
addressed separately in the application. If all of the variance requests are Type II, the application will be
processed through a Type Il review. If one or more of the variance requests is Type lll, the application will
be processed through a Type Il review. Additional variance requests must be made on a separate variance
application.

Response: The applicant’s variance request will allow for off-site mitigation to WQR impacts. As previously
identified in response to MMC 19.402, the applicant is proposing permanent impacts to HCA and WQR
areas to allow for the development of a mixed-use development. As the applicant’s development requires
a Type Il Natural Resources review per MMC 19.402.8, this variance is also subject to the Type Il process.

A second variance, to allow for an increase in the allowed buildable height of the proposed multi-use
building, is also requested. The applicant’s requested height variance is subject to approval criteria
identified in MMC 19.911.6. Responses demonstrating the project’'s compliance with those criteria are
included in this narrative.

A third variance, to allow a reduction in the minimum percentage of first floor zero setback is also requested.
The requested variance is subject to approval criteria in 19.911.4. Responses demonstrating the project’s
compliance with those criteria are included in this narrative.

B. Type Il Variances. Type Il variances allow for limited variations to numerical standards. The following types
of variance requests shall be evaluated through a Type Il review per Section 19.1005:

1. A variance of up to 40% to a side yard width standard.

2. A variance of up to 25% to a front, rear, or street side yard width standard. A front yard width may not be
reduced to less than 15 ft through a Type Il review.
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3. A variance of up to 10% to lot coverage or minimum vegetation standards.
4. A variance of up to 10% to lot width or depth standards.
5. A variance of up to 10% to a lot frontage standard.

6. A variance to compliance with Subsection 19.505.1.C.4 Detailed Design, or with Subsection
19.901.1.E.4.c.(1) in cases where a unique and creative housing design merits flexibility from the
requirements of that subsection.

7. A variance to compliance with Subsection 19.505.7.C Building Design Standards in cases where a
unique design merits flexibility from the requirements of that subsection.

8. A variance to fence height to allow up to a maximum of 6 ft for front yard fences and 8 ft for side yard,
street side yard, and rear yard fences. Fences shall meet clear vision standards provided in Chapter 12.24.

Response: As previously identified, the applicant’s variance request to allow off-site mitigation to
permanent WQR impacts is subject to the Type Ill process. Therefore, these standards are not
applicable.

C. Type lll Variances. Type Il variances allow for larger or more complex variations to standards that require
additional discretion and warrant a public hearing consistent with the Type Ill review process. Any variance
request that is not specifically listed as a Type |l variance per Subsection 19.911.3.B shall be evaluated through
a Type lll review per Section 19.1006.

Response: The applicant’s variance request will allow for off-site mitigation to WQR impacts. As previously
identified in response to applicable standards of MMC 19.402, the applicant is proposing temporary and
permanent impacts to HCA and WQR areas to allow for the development of a mixed-use development that is
constructed to the property line and maximizes use of the site. As the applicant’'s development requires a
Type Il Natural Resources review per MMC 19.402.8, this variance is also subject to the Type Ill process.
This request is not to a numerical standard, or to a standard of MMC 19.505, 19.901, or to fence height
standards. Therefore, this variance is subject to the Type Il process.

19.911.4 Approval Criteria

B. Type lll Variances. An application for a Type Ill variance shall be approved when all of the criteria in either
Subsection 19.911.4.B.1 or 2 have been met. An applicant may choose which set of criteria to meet based
upon the nature of the variance request, the nature of the development proposal, and the existing site
conditions.

1. Discretionary Relief Criteria

a. The applicant’s alternatives analysis provides, at a minimum, an analysis of the impacts and benefits
of the variance proposal as compared to the baseline code requirements.

Response: The applicant is requesting a Type Il variance to allow for off-site mitigation to WQR
impacts. As previously identified in response to MMC 19.402, the applicant is proposing temporary and
permanent impacts to HCA and WQR areas to allow for the development of a mixed-use building on
the subject property which will provide 84 studio apartments, 56 one-bedroom apartments, 187 two-
bedroom apartments, and seven (7) three-bedroom apartments that will range in size from 570 to 1,150
square-feet. The ground story of the building will include commercial retail spaces facing Main Street,
and a corner restaurant oriented toward Dogwood Park and Kellogg Creek with outdoor seating.
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The site is currently partially vacant and located in Downtown Milwaukie, adjacent to SE McLoughlin
Boulevard (Hwy 99E) to the west, Kellogg Creek and Dogwood Park to the south, SE Main Street to
the east, and SE Washington Street to the north. The site is located entirely within Milwaukie’'s
Downtown Mixed Use (DMU) zone, which promotes mixed-use development, densities higher than
other City zones, and development that extends to the right-of-way frontage and property line. The
DMU zone includes many incentives for higher density and unique development, including height
bonuses, flexible ground-floor space, and 0-foot minimum setbacks. As stated in MMC 19.304, minimal
buildable land remains in Downtown, and the City encourages unique mixed-use and residential
projects that maximize density and complete site utilization.

Off-site mitigation will allow for maximum utilization of the Coho Point site for the mixed-use
development, maximizing the number of residential units and leasable commercial space, allowing the
building to be constructed as close to the property line as possible consistent with other recent
developments within the DMU zone in downtown Milwaukie. The off-site mitigation will provide native
tree and shrub plantings compliant with the Milwaukie Native Plan List. Mitigation plantings will occur
in the mitigation areas as identified in Figure 9 of the PHS report, located within the Adams Street right-
of-way and Dogwood Park.

Alternatives to the mixed-use development’s design were contemplated within the PHS report, including
a design that reduced the development’s footprint to the limit of the HCA and WQR areas. As identified
in Figure 6 of the PHS report, building within the HCA and vegetated corridor adjacent to the WQR
(Kellogg Creek) allows for a building that is approximately 204,253 square-feet; a building that is built
to the HCA line, and does not impact the WQR vegetated corridors, results in a building that is
approximately 165,310 square-feet, or a reduction of approximately 21% of the preferred alternative’s
building size. In this alternative, HCA and WQR impacts would not occur, and mitigation would not be
necessary. This alternative would provide a project that is not financially feasible due to the reduce
number of residential units, however. The applicant’s proposed development has been designed to
maximize the use of the site consistent with other recent developments in the DMU zone and Downtown
Milwaukie, including the Axeltree Apartments located at SE 215t Avenue and SE Washington Street.

Alternatives that reduce the development’s footprint but still result in WQR and HCA impacts that
require mitigation would ultimately require this to be done off-site due to the site’s constrains previously
identified, which includes public right-of-way on north, east, and west sides, and Kellogg Creek and a
public park to the south. Alternatives to off-site mitigation do not exist in these scenarios; mitigation
would still be required off-site, whether mitigation occurs within in Adams Street right-of-way and
Dogwood Park, or elsewhere. While off-site mitigation is not allowed for WQR impacts per MMC
19.401.11.B.6.b, the proposed off-site mitigation meets all other baseline code requirements for
mitigation to WQR impacts, including:

e Areas of temporary impacts will be restored and permanent impacts to WQR and HCA impacts
will be mitigated (MMC 19.401.11.B.1);

e Proposed mitigation plantings consisting of native species consistent with MMC 19.401.11.B.2
will be provided;

e Proposed plantings will meet the plant size, spacing, and diversity requirements as identified
on sheets 12 and 13 of the plan set and Figure 9A of the PHS report (MMC 19.401.11.B.3-5);

e Invasive non-native and noxious vegetation, and nuisance plants will be removed from the
mitigation area prior to planting (MMC 19.401.11.B.7);

e Following the installation of mitigation plantings, remaining bare/open soil areas will be planted

or seeded to 100% coverage with a native grass seed mix or other ground cover species (MMC
19.401.11.B.8);
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e Required and recommended practices identified in MMC 19.0401.11.B.9 will be utilized by the
applicant on the second anniversary of mitigation plantings being installed to meet the minimum
of 80% tree and shrub survival as required (MMC 19.401.11.B.9);

e An annual monitoring site visit will be conducted, and a report prepared and submitted to the
City for two years following plantings (MMC 19.401.11.B.10); and

e Proposed mitigation plantings have been selected based on the existing conditions of the WQR
areas being impacted and the conclusion that the area could be enhanced through vegetation
enhancement and mitigation, as identified in the PHS report. (MMC 19.401.11.C.1)

While the Adams Street right-of-way and Dogwood Park are not considered part of the Coho Point
development site per the City’s definition of “site”, these areas are immediately adjacent to the
Coho Point site development area and include improvements that will be constructed in conjunction
with the applicant’s proposed mixed-use development. As identified in detail within the PHS report,
the proposed mitigation will improve the overall quality of wildlife habitat within the mitigation areas
and will also improve the functional value of Kellogg Creek, which is the resource (WQR) being
impacted by the applicant’s proposed mixed-use development.
As identified above, the proposed mitigation will meet all other baseline requirements per MMC
19.401.11.B.1-10, as well as specific mitigation requirements for WQR impacts per MMC
19.401.11.C.1. As identified in response to MMC 19.911.4.B.1.b-c below, the proposed variance
for off-site mitigation avoids impacts to surrounding properties, results in desirable public benefits,
responds to the natural and built environment in a creative and sensitive manner, and will not result
in impacts that need to be mitigated. Therefore, the applicant’'s proposal to allow for off-site
mitigation for permanent disturbances to WQR areas will meet the baseline code requirements for
required WQR impact mitigation and does not result in any adverse impacts.

b. The proposed variance is determined by the Planning Commission to be both reasonable and

appropriate, and it meets one or more of the following criteria:

(1) The proposed variance avoids or minimizes impacts to surrounding properties.

Response: The requested variance is to allow for off-site mitigation for disturbances and permanent
impacts within WQR areas adjacent to Kellogg Creek as a result of the proposed mixed-use
development. As identified in Figure 9 of the PHS report, the off-site mitigation is proposed within
the Adams Street right-of-way and Dogwood Park and is not anticipated to impact surrounding
properties due to the nature of the request. The proposed mitigation plantings will include native
trees and shrubs that are compliant with the Milwaukie Native Plant List, which will further enhance
Dogwood Park’s natural character, and will soften the transition from the public park space toward
Kellogg Creek.

As a part of the mitigation, man-made debris and non-native and noxious vegetation will be
removed within the planting area prior to the installation of mitigation plantings. The removal of non-
native and noxious plantings will provide an improved environment for the proposed and existing
native plantings that could otherwise be harmed by the presence of non-native and noxious plants
and man-made debris. The proposed off-site mitigation will not diminish the natural character of
the areas adjacent to and within Dogwood Park and will provide additional public benefits by
enhancing these natural areas. As described in the PHS report, the mitigation plantings will
complement the existing diverse plant community within the WQR and provide other benefits such
as bank stabilization and sediment pollution control, while adequately mitigating impacts caused
by the proposed mixed-use development.

Therefore, the proposed variance for off-site mitigation plantings for WQR impacts will avoid
impacts to surrounding properties, including the City’s Dogwood Park.

