
 
 
  
 
 
 
 
 
 
 

AGENDA 
 

MILWAUKIE PLANNING COMMISSION  
Tuesday July 24, 2012, 6:30 PM 

 
MILWAUKIE CITY HALL 
10722 SE MAIN STREET 

 

1.0      Call to Order - Procedural Matters 

2.0  Planning Commission Minutes – Motion Needed 

2.1 June 12, 2012 (to be sent in supplemental packet) 

3.0 Information Items 

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

5.0 Public Hearings – Public hearings will follow the procedure listed on reverse 
 5.1 Summary: North Clackamas Park Restoration Project (to be opened and continued to 

7/31/12 
Applicant/Owner: Clackamas County Water Environment Services/City of Milwaukie 
Address:  5440 SE Kellogg Creek Dr 
File:  NR-12-02 
Staff:  Ryan Marquardt 

5.2 Summary:  Natural Resource Review for Crystal Creek (Light Rail) continued from 
7/10/12 
Applicant/Owner: KLK Consulting/TriMet 
Addresses: 2519, 2525, & 2535 SE Harrison St  
File: NR-12-01 
Staff:  Brett Kelver 

5.3 Summary: PMLR Signal and Communications Building 
Applicant/Owner: KLK Consulting/TriMet 
Address: 2103 SE Adams St 
File:  CSU-12-07, DR-12-05, VR-12-04 
Staff:  Li Alligood 

6.0 Worksession Items 

7.0 
 

Planning Department Other Business/Updates 

7.1  Planning Commission Notebook Replacement Pages – Zoning Ordinance Map 
8.0 
 

Planning Commission Discussion Items – This is an opportunity for comment or discussion for 
items not on the agenda. 

9.0 
 
 

Forecast for Future Meetings:  

July 31, 2012 1. Public Hearing: NR-12-02 North Clackamas Park Restoration Project  
August 14, 2012 1. Public Hearing: CSU-12-07 PMLR Signal and Communications Building 

continued tentative 
2. Public Hearing: NR-12-02 North Clackamas Park Restoration Project 

continued tentative 
 
  



Milwaukie Planning Commission Statement 
The Planning Commission serves as an advisory body to, and a resource for, the City Council in land use matters.  In this 
capacity, the mission of the Planning Commission is to articulate the Community’s values and commitment to socially and 
environmentally responsible uses of its resources as reflected in the Comprehensive Plan 
 
1. PROCEDURAL MATTERS. If you wish to speak at this meeting, please fill out a yellow card and give to planning staff.  Please turn 

off all personal communication devices during meeting.  For background information on agenda items, call the Planning Department at 
503-786-7600 or email planning@ci.milwaukie.or.us. Thank You. 

 
2. PLANNING COMMISSION MINUTES. Approved PC Minutes can be found on the City website at  www.cityofmilwaukie.org 
 
3. CITY COUNCIL MINUTES City Council Minutes can be found on the City website at  www.cityofmilwaukie.org  
 
4. FORECAST FOR FUTURE MEETING. These items are tentatively scheduled, but may be rescheduled prior to the meeting date.  

Please contact staff with any questions you may have. 
 
5. TIME LIMIT POLICY.  The Commission intends to end each meeting by 10:00pm.  The Planning Commission will pause discussion of 

agenda items at 9:45pm to discuss whether to continue the agenda item to a future date or finish the agenda item. 
 
Public Hearing Procedure 
Those who wish to testify should come to the front podium, state his or her name and address for the record, and remain at the podium 
until the Chairperson has asked if there are any questions from the Commissioners. 
1. STAFF REPORT.  Each hearing starts with a brief review of the staff report by staff.  The report lists the criteria for the land use       

action being considered, as well as a recommended decision with reasons for that recommendation. 
 
2. CORRESPONDENCE.  Staff will report any verbal or written correspondence that has been received since the Commission was 

presented with its meeting packet. 
 
3. APPLICANT’S PRESENTATION.  
 
4. PUBLIC TESTIMONY IN SUPPORT.  Testimony from those in favor of the application.  
 
5. NEUTRAL PUBLIC TESTIMONY.  Comments or questions from interested persons who are neither in favor of nor opposed to the 

application. 
 
6. PUBLIC TESTIMONY IN OPPOSITION.  Testimony from those in opposition to the application. 
 
7. QUESTIONS FROM COMMISSIONERS.  The commission will have the opportunity to ask for clarification from staff, the applicant, or 

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

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

deliberation.  From this point in the hearing the Commission will not receive any additional testimony from the audience, but may ask 
questions of anyone who has testified. 

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

agenda.  Planning Commission decisions may be appealed to the City Council. If you wish to appeal a decision, please contact the 
Planning Department for information on the procedures and fees involved. 

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

information at another time. If there is such a request, the Planning Commission will either continue the public hearing to a date 
certain, or leave the record open for at least seven days for additional written evidence, argument, or testimony. The Planning 
Commission may ask the applicant to consider granting an extension of the 120-day time period for making a decision if a delay in 
making a decision could impact the ability of the City to take final action on the application, including resolution of all local appeals.   

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

days prior to the meeting. 
 

Milwaukie Planning Commission: 
 
Lisa Batey, Chair 
Scott Churchill 
Chris Wilson  
Mark Gamba 
Clare Fuchs 
Shaun Lowcock 

Planning Department Staff:
 
Scot Siegel, Interim Planning Director 
Brett Kelver, Associate Planner 
Ryan Marquardt, Associate Planner 
Li Alligood, Associate Planner 
Alicia Martin, Administrative Specialist II 
 

 



 

To: Planning Commission 

Through: Scot Siegel, Interim Planning Director 

From: Ryan Marquardt, Associate Planner 

Date: July 18, 2012, for July 24, 2012, Public Hearing 

Subject: File: NR-12-02, CSU-12-06 

Applicant: City of Milwaukie, Clackamas County Water Environment Services 

Owner(s): City of Milwaukie 

Address: 5440 SE Kellogg Creek Drive 

Legal Description (Map & Taxlot): 22E06AC00100, 22E06AD01000, 
22E06AB00617, 22E06AB00417 

NDA: Lake Road 
 

ACTION REQUESTED 

Approve application NR-12-02 and CSU-12-06 and adopt the recommended Findings and 
Conditions of Approval found in Attachments 1 and 2. This action would allow for stream and 
riparian restoration activity for Mt. Scott Creek and Camas Creek, placement of 2 creek 
overlooks, and replacement of a pedestrian bridge across Camas Creek. 

BACKGROUND INFORMATION 

A. Site and Vicinity 

The site is located at 5440 SE Kellogg Creek Drive. The site is home to North Clackamas 
Park, and contains numerous park features including baseball fields, picnic and play areas, 
Milwaukie Center, the Sara Hite Memorial Rose Garden, an off-leash area for dogs, and 
natural resource areas. Surrounding properties consist of mostly of large-lot residential 
properties and lands that are vacant or being farmed. 

B. Zoning Designation 

The site is zoned Residential zone R-10 (R10). Portions of the site have received 
Community Service Use (CSU) or Community Service Overlay (CSO) approvals. Much of 
the northern half of the site has Water Quality Resource (WQR) areas or Habitat 
Conservation Areas (HCA). 
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C. Comprehensive Plan Designation 

The site has a Comprehensive Plan designation of Public (P). 

D. Land Use History 

 1980: A-80-07, annexation of North Clackamas Park and adjacent property into the 
City. 

 1992: CSO-92-04, approved an addition to the Milwaukie Center. 

 1996: Sara Hite Memorial Rose Garden was approved as a modification to CSO-92-
04. 

 2001: NR-01-04, approved modification to install raised garden beds to the 
community garden at the Milwaukie Center  

 2005: CSO-05-02, approved a major modification of a Community Service Overlay for 
baseball fields, including new lighting for the ball fields and parking lot. 

 2007 

o Minor modification allowing expansion of the maintenance area in the 
southwest area of the park. 

o Minor modification for replacement of a trailer or RV for a park caretaker’s 
residence. 

o Minor modification for the reconfiguration of the horse arena in the 
southwest portion of the park. 

 2009: CSU -09-08, approved installation of an electronic readerboard sign at the park 

 2010 

o CPA-10-01, master plan for the northern portion of North Clackamas Park. 
Planning Commission recommended approval on May 22, 2012, and a 
hearing before City Council is scheduled for August 7, 2012. 

o CSU-10-02, approved enclosure of covered space at the Milwaukie Center 
for the Meal of Wheels program. 

o CSU-10-03, approved construction of an accessory structure for wood 
splitting. 

E. Proposal 

The applicant is seeking land use approvals for restoration of the stream and riparian 
habitats of Mt. Scott Creek and Camas Creek, the installation of 2 stream overlooks, and 
replacement of a pedestrian bridge over Camas Creek. The restoration proposal includes 
the following: 

1. Stream Bank Restoration –Stabilized banks with logs, strategically place large woody 
debris and boulders along stream bank, plant native trees, and remediate soil. 

2. Riparian Area Enhancement – Decommission trails, and plant native trees, shrubs, 
and groundcover. 
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3. Culvert Removal and Restoration at Camas Creek Confluence – Remove culvert, 
concrete debris, and asphalt path; regrade the confluence area; and stabilize the 
banks with logs, woody debris, and boulders. 

4. Alcove – Create an alcove downstream from the confluence of Camas Creek and Mt. 
Scott Creek to improve fish habitat. 

The project requires approval of the following applications: 

1. Natural Resource Review 

The project requires natural resource review because it affects Habitat Conservation 
Area (HCA) and Water Quality Resource (WQR) areas. Different parts of the project 
are subject to different portions of natural resource regulations in Milwaukie Municipal 
Code (MMC) 19.402.  

A. Natural Resource Management Plans (MMC 19.402.10) 

Natural resource management or restoration plans authorize limited disturbance 
within the HCA and WQR for the purpose of improving the function and health of 
these areas. A large amount of the proposed work is being reviewed as a natural 
resource restoration plan for Mt. Scott Creek and Camas Creek. This includes 
stream bank restoration, riparian area enhancement, culvert removal, and 
creation of the alcove. 

Resource management and restoration plans have simpler review criteria than 
the criteria for evaluating development within the WQR and HCA. The criteria in 
MMC 19.402.10.C require only that the plan improves the overall health and/or 
function of the natural area. Resource plans are eligible for this review only if the 
plan has been prepared in accordance with or is approved by a natural resource 
group or agency, such as Oregon Watershed Enhancement Board, Oregon 
Department of Fish and Wildlife, or a similar entity. 

B. General Discretionary Review (MMC 19.402.12) 

Elements of the proposal that are not strictly related to resource management or 
restoration are reviewed through the general discretionary review process. 
Elements of the plan subject to this review are the 2 overlook areas and the 
replacement of the pedestrian bridge over Camas Creek. These elements are all 
within the WQR area and are reviewed in the same manner that other 
development with impacts to the WQR would be evaluated. 

2. Community Service Use 

Portions of North Clackamas Park that are within a mapped WQR area are not 
considered to have existing CSU approval as a park. As such, park elements and 
uses in these areas must be reviewed as a new CSU, as opposed to the modification 
of an existing CSU. The elements subject to CSU review are the installation of the 
overlooks, modifications to the trial network, and the replacement of the bridge. The 
restoration activity by itself is not considered a modification of a park element and is 
not subject to CSU review. 

The table below summarizes which project elements are subject to the various review types. 
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Project Element Natural Resource 
Restoration Review 

General Discretionary 
Review 

CSU Review 

Bridge Replacement    
Stream Overlooks    
Trail Decommissioning, 
Culvert removal    

Stream Restoration – 
alcove, woody debris    

Riparian area 
restoration    

KEY ISSUES 

Summary 

Staff has identified the following key issues for the Planning Commission's deliberation. Aspects 
of the proposal not listed below are addressed in the Findings (see Attachment 1) and generally 
require less analysis and discretion by the Commission. 

A. Do the overlooks and bridge replacement meet the general discretionary review criteria? 

B. Do the overlooks, bridge replacement, and changes to trails satisfy the criteria for 
establishing a Community Service Use? 

Analysis 

A. Do the overlooks and bridge replacement meet the general discretionary review 
criteria? 

The general discretionary criteria require an evaluation of impacts, analysis of alternatives, 
and demonstration that impacts have been avoided as much as practicable, minimized 
where impacts do occur, and that the impacts are appropriately mitigated. This review is 
required for placement of the overlook areas and replacement of the pedestrian bridge. 

Impact Evaluation 

The log jam overlook would add an area of about 770 sq ft of crushed rock within the 
WQR, including the 5 ft wide trail and overlook area itself. The overlook at the confluence 
of Camas Creek and Mt. Scott Creek would add an area of about 70 sq ft of crushed rock 
within the WQR, and an overlook deck of about 340 sq ft, supported by anchored rocks, 
posts, and a short retaining wall made of plastic lumber. The replacement of the pedestrian 
bridge would have about 65 sq ft of bridge deck over the WQR area of Camas Creek. The 
supports for the deck would be located outside of the WQR. 

The primary impact of the overlook areas is that they occupy areas that could be replanted 
and restored with native plantings. The primary impact of the bridge is that it would shade 
parts of the WQR and alter the plants that grow in this area. 
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Alternatives 

Alternatives for the overlook areas are eliminating them from the project, including only one 
outlook, and the placement of outlooks in other areas.  

Eliminating the outlooks from the project would allow more of the project area to be 
restored and vegetated. This would also eliminate the benefits of creating spaces where 
visitors can view the resource areas. It would also eliminate the ability to educate visitors 
about the project and natural areas through interpretive displays and signs.  

