
 

 

  

 

 

AGENDA 

June 23, 2020 

 

PLANNING COMMISSION  
www.milwaukieoregon.gov 

 

Hybrid Meeting Format 

Due to State of Oregon guidelines on physical distancing, the Planning Commission will hold this meeting 

in a hybrid format featuring opportunities for public participation both in person and through Zoom 

video. The public is also invited to watch the meeting online through the City of Milwaukie YouTube page 

(https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw) or on Comcast Channel 30 within 

city limits. 

 

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

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

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

of time.    

 

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

pc/planning-commission-52) and follow the Zoom webinar login instructions.   

 

Pre-registration for in-person attendance is required. To register, email planning@milwaukieoregon.gov 

by 3 p.m. on Monday, June 22. Limited public seating will be available at City Hall. If you plan to attend 

in person, it is strongly recommended that you bring a pair of headphones and a mobile device through 

which you can view the meeting in Zoom while you are in the building. 

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

2.0 Information Items 

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

email on any item not on the agenda 

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

4.1 Summary:  32nd Ave Mixed-Use Building 

Applicant:   Valerie Hunter  

Address:  9391 SE 32nd Ave  

File:  VR-2019-013 

Staff:   Vera Kolias, Senior Planner 

5.0 Planning Department Other Business/Updates 

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

for comment or discussion for items not on the agenda. 

7.0 

 

Forecast for Future Meetings  

July 14, 2020 1. Hearing Item: VR-2019-013, 32nd Ave Mixed-Use Building Continuation 

July 28, 2020  No agenda items are currently scheduled for this meeting. 

August 11, 2020 No agenda items are currently scheduled for this meeting. 
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Milwaukie Planning Commission Statement 

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

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

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

 

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

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

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

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

3. FORECAST FOR FUTURE 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 come to the front podium, state his or her name and address for the record, and remain at the 

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

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

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

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

was presented with its meeting packet. 

3. APPLICANT’S PRESENTATION.  

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

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

application. 

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

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

applicant, or those who have already testified. 

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

applicant. 

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

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

audience but may ask questions of anyone who has testified. 

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

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

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

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

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

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

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

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

application, including resolution of all local appeals.   

 

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

business days prior to the meeting. 

Milwaukie Planning Commission: 

 

Robert Massey, Chair 

Lauren Loosveldt, Vice Chair 

Joseph Edge 

Greg Hemer 

John Henry Burns 

 

 

Planning Department Staff: 

 

Denny Egner, Planning Director 

Vera Kolias, Senior Planner 

Brett Kelver, Associate Planner 

Mary Heberling, Assistant Planner 

Dan Harris, Administrative Specialist II 

Alicia Martin, Administrative Specialist II 

 

mailto:planning@milwaukieoregon.gov
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To: Planning Commission 

Through: Dennis Egner, Planning Director 

From: Vera Kolias, Senior Planner and Dalton Vodden, Associate Engineer 

Date: June 16, 2020, for June 23, 2020, Public Hearing 

Subject: File: VR-2019-013 

Applicant: Valerie Hunter 

Address: 9391 SE 32nd Ave 
Legal Description (Map & Tax Lot): 11E25BD07700 
NDA: Ardenwald 

ACTION REQUESTED 
Review application VR-2019-013, take public testimony, and consider making a tentative 
decision and continue the hearing to July 14 for a final decision.  Please provide staff with 
direction to provide findings for approval or denial at the next hearing based on discussion and 
deliberation.    

BACKGROUND INFORMATION 
The subject property was the site of the former Stein Oil Company and the Luther Davis Auto 
Repair shop.  The businesses were housed in a structure which occupied the site from about 
1950 until it was recently demolished in preparation for redevelopment. Valerie Hunter, the 
applicant and current owner of the property, is proposing a four-story mixed use building, 
comprised of three ground-floor commercial tenant spaces facing 32nd Ave, 21 dwelling units 
(20 one-bedroom units and one five-bedroom unit) in the upper three floors, and 17 covered 
parking spaces to be accessed from Olsen St.  

The property is located in the Neighborhood Mixed Use Zone (NMU), which was adopted in 
2015 as part of the Moving Forward Milwaukie initiative. As stated in Milwaukie Municipal 
Code (MMC) section 19.303.1.B, the NMU zone “allows for a mix of small-scale retail and 
services, along with residential uses, that meet the needs of nearby residents and contribute to a 
vibrant, local economy. It is also intended to provide a safe and pleasant pedestrian 
environment while maintaining a neighborhood-scale identity.” 
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A. Site and Vicinity 

The site is located at 9391 SE 32nd Ave at the corner of 32nd Ave and Olsen St. The site 
contains 0.25 acres and is currently vacant.    

The surrounding area consists of single-family homes, as well as commercial properties 
directly east and south of the subject property, including a convenience store, café and 
restaurant, and a dog grooming business. A commercial/industrial property is located 
approximately 250 ft north at the corner of 32nd Ave and Malcolm St.   

 

 
Figure 1. Site and surrounding area 
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B. Zoning Designation 

Neighborhood Mixed Use – NMU  

C. Comprehensive Plan Designation 

Commercial – C  

D. Land Use History 

• January 22, 1986:  NCU-86-02 - 
The Planning Commission 
approved an application 
requesting an alternation, 
extension, and change of a non-
conforming use to conduct an 
auto engine repair and auto 
body repair and painting 
business in a structure  which 
had been used for auto repair 
and gasoline sales.  The 
approval eliminated gasoline 
sales from the site. 

 

 

 

E. Proposal 

The applicant is seeking land use approvals for a four-story mixed-use building. The 
proposal includes the following: 

1. VR-2019-013:  A variance is requested to allow a building with four stories and a 
maximum height of 48 ft rather than the maximum three stories and 45 ft; a variance 
is requested to allow a vehicular accessway less than 24 ft in width. 

2. P-2019-001: A parking modification is requested to reduce the number of off-street 
parking spaces to 17 rather than the minimum 21 required (with by-right reductions). 

3. DEV-2019-013: The proposal requires development review to confirm compliance 
with all base zone standards as well as the design standards for non-residential 
development identified in MMC 19.505.7. 

4. TFR-2020-001: Transportation Facilities Review is the mechanism by which the 
required Transportation Impact Study is reviewed and evaluated. 

Figure 2. Zoning 
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5. A modification has been requested to allow a driveway to be located less than 100 ft 
from the nearest intersection.  This modification is reviewed with the Development 
Review land use application. 

 

 
Figure 3. Proposed site plan 

Ground-floor 
commercial 
space 

Covered parking 
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Figure 4. Proposed elevation - facing 32nd Ave 

 
Figure 5. Proposed elevation - facing Olsen St 
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KEY ISSUES 

The key issues identified by staff stem from the approval criteria for parking modifications and 
variances.  Generally, the criteria involve identification of impacts to surrounding properties 
and proposed mitigation.  For requested parking modifications, the code requires that an 
approval must find that the reduction in off-street parking will not adversely affect available 
on-street parking and that there is available transit or other special characteristics of the site that 
will reduce expected vehicle use for users of the site.   

Type III variances (MMC 19.911) require a determination that the variance is both reasonable 
and appropriate and that an alternatives analysis has provided an analysis of the impacts and 
benefits of the variance proposal as compared to the baseline code requirements. 

Summary 

Staff has identified the following key issues for the Planning Commission's deliberation. 

A. Would approval of the variances result in any negative impacts?  Have they been 
mitigated? 

B. Is the requested reduction in required off-street parking reasonable?  Would it result in 
significant neighborhood impacts? 

C. Does the Transportation Impact Study (TIS) adequately address potential traffic impacts 
resulting from the project?  Have the impacts been mitigated? 

Analysis 

A. Would approval of the variances result in any negative impacts? 

Each of the variances is addressed below. 

1. Maximum Building Height – The maximum building height in the NMU zone is 45
ft or 3 stories, whichever is less.  The variance request is to allow a four-story
building that would be 48 ft tall as measured per the zoning code; the actual
building height would be approximately 51 ft.  The proposed building meets the
maximum height standard at the top of the third floor; the additional height allows
the building to have a fourth story, which will have one large dwelling unit.

Type III Variances require the Planning Commission to find that the proposal
meets the criteria set forth in MMC 19.911.4.B.  The applicant has chosen to address
the discretionary relief criteria which means an alternatives analysis must be
prepared and the variance must be found to be reasonable and appropriate.  The
application materials focus on the benefits of a mixed-use building in the NMU
zone and state that the project would add amenities to the neighborhood. The
application does examine the benefits of the additional story, which is for the
construction of a large single apartment.
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But for the height variance, the proposed building meets the design and 
development standards for a mixed-use building in the NMU zone.  Based on the 
purpose statement for the NMU zone, the proposal meets the intent as a mixed-use 
building. However, the Ardenwald NDA, and others, submitted comments 
regarding the size of the commercial spaces, stating that they would be too small to 
provide for useful “neighborhood hub” type businesses.  Many comments noted 
appreciation for reusing a vacant site and the desire for neighborhood amenities.  
However, all commenters oppose the proposal as designed with four stories. 

As described in the application materials, the proposal minimizes any visual 
impacts of the additional height to adjacent residential properties, and reduces the 
massing of the building at the property lines, by designing the fourth floor to set  
the dwelling unit back from parapet walls at the top of the third floor.  In addition, 
the design includes a large wrap-around deck, decorative rail, parapet, and 
landscape planters (see Figures 6 and 7). These last few details will also act as 
screening, providing privacy for adjacent neighbors.  As stated in the application 
materials, the height of the screening was determined by a line-of-sight study 
which was not included with the application materials. 

Figure 6. West facing elevation (red line indicates the 45-ft max. height allowed) 
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The application also states that the proposal mitigates the effect on surrounding 
properties as the area of increased height – the fourth floor – is set back away from 
neighboring properties. The predominant mass of the fourth floor will be located 
on the street-facing facades and away from the residential neighbors. The building 
has a 16-ft setback from the northern property line allowing for minimum 
intrusions to the northern neighbors. On the western property line, the fourth floor 
will be set back through the use of a patio area from the exterior wall of the floors 
below. The patio on the western property line varies in width between 9 and 17 ft. 

Of additional concern is how the additional height affects solar access to 
surrounding properties. Comments received note the issue of shade and shadow 
on neighboring properties. 

Many comments were submitted expressing concern about the scale of the 
proposed building particularly in relation to adjacent one-and two-story 
residences, especially since there are no minimum setbacks.  Staff notes that, unlike 
the General Mixed Use zone (GMU), a height bonus is not available in the NMU.  
This decision was made during the NMU code amendment process and reflects the 
neighborhood-scale development that was intended for this area.  The question, 
then, is what does the proposal provide that responds to these concerns?  While the 

Figure 7. North facing elevation (red line indicates the 45-ft max. height allowed) 
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fourth floor is designed for only one large dwelling unit, can the Commission find 
that the variance is reasonable and appropriate given impacts on neighboring 
properties and the limited public benefits provided, as identified in the variance 
approval criteria?  

2. Accessway – There are two separate issues regarding the proposed accessway for
the off-street parking area – accessway width and the distance from the 32nd Ave
intersection.

a. Accessway width: Milwaukie Municipal Code identifies a minimum 
driveway apron width of 24 ft and a maximum of 30 ft for off-street parking 
areas with sixteen or more spaces. The applicant is proposing 17 spaces, but 
has proposed a driveway apron width of 22 ft; a variance is required to 
reduce the width. The reduced width would be compliant for a parking area 
with 15 spaces. Reducing the width of an accessway may slow vehicles 
entering the parking and increase street queues, but staff does not object to 
a narrower accessway as proposed.

Accessway spacing: The accessway spacing for multi-family residential uses
has a required minimum distance of 100 ft from nearest edge of driveway
apron to nearest intersecting street face of curb. Reducing this distance is
possible by considering additional mitigation measures through a study by
a professional engineer as described in MMC 12.16040.B.2.
Recommendations found in the TIS include a sight distance analysis at final
site plan approval for the accessway.

B. Is the requested reduction in required off-street parking reasonable?  Would it result 
in significant neighborhood impacts? 

The minimum number of off-street parking spaces required for the project would be 21 
spaces (21 spaces for the residential use and 5 spaces for the commercial use with a 20% 
reduction for multi-family developments in close proximity to mass transit).   

The applicant is proposing a reduction in the minimum required off-street parking spaces for 
the commercial spaces to a total of 17 off-street spaces with five additional on-street parking 
to be developed as part of the project.  The proposed 1,346 sq ft of commercial space would 
require five off-street parking spaces.  The proposed frontage improvements include a nine-ft 
dedication to create additional right-of-way for five on-street parking spaces on 32nd Ave; a 
10-ft dedication is required.  These spaces accommodate the minimum required spaces and 
help to alleviate the pressure on the surrounding neighborhood. 

The residents of the proposed development will be able to use public transit or bicycles as 
alternatives to personal vehicles.  The #75 TriMet bus route which runs on a 15-min 
headway on 32nd Ave connects downtown Milwaukie to St. John’s using Caesar Chavez 
Blvd as a key route through Portland.  This bus route connects to multiple other bus routes 
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and two MAX stations in northeast Portland, so it is conceivable that residents of the 
apartments would not need to own vehicles to access shopping, work, and other 
destinations.  However, many comments were submitted expressing concern about the 
reduction in parking on the site, even with the on-street spaces.  The surrounding 
neighborhood streets currently provide parking for the adjacent commercial site to the 
south, which does not have its own off-street parking.   

The applicant did not submit any information about mitigation for the reduction in spaces, 
such as carshare or e-bike share opportunities to reduce the need for residents to own a 
vehicle.  These have become typical amenities in multifamily buildings with very little off-
street parking. The applicant did not respond to the approval criterion regarding impacts 
to existing on-street parking.  Many of the public comments received state that available 
on-street parking is minimal in this area and that on-street spaces in the neighborhood are 
few.  However, a parking utilization study was not provided to confirm these statements 
or to analyze the key times of day when on-street parking is difficult to obtain.   One 
possibility would be that if the commercial parking spaces are unused at night, residents 
could use those spaces in off-hours.  

C. Does the Transportation Impact Study adequately address potential traffic impacts 
resulting from the project?  Have the impacts been mitigated? 

The Transportation Impact Study (TIS) was reviewed by DKS Associates on behalf of the 
City. Due to the Covid-19 situation, it would be impossible to conduct accurate trip counts 
for the TIS.  Staff provided the applicant’s traffic consultant with the 2018 preliminary 
traffic study prepared by Lancaster Engineering for the Hillside Master Plan in order to 
establish background trips for the proposed project.  Those counts were to be modified by 
the standard 2% increase per year to factor the counts to 2020 existing conditions. Trip 
estimates for 2022 operations analysis were obtained through applying a 2% growth rate to 
existing conditions.  

In a document dated June 2, 2020 three issues where listed, involving: daily new trip 
generation, parking supply analysis, and roadway width for frontage improvements (See 
Attachment 2). The recommendations from the DKS Associates document included:  
meeting AASHTO sight distance requirements at final site plan approval, approval by the 
City Engineer of the final site plan prior to construction, and seeking a parking supply 
standard variation. These issues and recommendations have been satisfied by the 
applicant in the application materials and through staff review. An estimated daily new 
trip analysis will be provided in the findings.  

A final site plan must be submitted to the City for review prior to permit issuance. The City 
Engineer will ensure all accessway standards are met prior to certificate of occupancy. The 
application materials included a parking supply analysis, a plan for incorporating street 
parking in frontage improvements, and a request for a modification to minimum required 
off-street parking. All recommendations and issues in the TIS have been addressed. The TIS 
did not incorporate 261 additional square feet of commercial space that is found in the 
applicant’s final application materials. It is unclear why the applicant produced a TIS with 
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this discrepancy. However, staff does not believe this oversight would have altered the 
issues and recommendations found by DKS Associates through review of the TIS.  

 

 

CONCLUSIONS 

Staff recommendation to the Planning Commission is as follows: 

1. Provide direction to staff regarding findings and potential conditions of approval for 
a decision.  

2. Continue the hearing to July 14, 2020.  

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

• MMC 12.16 - Access Management 

• MMC 19.303 - Commercial Mixed Use Zones 

• MMC 19.505.7 - Nonresidential Development 

• MMC 19.600 - Off-street Parking and Loading 

• MMC 19.700 - Public Facility Improvements 

• MMC 19.911 – Variances 

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 3 decision-making options as follows:  

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

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

C.  Continue the hearing.  

The final decision on these applications, which includes any appeals to the City Council, must 
be made by September 8, 2020, in accordance with the Oregon Revised Statutes and the 
Milwaukie Zoning Ordinance. The applicant can waive the time period in which the application 
must be decided. 
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COMMENTS 
Notice of the proposed changes was given to the following agencies and persons on May 19, 
2020: City of Milwaukie Engineering, Building, and Public Works departments, Clackamas 
County, City of Portland, TriMet, Metro, North Clackamas School District, and NW Natural, 
and the Ardenwald Neighborhood District Association (NDA). The following is a summary of 
the comments received by the City. See Attachment 3 for further details. 

• Amanda Owings, P.E., Traffic Engineer, Portland Bureau of Transportation:  Given the
uses listed in the application, the intersection of 32nd Ave and Johnson Creek Blvd should
operate adequately since it was recently signalized.

• Ardenwald/Johnson Creek NDA Board:  The NDA submitted lengthy comments stating
that the application does not meet the applicable code sections and that they oppose the
application.  They also stated that they wish the applicant had attended an NDA meeting
to present and discuss the project in advance of submitting the application.  Specific issues
raised include:

o Disputes the findings of the TIS as it lacked sufficient background data to
establish growth

o The access spacing variance will create a hazard for pedestrians and bicyclists

o The proposed retail space is too small to meet the needs of the neighborhood.
The comments suggest removing the commercial space to create more parking or
diversify the dwelling units.  Although the neighborhood very much wants a
neighborhood hub with local shopping options, the proposed space is not
realistically large enough to provide these amenities.

o The proposed height does not maintain a neighborhood scale identity in the
NMU.  The comments also question if the 5-bedroom unit is the intent of the
NMU, particularly with the need for affordable housing in the city.

o The codes submitted as part of the parking modification are not reasonable, as
they came from Seattle and Portland.

o Reducing the amount of parking on the site decreases the livability for the
intended residents, especially because the #75 bus does not have late night
service.  Further, the surrounding neighborhood already has issues with a lack of
parking, which will be exacerbated by this project.

