
AGENDA
June 24, 2025 

PLANNING COMMISSION 
milwaukieoregon.gov

Hybrid Meeting Format: The Planning Commission will hold this meeting both in person at City Hall and through Zoom video. 
The public is invited to watch the meeting in person at City Hall, 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-137) and follow the Zoom webinar login instructions. 

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

1.1 Native Lands Acknowledgment 

2.0 Planning Commission Minutes 

3.0 Information Items 

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

5.0 Hearing Items 

5.1 CSU-2025-002 – 8835 SE 42nd Ave (meditation center) 

Summary: Type III Community Service Use 

Staff: Senior Planner Brett Kelver 

6.0 Community Involvement Advisory Committee (CIAC) 

7.0 Planning Department Other Business/Updates 

8.0 Forecast for Future Meetings 

July 8, 2025 No items at this time. 

July 22, 2025 Affordable Housing Code Amendments (tentative) 

August 12, 2025 Middle Housing Land Division Code Amendments (tentative) 

https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw
mailto:planning@milwaukieoregon.gov
mailto:https://www.milwaukieoregon.gov/bc-pc/planning-commission-137


 
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 an agenda item to a future date or finish the item. 

Public Hearing Procedure 
Those who wish to testify should attend the Zoom meeting posted on the city website, state their name and city of residence 
for the record, and remain available until the Chairperson has asked if there are any questions from the Commissioners. 
Speakers are asked to submit their contact information to staff via email so they may establish standing. 

1. STAFF REPORT.  Each hearing starts with a brief review of the staff report by staff.  The report lists the criteria for the land use      
action being considered, as well as a recommended decision with reasons for that recommendation. 

2. CORRESPONDENCE.  Staff will report any verbal or written correspondence that has been received since the Commission 
was presented with its meeting packet. 

3. APPLICANT’S PRESENTATION.  
4. PUBLIC TESTIMONY. Comments or questions from interested persons and testimony from those in support or opposition of 

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

applicant, or those who have already testified. 
6. REBUTTAL TESTIMONY FROM APPLICANT.  After all public testimony, the commission will take rebuttal testimony from the 

applicant. 
7. 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. 

8. 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. 

9. 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.   

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

Servicios de Accesibilidad para Reuniones y Aviso de la Ley de Estadounidenses con Discapacidades (ADA) 
La ciudad se compromete a proporcionar igualdad de acceso para reuniones públicas. Para solicitar servicios de asistencia 
auditiva y de movilidad, favor de comunicarse a la Oficina del Registro de la Ciudad con un mínimo de 48 horas antes de la 
reunión por correo electrónico a ocr@milwaukieoregon.gov o llame al 503-786-7502. Para solicitar servicios de traducción al 
español, envíe un correo electrónico a espanol@milwaukieoregon.gov al menos 48 horas antes de la reunión. El personal hará 
todo lo posible para responder de manera oportuna y atender las solicitudes. La mayoría de las reuniones del Consejo de la 
Ciudad se transmiten en vivo en el canal de YouTube de la ciudad y el Canal 30 de Comcast dentro de los límites de la ciudad. 

Milwaukie Planning Commission: 
Joseph Edge, Chair 
Leesa Gratreak, Vice Chair 
Juli Garvey 
Nicolas Hess 
Ryan Lowther 
Max Penneck 
Jacob Sherman 

Planning Department Staff: 
Laura Weigel, Planning Manager 
Brett Kelver, Senior Planner 
Vera Kolias, Senior Planner 
Ryan Dyar, Associate Planner 
Petra Johnson, Administrative Specialist II 
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To: Planning Commission 

Through: Laura Weigel, Planning Manager 

From: Brett Kelver, Senior Planner 

Date: June 17, 2025, for June 24, 2025, Public Hearing 

Subject: File: CSU-2025-002 

Applicant/Owner: Andrew Mason 

Address: 8835 SE 42nd Ave 
Legal Description (Map & Tax Lot): 1S1E25AA, tax lots 9500 & 9501 

 NDA: Ardenwald-Johnson Creek, Lewelling  
 

ACTION REQUESTED 
 Approve application CSU-2025-002 and adopt the recommended findings in support of 
approval found in Attachment 1. This action would allow the site to be used as the base of 
operation for a meditation group. 

BACKGROUND INFORMATION 
A. Site and Vicinity 

The subject property is located at 8835 SE 42nd Ave and 
is comprised of two tax lots. The site is developed 
with a single detached house and large barn-like 
accessory structure and is approximately 31,810 sq ft 
in area (0.73 acres). The property is designated as a 
“significant” historic resource (both the house and 
barn) on the City’s list of historic properties. 