Including only 1 overlook at the confluence point was considered because this area has 
the highest scenic value and educational potential. Having 1 overlook allows more of the 
project area to be restored and vegetated. The applicant opted to have a second overlook 
to provide a smaller, more intimate space to view the natural area. This increases the 
diversity of places where the public can see the creek, and provides access in a location 
that appears to be the most frequently visited portion of the natural area. 

Placing the outlooks in areas further away from the resource allows more of the project 
area to be restored and vegetated. Placement at a greater distance from the resource 
diminishes visitor’s ability to see the resource and may create an incentive for people to 
walk through the restoration areas to get a closer view. 

Alternatives for the pedestrian bridge include the no-build option of leaving the existing 
bridge, and using the existing bridge abutments to support a new bridge structure, rather 
than removing and replacing the bridge and abutments. The existing bridge does not meet 
width standards from the Americans with Disabilities Act (ADA), and leaving it in place 
would not accomplish the project purpose of having ADA access on paths between the 
northern and southern sides of Camas Creek. Leaving the existing abutments in place and 
building a new bridge on top of them would minimize the disturbance of removing the 
existing abutments and installing new abutments. The applicant examined this alternative 
and found that the existing abutments would have to be widened to support a new bridge, 
which would disturb the wetland areas where the abutments are located. The proposed 
new abutments would be located outside of the delineated wetland areas. 

Avoidance of Impacts 

The alternatives analysis demonstrates that the elements described above need to be 
located in the WQR area of the project site. Given the function of these elements, there is 
no practicable way to avoid their presence and related impacts to the WQR areas. 

Minimization of Impacts 

The impacts to the WQR area are minimized because the elements within the WQR are 
not larger than needed to accomplish their functions. The paths to the overlooks are 5 ft 
wide, which is a typical minimum width for a park path and meets  ADA requirements. The 
overlook areas are adequate to accommodate multiple visitors and not overly-large given 
the likely number of visitors at any time. Impacts are further minimized by placing new 
bridge abutments outside of the delineated wetland area and removing the existing 
abutments. 

Temporary impacts are also minimized to an acceptable extent. Material storage and 
staging areas would be located outside of any WQR or HCA areas. 

Mitigation of Impacts 

The total surface area of permanent WQR area impacts is approximately 2,000 sq ft. The 
areas of temporary disturbance will be restored to as good or better condition at the 
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completion of the project. The restoration areas for the project consist of 2,400 sq ft of 
upland riparian area replanting, 1,900 sq ft of bank stabilization planting, and 350 sq ft of 
emergent wetland planting. The replanting will improve the overall health and function of 
the riparian and wetland areas, and appropriately mitigate for the areas disturbed by the 
overlooks and bridge. 

 

Overall, staff finds the applicant’s rationale is acceptable and justifies the proposed 
location and design of the overlooks and bridge replacement. Including public access near 
natural features is a compromise between maximizing the potential restoration area and 
allowing the public to view and learn about the area with facilities designed to contain and 
limit visitor impacts. The city’s on-call natural resource consultant noted that the applicant 
appears to have chosen the alternatives that have the least impacts to the areas while also 
providing public education opportunities. 

B. Do the overlooks, bridge replacement, and changes to trails satisfy the criteria for 
establishing a Community Service Use? 

The criteria for establishment of a community service use are set forth in MMC 19.904.4. 
Staff believes that the proposal meets these criteria as follows: 

Base zone and CSU-specific requirements for the proposed development are met 

The structures in the proposal are minimal and set over 150 ft away from property lines. 
The development standards are either not applicable or easily met. 

Hours and levels of proposed use are reasonably compatible with surrounding uses 

The hours of operation for these elements would be the same as those for North 
Clackamas Park overall. The levels of use for these elements should be the same as the 
current activity levels for these areas. 

Public benefits of the proposed use are greater than the negative impacts, if any, on the 
neighborhood 

The public benefits of the project elements are that they would allow ADA access across 
Camas Creek, remove portions of the bridge’s support structure from a wetland area, allow 
public access to view natural resources and the restoration project in a manner that limits 
impacts to the resource area, and removes trails that have been established in an 
ecologically unsound manner. 

The overlooks, bridge replacement, and culvert removal are projects identified by the draft 
master plan for the northern portion of North Clackamas Park. This document has not yet 
been adopted by the City, though the Planning Commission did recommend approval of 
the plan with these project elements in May 2012. Staff believes that there is a public 
benefit in carrying out projects in accordance with long range plans for a site. 

Staff has not identified any potential impacts to the neighborhood from the project. The 
basic arrangement of and level of uses within the park should remain as they are now. The 
nearest property to the project site is over 150 ft away, and the nearest residential 
structure is over 300 ft away. One impact of the project on park use is that removal of the 
culvert would require users to travel over 400 ft east to cross Camas Creek, making the 
north side of the park less accessible from the western portion of the park south of the 
creek. However, this is not an impact to the surrounding neighborhood, and the impact is 
offset by the benefit of restoring an ecologically important confluence. The Planning 
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Commission previously indicated that in concept this configuration is acceptable through 
their recommendation on the north side master plan. 

The location is appropriate for the type of use proposed 

Staff believes the location of these project elements is appropriate. The elements are in the 
positions proposed in the master plan document. The replaced bridge aligns with existing 
paths on either side of the Camas Creek. By their purpose, the overlook areas need to be 
in proximity to the natural features being viewed. The trails to the two overlook areas retain 
access to these natural areas in an appropriate manner, and offset the loss of access from 
the trail decommissioning and culvert removal. 

CONCLUSIONS 

A. Staff recommendation to the Planning Commission is as follows: 

1. Approve the Natural Resource Review and Community Service Use application for 
the North Clackamas Park Mt. Scott restoration project. This will result in stream and 
riparian area restoration and enhancement, installation of 2 overlook areas, 
replacement of a pedestrian bridge over Camas Creek, and modification of trail paths 
within the project area. 

2. Adopt the attached Findings and Conditions of Approval in Attachments 1 and 2. 

B. Conditions of approval (see Attachment 2 for the full list of Conditions of Approval): 

The recommended conditions of approval do not contain any key conditions necessary to 
resolve deficiencies related to the zoning ordinance requirements. The recommended 
conditions are mostly about permit review following land use approval and do not, in staff’s 
assessment, significantly alter the proposed project. 

CODE AUTHORITY AND DECISION-MAKING PROCESS 

The proposal is subject to the following provisions of the Milwaukie Zoning Ordinance, which is 
Title 19 of the Milwaukie Municipal Code (MMC). 

 Subsection 19.402, Natural Resources 

 Subsection 19.904, Community Service Uses 

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

The Commission has 4 decision-making options as follows: 

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

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

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

D.  Continue the hearing to provide allow additional information to be gathered and presented, 
or allow additional time for presentations, testimony or deliberation. Due to closing of the 
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time later this summer when in-water work can occur, the applicant would like to receive 
land use approval in time to complete the in-water work this year. 

The final decision on these applications, which includes any appeals to the City Council, must 
be made by October 18, 2012, 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. 

Staff anticipates that there will be little to no time at the meeting for this hearing due to the 
continuation of one hearing from July 10th and the opening of CSU-12-07. Staff has 
communicated with the applicant and we concur that it is best to open this hearing and continue 
the hearing until July 31st. That meeting was scheduled specifically to allow for continuation of 
this application. 

COMMENTS 

Notice of the proposed changes was given to the following agencies and persons: City of 
Milwaukie Building and Engineering Departments, Lake Road Neighborhood District Association 
(NDA), and Clackamas County Fire District #1. The following is a summary of the comments 
received by the City. See Attachment 4 for further details. 

 Zach Weigel, Civil Engineer, Engineering Department: No recommended conditions of 
approval for the project. Advisory notes to the applicant detail what information needs to be 
provided about flood hazard area regulations and stormwater management for the project 
permits. 

 Tom Larsen, Building Official, Building Department: No comments regarding the 
project. The Building Official provided advisory notes to the applicant regarding ADA 
regulations and the need for structural permits for the overlooks. 

 Paul Hawkins, Lake Road NDA Land Use Committee Member: No comment on the 
application, and looking forward to completion of the project. 

ATTACHMENTS 

Attachments are provided only to the Planning Commission unless noted as being attached. All 
material is available for viewing upon request. 

1. Recommended Findings in Support of Approval (attached) 

2. Recommended Conditions of Approval (attached) 

3. Applicant's Narrative and Supporting Documentation dated June 1, 2012 

All of Attachment 3 provided to Planning Commissioners on July 3, 2012. The portions of 
Attachment 3 listed below are included in the publically available electronic and hard copy 
versions of this report. 

a.  Application narrative and addendum for alcove (attached) 

b. Project plans and addendum for alcove (attached) 

4. Project assessment from city’s on-call natural resources consultant (attached) 

5. Comments Received 

6. Exhibits List 
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Recommended Findings in Support of Approval 
 

Sections of the Milwaukie Municipal Code that are not addressed in these findings are 
found to not be applicable decision criteria for the development proposal. 
 
1. The City of Milwaukie and Clackamas County Water Environment Services (applicants) 

have submitted a Natural Resource and Community Service Use application (File #NR-
12-02 and CSU-12-06). The applicants are seeking approval for projects within North 
Clackamas Park; specifically, in-stream and riparian area restoration for Mt. Scott Creek 
and Camas Creek, including removal of formal and informal trails, and removal of a 
culvert at and restoration of  the confluence of Mt. Scott Creek and Camas Creek; 
replacement of a pedestrian bridge over Camas Creek; and installation of overlooks and 
paths to the overlooks at the confluence area and at the southern bank of Mt. Scott 
Creek. The application materials were initially submitted April 25, 2012 and revised 
materials were submitted June 1, 2012. City staff deemed the application complete on 
June 21, 2012. 

2. The project site is 5440 SE Kellogg Creek Drive, Tax Lots 22E06AC00100, 
22E06AD01000, 22E06AB00617, and 22E06AB00417. The site is home to North 
Clackamas Park, and contains numerous park features, including baseball fields, picnic 
and play areas, Milwaukie Center, the Sara Hite Memorial Rose Garden, an off-leash 
area for dogs, and natural resource areas. Surrounding properties primarily consist of 
large-lot residential uses and lands that are vacant or being farmed. The site is 
surrounded on the north, east, and south by unincorporated Clackamas County. 

3. The base zone of the site is Residential R-10 (R-10), and the Comprehensive Plan land 
use designation is Public. Portions of the site have received Community Service Use 
(CSU) or Community Service Overlay (CSO) approvals. Much of the northern half of the 
site has Water Quality Resource (WQR) areas or Habitat Conservation Areas (HCA). 

4. The provisions of Milwaukie Municipal Code (MMC) 19.402, Natural Resources, apply to 
the project elements occuring within areas designated as Water Quality Resource 
(WQR) areas and/or Habitat Conservation Areas (HCAs). 

A. MMC 19.402.10 allows the approval of plans that provide for natural resource 
management or restoration, including plans that authorize limited disturbance of 
WQR areas or HCAs for the purpose of improving the natural resource area 
conditions. 

i) The following elements of the proposed plan are considered restoration 
activities: creating an alcove in Mt. Scott Creek, placing boulders and 
engineered woody debris near stream banks, removing the culvert and 
regrading the confluence areas of Camas Creek and Mt. Scott Creek, 
decommissioning trails, and replanting riparian areas. The applicant’s 
materials establish that the plans for these elements have been prepared 
in accordance with standards and guidelines from Oregon Department of 
Fish and Wildlife, Oregon Division of State Lands, and US Army Corps of 
Engineers. As such, Subsections 19.402.10.A and B make the plans for 
these elements eligible for approval under Subsection 19.402.10. 

ii) Subsection 19.402.10.C contains approval criteria for resource 
management plans. The Planning Commission finds that the stream and 
riparian areas that are the subject of the plan have been degraded as 
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described in the appendices of the applicant’s narrative, and the work 
proposed in the restoration plans will have the beneficial impacts 
described in criteria 1-3 of this subsection. As conditioned, impacts from 
creating the alcove will be minimized by reaching the work area via 
existing foot paths that have been informally established by park users 
prior to decommissioning of such paths. The Planning Commission 
approves the proposed natural resource management plan, which allows 
work pursuant to the plan per Subsection 19.402.4.A.2. 

iii) Subsection 19.402.10.D requires a construction management plan with 
each natural resource management plan. As conditioned, this 
requirement it met. 

iv) The Planning Commission finds that the applicant has demonstrated that 
ongoing maintenance, as required by Subsection 19.402.10.E, is part of 
the proposed resource plan with involvement from North Clackamas 
Parks and Recreation District staff, Friends of Trees, the Milwaukie 
Center, and Friends of Kellogg and Mt. Scott Creek. 

v) Subsection 19.402.10.F establishes time limits for the validity of an 
approved resource management plan. As conditioned, the resource 
management plan will be valid for 5 years and may be renewed per this 
section. 