(2) The proposed variance has desirable public benefits.
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Response: The requested variance for off-site mitigation will provide native tree and shrub plantings
compliant with the Milwaukie Native Plant List adjacent to and within Dogwood Park as identified
on Figure 9 of the PHS report. These plantings will further enhance Dogwood Park’s natural feel
and will act to soften the transition from Dogwood Park and the existing built areas adjacent to Main
Street toward Kellogg Creek.

These mitigation plantings will benefit the existing diverse plant community within the WQR areas
and provide water filtration, infiltration, and natural purification functions for Kellogg Creek, as well
as bank stabilization and sediment pollution control. As further identified in the PHS report, the
proposed tree plantings will also better provide microclimate regulation and shade for Kellogg
Creek as compared to the existing plant community. These trees will complement the existing trees
that will remain within the vegetated corridor and provide the potential for large wood recruitment
and retention functions. Additionally, non-native and noxious plantings will be removed within the
planting area prior to installation of mitigation plantings, increasing the overall health of the area
adjacent to Kellogg Creek and Dogwood Park as compared to current conditions.

Therefore, the proposed variance for off-site mitigation plantings for WQR impacts will result in a
desirable public benefit as natural areas adjacent to Kellogg Creek will be enhanced with native
plantings that will only contribute to the health of Kellogg Creek and existing native vegetation within
the mitigation area, which will enhance the public’s use of these areas for passive and active
recreational purposes.

(3) The proposed variance responds to the existing built or natural environment in a creative and
sensitive manner.

Response: The requested variance is for off-site mitigation for disturbances to WQR areas adjacent
to Kellogg Creek resulting from the applicant’s proposed mixed-use development within the Coho
Point site. Off-site mitigation will allow for maximum utilization of the Coho Point site for the mixed-
use development, maximizing the number of residential units and leasable commercial space,
allowing the building to be constructed as close to the property line as possible consistent with
other recent developments within the DMU zone in downtown Milwaukie. The off-site mitigation will
provide native and tree shrub plantings compliant with the Milwaukie Native Plan List. Mitigation
plantings will occur in the mitigation areas as identified in Figure 9 of the PHS report, located within
the Adams Street right-of-way and Dogwood Park.

As the variance is for required mitigation due to the project’'s impacts to WQR areas, the plantings
are inherently needed as a response to the project’s permanent impacts on the natural environment
adjacent to Kellogg Creek. These mitigation plantings will benefit the existing diverse plant
community within the undisturbed WQR areas and provide water filtration, infiltration, and natural
purification functions for Kellogg Creek, as well as bank stabilization and sediment pollution control.
As further identified in the PHS report, the proposed tree plantings will also better provide
microclimate regulation and shade for Kellogg Creek as compared to the existing plant community.
Proposed tree plantings will complement the existing trees that will remain within the vegetated
corridor and provide the potential for large wood recruitment and retention functions. Additionally,
non-native, and noxious plantings will be removed within the mitigation planting area prior to
installation of mitigation plantings, increasing the overall health of the area adjacent to Kellogg
Creek and Dogwood Park as compared to current conditions.

Therefore, the proposed variance for off-site mitigation responds to the existing natural environment
in a creative and sensitive manner by providing mitigation plantings that adequately mitigate
impacts from the applicant’s proposed mixed-use development within the Coho Point site, while
also benefiting the overall health and functional value of Kellogg Creek and the adjacent
undisturbed WQR areas. Additionally, proposed mitigation plantings will complement the built
environment within Dogwood Park and the Adams Street right-of-way by providing native plantings
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that will supplement the park’s more natural areas and provide a more natural transition from these
areas to Kellogg Creek.

c. Impacts from the proposed variance will be mitigated to the extent practicable.

Response: The proposed off-site mitigation includes plantings of native trees and shrubs that are
compliant with the Milwaukie Native Plant List as identified in Figure 9 of the PHS report. Invasive and
non-native or noxious vegetation will be removed within the mitigation planting areas prior to planting;
additional species listed as nuisance plants by the City will also be removed, as well as man-made
debris. As identified on Figure 9 of the PHS report, the mitigation area will occur adjacent to and within
the City’s Dogwood Park. The proposed mitigation plantings will not result in impacts that require
mitigation in their own right. Conversely, these plantings will further enhance Dogwood Park’s natural
feel, and will eliminate non-native and invasive species that could otherwise harm existing natural
resource areas adjacent to Kellogg Creek.

Therefore, the applicant’s variance request to allow for off-site mitigation required for WQR impacts
within the Coho Point site does not result in additional impacts that would require mitigation.

2. Economic Hardship Criteria

a. Due to unusual site characteristics and/or other physical conditions on or near the site, the variance
is necessary to allow reasonable economic use of the property comparable with other properties in the
same area and zoning district.

Response: The applicant is electing to meet the discretionary relief criteria. Therefore, the economic
hardship criteria are not applicable.

2. Variance to MMC 19.304.5.B.3
19.911.6 Building Height Variance in the Downtown Mixed Use Zone

A. Intent. To provide a discretionary option for variances to maximum building heights in the Downtown
Mixed Use Zone to reward buildings of truly exceptional design that respond to the specific context of their
location and provide desired public benefits and/or amenities.

B. Applicability. The Type Il building height variance is an option for proposed buildings that exceed the
maximum heights or stories allowed through the bonuses specified in Figure 19.304-4, Subsection
19.304.5.B.3, and Section 19.510.

Response: The applicant is requesting a variance to MMC 19.304.5B, which allows 5 stories and 69’
maximum height with the bonuses specified in Figure 19.304-4, Subsection 19.304.5.B.3 and Section 19.510.
The proposed building is 6 stories and 78’ from the zoning base point. Therefore, this variance request is
allowed, and the standards of this section are applicable.

C. Review Process. The building height variance shall be subject to Type Il review and approval by the
Design and Landmarks Committee and the Planning Commission, in accordance with Chapter 19.907 and
Section 19.1011. The building height variance shall be consolidated with downtown design review.
1. Because the building height variance provides substantial flexibility and discretion, additional time will
be required for public input and technical evaluation of the proposal. To use this option, the applicant shall
sign a waiver of the 120-day decision requirement.

Response: The signed waiver is included in this response.
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2. The applicant may request design advice from the Design and Landmarks Committee prior to
submitting an application. Design advice requests provide the opportunity to assess approval potential
prior to committing excessive time or money to detailed design plans.

Response: The City of Milwaukie is a partner in this project and has been involved in the design
discussions since the beginning of the project. An informal pre-application conference was attended in
addition to the formal pre-application conference. A formal presentation will be made to the DLC.

3. Design advice requests may not be made for a specific project or site with an active land use review
application.

Response: No design advice request is being made.

4. A special application fee may be required to use this Type Il option to allow the City to contract with a
registered architect to assist in the review of the height variance application.

Response: The fees associated with this application have been identified by City staff.

D. Approval Criteria. The approval authority may approve, approve with conditions, or deny the building height
variance based on the following approval criteria:

1. Substantial consistency with the Downtown Design Guidelines.

Response: The proposed building is substantially consistent with the Downtown Design Guidelines. A
Type Ill Downtown Design Review is included in this application. Applicable guidelines are addressed in
19.907 above.

2. The proposed height variance will result in a project that is exceptional in the quality of detailing,
appearance and materials or creates a positive unique relationship to other nearby structures, views or
open space.

Response: The building is designed for the prominent gateway location it occupies. The downtown
district facade requirements identified in the Downtown Design Guidelines are addressed, including a
tripartite design, durable, high-quality materials, and ample facade openness. Downtown pedestrian
standards are also met with weather protection, ground story glazing, places for stopping and viewing,
among others.

The additional story requested in this variance occurs along the SE Main and SE Washington
facades. The building form and massing respond directly to the site conditions. The overall building
massing approach pushes the taller portion of the building to the downtown facing sides to create an
urban edge. The massing erodes on the south, west and southwest facades in response to adjacent
natural resources. This site specific approach can be described diagrammatically as taking a 5-story
building, removing one story from a portion of the building and adding it to another portion of the
building. In other words, the overall mass of the proposed building is the same as it would be if the
entire building utilized the 5 stories that are allowed outright. The proposal is to simply shift the mass
around to create the urban edge on the downtown sides and a softer edge on the more sensitive
natural resource sides. See Drawing sheet 8 for diagrams that illustrate this approach.

There are several building design considerations that factor into the additional height requested. The
Milwaukie Downtown Design Guidelines require a tall ground story height. In addition, the steps in the
massing and the inclusion of occupied roof decks require deeper structural members in some portions
of the building. In order to provide these positive design features, the building height must be raised to
allow for a livable floor-to-floor height on the upper floors and an appropriate ceiling height in the 5t
story amenity space.

There will be inherent impacts by building any new building, particularly a multi-family housing structure
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that brings more people to the neighborhood. It is important to understand that these impacts are positive,
not negative. The impacts include increased pedestrian activity, increased security from residential
activity and more eyes on the street, and general economic improvements from more people residing in
the district. The project addresses needs identified in the Housing and Residential Land Assessment. The
project provides 195 units of housing with a variety of housing types. The development of this needed
housing mitigates the impact of the requested additional height.

Additionally, the project scope includes extensive floodplain mitigation, development of a significant
pedestrian connection from SE Main St to SE McLoughlin and the river and provisions for a future public
bike path. These are not directly related to the height of the building but reinforce the partnership with the
City of Milwaukie and the good faith intention for the project to have a strong positive impact on the
surrounding area.

3. The proposed height variance preserves important views to the Willamette River, limits shadows on
public open spaces and ensures step downs and transitions to neighborhoods at the edge of the
Downtown Mixed Use Zone.

Response: The project does not block the defined view corridor along Washington Street. The project
creates new views from and along the Adams Street ROW by developing a new public path connecting
Main Street to McLoughlin. From this path, views of Kellogg Creek, Dogwood Park, and the Willamette
River will be provided.

The overall building massing approach pushes the taller portion of the building to the downtown facing
sides to create an urban edge. The massing erodes on the south, west and southwest facades in
response to adjacent natural resources. This approach minimizes shadowing from the taller portion of the
building on the adjacent natural areas and the farmer’s market to the south.

4. The proposed height variance will result in a project that provides public benefits and/or amenities
beyond those required by the base zone standards and that will increase downtown vibrancy and/or help
meet sustainability goals.

Response: The project provides 195 units of needed housing with a variety of unit types, as identified in
the Housing and Residential Land Assessment. In addition, the increased activity from residential
dwellers and active retail spaces promotes economic development and provide increased security for the
neighborhood. The increased height allows for building amenities that will make the housing units
attractive and provide desired views while also meeting the need for a taller, active ground story.

Additionally, the project scope includes extensive floodplain mitigation, development of a significant
pedestrian connection from SE Main St to SE McLoughlin and the river and provisions for a future public
bike path. These are not directly related to the height of the building but reinforce the partnership with the
City of Milwaukie and the good faith intention for the project to have a strong positive impact on the
surrounding area.