The property is surrounded by other moderate 
density residential lots developed primarily as single 
detached dwellings (see Figure 1). The Roswell 
Market is directly across Roswell Street to the south 
and provides a small pocket of commercial activity. 
The subject property fronts on 42nd Avenue (a collector 

Figure 1. Subject Property (outlined in yellow) 
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street) but is a large corner property that also has frontage on Roswell Street (a 
neighborhood route) and 41st Avenue (a local street).  

B. Zoning Designation  

The subject property is zoned Moderate Density 
Residential (R-MD), as is most of the surrounding 
area with the exception of the two adjacent properties 
to the south across Roswell Street, which are zoned 
Small-Scale Mixed Use (SMU) (see Figure 2). 

C. Comprehensive Plan Designation  

Low Density (LD) 

D. Land Use History 

• 1992: Land use file #HR-92-03, historic resource 
review to add the property to the City’s list of 
“significant” historic properties. The property had 
previously been designated as a “contributing” 
historic resource. 

E. Proposal 

The applicant is seeking land use approval to allow the subject property to be used as the 
base of operation for a meditation group. A narrative description of the proposal is 
included in the applicant’s submittal materials (see Attachment 2). 

The project requires approval of the following application(s): Community service use (file 
#CSU-2025-002). 

Note: The applicant has proposed some interior remodeling and two minor exterior 
alterations to the house (i.e., replacement of a sliding door with a window and installation 
of exterior handrails). The minor exterior alterations are being processed with 
administrative review as allowed by Milwaukie Municipal Code (MMC) Subsection 
19.403.5.C.1, separate from this community service use (CSU) request but in conjunction 
with the associated building permit. 

ANALYSIS 
The applicant is a leader of the Ring of Moss (“ROM”) Zen Buddhist meditation group, an 
entity that has been active in the Portland area for over 20 years. Approximately 20 “active” 
members participate in group activities once a month and another 10 “regular” members 
participate at least once a week.  

The regular activity schedule includes weekly in-person meditation sessions (Sunday mornings 
from 7:30 a.m. to 9:00 a.m. and Wednesday evenings from 7:00 p.m. to 8:30 p.m.) and a weekly 
virtual session on Tuesday mornings from 6:00 a.m. to 7:00 a.m. In addition, twice a year the 

Figure 2. Existing Zoning (subject property in red) 

R-MD 

5.1 Page 2



Planning Commission Staff Report—Meditation Center Page 3 of 5 
File #CSU-2025-002—8835 SE 42nd Ave June 24, 2025 

group conducts more intensive sessions for six weeks, adding a Monday evening in-person 
session (7:00 p.m. to 8:30 p.m.) and Thursday morning virtual session (6:00 a.m. to 7:00 a.m.). 
Those six-week sessions conclude with a 5- to 7-day retreat, an all-day meditation training (4:00 
a.m. to 9:00 p.m.) with participants sleeping on site. Approximately eight to 10 people typically 
participate in the six-week sessions. 

Over the years, the group has met at a variety of locations, including at various members’ 
homes as well as at donated or rented facilities, but it is now seeking to establish a formal base 
at the subject property. In the short term, the existing house would be used as a primary 
residence for one of the group members as well as the temporary home for the ROM practice. 
Over the long term, the group intends to renovate the existing barn to serve as the base of ROM 
activity and let the house serve solely as a primary residence. The existing house provides 
meditation and sleeping space for up to 16 people; the future barn renovation would expand 
the capacity to a total of 30 participants.  

MMC Subsection 19.904.4 establishes five criteria for approval of a new CSU. For the proposed 
development, the most significant criteria relate to consideration of the hours and levels of 
operation (for compatibility with surrounding uses) and of the appropriateness of the proposed 
location.  

The subject property is large (0.73 acres) and includes a significant amount of mature 
landscaping. The proposed use (meditation sessions) is a low-impact activity, and the well 
landscaped grounds and historic house provide a fitting environment for reflective and 
contemplative practice. The site is accessible from three public streets, two of which provide 
some on-street parking, and the property itself is developed with an extensive driveway system 
that allows for 4 to 8 off-street parking spaces depending on usage.  

In general, trips to and from the site would occur between around 7:30 a.m. and 9:00 p.m., 
which is similar to the open hours for the Roswell Market across Roswell Street to the south 
(regular market hours are 7:00 or 8:00 a.m. to 10:30 p.m.). Per the applicant’s description, ROM 
is composed primarily of people who live in the Ardenwald neighborhood and southeast 
Portland, so some members would be able to walk or bike to the site, reducing vehicle trips. 