Numerous individuals submitted comments in opposition to the project, for reasons related to 
the requested reduction of parking and the lack of available parking in the neighborhood, the 
height of building and its incompatibility with surrounding development, and the increase in 
traffic that will result.   Many of these comments expressed support for the redevelopment of 
the site to enhance the neighborhood, but believe that the proposal should not be approved as 
submitted. These individuals are as follows (see Attachment 3 for the full text of their 
comments): 
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• Pat Carlman, 3038 SE Boyd St 

• Carol Moyer, Milwaukie 

• Rebekah Dresselhaus, 3236 Harvey St 

• Abigail Brittain, Olsen St 

• Michele Lukowski 

• Nikolay Demchenko 

• Michael and Susan Stone 

• Ramona King, 9529 SE 32nd Ave 

• Sarah Newson, Ardenwald 

• Lindsay Rodriguez 

• Kara Cecil, 9709 SE 40th Ave 

• Chris Holle-Bailey 

• Travis Tomlinson, 3509 SE Wake St 

• Coralee Popp 

• Ronelle Coburn, 29th Ave 

• Aine Seitz McCarthy 

• Chris Ortolano 

• Elvis Clark, Ardenwald 

• John Van Buskirk 

• Steve Gutendorf, SE Floss St 

• Keira MacMillan 

• Pamela Boyd, 9272 SE 32nd Ave 

• Sterling Leiv 

• Connie Leiv 

• Glennda and Jerry Cox, Olsen St 

 

ATTACHMENTS 
Attachments are provided as indicated by the checked boxes. All material is available for 
viewing upon request. 
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 Early PC 
Mailing 

PC  
Packet 

Public 
Copies 

Packet 

1. Applicant's Narrative and Supporting 
Documentation received on March 5, 2020, with 
revisions received on May 27, 2020.  

    

a.  Narrative     

b. Site Plan     

c.  Architectural drawings     

d.  Transportation Impact Study      

e.  Preliminary Stormwater Report      

2. DKS Associates review of TIS (June 2, 2020)     

3. Comments Received     

     

Key: 
Early PC Mailing = paper materials provided to Planning Commission at the time of public notice 20 days prior to the hearing. 
PC Packet = paper materials provided to Planning Commission 7 days prior to the hearing. 
Public Copies = paper copies of the packet available for review at City facilities and at the Planning Commission meeting. 
Packet = packet materials available online at https://www.milwaukieoregon.gov/bc-pc/planning-commission-52.  
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*For multiple applications, this is based on the highest required review type. See MMC Subsection 19.1001.6.B.1.

PLANNING DEPARTMENT
6101 SE Johnson Creek Blvd 
Milwaukie OR 97206 
503-786-7630 
planning@milwaukieoregon.gov

Application for
Land Use Action

Master File #: _______________
Review type*:  I II III    IV    V

CHOOSE APPLICATION TYPE(S):

Use separate application forms for:
Annexation and/or Boundary Change
Compensation for Reduction in Property
Value (Measure 37)
Daily Display Sign

Appeal

RESPONSIBLE PARTIES:
APPLICANT (owner or other eligible applicant—see reverse):

Mailing address: Zip:

Phone(s): Email:

APPLICANT'S REPRESENTATIVE (if different than above):

Mailing address: Zip:

Phone(s): Email:

SITE INFORMATION:
Address: Map & Tax Lot(s):

Comprehensive Plan Designation: Zoning: Size of property:

PROPOSAL (describe briefly):

SIGNATURE:
ATTEST: I am the property owner or I am eligible to initiate this application per Milwaukie Municipal Code 
(MMC) Subsection 19.1001.6.A. If required, I have attached written authorization to submit this application. To 
the best of my knowledge, the information provided within this application package is complete and 
accurate.

Submitted by: Date:

IMPORTANT INFORMATION ON REVERSE SIDE

Transportation Facility Review

Development Review

Parking: Quantity Modification

Variance: Building Height

...

Valerie Hunter

15350 SE Monner Rd. 97086

541-419-7253 vshproperty@gmail.com

Auryn White -- BAMA Architecture

7350 SE Milwaukie Ave. 97202

503-253-4283 auryn@bamadesign.com

9391 SE 32nd Avenue 11E25BD07700

C NMU 10.80 Sq Ft

Type I Development Review, Type II Transportation Facility Review, Type II Parking Quantity Modification,
Type III Variance for non-conforming height in new 4 story mixed-use structure.

January 3, 2020

ATTACHMENT  1  Exhibit A
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LU ApplicationAF.docx—Rev. 10/2018

WHO IS ELIGIBLE TO SUBMIT A LAND USE APPLICATION (excerpted from MMC Subsection 19.1001.6.A):
Type I, II, III, and IV applications may be initiated by the property owner or contract purchaser of the subject 
property, any person authorized in writing to represent the property owner or contract purchaser, and any 
agency that has statutory rights of eminent domain for projects they have the authority to construct.

Type V applications may be initiated by any individual.

PREAPPLICATION CONFERENCE:
A preapplication conference may be required or desirable prior to submitting this application. Please discuss 
with Planning staff.

REVIEW TYPES:
This application will be processed per the assigned review type, as described in the following sections of the 
Milwaukie Municipal Code:

Type I: Section 19.1004
Type II: Section 19.1005
Type III: Section 19.1006
Type IV: Section 19.1007
Type V: Section 19.1008

THIS SECTION FOR OFFICE USE ONLY:
FILE
TYPE FILE NUMBER

FEE 
AMOUNT*

PERCENT 
DISCOUNT

DISCOUNT 
TYPE

DEPOSIT 
AMOUNT DATE STAMP

Master file $ $

Concurrent 
application 
files

$ $

$ $ 

$ $

$ $

SUBTOTALS $ $

TOTAL AMOUNT RECEIVED:  $ RECEIPT #: RCD BY:

Associated application file #s (appeals, modifications, previous approvals, etc.):

Neighborhood District Association(s):

Notes:

*After discount (if any)
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12/31/2019 Seattle, WA Municipal Code

1/4

Table B for 23.54.015 

Required Parking for residential uses 

Use Minimum parking required

I. General residential uses

A. Adult family homes 1 space for each dwelling unit

B. Artist's studio/dwellings 1 space for each dwelling unit

C. Assisted living facilities 1 space for each 4 assisted living units;

plus 

1 space for each 2 staà members on-site

at peak staÞng time; plus 

1 barrier-free passenger loading and

unloading space

D. Caretaker's quarters 1 space for each dwelling unit

E. Congregate residences 1 space for each 4 sleeping rooms

F. Cottage housing developments 1 space for each dwelling unit

G. Floating homes 1 space for each dwelling unit

H. Mobile home parks 1 space for each mobile home lot as

deÕned in Chapter 22.904

I. Multifamily residential uses, except as

otherwise provided in this Table B for

23.54.015 

1 space per dwelling unit, or 1 space for

each 2 small eÞciency dwelling units
1
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12/31/2019 Seattle, WA Municipal Code

2/4

Table B for 23.54.015 

Required Parking for residential uses 

Use Minimum parking required

J. Nursing homes 1 space for each 2 staà doctors; plus 

1 additional space for each 3 employees;

plus 

1 space for each 6 beds

K. Single-family dwelling units 1 space for each dwelling unit

II. Residential use requirements for speci c areas

L. All residential uses within urban centers or

within the Station Area Overlay District 

No minimum requirement

M. All residential uses in commercial, RSL and

multifamily zones within urban villages

that are not within urban center or the

Station Area Overlay District, if the

residential use is located within a frequent

transit service area 

No minimum requirement

N. Multifamily residential uses within the

University of Washington parking impact

area shown on Map A for 23.54.015 

1 space per dwelling unit for dwelling units

with fewer than 2 bedrooms; plus 

1.5 spaces per dwelling units with 2 or

more bedrooms; plus 

0.25 spaces per bedroom for dwelling

units with 3 or more bedrooms

O. Multifamily dwelling units, within the Alki

area shown on Map B for 23.54.015 

1.5 spaces for each dwelling unit

III. Multifamily residential use requirements with rent and income criteria

2

1

1, 4

1

1
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12/31/2019 Seattle, WA Municipal Code

3/4

Table B for 23.54.015 

Required Parking for residential uses 

Use Minimum parking required

P. For each dwelling unit rent and income-

restricted at or below 80 percent of the

median income 

No minimum requirement

Footnotes to Table B for 23.54.015 

 The minimum amount of parking prescribed by Part I of Table B for 23.54.015 does not

apply if a use, structure, or development qualiÕes for a greater or a lesser amount of

minimum parking, including no parking, under any other provision of this Section 23.54.015.

If more than one such provision may apply, the provision requiring the least amount of

minimum parking applies, except that if item O in Part II of Table B for 23.54.015 applies, it

shall supersede any other applicable requirement in Part I or Part II of this Table B for

23.54.015. The minimum amount of parking prescribed by Part III of Table B for 23.54.015

applies to individual units within a use, structure, or development instead of any

requirements in Parts I or II of Table B for 23.54.015. 

 For development within single-family zones the Director may waive some or all of the

minimum parking requirements according to Section 23.44.015 as a special or reasonable

accommodation. In other zones, if the applicant can demonstrate that less parking is needed

to provide a special or reasonable accommodation, the Director may reduce the requirement.

The Director shall specify the minimum parking required and link the parking reduction to the

features of the program that allow such reduction. The parking reductions are eàective only

as long as the conditions that justify the waiver are present. When the conditions are no

longer present, the development shall provide the amount of minimum parking that

otherwise is required. 

 No parking is required for single-family residential uses on lots in any residential zone that

are less than 3,000 square feet in size or less than 30 feet in width where access to parking is

permitted through a required yard or setback abutting a street according to the standards of

subsections 23.44.016.B.2, 23.45.536.C.2, or 23.45.536.C.3. 

 Except as provided in Part III of Table B for 23.54.015, the minimum amounts of parking

prescribed by Part 1 of Table B for 23.54.015 apply within 1,320 feet of the Fauntleroy Ferry

1, 5

1 

2 

3 

4 
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12/31/2019 Seattle, WA Municipal Code

4/4

Table B for 23.54.015 

Required Parking for residential uses 

Use Minimum parking required

Terminal. 

 Dwelling units qualifying for parking reductions according to Part III of Table B for

23.54.015 shall be subject to a recorded restrictive housing covenant or recorded regulatory

agreement that includes rent and income restrictions at or below 80 percent of median

income, without a minimum household income requirement. The housing covenant or

regulatory agreement including rent and income restrictions qualifying the development for

parking reductions according to Part III of Table B for 23.54.015 shall be for a term of at least

15 years from the date of issuance of the certiÕcate of occupancy and shall be recorded with

the King County Recorder, signed and acknowledged by the owner(s), in a form prescribed by

the Director of Housing. If these provisions are applied to a development for housing for

persons 55 or more years of age, such housing shall have qualiÕed for exemptions from

prohibitions against discrimination against families with children and against age

discrimination under all applicable fair housing laws and ordinances.

5 
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Chapter 33.266 Title 33, Planning and Zoning 
Parking, Loading, And Transportation And Parking Demand Management 8/22/18 
 

266-6 

f. City of Portland bike-sharing stations may substitute for required parking if all of 
the following are met: 

(1) A City of Portland bike-sharing station providing 15 docks and 10 shared 
bicycles reduces the motor vehicle parking requirement by 3 spaces. The 
provision of each addition of 4 docks and 2 shared bicycles reduces the 
motor vehicle parking requirement by an additional space, up to a 
maximum of 25 percent of the required parking spaces; 

(2) The bike-sharing station must be adjacent to, and visible from the street, 
and must be publicly accessible;  

(3) The bike-sharing station must be shown on the building plans; and  

(4) A copy of the signed agreement between the property owner and the 
Portland Bureau of Transportation must be submitted before the building 
permit is approved. 

 
Table 266-1 

Minimum Required and Maximum Allowed Parking Spaces By Zone [1], [2] 
Zone Requirement 
OS, RF – RH, RMP, EG, I, IR Minimum is Standard A in Table 266-2. 

 
Maximum is Standard B in Table 266-2. 

CR, CM1, CM2, CM3, CE, CI Minimum for sites that are 7,500 square feet or less in size: No minimum 
except for Household Living, which has the following minimums: 

0 for 1 to 30 units; 
0.20 per unit for 31-40 units;  
0.25 per unit for 41-50 units; and  
0.33 per unit for 51+ units. 

Minimum for all other sites is Standard A in Table 266-2 
 
Maximum is Standard B in Table 266-2.  

EX No minimum except for Household Living, which has the following minimums:  
0 for 1 to 3 units;  
1 per 2 units for four+ units; and  
SROs are exempt. 

 
Maximum is Standard A in Table 266-2, except: 
1) Retail, personal service, repair-oriented - Maximum is 1 per 200 sq. ft. of 
net building area. 
2) Restaurants and bars - Maximum is 1 per 75 sq. ft. of net building area. 
3) General office – Maximum is 1 per 400 sq. ft. of net building area. 
4) Medical/Dental office – Maximum is 1 per 330 sq. ft. of net building area. 
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COMMUNITY DEVELOPMENT 
BUILDING  ECONOMIC DEVELOPMENT  ENGINEERING  PLANNING 

6101 SE Johnson Creek Blvd., Milwaukie, Oregon 97206 
503-786-7600 | www.milwaukieoregon.gov 

 

July 1, 2019 

Auryn White 
BAMA Architecture 
7350 SE Milwaukie Ave 
Portland, OR 97202 

Re:  Preapplication Report 

Dear Auryn: 

Enclosed is the Preapplication Report Summary from your meeting with the City on June 6, 
2019, concerning your proposal for action on property located at 9391 SE 32nd Avenue. 

A preapplication conference is required prior to submittal of certain types of land use 
applications in the City of Milwaukie. Where a preapplication conference is required, please be 
advised of the following: 

 Preapplication conferences are valid for a period of 2 years from the date of the conference. 
If a land use application or development permit has not been submitted within 2 years of 
the conference date, the Planning Director may require a new preapplication conference. 

 If a development proposal is significantly modified after a preapplication conference occurs, 
the Planning Director may require a new preapplication conference. 

If you have any questions concerning the content of this report, please contact the appropriate 
City staff. 

Sincerely, 
 

 
Dan Harris 
Administrative Specialist II 

Enclosure  
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COMMUNITY DEVELOPMENT 
BUILDING  ECONOMIC DEVELOPMENT  ENGINEERING  PLANNING 

6101 SE Johnson Creek Blvd., Milwaukie, Oregon 97206 
503-786-7600 | www.milwaukieoregon.gov 

cc: Mildred White, BAMA Architecture 
Valerie Hunter, VH Development 
Izak Hamilton, Clackamas Fire District #1 
Preapplication File      

4.1 Page 34



CITY OF MILWAUKIE
PRE-APPLICATION CONFERENCE REPORT

PreApp Project ID #: 19-008PA

Applicant Name: Auryn White

Company: BAMA Architecture

Address Line 1: 7350 SE Milwaukie Ave

Address Line 2:
OR 97202

Applicant 'Role': Owner

ProjectAddress: 9391 SE 32ND AVE

Project Name: 4-story mixed use building

Zone: NMU (Neighborhood Mixed Use)

Occupancy Group:
ConstructionType:

Use: Neighborhood Mixed Use
Occupant Load:

6/6/2019 10AM

Staff Attendance: Denny Egner, Mary Heberling, Steve Adams, Izak Hamilton

ADA:

Structural:

Mechanical:

Plumbing:

Plumb Site Utilities:

Electrical:

Notes: This structure shall comply with all the code provisions of the Oregon Structural Specialty Code 
(OSSC). 

This report is provided as a follow-up to a meeting that was held on at

City, State  Zip: Portland

BUILDING ISSUES

Description: Construct 4-story wood-framed mixed use building with 1st floor retail + covered parking. 
2nd-4th floor 28 total res. Units

AppsPresent: Auryn White, Mildred White, Valerie Hunter

Page 1 of 10City of Milwaukie DRT PA ReportDated Completed: 7/1/2019
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Fire sprinklers and alarms will be required as per Oregon Structural Specialty Code (OSSC).

Fire Sprinklers:

Fire Alarms:

Fire Hydrants:

Turn Arounds:

Addressing:

Fire Protection:

Fire Access:

Hazardous Mat.:
Fire Marshal Notes: See notes attached.

Water: A City of Milwaukie 6-inch water main on SE 32nd Avenue is available to provide service to the 
proposed development. A new water service and meter assembly will be required. The development 
will require separate water meters for the commercial and residential portions of the building. The 
Water System Development Charge (WSDC) is based on the size of water meter serving the property. 
A WSDC credit will be provided based on the size of existing water meter(s) being replaced. SDC 
charges and credits will be assessed at building permit issue. 

Please refer to CFD #1 memorandum for fire hydrant and additional requirements

Sewer: An 8-inch concrete wastewater main on SE 32nd Avenue will provide service to the proposed 
development. The existing service lateral size is unknown, and lateral must be sized to accommodate 
the proposed development. Currently, the wastewater SDC is comprised of two components: the first 
component is the City’s SDC charge calculated based on plumbing fixture units in accordance with the 

Uniform Plumbing Code and the second component is the County’s SDC for treatment calculated per 

equivalent dwelling unit that the City collects and forwards to the County. The wastewater SDC will be 
assessed and collected at the time the building permits are issued.