The impacts to the adjacent natural areas have been reduced by the massing approach described above.
Pushing the mass toward the urban edge conforms to the Downtown Design Guidelines while at the
same time respects and defers to the adjacent natural areas along the remaining facades. The inclusion
of roof decks and the resulting views will help attract the residents that the City wishes to draw into the
downtown district. The numerous benefits of having increased activity and dwelling downtown mitigate
the additional height.
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3. Variance to MMC 19.304.5.D.2.b(1)

19.911.2 Applicability

A. Eligible Variances. Except for situations described in Subsection 19.911.2.B, a variance may be requested
to any standard or regulation in Titles 17 or 19 of the Milwaukie Municipal Code, or any other portion of the
Milwaukie Municipal Code that constitutes a land use regulation per ORS 197.015.

Response: The applicant is requesting a variance to MMC 19.304.5D.2.b(1), which requires 75% of the first
floor to be built to the front lot line. As identified in 19.911.2B, this is not an ineligible variance.

B. Ineligible Variances. A variance may not be requested for the following purposes:
1. To eliminate restrictions on uses or development that contain the word “prohibited.”
2. To change a required review type.
3. To change or omit the steps of a procedure.
4. To change a definition.

5. To increase, or have the same effect as increasing, the maximum permitted density for a residential
zone.

6. To justify or allow a Building Code violation.

7. To allow a use that is not allowed outright by the base zone. Requests of this nature may be allowed
through the use exception provisions in Subsection 19.911.5, nonconforming use replacement provisions
in Subsection 19.804.1.B.2, conditional use provisions in Section 19.905, or community service use
provisions in Section 19.904.

Response: The applicant is requesting a variance to MMC 19.304.5D.2.b(1), which requires 75% of the first

floor to be built to the front lot line. This applicant’s variance request is not for any of the purposes identified
above, therefore this is not an ineligible variance.

C. Exceptions. A variance application is not required where other sections of the municipal code specifically
provide for exceptions, adjustments, or modifications to standards either “by right” or as part of a specific land
use application review process.

Response: MMC 19.304.5D.2.b(1) does not allow for a reduction in the minimum percentage of first floor zero

setback by right, and does not include provisions for exceptions, adjustments or modifications. Therefore, a
variance is required to allow for a reduction in the percentage of first floor zero setbacks.

19.911.3 Review Process

A. General Provisions

1. Variance applications shall be evaluated through either a Type Il or Il review, depending on the nature
and scope of the variance request and the discretion involved in the decision-making process.

2. Variance applications may be combined with, and reviewed concurrently with, other land use
applications.

3. One variance application may include up to three variance requests. Each variance request must be
addressed separately in the application. If all of the variance requests are Type I, the application will be
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processed through a Type Il review. If one or more of the variance requests is Type lll, the application will
be processed through a Type Il review. Additional variance requests must be made on a separate variance
application.

Response: The applicant’s variance request will allow for a reduction in the percentage of zero setbacks
along Main and Washington Streets and the Adams Street right-of-way. This is the third variance request
included in this application

A variance to MMC 19.402.11.B.6.b, which prohibits off-site mitigation for disturbances and permanent
impacts within WQR areas, is also requested. The variance is subject to approval criteria identified in
MMC 19.911.4. Responses demonstrating the project's compliance with those criteria are included in this
narrative.

A variance to allow for an increase in the allowed buildable height of the proposed multi-use building is
also requested. The applicant’s requested height variance is subject to approval criteria identified in MMC
19.911.6. Responses demonstrating the project’s compliance with those criteria are included in this
narrative.

B. Type Il Variances. Type Il variances allow for limited variations to numerical standards. The following types
of variance requests shall be evaluated through a Type Il review per Section 19.1005:

1. A variance of up to 40% to a side yard width standard.

2. A variance of up to 25% to a front, rear, or street side yard width standard. A front yard width may not be
reduced to less than 15 ft through a Type Il review.

3. A variance of up to 10% to lot coverage or minimum vegetation standards.

4. A variance of up to 10% to lot width or depth standards.

5. A variance of up to 10% to a lot frontage standard.

6. A variance to compliance with Subsection 19.505.1.C.4 Detailed Design, or with Subsection
19.901.1.E.4.c.(1) in cases where a unique and creative housing design merits flexibility from the

requirements of that subsection.

7. A variance to compliance with Subsection 19.505.7.C Building Design Standards in cases where a
unique design merits flexibility from the requirements of that subsection.

8. A variance to fence height to allow up to a maximum of 6 ft for front yard fences and 8 ft for side yard,
street side yard, and rear yard fences. Fences shall meet clear vision standards provided in Chapter 12.24.

Response: This request is not to a numerical standard, or to a standard of MMC 19.505, 19.901, or to fence
height standards. Therefore, this variance is subject to the Type Il process.

C. Type Il Variances. Type Il variances allow for larger or more complex variations to standards that require
additional discretion and warrant a public hearing consistent with the Type Il review process. Any variance
request that is not specifically listed as a Type Il variance per Subsection 19.911.3.B shall be evaluated through
a Type lll review per Section 19.1006.

Response: This request is not to a numerical standard, or to a standard of MMC 19.505, 19.901, or to fence
height standards. Therefore, this variance is subject to the Type Ill process.
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19.911.4 Approval Criteria

B. Type Il Variances. An application for a Type Ill variance shall be approved when all of the criteria in either
Subsection 19.911.4.B.1 or 2 have been met. An applicant may choose which set of criteria to meet based
upon the nature of the variance request, the nature of the development proposal, and the existing site
conditions.

1. Discretionary Relief Criteria

a. The applicant’s alternatives analysis provides, at a minimum, an analysis of the impacts and benefits
of the variance proposal as compared to the baseline code requirements.

Response: MMC 19.304.5.D.2.b(1) and Figure 19.304-5 require that buildings along Main and
Washington Streets and the Adams Street right-of-way have zero setbacks for 75% or more of the
frontages. This section does not include provisions for shallow recesses incorporated for facade
articulation, similar to 19.304.5E.2.d.

Facade articulation is required by 19.508.4 Building Design Standards and the Milwaukie Downtown
Design Guidelines. The proposed design achieves the required fagade articulation in part by
providing slight recesses at the storefront bays, wall material changes and where the building
transitions from commercial uses to residential use. These recesses are generally less than 2’ deep,
with a few specific exceptions. All of the recesses occur beneath the datum line set by the canopies,
and the remaining ground story wall areas above are at the lot lines.

Recesses less than 2’ deep are not experienced as interruptions in the continuous urban enclosure
and instead provide visual interest and help to engage passers-by. The proposed building is large,
with over 200’ of frontage on Main Street and 150’-6" of frontage on Washington Street (as measured
per Figure 19.304-5). Without facade articulation, these long frontages would be monolithic and
imposing and would not support the standards in 19.508.4 and the Milwaukie Downtown Design
Guidelines.

Each of the frontages responds to unique considerations that factor into the proposed facade
articulation strategy. Specific percentages of recessed areas for each frontage are described in the
response to 19.304.5D.2.b.

The Washington Street frontage contains both commercial and residential uses. There is also a
significant grade change, and the ground story is above the sidewalk level for part of the frontage. At
the commercial portion of the Washington Street frontage, the brick wall is set at the property line the
full height of the building. The storefront bays are recessed 1'-0” to provide facade articulation and
allow for sound construction detailing of wall material transitions. The pedestrian access door is
recessed more than 2’ to protect the entry from the elements and to allow the door to open without
swinging over the right of way.

The ground story residential portion of this frontage is recessed less than 2’ from the lot line. This
recess occurs at a change in wall materials and visually differentiates the residential portion of the
building from the commercial portion. Additionally, planted metal screen walls are provided in front of
the open garage below. These walls are recessed approximately 1’-4” from the lot line. Because the
plants require a minimum of 12” of growing space, the screen walls must be set back from the
property line to allow room for the plants and for the planted screen concept to be viable.

At the Adams Street right of way, the brick walls is not set exactly to the lot line. This is due to the
brick coursing. The brick coursing starts at the zero lot line of the Washington/Main Street corner and
progresses south. The Adams/Main Street corner is 2-1/2” off the lot line in order for the wall to
terminate at a brick module in lieu of cutting small slivers of bricks, which is not practical or attractive.
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The brick wall at the Adams Street frontage is located 2-1/2” from the lot line for the entire height.
Practically and visually, the wall is at the lot line.

Similar to Washington Street, the storefront bays are set back from the face of the brick wall less than
1’ to provide facade articulation. The restaurant entrance bay is set back 20’. This provides covered
circulation space for restaurant customers and also allows a view through the corner from Main Street
to Kellogg Creek and the new public path, and vice versa.

There is approximately 35’ of residential frontage at Adams Street (as measured per Figure 19.304-
5). The residential portion is set back to distinguish it from the commercial part of the building, and to
mark the change in wall materials. This set back is approximately 6’ from the property line to allow for
an outdoor deck. Due to the path of the Kellogg Creek bank, which crosses the property line and
travels northwest, the building wall also angles to the northwest. This geometry results in a section of
wall that is between 2" and 20’, and a very small section that is more than 20’ from the lot line.

The Main Street frontage has several subtle variations in recess depths. This is the longest wall of the
building and is anticipated to have the most pedestrian activity. The residential entrance is located on
this frontage, alongside the commercial entrances. Facade articulation on this frontage is particularly

important.

The brick wall is located at the lot line for its full height. All but one of the commercial storefront bays
are recessed less than 2’ for fagade articulation and to create a rhythm of bays along the sidewalk.
The commercial retail entrance doors are recessed approximately 3’ to provide additional protection
from the elements and to allow the doors to open without swinging over the right of way. The
restaurant entrance is set back 19°-0". This provides covered outdoor circulation space for restaurant
customers and also allows a view through the corner from Main Street to Kellogg Creek and the new
public path, and vice versa.

The middle portion of the Main Street frontage contains the residential entry and lobby. The wood
clad wall at the residential entry and lobby is set back less than 2’ from the lot line to differentiate it
from the commercial portion of the frontage. The residential entrance doors are recessed another 5'.
This provides more maneuvering room for residents who may be carrying bags, managing bikes, etc.

Adjacent to the residential entry and lobby is a service area, which includes doors to the trash room
and electrical room. The wood clad wall at the service area is additionally recessed to provide a buffer
between the service doors and the right-of-way. The commercial storefront bay adjacent to the north
aligns with this wood clad wall, to achieve balance on the elevation. This is the sole commercial
storefront bay that is recessed more than 2'.

The intent statemen of 19.304.5D.2.b reads: Buildings are allowed and encouraged to build up to the
street right-of-way in the DMU Zone. Required build-to lines are used in combination with the frontage
occupancy requirements of Subsection 19.304.5.E and are established in specific areas of the
downtown to ensure that the ground floors of buildings engage the street right-of-way (see Figure
19.304-5). The build-to line ensures compatibility and harmony between buildings, enabling a series
of different buildings to maintain or establish a continuous vertical street wall.