B. The installation of the overlook areas and their paths and replacement of a 
pedestrian bridge over Camas Creek are not considered part of a restoration 
plan. These elements are located within WQR area and are subject to 
Subsection 19.402.12, General Discretionary Review. 

i) The application materials were prepared by a professional environmental 
design firm, and the materials and supporting documentation satisfy the 
requirements for an impact evaluation and alternatives analysis as 
described in Subsection 19.402.12.A. 

ii) The Planning Commission finds that the approval criteria under general 
discretionary review in Subsection 19.402.12.B are satisfied, as follows. 

a) There are no practicable ways to avoid impacts to the WQR area. 
The bridge’s function is to allow crossing of Camas Creek and 
needs to be located in the WQR. The function of the overlook 
areas is to allow access near the resource areas and restoration 
project; locating them outside of the area defeats the intended 
purpose and could create an incentive for people to walk through 
the restoration areas. 

b) The impacts of the proposed features are minimized to the extent 
practicable. The bridge footings would be located outside of the 
delineated wetland where they are currently located, and the 
bridge would not be in contact with the ground in the delineated 
wetland area. The bridge’s width is adequate and not overly large 
given the amount of foot traffic for the site area and the intent to 
meet ADA standards for accessibility. The paths to the overlooks 
are 5 ft wide, which is a typical minimum width for a park path. 
The overlook areas are adequate to accommodate multiple 
visitors and not overly-large given the likely number of visitors at 
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any time. The overlook for Mt. Scott Creek is at grade and would 
require a minimal amount of excavation to create. The overlook at 
the confluence is on sloping terrain and would be supported by 
posts, which minimizes the need to grade near the resource and 
minimizes impacts. 

c) The mitigation for the impacts of these elements would be 
accomplished through the work in the natural resource 
management plan. The permanent impacts of these features are 
that they take away area that could be planted with native 
vegetation. There total permanent impacts to the area are 
approximately 2,000 sq ft. The areas of temporary disturbance will 
be restored to as good or better condition at the completion of the 
project. The restoration areas for the project are 2,400 sq ft of 
upland riparian area replanting, 1,900 sq ft of bank stabilization 
planting, and 350 sq ft of emergent wetland planting. The 
replanting will improve the overall health and function of the 
riparian and wetland areas, and appropriately mitigate for the 
areas disturbed by the overlooks and bridge. The restoration 
project in the proposed natural resource management plan is the 
required mitigation that meets the standards of Subsection 
19.402.12.B.1.c regarding mitigation being located on the same 
site, use of native plants and work during approved in-water work 
periods. As conditioned, the mitigation planting will be maintained 
as described by Subsection19.402.11.B.9, and the mitigation is 
required to be implemented on the timelines specified in the 
applicant’s materials. 

C. A construction management plan as described in Subsection 19.402.9 is required 
for all project elements within 100 ft of WQR and HCA areas. As conditioned, the 
application meets this standard. 

D. Subsection 19.402.11 contains development standards for work in resource 
areas and requirements for mitigation. As conditioned, the final project plans 
shall conform with the standards of this subsection. 

E. Subsection 19.402.13 requires verification of the natural resource boundaries. 
The applicant’s materials meet the requirements of this subsection with regard to 
depicting the boundaries of water quality resource features and their buffers, and 
HCAs. 

5. The North Clackamas Park site was annexed into the City in 1980 (File #A-80-7). Since 
that time, portions of the site have received approval as a Community Service Overlay or 
Community Service Use (CSU). The proposed project areas have not received either of 
these approvals. Per a Planning Director’s Interpretation dated January 30, 2009, a site 
or portion of a site located within a mapped WQR area with a land use allowed as a 
Community Service Use that has not received such approval is not considered to have 
de facto Community Service Use approval. Modification to uses in this situation requires 
the use to be evaluated as the establishment of a new Community Service Use. The 
Planning Commission finds that the replacement of the pedestrian bridge over Camas 
Creek, installation of overlooks, and modification of the paths in the project area 
constitute use modifications, and require approval as a new Community Service Use. 
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6. Subsection 19.904.4 contains approval criteria for establishing a Community Service 

Use. The Planning Commission finds that these approval criteria are satisfied as follows. 
The Planning Commission finds that additional conditions of approval pursuant to 
Subsection 19.904.5.B are not necessary in order to assure compatibility with other uses 
in the vicinity. 

A. Subsection 19.904.4.A.1 requires that 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 in the CSU, the standards of the underlying zone are met. The project 
elements requiring CSU approval are located over 150 ft from any property line, 
do not have heights of more than 5 ft, and do not appreciably affect standards of 
lot coverage or minimum vegetation for the site.  

B. Subsection 19.904.4.A.1 requires that specific standards for the proposed uses 
as found in Subsections 19.904.7-11are met. Subsection 19.904.9 contains 
general standards for uses such as parks that are not specifically covered by 
other standards in Subsections 19.904.7-11. The project elements requiring CSU 
approval either meet the standards of Subsection 19.904.9, have no effect on the 
site’s compliance with the standards, or the standards are not applicable. 

C. Subsection 19.904.4.A.1 requires that the hours and levels of operation of the 
proposed use are reasonably compatible with surrounding uses. The hours of 
operation for the project elements requiring CSU approval would be the same as 
those for North Clackamas Park overall, which are open half an hour before 
sunrise and closed half an hour before sunset unless otherwise established by 
the Parks Director and posted on park signage. The levels of use for these 
elements will be the same as the current activity levels for these areas. These 
hours and level of operation are reasonably compatible with surrounding uses. 

D. Subsection 19.904.4.A.1 requires that the public benefits of the proposed use are 
greater than the negative impacts, if any, on the neighborhood. The public 
benefits of the project elements are that they would allow ADA access across 
Camas Creek, remove portions of the bridge’s support structure from a wetland 
area, allow public access to view natural resources and the restoration project in 
a manner that limits impacts to the resource area, and removes trails that have 
been established in an ecologically unsound manner. 

The overlooks, bridge replacement, and culvert removal are projects identified by 
the draft master plan for the northern portion of North Clackamas Park. This 
document has not yet been adopted by the City, though the Planning 
Commission did recommend approval of the plan with these project elements in 
May 2012. Staff believes that there is a public benefit in carrying out projects in 
accordance with long range plans for a site. 

There are not any potential adverse impacts to the neighborhood from the 
project. The basic arrangement of and level of uses within the park will remain as 
they are now. The nearest property to the project site is over 150 ft away, and the 
nearest residential structure is over 300 ft away. One impact of the project on 
park use is that removal of the culvert would require users to travel over 400 ft 
east to cross Camas Creek, making the north side of the park less accessible 
from the western portion of the park south of the creek. However, this is not an 
impact to the surrounding neighborhood, and the impact is offset by the benefit of 
restoring an ecologically important confluence. 
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E. Subsection 19.904.4.A.1 requires that the location is appropriate for the type of 
use proposed. The location of these project elements is appropriate. The 
replaced bridge aligns with existing paths on either side of the Camas Creek. By 
their purpose, the overlook areas need to be in proximity to the natural features 
being viewed. The trails to the two overlook areas retain access to these natural 
areas in an appropriate manner, and offset the loss of access from the trail 
decommissioning and culvert removal. 

7. Subsection 19.904.3 requires Type III review for evaluation of a CSU. Subsection 
19.402.8.A requires Type III review for activities permitted through general discretionary 
review per Subsection 19.402.12. Natural resource management plans are subject to 
either Type I or II review per Subsection 19.402.10.A-B. Per Subsection 19.1001.6.B.1, 
these applications have been processed concurrently and are subject to Type III review. 
The application referral, public mailed notice, and posted sign notice, and public hearing 
held on July 24, 2012 and continued to July 31, 2012 by the Planning Commission are in 
accordance with MMC Section 19.1006, Type III Review. 

8. Subsection 19.906.2 requires a development review permit for new development and 
modifications of existing development. As conditioned, Milwaukie Planning Department 
review of permits for the proposed project requires a Type I Development Review permit. 

9. Per MMC 19.1001.7.E.1, land use approvals expire if the approved development is not 
constructed and completed within specified periods of time. As conditioned, this land use 
approval will expire within 4 years of this land use approval unless the conditions in 
MMC 19.1001.7.E.1 are met or an extension is granted per MMC 19.908. The natural 
resource management plan is subject only to the timelines established in Subsection 
19.402.10.F. 

10. The proposal was referred to the following agencies: City of Milwaukie Engineering 
Department, City of Milwaukie Building Department, Clackamas County Fire District #1 
and the Lake Road Neighborhood District Association (NDA) Chairs and Land Use 
Committees. Comments received are summarized below. No other responses from the 
application referral were received. 

Zach Weigel, Civil Engineer, Engineering Department: No recommended conditions 
of approval for the project. Advisory notes to the applicant detail what information 
needs to be provided about flood hazard area regulations and stormwater 
management for the project permits. 

Tom Larsen, Building Official, Building Department: No comments regarding the 
project. The Building Official provided advisory notes to the applicant regarding ADA 
regulations and the need for structural permits for the overlooks. 

Paul Hawkins, Lake Road NDA Land Use Committee Member: No comment on the 
application, and looking forward to completion of the project. 
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1. Prior to commencement of any work, the following items shall be resolved.  

A. Submit and obtain approval for a construction management plan for the 
proposed, pursuant to Subsection 19.402.9. 

B. Submit and obtain approval for a Type I Development Review application. The 
materials submitted with the application shall be insubstantial conformance with 
the plans approved in File #NR-12-02. The materials shall include plans that 
conform with Subsection 19.402.11 and a narrative describing how the plans 
conform with that subsection. Materials shall also specify that impacts from 
creating the alcove will be minimized by reaching the work area via existing paths 
that have been informally established by park users prior to decommissioning of 
such paths. 

C. Submit and obtain approval for project permits required from the Milwaukie 
Building Department and Engineering Department.  

2. Land use approval for project elements requiring Community Service Use approval or 
approval per the general discretionary review standards in Subsection 19.402.12 are 
subject to expiration per Subsection 19.1001.7.E.1. Elements that are part of the natural 
resource management plan per Subsection 19.402.10 are subject to expiration per 
Subsection 19.402.10.F. 

3. Required mitigation measures shall be completed as proposed in the applicant’s 
materials. The Planning Director has the authority to allow for minor adjustments to the 
completion timelines. 
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City of Milwaukie 
MT. SCOTT CREEK RESTORATION  1  Land Use Application 

1. Summary Information   

Project Summary 

Clackamas County Water Environment Services, North Clackamas Parks and Recreation District, Oregon 
Department of Fish and Wildlife, and the City of Milwaukie are seeking approval of a community service 
use and natural resource management plan for a habitat restoration project proposed at the confluence 
of Camas Creek and Mt Scott Creek in North Clackamas Park. This project involves the construction of 
overlooks and pathways for interpretive activities, planting of native vegetation, stabilizing stream bank 
with log and boulder structures, and the removal of a culvert to restore and enhance fish habitat.  
 

Co‐Applicants 

City of Milwaukie (Property Owner)  

10722 SE Main Street 

Milwaukie, OR 97222 

Contact: JoAnn Herrigel 

503.786.7508 

 

Clackamas County Water Environment Service       

150 Beavercreek Road, Suite 430 

Oregon City, Oregon 97045 

Contact: Gail Shaloum             

503.742.4597               

 

City of Milwaukie Land Use Permit Applications 

Community Service Use 

Natural Resource Review 

 

Pre application Conference 

12‐003PA, March 22, 2012 

 

Address: 

North Clackamas Park 

5440 SE Kellogg Creek Drive 

Tax Lot IDs ‐ 22E06AC00100; 22E06AB00417; 22E06AB00617 

 

Total Lot Size 

47 acres 

 

Zoning: 

Community Service Use 

Residential Zone R‐10 
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2. Applicable Regulations 

 Milwaukie Municipal Code (MMC) Section 19.301 Development Standards, Section 19.402 
Natural Resource Review, and Section 19.904 Community Service Use (CSU). 

 

3. Existing Conditions 

Mt. Scott Creek is one of eight major sub‐basins located within the 10,300 acre Kellogg / Mt. Scott Creek 
Watershed. The Kellogg / Mt. Scott watershed is a highly developed urban watershed that is 
approximately 34 percent impervious.  The general challenges and concerns are typical for an urban 
watershed such as this one, and include fish passage issues, lack of riparian vegetation, in‐stream 
erosion, and water quality concerns.  Adult salmon, steelhead, and cutthroat trout have been 
documented in Mt. Scott Creek. The creek flows from the northeast corner of the watershed near Happy 
Valley, west to its confluence with Kellogg Creek. Our project falls within the lower reach of Mt. Scott 
Creek. This section of creek collects runoff from approximately 1,622 acres, and is approximately 45 
percent impervious.  This section of Mt. Scott Creek can be characterized as lacking in overhead canopy, 
deep pools, large woody debris, and can experience high summer water temperatures. 
 

 
 Existing Park Conditions  
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Just upstream of the confluence of Mt. Scott Creek and Kellogg Creek, is the 47 acre North Clackamas 
Park.  Mt. Scott Creek flows along the northern border of the park.  Within the park, Mt. Scott creek is 
10 to 20 feet wide. The stream banks are generally low and rise one to two feet above the stream bed. 
Areas of erosion and undercutting are apparent on the banks. The creek is covered with a riparian forest 
that includes native species such as Red Alder, Western Red Cedar, Sitka Willow, Douglas Spiraea, and 
Red‐Osier Dogwood.  Typical infestations of non‐native plant species occur throughout North Clackamas 
Park such as Himalayan Blackberry and large stands of English Ivy. These plants are especially prevalent 
within the riparian forest bordering Mt. Scott Creek.   
 
Camas Creek is a shallow tributary to Mt. Scott Creek that originates in a palustrine emergent wetland in 
the northeastern portion of the park and meets Mt. Scott Creek in the western portion of the park. 
North Clackamas Park is divided into a northern half and southern half by Camas Creek.  The small creek 
is covered with a mixed Oregon Ash/Oregon White Oak forest located along its banks. There is an 
existing culvert located at the mouth of Camas Creek as it flows into Mt. Scott Creek. 
 