Most of the activity on site will be within one or both buildings, and aside from the arrivals and 
departures of participants, the actual activity will be silent meditation. For the biannual 
meditation retreats, where sessions begin at 4:00 a.m., participants stay on site so there are no 
comings and goings and therefore no impacts to neighboring residential properties. Most 
ambient noise from ROM activities and arrivals/departures will be within a range of hours that 
is compatible with surrounding uses. 

Staff believe that the applicant has provided sufficient information to demonstrate that the 
proposal complies with the approval criteria to establish a new CSU. No conditions of approval 
are necessary for compliance with the approval criteria.  
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CONCLUSIONS 
Staff recommendation to the Planning Commission: 

1. Approve the requested CSU to allow the subject property to be used as the base of 
operation for a meditation group. 

2. Adopt the attached findings in support of approval. 

CODE AUTHORITY AND DECISION-MAKING PROCESS 
The proposal is subject to the following provisions of the Milwaukie Municipal Code (MMC). 
• MMC Section 19.301 Moderate Density Residential Zone (R-MD) 
• MMC Chapter 19.700 Public Facility Improvements 
• MMC Section 19.904 Community Service Uses 
• MMC Section 19.1006 Type III Review 

This application is subject to Type III review, which requires the Planning Commission to 
consider whether the applicant has demonstrated compliance with the code sections shown 
above. In Type III reviews, the Commission assesses the application against review criteria and 
development standards and evaluates testimony and evidence received at the public hearing. 

The Commission has four decision-making options as follows:  

A. Approve the application subject to the recommended Findings. 

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

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

D. Continue the hearing.  

The final decision on this application, which includes any appeals to the City Council, must be 
made by August 30, 2025, in accordance with the Oregon Revised Statutes and the Milwaukie 
Zoning Ordinance. The applicant can waive the time period in which the application must be 
decided. 

COMMENTS 
Notice of the proposed changes was referred to the following agencies and persons on May 20, 
2025: City of Milwaukie Community Development, Engineering, Building, Public Works, Code 
Compliance, and Police departments; City Manager; City Attorney; Ardenwald-Johnson Creek 
Neighborhood District Association (NDA) and Land Use Committee (LUC); Lewelling NDA 
and LUC; Clackamas Fire District #1 (CFD); Clackamas County Department of Transportation & 
Development; Metro; and NW Natural.  

In addition, public notice was provided as required by MMC Subsection 19.1006.3 on June 4, 
2025. The following responses have been received (see Attachment 3): 
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• Don Sheets (resident/owner at 8825 SE 42nd Ave): No objections—pleased that the 
property will remain intact and looking forward to the new neighbor. 

• Camden McKone (Chair of Lewelling NDA): No comments on this proposal. 

• Glen Hamburg (Senior Regional Planner, Metro): No comments on this application. 

• Maitri Dirmeyer (Lewelling NDA LUC Chair): The application was discussed at a 
recent NDA meeting and those in attendance were supportive—no comments or 
concerns were noted. 

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

Copies E-Packet 

1. Recommended Findings in Support of Approval   

2. Applicant's Submittal Materials (received April 16, 2025)   

a. Application Forms    

b. Narrative & exhibits   

i. Exhibit A: Copy of deed   

ii. Exhibit B: Vicinity map   

iii. Existing uses map & site plan   

c. Preapplication conference notes (from Jan. 16, 2025 meeting)   

3. Public comments received   

Key: 
Public Copies = materials posted online to application website (https://www.milwaukieoregon.gov/planning/csu-2025-002) 
E-Packet = meeting packet materials available one week before the meeting, posted online at https://www.milwaukieoregon.gov/bc-
pc/planning-commission-137  
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ATTACHMENT 1 
Recommended Findings in Support of Approval 

File #CSU-2025-002, Meditation Center (8835 SE 42nd Ave) 

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

1. The applicant, Andrew Mason, has applied for community service use (CSU) approval to
establish a base of operation for a meditation group at 8835 SE 42nd Ave. The site is in the
Moderate Density Residential Zone (R-MD). The land use application file number is CSU-
2025-002.

2. The applicant is a leader of the Ring of Moss (ROM), a Zen Buddhist meditation group that
has been active in the Portland area for over 20 years, holding virtual and in-person
meditation sessions in members’ homes and donated or rented spaces. Approximately 20
people participate monthly and another 10 participate weekly, with eight to 10 members
taking part in biannual six-week intensive sessions that conclude with a weeklong
meditation retreat. The proposed development would establish a religious institution on
the subject property and requires review as a CSU. CSUs are allowed in the R-MD zone
subject to Type III review.