Storm: Submission of a stormwater management plan by a qualified professional engineer is required as part 
of the proposed development. The plan shall conform to Section 2 - Stormwater Design Standards of 
Milwaukie Pubic Works Standards. 
The stormwater management plan shall demonstrate that the post-development runoff does not exceed 
the predevelopment, including any existing stormwater management facilities serving the development 
property. Also, the plan shall demonstrate compliance with water quality standards. The City of 
Milwaukie has adopted the City of Portland 2016 Stormwater Management Manual for design of water 
quality facilities.

FIRE MARSHAL ISSUES

PUBLIC WORKS ISSUES

Please note all drawings must be individually rolled. If the drawings are small enough to fold they must be 
individually folded.

Page 2 of 10City of Milwaukie DRT PA ReportDated Completed: 7/1/2019
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All new impervious surfaces, including replacement of impervious surface with new impervious 
surfaces, are subject to the water quality standards. See Milwaukie Public Works Standards for design 
and construction standards and detailed drawings.
If the runoff cannot be disposed of with onsite infiltration facilities, connection to the storm system in 
SE 32nd Avenue will be permitted. 
The stormwater SDC is based on the amount of new impervious surface constructed at the site. The 
stormwater SDC will be assessed and collected at the time the building permits are issued.

Street: The proposed development fronts the west side of SE 32nd Avenue, which is classified as a Collector 
Street. The portion of SE 32nd Avenue fronting the proposed development has a right-of-way width of 
40 feet, a paved width of 28 feet, and curb tight sidewalks on both sides of the road. 
The proposed development fronts the north side of SE Olsen Street, which is classified as a Local 
Street. The portion of SE Olsen Street fronting the proposed development has a right-of-way width of 
50 feet and a paved width of approximately 16 feet with both sides of the road unimproved. 
The Transportation SDC will be based on the increase in trips generated by the new use per the Trip 
Generation Handbook from the Institute of Transportation Engineers. The SDC for transportation is 
per p.m. peak trip generated. Credits will be given for any demolished structures, which shall be based 
upon the existing use of the structures.

Frontage: Chapter 19.700 of the Milwaukie Municipal Code (MMC), applies to partitions, subdivisions, new 
construction, and modification and/or expansions of existing structures or uses that produce a projected 
increase in vehicle trips.
Transportation Facility Requirements, MMC Section 19.708, states that all rights-of-way, streets, 
sidewalks, necessary public improvements, and other public transportation facilities located in the 
public right-of-way and abutting the development site shall be adequate at the time of development or 
shall be made adequate in a timely manner.
SE Olsen Street
According to Code Table 19.708.2 the local street cross section includes the following:
- 8-foot travel lanes
- 6-foot parking strips with curb & gutter
- 5-foot landscape strips with sized stormwater planters
- 5-foot setback sidewalks
SE 32nd Avenue
According to Code Table 19.708.2 the collector street cross section includes the following:
- 10-foot travel lanes
- 8-foot parking strips with curb & gutter
- 5-foot landscape strips with sized stormwater planters
- 6-foot setback sidewalks

Right of Way: The existing 50-foot right-of-way on SE Olsen Street fronting the proposed development is of adequate 
width to accommodate the planned cross-section. 
The existing 40-foot right-of-way on SE 32nd Avenue fronting the proposed development is not of 
adequate width to accommodate the planned cross-section. A dedication of 10 feet may be necessary.

Driveways: MMC 12.16.040.B addresses spacing requirements from intersections. The minimum spacing from an 
intersection for multifamily driveways on a local street is 100 feet. The intersection of 32nd Avenue 
and Olsen Street is at a sufficient distance as proposed. 
MMC 12.16.040.A states that access to private property shall be permitted with the use of driveway 
curb cuts and driveways shall meet all applicable guidelines of the Americans with Disabilities Act 
(ADA). Driveway approaches shall be improved to meet the requirements of Milwaukie’s Public 

Works Standards, Section 5.0085, at the time of development. The plan depicts an opening of 18 feet, 
which also includes the walkway width. This width appears to be inadequate. Depending on the 
number of dwelling units, the access width will need to be a minimum of 20 or 24 feet wide, exclusive 
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PW Notes: APPLICABILITY OF PRE-APPLICATION REVIEW
The comments provided are preliminary and intended to address the original application materials 
submitted unless otherwise specifically called out in the notes. The information contained within these 
notes may change over time due to changes or additional information presented for the development. 
This pre-application review is for the following:
The construction of a 3-4 story mixed-use building.
SYSTEM DEVELOPMENT CHARGES (SDC’S)

There was insufficient information to estimate SDCs with the pre-application submitted. All SDCs are 
calculated, assessed, and collected at the time of building permit issue. Any changes in the proposed 
use may result in a change in the SDCs that are assessed. An estimate of SDCs can be provided if more 
detail is provided to staff. 
The Parks & Recreation System Development Charge (PRSDC) is triggered when an application on a 
new dwelling or a change in commercial use is received. The PRSDC is calculate base on dwelling 
units and employees. Credit can be applied for demolished structures based upon existing use. The 
parks and recreation SDC will be assessed and collected at the time of building permit issue.
OVERHEAD UTILITIES
The existing building is served by overhead utility lines crossing above SE 32nd Avenue. Service to 
the new building will need to be placed underground.
REQUIREMENTS PRIOR TO OCCUPANCY 
- Engineered plans for public improvements (street, sidewalk, and utility) are to be submitted and 
approved prior to start of construction. Full-engineered design is required along the frontage of the 
proposed development. Plans shall be prepared by a Professional Engineer licensed in the State of 
Oregon.
- The applicant shall pay an inspection fee of 5.5% of the cost of public improvements prior to start of 
construction.
- The applicant shall provide a payment and performance bond for 100% of the cost of the public 
improvements prior to the start of construction.
- The applicant shall provide a final approved set of Mylar “As Constructed” drawings to the City of 

Milwaukie prior to the final inspection. 
- The applicant shall provide a maintenance bond for 100% of the cost of the public improvements 
prior to the final inspection
ADDITIONAL REQUIREMENTS
- All fees mentioned are subject to change in accordance with the City of Milwaukie Master Fee 

of the walkway width.

Erosion Control: Per MMC Section 16.28.020.C, an erosion control permit is required prior to placement of fill, site 
clearing, or land disturbances, including but not limited to grubbing, clearing or removal of ground 
vegetation, grading, excavation, or other activities, any of which results in the disturbance or exposure 
of soils exceeding 500 square feet. The proposed development exceeds the threshold therefore, an 
erosion control permit is required.
MMC 16.28.020.E states that an erosion control permit is required prior to issuance of building permits 
or approval of construction plans. Also, MMC 16.28.020.B states that an erosion control plan that 
meets the requirements of Section 16.28.030 is required prior to any approval of an erosion control 
permit.

Traffic Impact Study: MMC 19.704 states the Engineering Director will determine whether a proposed development has 
impacts on the transportation system by using existing transportation data. If the Engineering Director 
cannot properly evaluate a proposed development’s impacts without a more detailed study, a 

transportation impact study (TIS) will be required to evaluate the adequacy of the transportation system 
to serve the proposed development and determine proportionate mitigation of impacts. The Engineering 
Director has determined that a project specific TIS is required to determine impacts of the 
development. The applicant will engage the city to determine scope prior to beginning work on the TIS.
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Schedule.

Setbacks: NMU Setback Requirements:
Minimum street setback: none 
Maximum street setback: 10 ft 
Side and rear setback: none

Additional Setback requirements:
On 32nd Ave: Distance from the centerline: 30 ft, plus any NMU setback requirements
On Olsen St: Distance from centerline: 25 ft, plus any NMU setback requirements. Olsen street is wide 
enough to meet this setback requirement. 

The setback may include usable open space such as plazas, courtyards, terraces, and small parks.

Building Height:
The maximum building height in the NMU is 3 stories or 45 ft, whichever is less. No building height 
bonuses are available in the NMU zone, but a variance to the height standard is possible. See more 
details on the variance process under the Application Procedures section. 

Lot Coverage:
Maximum lot coverage is 85%. This includes the parking area as it will be covered. Lot coverage 
means the amount of area covered by building(s) on a lot expressed as a percentage of the total lot 
area. Lot coverage includes open structures, such as pole barns; building features such as a patio 
covers, roofed porches, and decks; or similar features with a surface height of more than 18 inches 
above average grade. Lot coverage does not include eaves.

Nonresidential Development:
New mixed-use buildings within commercial mixed-use zones must meet the standards in 19.505.7 
Nonresidential Development. See the standards at link: 
http://www.qcode.us/codes/milwaukie/view.php?topic=19-19_500&frames=on

Landscape: Minimum vegetation: 15%
No more than 20% of the required vegetation area shall be covered in mulch or bark dust. Mulch or 
bark dust under the canopy of trees or shrubs is excluded from this limit. 

Usable open space may be counted toward the minimum vegetation requirement.

Parking: Quantity Parking Requirements
Multifamily dwelling units with 800 sq ft of floor area or less:
- Minimum: 1 space per dwelling
- Maximum: 2 spaces per dwelling

General Retail: 
- Minimum: 2 spaces per 1,000 sq ft of floor area
- Maximum: 5 spaces per 1,000 sq ft of floor area

Eating and Drinking Establishments:
- Minimum: 4 spaces per 1,000 sq ft of floor area

PLANNING ISSUES
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- Maximum: 15 spaces per 1,000 sq ft of floor area

Exemptions and By-Right Reductions to Quantity Requirements
Applicants are allowed to utilize multiple reductions provided that the total reduction in required 
parking does not exceed 25% of the minimum quantity requirement. 

Proximity to Public Transit: 
- Parking for commercial and industrial uses may be reduced by up to 10% if the development is within 
500 ft walking distance of a transit stop with a peak hour service frequency of 30 mins or less.
- Parking for multifamily uses may be reduced up to 20% if the development is within 500 ft walking 
distance of a transit stop with a peak hour service frequency of 30 mins or less.
- 
Multitenant Commercial Sites:
Where multiple commercial uses occur on the same site, minimum parking requirements shall be 
calculated as described below. The Planning Director shall have the authority to determine when 
multiple uses exist on a site:
- Use with highest parking requirement. The use that has the largest total number of minimum parking 
spaces required shall be required to provide 100% of the minimum number of parking spaces. 
- All other uses. All other uses on the site shall be required to provide 80% of the minimum number of 
parking spaces.

Carpool/Vanpool:
Commercial and industrial developments that provide at least 2 carpool/vanpool parking spaces may be 
reduce the required number of parking spaces by up to 10%. 

Bicycle Parking:
The minimum amount of required bicycle parking for all non-single-family residential uses may be 
reduced by up to 10% for the provision of covered and secured bicycle parking in addition to what is 
required by Section 19.609. A reduction of 1 vehicle parking space is allowed for every 6 additional 
bicycle parking spaces installed. The bicycle spaces shall meet all other standards of Section 19.609. If 
a reduction of 5 or more stalls is granted, then on-site changing facilities for bicyclists, including 
showers and lockers, are required. The area of an existing parking space in an off-street parking area 
may be converted into bicycle parking to utilize this reduction.

Car Sharing: 
Required parking may be reduced by up to 5% if at least 1 off-street parking space is reserved for a 
vehicle that is part of a car sharing program. The car sharing program shall be sufficiently large 
enough, as determined by the Planning Director, to be accessible to persons throughout Milwaukie and 
its vicinity. The applicant must provide documentation from the car sharing program that the program 
will utilize the space provided.

Quantity Modifications and Required Parking Determinations
Subsection 19.605.2 allows for the modification of minimum and maximum parking ratios from Table 
19.605. The application for a determination and the approval criteria can be found in Subsection 
19.605.2. Parking Modification Determination is a separate Type II land use application. 

Link to the code section for vehicle parking quantities requirements is here: 
http://www.qcode.us/codes/milwaukie/view.php?topic=19-19_600&frames=on

Transportation Review: The proposal will trigger the requirements of MMC Chapter 19.700 Public Facility Improvements. 
Please see the Public Works notes for more information about the requirements of MMC 19.700 and 
the necessary right-of-way dedication and/or street frontage improvements.
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Application Procedures: The applicant is interested in demolishing the existing structure on the property and building a 3-4 
story mixed-use building. Depending on a how tall the structure will be and other development 
standards, there may be a few options for the types of application for the proposal. 

1. 3-Story Mixed-Use Building that meets all development standards:
If there are no need for any variances to all development standards (including parking standards, the 
nonresidential development standards, or other standards related to this development) the process will 
be a Type I or Type II Development Review application. 

The application will be reviewed through a Type I or Type II review per the process and approval 
criteria for development review found in MMC 19.906 and the application fee for a Type I review is 
$200 and for a Type II review is $1,000. The submitted narrative and site plans for the application 
should address the following sections of the MMC: 19.303 Commercial Mixed-Use Zones, 19.501 
General Exceptions, 19.504.7 Minimum Vegetation, 19.504.9 On-Site Walkways and Circulation, 
19.505.7 Nonresidential Development, 19.600 Off-Street Parking and Loading, 19.700 Public Facility 
Improvements, and 19.906 Development Review. 

For the City's initial review, the applicant should submit 5 complete copies of the application, including 
all required forms and checklists. A determination of the application's completeness will be issued 
within 30 days. If deemed incomplete, additional information will be requested. If deemed complete, 
additional copies of the application will be required for referral to other departments, the 
Neighborhood District Association (NDA), and other relevant parties and agencies. City staff will 
inform the applicant of the total number of copies needed.

Land use application submission materials are listed below for your convenience.  Please refer to the 
handouts online at the City’s website at 

https://www.milwaukieoregon.gov/forms?keys=&term_node_tid_depth=311&field_microsite_tid_1=Al
l.

1. All applicable land use applications forms with signatures of property owners.
2. All applicable land use application fees.
3. Completed and signed “Submittal Requirements” form. 

4. 5 copies of an existing conditions and a proposed conditions site plan, both to scale.  These two site 
plans can be combined onto one site plan. Once the application is deemed complete, additional copies 
will be requested for distribution to City departments, applicable governmental agencies, and the 
neighborhood district association for review.
5. Detailed narrative describing compliance with all applicable code sections.

Type I applications are decided by the Planning Director and are administrative in nature. Once the 
Planning Director renders a decision, there is a fifteen calendar-day appeal period. A decision is 
generally issued within 14 days of the application being deemed complete. Building permits will be 
accepted for review only after the appeal period for all land use decisions has expired.

Type II applications are decided by the Planning Director. A public notice is sent to all residents within 
300 ft of the site and has a 14-day comment period. A decision is generally issued within 57 days of 
the application being deemed complete. Once the Planning Director renders a decision, there is a 
fifteen calendar-day appeal period. Building permits will be accepted for review only after the appeal 
period for all land use decisions has expired.

2. 4-Story Mixed-Use Building
A 4-story mixed use building does not meet the height requirements for the NMU zone. It will need to 
go through a Type III Variance process. 
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In addition to the same requirements needed for a Type I Development Review (see above), a variance 
application will need to be submitted for any standard that does not meet the requirements of the 
Milwaukie Municipal Code (MMC), including height. For a Type III Variance application, it will need 
to explain how it meets the approval criteria for a Type III Variance. See MMC 19.911 Variances on 
the approval criteria that needs to be addressed. The application will need to specifically address the 
Discretionary Relief Criteria, which include an alternative analysis, as well as, showing how the 
proposed variance avoids or minimizes impacts to surrounding properties, has desired public benefits, 
and responds to the existing built or natural environment in a creative and sensitive manner. The 
Planning Director and staff will need to see how a 4th story can meet that approval criteria. Creative 
ways to meet the criteria could be a step-back for the 4th floor, a green roof or other green building 
materials/amenities, and many more. A mixed-use building with just a 4th story will be hard for the 
Planning staff to recommend approval on due to it not providing anything that shows it meets the 
approval criteria. 

The variance application will be reviewed through a Type III review per MMC 19.1006 and the 
application fee is $2,000. The submittal narrative for the application should address the approval 
criteria for Type III Variances in MMC 19.911. 

If there are multiple variances, one variance application can accommodate up to 3 variance requests. 

The submittal requirements and materials are the same as listed above in the Type I process.

For Type III review, once the application is deemed complete, a public hearing with the Planning 
Commission will be scheduled. Staff will determine the earliest available date that allows time for 
preparation of a staff report (including a recommendation regarding approval) as well as provision of 
the required public notice to property owners and residents within 300 ft of the subject property, at 
least 20 days prior to the public hearing. A sign giving notice of the application must be posted on the 
subject property at least 14 days prior to the hearing. 

Multiple applications are addressed concurrently.  A Type II application would be reviewed with Type 
III applications at the Planning Commission, but are subject to the Type II approval criteria; not the 
Type III approval criteria.

Natural Resource Review: There are no natural resource overlay zones on this lot.

Lot Geography: The subject property is a rectangular lot that is 10,787.21 sq ft.

Planning Notes: 1. The preapplication conference is valid for purposes of submitting future land use applications as 
described in MMC 19.1002.4. A preapplication conference is valid for 2 years.

2. The Milwaukie Municipal Code is available online at  
http://www.qcode.us/codes/milwaukie/view.php?topic=19&frames=off. 

3. The site is in the Ardenwald-Johnson Creek Neighborhood District Association (NDA) boundary. 
Staff encourages the applicant to present the proposal to the NDA and/or its Land Use Committee, as 
well as to the immediate property owners. The NDA's webpage is on-line at 
https://www.milwaukieoregon.gov/citymanager/ardenwald-johnson-creek-nda.Their meetings are held 
at 6:30 pm on the fourth Monday of the month at Milwaukie Café and Bottle Shop (9401 SE 32nd 
Ave.) The NDA Chairperson is Matt Rinker (mattrinker@hotmail.com). Please contact the Chair to 
coordinate a meeting to discuss the proposal. 

4. This site is a brownfield and has been recognized by the Department of Environmental Quality 
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(DEQ) as having had/or has contaminants on site. Please contact DEQ to assess any remediation that 
may be needed for this proposal. The City will also refer any submitted applications to DEQ to provide 
any comments on the proposal, if needed.