At all three facades, the majority of the walls are at or less than 2’ off the lot line. 19.304.5E.d
Frontage Occupancy allows for recesses incorporated to comply with fagade articulation
requirements to be considered to be occupying the site frontage if the recesses do not exceed 2'. A
similar argument can be made for Build-To line requirements. Slight recesses that are used to provide
scale and variety to long walls do not reduce the urban enclosure effect. The recesses support the
goals of Milwaukie Downtown Design Guidelines, including:

Define the pedestrian environment: Provide human scale to the pedestrian environment, with variety
and visual richness that enhance the public realm
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Wall Structure: Use scale-defining devices to break up the longitudinal dimensions of buildings,
creating a comfortable sense of enclosure by establishing an uninterrupted street edge

b. The proposed variance is determined by the Planning Commission to be both reasonable and
appropriate, and it meets one or more of the following criteria:

(1) The proposed variance avoids or minimizes impacts to surrounding properties.
(2) The proposed variance has desirable public benefits.

(3) The proposed variance responds to the existing built or natural environment in a creative and
sensitive manner.

Response: The proposed variance has minimal negative impact to surrounding properties. The
slight recesses along the sidewalk level wall planes do not create voids in the urban edge or
otherwise reduce the sense of urban enclosure.

The proposed variance has desirable public benefits, including fagade articulation that provides
human scale and visual interest at the sidewalk level, and differentiates between commercial and
residential uses.

The proposed variance responds to the existing built environment by utilizing a traditional
storefront bay language and scale-defining fagade articulation techniques. The proposed
articulation helps the long ground story walls to engage the right-of-way.

c. Impacts from the proposed variance will be mitigated to the extent practicable.

Response: There are few negative impacts from the proposed variance. At Washington Street, the
plants growing on the screens will occupy the space between the lot line and the building walls, which
will create another edge of sorts. At the Adams Street right-of-way, the avoidance of awkward small
slivers of brick at the corner mitigates the 2-1/2" setback from the lot line.

2. Economic Hardship Criteria

a. Due to unusual site characteristics and/or other physical conditions on or near the site, the variance
is necessary to allow reasonable economic use of the property comparable with other properties in the
same area and zoning district.

Response: The applicant is electing to meet the discretionary relief criteria. Therefore, the economic
hardship criteria are not applicable.

MODIFICATION REQUESTED
Modification to MMC 19.605.1

MMC 19.605.1 requires a ratio of one parking space per residential dwelling unit in the DMU zone, for a total of
195 residential parking spaces. .48 spaces per residential unit are proposed, for a total of 94 residential
spaces (before by-right deductions). The proposed total number of spaces for the project, after by-right
deductions, are as follows:

.48 space per dwelling unit. .48 x 195 units = 94 spaces
2 spaces per 1,000 SF retail floor area 3,900/ 2 = 8 spaces

4 spaces per 1,000 SF restaurant floor area 3,100/4 =12 spaces
Total spaces before By-Right reductions 114
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By-Right reduction: proximity to MAX 114 x .25 =29
By-Right reduction: additional bike parking 6 per 1 add’'l bike space
36 additional spaces /6 =6
Total By-Right reductions <35>
114-35=79
Total spaces after By-Right reductions 81

B. Application

Determination of parking ratios in situations listed above shall be reviewed as a Type Il land use decision, per
Section 19.1005 Type Il Review. The application for a determination must include the following:

1. Describe the proposed uses of the site, including information about the size and types of the uses on
site, and information about site users (employees, customers, etc.).

Response: The building is mixed-use with retail, restaurant and multi-family residential uses. The
restaurant and retail spaces will be completed as shell spaces to be leased and built-out separately with
future tenant improvement permits. Information about future employees and customers is not known at
this time. The modification to the required parking ratios only applies to the residential uses. The required
restaurant and retail use parking ratios will be met.

2. Identify factors specific to the proposed use and/or site, such as the proximity of transit, parking
demand management programs, availability of shared parking, and/or special characteristics of the
customer, client, employee or resident population that affect parking demand.

Response: The site is located within 800’ of the MAX Orange line station. A Tri-Met bus transfer area is
also nearby, as well as a public bike path that connects to the Springwater Corridor Trail for access to
Portland and other destinations.

Historically, dense urban areas and city centers have relied more on mass transit and pedestrian/bicycle
transit than individually-owned cars. Downtown Milwaukie is transforming from a small city downtown to a
modern and forward-thinking urban center and the current development projects must serve to foster this
growth and encourage a diversity of residents and visitors. Higher density residential projects such as the
proposed tend to appeal to smaller and, often, younger households. As regional costs of living continue to
increase, many people no longer wish to pay for ongoing vehicle costs. Many people also do not want to
contribute to climate change and environmental degradation and prefer to use alternative means of
transportation. The proximity to mass transit and established bicycle paths provides and encourages
alternative means of transportation. As more services and amenities develop in the downtown area,
residents will be able to walk to nearby amenities and will not need to rely so much on driving to services
located in other parts of the city. The rise of the gig economy provides popular ride services such as Lyft
and Uber. Additionally, the nature of workplaces is rapidly changing, and the need for as many people to
commute to work daily is diminishing. All of these factors reduce the current and future demand for
parking.

3. Provide data and analysis specified in Subsection 19.605.2.B.3 to support the determination request.
The Planning Director may waive requirements of Subsection 19.605.2.B.3 if the information is not
readily available or relevant, so long as sufficient documentation is provided to support the determination
request.

a. Analyze parking demand information from professional literature that is pertinent to the proposed
development. Such information may include data or literature from the Institute of Transportation
Engineers, American Planning Association, Urban Land Institute, or other similar organizations.
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b. Review parking standards for the proposed use or similar uses found in parking regulations from
other jurisdictions.

c. Present parking quantity and parking use data from existing developments that are similar to the
proposed development. The information about the existing development and its parking demand shall
include enough detail to evaluate similarities and differences between the existing development and
the proposed development.

Response: The City of Portland requires a minimum of .33 spaces per unit for residential projects with
more than 51 units within mixed-use commercial zones and high-density residential zones. The
proposed ratio is .48 spaces per unit. This exceeds Portland’s minimum requirement for mixed-use
and high-density residential zones.

Given the project’s proximity to the MAX Orange Line station, Trimet bus transfer area and the
district’s goals for development and growth, the proposed ratio is a reasonable middle ground
between current code requirements and the nearby, denser districts of Portland.

4. Propose a minimum and maximum parking ratio. For phased projects, and for projects where the
tenant mix is unknown or subject to change, the applicant may propose a range (low and high number of
parking spaces) for each development phase and both a minimum and maximum number of parking
spaces to be provided at buildout of the project.

Response: The minimum ratio proposed for the multi-family portion of the project is .48 spaces per unit.
The ratios for the retail and restaurant portions of the project will meet the standards of 19.605.1

5. Address the approval criteria in Subsection 19.605.2.C.
Response: See responses below.
C. Approval Criteria

The Planning Director shall consider the following criteria in deciding whether to approve the determination or
modification. The Planning Director, based on the applicant’s materials and other data the Planning Director
deems relevant, shall set the minimum parking requirement and maximum parking allowed. Conditions of
approval may be placed on the decision to ensure compliance with the parking determination.

1. All modifications and determinations must demonstrate that the proposed parking quantities are
reasonable based on existing parking demand for similar use in other locations; parking quantity
requirements for the use in other jurisdictions; and professional literature about the parking demands of
the proposed use.

Response: The City of Portland requires a minimum of .33 spaces per unit for residential projects with
more than 51 unit within mixed-use commercial zones and high-density residential zones. The proposed
ratio is .48 spaces per unit. This exceeds Portland’s minimum requirement for mixed-use and high-density
residential zones.

Given the project’s proximity to the MAX Orange Line station, Trimet bus transfer area and the district’s
goals for development and growth, the proposed ratio is a reasonable middle ground between current
code requirements and the nearby, denser districts of Portland.

2. In addition to the criteria in Subsection 19.605.2.C.1, requests for modifications to decrease the
amount of minimum required parking shall meet the following criteria:
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a. The use of transit, parking demand management programs, and/or special characteristics of the
site users will reduce expected vehicle use and parking space demand for the proposed use or
development, as compared with the standards in Table 19.605.1.

b. The reduction of off-street parking will not adversely affect available on-street parking.

c. The requested reduction is the smallest reduction needed based on the specific circumstances of
the use and/or site.

Response: The site is located within 800" of the MAX Orange line station. A Tri-Met bus transfer area
is also nearby, as well as a public bike path that connects to the Springwater Corridor Trail for access
to Portland and other destinations.

Higher density residential projects such as the proposed tend to appeal to smaller and, often, younger
households. As regional costs of living continue to increase, many people no longer wish to pay for
ongoing vehicle costs. Many people also do not want to contribute to climate change and
environmental degradation and prefer to use alternative means of transportation. The proximity to
mass transit and established bicycle paths provides and encourage alternative means of
transportation. As more services and amenities develop in the downtown area, residents will be able
to walk to nearby amenities and will not need to rely so much on driving to services located in other
parts of the city. The rise of the gig economy provides popular ride services such as Lyft and Uber.
Additionally, the nature of workplaces is rapidly changing, and the need for as many people to
commute to work daily is diminishing. All of these factors reduce the current and future demand for
parking.

The requested reduction only applies to the multi-family residential portion of the project. These users
will not be able to park long-term on the street because the on-street parking has time limitations. The
retail and restaurant portions of the project, which will draw short term parkers, will have the required
number of parking spaces, therefore, the request will not adversely affect available on-street parking.

The proposed reduction is the smallest needed based on the specific circumstances of the project.
Mitigation measures have been taken in order to maximize the number of spaces, which includes a
percentage of narrower, “compact” stalls. The proposed ratio is a reasonable alternative to these
more extreme measures.

3. In addition to the criteria in Subsection 19.605.2.C.1, requests for modifications to increase the amount
of maximum allowed parking shall meet the following criteria:

a. The proposed development has unique or unusual characteristics that create a higher-than-typical
parking demand.

b. The parking demand cannot be accommodated by shared or joint parking arrangements or by
increasing the supply of spaces that are exempt from the maximum amount of parking allowed under
Subsection 19.605.3.A.

c. The requested increase is the smallest increase needed based on the specific circumstances of the
use and/or site.

Response: An increase in the amount of maximum allowed parking is not requested. This does not
apply.
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MEMORANDUM

PROJECT 17-021 COHO POINT

SUBJECT COMPLETENESS 3.1 LETTER RESPONSE

DATE AUGUST 25, 2021

RECIPIENTS Brett Kelver, City of Milwaukie

The list below summarizes the response to the items noted in the Completeness Letter dated July 22,
2021. Please see the individual revised application components for detailed responses.

1. MMC Section 19.304 Downtown Zones (beginning on page 55 of narrative)

MMC Subsection 19.304.5.D establishes requirements for street setbacks and build-to lines,

with reference to block faces identified on MMC Figure 19.304-5, including the

Washington Street, Main Street, and Adams Street frontages of the subject property. The
requirement is that at least 75% of the first floor along each block face must be built to the

lot line, with a O-ft setback. Based on the information provided as part of the revised
submittal, it appears that none of the three block faces of the proposed building meet this
standard. Each of the first-floor fagades appears to be generally within 1-3 ft of the lot line,

but each appears to be well under the 75% standard of an actual O-ft setback.