The subject property is developed with a single detached dwelling and large barn-like
accessory structure. The applicant has proposed some interior remodeling and minor
exterior alterations to the house (i.e., replacement of a sliding door with a window and
installation of exterior handrails). In the future, the applicant plans to renovate the barn
and use it as the base of operation for ROM, with the house serving as a primary residence;
in the meantime, the house will function as both the ROM base of operation and the
primary residence of one of the group members.

The property is designated as a “significant” historic resource (both the house and barn)
on the City’s list of historic properties. The proposed minor exterior alterations are being
processed with administrative review as allowed by the historic resource provisions of the
zoning code (Subsection 19.403.5.C.1), separately from this CSU request but in conjunction
with the associated building permit application.

3. The proposal is subject to the following provisions of the Milwaukie Municipal Code
(MMC):
• MMC Section 19.301 Moderate Density Residential Zone (R-MD)
• MMC Chapter 19.700 Public Facility Improvements
• MMC Section 19.904 Community Service Uses
• MMC Section 19.1006 Type III Review

4. The application has been processed and public notice provided in accordance with MMC
Section 19.1006 Type III Review. A public hearing was held on June 24, 2025, as required
by law.
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5. MMC Section 19.301 Moderate Density Residential Zone (R-MD) 

MMC 19.301 establishes standards for the R-MD zone. Specifically, MMC Subsection 
19.301.2 establishes allowed uses for the R-MD zone. CSUs are allowed in the R-MD zone 
subject to Type III review and compliance with the applicable standards of MMC Section 
19.904. 

The applicant has applied for approval to establish the subject property as the base of operation for 
ROM, a Zen Buddhist meditation group. The proposed development would establish a religious 
institution on the site and is allowable with Type III review as a CSU, as discussed in Finding 7. 
The applicant has proposed to make some interior renovations and minor exterior alterations to the 
house (and in the future, to the barn), but no changes to the building footprint or overall site are 
proposed. 

The Planning Commission finds that the use is allowable in the R-MD zone subject to CSU 
approval. This standard is met. 

6. MMC Chapter 19.700 Public Facility Improvements 

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

a. MMC Section 19.702 Applicability 

MMC 19.702 establishes the applicability of MMC 19.700, including a new dwelling 
unit, any increase in gross floor area, land divisions, new construction, and 
modification or expansion of an existing structure or a change or intensification in 
use that result in any projected increase in vehicle trips. 

The applicant is proposing to use the property as a base of operation for a meditation group 
(i.e., a religious institution) in addition to maintaining it as a primary residence. The City 
Engineer has determined that the proposed development will result in an increase in trips. The 
proposed development triggers the requirements of MMC 19.700. 

b. MMC Section 19.703 Review Process 

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

City staff held a preapplication conference with the applicant on January 16, 2025. As noted 
in Finding 6-c, a transportation impact study (TIS) is not required; therefore, an application 
for transportation facilities review is not necessary.  

c. MMC Section 19.704 Transportation Impact Evaluation 

MMC 19.704 establishes that the City Engineer will determine whether a proposed 
development has impacts on the transportation system by using existing 
transportation data. If the City Engineer cannot properly evaluate a proposed 
development's impacts without a more detailed study, a TIS will be required to 
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evaluate the adequacy of the transportation system to serve the proposed 
development and determine proportionate mitigation of impacts. 

The City Engineer has determined that a TIS is not required, as the impacts on the 
transportation system from establishing the site as a meditation center for a relatively small 
group are minimal. Some participants will visit the site on foot or by bicycle, which will help 
limit traffic impacts.  

This standard is met. 

d. MMC Section 19.705 Rough Proportionality 

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

As noted in Findings 6-e and 6-f, the proposed development does not warrant a requirement 
for improving transportation facilities, so an analysis of proportionality to impacts is not 
necessary.  

This standard is met. 

e. MMC Section 19.708 Transportation Facility Requirements 

MMC 19.708 establishes the City’s requirements and standards for improvements to 
public streets, including pedestrian, bicycle, and transit facilities. MMC Subsection 
19.708.1 requires compliance with MMC Chapter 12.16 for accessway design, and 
establishes general requirements and standards for streets, including access 
management, clear vision, street design, connectivity, and intersection design and 
spacing standards. MMC Table 19.708.2 provides more specific street design 
standards for various street classifications based on the City’s Transportation System 
Plan (TSP).  