County Health Notes:

ADDITIONAL NOTES AND ISSUES

Other Notes:
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This is only preliminary preapplication conference information based on the applicant's proposal and does 
not cover all possible development scenarios. Other requirements may be added after an applicant submits 
land use applications or building permits. City policies and code requirements are subject to change. If you 
have any questions, please contact the City staff that attended the conference (listed on Page 1). Contact 
numbers for these staff are City staff listed at the end of the report.

Sincerely,

City of Milwaukie Development Review Team

BUILDING DEPARTMENT

PLANNING  DEPARTMENT

ENGINEERING DEPARTMENT

CLACKAMAS FIRE DISTRICT

Samantha Vandagriff - Building Official - 503-786-7611
Harmony Drake - Permit Specialist - 503-786-7623
Stephanie Marcinkiewicz 503-786-7636

Leila Aman - Comm. Dev. Director - 503-786-7616

Steve Admans - City Engineer - 503-786-7605

Mike Boumann - Lieutenant Deputy Fire Marshal - 503-742-2673
Izak Hamilton - Fire Inspector - 503-742-2660

COMMUNITY DEVELOPMENT  DEPARTMENT

Dan Harris -Admin Specialist - 503-786-7600

David Levitan - Senior Planner - 503-786-7627Alex Roller - Engineering Tech II - 503-786-7695

Alicia Martin - Admin Specialist - 503-786-7600
Tempest Blanchard -Admin Specialist - 503-786-7600

Dalton Vodden - Associate Engineer - 503-786-7617

Brett Kelver - Associate Planner - 503-786-7657

Dennis Egner - Planning Director - 503-786-7654

Vera Kolias - Associate Planner - 503-786-7653
Mary Heberling - Assistant Planner - 503-786-7658
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II.  Project Summary 

This preliminary report has been prepared to outline the existing and proposed on-site stormwater 
conditions for the 32nd Avenue Mixed Use project. The final report will be based off field observation, 
existing survey, geotechnical report, and will include completed appendices.  The current preliminary 
report demonstrates feasibility for a stormwater system at a worst case scenario. 
 
The project is located in the city of Milwaukie at the corner of SE Olsen St. and SE 32nd Ave. The existing 
site consists of a grocery store and asphalt parking which is mostly impervious.  The site slightly slopes to 
the west. No stormwater facilities currently exist on site. 
 
See Appendix A – Existing Conditions 
 
The proposed improvements consist of a multistory mixed used building. The project proposes 8,452 sf 
(0.19 acres) of building and bike parking area (impervious) and 2,348 sf (0.05 acres) will be landscape or 
lawn pervious.   
 
See Appendix B – Site Plan and Appendix C – Storm Plan and Details. 
 
All proposed runoff from new impervious and existing impervious will be collect and detained onsite.  
No adjacent properties are anticipated to be captured by the proposed facilities.   

II. Stormwater Design 

The stormwater design for the 32nd Avenue Mixed project consists roof drains, conveyance piping, and 
detention piping.  Since none of the onsite impervious area is pollution generating no water quality 
treatment is required.  
 
 A Geotech report has not been completed but will be in the coming weeks.  Until completion of the 
Geotechnical report, the project has been designed for the worst-case scenario assuming no infiltration 
is available. The detention system is sized to detain the run off from the 2, 5, 10, and 25 yr storm events 
of the post developed site to predeveloped (Lewis and Clark era) conditions.  The flow control will be 
accomplished with the use of a flow control tee with no orifice smaller than 1 inch in diameter. 
 
See Appendix D – Stormwater Calculations for additional information on the proposed stormwater 
system sizing and See Appendix E – Geotechnical Report for additional information on the onsite soil 
properties.  
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IIII. Conveyance Calculations 

See Appendix D – Stormwater Calculations for conveyance calculations. 

IV. Operations and Maintenance 

See Appendix F – Operations and Maintenance Form for O&M requirements. 

V. Engineering Conclusion 

Based on the requirements of the Stormwater Design Standard of Milwaukie Public Works standards 
and the City of Portland 2016 Stormwater Management Manual, the proposed site facilities will be 
adequately designed to manage the proposed development conditions and should be approved as 
designed. 
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AAppendix A  
Existing Conditions - To be provided in future submittals 
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AAppendix B  
Site Plan - To be provided in future submittals 
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AAppendix C  
Preliminary Storm Plan 
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AAppendix D  
Stormwater Calculation 
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AAppendix E  
Geotechnical Report- To be provided in future submittals 
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AAppendix F  
Operations and Maintenance Form- To be provided in future submittals 
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Date: June 2, 2020 

Request: Milwaukie 32nd Avenue Mixed Use Transportation Impact Study Review 

Reviewer: Reah Flisakowski and Amanda Deering, DKS Associates P14167-022 

DKS Associates has reviewed the transportation impact analysis (TIA) for the Milwaukie-Mixed Use 
development1. The proposed development is located at 9391 SE 32nd Avenue in the northwest corner of 
SE 32nd Avenue and SE Olsen Street in Milwaukie, Oregon. The project would construct a four-story 
building to include 1,085 square feet of ground floor retail and three residential floors with 21 
apartments. There is an existing auto repair establishment in this location which would be demolished. 
The general comments and recommendations are based on review of the transportation impact analysis 
(TIA) materials.  

TRANSPORTATION IMPACT ANALYSIS SUMMARY 

Key findings from the transportation impact analysis include: 

. The proposed project would result in the following estimated net increase in motor vehicle trip 
generation: 3 (-1 in/4 out) weekday AM peak hour vehicle trips, 5 (3 in/2 out) weekday PM peak 
hour trips. Daily trip estimate for the project not provided. The estimates are based on applying 
ITE trips rates (Land Use Codes 221, 820, and 942) for the proposed retail and residential uses 
on the site and a trip credit from the removal of the prior auto repair shop. 

. Traffic operations were analyzed for existing conditions (year 2020) and forecasted conditions 
(year 2022), when construction of the proposed development is anticipated to be complete.  
Operations analysis was performed for the AM and PM peak hours at two study intersections. 

. Since current traffic counts could not be collected, historic 2018 counts were used with a 2% per 
year growth rate to factor the counts to 2020 existing conditions year. 

. A growth rate of 2% per year was applied to existing year traffic volumes to estimate 
background volumes for year 2022 operations analysis. No additional in-process developments 
were included in background volume growth.  

. The trip distribution estimate showed 50% of site trips traveling to or from the north via 32nd 
Avenue and 50% of site trips traveling to or from the south via 32nd Avenue. Of the 50% traveling 
to/from the south, 35% head towards OR 224, 10% continue south and 5% head east along 
Harrison Street. The locations of likely trip destinations, locations of major transportation 

1 Milwaukie Mixed Use Transportation Impact Study, Clemow Associates LLC, May 11, 2020. 
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facilities in the site vicinity and existing travel patterns at the study intersections were offered as 
rationale for the trip distribution estimate. The trip distribution is reasonable when compared to 
the Metro 2015 travel demand model. 

. All study intersections were found to operate at an acceptable level of service through the 2022 
AM and PM peak hours with full buildout of the proposed development.   

. Proposed site access driveway would not meet the City’s spacing standard of 100 feet for local 
streets due to the property location on a corner. The driveway is located as far from the 32nd 
Avenue/Olsen Street intersection as is feasible (approximately 51 feet). 

. A total of 17 on-site parking spaces are provided. There is no parking supply analysis in the TIA; 
however, the site plan notes that 24.25 parking spaces would be required. There is street 
parking available, but it is not stated how many would be available for the development site.  

. The study identified the pedestrian and bicyclist facilities along routes to the nearby Ardenwald 
Elementary school. No improvements were recommended beyond what is identified in the TSP.  

. Transit service in the area includes access to one TriMet bus line (the 75) within walking or 
biking distance of the site. Two bus stops are located adjacent to the site. 

. No significant safety issues were found from the review of the last five years of available 
collision data at study intersections. However, crash data was misreported for 32nd 
Avenue/Harrison Street. 

ISSUES TO BE ADDRESSED 

. Daily new trips generated by the site development were not provided. Per the checklist, they 
should be included. 

. The parking supply analysis should be provided. The site plan in the appendix shows 17 spaces 
will be provided but 24.25 spaces are required. Parking supply was not included in the traffic 
study. 

. The site plan identifies new street parking along the entire 32nd Avenue frontage. The existing 
roadway width will not accommodate on-street parking. The traffic study does not address how 
frontage improvements will be provided. 

RECOMMENDATIONS 

The following recommendations should be considered in developing conditions of approval for the 
proposed development: 

. Minimum AASHTO sight distance requirements should be met at the proposed driveway access.  
These should be approved by the City Engineer prior to final site plan approval. 

. The final site plan should be approved by the City Engineer prior to construction. 

. A parking supply standard variation may be triggered. 

 
X:\Projects\2014\P14167-022 (Milwaukie 32nd Ave Mixed Use Review)\DKS TIA Full Review for 32nd Ave Mixed Use.docx 
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5/23/2020 
 
Vera Kolias 
Milwaukie Planning Dept. 
6101 SE Johnson Creek Blvd 
Milwaukie OR 97206 
 
Re: VR-2019-013; P-2019-001; DEV-2019-013; TRF-2020-001 
 
Application concerning 9391 SE 32nd Ave Neighborhood Mixed Use (NMU) Development: 
 
Type III height variance request per MMC 19.911 
Type III driveway exception variance per MMC 19.911 
Type II parking minimum variance per MMC 19.605.2 
 
Applicable code sections for response: 
MMC 12.16 – Access Management 
MMC 19.303 – Commercial Mixes Use/Zone 
MMC 505.7 – Nonresidential Development 
MMC 19.600 – Off-street Parking and Loading 
MMC 19.700 – Public Facility Improvements 
MMC 19.911 - Variances 
 
 
The Ardenwald/Johnson Creek Neighborhood Association (AJCNDA) appreciates the amount of 
work that the applicants, Valerie Hunter, Auryn White, and the City of Milwaukie, has put into 
creating this application for development in the AJCNDA. The neighborhood also greatly 
appreciates the information that this application has provided about the City of Milwaukie’s NMU 
code and feels that this has been a very educational application about precedent setting within 
this new zone. We do, however, wish that the applicant had agreed to attend a neighborhood 
meeting to present this proposal and discuss neighborhood concerns about such an important 
project not only for the applicant, but for the neighborhood as well. 
 
Regretfully, the AJCNDA does not agree that the applicable code sections required by the City of 
Milwaukie’s NMU have been met by this Type III variance application and do oppose it.  The 
neighborhood looks at land use applications through the lens of: 1) safety concerns for citizens; 
2) does the application fulfill what the code says; 3) how will this application affect the 
neighborhood and the concerns that neighbors have about the application.  
 
12.16.040.C Accessway Location 
4.    Distance from Intersection 
To protect the safety and capacity of street intersections, the following minimum distance from the 
nearest intersecting street face of curb to the nearest edge of driveway apron shall be maintained. Where 
intersecting streets do not have curbs, the distance shall be measured from the nearest intersecting street 
edge of pavement. Distance from intersection may be modified with a modification as described in MMC 
Section 12.16.040.B.2. 
 
b.    At least one hundred (100) feet for multifamily residential properties and all other uses accessing 
local and neighborhood streets. 
 
We understand that this property could not possibly meet this safety code of more than 100’ from 
a local and a collector intersection and must request a variance.  This application site is right on 
the corner and puts the proposed accessway <50’ from the intersection. It is a very small parcel, 
.24 acres, on the corner of the street(s) which made it a great place for a prior gasoline station, 
then automotive repair shop, (a DEQ registered site with conditions).  The neighborhood views 
that this accessway variance will affect more than just the intersection request concerning 
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access/traffic and requires more discussion/consideration for safety.  The prior use of this site 
was entered from 32nd which has a sidewalk.  Olsen street does not have sidewalks, and even if 
one is built near the new building, pedestrians and bicyclists will still be entering the area from 
the middle of the street.  The neighborhood wonders if possibly not having parking at this site is 
an option that was considered for this project.  Even though it would cause more hardship and 
increase hazards for the neighborhood, it might be safer?? 
 
12.16.040.E 
 
2C    Cause hazardous conditions that would constitute a clear and present danger to the public health, 
safety, and general welfare. 
 
This community area has no sidewalks on streets on the west side of 32nd, nor are there plans to 
make any, which means limited safety for pedestrians and bicyclists, especially if several cars are 
parked on the new street/curb on 32nd and on the street on Olsen. Many of those pedestrians are 
children since this is near Ardenwald Elementary School. Also, across the street there is a school 
bus pickup location for middle, high school, and special needs students. It is the view of this 
neighborhood that this variance in access will create a hardship and create hazards for local 
neighbors, local businesses, and a real safety hazard for pedestrians and bicyclists.  
 
12.040.B Access Spacing 
 
2.    Modification of Access Spacing 
Access spacing may be modified with submission of an access study prepared and certified by a 
registered professional traffic engineer in the State of Oregon. The access study shall assess 
transportation impacts adjacent to the project frontage within a distance equal to the access spacing 
requirement established in Subsection 12.16.040.B.1. For example, for a site with arterial access, the 
access study would include evaluation of site access and capacity along the project frontage plus 
capacity and access issues within six hundred (600) feet of the adjacent property. The access study shall 
include the following: 
 
b.    Evaluation of traffic impacts adjacent to the site within a distance equal to the access spacing 
distance from the project site 
 
As density increases in the AJC neighborhood, remember how much busier this intersection will 
be and how many more people may be impacted. We did not see any future analysis, specific 
neighborhood traffic analysis, or background growth analyses of any already approved 
developments such as the Monroe Street Apartments (234 units near Harrison and 32nd) or the 
Hillside Park Redevelopment (500 units on 32nd and Hillside Court and Meek Street) included/ 
provided, but currently on 32nd in peak mornings from the JCB and Harrison intersection counts 
in the TIS Figure 5 page 12 ~974 cars travel 32nd not including background traffic volumes which 
is as much or more.  In the pm ~1,050 cars will be on 32nd not including background traffic 
volumes, which is as much or more. This is again only the information that was given from the 
City of Milwaukie for the TIS report. The neighborhood notes that the intersection of Johnson 
Creek Blvd was not included as an intersection in the TIS report as far as operations analyses, but 
it is part of our neighborhood and is very much part of the consideration of the safety of this 
variance request. The neighborhood requests that for a better heartbeat on the safety of 32nd and 
Olsen, that at least the JCB intersection data and background growth analyses of already 
approved developments be included in these analyses.  
 
19.303.1  Purpose 
 
B.    The Neighborhood Mixed Use Zone is intended to recognize 32nd and 42nd Avenues as 
neighborhood commercial centers. This zone allows for a mix of small-scale retail and services, along 
with residential uses, that meet the needs of nearby residents and contribute to a vibrant, local economy. 
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It is also intended to provide a safe and pleasant pedestrian environment while maintaining a 
neighborhood-scale identity. 
 
The neighborhood disagrees that this code section has been met and after reviewing this 
purpose/intent of the NMU and thinking about how this new code was presented to the 
neighborhoods is troubling, and unfortunately raises several concerns/discussion points about 
this application. 
 
The retail space provided by this development is sited in various parts of the application as 1,085 
sq. ft. (TIS introduction) The neighborhood could not find this specifically stated on the property 
information site plan, but after careful measuring with a magnifying hand lens and calculations 
determined it could be no more than ~1350 sq. ft including bathrooms and such for all 3 spaces.  
In emails in the TIS it is noted that the smaller NE retail space is already reserved for the property 
management office of the owner leaving < 800-1000sq ft of actual retail broken into 2 spaces to 
“meet the needs of nearby residents and contribute to a vibrant, local economy”.  For the size of 
the building 33,762sq ft (as referenced in the TIS site plan including the garage) or 32,548sq ft (as 
referenced in the application site plan), this NMU application “intends to allow for a precedent of 
the type of buildings that are beneficial to the area” (applicant quote under type 3 variance-
discretionary relief criteria).   
 
The neighborhood argues that this type of building is not beneficial to the area as, allowing only 
this small amount of space for retail purposes does not “meet the needs of nearby residents and 
contribute to a vibrant, local economy.”   It does not allow enough retail for a project of this size, 
and setting a precedent with this paradigm will mean the neighborhood will never have a local 
shopping hub that offers the neighborhood any retail amenities, while allowing many variances. 
(A coffee shop might be able to fit in one of those spaces or a food cart size business but would 
never provide a real neighborhood hub space. Milwaukie Café, across the street from the 
proposed site, has ~1700sq ft for people to enjoy and is considered the hub of this neighborhood. 
The neighborhood wonders/asks if anyone from the City or the applicant have reached out to the 
owner to discuss any project concerns the owner may have (Parking/Traffic/Construction, etc.).   
 
From reviewing this application, and in the concerns of safety for citizens it would probably be 
better to not have the retail stores on the bottom and make extra space for parking which would 
make it a stand-alone residential building, but maybe take the on-street parking out of the 
equation making the environment more safe for pedestrians and bicyclists.  Or, the number of 
units in the building could be diversified to 1, 2, and 3 bedrooms.  In retrospect, retail on the 
bottom floor is what the neighborhood wanted to make our community a more walkable, local 
shopping hub.  During neighborhood hub walks and open houses the neighborhood wanted a 
Green Zebra or small grocer, or a local wine bar for tastings and gatherings, but there isn’t 
realistically enough space leftover for a real gathering or shopping place for neighbors in this 
application.  
   