North Clackamas Park is a large community park maintained by the North Clackamas Parks and 
Recreation District (NCPRD). It contains a number of recreation amenities such as four baseball / softball 
fields, equestrian facility, picnic shelters, off‐leash dog area, walking trails, and play structures.  Previous 
successful restoration projects have taken place within the park to remove invasive non‐native species 
and restore the creek buffers and riparian forest canopies.   
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4. Project Description 

Water Environment Services (WES) received funds through Metro’s Nature in Neighborhoods Capital 
Grant program to improve in‐stream and riparian areas along lower Mt. Scott Creek within North 
Clackamas Park. The project will enhance ecological functions and habitat diversity for fish and wildlife. 
Additional elements of the project will improve watershed health awareness, provide community 
stewardship opportunities, increase educational opportunities, and enhance access to nature.  
Specifically, the Mt. Scott Creek Restoration project includes the following elements: 48,000 total square 
feet of restored and protected riparian forest habitat, 4 large woody debris installations for fish habitat ‐ 
including approximately 45 logs total, 320 linear feet of stream bank stabilization and restoration (within 
the total 550 lf section of creek in the project area), 530 linear feet of decommissioned trail, 30 linear 
foot pedestrian bridge for ADA access over wetlands, 2 unique and sustainably designed creek overlooks 
with educational interpretive signs, 1 culvert removal and bank restoration at Camas Creek confluence 
for fish passage. 
 

1. Stream Bank Restoration – (320 LF of stream bank improvements) Provide log stabilized banks and 

back will with soils and plants.  Strategically place large woody debris and boulders along stream 

bank.  Soil remediation to improve compacted soils and plant native trees, shrubs and herbaceous 

species. 

2. Riparian Enhancement Area – (12,720 SF planting, 400 LF of trail decommissioning, and 540 LF of 

new fencing) Decommission trails and add woody debris barriers. Soil remediation to improve 

compacted soils.  Plant native trees, shrubs and groundcover with a fence addition to protect the 

new planting areas. 

3. Log Jam Overlook– (260 SF overlook, with 190 lf of new trail) Create views of the creek habitat and 

native vegetation. Use a naturalistic style of construction to blend the overlook into the seating. Use 

the log jam to create habitat opportunities in the creek.  

4. Camas Creek Confluence Overlook – (400 SF overlook, 35 LF of trail) Create a raised overlook deck 

near the confluence to take advantage of views up both creeks.  Offer a unique experience that 

reduces human impact in and around the confluence that also conveys the restoration story through 

interpretive signs. 

5. Culvert Removal and Restoration at Camas Creek Confluence – (20 LF of culvert removal, 45 LF trail 

decommissioning, 150 LF of bank stabilization, 5,000 SF of restoration planting) Remove the culvert, 

other concrete debris, and asphalt path.  Re‐grade the confluence stream banks to stabilize them and 

create habitat with woody debris and boulders. Use logs to stabilize head cutting in Camas Creek with 

6” maximum drops. Plant with native riparian trees and shrubs.  

6. New ADA Pedestrian Bridge – (30 LF) Construct new pedestrian bridge across Camas Creek. 

Incorporate the bridge into the existing trail system and provide restoration planting in disturbed 

areas. The increased span of the new pedestrian bridge will allow for 130 SF of newly restored 

wetland and open up the Camas Creek channel. The new bridge will also provide ADA access to the 

playground located to the north of Camas Creek. 
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Partnerships  

Clackamas County Water Environment Services (WES), North Clackamas Parks and Recreation District 
(NCPRD) and the City of Milwaukie worked together to develop a concept plan and apply for a Metro 
Nature in Neighborhoods capital grant in 2011.  Several other partners supported the proposal, have 
been actively engaged in developing the project and have committed to provide financial or in‐kind 
support for the project.  These partners will continue to work together through permitting and planning 
for construction, as well as coordination of planting events and continued maintenance of the plantings 
and removal of invasive species.  The following list describes each partner’s role and commitment: 
 

Organization  Role  Project Commitments 

WES  Project manager  Funding toward concept development, design and construction 

NCPRD  Park provider  Assistance with concept development, design and partial 

funding of construction, continued management of the site  

City of 

Milwaukie 

Property owner  Assistance with concept development, design and permitting, 

continued use of property as park and natural area 

ODFW  Advisory  Assistance/participation in planning, technical expertise  

Friends of 

Trees 

Restoration 

planting lead 

Assistance with restoration planting design and coordination of 

community planting events, continued maintenance of plantings 

North Clack. 

Urban 

Watersheds 

Council 

Project 

participants 

Assist in community outreach and public involvement, provide 

volunteers to assist with planting and maintenance of planting 

Friends of 

Kellogg and 

Mt Scott Cr. 

Creek health 

advocates 

Assist in coordinating citizen participation, invasive plant 

removal and ongoing maintenance of plantings 

Friends of 

North Clack. 

Parks 

Park support and 

citizen education 

Assist in coordinating citizen participation, invasive plant 

removal and ongoing maintenance of plantings 

Milwaukie 

Center 

Park neighbor 

and steward 

Continued support for older adults using the park, continued 

stewardship 

 

In 2008‐9, the Oregon Department of Fish and Wildlife (ODFW) and WES collaborated to assess the 
health of aquatic ecosystems in the county’s urban streams.  ODFW field staff conducted fish and 
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habitat surveys in two areas of urban Clackamas County, including Mt. Scott Creek.  Fish presence and 
abundance were surveyed and analyzed, and habitat conditions were assessed. The reach of Mt. Scott 
Creek in the project area is described as “Park/rural residential/industrial; degraded riparian 
w/deciduous vegetation dominant; Heavy bamboo infestation through N. Clackamas Park; Small wood 
present w/limited key pieces; moderate fine sediment load; in‐stream habitat limited by lack of complex 
structures; partial fish passage barrier at culvert.”  
 
ODFW also developed recommendations for restoration and protection of priority stream reaches. For 
the reach of Mt. Scott Creek in the project area, the report noted that “…these areas would greatly 
benefit from focused habitat restoration projects (particularly fish passage), increased protection of 
riparian/floodplain areas, increased public awareness, and outreach related to understanding of 
watershed health issues.” The report developed objectives for this reach to improve in‐stream habitat 
for rearing Chinook, Coho, and Steelhead; and to remove invasive vegetation and replace with natives.  
It called for placing large wood structures at strategic locations within Mt. Scott Reach 1 to benefit 
rearing juvenile salmonids from within Mt. Scott and Kellogg creeks, and outside from the Willamette 
River. It also called for removing invasive vegetation and replacing with natives, with an emphasis on 
conifers such as Western Red Cedar to greatly improve riparian zone conditions (ODFW 2009). This 
proposed project was developed and designed to carry out the ODFW recommendations.  
 
See Section 4, Appendix 10 for a Letter of Support from Todd Alsbury, District Fish Biologist, ODFW‐
North Willamette Watershed District.  
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5. Community Service Use Review (Section 19.301 and 19.904) 

Development Standards R‐10 Residential Zone (Section 19.301) 
The project site is located in an Urban Standard Density (R10) District (§19.301.1). The zone permits 
recreational facilities – public and/or privately owned parks and other similar uses as determined by the 
Planning Commission as a community service use (CSU). The project is being submitted to receive 
approval for a new CSU for the proposed recreational elements within the natural resource overlay. The 
areas of North Clackamas Park covered by the natural resource overlay are not considered to have 
existing approval as a CSU by the Planning Commission. Therefore, the applicant is applying for a new 
CSU for the small overlooks, pathways, and pedestrian bridge referred to as the recreational elements in 
this document. 
 
The approval criteria of the underlying base zone (R10) do not apply to restoration or enhancement 
projects like the one proposed. 
 

Community Service Use Approval Criteria (Subsection 19.904.4) 
Community service use approval criteria and design requirements for this project are reviewed in the 
following section: 
 

A. An application for a community service use may be allowed if the following criteria are met: 
 
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 in the CSU, the standards of the underlying zone are met; 

2. Specific standards for the proposed uses as found in Subsections 19.904.7‐11are met; 
Response: These design guidelines are not applicable due to the scope of the proposed work as 
described in the project description and written statement above. No buildings are proposed as a part of 
the project.  

 
3. The hours and levels of operation of the proposed use are reasonably compatible with 
surrounding uses; 

Response: The hours and levels of operation will be consistent with the current hours and levels of 
operation at North Clackamas Park. These items are set by North Clackamas Parks and Recreation and 
follow the standards hours and levels of operation for parks in our region. 

 
4. The public benefits of the proposed use are greater than the negative impacts, if any, on the 
neighborhood; and 

Response: No negative impacts on the neighborhood will occur due to the improvements proposed for 
this project. Elements of the project will improve watershed health awareness, provide community 
stewardship opportunities, increase educational opportunities, and enhance access to nature. The 
placement of the overlooks will benefit the larger park by providing a location in the park to gather and 
learn about the ecological enhancement of fish habitat in the Kellogg‐Mt. Scott Creek Watershed. The 
broader community will benefit from the promotion of fish habitat at the confluence of Mt Scott Creek 
and Camas Creek. The removal of the culvert and restoration of the confluence will offer the highest 
level of habitat enhancement. Currently, the culvert presents as a hazard to the public during high water 
events when water rushes over the top and erodes the bank. The culvert hydraulically disconnects 
Camas Creek from Mt Scott Creek causing flooding in that area of the park. Although removal of the 
culvert will impact the park by limiting access to the north side of Camas Creek, a crossing in this 
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location would prevent the ability to design a space for learning at the confluence. Also, this area is 
needed for placement of large wood for fish habitat enhancement, to allow resting and hiding places for 
migrating fish, especially during high flows in Mt Scott Creek.  Upgrading the pedestrian bridge upstream 
of the confluence will help promote access to the north side of Camas Creek at that access point. 
Furthermore, crossings over the Water Quality Resource and Habitat Conservation Area should be 
limited to alleviate erosion caused by heavy foot traffic in the natural areas of the park and to limit 
disturbance to fish and wildlife habitats. The restoration of Mt Scott Creek will provide a unique 
juxtaposition of community uses with the ball fields to the south showing the public how a healthy 
stream corridor looks and functions. Public access will be controlled near the stream edge which may be 
perceived as decreasing the public access. An interpretive sign will be posted along the trails in that area 
of the park to alleviate that concern by explaining the ecological benefits of protecting the stream bank. 
The recreational elements are located away from adjacent property boundaries. Activities related to 
these improvements will not increase the noise levels or cause a negative impact on the neighborhood, 
except potentially‐‐temporary impacts during construction.   

 
5. The location is appropriate for the type of use proposed. 

Response: The project is located within the 47‐acre North Clackamas Park, along Mt. Scott Creek. Mt 
Scott Creek was identified by the City as a primary protected water feature. Based on multiple 
assessment reports, the restoration activities, trail decommissioning and bank restoration are 
appropriate for this reach of Mt. Scott Creek. The recreational elements are appropriate for the current 
park setting; the locations of the elements are supported by the proposed NCPRD Master Plan. See 
Section 4, Appendix 5 for North Clackamas Park Master Plan.   

 

6. Response to Natural Resources Review (Section 19.402) 

 

Natural Resource Management Plans Review  (Subsection 19.402.10) 
Natural resource management plan regulations apply to all properties containing protected water 
features as identified on the City’s Water Quality Resource (WQR) and Metro’s Habitat Conservation 
Area (HCA) maps. Both Mt. Scott Creek and Camas Creek are primary protected water features and are 
identified on the City’s WQR/HCA maps. The reach of WQR within our project boundary is classified as 
Class B where the combination of trees, shrubs, and ground cover are 80% present and the canopy 
coverage is between 25‐50%. Patches of the WQR along the stream bank are classified as Class C where 
bare ground and erosion is present. The plans have been prepared in accordance with standards and 
guidelines appropriate to natural resource agency. Oregon Department of Fish and Wildlife (ODFW) is a 
partner with WES in preparing the plans for this project. See description of ODFW involvement under 
Partnerships and Section 4, Appendix 2 for ODFW Habitat Assessment of Streams in Clackamas County. 
The natural resource management plans will be reviewed by the planning commission because the 
proposed recreational elements (pathways, pedestrian bridge, and overlooks) require approval as a 
Community Service Use. See General Discretionary Review (Subsection 19.402.12) of this narrative for 
detailed information about the proposed recreational elements. 
 

C.  Approval Criteria 
  Every plan prepared for approval under Section 19.402 shall demonstrate that it encourages 

restoration activities… 
Response: The proposed project will make important alterations along Mt Scott Creek that will improve 
the conditions for salmanoid species. Restoration and enhancement efforts will significantly improve 
riparian habitat where channelization and compacted soils have caused significant channel degradation. 
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The project will enhance ecological functions and diversity for fish and wildlife by restoring forest 
riparian habitat, enhancing the stream bank with log stabilization and other woody debris, planting 
native plant species, decommissioning an underutilized trail and remediating compacted soils. See full 
description of restoration activities under the General Discretionary Review (Subsection 19.402.12) of 
this narrative. 

 
D.  Construction Management Plans   

Response: The construction management plan addresses all items outlined in Subsection 19.402.9 and is 

included as a part of this application. See Section 3 of this narrative for detailed construction plans. 

 
E.  Ongoing Maintenance 
  Natural resource management plans shall demonstrate how ongoing maintenance is part of 

the associated restoration or enhancement activities. 
Response: NCPRD manages and maintains North Clackamas Park, including maintenance of native 
vegetation that has been installed in other areas of the park.  NCPRD will continue to be responsible for 
overall maintenance activities and to coordinate with Friends of Trees for maintenance of this area. WES 
has an ongoing relationship with Friends of Trees (FOT) to install restoration plantings and maintain 
them on multiple sites; maintenance typically continues for 3 to 5 years after installation on these 
partner projects.  FOT recruits citizens from the neighborhoods surrounding the restoration site and 
beyond to volunteer in these efforts.  FOT is available to serve in a similar role for this project. 