The subject property has frontage on three public streets—42nd Avenue, Roswell Street, and 
41st Avenue—and has accessways onto all three. In the City’s TSP, 42nd Avenue is classified 
as a collector, Roswell Street is a neighborhood route, and 41st Avenue is a local street. As 
established in MMC Table 19.708.2 Street Design Standards, the minimum required right-of-
way (ROW) widths for each of these three street classifications are provided on each of the 
subject property’s frontages. The 42nd Avenue and Roswell Street frontages are improved with 
curb-tight sidewalk, while the 41st Avenue frontage is unimproved (i.e., asphalt roadway only, 
no curb/gutter/sidewalk). The proposed development does not present any new impacts to 
transportation facilities that warrant further improvements. 

The proposed development meets the applicable standards of MMC 19.708. 

f. MMC Section 19.709 Public Utility Requirements 

MMC 19.709 establishes the City’s requirements and standards to ensure the 
adequacy of public utilities to serve development.  

The proposed development does not present new impacts to existing public utilities, which are 
adequate to serve the proposed use.  
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The proposed development meets the applicable standards of MMC 19.709. 

As proposed, the Planning Commission finds that the proposed development meets the applicable 
standards of MMC 19.700. 

7. MMC Section 19.904 Community Service Uses

MMC 19.904 provides standards and procedures for review of applications involving
community service uses (CSUs), including the establishment of new CSUs. These are uses
that are not specifically allowed outright in most zoning districts but that address a public
necessity or otherwise provide some public benefit.

a. MMC Subsection 19.904.2 Applicability

MMC 19.904.2 establishes applicability of the CSU regulations, outlining the types of
institutions and facilities that are considered CSUs. This includes schools,
government offices, hospitals, residential care facilities, community meeting
buildings, and religious institutions.

The application is for the establishment of a base of operations for Ring of Moss (ROM), a Zen
Buddhist meditation group. The proposed use is a form of religious institution and so is
reviewable as a CSU.

b. MMC Subsection 19.904.3 Review Process

MMC 19.904.3 establishes the review process for CSUs. Applications for new CSUs or
major modifications to existing CSUs are subject to Type III review (MMC 19.1006).

The proposal is to establish a new CSU and is subject to Type III review.

c. MMC Subsection 19.904.4 Approval Criteria

MMC 19.904.4 establishes the following approval criteria for CSUs:

(1) The building setback, height limitation, and off-street parking and similar
requirements governing the size and location of development in the underlying
zone are met. Where a specific standard is not proposed for a CSU, the
standards of the underlying zone must be met.

As discussed in Findings 2 and 5, the proposed development does not involve changes to
the site or existing structures that would affect the development standards of the
underlying R-MD zone.

As proposed, this criterion is met.

(2) Specific standards for the proposed uses as found in MMC 19.904.7-11 are met.

MMC Subsection 19.904.8 establishes specific standards for public, private, and
religious institutions and other facilities that are not covered by other standards.

(a) MMC Subsection 19.904.8.A requires utilities, streets, or other
improvements necessary for the public facility or institutional use to be
provided by the agency constructing the use.
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The existing public facilities are adequate to serve the proposed development. 

This standard is met.  

(b) MMC Subsection 19.904.8.B requires that, when located in or adjacent to a
residential zone, access should be located on a collector street if practicable.
If access is to a local residential street, consideration of a request must
include an analysis of the projected average daily trips to be generated by
the proposed use and their distribution pattern, and the impact of the
traffic on the capacity of the street system which would serve the use. Uses
which are estimated to generate fewer than 20 trips per day are exempted
from this subsection.

The subject property provides three points of access to public streets, including
from 42nd Avenue (a collector). With only 10 regular participants in weekly ROM
activities (two in-person meditation sessions and one virtual session), the average
estimated trip generation for the proposed development is less than 20 trips per
day.

The proposed development is exempt from the requirement to provide a more in-
depth trip-generation analysis.

This standard is met.

(c) MMC Subsection 19.904.8.C requires that, when located in a residential
zone, lot area must be sufficient to allow required setbacks that are equal to
a minimum of two-thirds the height of the principal structure. As the size
of the structure increases, the depth of the setback must also increase to
provide adequate buffering.

The subject property is already developed with a house and large barn, and no
changes to the footprint or height of either structure are proposed. The existing
house is situated centrally on the lot and meets or exceeds the setback
requirements. The barn is nonconforming with respect to the street-side setback
along the 41st Avenue frontage (it is on or very close to that western boundary);
however, no changes to the barn footprint are proposed.

This standard is met.

(d) MMC Subsection 19.904.8.D allows that the height limitation of a zone may
be exceeded to a maximum height of 50 ft provided Subsection 19.904.8.C
is met.