3. Variance to MMC 19.304.5.D.2.b(1)

19.911.2 Applicability

A. Eligible Variances. Except for situations described in Subsection 19.911.2.B, a variance may be
requested to any standard or regulation in Titles 17 or 19 of the Milwaukie Municipal Code, or any other

portion of the Milwaukie Municipal Code that constitutes a land use regulation per ORS 197.015.

Response: The applicant is requesting a variance to MMC 19.304.5D.2.b(1), which requires 75% of
the first floor to be built to the front lot line. As identified in 19.911.2B, this is not an ineligible variance.

B. Ineligible Variances. A variance may not be requested for the following purposes:
1. To eliminate restrictions on uses or development that contain the word “prohibited.”
2. To change a required review type.
3. To change or omit the steps of a procedure.

4. To change a definition.

5. To increase, or have the same effect as increasing, the maximum permitted density for a

residential zone.

6. To justify or allow a Building Code violation.
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7. To allow a use that is not allowed outright by the base zone. Requests of this nature may be
allowed through the use exception provisions in Subsection 19.911.5, nonconforming use
replacement provisions in Subsection 19.804.1.B.2, conditional use provisions in Section 19.905,
or community service use provisions in Section 19.904.

Response: The applicant is requesting a variance to MMC 19.304.5D.2.b(1), which requires 75% of
the first floor to be built to the front lot line. This applicant’s variance request is not for any of the
purposes identified above, therefore this is not an ineligible variance.

C. Exceptions. A variance application is not required where other sections of the municipal code
specifically provide for exceptions, adjustments, or modifications to standards either “by right” or as part
of a specific land use application review process.

Response: MMC 19.304.5D.2.b(1) does not allow for a reduction in the minimum percentage of first
floor zero setback by right, and does not include provisions for exceptions, adjustments or
modifications. Therefore, a variance is required to allow for a reduction in the percentage of first floor
zero setbacks.

19.911.3 Review Process

A. General Provisions

1. Variance applications shall be evaluated through either a Type Il or Il review, depending on the
nature and scope of the variance request and the discretion involved in the decision-making
process.

2. Variance applications may be combined with, and reviewed concurrently with, other land use
applications.

3. One variance application may include up to three variance requests. Each variance request must
be addressed separately in the application. If all of the variance requests are Type Il, the application
will be processed through a Type Il review. If one or more of the variance requests is Type lll, the
application will be processed through a Type Il review. Additional variance requests must be made
on a separate variance application.

Response: The applicant’s variance request will allow for a reduction in the percentage of zero
setbacks along Main and Washington Streets and the Adams Street right-of-way. This is the third
variance request included in this application

A variance to MMC 19.402.11.B.6.b, which prohibits off-site mitigation for disturbances and
permanent impacts within WQR areas, is also requested. The variance is subject to approval
criteria identified in MMC 19.911.4. Responses demonstrating the project’'s compliance with those
criteria are included in this narrative.

A variance to allow for an increase in the allowed buildable height of the proposed multi-use
building is also requested. The applicant’s requested height variance is subject to approval
criteria identified in MMC 19.911.6. Responses demonstrating the project's compliance with those
criteria are included in this narrative.

B. Type Il Variances. Type Il variances allow for limited variations to numerical standards. The following
types of variance requests shall be evaluated through a Type Il review per Section 19.1005:

1. A variance of up to 40% to a side yard width standard.
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2. A variance of up to 25% to a front, rear, or street side yard width standard. A front yard width
may not be reduced to less than 15 ft through a Type Il review.

3. A variance of up to 10% to lot coverage or minimum vegetation standards.
4. A variance of up to 10% to lot width or depth standards.
5. A variance of up to 10% to a lot frontage standard.

6. A variance to compliance with Subsection 19.505.1.C.4 Detailed Design, or with Subsection
19.901.1.E.4.c.(1) in cases where a unigque and creative housing design merits flexibility from the
requirements of that subsection.

7. A variance to compliance with Subsection 19.505.7.C Building Design Standards in cases where
a unique design merits flexibility from the requirements of that subsection.

8. A variance to fence height to allow up to a maximum of 6 ft for front yard fences and 8 ft for side
yard, street side yard, and rear yard fences. Fences shall meet clear vision standards provided in
Chapter 12.24.

Response: This request is not to a numerical standard, or to a standard of MMC 19.505, 19.901, or to
fence height standards. Therefore, this variance is subject to the Type Il process.

C. Type lll Variances. Type Il variances allow for larger or more complex variations to standards that
require additional discretion and warrant a public hearing consistent with the Type Il review process.
Any variance request that is not specifically listed as a Type Il variance per Subsection 19.911.3.B shall
be evaluated through a Type Il review per Section 19.1006.

Response: This request is not to a numerical standard, or to a standard of MMC 19.505, 19.901, or to
fence height standards. Therefore, this variance is subject to the Type Il process.

19.911.4 Approval Criteria

B. Type lll Variances. An application for a Type Ill variance shall be approved when all of the criteria in
either Subsection 19.911.4.B.1 or 2 have been met. An applicant may choose which set of criteria to
meet based upon the nature of the variance request, the nature of the development proposal, and the
existing site conditions.

1. Discretionary Relief Criteria

a. The applicant’s alternatives analysis provides, at a minimum, an analysis of the impacts and
benefits of the variance proposal as compared to the baseline code requirements.

Response: MMC 19.304.5.D.2.b(1) and Figure 19.304-5 require that buildings along Main
and Washington Streets and the Adams Street right-of-way have zero setbacks for 75% or
more of the frontages. This section does not include provisions for shallow recesses
incorporated for facade articulation, similar to 19.304.5E.2.d.

Facade articulation is required by 19.508.4 Building Design Standards and the Milwaukie
Downtown Design Guidelines. The proposed design achieves the required fagade articulation
in part by providing slight recesses at the storefront bays, wall material changes and where
the building transitions from commercial uses to residential use. These recesses are
generally less than 2’ deep, with a few specific exceptions. All of the recesses occur beneath
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the datum line set by the canopies, and the remaining ground story wall areas above are at
the lot lines.

Recesses less than 2’ deep are not experienced as interruptions in the continuous urban
enclosure and instead provide visual interest and help to engage passers-by. The proposed
building is large, with over 200’ of frontage on Main Street and 150’-6” of frontage on
Washington Street (as measured per Figure 19.304-5). Without facade articulation, these
long frontages would be monolithic and imposing and would not support the standards in
19.508.4 and the Milwaukie Downtown Design Guidelines.

Each of the frontages responds to unique considerations that factor into the proposed facade
articulation strategy. Specific percentages of recessed areas for each frontage are described
in the response to 19.304.5D.2.b.

The Washington Street frontage contains both commercial and residential uses. There is also
a significant grade change, and the ground story is above the sidewalk level for part of the
frontage. At the commercial portion of the Washington Street frontage, the brick wall is set at
the property line the full height of the building. The storefront bays are recessed 1’-0” to
provide facade articulation and allow for sound construction detailing of wall material
transitions. The pedestrian access door is recessed more than 2’ to protect the entry from the
elements and to allow the door to open without swinging over the right of way.

The ground story residential portion of this frontage is recessed less than 2’ from the lot line.
This recess occurs at a change in wall materials and visually differentiates the residential
portion of the building from the commercial portion. Additionally, planted metal screen walls
are provided in front of the open garage below. These walls are recessed approximately 1'-4”
from the lot line. Because the plants require a minimum of 12" of growing space, the screen
walls must be set back from the property line to allow room for the plants and for the planted
screen concept to be viable.

At the Adams Street right of way, the brick walls is not set exactly to the lot line. This is due to
the brick coursing. The brick coursing starts at the zero lot line of the Washington/Main Street
corner and progresses south. The Adams/Main Street corner is 2-1/2” off the lot line in order
for the wall to terminate at a brick module in lieu of cutting small slivers of bricks, which is not
practical or attractive. The brick wall at the Adams Street frontage is located 2-1/2" from the
lot line for the entire height. Practically and visually, the wall is at the lot line.

Similar to Washington Street, the storefront bays are set back from the face of the brick wall
less than 1’ to provide facade articulation. The restaurant entrance bay is set back 20'. This
provides covered circulation space for restaurant customers and also allows a view through
the corner from Main Street to Kellogg Creek and the new public path, and vice versa.

There is approximately 35’ of residential frontage at Adams Street (as measured per Figure
19.304-5). The residential portion is set back to distinguish it from the commercial part of the
building, and to mark the change in wall materials. This set back is approximately 6’ from the
property line to allow for an outdoor deck. Due to the path of the Kellogg Creek bank, which
crosses the property line and travels northwest, the building wall also angles to the northwest.
This geometry results in a section of wall that is between 2’ and 20", and a very small section
that is more than 20’ from the lot line.

The Main Street frontage has several subtle variations in recess depths. This is the longest
wall of the building and is anticipated to have the most pedestrian activity. The residential
entrance is located on this frontage, alongside the commercial entrances. Fagade articulation
on this frontage is particularly important.
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The brick wall is located at the lot line for its full height. All but one of the commercial
storefront bays are recessed less than 2’ for facade articulation and to create a rhythm of
bays along the sidewalk. The commercial retail entrance doors are recessed approximately 3’
to provide additional protection from the elements and to allow the doors to open without
swinging over the right of way. The restaurant entrance is set back 19’-0". This provides
covered outdoor circulation space for restaurant customers and also allows a view through
the corner from Main Street to Kellogg Creek and the new public path, and vice versa.

The middle portion of the Main Street frontage contains the residential entry and lobby. The
wood clad wall at the residential entry and lobby is set back less than 2’ from the lot line to
differentiate it from the commercial portion of the frontage. The residential entrance doors are
recessed another 5'. This provides more maneuvering room for residents who may be
carrying bags, managing bikes, etc.

Adjacent to the residential entry and lobby is a service area, which includes doors to the trash
room and electrical room. The wood clad wall at the service area is additionally recessed to
provide a buffer between the service doors and the right-of-way. The commercial storefront
bay adjacent to the north aligns with this wood clad wall, to achieve balance on the elevation.
This is the sole commercial storefront bay that is recessed more than 2.

The intent statemen of 19.304.5D.2.b reads: Buildings are allowed and encouraged to build
up to the street right-of-way in the DMU Zone. Required build-to lines are used in
combination with the frontage occupancy requirements of Subsection 19.304.5.E and are
established in specific areas of the downtown to ensure that the ground floors of buildings
engage the street right-of-way (see Figure 19.304-5). The build-to line ensures compatibility
and harmony between buildings, enabling a series of different buildings to maintain or
establish a continuous vertical street wall.