Also, the intent of this NMU application should be to “provide a safe and pleasant pedestrian 
environment while maintaining a neighborhood-scale identity”.  The neighborhood has already 
raised its concerns about a safe pedestrian and bicyclist environment earlier under 12.16.040.E2C 
The code 19.303.4B2C states “Maximum building height in NMU Zone is 3 stories or 45’, 
whichever is less”.  The applicant is requesting a type 3 variance to allow a height of 48’ for this 
building. The site plan for this application and the TIS site plan both state under property 
information that the actual height of this building is 51’1”, so higher than 48’ is required.  Also, 
under 19.303.3B5 the maximum lot coverage allowed in the NMU zone is listed at 85%, and on 
both the TIS and the main application site plans it is listed at 90%(really 91%) or 9775sq ft of the 
10,800sq ft total plus exterior concrete paving of 60’ for an additional .5% coverage. (There were 
various numbers listed throughout all the paperwork stating what the maximum lot coverage was, 
but since the 2 site maps listed the 9775sq ft consistently, that is the number the neighborhood 
determined was the correct one.)  The neighborhood opposes this height variance request 
arguing that it does not maintain a neighborhood-scale identity in the NMU zone and does not 
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meet the NMU lot coverage standard.  Also, the elephant in the room is that the height variance 
request for the entire extra story is for 1 5-bedroom, 4-bathroom unit.  There isn’t anything in the 
code stating that 1 story of a building couldn’t be 1 unit, but with the need of affordable housing in 
the area brought up continually for the past 5 years and part of the reason the city stated that the 
NMU hub areas were needed seems highly contradictory.  The neighborhood asks if granting this 
height variance request for the purpose of adding a 1 story unit is what was intended for the NMU 
zone.  If it is, this will lead to gentrification and displacement of low and middle-income families in 
the AJC neighborhood, and change the area from a family oriented one to a much more affluent 
one. 
 
This application contains several discrepancies which make it hard to discern what numbers are 
correct, but it is the NMU code that is problematic. The neighborhood clearly stated, when the 
NMU code was being discussed and written, that since the southern part of AJC would have taller 
buildings (Monroe Street Apts. = 5 stories part of Central Milwaukie, Hillside Park = 4 stories part 
of Central Milwaukie) that the center of the AJC neighborhood (not part of Central Milwaukie) 
would have a maximum height  of 3 stories, period. This was discussed and determined by 
citizens to fit more cohesively with the 1 and 2 story houses, duplexes, and existing apartment 
buildings during numerous open houses. Even a stepped back building at 51’1” is still almost 5 
stories tall, and far beyond the neighborhood-scale identity that was envisioned for AJC by its 
citizens in the NMU zone. The AJC neighborhood opposes the requested variances.  
 
19.505.7 Nonresidential Development 
A.    Purpose 
The design standards contained in this section are intended to encourage building design and 
construction with durable, high-quality materials. The design standards support development of an 
attractive, cohesive, and pedestrian-friendly commercial area. The design standards do not prescribe a 
particular building or architectural style. 
 
The neighborhood does cede that the design of the building is pleasant overall, and the materials 
appear to be used for best effect.  Others may argue that the use of brick increases the 
appearance of mass or density or squareness of the building, but out of all the comments the 
neighborhood has about this project, it has the least. 
 
19.605.2 Quantity Modifications and Required Parking Determinations 
 
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. 
 
After reviewing the submissions of the Seattle, WA Municipal code for Parking and a table from 
the City of Portland Parking/Zoning code, the AJC neighborhood argues that both of these entities 
are hardly fair comparisons and proposed parking quantities are not reasonable to the City of 
Milwaukie, and that the existing parking demand for similar use in other locations is not 
equivalent.  City of Seattle population: 744,955 (2018); City of Portland population: 653,115 (2018); 
City of Milwaukie population: 21,014 (2018). Examples that are a closer fit in scale and demand 
would more clearly outline the parking scope of a small town and not a large city. 
 
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. 
 
The neighborhood would also state that by not providing adequate or minimal parking on site, it 
will decrease the livability of the residents of the proposed building. This building per MMC Table 
19.605.1 is minimally required to provide 26.67 (27) parking stalls.  It has reduced this amount by 
utilizing Reduction 2 – being close to mass transit in a multi-family building – lower by 20% (5 
stalls) to ~22 stalls.  The applicant has argued that because of the size of the units provided that 
the tenants are more likely to be younger and more transit oriented and therefore 17 spaces will 
be adequate. This means that residents, being younger, will be out later, and as is implied, not 
have a family, but many friends/visitors.  Because there is a limited transit schedule on 32nd street 
for bus #75 (buses run every 15min or longer during peak hours, but have no late evening service, 
weekend service is stopped to Milwaukie/Ardenwald after 7pm, and there is over a mile walk to 
either max station).  Parking will be needed for each of the housing units, retail parking for 
employees and customers, guests/visitors of residents, and in reality only 15 spaces of the 17 will 
be available for most tenants as 1 space is reserved for the penthouse unit and 1 space is ADA. 
As noted before this development focusses more on a higher number of smaller residential units 
with little retail, so making it a stand-alone residential building appears to be the higher interest of 
the applicant. 
 
b.    The reduction of off-street parking will not adversely affect available on-street parking. 
 
It is hard to predict whether the reduction of off-street parking will adversely affect available on -
street parking, but it will impact it.  On street parking on this corner is already busy so there could 
be issues.  Currently, when Milwaukie Café is open, parking already occurs on both the north and 
south sides of Olsen Street and on 32nd in front of their building.  The neighborhood does foresee 
that parking on Olsen Street is already adversely affecting Olsen Street neighbors as some have 
placed “leave driveways unblocked signs” in front of their homes.  
 
c.    The requested reduction is the smallest reduction needed based on the specific circumstances of the 
use and/or site. 
 
The requested reduction is 5 spaces (with 5 already reduced so 10 spaces total).  Again, as there 
is little retail, more parking spaces could be provided on site in lieu of retail. 
 
19.911.4B Approval Criteria  
 
   Type III Variances 
 
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. 
 
We understand that this property could not possibly meet this access safety code of more than 
100’ from a local and a collector intersection and must request a variance.  This application site is 
right on the corner and puts the proposed accessway <50’ from the intersection. It is a very small 
parcel, .24 acres, on the corner of the street(s) which made it a great place for a prior gasoline 
station, then automotive repair shop, (a DEQ registered site with conditions).  The neighborhood 
views that this accessway variance will affect more than just the intersection request concerning 
access/traffic and requires more discussion/consideration for safety.  The prior use of this site 
was entered from 32nd which has a sidewalk.  Olsen street does not have sidewalks, and even if 
one is built near the new building, pedestrians and bicyclists will still be coming up the middle of 
the street further down the road and may not use the sidewalks anyway.  The neighborhood 
wonders if possibly not having parking at this site is an option that was considered for this 
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project. Even though it would cause more hardship and increase some hazards for the 
neighborhood, it might be safer? 
 
b.    The proposed variance is the minimum variance necessary to allow for reasonable economic use of 
the property. 
 
Again, what other possibilities are there besides parking, 1) car sharing, 2) parking elsewhere, that 
could allow for reasonable economic use. 
 
c.    Impacts from the proposed variance will be mitigated to the extent practicable. 
 
This is problematic as the impacts of this variance are the safety of pedestrians, bicyclists, and 
school kids. This variance warrants further discussion concerning safety and the neighborhood 
argues that there should be input from other boards such as the Public Safety Advisory 
Committee.  This variance in access will create a hardship and create hazards for local neighbors, 
local businesses, and a real safety hazard for pedestrians and bicyclists. 
 
 
19.911.4 B.  Approval Criteria  
 
 Type III Variances 
 
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. 
 
The site plan for this application and the TIS site plan both state under property information that 
the actual height of this building is 51’1”, so higher than the 48’ variance that is requested.   
 
A typical 3 story building (36’-40’) next to a 1 story (15’-20’) or 2 story (20’-30’) house makes sense 
and is vastly different then having a 1 story (15’-20’) next to an almost 5 story at 51’1” building.  
No matter how this is described, by allowing this height variance to add a 5-bedroom, 4-bathroom, 
1 story unit, this will set a precedent for all NMUs in the city. As the applicant states, “This 
proposal will create a neighborhood-scale identity”. The neighborhood opposes this height 
variance request arguing that it does not maintain a neighborhood-scale identity in the NMU zone. 
Again, the neighborhood clearly stated, when the NMU code was being discussed and written, 
that since the southern part of AJC would have taller buildings (Monroe Street Apts. = 5 stories 
part of Central Milwaukie, Hillside Park = 4 stories part of Central Milwaukie) that the center of the 
AJC neighborhood (not part of Central Milwaukie) would have a maximum height  of 3 stories, 
period. This was discussed and determined by citizens to fit more cohesively with the 1 and 2 
story houses, duplexes, and existing apartment buildings during numerous open houses. Even a 
stepped back building at 51’1” is still almost 5 stories tall, and far beyond the neighborhood-scale 
identity that was envisioned for AJC by its citizens in the NMU zone. The AJC neighborhood 
opposes the requested variance.  
 
No surrounding buildings have reached or exceeded the maximum building height code, and this 
building, at this height, could take away the beauty of our community. It would certainly change 
our home values and could become a hardship on families in our community if this precedent 
became the standard. 
 
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. 
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The neighborhood argues that this increased height variance does not avoid or minimize impacts 
to surrounding properties.  Properties to the north and east will have reduced solar access and 
properties to the west will have a 51’1” building 1’-2’ (depending on which maps you look at) from 
their property line.  Several homes on Olsen, Kelvin, Malcom, and 32nd will lose their privacy, and 
all community members will not be able to avoid seeing this building as it towers over the heart of 
our neighborhood. Having a setback on various sides of the building will still make it over 4 
stories on the other side facing other neighbors, and planters, screens, etc., will do more for the 
homeowner than the neighborhood. 
 
(2)   The proposed variance has desirable public benefits. 
 
The neighborhood argues that this height variance does not have desirable public benefits.  The 
only benefit is to the owner who will have a 5-bedroom, 4-bathroom 1 story unit with a fabulous 
view. 
 
(3)   The proposed variance responds to the existing built or natural environment in a creative and 
sensitive manner. 
 
The neighborhood argues that the height variance does not respond to the existing built or 
natural environment in a creative and sensitive manner.  If this height variance is given, this 
building will be a looming wall over 32nd Ave.  At 51’1” it will be far taller than the current road is 
wide. 
 
 
c.    Impacts from the proposed variance will be mitigated to the extent practicable. 
 
The impacts from the proposed height variance cannot be mitigated to the extent practicable to 
the community.   
 
By allowing this height variance to set precedent, every NMU development application in our 
neighborhood and the city will request a height variance, a parking variance, and most likely an 
access variance. This is problematic because looking at 19.303.4 F3 – Exemptions – “Maximum 
residential densities for mixed use building are controlled by height limits”, and the number of 
units determines the amount of parking required. Therefore, every application will request a 
height variance, a parking variance, and an access variance.  Each building will have as many 
units as possible crammed into it with less parking, and the neighborhood will become unsafe for 
families to live in.  In trying to achieve more diversity by creating the NMU zone, the outcome will 
be the opposite, and this “urbanization” will be just be another “D” street where people go for 
dinner and then leave because…who would want to live there? 
 
 
 
 
 
Ardenwald/Johnson Creek NDA Board 
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From: Owings, Amanda
To: Vera Kolias
Cc: Montalvo, Teresa
Subject: RE: Land use application referral - 9391 SE 32nd Ave
Date: Friday, May 22, 2020 21:51:47

Hi Vera,

I reviewed the project description. Given the uses listed, the intersection of SE 32nd/Johnson Creek should
operate adequately since it was recently signalized. I cannot find that PBOT has any future projects in the area.
Thanks for the opportunity to comment,
Amanda
 
Amanda Owings, P.E.
Traffic Engineer | PBOT Development Review
503-823-3100
 

From: Vera Kolias <KoliasV@milwaukieoregon.gov> 
Sent: Thursday, May 21, 2020 8:30 AM
To: Montalvo, Teresa <Teresa.Montalvo@portlandoregon.gov>
Cc: Owings, Amanda <Amanda.Owings@portlandoregon.gov>; Public Works Permitting
<publicworkspermitting@portlandoregon.gov>
Subject: Re: Land use application referral - 9391 SE 32nd Ave
 

⛔ The City's email systems have identified this email as potentially suspicious. Please click
responsibly and be cautious if asked to provide sensitive information.

Good morning Teresa,
 
Thanks very much.
 
Stay safe out there!
 
Vera
 
Vera Kolias, AICP
Associate Planner
she/her/hers
503.786.7653
City of Milwaukie
6101 SE Johnson Creek Blvd., Milwaukie, OR  97206
 

From: Montalvo, Teresa <Teresa.Montalvo@portlandoregon.gov>
Sent: Thursday, May 21, 2020 8:27 AM
To: Vera Kolias <KoliasV@milwaukieoregon.gov>
Cc: Owings, Amanda <Amanda.Owings@portlandoregon.gov>; Public Works Permitting
<publicworkspermitting@portlandoregon.gov>
Subject: RE: Land use application referral - 9391 SE 32nd Ave
 
Good Morning Vera,

4.1 Page 174

mailto:Amanda.Owings@portlandoregon.gov
mailto:KoliasV@milwaukieoregon.gov
mailto:Teresa.Montalvo@portlandoregon.gov
mailto:Teresa.Montalvo@portlandoregon.gov
mailto:KoliasV@milwaukieoregon.gov
mailto:Amanda.Owings@portlandoregon.gov
mailto:publicworkspermitting@portlandoregon.gov


 
I have forwarded your information to the Bureau’s Development Review Traffic Engineer.  Thank you for
reaching out to us!
 
 
 
Teresa M Montalvo
Land Use Review Supervisor
Prounouns:She/Her
Portland Bureau of Transportation

1900 SW 4th Avenue, Suite 5000
Portland, OR 97201
Teresa.montalvo@portlandoregon.gov
 

   

The City of Portland ensures meaningful access to city programs, services, and activities to comply with Civil Rights Title VI and
ADA Title II laws and reasonably provides: translation, interpretation, modifications, accommodations, alternative formats,
auxiliary aids and services. To request these services, contact 503-823-5185, City TTY 503-823-6868, Relay Service: 711.
 
Mayor Ted Wheeler has declared a State of Emergency for the City of Portland. While city offices are closed
to the public to maintain social distancing guidelines from Oregon and federal health authorities, PBOT
staff who are able to are currently working remotely to help keep the business of PBOT moving. Our
maintenance crews are also taking extra precautions to protect our crews and the public as they respond
to road hazards or other road emergencies. 
Please allow extra time as we work to help get the service you need during our national emergency. If you
have an emergency road hazard to report, you may contact our 24/7 maintenance dispatch at 503-823-
1700 or email pdxroads@portlandoregon.gov.
 

From: Owings, Amanda <Amanda.Owings@portlandoregon.gov> 
Sent: Wednesday, May 20, 2020 7:15 PM
To: Montalvo, Teresa <Teresa.Montalvo@portlandoregon.gov>; Public Works Permitting
<publicworkspermitting@portlandoregon.gov>
Subject: RE: Land use application referral - 9391 SE 32nd Ave
 
I could not find any other projects in this area that are in planning or design.
I will take a look at the materials from Milwaukie.
Thanks for sending this!
 
Amanda Owings, P.E.
Traffic Engineer | PBOT Development Review
503-823-3100
 

From: Montalvo, Teresa <Teresa.Montalvo@portlandoregon.gov> 
Sent: Wednesday, May 20, 2020 4:27 PM
To: Public Works Permitting <publicworkspermitting@portlandoregon.gov>; Owings, Amanda
<Amanda.Owings@portlandoregon.gov>
Subject: RE: Land use application referral - 9391 SE 32nd Ave
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Sent: Monday, May 18, 2020 2:24 PM
To: BDS Web mailbox <bds@portlandoregon.gov>; BPS Mailbox <BPSMBX@portlandoregon.gov>
Subject: Land use application referral - 9391 SE 32nd Ave
 
Good afternoon,
 
I am sending a courtesy referral to you for a proposed mixed-use development on the property located
at 9391 SE 32nd Ave.  We are sending this as one of the affected intersections addressed in the TIS is
the Johnson Creek Blvd/32nd Ave intersection.
 
Please note that I do not know to whom at PBOT I should be sending this referral - I left them a
voicemail message.  If you could please forward this to staff at PBOT, I would appreciate it.
 
Application referral
notice:  https://www.milwaukieoregon.gov/sites/default/files/fileattachments/planning/page/114471/vr-
2019-013_referral.pdf
 
thank you very much,
Vera
 
 
Vera Kolias, AICP
Associate Planner
she/her/hers
503.786.7653
City of Milwaukie
6101 SE Johnson Creek Blvd., Milwaukie, OR  97206
 

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely for use by the
recipient and others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure,
copying, distribution or taking action in relation of the contents of this information is strictly prohibited and may be
unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived by Mimecast Ltd.

 

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely for use by the
recipient and others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure,
copying, distribution or taking action in relation of the contents of this information is strictly prohibited and may be
unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived by Mimecast Ltd.
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From: Becky Dresselhaus
To: Milwaukie Planning
Subject: Variance request at 9391 SE 32nd Ave
Date: Wednesday, May 27, 2020 18:40:16

This Message originated outside your organization.

I live on Harvey Street. 32nd Avenue is my most traveled route.  I am surprised that the proposed variance for the
property at the corner of 32nd Avenue and Olsen requests less parking spaces.  Obviously, the proposed plan does
not take into account the lack of parking in this area.  Milwaukie Cafe, a very popular neighborhood restaurant, does
not even have designated parking, so cars park on Olsen.  Cars are often parked at the stop sign on Olsen, making it
difficult for cars heading west on Olsen to turn left onto 32nd.  Olsen is already the same as a “one lane” street as
cars park on both sides of the street.  I cannot imagine what this intersection will turn into with this proposed plan -
17 spots instead of 21 for 21 units!  Many apartment units like ours (Willammette Townhouses) have two cars and
there is a constant scramble for the few visitor parking spots.

This is a very residential and heavily traveled area by both cars and tri met buses.  It is the last place we need a four
story, multi use building.

Please visit the site and think very carefully about the impact on the homes and other businesses on 32nd.

Sincerely,
Rebekah Dresselhaus
3236 SE Harvey Street
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From: Abigail Brittain
To: Vera Kolias
Subject: 32nd & Olsen Proposal
Date: Thursday, May 28, 2020 8:11:45

This Message originated outside your organization.