 

Development Standards (Subsection 19.402.11) 

A. Protection of Natural Resources during Site Development.  
 
1.  Restore the WQR and HCA Area 

Response: The sole purpose of the project is to enhance the condition of existing habitat within the 
project area, which includes both WQR area and HCA. By approving the proposed community service 
use and natural resource management plan, the Planning Commission will authorize the applicant to 
carry out the project and its attendant mitigation measures, which will be addressed below in response 
to MMC 19.402.12. 
 

2.    Protect Existing Vegetation 
Response: Except for the invasive vegetation that will be removed, existing vegetation will be protected 
and left in place to the extent possible. Where existing vegetation must be removed to allow access for 
equipment and materials, it will be replaced prior to completion of the project. Work areas will be 
marked and minimized to limit potential damage to the resource area.  

 
3. Native Soils 

Response: Native soils shall be protected and enhanced, by loosening compacted areas. 

 

4. Erosion and Sediment Control to Prevent runoff into WQR area 
Response: Erosion and sediment control measures will be installed and maintained throughout the 
project as shown on plan sheet L1.00 and detail sheet L3.00 of Section 3 (Plans and Graphics). 
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5. Limit post‐development Stormwater Flows 

Response: Minimal development is proposed, therefore, no new stormwater flows will results from this 

project. Furthermore, the restoration work being proposed on this project will result in a net loss of 

impervious surface with the removal of 1,950 SF of asphalt removal.   

 

6. Flag and fence the WQR and HCA area  
Response: Since restoration work will be occurring within the WQR area and HCAs, it is not practicable 
to flag the entire resource area. Work areas will be marked to minimize disturbance and eliminate the 
potential for unnecessary disturbance to the resource area. 
 

7. Preserve existing corridors of canopy and natural vegetation 

Response: The entire area of the project is designated as either a WQR or HCA. Construction will be 

phased to minimize the impacts of the new pathways, overlooks and pedestrian bridge. All work, 

including the restoration work, will be completed within the In‐Water work period for July 15th to 

September 30th as established by ODFW. All areas disturbed by construction shall be restored as shown 

in Planting Plan. See Section 3, Plans, Sheet L2.01. 

 

8. Shield lights 
Response: The project is not proposing any permanent lights. In the event that site lighting is necessary 
during the construction, lights will be shielded to minimize impacts to other parts of the resource area 
on the site. 
 

9. Shall conform to a construction management plan 

Response: All work on the property shall conform to the construction management plan provided as 

part of the application. The construction management plan follows the standards outlined in 19.402.9. 

See Section 3 of this narrative for detailed construction plans.  

 

B. General Standards for Required Mitigation for WQR and HCA areas 
Response: The entire project area is designated as either WQR area or HCA. The construction of two 
overlooks, additional pathways, and pedestrian bridge will disturb approximately 2,120 square feet. In 
accordance with the mitigation requirements, the proposed project will meet and exceed the required 
22 new trees and 106 new shrubs with the restoration activities. Open soil areas remaining after the 
tree and shrub plantings will be seeded to provide the required 100% surface coverage.  Except for the 
removal of invasive plants and the removal of vegetation necessary to allow equipment access to the 
site, existing vegetation will remain in place. New plantings will increase the overall connectivity of 
vegetation on the site. Any impacts relating to disturbance of the resource will be mitigated on the 
project site. Work areas will be marked to limit unnecessary disturbance to the resource. Planting is 
scheduled for winter 2012‐2013, a few months after the completion of in‐stream work. Bare‐root stock 
will be used for planting. Survival rates for bare‐root stock are highest if planted mid‐winter. As a 
partner in this project, Friends of Trees will lead the restoration and mitigation planting. Friends of Trees 
and NCPRD will monitor and maintain the trees and shrubs for at least 3 years after completion and will 
meet a minimum 80% survival rate. Friends of Trees and NCRPD maintain a strong partnership outside 
of this project and both organizations are devoted to ongoing enhancement projects within North 
Clackamas Park. See Section 3 of this narrative for the detailed planting plan and legend. The project will 
follow all Development Standards (Subsection 19.402.11) as stated above.  
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General Discretionary Review (Subsection 19.402.12) 
The general discretionary review will provide Planning Commission specific information to analyze the 
impacts of development on WQRs and HCAs, including measures to prevent negative impacts and 
requirements for mitigation and enhancement. 
 

Application Requirements 
 

1. Topographic Site Map 
Response: See Section 3, Plans, Sheet L1.00 Existing Conditions Plan for topographic information (1‐ft 
contours as well as demarcation of the WQR and HCA area. Mt. Scott Creek and Camas Creek are both 
identified as “primary protected water features.”  
 

2. Natural Features and Location of Wetlands 
Response: See Section 3, Plans, Sheet L1.00 Existing Conditions Plan for the location of the largest trees 
within our project area (over 6 inches in diameter at breast height). Sheet L1.00 also shows the existing 
wetland boundaries which have received concurrence from DSL. See Section 4, Appendix 6 for DSL 
Wetland Delineation and Concurrence Letter.  
 

3. Assessment of WQR area and HCA area 
Response: NCPRD, working with volunteers, have made initial efforts to restore and enhance the WQR 
corridor onsite. Several areas just outside our specific project area are in Good condition. Due to the 
need for restoration activities, our project area consists of Marginal condition (upper bank areas) or 
Poor condition (scatter patches of bare ground). The riparian area adjacent to the south bank of Mt. 
Scott Creek, west of the Camas Creek Confluence will benefit from restoration. Habitat deficiencies 
exist, including homogeneity, bank erosion, lack of large woody debris, lack of overhanging cover and 
invasive species. Heavy foot traffic has trampled vegetation and caused soil compaction and erosion. 
The HCA in the project would generally be described as mostly lawn. The HCA located to the north of the 
Camas Creek is mostly open lawn which is used as a dog park. A playground is also located within that 
area of HCA. On the southern edge of Mt Scott Creek and Camas Creek, the HCA overlaps with the WQR 
zone and is classified as wetland and riparian. Efforts have been made to remove invasive species in 
these areas but there is still a presence of invasive species within this zone of the HCA. Along the edge of 
the HCA, an existing asphalt path meanders around the ball fields and the HCA edge is lawn. See Section 
4, Appendix 3‐4 for more detailed information about the previous planning efforts that have assessed 
the WQR and HCA riparian area within our project area.  
 

4. Vegetation Inventory 
Response: See Section 3, Plans, Sheet L1.00 Existing Conditions Plan, which documents all the largest 
trees within our project area (over 6 inches in diameter at breast height). Approximately 60% of the 
project area is covered by tree canopy and another 10% by other groundcover, with several significant 
patches of bare ground.   

 
A. Alternatives Analysis 

WES retained GreenWorks PC and Inter‐Fluve, Inc. to design the recreational elements and the 
proposed restoration plans. GreenWorks worked with WES, NCRPD, and ODFW to locate the overlooks, 
pathways and pedestrian bridge. These three recreational elements have been identified as elements 
that would offer a unique experience of the natural resource that reduces the human impact in and 
around Mt. Scott Creek and Camas Creek. Inter‐Fluve is based in Hood River, Oregon, and has extensive 
experience in integrating natural science with water resources engineering to create long term 
sustainable design solutions for stream and river restoration. Inter‐Fluve has a strong understanding of 
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engineered log jams and log placement, fisheries biology, hydrology, hydraulics, sediment, fluvial 
geomorphology, and wetland ecology. Inter‐Fluve used hydrologic modeling and analysis to determine 
what conditions would be most suitable to salmonid fishery in this reach of Mt. Scott. The proposed 
management plans are based on the results of that analysis. 
 
As required by this subsection, a proposal must provide satisfactory responses to the following criteria: 
 

1. No practicable alternatives  
Response: By its very nature, restoration work “disturbs” the resource area, though it does so for 
positive impact that enhances the resource. While some enhancement approaches may be more or less 
effective than others, restoration is, by definition, a positive impact to the resource. The primary 
alternative to enhancing the resource area on the project site is to do nothing to improve the resource, 
which is counter to the intent of the WQR and HCA regulations as expressed in MMC 19.402  
 
Overlook Alternative Analysis: 
 
A no‐build option for the overlooks is an option. The permanent impact of an overlook takes away from 
the natural landscape along the stream bank. However, the design team and all stakeholders involved 
felt that if areas were not designed for people to gather along the stream bank erosion and compaction 
would continue to be an issue due to heavy foot traffic. Recreational amenities like overlooks and 
interpretive signage are promoted in WQR and HCA overlays because agencies like Metro wish to 
educate the public about the natural resources in our neighborhoods. In most cases, low‐impact 
outdoor recreation facilities for public use including overlooks and interpretive and educational displays 
are limited exemptions in HCA overlays. The design team explored the alternative of only one overlook 
at the confluence of Mt Scott Creek and Camas Creek to limit impact. This location was maintained in 
this alternative because the confluence has the highest scenic value and environmental education 
potential. After further discussion, a secondary overlook was considered to provide a smaller more 
intimate space to view the natural area. The preferred alternative includes both locations to offer a 
diversity experience for the public along the riparian edge and provide controlled access to the natural 
resource in locations that appear to be highest in demand, according to current use. 
 
Bridge Alternative Analysis: 
 
A no‐build option for the pedestrian bridge is not a viable alternative. The existing bridge limits access to 
the playground on the north side of Camas Creek because it is not ADA accessible. The width of the 
bridge does not meet current ADA standards of egress required for a person in a mobility device. The 
second alternative examined was to use the existing concrete abutments and replace the top portion of 
the bridge with the desired width. After careful analysis of the existing abutments it was found that the 
abutments would need to be extended to allow for a wider bridge on top which would impact the 
surrounding wetlands just as much as removing them and moving the abutments. The preferred 
alternative is to remove the existing abutments and lengthen the bridge to expand wetland area 
underneath. The new pedestrian bridge follows the same alignment as the old bridge to minimize 
impact to the adjacent creek channel and wetland. This alternative removes permanent impact to the 
WQR and enhances the wetland by opening flows and planting native wetland vegetation.   
 

2. Limit of Disturbance 
Response: The project is limited to the South side of the bank therefore, no river crossings will be 
necessary for this restoration work. The proposed project involves installing several large engineered 
wood habitat structures and sizeable boulders within the stream channel. This work requires that some 
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large equipment will need access to the project site. The additional disturbances from the proposed 
recreational elements include minimal grading for the sole purpose of providing ADA access to the new 
amenities and grading to remove soil from the streambank to make room for the large wood structures. 
As stated in the development standards, all work areas will be flagged to ensure the protection of 
habitat outside the work area. 
 

3. Restoration 
Response: The primary objective of the proposed project is to improve the conditions of the resource 
area, which is a “wildland” area (undeveloped) in Marginal to Poor condition, as categorized in MMC 
Table 19.402.9.C. Disturbed soil areas will be replanted with native vegetation, infilling where gaps exist. 
Throughout the project area, invasive plants will be removed and replaced with native vegetation 
selected from the schedule for “Deciduous Forested Wetlands and Floodplains” found in the 
Portland Plant List (see Section 4, Appendix 7). The installation of large engineered wood habitat 
structures and boulders in the stream itself will greatly improve the quality of fish habitat. 
 

4. Alternative Rationale 
As stated throughout this narrative, three previous studies were conducted identifying this reach of Mt 
Scott Creek in need of restoration and enhancement work. These studies used a set of criteria to 
develop a priority list of enhancement projects. (Refer to Section 4, Appendix 2, Metro Nature In 
Neighborhoods Capital Grant Application for a summary of the three studies that recommend the 
restoration work and site improvements.) The graphic below identifies all the recommended restoration 
and recreation projects in this stretch of creek. 
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The starred areas and the green areas on the site map above represent all the opportunities addressed 
in the previous studies. (Refer to the Metro Grant application under the “Previous Studies” section for a 
summary narrative of all opportunities identified at North Clackamas Park.) Prior to the submission for 
the Metro Capital Grant, the design team analyzed all of the proposed options and developed priorities. 
An open house was held to solidify which opportunities should have the highest priority, by observing 
current site conditions (flooding), and talking with staff from all involved partners. In the diagram above, 
the starred items denote the work proposed in the Metro Capital Grant and this Land Use Application. 
The rationale outlined in these studies resulted in the final design work being proposed. (Review the full 
reports in the Section 4, the Appendix of this application.)  
 

5. Mitigation Plan 
 
a. Adverse Impacts 

Response: This section describes the temporary and permanent impacts to the WQR and HCA area. All 
the project improvements are located within the WQR and HCA overlay. The permanent impacts include 
the two overlooks and the upgraded pedestrian bridge. All but the concrete abutments and footings for 
the confluence overlooks and the pedestrian bridge are constructed of permeable sustainable materials. 
The pin foundations used for the overlook reduce the permanent and temporary impact of the deck 
construction. Regarding the temporary construction impacts, the temporary construction entrance, 
staging area, and construction access drive are located outside the WQR and HCA overlay.  Equipment 
will be positioned on the bank above the stream to assist with installation of the large engineered wood 
habitat and placement of boulders, but some in‐stream work will be necessary. A temporary coffer dam 
will be utilized to isolate the in‐stream work.  
 
New Pedestrian Bridge ‐ The existing bridge and concrete footings will be removed using a crane and 
excavator.  New footings will be poured in place in close proximity to the existing footings and outside 
the wetland boundaries. Wetland incidental impact protection measures will take the form of silt fence 
placed along the outer edge of the wetland.  No work within the identified wetlands is proposed.   
 
Culvert Removal ‐ The existing metal culvert that conveys Camas Creek under an asphalt walking trail 
will be removed using an excavator.  This portion of the asphalt trail will be abandoned and rehabilitated 
(Sheet L1.00).  No stream flows are anticipated in Camas Creek during the construction so flow control 
or dewatering measures will not be necessary.  Upon removal, the area will be graded to match the 
existing gentle slopes.  A grade control structure will be constructed at the confluence of Camas Creek 
and Mt. Scott Creek.  Logs will be placed within Camas Creek to serve as grade controls near the 
confluence and prevent a head cut from forming and moving upstream within Camas Creek.   
 