At all three facades, the majority of the walls are at or less than 2’ off the lot line. 19.304.5E.d
Frontage Occupancy allows for recesses incorporated to comply with fagade articulation
requirements to be considered to be occupying the site frontage if the recesses do not
exceed 2'. A similar argument can be made for Build-To line requirements. Slight recesses
that are used to provide scale and variety to long walls do not reduce the urban enclosure
effect. The recesses support the goals of Milwaukie Downtown Design Guidelines, including:

Define the pedestrian environment: Provide human scale to the pedestrian environment, with
variety and visual richness that enhance the public realm

Wall Structure: Use scale-defining devices to break up the longitudinal dimensions of
buildings, creating a comfortable sense of enclosure by establishing an uninterrupted street
edge

b. The proposed variance is determined by the Planning Commission to be both reasonable
and appropriate, and it meets one or more of the following criteria:

(1) The proposed variance avoids or minimizes impacts to surrounding properties.
(2) The proposed variance has desirable public benefits.

(3) The proposed variance responds to the existing built or natural environment in a
creative and sensitive manner.

Response: The proposed variance has minimal negative impact to surrounding

properties. The slight recesses along the sidewalk level wall planes do not create voids in
the urban edge or otherwise reduce the sense of urban enclosure.
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The proposed variance has desirable public benefits, including facade articulation that
provides human scale and visual interest at the sidewalk level, and differentiates between
commercial and residential uses.

The proposed variance responds to the existing built environment by utilizing a traditional
storefront bay language and scale-defining facade articulation techniques. The proposed
articulation helps the long ground story walls to engage the right-of-way.

c. Impacts from the proposed variance will be mitigated to the extent practicable.

Response: There are few negative impacts from the proposed variance. At Washington
Street, the plants growing on the screens will occupy the space between the lot line and the
building walls, which will create another edge of sorts. At the Adams Street right-of-way, the
avoidance of awkward small slivers of brick at the corner mitigates the 2-1/2" setback from
the lot line.

2. Economic Hardship Criteria

a. Due to unusual site characteristics and/or other physical conditions on or near the site, the
variance is necessary to allow reasonable economic use of the property comparable with other
properties in the same area and zoning district.

Response: The applicant is electing to meet the discretionary relief criteria. Therefore, the
economic hardship criteria are not applicable.

2. MMC Section 19.508 Downtown Site and Building Design Standards (beginning on page 26)

i.Incompleteness item Response sent to the city on August 05, 2021, no changes have been made to
the response for the 3.1 Narrative Submission

1. Purpose. To create a strong architectural statement at street corners and establish visual
landmarks and enhance visual variety.

Response:

The Intersection of Main Street and Washington Street - creates a strong corner with the overall
building design to establish the significance of this urban corner. A retail entrance is located near
the corner, however, the existing grade along SE Washington does not allow for an accessible
entrance immediately on the building corner. The entrance is therefore shifted to the south. The
corner features generous glazing and a sweeping canopy to establish a focal point and provide
visual interest from the sidewalk; the corner marks the start of the building’s commercial frontage
along SE Main Street. While not providing a building cut for added visibility, the storefront
provides a clear line of sight from the adjacent street. As mentioned, natural grade does not
allow the corner retail entrance to occur within 5 ft of the corner as prescribed; to create a
compliant and functional entrance to this unit, the entry is shifted south from the corner to provide
an accessible entry that is compatible with the adjacent site condition. To address the corner, a
stormwater planter is proposed to soften the edge condition and create an inviting pedestrian
experience.

The intersection of Main Street and the Adams Street ROW - is treated differently as it occurs at
the transition from a dense downtown urban condition to the natural areas of Kellogg Creek and
Dogwood Park. The future restaurant space is located at this corner in response to early
feedback from the City. The restaurant entry is set back to provide a prominent covered area for
restaurant customers and allow for a view from Main Street to Kellogg Creek and the new
pedestrian path. A combination of special paving and street furnishings are presented in the
corner to enhance the connection to Dogwood Park, the adjacent pedestrian access way, and the
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farmers market. The special paving creates an axis with the neighboring property that pulls the
pedestrian through the site and allows free and safe access onto the landscaped public walkway
that connects SE Main Street and SE McLoughlin Boulevard. The special paving and walkway
access strengthens the pedestrian experience at this corner and provides a unifying feature
between the building and neighboring sites. The cut at the building corner, while not meeting the
letter of the code, acts in a similar fashion as a rounded corner, and provides a visual connection
and direct access from SE Main Street to the adjacent park and public walkway.

The intersection of Washington Street and McLoughlin blvd - is part of the residential portion of
the building and therefore has different architectural language from the commercial corners. This
corner is also influenced by the large right-of-way curve and the significant slope along
Washington. The corner is angled to follow the curve of the right-of-way and allows for greater
visibility between the adjoining streets. An entry is located at this corner to provide access to a
shared bike storage as well as the shared parking garage. The entry is offset from the corner to
accommodate the steep grade along SE Washington Street and provide barrier free access to the
interior of the building. Large sections of planted walls soften the otherwise utilitarian garage
access. The living walls are a prominent and lush building element that both buffer the adjacent
building program and enhance the surrounding urban environment.

This criterion is not met. The purpose of this section, to create a strong architectural statement at
street corners and establish visual landmarks and enhance visual variety, has been met by
alternative design means. Detailed discussions of the building’s design strategy are included in
Section 19.907 DOWNTOWN DESIGN REVIEW. The following guidelines are relevant to this
standard:

e Downtown Design Guideline 2 — Pedestrian Emphasis
0 Integrate Barrier Free Design

e Downtown Design Guideline 3 — Architecture Guidelines
o Corner Doors

3. MMC Title 18 Flood Hazard Regulations.

Please see attached response from DOWL.

APPROVABILITY ITEMS

1.

MMC Chapter 19.600 Off-Street Parking
a) Please see separate Transport Demand Management Program Document.
b) Please see separate Transport Demand Management Program Document.

¢) On-site safe and convenient access to changing facilities, including showers and lockers, will
be provided to bike commuters located within the fitness facility on the parking level. These
facilities are a strong incentive to encourage bicycle use, and will be available for all non
resident bike commuters.

d) The Facade of the parking structure that faces Washington st. and McLughlin Blvd. are open
air metal planted screens that provide natural light and air into the parking garage. These
screens start +/- 6” above grade and remain unblocked by any building structure until its
termination at the ground story concrete podium floor. Vegetation will be planted on these
screens to soften the building fagcade and create a more inviting sidewalk interaction with
pedestrians, while still providing some visibility into the parking structure. Adequate lighting
will also be provided and located on the ceiling of the parking structure to ensure a safe
environment for all vehicular and pedestrian traffic.

120 NW 9" Avenue, Suite 210, Portland, Oregon 97209 503 477 9165 www.jonesarc.com
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2. Public Area Requirements (MMC Subsection 19.304.6 and MMC Subsection 19.708.1.C)

a) (3) Public Bike Racks are provided and locations have been provided on the Ground Story
Site Plan on page 19 of the Graphic Narrative.

120 NW 9" Avenue, Suite 210, Portland, Oregon 97209 503 477 9165 www.jonesarc.com
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MEMORANDUM

PROJECT 17-021 COHO POINT

SUBJECT Question Responses/Clarifications

DATE AUGUST 25, 2021

RECIPIENTS Brett Kelver, City of Milwaukie

The list below summarizes the response to the items noted in the Completeness Letter dated July 22,
2021. Please see the individual revised application components for detailed responses.

Question: Are there any openings in the concrete foundation that serves as the wall of the parking
garage where exposed (on the north, west, and southwest elevations)? The narrative (page 36)
indicates that 100% of the exposed fagade lengths have openings, but the elevations and renderings
do not provide views that would confirm this (we just see the metal screen with plantings).

Added notes in graphic narrative to call out screen material (Parking Plan page #18)

Question: Page 33 of the narrative provides gross figures of private open space (3,832 sq ft) and
common open space (4,832 sq ft), but it would be helpful to get a little more info/detail about the open
space, such as a list or breakdown of what constitutes private open space (is it all patios/balconies?)
and what constitutes common open space (different rooftop terraces, interior recreation rooms, lobby,
etc.?). Our code is a little inconsistent in its language in this section with respect to the common open
space, where it mentions “outdoor” space but is really talking overall about any kind of common
space, whether inside or outside.

Added some clarity on what were counting as part of that area in the written narrative

Response:
50 SF outdoor space x 195 units = 9,750 SF total required outdoor space
9,750 x .50 (open space credit) = 4,875 SF required outdoor space
Private outdoor space provided = 3,832 SF

Including: 1st, 2nd, 5th & 6 story Unit Patios/terraces
Common outdoor space provided = 4,832 SF

Including: 5" story Amenity Rooms & Landscaped roof terrace
Total outdoor space provided = 8,664 SF
This criterion is met.

Question: For the exterior building materials (19.508.4.D), where you mention the Adams St and
McLoughlin Blvd facades (page 28), can you confirm that you're only considering the Adams St
facade to be the short length that directly faces south, and that the McLoughlin facade you're
considering to be the southwest and west elevations (like you indicated on the window calculation doc
you just sent)? I'm assuming that is how you got such a high percentage of secondary materials on
the McLoughlin fagade but want to be sure.

Confirmed, facades that we consider to be on Adams st is directly parallel with the ROW.
Mcloughlin street facades starts as soon as the facade rotates away from Adams street.

120 NW 9" Avenue, Suite 210, Portland, Oregon 97209 503 477 9165 www.jonesarc.com
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These are just a couple of notes about places where | came to a different conclusion than the narrative,
usually where | thought that a standard was in fact met:

My rough measure of the facades shows that all four elevations do seem to provide 30-ft
architectural bays. Even the garage door opening on Washington Street looks pretty close to a
30-ft width. I'd be curious to hear how you calculated this and concluded differently, to see if I'm
missing something.

Facades on Main st, Adam st and Washington st have bays that range from 23’-35’ so its
not quite 30’ but it is close to it. However, we also have continuous metal screens at the
sidewalk level on Washington st & McLoughlin facades that do not differentiate bay
lengths, for these (2) reasons we determined that we did not meet the required 30-ft bay
requirement.

Regarding wall planes in the Middle part of the vertical Building Facade Details section
(19.508.4.A.2.a(2-c)), the code doesn't specify how many changes in wall plane are required per
facade, so it seemed reasonable to me to conclude that all you have to do is provide one per
facade. My look at the graphics made it seem like the design provides that, so it looked like the
standard is met. Again, it would be helpful to hear how your team thought about this, to
understand whether I'm missing something.

Re-evaluating each facade, with a clearer understanding that we just need (1) plane
change per facade we do in fact meet this criteria. The narrative has been updated to
reflect this change (page 25)

(c). There is at least (1) wall plane changes on each fagcade greater than 24” deep. This
criterion is met.

Similarly, since there are no truly adjacent buildings (only buildings set across the right-of-way on
one side or the other, | considered the belt-line standard in 19.508.4.A.2.b(1) to be not
applicable. Were you thinking about “adjacent” buildings across the street from the project?