Good morning, 

I would like to express my opinion regarding the variance request at 32nd and Olsen. As a
neighbor living on Olsen Street I do not support the height variance. I would not want a 4
story house built 2 feet from my property line and the application distinctly notes this property
would set a precedence for the neighborhood. I am in support of developing the property for
retail and residential use. If it was built to a smaller scale it could perhaps meet the necessary
parking requirements which it appears to be well under. I do not support reducing the parking
requirements as its logical that any available street parking would be used by residents of the
building leaving no parking for the proposed retail spaces. This intersection is currently the
core of our neighborhood and should be thoughtfully planned to accommodate pedestrian,
bicycle and vehicle traffic. 

Thank you,
Abby

Abigail Brittain MPAS, PA-C
Physician Assistant
Pronouns: she/her (Why is this in my email signature?)
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From: Chris Bailey
To: Vera Kolias
Subject: comments on Application concerning 9391 SE 32nd Ave Neighborhood Mixed Use (NMU) Development:
Date: Wednesday, May 27, 2020 16:43:04

This Message originated outside your organization.

Vera Kolias

Milwaukie Planning Dept.
6101 SE Johnson Creek Blvd
Milwaukie OR 97206

Application concerning 9391 SE 32nd Ave Neighborhood Mixed Use (NMU) Development:

I am resident of the Ardenwald neighborhood and a member of the Ardenwald Johnson Creek NDA board.  I am writing to
share my opposition to proposed variances to code for the development at 9291 SE 32nd Avenue, Milwaukie 97222.

I want to be clear that  I am not opposed to the development of this site.  I believe that intelligently increased density is a must
if our region is to create enough housing. I welcome multifamily housing and retail to this site. 
However, existing code already allows reasonable limits for development in this residential neighborhood and the
proposed variances create serious livability and safety challenges to the immediate neighborhood that are unacceptable. 

In general I wish to add my support to the incredibly thoughtful and well articulated letter written by Lisa Gunion-Rinker. 

Some specific thoughts I wish to add: 

In reading the application materials I found two particularly concerning statements. First, “The proposed variance has
desirable public benefits.”  The opposite is true. The proposed variances have clear undesirable public harms, while benefiting
only the owner and developer.  For example, we know from the experience in Portland that creating apartments without
enough parking for each resident does not mean residents do not own cars. Rather, they park their cars on public streets. There
must be enough parking for each unit to have a space.
Crowded street parking on the surrounding streets, which already lack sidewalks or curbs, will be a significant challenge to
local residents.  In addition, a reduction in a available public parking in the area will detrimentally impact the Milwauie Cafe
and Bottle shop next door, an existing business which is an incredibly important neighborhood gathering center.

My second big concern is that the developer specifically states that ‘This proposal intends to allow for a precedent of the type
of buildings.”  Please do NOT allow this to become a precedent.  The 45 feet tall is already a significant change to the
character of the neighborhood.  
There is lots of talk in the proposal about how they will make the 4th floor more attractive and less intrusive. This is
impossible.  Towering 2 stories higher than any of the surrounding buildings (and any buildings anywhere in the
neighborhood) the 4th story variance will be intrinsically intrusive, as will any other 4 story buildings then allowed in the
future under this ‘precedence’.   From many conversations with other neighborhood residents over the past three years I
believe that this 4th story variance will be widely opposed and will generate ill-will and resentment towards the development
and the city for allowing it.  This has the unfortunately potential to inhibit future multifamily developments.

These variances are NOT creating a public benefit and should be denied.  A residential building with adequate parking can be
created on the site with only 3 stories.

Thank you for your time and consideration in this reading. 
Chris Holle-Bailey
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From: Coralee Popp
To: Vera Kolias
Subject: 32nd and Olsen construction
Date: Wednesday, May 27, 2020 15:50:25

This Message originated outside your organization.

I have a home on Olsen, and am absolutely not in favor of this 4 story building being constructed.  The Cannabis
dispensary that wanted to build there was bad enough, but this would change the entire character of the
neighborhood.  Traffic and  parking are two issues that spring to mind.   I can think of no-one that benefits beyond
the developer.

Sincerely,
Coralee Popp
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From: Kara E. Cecil
To: Vera Kolias
Subject: Variance at 32nd & Olsen
Date: Wednesday, May 27, 2020 17:27:16

This Message originated outside your organization.

Hello!  I am a neighborhood resident and am pleased to hear that there will be a mixed use
development in this space.  However, I am very concerned about the variances being
considered for this property.  There should be at least the same number of parking spaces as
there are units - definitely no less.  This is especially important because there are two retail
spaces there that will be sharing parking space with a business that is very valuable to our
neighborhood, the Milwaukie Cafe.  The cafe already has very limited parking, and with two
other retail spaces as well as apartment people competing for street parking space this will be a
very unfortunate situation that will impact these businesses significantly.  Please require this
developer to have at least as many parking spaces as there are units in the building.  It is very
likely that even with only one space per apartment there will still be quite a few apartment
people who will also be parking on the street.  Even if only a few units have two cars this will
quickly overwhelm any spaces for the businesses which are essential to developing our
neighborhood's goal of having that be a nice little mixed use central area.  It only takes a small
issue like no parking to deter people from stopping there during the rainy season (which is
almost always) and it would be terrible to lose the momentum that we have there with
Milwaukie Cafe.

Thank you for considering my input.  I hope we have the same vision of a healthy
neighborhood social hub at the corner of 32nd & Olsen, which is likely of less importance to
the developer than the cost of adding parking spaces.

All the best,

Kara Cecil
9709 SE 40th Ave
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From: Lindsay Rodriguez
To: Vera Kolias
Subject: Comments for VR-2019-013
Date: Wednesday, May 27, 2020 18:22:47

This Message originated outside your organization.

Hi Vera,

I read about this proposal VR-2019-013 here in Ardenwald, of which I am a resident.
Personally, I am really excited by this proposition and believe new retail space could give
Ardenwald the neighborhood feel it lacks, like places such as Woodstock and Sellwood do. I
am really happy to see there are parking spots included in the proposal as well. I hope the
commercial tenants will be places that foster community and a gathering place for all of us to
enjoy. 

Thank you for your work on this. I am excited to see what will happen. 

Lindsay Rodriguez 
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From: Michael Stone
To: Vera Kolias
Subject: 32nd Ave Zone Variance
Date: Wednesday, May 27, 2020 21:01:13

This Message originated outside your organization.

4 stories is just too much and out of character for the Ardenwald neighborhood. 2 to 3 stories
should be more than enough to make the project economically viable. Note that there are no
other multi-unit apartments on 32nd that exceed 2 stories.

What is the plan for parking to service this site? Every apartment will likely have at least two
persons who will each own a vehicle. To assume that all or even a sizable portion of the new
residents will use mass transit is pathetically naive. 
  32nd Ave already carries a lot of traffic, still more does nothing to enhance livability in the
neighborhood but I suspect it will do wonders for the bottom line of the developers who most
certainty do not make their home in Ardenwald.

Mike & Susan Stone
Milwaukie, OR
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From: michele@michelelukowski.com
To: Vera Kolias
Subject: Re: Development at 32nd and Olsen
Date: Thursday, May 28, 2020 8:38:57

This Message originated outside your organization.

Hi Vera, 

Just so it's not misunderstood, I do hope that the old auto mechanic site gets a nice
development. However what is proposed there is too much for the site. I am saying this as
someone who has lived here for 9 years and seen the positive changes and looks forward to
some of the growth that is happening. 

My suggestions as to what is reasonable for the property at 32nd and Olson are: 1. Fewer
residential units, no exception on parking requirement as there is not adequate street parking.
2. Observe at least a 5' setback from property line since it is up against a single family home
on the west side. 3. Locate the driveway for the building on 32nd, because the proposed
driveway is not set back far enough from the intersection and is directly across from the
driveway for the commercial building across Olsen.

On May 28, 2020 8:15 AM, michele@michelelukowski.com wrote:
I see reading through the traffic study that the engineers did not do a traffic count at 32nd
and Olsen, and are using count numbers from 32nd and Harrison and 32nd and Johnson
creek. This makes the study pretty inaccurate. They say less than 1% increase in traffic but
their own modeled numbers say from 16 to 19 in peak AM hour, which is an 18% increase.
Also it suggests that there is on-street parking on both sides of Olsen, which is not exactly
true. Did they miss that there is an existing driveway directly across from the main proposed
entrance for the development site? 

I also see that you are allowing a 2' setback to the property line for the new building? Why?

Why is it that we received mailed notifications for someone two blocks away who wants to
build a house addition and requires no exceptions to code, but we've received no details on
this for months? 

On May 27, 2020 4:33 PM, michele@michelelukowski.com wrote:
Hi Vera,

I emailed you earlier on this, then looked at the plans. I stand by my statement about
needing parking, and think 17 spaces for 21 units plus commercial space is not adequate.
This needs at least 21 spaces or fewer units. Also there is already a hazard at that corner
for traffic due to proximity to the bus stop and difficulty seeing around parked cars on the
corner. Has a traffic study been done?

Thanks,

Michele
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From: Nikolay Demchenko
To: Vera Kolias
Subject: 4 story residential unit at 32nd and Olsen.
Date: Thursday, May 28, 2020 0:22:43

This Message originated outside your organization.

Hi,
I just wanted to comment that the variance for less parking spaces should not be approved. All
the visitors of the residents will already park on the side streets and if the parking spaces are
reduced there will be even more cars lined along the street. Currently if there are cars parked
on both sides of the street, only one car can drive in one direction. There is not enough room
for two cars to maneuver side by side. I would recommend that the variance is reversed in the
other direction and additional parking spaces for visitors are added in the building. Thank you.
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From: Ramona King
To: Vera Kolias
Subject: Proposed new development at 32nd and Olsen
Date: Wednesday, May 27, 2020 18:56:14

This Message originated outside your organization.

To whom it may concern:

As a born and raised Oregonian, I have seen this type of development many times. I appreciate
progress and growth but not at the sacrifice of local communities. Areas that come to mind are
Division St., Alberta, Albina, Mississippi, Williams, and soon to be SE Woodstock. Change is
inevitable and welcome. However, granting these variances will open the door to and set a
precedence for rampant disregard for the neighborhood impacted. Increased traffic, parking
violations, and a general degradation of our neighborhood values. 
By all means, allow growth to occur. However, please have the developers adapt to us, not the
other way around. 

Respectfully,
Ramona King
9529 SE 32nd Ave, Milwaukie, OR 97222
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From: Sarah Newson
To: Vera Kolias
Subject: 32nd and Olsen
Date: Wednesday, May 27, 2020 18:29:20

This Message originated outside your organization.

I am opposed to the four-story building that they are proposing at this point. There is already very limited parking in
that area of the neighborhood and it would certainly take the little parking that the Milwaukie café has.
The other concern is when did the contaminated dirt become OK all of a sudden?
Sarah Newson
Ardenwald
Sent from my iPhone
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From: Travis Tomlinson
To: Vera Kolias
Subject: Proposed development on 9391 SE 32nd Ave.
Date: Wednesday, May 27, 2020 17:03:01

This Message originated outside your organization.

Hi Vera, I’m writing to express my concerns about the proposed development on 9391 SE 32nd 
Ave.

 
Any new development along 32nd should first and foremost meet the vision of the NMU zone and any 
variances granted should be granted specifically to ensure the intent of the NMU is met.  The only reason 
to allow for a height variance is if the variance is needed to provide a substantial community benefit. An 
~8k sqft penthouse does no such thing and is the only motivation for the proposed height variance. 

If the building provided substantial community benefit in other ways, perhaps the variance could be 
allowed. However, a paltry 1,085 of the proposed 32,548 sq ft (3%) is marked for commercial use, 
beyond the property management office that is needed for the building itself.  That 1085 sq feet is divided 
between two commercial units, making each unit barely bigger than the living room I'm typing this email 
from. Very few businesses that we don’t already have in Ardenwald- Johnson Creek could fit into that 
space and as a result, they provide little value to our community. 

It’s clear from the language of the proposal that the fourth floor (and reason for the variance) isn’t in line 
with the spirit of the NMU. They claim, almost laughably, that “The fourth floor would allow an opportunity 
for a more aesthetically pleasing top floor” by including “a large wrap-around deck with decorative parapet 
rails” and planters which are intended to “act as screening and provide greater privacy for the neighbors 
to the north and west.” As though a palatial penthouse with a wraparound deck was a burden to develop 
and would never do it but for the needs of the neighbors, especially given that the height of the building, 
there are no nearby neighbors who could view into or be seen out of the penthouse. Rather, it seems the 
owner/developer is interested in building herself a luxury apartment with views of the city and surrounding 
area, and the only way to do so in a financially feasible manner, is to build two floors of apartments and 
some token commercial space. 
 
The building’s structure and design does not align with the overall aesthetic and community feel of the 
area. It would almost certainly stand out as a behemoth in the neighborhood and destroy the culture, 
community, and walk-able structure Milawaukie, and the NMU are striving to create. 

Finally, the proposal itself talks about how unprecedented this development is. “It is difficult to assess the 
affect of the proposed structure to the relationships of other structures as there has been a lack of new 
mixed-use structures in the NMU Zone and in the surrounding areas of 32nd Ave. This proposal intends 
to allow for a precedent of the type of buildings that are beneficial to the area and allow for the maximum 
effectiveness to meet the growing demands of the area in question.”

The growing demands of the area in question are exactly the demands of the NMU zone, to encourage 
development that contributes to a vibrant local economy and maintains neighborhood identity. This 
development does neither and is not the precedent we should set.   

Thank you for taking the communities concerns into consideration.

Travis Tomlinson
3509 SE Wake st.
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From: Aine Seitz McCarthy
To: Vera Kolias
Subject: Development at Olsen & 32nd
Date: Wednesday, May 27, 2020 15:12:10
Attachments: We sent you safe versions of your files.msg

NMU2020-MFR Updates.docx

Mimecast Attachment Protection has deemed this file to be safe, but always exercise caution when opening files.

This Message originated outside your organization.

Dear Vera,

I'm writing in support of the attached neighborhood assoc (NDA) letter about the development
on the corner of Olsen & 32nd. I'm not in the NDA but I'm concerned about this development-
especially about how very little retail space is allocated. We in the neighborhood (I live on
Olsen st) are very much in support of retail, but the amount in the proposal is WAY too small. 
Thanks for listening.

Thanks
Aine

-- 
Aine Seitz McCarthy
ainesmccarthy@gmail.com
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5/23/2020



Vera Kolias

Milwaukie Planning Dept.

6101 SE Johnson Creek Blvd

Milwaukie OR 97206



Re: VR-2019-013; P-2019-001; DEV-2019-013; TRF-2020-001



Application concerning 9391 SE 32nd Ave Neighborhood Mixed Use (NMU) Development:



Type III height variance request per MMC 19.911

Type III driveway exception variance per MMC 19.911

Type II parking minimum variance per MMC 19.605.2



Applicable code sections for response:

MMC 12.16 – Access Management

MMC 19.303 – Commercial Mixes Use/Zone

MMC 505.7 – Nonresidential Development

MMC 19.600 – Off-street Parking and Loading

MMC 19.700 – Public Facility Improvements

MMC 19.911 - Variances





The Ardenwald/Johnson Creek Neighborhood Association (AJCNDA) appreciates the amount of work that the applicants, Valerie Hunter, Auryn White, and the City of Milwaukie, has put into creating this application for development in the AJCNDA. The neighborhood also greatly appreciates the information that this application has provided about the City of Milwaukie’s NMU code and feels that this has been a very educational application about precedent setting within this new zone. We do, however, wish that the applicant had agreed to attend a neighborhood meeting to present this proposal and discuss neighborhood concerns about such an important project not only for the applicant, but for the neighborhood as well.



Regretfully, the AJCNDA does not agree that the applicable code sections required by the City of Milwaukie’s NMU have been met by this Type III variance application and do oppose it.  The neighborhood looks at land use applications through the lens of: 1) safety concerns for citizens; 2) does the application fulfill what the code says; 3) how will this application affect the neighborhood and the concerns that neighbors have about the application. 



12.16.040.C Accessway Location

4.    Distance from Intersection

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



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



We understand that this property could not possibly meet this safety code of more than 100’ from a local and a collector intersection and must request a variance.  This application site is right on the corner and puts the proposed accessway <50’ from the intersection. It is a very small parcel, .24 acres, on the corner of the street(s) which made it a great place for a prior gasoline station, then automotive repair shop, (a DEQ registered site with conditions).  The neighborhood views that this accessway variance will affect more than just the intersection request concerning access/traffic and requires more discussion/consideration for safety.  The prior use of this site was entered from 32nd which has a sidewalk.  Olsen street does not have sidewalks, and even if one is built near the new building, pedestrians and bicyclists will still be entering the area from the middle of the street.  The neighborhood wonders if possibly not having parking at this site is an option that was considered for this project.  Even though it would cause more hardship and increase hazards for the neighborhood, it might be safer??



12.16.040.E



2C    Cause hazardous conditions that would constitute a clear and present danger to the public health, safety, and general welfare.



This community area has no sidewalks on streets on the west side of 32nd, nor are there plans to make any, which means limited safety for pedestrians and bicyclists, especially if several cars are parked on the new street/curb on 32nd and on the street on Olsen. Many of those pedestrians are children since this is near Ardenwald Elementary School. Also, across the street there is a school bus pickup location for middle, high school, and special needs students. It is the view of this neighborhood that this variance in access will create a hardship and create hazards for local neighbors, local businesses, and a real safety hazard for pedestrians and bicyclists. 