Engineered Log Jams (ELJ) and Bank Stabilization ‐ The plan view of the ELJ and bank protection portions 
of the project are shown in Sheet C1.00.  Prior to construction the entire ELJ and bank protection work 
area will be isolated from Mt. Scott Creek through the construction of a sand bag and plastic sheeting 
coffer dam.  Anticipated flows at the time of construction will be between 2‐4 CFS.  The upstream end of 
the coffer dam will extend to the bank and downstream end will be left open.  Biologists or other 
individuals experienced in fish capture and removal procedures will make several passes with seines and 
dip nets to herd fish out of the isolated area.  Once it has been determined that no fish remain within 
the isolated area, the downstream end of the coffer dam will be closed and extended to the bank of the 
river.  In order to reduce the chance of siltation, the isolated area will not be dewatered, and 
construction will be conducted in the wet.    
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The bank protection and ELJ features will be constructed using industry accepted methods with an 
excavator.  An initial footer log will be partially buried at the level of the stream bed to serve as a base 
for the remaining LWD pieces.  Approximately 165 CY of material will be temporarily excavated from the 
bank and need to facilitate footer log installation.  Subsequent LWD pieces will be ballasted with buried 
and surface boulders and cables.   Due to the urban location of the features and downstream 
infrastructure, the individual LWD pieces will be cabled together.  Ballast and cabling details are 
presented in Sheet C1.01.  Following the completion of construction activities, all sediment will be 
allowed to settle out of suspension and the coffer dam will be removed. 
 

b. Avoiding/Minimizing Impacts 
Response: Prior to construction, silt fence will be installed to prevent siltation of waterways and 
wetlands during construction.   Measures to reduce impacts during the proposed in‐water work will 
include the utilization of temporary coffer dams to isolate the work area, constructing the project within 
the approved in‐water work window, and following appropriate fish removal operations. In addition to 
the erosion control measures in and around the work, the construction access plan and details (Section 
3, Plans, Sheet G1.02 and Sheet L3.00) shows that the contractor will be required to install a temporary 
gravel construction entrance, a gravel access road, and a staging area clear of the floodplain.      

 
c. Mitigation Map 

Response: See Section 3, Plans, Sheet L1.00 and Sheet L3.00 for Erosion control measures to be 
installed. Within the project area, invasive plants will be removed and disturbed areas will be replanted 
and replaced with native plant species shown on Sheet L2.00, Planting Legend. Required mitigation from 
the recreational elements will be exceeded as stated under Development Standards (Subsection 
19.402.11). 
 

d. Implementation Schedule 
Response: In‐stream work will be conducted within the allowable window for in‐water work as 
designated by ODFW, approximately July 15th to September 30th. The construction of the two overlooks 
and adjoining pathways will be constructed with in the same timeframe.    
 

6. Application forms 
Response: An application form for WQR review and the Submittal Requirements checklist are included 
with this submittal. The project area is comprised of several properties under the ownership of the City 
of Milwaukie. A copy of the deed is included in Section 4, Appendix 9. 
 

7. Fee 
Response: The application fee has been waived because the City of Milwaukie is the property owner and 
co‐applicant on the project. However, the fee required to cover the costs of reviewing the technical 
report ($2,000) is included with this application submittal. 
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7. Other Requirements (Title 18 and Public Works Standards) 

Flood Hazard Regulations (Section 18.04) 
 
Response:  In accordance with Section 18.04.170, development in the floodway will not occur.  FEMA 
has issued an appendix (Appendix E – Policy on Fish Enhancement Structures in the Floodway) allowing a 
waiver of a full no‐rise analysis. In lieu of a no‐rise analysis, the applicant shall have a qualified 
professional provide a feasibility analysis and certification that the project was designed to keep any rise 
in the 100‐year flood levels as close to zero as practically possible and that no structures would be 
impacted by the potential rise as outlined in the Policy. Per the City of Milwaukie’s request, we have 
provided a preliminary analysis as demonstrated by the signed memorandum in Section 4, Appendix 8 of 
this narrative. 
 
Public Works Standards (Section 2 – Stormwater Design Standards) 

 
Response:  In accordance with the thresholds stated in the Stormwater Management Manual, this 
project does not require the implementation of stormwater management facilities. The project is 
developing under 500 square feet of impervious surface; only approximately 80 square feet of 
impervious surface is being proposed to re‐grade the existing path to provide ADA access to the new 
pedestrian bridge across Camas Creek. See Section 3 for construction plans. 
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Project Summary 

Clackamas County Water Environment Services, North Clackamas Parks and Recreation District, Oregon 
Department of Fish and Wildlife, and the City of Milwaukie are natural resource management plan for a 
habitat restoration project proposed adjacent to Mt Scott Creek in North Clackamas Park. This amendment to 
the Mt Scott Creek Restoration Project application involves the construction of a backchannel alcove, planting 
of native vegetation, stabilizing alcove bank with log and boulder structures to restore and enhance fish 
habitat and will be constructed at the same time as the proposed Mt Scott Creek Restoration Project.  The 
proposed backchannel alcove is located on the north side of Mount Scott Creek within the same project area 
as the Mt Scott Creek Restoration Project. 
 

Co‐Applicants 

City of Milwaukie (Property Owner)  

10722 SE Main Street 

Milwaukie, OR 97222 

Contact: JoAnn Herrigel 

503.786.7508 

 

Clackamas County Water Environment Service       

150 Beavercreek Road, Suite 430 

Oregon City, Oregon 97045 

Contact: Gail Shaloum             

503.742.4597               

 

City of Milwaukie Land Use Permit Applications 

Natural Resource Review 

 

Pre application Conference 

12‐003PA, March 22, 2012 

 

Address: 

North Clackamas Park 

5440 SE Kellogg Creek Drive 

Tax Lot IDs ‐ 22E06AC00100; 22E06AB00417; 22E06AB00617 

 

Total Lot Size 

47 acres 

 

Zoning: 

Community Service Use 

Residential Zone R‐10 
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2. Applicable Regulations 

 Milwaukie Municipal Code (MMC) Section 19.402 Natural Resource Review,  
 

3. Existing Conditions 

See Mt Scott Creek Restoration project application Existing Conditions. This specific element, alcove 

backchannel creation, will take place within the same project area; however, it will be located on the north 

side of Mt Scott Creek. This area of the park is reserved as a natural resource area. The project aims to 

construct a backchannel alcove where a current spring joins Mt Scott Creek.  Common vegetation species 

include carex species, skunk cabbage, Oregon Ash trees, willow species and many invasive plants that NCPRD 

staff has begun to control in the fall of 2011. This area similar to the other areas within the projects site is 

inundated with water during high water events. 

4. Project Description 

This project has several funding sources including Water Environment Services (WES), The Nature Conservancy 
(TNC) PGE Salmon Fund, Oregon Watershed Enhancement Board (OWEB), NCPRD, and Soil and water 
Conservation District  with the goal to improve in‐stream and riparian areas along lower Mt. Scott Creek within 
North Clackamas Park. The project will enhance ecological functions and habitat diversity for fish and wildlife. 
Additionally elements of the project will improve watershed health awareness, provide community 
stewardship opportunities.  Specifically, this portion of the Mt. Scott Creek Restoration project includes the 
following elements: approximately 0.5  acre of restored and protected riparian forest habitat, 4 large woody 
debris installations for fish habitat ‐ including approximately 20 logs total, 2,000 sq ft of new backchannel 
alcove and restoration. 
 

1. Backchannel Alcove–Construct a backchannel alcove on the north side of MSC where a current spring joins 

MSC (2,000 sq ft).  Grade soil to make the spring channel deeper and wider so that it retains water 

minimum of 9 months to enhanced fish habitat.  Use large wood and boulders to stabilize the banks and 

provide a protected environment for fish to reside. Plant native trees and shrubs (21,780 sq ft). 

 

Partnerships  

North Clackamas Parks and Recreation District (NCPRD) worked with ODFW, Clackamas County Water 
Environment Services (WES), and the City of Milwaukie to develop a concept plan. Several grants were applied 
for to acquire the funding needed to implement this portion of the project. Several other partners supported 
the proposal, and have committed support for the project.  All partners will continue to work together through 
construction, as well as coordination of planting events and continued maintenance of the plantings and 
removal of invasive species.  The following list describes each partner’s role and commitment: 
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Organization  Role  Project Commitments 

WES  Project manager  Funding toward concept development, design and 

construction 

NCPRD  Co Project Manager 

and Park provider 

Funding toward concept development, design and 

construction, continued management of the site  

City of Milwaukie  Property owner  Assistance with concept development, design and 

permitting, use of property as park and natural area 

CCSWCD  Partner and grantor  The CC Soil and water Conservation District is supporting 

the project through professional assistance and financial 

support. 

ODFW  Advisory  Assistance/participation in planning, technical expertise  

Friends of Trees  Restoration planting 

lead 

Support of project and assistance with planting plan 

North Clack. Urban 

Watersheds Council 

Project participants  Assist in community outreach and public involvement 

Friends of Kellogg 

and Mt Scott Cr. 

Creek health 

advocates 

Assist in coordinating citizen participation, invasive plant 

removal and ongoing maintenance of plantings 

Friends of North 

Clack. Parks 

Park support and 

citizen education 

Assist in coordinating citizen participation, invasive plant 

removal and ongoing maintenance of plantings 

Milwaukie Center  Park neighbor and 

steward 

Continued support for older adults using the park, 

continued stewardship 

In 2008‐9, the Oregon Department of Fish and Wildlife (ODFW) and WES collaborated to assess the health of 
aquatic ecosystems in the county’s urban streams.  ODFW field staff conducted fish and habitat surveys in two 
areas of urban Clackamas County, including Mt. Scott Creek.  Fish presence and abundance were surveyed and 
analyzed, and habitat conditions were assessed. The reach of Mt. Scott Creek in the project area is described 
as “Park/rural residential/industrial; degraded riparian w/deciduous vegetation dominant; Heavy bamboo 
infestation through N. Clackamas Park; Small wood present w/limited key pieces; moderate fine sediment 
load; in‐stream habitat limited by lack of complex structures; partial fish passage barrier at culvert.”  
 
ODFW also developed recommendations for restoration and protection of priority stream reaches. For the 
reach of Mt. Scott Creek in the project area, the report noted that “…these areas would greatly benefit from 
focused habitat restoration projects (particularly fish passage), increased protection of riparian/floodplain 
areas, increased public awareness, and outreach related to understanding of watershed health issues.” The 
report developed objectives for this reach to improve in‐stream habitat for rearing Chinook, Coho, and 
Steelhead; and to remove invasive vegetation and replace with natives.  It called for placing large wood 
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structures at strategic locations within Mt. Scott Reach 1 to benefit rearing juvenile salmonids from within Mt. 
Scott and Kellogg creeks, and outside from the Willamette River. It also called for removing invasive vegetation 
and replacing with natives, with an emphasis on conifers such as Western Red Cedar to greatly improve 
riparian zone conditions (ODFW 2009). This proposed project was developed and designed to carry out the 
ODFW recommendations.  
 
See Mt Scott Creek restoration project application Section 4, Appendix 10 for a Letter of Support from Todd 
Alsbury, District Fish Biologist, ODFW‐North Willamette Watershed District.  

 

5. Response to Natural Resources Review (Section 19.402) 

 

Natural Resource Management Plans Review  (Subsection 19.402.10) 
Natural resource management plan regulations apply to all properties containing protected water features as 
identified on the City’s Water Quality Resource (WQR) and Metro’s Habitat Conservation Area (HCA) maps. Mt. 
Scott Creek is a primary protected water features and are identified on the City’s WQR/HCA maps. The reach 
of WQR within our project boundary is classified as Class B where the combination of trees, shrubs, and ground 
cover are 80% present and the canopy coverage is between 25‐50%. Patches of the WQR along the stream 
bank are classified as Class C where bare ground and erosion is present. The plans have been prepared in 
accordance with standards and guidelines appropriate to natural resource agency. Oregon Department of Fish 
and Wildlife (ODFW) is a partner with NCPRD and WES in preparing the plans for this project. See description 
of ODFW involvement under Partnerships and within the Mt Scott Creek restoration project application 
Section 4, Appendix 2 for ODFW Habitat Assessment of Streams in Clackamas County. The natural resource 
management plans will be reviewed by the planning commission because the proposed recreational elements 
(pathways, pedestrian bridge, and overlooks) require approval as a Community Service Use. See General 
Discretionary Review (Subsection 19.402.12) of this narrative for detailed information about the proposed 
recreational elements. 
 

C.  Approval Criteria 
  Every plan prepared for approval under Section 19.402 shall demonstrate that it encourages 

restoration activities… 
Response: The proposed project will make important alterations to an area adjacent to Mt Scott Creek within a 
backchannel alcove that will improve the conditions for salmanoid species. The project will enhance ecological 
functions and diversity for fish and wildlife by restoring forest riparian habitat, creating an alcove backchannel 
for fish to rest and feed out of the main channel, planting native plant species.  
 
The creation of an alcove/backchannel along this stretch of Mt Scott Creek will provide refuge habitat for 
anadromous fish, focusing on Coho salmon.  During high flow events, it will serve as a slack‐water refuge for 
Coho ‐‐ a place for them to feed, rest, save energy, and increase in size.  Large wood will be installed in the 
alcove to provide overhead cover and protect the fish from predators, as well as to provide food (e.g., 
macroinvertebrates that inhabit the woody structures).   
 