No changes to the height of either the existing house or barn are proposed.

This standard is met.
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(e) MMC Subsection 19.904.8.E requires that noise-generating equipment shall
be sound-buffered when adjacent to residential areas.

The proposed development does not involve the installation of any noise-
generating equipment. Some new noise activity associated with the meditation
sessions may involve bells, drums, or percussive wooden clappers, but as proposed
those sounds will not be audible outside the buildings.

This standard is met.

(f) MMC Subsection 19.904.8.F requires that lighting must be designed to
avoid glare on adjacent residential uses and public streets.

No changes to existing exterior lighting are proposed.

This standard is met.

(g) MMC Subsection 19.904.8.G requires that hours and levels of operation be
adjusted where possible to make the use compatible with adjacent uses.

As proposed, the regular in-person ROM activities will take place twice a week
(Sunday mornings 7:30 a.m. to 9:00 a.m. and Wednesday evenings 7:00 p.m. to
8:30 p.m.). During the two annual six-week intensive sessions, an additional in-
person session is added (Monday evenings 7:00 p.m. to 8:30 p.m.), with the final
week being a residential retreat at the site (4:00 a.m. to 9:00 p.m.). In general, trips
to and from the site would occur between around 7:30 a.m. and 9:00 p.m., which is
similar to the operational hours for the Roswell Market across Roswell Street to the
south (regular market hours are 7:00 or 8:00 a.m. to 10:30 p.m.).

Currently, approximately 20 “active” members participate in group activities once
a month and another 10 “regular” members participate at least once a week. The
existing house provides meditation and sleeping space for up to 16 people; the
future barn renovation would expand the capacity to a total of 30 participants.

Most of the activity on site will be within one or both buildings, and except for the
arrivals and departures of participants, the actual activity will be silent
meditation. For the biannual meditation retreats, where sessions begin at 4:00
a.m., participants will stay on site so there are no comings and goings and
therefore no impacts to neighboring residential properties. Most ambient noise
from ROM activities and arrivals/departures will be within a range of hours that
is compatible with surrounding uses.

This standard is met. 

(h) MMC Subsection 19.904.8.H allows that a spire on a religious institution
may exceed the maximum height limitation.

The proposed development does not include a spire.

This standard is not applicable.
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(i) MMC Subsection 19.904.8.I establishes that the minimum landscaping
required for religious institutions is the lesser of 15% of the total site area
and the percentage required by the underlying zone.

The minimum vegetation requirement for lots over 7,000 sq ft in the R-MD zone is
30% of lot area, so the 15% landscaping requirement for religious institutions is
the applicable standard. The subject property is at least 50% landscaping.

This standard is met.

(j) MMC Subsection 19.904.8.J allows that park-and-ride facilities may be
encouraged for institutions along transit routes that do not have days and
hours in conflict with weekday uses (e.g., religious institutions or fraternal
organizations). Such uses may be encouraged to allow portions of their
parking areas to be used for park-and-ride lots.

Although the subject property is developed with an extensive driveway system
connecting its three accessways to public streets and does offer space for a few off-
street parking spaces (4 to 8 spaces, depending on whether one or more driveway
exits were closed), it is not configured to serve effectively as a park-and-ride
facility. The applicant has indicated openness to future consideration of this
subject.

This standard is met.

As proposed, this criterion (regarding specific standards for institutions) is met. 

(3) MMC Subsection 19.904.4.C requires the hours and levels of operation of the
proposed use to be reasonably compatible with surrounding uses.

See the discussion above in Finding 7-c-2(g) for an address of this criterion.

This criterion is met.

(4) MMC Subsection 19.904.4.D requires that the public benefits of the proposed use
be greater than the negative impacts, if any, on the neighborhood.

As proposed, there are few if any impacts from the proposed development. The regular
comings and goings of ROM participants will not be that different than what might be
expected in a typical residential neighborhood and likely still less than the commercial
traffic at the Roswell Market site across Roswell Street to the south. Providing space for
the proposed religious institution supports mental well-being, social health, and
community-building—benefits commonly associated with other neighborhood religious
institutions.

This criterion is met.

(5) MMC Subsection 19.904.4.E requires the location to be appropriate for the type
of use proposed.

The subject property is large (0.73 acres) and includes a significant amount of mature
landscaping. The proposed use (meditation sessions) is a low-impact activity, and the

5.1 Page 12

ATTACHMENT #1 



Recommended Findings in Support of Approval—Meditation Center Page 8 of 8 
File #CSU-2025-002—8835 SE 42nd Ave  June 24, 2025 

well landscaped grounds and historic house and barn provide a fitting environment for 
reflective and contemplative practice. The site is accessible from three public streets, two 
of which provide some on-street parking, and the property is developed with an extensive 
driveway system that allows for 4 to 8 off-street parking spaces depending on usage.  