12.040.B Access Spacing



2.    Modification of Access Spacing

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



b.    Evaluation of traffic impacts adjacent to the site within a distance equal to the access spacing distance from the project site



As density increases in the AJC neighborhood, remember how much busier this intersection will be and how many more people may be impacted. We did not see any future analysis, specific neighborhood traffic analysis, or background growth analyses of any already approved developments such as the Monroe Street Apartments (234 units near Harrison and 32nd) or the Hillside Park Redevelopment (500 units on 32nd and Hillside Court and Meek Street) included/ provided, but currently on 32nd in peak mornings from the JCB and Harrison intersection counts in the TIS Figure 5 page 12 ~974 cars travel 32nd not including background traffic volumes which is as much or more.  In the pm ~1,050 cars will be on 32nd not including background traffic volumes, which is as much or more. This is again only the information that was given from the City of Milwaukie for the TIS report. The neighborhood notes that the intersection of Johnson Creek Blvd was not included as an intersection in the TIS report as far as operations analyses, but it is part of our neighborhood and is very much part of the consideration of the safety of this variance request. The neighborhood requests that for a better heartbeat on the safety of 32nd and Olsen, that at least the JCB intersection data and background growth analyses of already approved developments be included in these analyses. 



19.303.1  Purpose



B.    The Neighborhood Mixed Use Zone is intended to recognize 32nd and 42nd Avenues as neighborhood commercial centers. This zone allows for a mix of small-scale retail and services, along with residential uses, that meet the needs of nearby residents and contribute to a vibrant, local economy. It is also intended to provide a safe and pleasant pedestrian environment while maintaining a neighborhood-scale identity.



The neighborhood disagrees that this code section has been met and after reviewing this purpose/intent of the NMU and thinking about how this new code was presented to the neighborhoods is troubling, and unfortunately raises several concerns/discussion points about this application.



The retail space provided by this development is sited in various parts of the application as 1,085 sq. ft. (TIS introduction) The neighborhood could not find this specifically stated on the property information site plan, but after careful measuring with a magnifying hand lens and calculations determined it could be no more than ~1350 sq. ft including bathrooms and such for all 3 spaces.  In emails in the TIS it is noted that the smaller NE retail space is already reserved for the property management office of the owner leaving < 800-1000sq ft of actual retail broken into 2 spaces to “meet the needs of nearby residents and contribute to a vibrant, local economy”.  For the size of the building 33,762sq ft (as referenced in the TIS site plan including the garage) or 32,548sq ft (as referenced in the application site plan), this NMU application “intends to allow for a precedent of the type of buildings that are beneficial to the area” (applicant quote under type 3 variance-discretionary relief criteria).  



[bookmark: _Hlk41436121]The neighborhood argues that this type of building is not beneficial to the area as, allowing only this small amount of space for retail purposes does not “meet the needs of nearby residents and contribute to a vibrant, local economy.”   It does not allow enough retail for a project of this size, and setting a precedent with this paradigm will mean the neighborhood will never have a local shopping hub that offers the neighborhood any retail amenities, while allowing many variances. (A coffee shop might be able to fit in one of those spaces or a food cart size business but would never provide a real neighborhood hub space. Milwaukie Café, across the street from the proposed site, has ~1700sq ft for people to enjoy and is considered the hub of this neighborhood. The neighborhood wonders/asks if anyone from the City or the applicant have reached out to the owner to discuss any project concerns the owner may have (Parking/Traffic/Construction, etc.).  



From reviewing this application, and in the concerns of safety for citizens it would probably be better to not have the retail stores on the bottom and make extra space for parking which would make it a stand-alone residential building, but maybe take the on-street parking out of the equation making the environment more safe for pedestrians and bicyclists.  Or, the number of units in the building could be diversified to 1, 2, and 3 bedrooms.  In retrospect, retail on the bottom floor is what the neighborhood wanted to make our community a more walkable, local shopping hub.  During neighborhood hub walks and open houses the neighborhood wanted a Green Zebra or small grocer, or a local wine bar for tastings and gatherings, but there isn’t realistically enough space leftover for a real gathering or shopping place for neighbors in this application. 

  

Also, the intent of this NMU application should be to “provide a safe and pleasant pedestrian environment while maintaining a neighborhood-scale identity”.  The neighborhood has already raised its concerns about a safe pedestrian and bicyclist environment earlier under 12.16.040.E2C The code 19.303.4B2C states “Maximum building height in NMU Zone is 3 stories or 45’, whichever is less”.  The applicant is requesting a type 3 variance to allow a height of 48’ for this building. The site plan for this application and the TIS site plan both state under property information that the actual height of this building is 51’1”, so higher than 48’ is required.  Also, under 19.303.3B5 the maximum lot coverage allowed in the NMU zone is listed at 85%, and on both the TIS and the main application site plans it is listed at 90%(really 91%) or 9775sq ft of the 10,800sq ft total plus exterior concrete paving of 60’ for an additional .5% coverage. (There were various numbers listed throughout all the paperwork stating what the maximum lot coverage was, but since the 2 site maps listed the 9775sq ft consistently, that is the number the neighborhood determined was the correct one.)  The neighborhood opposes this height variance request arguing that it does not maintain a neighborhood-scale identity in the NMU zone and does not meet the NMU lot coverage standard.  Also, the elephant in the room is that the height variance request for the entire extra story is for 1 5-bedroom, 4-bathroom unit.  There isn’t anything in the code stating that 1 story of a building couldn’t be 1 unit, but with the need of affordable housing in the area brought up continually for the past 5 years and part of the reason the city stated that the NMU hub areas were needed seems highly contradictory.  The neighborhood asks if granting this height variance request for the purpose of adding a 1 story unit is what was intended for the NMU zone.  If it is, this will lead to gentrification and displacement of low and middle-income families in the AJC neighborhood, and change the area from a family oriented one to a much more affluent one.



This application contains several discrepancies which make it hard to discern what numbers are correct, but it is the NMU code that is problematic. The neighborhood clearly stated, when the NMU code was being discussed and written, that since the southern part of AJC would have taller buildings (Monroe Street Apts. = 5 stories part of Central Milwaukie, Hillside Park = 4 stories part of Central Milwaukie) that the center of the AJC neighborhood (not part of Central Milwaukie) would have a maximum height  of 3 stories, period. This was discussed and determined by citizens to fit more cohesively with the 1 and 2 story houses, duplexes, and existing apartment buildings during numerous open houses. Even a stepped back building at 51’1” is still almost 5 stories tall, and far beyond the neighborhood-scale identity that was envisioned for AJC by its citizens in the NMU zone. The AJC neighborhood opposes the requested variances. 



19.505.7 Nonresidential Development

A.    Purpose

The design standards contained in this section are intended to encourage building design and construction with durable, high-quality materials. The design standards support development of an attractive, cohesive, and pedestrian-friendly commercial area. The design standards do not prescribe a particular building or architectural style.



The neighborhood does cede that the design of the building is pleasant overall, and the materials appear to be used for best effect.  Others may argue that the use of brick increases the appearance of mass or density or squareness of the building, but out of all the comments the neighborhood has about this project, it has the least.



19.605.2 Quantity Modifications and Required Parking Determinations



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.



After reviewing the submissions of the Seattle, WA Municipal code for Parking and a table from the City of Portland Parking/Zoning code, the AJC neighborhood argues that both of these entities are hardly fair comparisons and proposed parking quantities are not reasonable to the City of Milwaukie, and that the existing parking demand for similar use in other locations is not equivalent.  City of Seattle population: 744,955 (2018); City of Portland population: 653,115 (2018); City of Milwaukie population: 21,014 (2018). Examples that are a closer fit in scale and demand would more clearly outline the parking scope of a small town and not a large city.



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:

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.



The neighborhood would also state that by not providing adequate or minimal parking on site, it will decrease the livability of the residents of the proposed building. This building per MMC Table 19.605.1 is minimally required to provide 26.67 (27) parking stalls.  It has reduced this amount by utilizing Reduction 2 – being close to mass transit in a multi-family building – lower by 20% (5 stalls) to ~22 stalls.  The applicant has argued that because of the size of the units provided that the tenants are more likely to be younger and more transit oriented and therefore 17 spaces will be adequate. This means that residents, being younger, will be out later, and as is implied, not have a family, but many friends/visitors.  Because there is a limited transit schedule on 32nd street for bus #75 (buses run every 15min or longer during peak hours, but have no late evening service, weekend service is stopped to Milwaukie/Ardenwald after 7pm, and there is over a mile walk to either max station).  Parking will be needed for each of the housing units, retail parking for employees and customers, guests/visitors of residents, and in reality only 15 spaces of the 17 will be available for most tenants as 1 space is reserved for the penthouse unit and 1 space is ADA. As noted before this development focusses more on a higher number of smaller residential units with little retail, so making it a stand-alone residential building appears to be the higher interest of the applicant.



b.    The reduction of off-street parking will not adversely affect available on-street parking.



It is hard to predict whether the reduction of off-street parking will adversely affect available on -street parking, but it will impact it.  On street parking on this corner is already busy so there could be issues.  Currently, when Milwaukie Café is open, parking already occurs on both the north and south sides of Olsen Street and on 32nd in front of their building.  The neighborhood does foresee that parking on Olsen Street is already adversely affecting Olsen Street neighbors as some have placed “leave driveways unblocked signs” in front of their homes. 



c.    The requested reduction is the smallest reduction needed based on the specific circumstances of the use and/or site.



The requested reduction is 5 spaces (with 5 already reduced so 10 spaces total).  Again, as there is little retail, more parking spaces could be provided on site in lieu of retail.



19.911.4B Approval Criteria 



   Type III Variances



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.



We understand that this property could not possibly meet this access safety code of more than 100’ from a local and a collector intersection and must request a variance.  This application site is right on the corner and puts the proposed accessway <50’ from the intersection. It is a very small parcel, .24 acres, on the corner of the street(s) which made it a great place for a prior gasoline station, then automotive repair shop, (a DEQ registered site with conditions).  The neighborhood views that this accessway variance will affect more than just the intersection request concerning access/traffic and requires more discussion/consideration for safety.  The prior use of this site was entered from 32nd which has a sidewalk.  Olsen street does not have sidewalks, and even if one is built near the new building, pedestrians and bicyclists will still be coming up the middle of the street further down the road and may not use the sidewalks anyway.  The neighborhood wonders if possibly not having parking at this site is an option that was considered for this project. Even though it would cause more hardship and increase some hazards for the neighborhood, it might be safer?



b.    The proposed variance is the minimum variance necessary to allow for reasonable economic use of the property.



Again, what other possibilities are there besides parking, 1) car sharing, 2) parking elsewhere, that could allow for reasonable economic use.



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



This is problematic as the impacts of this variance are the safety of pedestrians, bicyclists, and school kids. This variance warrants further discussion concerning safety and the neighborhood argues that there should be input from other boards such as the Public Safety Advisory Committee.  This variance in access will create a hardship and create hazards for local neighbors, local businesses, and a real safety hazard for pedestrians and bicyclists.





19.911.4 B.  Approval Criteria 



 Type III Variances



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.



The site plan for this application and the TIS site plan both state under property information that the actual height of this building is 51’1”, so higher than the 48’ variance that is requested.  



A typical 3 story building (36’-40’) next to a 1 story (15’-20’) or 2 story (20’-30’) house makes sense and is vastly different then having a 1 story (15’-20’) next to an almost 5 story at 51’1” building.  No matter how this is described, by allowing this height variance to add a 5-bedroom, 4-bathroom, 1 story unit, this will set a precedent for all NMUs in the city. As the applicant states, “This proposal will create a neighborhood-scale identity”. The neighborhood opposes this height variance request arguing that it does not maintain a neighborhood-scale identity in the NMU zone. Again, the neighborhood clearly stated, when the NMU code was being discussed and written, that since the southern part of AJC would have taller buildings (Monroe Street Apts. = 5 stories part of Central Milwaukie, Hillside Park = 4 stories part of Central Milwaukie) that the center of the AJC neighborhood (not part of Central Milwaukie) would have a maximum height  of 3 stories, period. This was discussed and determined by citizens to fit more cohesively with the 1 and 2 story houses, duplexes, and existing apartment buildings during numerous open houses. Even a stepped back building at 51’1” is still almost 5 stories tall, and far beyond the neighborhood-scale identity that was envisioned for AJC by its citizens in the NMU zone. The AJC neighborhood opposes the requested variance. 



No surrounding buildings have reached or exceeded the maximum building height code, and this building, at this height, could take away the beauty of our community. It would certainly change our home values and could become a hardship on families in our community if this precedent became the standard.



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.



The neighborhood argues that this increased height variance does not avoid or minimize impacts to surrounding properties.  Properties to the north and east will have reduced solar access and properties to the west will have a 51’1” building 1’-2’ (depending on which maps you look at) from their property line.  Several homes on Olsen, Kelvin, Malcom, and 32nd will lose their privacy, and all community members will not be able to avoid seeing this building as it towers over the heart of our neighborhood. Having a setback on various sides of the building will still make it over 4 stories on the other side facing other neighbors, and planters, screens, etc., will do more for the homeowner than the neighborhood.



(2)   The proposed variance has desirable public benefits.



The neighborhood argues that this height variance does not have desirable public benefits.  The only benefit is to the owner who will have a 5-bedroom, 4-bathroom 1 story unit with a fabulous view.



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



The neighborhood argues that the height variance does not respond to the existing built or natural environment in a creative and sensitive manner.  If this height variance is given, this building will be a looming wall over 32nd Ave.  At 51’1” it will be far taller than the current road is wide.





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



The impacts from the proposed height variance cannot be mitigated to the extent practicable to the community.  



By allowing this height variance to set precedent, every NMU development application in our neighborhood and the city will request a height variance, a parking variance, and most likely an access variance. This is problematic because looking at 19.303.4 F3 – Exemptions – “Maximum residential densities for mixed use building are controlled by height limits”, and the number of units determines the amount of parking required. Therefore, every application will request a height variance, a parking variance, and an access variance.  Each building will have as many units as possible crammed into it with less parking, and the neighborhood will become unsafe for families to live in.  In trying to achieve more diversity by creating the NMU zone, the outcome will be the opposite, and this “urbanization” will be just be another “D” street where people go for dinner and then leave because…who would want to live there?











Ardenwald/Johnson Creek NDA Board













From: Steve Gutendorf
To: Vera Kolias
Subject: 4 Story penthouse proposal - 32nd & Olsen
Date: Wednesday, May 27, 2020 15:32:00

This Message originated outside your organization.

I have no issues with this, as it will clean up that corner and will hopefully encourage the other
businesses to improve their appearances.

Steve Gutendorf
Resident at SE Floss Street.
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Proposed Neighborhood Mixed Use (NMU) development @ SE 32nd Ave & SE Olsen  1 

March 27, 2020 
 

Very Kolias, Associate Planner 
City of Milwaukie | koliasv@milwaukieoregon.gov 
 

RE: Application VR-2019-013 | NMU development at 9391 SE 32nd Avenue & SE Olsen 
 
OPPOSED: 
 

• the requested variance for a building height increase from 45 ft > 48 ft (51’ 1” total) to add an explicitly 
code-prohibited 4th floor in order to accommodate a 5 bedroom, 4 bathroom, 2 bonus room penthouse 
for the owner. 

 

• the requested variance for an extreme reduction of required on-site parking for building residents and 
visitors and commercial retail employees and visitors from 26.67 down to 17 (includes 1 stall reserved 
for ADA use and 1 stall reserved for penthouse) leaving only 15 spaces for 20 rental units, + 3 commercial 
retail units with employees and visitors.  Visitors of residents will use street parking on Olsen as well. 

 

Much thoughtfulness and care has been put into the creation of the new Neighborhood Mixed Use zoning 
codes to ensure we preserve and enhance the friendly livable human-scale of our Ardenwald Johnson 
Creek neighborhood. 
 

19.303.1.A-B declares that the new code’s purpose is to “ensure high-quality urban development that is 
pedestrian-friendly and complementary to the surrounding area” and is “intended to provide a safe and 
pleasant pedestrian environment while maintaining a neighborhood-scale identity.” 
 

This precedent-setting first proposed residential-commercial Neighborhood Mixed Use (NMU) project fails 
to meet these and other code criteria in important ways that benefit the developer at a high cost to the 
entire Ardenwald West neighborhood particularly in terms of: 
 

• safe pedestrian, bicycle, and children-at-play street safety (parking and traffic impacts) 
• neighborhood architectural aesthetics 
 

The parameters that get approved for this first development will be precedent-setting for all proposed 
developments to come in our SE 32nd NMU zone.  This makes it particularly important that variances are 
not granted for this first project that clearly seeks to “push out” the limits of the codes, formed by lengthy 
deliberation and approved by our city and its residents, by developers who are likely to hold their profits 
and desires above what’s best for the people in our neighborhoods and communities. 
 

The developer’s proposal promises “a multitude of benefits to the residents, neighbors, and city at large.” 
On the following pages is an analysis of the code variance requests, building features, and our city’s stated 
visions and goals, organized by “Community Benefits” and “Community Detriments.” Unfortunately, the 
latter column vastly outstrips the former.  We urge you to reject the requested variances on this proposed 
project and to ask for a design that better suits the open friendly aesthetics of our existing neighborhood. 
 

Respectfully: 
 
 
 
 

SE 29th Ardenwald Greenway 
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Community Benefits Community Detriments 

2 commercial retail stores Permanent loss of solar access to properties to North & West (4th story exacerbates this) 

Improved planted sidewalks &  
curbsides on SE 32nd & SE Olsen 

Permanent loss of visual privacy:  West facing: 18 windows look down with only 2 ft setback 
North facing :14 windows (incl 4 balconies) look down with 17 ft setback) 

 Out of scale building: Height  
19.303.4.2C Detailed Development Standards: states: “The maximum building height in the NMU Zone is 3 
stories or 45 ft. whichever is less. No building height bonuses are available in the NMU Zone.” 
NMU = Neighborhood Mixed Use 
 

Variance requested for 48 ft to allow for code prohibited 4th story 5+ bedroom, 2 bonus room, 4 bath 
penthouse for owner. NOTE: drawings say total height = 51’ 1” 

 Out of scale building: Mass 
Building is built out to property lines on East, South, West sides and has heavy large block aesthetic.  This design 
does not meet the purpose of the NMU zoning 19.303.1 “to ensure high-quality urban development that is 
complimentary to the surrounding area.”  Brick façade does not fit with the overall architectural aesthetics 
(mid-century, bungalow, farmhouse) of the Ardenwald neighborhood. 