The water in the alcove is expected to be cooler due to its location near a small seep and surrounding spring 
and groundwater‐fed wetlands.  Coho will be attracted to the cold, still water.  Other fish species will directly 
benefit as well.  Coho are the dominant fish species in the system.  If there is not sufficient backchannel habitat 
for them, they can compete with steelhead and other native fish species for in‐stream habitat.  The alcove will 
provide Coho with an extremely important habitat feature that is in limited supply in Portland area streams.  
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Steelhead, chum, and other native fish species will use this alcove at times, but Coho and cutthroat trout will 
be the primary users. 
 
Oregon DSL and Army Corps of Engineers were consulted about the backchannel alcove portion of the project 
and they verified and support the project. 
 
The backchannel alcove will be created on the north side of Mount Scott Creek (see Alcove plans and designs 
pg. 4).  Although the project does propose crossing the creek the engineers have worked with the ODFW to 
design a strategy for the creek crossing that minimally impacts the in‐stream habitat. A series of logs will be 
placed to span the channel and allow equipment movement back and forth with minimal disturbance to the 
streambed. There are provisions attached within the alcove designs pgs.  2‐3 and 6.  Anticipated flows at the 
time of construction will be between 2‐4 CFS.   Prior to the construction of the alcove backchannel a sandbag 
dam will be created to keep out waters from Mt. Scott Creek as the alcove is being constructed.  At this time 
no fish reside within the new alcove site area because the depth of water is not sufficient.  The alcove and all 
ELJ features will be constructed using industry accepted methods with an excavator. A maximum of 200 cubic 
yards of soil will be removed from the alcove site area to create the alcove. The 200 CY of native soil that will 
be retained on site to an area within the park that is located above the floodplain (see Alcove plans and 
designs page 4).   Thus, the total net removal is 200 CY and zero fill.  Due to the urban location of the features 
and downstream infrastructure, the individual LWD pieces will be cabled together to greatly reduce the chance 
of individual logs becoming dislodged and threatening downstream structures. Ballast and cabling details are 
presented in Alcove Designs pg. 6 and 7. Following the completion of construction activities, all sediment will 
be allowed to settle out of suspension and the sandbag dam will be removed. 
 
This element was added because we saw an opportunity to get additional habitat benefits under the same 
permits and to decrease mobilization costs by eliminating a second phase. Therefore, the team has acquired 
the funding and designs to include the alcove backchannel and additional large wood within this project. 

 
D.  Construction Management Plans   

Response: Within the alcove designs we have provided BMP’s that the contractor will follow which include;  a 

spill containment and control plan with notification and procedure, cleanup and disposal instructions; 

procedure for checking for and repairing and documenting equipment fuel leaks; having watertight equipment 

in saturated soils and cleaning equipment at washing stations; pressure wash equipment especially if operated 

below bankfull elevation; Diaper all stationary power equipment operated within 150 feet of any streams, or 

wetland to prevent leaks unless suitable containment is provided; ensuring that erosion control measures are 

implemented prior to ground disturbance and that emergency materials for erosion control are onsite; 

monitoring turbidity in the creek and inspect erosion control daily during wet season and weekly during dry; All 

exposed soils shall be protected from erosion by mulching, plastic sheeting, hydroseed covering or other 

approved measures within one week of ground disturbance.; prepare a spill response prevention control and 

counter measure (SPCC) plan and implement required measures to control pollutants (See Alcove plans and 

designs). See Alcove plans and designs of this narrative for detailed construction plans. 

Both consultants and ODFW representatives will be onsite to oversee construction.  

 
E.  Ongoing Maintenance 
  Natural resource management plans shall demonstrate how ongoing maintenance is part of the 

associated restoration or enhancement activities. 
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Response: NCPRD manages and maintains North Clackamas Park, including maintenance of native vegetation 
that has been installed in other areas of the park.  NCPRD will continue to be responsible for overall 
maintenance activities.  



 

522 SW Fifth Avenue 

Suite 820 

Portland, OR  97204 

503.226.8018 phone 

503.226.8017 fax 

www.esassoc.com 

 

memorandum 

date July 7, 2012 
 
to Ryan Marquardt, AICP 
 
from Sarah Hartung  
 
subject Completeness Review for the Mt. Scott Creek Restoration Project 
 
 
This memo has been prepared to satisfy part of the Task Order for the Natural Resource Review for the Mt. Scott 
Restoration project. Our completeness review includes the following: 
 

1. Review the application materials to help guide the City's assessment of the proposed project's compliance 
with applicable standards.  Relevant materials include a Water Quality Resource Assessment (WQRA) 
Report prepared by Greenworks PC, a proposed mitigation plan within the narrative, 90% Design Plans 
that include existing and proposed conditions, a wetland delineation report and concurrence letter from 
Department of State Lands, the Pre-Application Conference Report, and additional supporting 
documentation found in the appendices of this application.    

2. Complete a site visit and assess existing conditions on site, comparing figures and narrative with 
observations on site.  

3. Evaluate the restoration work in the project against Milwaukie Municipal Code (MMC) 19.402.10. The 
restoration elements of the project are the stream bank stabilization (placement of woody debris and 
boulders, log-stabilized banks), riparian area enhancement/trail decommissioning, alcove creation, and 
culvert removal. Assess whether the work conforms to best plans and practices promulgated by the 
agencies listed in MMC 19.402.10.A or B, and whether the work would result in any effects listed in 
MMC 19.402.10.C.  

4. Review the overlook areas and new pedestrian bridge with regard to the discretionary review standards of 
MMC 19.402.12. Evaluate the alternatives analysis with regard to MMC 19.402.12.A.4 and 5. Assess the 
design and placement of these items with regard to the criteria in MMC 19.402.12.B. with regard to 
avoiding disturbance of the natural resources on site, minimizing the impacts of these elements, and 
appropriately mitigating impacts that would occur.  

5. Present any deficiencies in the application and indicate whether you believe the deficiency needs 
resolving with revised application materials prior to issuance of a decision, if the deficiency can be 
resolved through adding a condition of approval, or if the deficiency does not impact the overall review of 
the proposal.   
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Findings 

Existing Conditions 
ESA conducted a site visit on July 7, 2012 and it appears that the existing conditions of Mt. Scott and Camas 
Creek are accurately described in the narrative. The WQR’s meet the definition of Class B and a few areas meet 
Class C as reported.   

During the site visit, wetlands were noted adjacent to the spring on the north bank of Mt. Scott Creek where 
alcove creation is proposed. The approved delineation report for the project documented the lowest 10 feet of the 
spring, but did not extend far enough north to capture adjacent wetlands.  Potential wetlands are on both sides of 
the spring in a depressional area vegetated with reed canarygrass, jewelweed, skunk cabbage, and lady fern. The 
soils were saturated to the surface. Because the alcove creation does not involve permanent structures or new 
impervious surface, the current application materials may be sufficient for local approval.  

Proposed Restoration Work  

In this section, the proposed restoration work is analyzed for completeness in addressing the MMC 19.402.10.  

MMC 19.402.10 - Natural Resource Management Plans 

 A) Plan is Eligible for Type I Review 

Response:  The proposed restoration work including stream bank stabilization, riparian enhancement/trail 
decommissioning, alcove creation, and culvert removal is supported by Oregon Department of Fish and 
Wildlife and has been approved funding from the Metro Nature in Neighborhoods Capital Grants 
Program. ODFW was involved in developing and reviewing project details – appears to meet the criteria 
for “plans that are already approved by ODFW and Metro.” 

B) Plan is Eligible for Type II Review 

Response: N/A 

C) Approval Criteria 

Every plan prepared for approval under Section 19.402 shall demonstrate that it encourages restoration 
activities that have any of the following effects: 

 1) Changes the trend of habitat function 

 2) Corrects or improves conditions 

 3) Maximizes beneficial habitat 

 4) Creates beneficial habitat 

Response: This criterion is met – improvements to habitat are described in several places throughout the 
application. 

D) Construction Management Plans 

Response: This criterion is met - silt fencing and tree protection are shown on the plans. For the alcove 
creation, updating the construction management plans is recommended to address temporary access 
through Wetland 2.  

E) Ongoing Maintenance 
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Response: This criterion is met – Friends of Trees and North Clackamas Parks and Recreation 
Department (NCPRD) will monitor and maintain proposed plantings for at least 3 years and will meet a 
minimum 80% survival rate. 

 

Analysis of Alternatives for the Proposed Project  

The alternatives analysis for the two new overlooks and the pedestrian bridge are compared to assess 
whether the information provided is sufficient under MMC 19.402.12.  

 

MMC 19.402.12 - General Discretionary Review 

 A) Impact Evaluation and Alternatives Analysis 

Response: Riparian habitat ecological functions, inventory of vegetation, water quality impacts, and the 
mitigation plan for this proposed project are adequately described in the narrative. The proposed 
mitigation will improve overall stream and riparian health with only minor construction-related impacts 
that can be restored once the work is completed. The applicant appears to have chosen the best 
alternatives that will have the least minimal impact to the WQR or HCA areas while also providing public 
education opportunities.  

Currently the Supplemental plans show the temporary access road bisecting Wetland 2, this would be 
considered an impact and should be further discussed.  

 B) Approval Criteria 

Response: This proposal lacks discussion of the avoidance, minimization, and mitigation measures for 
impacts and disturbances of the Mt. Scott alcove creation to the creek or to the wetland, on the south side 
of Mt. Scott Creek. On the Supplemental Plan materials for the alcove creation, the temporary access road 
bisects Wetland 2 in order to cross the stream. This is not discussed in the narrative or shown on any plan 
figures.  

  

Completeness of Figures 

General comment: There is not a single figure that shows Wetland 2 with the temporary access road to the alcove 
creation. It would be helpful to see the existing resources combined with proposed access because it appears that 
temporary impacts to Wetland 2 could be avoided. 

Specific comments regarding the figures include:       
 

 Plan Sheet L2.01:  
 
 Recommend including the quantity of plants or at minimum, anticipated plant spacing for each 

species.  
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To: Planning Commission 

Through: Scot Siegel, Interim Planning Director 

From: Brett Kelver, Associate Planner 

Date: July 17, 2012, for July 24, 2012, Public Hearing 

Subject: File: NR-12-01 

Applicant: Leah Robbins for TriMet 

Owner: TriMet 

Address: 2519, 2525, and 2535 SE Harrison St 

Legal Description (Map & Taxlot): 1S1E25CC – taxlots 4300, 4400, and 4500 

NDA: Historic Milwaukie 
 

ACTION REQUESTED 

Continue with the public hearing for application NR-12-01. Hear staff and applicant responses to 
issues raised at July 10 hearing, take public testimony if presented, hold deliberations, and 
make a decision on the application.  

BACKGROUND INFORMATION 

On July 10, 2012, the Planning Commission opened the public hearing on the application, a 
proposal to disturb the Crystal Creek Water Quality Resource (WQR) to construct the trackway 
for the Portland-Milwaukie Light Rail (PMLR), including extension of an existing culvert. The 
Commission heard initial presentations and follow-up responses from both staff and the 
applicant. No one presented public testimony. The Commission closed the public testimony 
portion of the hearing and began deliberations, but voted to continue the hearing to July 24, 
2012, and asked the applicant to provide additional information related to the approval criteria.  

KEY ISSUES 

At the July 10 hearing, the Commission asked the applicant to provide more information 
regarding several specific topics: 
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 Proposed chemical treatment of weeds along the new PMLR trackway 

 Impacts to the Crystal Creek WQR by pollutants from the PMLR trackway 

 Possible use of a barrier in the PMLR trackway to protect water quality in the Crystal 
Creek WQR 

The applicant had not presented staff with any new information as of the time this report was 
made final. Staff expects that the applicant will provide new information to the Commission 
directly at the July 24 hearing. In the meantime, staff offers the following assessment of the 
outstanding issues as they relate to the approval criteria established in Milwaukie Municipal 
Code (MMC) Subsection 19.402.12.B: 

A. Avoid – The proposed activity has less detrimental impact to the WQR than other 
practicable alternatives. 

The alignment of the new PMLR trackway, which has been approved by the Milwaukie City 
Council and all other relevant jurisdictions, will have unavoidable impacts on the WQR. 
With the approved alignment, the trackway must cross Crystal Creek. Earlier in the project 
planning phase, the applicant, City of Milwaukie, and applicable natural resource 
regulatory agencies discussed alternatives to the proposed retaining wall and mechanically 
stabilized earth (MSE) approach to minimize natural resource impacts. After consideration 
of a variety of factors, including potential impacts to the WQR, existing fish passage 
barriers, and financial cost, the proposed approach was determined to be the preferred 
alternative. 

Although the applicant did not document in detail the critical evaluation of project 
alternatives, staff notes that such an analysis of options was indeed conducted. The Land 
Use Final Order (LUFO) issued by Metro in 2008 has the effect of making the proposed 
trackway format (i.e., retaining wall and MSE approach) the most practicable alternative. 
However, the LUFO does not exempt the applicant from demonstrating that impacts to the 
WQR are reasonably avoided and minimized as practicable. 

B. Minimize – The proposed activity within the WQR minimizes detrimental impacts to 
the WQR to the extent possible. 

The Commission's questions about use of chemical weed controls, pollutants emanating 
from the new PMLR trackway, and best management practices such as installing a plastic 
liner in the trackway all relate to the question of whether the project adequately minimizes 
impacts to the WQR. Staff expects that the applicant will address these issues at the July 
24 hearing. 