Yes, we were considering “adjacent” buildings to be across the street from the project,
mainly referring to Axletree. The narrative is updated to explain more that the beltline
alignments are for across the right-of-way so the section of the code is not applicable
(page 25)

Response: The building design does incorporate horizontal datum lines, however, there
are not truly adjacent buildings to match our datum line except for a single building
across the Right-of-Way, which does not line up. Additionally, there is not a significant
break on the Main Street facade, which is more than 150’ long. This criterion is not
applicable however, since there is no truly adjacent building to align too. Please see the
general response to Section A below.

120 NW 9" Avenue, Suite 210, Portland, Oregon 97209 503 477 9165 www.jonesarc.com
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July 22, 2021

Ryan Scanlan

c/o Jones Architecture
120 NW 9t Ave, Suite 210
Portland, OR 97209

Master File: #DR-2021-001
Site: 11103 SE Main St
Dear Ryan:

Please be advised that the above-referenced land use application has been deemed complete as
of July 19, 2021, per your direction that the application be deemed complete. This is in
accordance with Milwaukie Municipal Code (MMC) Subsection 19.1003.3 and Oregon Revised
Statutes 227.178.

The 120-day deadline by which the City would ordinarily be required to take final action is
November 16, 2021. However, on April 20, 2021, you provided an extension of the 120-day clock
as required by MMC Subsection 19.911.6.C.1 because the requested building height variance
requires additional time for public input and technical evaluation of the proposal.

A design review meeting with the Design and Landmarks Committee (DLC) will be scheduled
for mid- to late August if possible. A public hearing on your application by the Milwaukie
Planning Commission is tentatively scheduled for September 28, 2021. We will contact you with
more information and to confirm these dates.

Sign Posting Requirement

Per MMC Subsection 19.1005.3.C, you are responsible for posting notice of the application on
the subject property no later than 10 days before the DLC meeting and no later than 14 days
before the Planning Commission hearing. I will prepare a sign for your use, with instructions
and an affidavit of posting—these items will be available at the Planning office on Johnson
Creek Boulevard. It is your responsibility to ensure that the signs remain continuously posted
until a decision is issued.

COMMUNITY DEVELOPMENT
BUILDING e ECONOMIC DEVELOPMENT ® ENGINEERING ® PLANNING
\%%ukie, Oregon 97206

6101 SE Johnson Cr e\iv%gvd., ML
503-786-7600%' v?gﬁw leoregon.gov



Completeness Letter—Coho Point redevelopment Page 2 of 5
Master File #DR-2021-001—11103 SE Main St

Completeness Items

The following items were previously identified as being incomplete or missing in your

application and have not yet been resolved:

1.

MMC Section 19.304 Downtown Zones

MMC Subsection 19.304.5.D establishes requirements for street setbacks and build-to lines,
with reference to block faces identified on MMC Figure 19.304-5, including the
Washington Street, Main Street, and Adams Street frontages of the subject property. The
requirement is that at least 75% of the first floor along each block face must be built to the
lot line, with a 0-ft setback. Based on the information provided as part of the revised
submittal, it appears that none of the three block faces of the proposed building meet this
standard. Each of the first-floor facades appears to be generally within 1-3 ft of the lot line,
but each appears to be well under the 75% standard of an actual 0-ft setback.

The most recommendable option (without adjusting the building footprint itself) would be
to request a variance from this standard. The current application includes a variance
component that allows up to three variance requests before an additional application fee is
necessary —to date, only two variances have been requested, so a third variance can be
added to the submittal with no additional fee. The narrative would need to be expanded to
address the relevant Type III variance approval criteria of MMC Subsection 19.911.4.B
(most likely the discretionary relief criteria of 4-B(1)). An argument might be made that the
proposed vegetative screens along the Washington Street frontage effectively bring that
facade to the property line. Arguments for the Adams Street and Main Street frontages
could emphasize other ways that the proposed building setbacks function to engage the
street right-of-way.

MMC Section 19.508 Downtown Site and Building Design Standards

MMC 19.508.4.B establishes design standards for building corners, whether at the corners
of two public streets or of a public street and a public area, park, or plaza. The current
application addresses the corner of Washington Street/Main Street but not the corners of
Washington Street/McLoughlin Boulevard or Adams Street/Main Street. Please expand the
narrative to include these two other corners in the discussion of how the building is
consistent with this design standard and applicable guidelines.

MMC Title 18 Flood Hazard Regulations

City staff have communicated with the applicant’s engineering team about the need to
augment the hydrologic and hydraulic (H&H) analysis of the floodplain, including some
direction and guidance that should help make the H&H analysis complete and sufficient
for purposes of land use review.

The City’s Engineering staff have confirmed that the Transportation Impact Study (TIS)
prepared as part of this application is acceptable for purposes of the land use review. Any
remaining transportation issues can be addressed either with conditions of approval or through

the development/plan review process farther down the line.
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Completeness Letter—Coho Point redevelopment Page 3 of 5
Master File #DR-2021-001—11103 SE Main St

Approvability Items

The following items are approvability items, not completeness items. They are listed here for

your information and should be resolved at the beginning of the review process so that staff has
sufficient time to analyze your proposal and formulate a recommendation with regard to
approvability.

1.  MMC Chapter 19.600 Off-Street Parking

a.

The proposed parking arrangement is based on both a by-right reduction (25% for
being in the Downtown Mixed Use (DMU) zone, plus up to another 5% for additional
bike parking) and a proposed modification of the required parking ratio. The current
rationale presented for the parking modification is that the site is downtown and near
transit facilities, which is already covered with the by-right reduction. Essentially, the
current request is to double the by-right reduction for the DMU zone from 25% to
50%.

The applicant should offer additional reasons for why the parking ratio should be
reduced for this project. A general suggestion is to propose a Transportation Demand
Management program featuring actions such as proactively discouraging (or perhaps
even disallowing, to some degree) building tenants from keeping personal vehicles,
providing transit passes for tenants, educating about and emphasizing alternative
travel modes, etc.

Note that MMC Subsection 19.605.1.D provides guidance for rounding in the
calculation of required parking. For minimum parking, numbers are rounded down
to the nearest whole number (e.g., a calculation of 7.8 spaces would round down to
7). Using this methodology and the numbers provided in the narrative for the
minimum number of spaces required by the code (i.e., 195 multifamily units, 3,900 sq
ft of retail floor area, and 3,100 sq ft of restaurant floor area), the total would be 195 +
7 +12 =214 spaces. The 25% by-right reduction for being in the DMU zone would
drop the minimum required number of spaces to 160 (214 x 0.75 = 160.5).

The total allowed reduction of 30% (25% DMU plus 5% bike parking, in this case)
would result in an adjusted minimum of 149 spaces required (214 x 0.7 = 149.8),
assuming the applicant could provide 66 additional bike parking spaces beyond what
would be required and therefore drop from 160 to 149 required spaces (the formula is
one vehicle space reduced per each six excess bike spaces). Since there are
approximately 36 extra bike spaces provided, it appears the maximum bike-related
reduction would be six vehicle spaces as proposed, which would get the number of
required vehicle parking spaces down to 154. Beyond that, the applicant would need
to make a case for modifying the number further based on the suggestions noted
above in 1-a.

Since the applicant is proposing to use the by-right reduction of five or more vehicle
spaces by providing extra bike parking, the code requires on-site changing facilities
for bicyclists, including showers and lockers (see MMC Subsection 19.605.3.B.5).
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Completeness Letter—Coho Point redevelopment Page 4 of 5
Master File #DR-2021-001—11103 SE Main St

Please provide some description and/or detail of these facilities as they relate to the
non-residential aspects of the proposed development.

d. MMC Subsection 19.611.3 establishes design standards for parking structures. Please
provide sufficient information to confirm that the parking structure will be
adequately lighted to ensure safety. Also, at least 75% of any fagade of the parking
structure that faces a street must provide ground-floor windows or wall openings.
Please provide sufficient information to confirm this standard is met for the
Washington Street and McLoughlin Boulevard facades.

Public Area Requirements (MMC Subsection 19.304.6 and MMC Subsection 19.708.1.C)

The memo responding to the list of incompleteness items states that no [public] bike racks
will be installed as part of the project (page 2 of 4 in DOWL's portion of the memo).
However, the preapplication conference notes did indicate that some public improvements
like bike racks would be required. Please explain why the Public Area Requirements
would not be applicable to this project.

Informational Item(s)

The following items are informational items, not completeness items. They are meant to help
you prepare for review by the review authority, improve your application in ways that are
unrelated to completeness and approvability, and anticipate future building permit
requirements.

1.

MMC Subsection 19.401.8 Vegetation Buffer Requirements (Willamette Greenway)

The original narrative notes that the site is not immediately adjacent to the river but goes
on to address this subsection in the context of Kellogg Creek. Please note that this
subsection of the code is not applicable to the project and that the accompanying narrative
(beyond stating the lack of applicability) may be removed at the applicant’s discretion.

If you decide to withdraw your application before a decision is rendered, please be aware that

application fees are nonrefundable. The City may retain some or all of the deposits for technical

reviews, such as traffic studies or natural resource studies, based on actual costs incurred by the

City.

If you have any questions or concerns, you can call me at 503-786-7657 or email me at
kelverb@milwaukieoregon.gov.

Sincerely,

Brett Kelver, Associate Planner
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Completeness Letter—Coho Point redevelopment
Master File #DR-2021-001—11103 SE Main St

Attachments:
None

cc: Angela Creais and Farid Bolouri, property owner team (via email)
Laura Weigel, AICP, Planning Manager (via email)
Kelly Brooks, Interim Community Development Director (via email)
Alison Wicks, Development Project Manager (via email)
Steve Adams, City Engineer (via email)
Engineering Development Review (via email)
File(s): DR-2021-001 (master file)
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COHO POINT BLACK ROCK, LLC
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COHO POINT BLACK ROCK, LLC
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COHO POINT BLACK ROCK, LLC