This criterion is met. 

As proposed, the Planning Commission finds that the proposed development meets the 
approval criteria of MMC 19.904.4.  

The Planning Commission finds that the proposed development meets all applicable standards of 
MMC 19.904 and is approvable as a new CSU. This standard is met. 

8. The application was referred to the following departments and agencies on May 20, 2025:
• Milwaukie Community Development Department
• Milwaukie Engineering Department
• Milwaukie Building Department
• Milwaukie Public Works Department
• Milwaukie Code Compliance
• Milwaukie Police Department
• Milwaukie City Manager
• City of Milwaukie City Attorney
• Ardenwald-Johnson Creek Neighborhood District Association (NDA) Chairperson

and Land Use Committee (LUC)
• Lewelling NDA Chairperson and LUC
• Clackamas Fire District #1
• Clackamas County Department of Transportation & Development
• Metro
• NW Natural

In addition, public notice was provided on June 4, 2025, as required by MMC Subsection 
19.1006.3. Staff received the following responses to the referral and public notice, 
summarized as follows:  

 Don Sheets (resident/owner at 8825 SE 42nd Ave): No objections—pleased that the
property will remain intact and looking forward to the new neighbor.

 Camden McKone (Chair of Lewelling NDA): No comments on this proposal.

 Glen Hamburg (Senior Regional Planner, Metro): No comments on this
application.

 Maitri Dirmeyer (Lewelling NDA LUC Chair): The application was discussed at a
recent NDA meeting and those in attendance were supportive—no comments or
concerns were noted.
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2,000

Materials submitted 
4/16/2025 

 
Payment received 

5/02/2025

BK

HR-2025-001

Ardenwald-Johnson Creek (adjacent to Lewelling)

Establish a meditation center at the site as a new community service use. Improvements to the existing historic house are being reviewed 
under file #HR-2025-001 in conjunction with the associated building permit.
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Note: The historic resource (HR) portion of the project involves a minor alteration to the 
structure that is being processed with administrative (Type I) review in conjunction with the 
associated building permit (permit #601-25-000605-STR). The HR review is not part of the 
community service use (CSU) review that is going to the Planning Commission.  
 
Pages 9-11 are associated with the HR review and have been removed from the CSU 
narrative (along with the accompanying exhibits) to minimize confusion for the CSU review 
process. 
 
- Brett Kelver, AICP, Senior Planner
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Exhibit A
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Exhibit B
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Exhibit C
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1

Brett Kelver

From: Donald Sheets <donmsgtret89@gmail.com>
Sent: Tuesday, June 10, 2025 11:25 AM
To: Brett Kelver
Cc: andrewmasonpdx@gmail.com
Subject: File Number CSU-2925-002

Regarding the proposal to 8835 NE 42nd Avenue, Milwaukie, Oregon, 97222, my spouse and I are 
pleased that the property will remain intact and look forward to our new neighbor. 
 
Respectfully, 
 
Don Sheets 
8825 SE 42nd Avenue 
Milwaukie, Oregon, 97222 
Cell Phone: 503.539.9655 
donmsgtret89@gmail.com 
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Brett Kelver

From: Milwaukie Lewelling <lewellingndachair@gmail.com>
Sent: Tuesday, June 10, 2025 3:18 PM
To: Brett Kelver
Subject: Re: CSU-2025-002 Notice of Type III Land Use Proposal and Referral

Hi Brett, 
Thanks for checking in. 
I do not have any comments of this land use application. 
- Camden 
 
On Tue, Jun 10, 2025 at 3:09 PM Brett Kelver <KelverB@milwaukieoregon.gov> wrote: 

Hello, 

  

I’m circling back to see if anyone has any comments on the land use application noted below (proposed meditation 
center at 8835 SE 42nd Ave, a community service use).  This item is going to a public hearing with the Planning 
Commission on June 24 and the staff report and packet materials will be posted online next Tuesday, June 17. 

  

If you do have any comments, please email them to me no later than end of day tomorrow (Wed, June 11).  Let me 
know if you have any questions.  Thank you! 