 Parking impacts on Olsen 
Insufficient on-site parking, even at maximum coded requirements (26.67 stalls required). 
 

Olsen is already adversely impacted by the wonderful success of our beloved Milwaukie Café. 
 

Developer requesting variance for reduction from 21 minimum required down to 17 stalls (including 1 ADA 
parking stall and 1 stall reserved for penthouse…leaving just 15 stalls for 20 apartments) stating that one-
bedroom tenants are less likely to own vehicles and that younger people take mass transit more. 
 

Given these are market-rate units, this economic class of renter will be less likely to  take transit, particularly 
bus transit that does not get them directly to work. Current COVID issues only exacerbate this. The 75 bus does 
not provide direct convenient service to grocery shopping or other necessities (banks, hardware, etc), the Max 
station, or downtown Portland. 
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Parking impacts on Olsen (continued) 
Also, given market rate rents, there are likely to be two people per apartment in many units & a higher need for 
parking spaces. 
 

Even if only 50% of units (10) have 2 residents we are looking at 30 rental unit residents and their visitors, plus 
how many in 5+ bedroom penthouse and their visitors.  The maximum of 26.67 spaces of on-site parking is 
already insufficient to meet the needs of the building, especially on evenings and weekends (when most 
residents are home, visitors are over, and retail likely to be open). 
 

This project clearly relies on neighborhood on-street parking for all employees and customers of the three 
commercial retail stores. There will be some new on-street parking in front of the building, but not enough to 
accommodate majority of parking needed for these stores. 
 

Citing Portland and Seattle codes seems an irrelevant choice of reference as it is well-known that their streets 
have become “car swamps” with vehicles circling residential neighborhood blocks searching for on-street 
parking in all their “neighborhood hubs.”  Milwaukie does not have to model our neighborhoods and their 
development after cities that are forcing bumper-to-bumper parked-up streets. 
 

The practical reality is that people own cars because they need them…especially in a location like this, where 
basic necessities are not within walking distance and are not directly served by timely direct transit (groceries, 
banks, hardware stores) and are unlikely to be at any time in the near future. 
 

A search for other places with reduced parking requirements has not turned up a single example of a 
neighborhood not flooded with parked cars due to reduced parking requirements.  The cities cited have failed 
spectacularly to create pedestrian and bicycle friendly neighborhood environments and have not deterred car 
ownership.  This proposed project sets us firmly on-course to follow suit.  The practical reality is that this 
location is NOT well served by transit and does not have basic necessities within walking distance (closest 
groceries are 1.5 miles away and 1.1 miles away…most other necessities are even farther away), and given our 
rainy winters most are not hard core bicyclists who will ride in the rain to get practical errands done. 

 Pedestrian Impacts on Olsen 
The parking access driveway and garage door are on Olsen which will make the adjacent sidewalk unsafe for 
pedestrians. There are no alternatives for pedestrians as there are no sidewalks on the South side of Olsen 
street for pedestrians to use. 
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 Traffic impacts to Olsen, SE 29th, and other Ardenwald West neighborhood streets 
Residents will decide to turn WEST onto Olsen in the morning and cut-through the neighborhood to avoid 
traffic, buses, and garbage trucks on SE 32nd.  Many of them will be in a hurry and speed down our slow 
residential streets where pedestrians, children, and bicyclists already come first on our roads. There will be 
neighborhood-wide negative impacts to our already calm pedestrian- and bicycle-centered neighborhood  SE 
29th Greenway, and on all East-West streets between SE 29th & SE 32nd, as drivers return to SE 32nd to go North 
or South, especially at rush hours.  (reverse at PM rush) Neighborhood-wide plans are needed, for the entire 
area West of SE 32nd, to prevent cut-through traffic that reduces the livability (noise, speed, air pollution) and 
reduces the safety of all Ardenwald West streets. (ie. Traffic kept SLOW and DISCOURAGED from cutting-
through). 

 Parking & Traffic impacts to North end of Ardenwald West due to Tacoma-JC Max Station 
How will the North end of the neighborhood be protected from train commuters driving to park and walk to the 
Max station via Springwater Trail?  It is a mile to walk from the proposed development and the train station 
parking lot is already full before 7am.  In addition, there are 400 new units to be built at Hillside on south end of 
Ardenwald West and the new 234-unit Monroe Apartments, not to mention development to come at the 
Murphy Site just South of Hillside, and future multiplex development on SE 32nd.  Perhaps we need a residential 
parking permit system throughout Ardenwald West NOW to prevent this. 

 Traffic impacts to SE 32nd @ Johnson Creek Boulevard intersection 
What will the impacts be to this intersection from this project? (and of course, the compounding of all 
development projects which will comprise a 40% increase in residents in Central Milwaukie in less than a 
decade). 
 

This intersection was not included in this project’s Transportation Impact Study and has already been identified 
as headed for an “F” rating in less than 15 years due ONLY to yhe Hillside Redevelopment (addition of 400 units 
over current number) just south of Ardenwald West. 
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City Vision & Goals Proposed Development 
Market-rate large 1-bedrooms units & 5+ bedroom penthouse 

Milwaukie Community Vision 
“In 2040, Milwaukie is a 
flourishing city that is entirely 
equitable, delightfully livable, 
and completely sustainable.” 
 

Vision #1: “entirely equitable” 
This project does not meet our community’s first goal of being “entirely equitable.”  Project provides neither  
affordable middle- or low-income housing, nor does is provide any family housing.  Also, in its proposal, 
developer states its prospective tenants are those who are, “younger and more mass transit oriented.”  Who 
are “younger and more mass transit oriented” who can also afford the cost of large market-rate apartments? 
 

Based on the developer’s stated prospective tenant, this proposed project does not promote an “entirely 
equitable” community. 
 

Vision #2: “delightfully livable” 
This project begs the question of “for whom”?  Given the many detriments to the neighborhood vis-à-vis the 
project’s spillover of its parking needs onto SE Olsen and cut-through rush hour traffic throughout Ardenwald 
West that detracts from street safety and the peace of the entire neighborhood (speed, noise, air pollution), 
this project, as proposed, does not meet our city and community’s second stated goal of an “delightfully 
livable” city. 

Milwaukie Community Goal 
Statements: PLACE 
“Milwaukie invests in housing 
options that provide (1) 
affordability, high quality 
development, & (3) good 
design, promoting (4) quality 
living environments. It 
maintains the (5) small 
neighborhood feel through (6) 
creative use of space with 
housing options that (7) 
embrace community inclusion 
and promote stability.” 
 
 

PLACE Goal #1: “housing options that provide affordability” 
See above. 
 

PLACE Goal #3: “good design” 
The proposed building is a “boxy brick fortress” that is grossly out of scale with the surrounding neighborhood. 
Brick façade treatment is visually dissonant with surrounding mid-century, bungalow, and farmhouse design 
aesthetics. 
 

Lack of upper story step-backs (floors 2-3) and lack of variations in facades create bulk that is also dissonant and 
over-dominating of surroundings. 
 

PLACE Goal #4: “quality living environments” 
Domination via height and bulk and parking and traffic issues for neighborhood adjacent to West…these clearly 
do not create “equitable quality living environments” for our neighborhood. 
 

PLACE Goal #5: “maintains small neighborhood feel” 
This building does not meet this goal in any way. 
PLACE Goals #6: “creative use of space” and #7: “with housing options that (7) embrace community inclusion” 
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Milwaukie Community Goal 
Statements: PLACE (continued) 

This building is a conventional large box that shuts its residents off from the rest of the community. There is no 
use of space that connects building residents to the surrounding neighborhood or vice versa.  Against the scale 
of the AJC neighborhood, it is a massive brick fortified urban fortress dropped in the midst of our open green 
pedestrian-scale neighborhood. 

Milwaukie Housing 
Affordability Strategy 
Milwaukie Housing Affordability 
Strategy findings were that the 
highest needed housing 
category for Milwaukie = 
rentals @ $900 or less per 
month, as well as a need for 2-3 
bedroom middle income family 
units. 

This project is comprised of 20 large one-bedroom units, ~ 800 ft each (singles and couples with high incomes). 
In no way does it meet Milwaukie’s expressed housing emergency needs for regular middle income earners 
and/or families. 
 

As this proposed project does not serve our communities’ stated highest emergency priority housing needs, it 
should not receive any special variances. 
 

This project in itself is the type of gentrification that encourages the mass future displacement of current 
middle and low income residents through increased pressure on land costs for more high-income rental 
development—both in the NMU zones and in the residential neighborhoods (via HB2001’s Residential Infill 
Program which will allow medium and high-density 3-story multiplex development in formerly zoned single 
family residential neighborhoods). 

Comprehensive Plan 8.2.1C Requires new developments to be designed so as not to compromise safety and comfort for alternative means 
of transportation, like walking. Proposed project compromises safety of walking and bicycling for entire area 
west of SE 32nd. 

This project is the antithesis of every single painstakingly thought-out and crafted declared community vision and goal: affordability, equitability, 
preservation of livability, street safety, pedestrian and bicycle safe, small scale neighborhood feel, and existing residents’ ability to continue living 
in Milwaukie for the long haul. 
 

It offers far too little to our neighborhood and city while subtracting far too much from our neighborhood and community. 
 

If approved we will take a clear bold step in the direction of becoming a city and community that caters to Portland’s “Silicon Forest” industry 
workers, and in the continuation of the age-old pattern of gentrification; building housing and amenities to meet the desires of the socioeconomic 
upper-class with high profits for developers, to the detriment of everyone else.  This proposed project threatens to set Milwaukie’s feet on an ever 
more certain course of mass displacement of its historically low- and middle- income working residents, many of whom are already struggling to 
pay skyrocketing property taxes and rents.  This project does not propose to meet the needs of the many, but to gratify the desires of very few 
while greatly enriching the owner-developer. >>> 
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Proposed Neighborhood Mixed Use (NMU) development @ SE 32nd Ave & SE Olsen. https://www.milwaukieoregon.gov/planning/vr-2019-013 

Proposed Neighborhood Mixed Use (NMU) development @ SE 32nd Ave & SE Olsen. https://www.milwaukieoregon.gov/planning/vr-2019-013 

7 

7 

Approval of this project, in its current form, would belie and render worthless, all the hours and years of hard work done by the city and our 
collective community vision that, “In 2040, Milwaukie is a flourishing city that is entirely equitable, delightfully livable...whose residents enjoy 
affordable housing.” 
 

It is not a suitable development, in its current form, for our community or neighborhood and its approval would set a legal precedent for all 
development to come in our new Neighborhood Mixed Use zone on SE 32nd. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Mixed Use Development: 9391 SE 32nd @ SE Olsen 
(Northwest corner where Luther Davis Auto used to be & across street from Milwaukie Cafe) 

4th Floor: 5 Bedroom, 2 Bonus Room, 4 Bathroom Penthouse on 4th floor (height variance requested to allow code-prohibited 4th floor) 
2nd & 3rd Floors: 20 x One-Bedroom Rental Apartments (approx. 800 ft2 each) 

1st Floor: 3 small commercial retail stores (one reserved for building office, other 2 for rent) 
Parking: Reduced parking variance requested from 26.67 to 17 (1 reserved for ADA & 1 for owner = 15 units for all residents’ & penthouse residents/visitors) 
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From: Elvis Clark
To: Vera Kolias
Subject: Re: My Comments and attachments for Application VR-2019-13; Olsen and 32nd project (9391)
Date: Tuesday, May 26, 2020 20:53:33

This Message originated outside your organization.

Hello, Vera.

In addition to the comments I provided yesterday.  I am also uneasy the proposed project VR-2019-13
(32nd and Olsen) does not provide enough parking spaces for the retail establishment employees and
customers.  It is very likely these employees and customers end up parking on Olsen Street with some
frequency, Probably on Olsen east of 32nd around Eric's Market.

Thanks for adding this additional concern.

Elvis

Sent from Yahoo Mail. Get the app

On Monday, May 25, 2020, 05:18:01 PM PDT, Elvis Clark <eclarkmilwor@yahoo.com> wrote:

Hi, Vera.

Please find my comments/attachments regarding the proposed building project at 32nd and Olsen,
formerly the site of Luther's Auto Repair building/business.

I think the Ardenwald Neighborhood Association, which I serve as Transportation Representative, is also
sending my comments with there other comments.  Their version is missing a photograph of former
building (Luther's Auto Repair Shop).  I also attach here Trimet data on bus ridership trends, Hillside
Master Plan Transportation Impact Study for Johnson Creek and 32nd intersection, and a Reuters article
indicating less use of mass transit buses as a lingering effect of Covid-19 virus outbreak.

Thanks for taking my comments and attachments here,

Elvis
Ardenwald neighborhood
(503) 654-8895

Sent from Yahoo Mail. Get the app
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From: Carol Moyer
To: Vera Kolias
Subject: Building 32 nd & Olson Milw.
Date: Friday, May 29, 2020 11:33:54

This Message originated outside your organization.

This proposed building would not fit in with the single family dwellings that keep Milwaukie a neighborhood. 
Portland is creeping into our neighborhoods at an alarming pace bringing crime and traffic where our children walk
to school.  Please do not allow this to change.

Thank you for listening,

C. M.
Milwaukie resident for 63 yrs.

Sent from my iPhone
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From: Pat Carlman
To: Vera Kolias
Subject: VR-2019-013
Date: Friday, May 29, 2020 16:44:13

This Message originated outside your organization.

Just a quick note in opposition to the variance requested. I'm not opposed to the 48' height. I
am opposed to the number of units plus commercial space, with fewer parking spots than
units, and the entry so close to 32nd. Milwaukie and Portland might want everyone to convert
to bikes and buses but that won't happen soon. Parking will overflow to being in front of
homes. 

Regards,
Pat Carlman
3038 SE Boyd St
Milwaukie
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From: Vera Kolias
To: "Keira MacMillan"
Subject: RE: 32nd and Olsen St.
Date: Tuesday, June 2, 2020 12:05:00

Hello Keira,
 
Thank you for your comment – it will be added to the record.
 
-Vera
 
VERA KOLIAS, AICP
Associate Planner
she • her • hers
503.786.7653
City of Milwaukie
6101 SE Johnson Creek Blvd • Milwaukie, OR 97206
 

From: Keira MacMillan <keiranye@gmail.com>
Sent: Tuesday, June 2, 2020 11:32 AM
To: Milwaukie Comprehensive Plan <plan@milwaukieoregon.gov>
Subject: 32nd and Olsen St.
 
This Message originated outside your organization.

I am opposed to the proposed 4 story building on 32nd and Olsen.
 
Thank you, Keira MacMillan
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From: Pamela Boyd
To: Milwaukie Planning
Subject: 9391 se 32 Ave.
Date: Sunday, June 7, 2020 12:07:49

This Message originated outside your organization.

Hello Planning commission of Milwaukie. I live at 9272 Se 32 Ave and as person who will be
affected by this new building,  I would like to take a moment to strongly oppose the addition
to the height restriction. The 45ft maximum hight should be enforced! If one developer can
easily not have to follow restrictions it will open the doors for even more to follow. Nothing
on 32ave Is that hight and I would hate to have a 48ft wall put up blocking all sun, increasing
traffic and noise. I love my neighbors and neighborhood. Please help preserve the charm and
 character of my neighborhood and streets. Thank you for listening, Pamela Boyd 
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From: motosterling
To: Milwaukie Planning
Subject: 9391 se 32nd Avenue proposal
Date: Monday, June 8, 2020 8:25:30

This Message originated outside your organization.

To whom it may concern, 
It's not right that our neighborhood has to put up with extra traffic, less parking, and a
huge eyesore to our skyline. Simply because this company is greedy for profit. 
Why must we be burdened with these things, when they could just make a smaller building. 
Best regards 
Sterling Leiv 
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From: LEIV Connie
To: Milwaukie Planning
Subject: 9391 se 32nd Avenue- land use proposal
Date: Monday, June 8, 2020 8:28:58

This Message originated outside your organization.

Dear Milwaukie Planning commission,
I do not agree with the variance requests for the building proposal for the above address.  The
businesses located on that same corner and the residents on Olsen street are already using
the very limited amount of street parking.  Because there is a limited TRIMET transit schedule

on 32nd street for bus #75 (buses run every 15min or longer, no late evening service, weekend
service is stopped to Milwaukie/Ardenwald after 7pm, there is over a mile walk to a max
train). Parking will be needed for each of the housing units and retail. In addition - This
community area has no sidewalks on the side street (Olsen), which means limited safety for
pedestrians especially if several cars are parked on the street/curb (many of those
pedestrians are children since this is in close proximity to a school). Where are the retail
customers going to park?  If there are 16 regular spaces and 1 ADA for 3 retail spaces and 21
living spaces, there should be a minimum of 24 spaces!
This variance in parking spaces will create a hardship on local neighbors parking and a safety
hazard for pedestrians. PLEASE DO NOT APPROVE THE VARIANCE. They should make a
smaller building to accommodate the parking spaces needed.
Proposed variance to code for maximum building height for the NMU Zone.
No surrounding buildings have reached or exceeded the maximum building height code, this
building could take away from the beauty of our small town and community. It would certainly
change our home values and could become a hardship on our community if this became the
standard. Milwaukie/Ardenwald is a suburb –we are NOT the big city, we like our family, small
town and we do not want to have cramped spaces with buildings that are too tall taking over. 
We would prefer a small gathering hub that doesn’t pollute and crowd our community built on
this land parcel.
 
Thank you,
Connie Leiv
 

Confidentiality: This e-mail transmission may contain confidential and/or 
privileged information. The information contained herein is intended for the 
addressee only. If you are not the addressee, please do not review, disclose, 
copy or distribute this transmission. If you have received this transmission 
in error, please contact the sender immediately.
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From: Glennda Cox
To: Milwaukie Planning
Subject: 4story building on 32nd
Date: Monday, June 8, 2020 18:24:58

This Message originated outside your organization.

We are not pleased with this proposal. It will not fit in this neighborhood. It would be an eye
sore. Jerry & Glennda Cox on Olsen st.

Sent from Yahoo Mail on Android
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