Additional Enhancement Area A (3,053 sf) Planting List

Species Common Name Quantity Stock Type Plant Size

Trees

Fraxinus latifolia Oregon ash 20 Container or field grown | % in caliper

Populus balsamifera Black cottonwood 20 Container or field-grown | % in caliper

Shrubs

Cornus alba Red-osier 55 1 gal. 12 in
dogwood

Physocarpus capitatus Pacific ninebark 55 1 gal. 12in

Sambucus racemosa Red elderberry 55 1 gal. 12 in

Herbaceous seed mix

Agrostis exarata Spike bentgrass 2.0 Ibs/ac Seed n/a

Bromus carinatus California brome 2.0 Ibs/ac Seed n/a

Deschampsia cespitosa Tufted hairgrass 3.0 Ibs/ac Seed n/a

Elymus glaucus Blue wildrye 3.0 Ibs/ac Seed n/a

Hordeum brachyantherum | Meadow barley 2.0 Ibs/ac Seed n/a

Additional Enhancement Area C (~10,065 sf) Planting List

Species Common Name Quantity Stock Type Plant Size

Trees

Alnus rubra Red alder 35 Container or field grown | % in caliper

Fraxinus latifolia Oregon ash 35 Container or field grown | % in caliper

Populus balsamifera Black cottonwood 35 Container or field-grown | % in caliper

Shrubs

Cornus alba Red-osier 110 1 gal. 12in
dogwood

Lonicera involucrate L\:)Vrlugt;/zlrjglkle 110 1 gal. 12in

Physocarpus capitatus Pacific ninebark 110 1 gal. 12in

Sambucus racemosa Red elderberry 110 1 gal. 12 in

Symphoricarpos alba Snowberry 110 1 gal. 12in

Herbaceous seed mix

Agrostis exarata Spike bentgrass 2.0 Ibs/ac Seed n/a

Bromus carinatus California brome 2.0 Ibs/ac Seed n/a

Deschampsia cespitosa Tufted hairgrass 3.0 Ibs/ac Seed n/a

Elymus glaucus Blue wildrye 3.0 Ibs/ac Seed n/a

Hordeum brachyantherum | Meadow barley 2.0 Ibs/ac Seed n/a

Additional Enhancement Area B (~3,318 sf) Planting List

Species Common Name Quantity Stock Type Plant Size
Trees
Acer macrophyllum Bigleaf maple 12 Container or field grown | % in caliper
Quercus garyana Oregon Oak 12 Container or field grown | % in caliper
Pseudotsuga menzieszii Douglas Fir 12 Container or field-grown | % in caliper
Shrubs
Cornus alba Red-osier dogwood 35 1 gal. 12in
Lonicera involucrata L\évrzgggmlkle 35 1 gal. 12in
Physocarpus capitatus Pacific ninebark 35 1 gal. 12in
Sambucus racemosa Red elderberry 35 1 gal. 12in
Symphoricarpos alba Snowberry 35 1 gal. 12in
Herbaceous seed mix
Agrostis exarata Spike bentgrass 2.0 Ibs/ac Seed n/a
Bromus carinatus California brome 2.0 Ibs/ac Seed n/a
Deschampsia cespitosa Tufted hairgrass 3.0 Ibs/ac Seed n/a
Elymus glaucus Blue wildrye 3.0 Ibs/ac Seed n/a
Hordeum brachyantherum | Meadow barley 2.0 Ibs/ac Seed n/a
Additional Enhancement Area D (~6,429 sf) Planting List
Species Common Name Quantity Stock Type Plant Size
Trees
Acer macrophyllum Bigleaf maple 25 Container or field grown | %2 in caliper
Quercus garyana Oregon Oak 25 Container or field grown | % in caliper
Pseudotsuga menzieszii Douglas Fir 25 Container or field-grown | % in caliper
Shrubs
Cornus alba Red-osier 65 1 gal. 12 in
dogwood
Lonicera involucrata L‘g’:;g;rgkle 65 1 gal. 12in
Physocarpus capitatus Pacific ninebark 65 1 gal. 12in
Sambucus racemosa Red elderberry 65 1gal. 12 in
Symphoricarpos alba Snowberry 65 1 gal. 12in
Herbaceous seed mix
Agrostis exarata Spike bentgrass 2.0 Ibs/ac Seed n/a
Bromus carinatus California brome 2.0 Ibs/ac Seed n/a
Deschampsia cespitosa Tufted hairgrass 3.0 Ibs/ac Seed n/a
Elymus glaucus Blue wildrye 3.0 Ibs/ac Seed n/a
Hordeum brachyantherum | Meadow barley 2.0 Ibs/ac Seed n/a

MATERIALS PLAN
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MAIN/WASHINGTON STREET PERSPECTIVE
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MAIN STREET ELEVATION
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COHO POINT BLACK ROCK, LLC
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COHO POINT BLACK ROCK, LLC

MAIN STREET VIGNETTE
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COHO POINT BLACK ROCK, LLC

_( SE WASH

|
— — SE MAIN ST -

e o 9o et 9o oo o0 00

AR
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S S S

NN N N NN

~
DI VY
oL arl R

7

SN

L L L L L L L L s

LEGEND

EXISTING RIGHT-OF-WAY LINE ——— —
CENTERLINE —
FENCE LINE

EDGE OF CONCRETE
POWER LINE
OVERHEAD WIRE ‘
COMMUNICATIONS LINE 0

FIBER OPTIC LINE
GAS LINE
STORM SEWER LINE

SANITARY SEWER LINE S0 0 50
T ™
WATER LINE
SCALE IN FEET
VEGETATED CORRIDOR =1TS T8f REEF
FIELD VERIFIED HCA LINE I N D
ORDINARY HIGH WATER LINE (24.0) = | mm | mm | s | s | o | o | o | o
CITY MAPPED HCA LINE
EXISTING 100-YR FLOODPLAIN (36.3)  — o — — _
EXISTING 1996 FLOODPLAIN BOUNDARY (38.0)
EXISTING DECIDUOUS TREE O
EXISTING TREE TO BE REMOVED X
EXISTING CONIFEROUS TREE %
DEMOLITION NOTES EXISTING CONCRETE SIDEWALK TO REMAIN.
EXISTING TREE TO BE REMOVED. EXISTING STORMWATER PLANTER TO REMAIN.

EXISTING CURB TO BE REMOVED. EXISTING SIGN TO BE RELOCATED.

3 | EXISTING OVERHEAD POWER LINE TO BE REMOVED.
EXISTING BOLLARDS TO REMAIN.

EXISTING CONCRETE DRIVEWAY TO BE DEMOLISHED AND

DISPOSED OF OFE-SITE. EXISTING CONCRETE SIDEWALK TO BE DEMOLISHED AND
DISPOSED OF OFF-SITE.
['5 | EXISTING ASPHALT SURFACE TO BE DEMOLISHED AND
DISPOSED OF OFFSITE. EXISTING BOLLARD TO BE REMOVED.

IE EXISTING BUILDING TO BE DEMOLISHED.
EXISTING CONCRETE JERSEY BARRIER TO BE REMOVED.

EXISTING STAIRS AND HANDRAIL TO BE DEMOLISHED.
EXISTING GRAVEL SURFACE TO BE REMOVED.

EXISTING 6" CONCRETE WALL TO BE DEMOLISHED.
EXISTING UTILITY POLE TO BE REMOVED.

EXISTING CATCH BASIN TO BE REMOVED.
IE' STING CATC S © © EXISTING CATCH BASIN TO BE PROTECTED.

10 .
EXISTING LIGHT POLE TO BE REMOVED EXISTING CURB INLET AND MANHOLE TO BE PROTECTED.

11 .
EXISTING FENCING TO BE REMOVED EXISTING CARSON BOX TO BE PROTECTED.

12 .
EXISTING ELECTRIC METER TO BE REMOVED EXISTING VAULT TO BE PROTECTED.

EXISTING GAS METER TO BE REMOVED. EXISTING SIGNAL POLE TO BE PROTECTED.

EXISTING STORM LINE AND OUTFALL TO BE REMOVED. EXISTING UTILITY POLE TO BE PROTECTED.

EXISTING STORM LINE AND OUTFALL TO BE PROTECTED. EXISTING GUY WIRE TO BE RELOCATED.

EXISTING MANHOLE AND CLEANOUT TO BE PROTECTED. EXISTING FIRE HYDRANT TO BE PROTECTED.

EXISTING SIGN TO REMAIN. EXISTING STREET LIGHT BASE TO BE PROTECTED.

EXISTING LIGHT POLE TO BE PROTECTED.

EXISTING CURB AND GUTTER TO REMAIN. EX | ST I N G CO N D | T | O N S
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COHO POINT BLACK ROCK, LLC

225' DISTANCE p— i ———— R
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g ; 10.70' /N
AN )

i — ’\ 3 o
b ! N )

l_ LEGEND

— S,
225' DISTANCE
CLEAR VISION
TRIANGLE

NS

VEGETATED CORRIDOR M N N NN NN NN NN NN .
FIELD VERIFIED HCA LINE NN BN BN DN BN BN .
ORDINARY HIGH WATER LINE (24.0") W

CITY MAPPED HCA LINE

EXISTING 1996 FLOODPLAIN BOUNDARY (38.0")
PROPOSED 38.0' FLOODPLAIN BOUNDARY

EXISTING/ PROPOSED FEMA 100-YR FLOODPLAIN (36.3) | ==mm————————
PROPOSED WATER LINE W W
PROPOSED STORM LINE sD

PROPOSED SANITARY SEWER ss

PROPOSED CONCRETE SIDEWALK I S S AT SEPY R
PROPOSED GABION WALL Vo A7 7 777 7 77 77 7 A

PROPOSED PERVIOUS PLAZA Sy

PROPOSED PERVIOUS (GRATE)WALKWAY[ I [ [ [T T[T TTTTTTTITTTITTITITTTIITT]
EXISTING RIGHT-OF-WAY LINE _— - — = —
FEMA FLOODWAY BOUNDARY

CONSTRUCTION NOTES

PROPOSED 15LF OF X" XXXX STORM LINE. CONNECT TO EXISTING STORM STUB
AND STUB TO BUILDING.

1

> N +8.00' SIDEWALK

e | \/}/\ s

a 717 , =
— > % _ /.

. \ -8.00'S

Z —8.04' ) 7

= ,

5 &

D \

3 \

a ,

=

HJ) ORDINARY HIGH WATER \

- -\ )
GABION WALL

BOTTOM

o

1L

—+— — — SEMAINST

e e —
SCALE IN FEET

U S g

T =

3\_

PROPOSED 15LF OF 8" XXXX SANITARY SEWER LINE. CONNECT TO EXISTING
SANITARY SEWER STUB AND STUB TO BUILDING.

PROPOSED 15LF OF 6" XXXX FIRE WATER LINE. CONNECT TO EXISTING WATER
3 | STUB AND STUB TO BUILDING. SEE MEP PLANS FOR DOUBLE CHECK
DETECTOR ASSEMBLY.

PROPOSED 15LF OF 4" XXXX DOMESTIC WATER LINE. CONNECT TO EXISTING
4 | WATER STUB AND STUB TO BUILDING. SEE MEP PLANS FOR DOUBLE CHECK
DETECTOR ASSEMBLY.

5 | PROPOSED 4" DOMESTIC WATER METER.

PROPOSED 48LF OF 4" XXXX DOMESTIC WATER LINE. TIE INTO EXISTING XX"
WATER MAIN.

7 | PROPOSED SAWCUT LINE

STORMWATER PLANTER FACILITY ON ROOF. SEE LANDSCAPE AND
ARCHITECTURAL PLANS FOR ADDITIONAL INFORMATION.

PROPOSED PERVIOUS PAVERS WITH 6" OF BASE ROCK AND IMPERMEABLE
LINER.

10 | PROPOSED 4" PERFORATED DRAIN PIPE

PROPOSED 13 LF OF X" XXXX STORM LINE RUNNING UNDER THE BUILDING TO
11| CONNECT PROPOSED 4" PERFORATED DRAIN PIPE TO PROPOSED STORM STUB
AT 