  

BRETT KELVER, AICP, CFM 

Senior Planner 

he • him • his 

  

From: Petra Johnson <JohnsonP@milwaukieoregon.gov>  
Sent: Tuesday, May 20, 2025 4:12 PM 
To: Petra Johnson <JohnsonP@milwaukieoregon.gov> 
Cc: Brett Kelver <KelverB@milwaukieoregon.gov> 
Subject: CSU-2025-002 Notice of Type III Land Use Proposal and Referral 

  

Greetings, 

Please see the link below to find the Notice of Type III Land Use Proposal and Application 
Referral for land use application CSU-2025-002 for site location 8835 SE 42nd Ave. If you have 

5.1 Page 46

ATTACHMENT #3



1

Brett Kelver

From: Glen Hamburg <Glen.Hamburg@oregonmetro.gov>
Sent: Wednesday, June 11, 2025 7:17 AM
To: Brett Kelver
Subject: RE: CSU-2025-002 Notice of Type III Land Use Proposal and Referral

This Message originated outside your organization. 

Good morning BreƩ, 
 
To confirm, Metro doesn’t have any comments to offer on this applicaƟon. 
 
Have a great rest of the week, 
 
Glen Hamburg | Metro | Senior Regional Planner 
My gender pronouns: he/him/his 
 

 
 
 
 
From: Brett Kelver <KelverB@milwaukieoregon.gov>  
Sent: Tuesday, June 10, 2025 3:09 PM 
To: Brett Kelver <KelverB@milwaukieoregon.gov> 
Subject: [External sender]RE: CSU-2025-002 Notice of Type III Land Use Proposal and Referral 
 
  
CAUTION: This email originated from an External source. Do not open links or attachments unless you know the content is 
safe. 
Hello, 
  
I’m circling back to see if anyone has any comments on the land use applicaƟon noted below (proposed meditaƟon 
center at 8835 SE 42nd Ave, a community service use).  This item is going to a public hearing with the Planning 
Commission on June 24 and the staff report and packet materials will be posted online next Tuesday, June 17. 
  
If you do have any comments, please email them to me no later than end of day tomorrow (Wed, June 11).  Let me 
know if you have any quesƟons.  Thank you! 
  
BRETT KELVER, AICP, CFM 
Senior Planner 
he • him • his 
  
From: Petra Johnson <JohnsonP@milwaukieoregon.gov>  
Sent: Tuesday, May 20, 2025 4:12 PM 
To: Petra Johnson <JohnsonP@milwaukieoregon.gov> 
Cc: Brett Kelver <KelverB@milwaukieoregon.gov> 
Subject: CSU-2025-002 Notice of Type III Land Use Proposal and Referral 
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Brett Kelver

From: Maitri Dirmeyer <tiadirmeyer@hotmail.com>
Sent: Wednesday, June 11, 2025 9:41 AM
To: Brett Kelver
Subject: Re: CSU-2025-002 Notice of Type III Land Use Proposal and Referral

This Message originated outside your organization. 

Hi Brett, 
 
We discussed this application at a recent NDA meeting and everyone in attendance was supportive of 
the project. No comments or concerns were noted. 
 
Thanks, 
Maitri  
 
Get Outlook for iOS 

From: Brett Kelver <KelverB@milwaukieoregon.gov> 
Sent: Tuesday, June 10, 2025 3:09:00 PM 
To: Brett Kelver <KelverB@milwaukieoregon.gov> 
Subject: RE: CSU-2025-002 Notice of Type III Land Use Proposal and Referral  
  
Hello, 
  
I’m circling back to see if anyone has any comments on the land use application noted below (proposed meditation 
center at 8835 SE 42nd Ave, a community service use).  This item is going to a public hearing with the Planning 
Commission on June 24 and the staff report and packet materials will be posted online next Tuesday, June 17. 
  
If you do have any comments, please email them to me no later than end of day tomorrow (Wed, June 11).  Let me 
know if you have any questions.  Thank you! 
  
BRETT KELVER, AICP, CFM 
Senior Planner 
he • him • his 
  
From: Petra Johnson <JohnsonP@milwaukieoregon.gov>  
Sent: Tuesday, May 20, 2025 4:12 PM 
To: Petra Johnson <JohnsonP@milwaukieoregon.gov> 
Cc: Brett Kelver <KelverB@milwaukieoregon.gov> 
Subject: CSU-2025-002 Notice of Type III Land Use Proposal and Referral 
  
Greetings, 
Please see the link below to find the Notice of Type III Land Use Proposal and Application 
Referral for land use application CSU-2025-002 for site location 8835 SE 42nd Ave. If you have 
any questions, please feel free to contact Senior Planner Brett Kelver at 503‐786‐7657 or 
kelverb@milwaukieoregon.gov. 
https://www.milwaukieoregon.gov/planning/csu-2025-002 
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