Regarding weed control on the PMLR trackway, it has already been noted that the City has 
a list of chemicals whose use in any WQR or Habitat Conservation Area (HCA) is 
prohibited. This list does not include glyphosate-based herbicides such as Round-Up or 
Rodeo. Chemically based methods are sometimes employed by natural resource 
managers and can be effective in a multi-pronged approach to controlling nuisance 
species plants. At the Commission's request, staff has revised the recommended 
conditions of approval to specify that no chemicals found on the City's Prohibited 
Chemicals List are to be applied within the WQR area. A copy of the Prohibited Chemicals 
List is attached for reference (see Attachment 3). 
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The Commission will have to consider the applicant's response to questions about 
trackway pollutants, determine whether the project has significant water quality impacts, 
and decide whether a trackway liner or other mitigation is appropriate to minimize identified 
impacts when it meets on July 24. 

C. Mitigate – The proposed activity mitigates for adverse impacts to the WQR. 

As originally proposed, the applicant's mitigation plan meets the City’s minimum standards 
for WQR replanting, monitoring, and maintenance. However, at the July 10 hearing, the 
applicant volunteered to expand the proposed mitigation area by approximately 2,900 sq ft. 
The additional mitigation increases the ratio of mitigation area to permanent disturbance 
area by approximately 25% beyond the original proposal of 1:1. While the mitigation 
requirements of MMC 19.402.11 do not prescribe a specific ratio for WQR disturbance, the 
1:1 figure was deemed sufficient for the recent decision on the PMLR Kellogg Bridge 
application (master land use file # WG-11-01).  

The revised mitigation plan increases the area where nuisance plant species will be 
removed and replaced with native species, improving the likelihood that restored WQR 
areas will thrive. ESA, the City's on-call natural resource consultant, has agreed that the 
proposed mitigation is sufficient for the PMLR project's disturbance to the Crystal Creek 
WQR. Staff has revised the recommended findings and conditions of approval to formalize 
the expansion of the mitigation area.  

Staff also made adjustments to the draft language presented at the July 10 hearing 
regarding the retention of fell logs within the mitigation area. The revisions set a more clear 
and objective minimum requirement for large wood retention, avoiding the discretion 
inherent in the original recommended condition. 

CONCLUSIONS 

The staff recommendation to the Planning Commission is as follows: 

Approve application NR-12-01 and adopt the recommended Findings and Conditions of 
Approval as revised and presented in Attachments 1 and 2. This includes several key additions 
or revisions to the recommended Conditions of Approval: 

 Specify that no chemicals found on the City's Prohibited Chemicals List shall be applied 
within the WQR. 

 Clarify that the required mitigation area has been expanded by approximately 2,900 sq ft. 

 Establish a more clear and objective requirement for the minimum amount of large wood 
to be retained within the mitigation area. (Staff amended the language it presented to the 
Commission at the July 10 hearing, reducing the amount of discretion necessary to 
implement the condition and avoiding the need for an additional hearing to determine 
compliance.) 

DECISION-MAKING PROCESS 

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 
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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 the revised recommended Findings and Conditions of 
Approval. 

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

C. Continue the hearing to July 31, 2012, at the Planning Commission meeting that was 
specifically scheduled for a hearing of the land use application for restoration of Mt Scott 
Creek at North Clackamas Park (file #NR-12-02). Unless the applicant agrees to extend 
the 120-day land use clock, the July 31 meeting represents the last scheduled opportunity 
the Planning Commission will have to make a decision on this application (file #NR-12-01).  

The final decision on this application, which includes any appeals to the City Council, must be 
made by September 20, 2012, in accordance with the Oregon Revised Statutes and the 
Milwaukie Zoning Ordinance.  

ADDITIONAL COMMENTS 

No additional comments were received prior to the time this report was made final. 

ATTACHMENTS 

Attachments are provided only to the Planning Commission unless noted as being attached. All 
material is available for viewing upon request. 

1. Revised Recommended Findings in Support of Approval – strikeout / underline version 
(attached) 

2. Revised Recommended Conditions of Approval – strikeout / underline version (attached) 

3. Prohibited Chemicals List (attached) 
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Recommended Findings in Support of Approval 
(revised – strikeout/underline version) 

1. The applicant, TriMet (“the applicant”), is seeking land use approval to disturb a designated 
Water Quality Resource (WQR) as part of the Portland-Milwaukie Light Rail (PMLR) project. 
The process of constructing the PMLR trackway, extending and repairing an existing culvert 
under the new trackway, and replacing an existing culvert under SE 26th Avenue will result in 
temporary and permanent disturbance of the WQR that includes Crystal Creek, a small 
delineated wetland, and associated vegetated buffers.   

2. The project area includes the rear portions of 3 residential lots at 2519, 2525, and 2535 SE 
Harrison Street. The properties are zoned Residential R-2. The site is located between SE 
26th Avenue to the east and the Union Pacific Railroad (UPRR) right-of-way and existing 
trackway to the west. An overpass for Highway 224 runs east-west approximately 400 ft 
north of the site. 

The project area is undeveloped, though each of the 3 lots is developed with a single-family 
house structure and has a substantial rear yard where the WQR is located. The existing 
structure at 2535 SE Harrison St is used as an office for professional medical services. 
Adjacent properties to the south and west are primarily developed with single-family 
residential structures and to the east with multi-family residential structures. 

Crystal Creek flows east to west through the project area and under the UPRR trackway. An 
existing concrete foundation wall, a remnant of infrastructure from the historic Crystal Lake 
Park (early 1900s), diverts the creek and feeds a small wetland on the east side of the 
UPRR trackway. The project area is vegetated with approximately two dozen trees (Douglas 
fir, willow, big-leaf maple) but is dominated by invasive vegetation (primarily blackberry, ivy, 
and clematis). 

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

MMC 19.306 Residential Zone R-2 

MMC 19.402 Natural Resources 

MMC 19.700 Public Facility Improvements 

MMC 19.1006 Type III review 

4. The Planning Commission reviewed the application in compliance with the Type III review 
process described in MMC 19.1006. As required, the applicant posted public notice at the 
site and the City mailed notices to surrounding property owners and residents within 300 ft 
of the site. The Planning Commission held a duly advertised public hearing considering the 
application on July 10, 2012; the hearing was continued to July 24, 2012. 

5. The Planning Commission reviewed the application for compliance with the code sections 
listed in Finding 3.  

The Planning Commission finds that code sections not addressed in these findings are not 
applicable to the decision. 

6. MMC 19.306 Residential R-2 zone 

MMC 19.306 establishes regulations for the R-2 zone. The PMLR trackway itself is part of a 
larger public transportation system and is allowable in all zones as a transportation facility. 
No other uses or structures are proposed. 
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The Planning Commission finds that no R-2 zone standards are applicable to the work 
proposed within the project area.  

7. MMC 19.402 Natural Resources 

MMC 19.402 establishes regulations for designated natural resource areas. The standards 
and requirements of MMC 19.402 are an acknowledgment that many of the riparian, wildlife, 
and wetland resources in the community have been adversely impacted by development 
over time; and they are intended to minimize additional negative impacts and to restore and 
improve natural resources where possible. 

A. MMC 19.402.3 establishes applicability of the Natural Resource (NR) regulations, 
including all properties containing Water Quality Resources (WQRs) and Habitat 
Conservation Areas (HCAs) as shown on the City’s NR Administrative Map. Specifically, 
MMC 19.402.3.G requires the submittal of a construction management plan for projects 
that will disturb more than 150 sq ft. 

The project area includes Crystal Creek and a small delineated wetland. These features, 
along with the associated vegetated buffer areas as defined in Table 19.402.9.A, 
constitute a WQR on the site. As proposed, the proposed development will disturb over 
11,000 sq ft of WQR area. 

The Planning Commission finds that the requirements of MMC 19.402 are applicable to 
the subject property, including the requirement to provide a construction management 
plan according to the standards of MMC 19.402.9. 

B. MMC 19.402.8 establishes that certain activities within a designated WQR, including 
development activities allowed in the base zone, are subject to Type III review (MMC 
19.1006) and the general discretionary review criteria provided in MMC 19.402.12.  

The proposed construction of the light rail trackway within a WQR is not exempt from the 
provisions of MMC 19.402, nor is it permitted as a Type I or Type II activity. 

The Planning Commission finds that the proposed development is subject to Type III 
review (MMC 19.1006) and that the general discretionary review criteria of MMC 
19.402.12 apply to the proposed disturbance of the WQR area. 

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

As noted in Finding 7-A, above, a construction management plan is required prior to 
commencement of the proposed development activity. A construction management plan 
was not included with the application submittal, so a condition is established to ensure 
that a construction management plan, with the information required by MMC 19.402.9, is 
provided as part of the development permit review process.  

The Planning Commission finds that, as conditioned, this standard is met. 

D. MMC 19.402.11 establishes development standards for projects that impact a natural 
resource.  

i. MMC 19.402.11.A provides standards for protecting natural resource areas during 
development, including requirements to mark work areas, flag WQR and HCA areas 
that are to remain undeveloped, and conduct all work in accordance with an 
approved construction management plan. 
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The proposed project is subject to all relevant standards in MMC 19.402.11.A. A 
condition is established to ensure that all project work is performed in accordance 
with an approved construction management plan.  

As conditioned, the Planning Commission finds that this standard is met. 

ii. MMC 19.402.11.B establishes general standards for required mitigation, including 
requirements related to items such as plant species, size, spacing, and diversity, as 
well as location of mitigation area, removal of invasive vegetation, and plant survival.  

The applicant has provided a general mitigation plan for the proposed disturbance to 
the WQR. The plan includes information about species, size, spacing, and survival 
within a designated mitigation area. As proposed, existing nuisance species 
vegetation will be removed and the mitigation area will be planted or seeded with 
native species to 100% surface coverage as required. The applicant has proposed to 
maintain the mitigation effort for 5 years after planting. A condition is established to 
require a more detailed plan for implementation of the approved mitigation, including 
timelines for planting, maintenance, and monitoring, as well as a contingency plan. 

As conditioned, the Planning Commission finds that this standard is met. 

iii. MMC 19.402.11.C establishes mitigation requirements for disturbance within WQRs. 
The requirements vary depending on the existing condition of the WQR, according to 
the categories established in MMC Table 19.402.11.C. For Class B "Marginal" WQR 
conditions, MMC Table 19.402.11.C requires that disturbed areas be restored and 
mitigated with native species from the Milwaukie Native Plant List, using a City-
approved plan developed to represent the vegetative composition that would 
naturally occur on the site. 

According to the applicant's inventory of vegetation in the WQR, the combination of 
trees, shrubs, and ground cover and the percentage of tree canopy are sufficient to 
categorize the existing condition as Class A "Good." However, the applicant has 
noted that most of the shrub and ground cover vegetation consists of nuisance 
species and that, if the nuisance species were removed, the actual condition of the 
WQR would be Class B "Marginal."  

ESA, the City's on-call natural resource consultant, has reviewed the applicant's 
materials and visited the site to assess existing conditions. Within the wetland area, 
ESA observed a variety of native plants in addition to the nuisance species noted by 
the applicant. However, ESA concurs overall with the applicant's assessment of the 
existing condition of the WQR as Class B "Marginal" instead of Class A "Good," due 
to the large percentage of nuisance species. 

Within the WQR, the proposed development will permanently disturb 0.2 acres and 
temporarily disturb 0.06 acres. As proposed, all temporary disturbance areas will be 
revegetated with native plants. As mitigation for permanent disturbance, the 
applicant has proposed to restore approximately 0.25 acres within the WQR, within 
an area available for mitigation through a temporary construction easement. The 
applicant proposes to remove existing nuisance species vegetation, remove an 
existing concrete foundation wall that impedes stream flow, minimally re-grade the 
area to improve drainage to the new culvert extension, and revegetate the area with 
native plants. According to the applicant, the proposed mitigation is intended to 
create a multi-canopy arrangement of plantings that, once established, will prevent 
the return of nuisance species and will reset the ecological conditions of the site. 

ESA has assessed the proposed mitigation plan and determined that it is generally 
sufficient as mitigation for the proposed permanent disturbance to the WQR. ESA 
offered one suggestion for improving the mitigation plan: within the mitigation area, 
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retain thesome fell logs from trees downed as part the project, to provide immediate 
nutrients and large woody and organic material. A condition is established to 
incorporate this suggestion and ensure that the mitigation plan adequately 
compensates for detrimental impacts to the ecological functions of the WQR. 

As conditioned, the Planning Commission finds that this standard is met. 

The Planning Commission finds that, as conditioned, the proposed development meets 
the applicable standards of MMC 19.402.11.  

E. MMC 19.402.12 establishes a discretionary process for analyzing the impacts of 
development on WQRs and HCAs.  

i. MMC 19.402.12.A requires a report presenting an evaluation of impacts and analysis 
of alternatives for the proposed development. The report must be prepared and 
signed by a qualified natural resource professional and must include several specific 
elements, which are addressed below.  

The submittal materials include a WQR report prepared by Vigil-Agrimis, a 
professional firm specializing in engineering, landscape design, and environmental 
science. The report includes an evaluation of impacts and analysis of alternatives 
sufficient to address the required elements listed below. 

a) MMC 19.402.12.A.1 requires identification of the ecological functions of riparian 
habitat found on the subject property. 

The applicant's WQR report provides an assessment of the existing ecological 
functions of the Crystal Creek riparian habitat. Overall, the WQR within the 
project area is in a state of ecological decline. Although there is substantial 
canopy provided by native species trees, the shrub layer and ground cover are 
dominated by non-native nuisance species (primarily blackberry, ivy, and 
clematis) that are out-competing native plants and preventing the regeneration of 
trees and other native species. A concrete foundation wall, a remnant from past 
development at the historic Crystal Lake Park in the early 1900s, is in the stream 
channel, where it alters the natural stream flow and causes active erosion. (Note: 
The site is not on the City's list of historic properties.) 

ESA reviewed the applicant's WQR report and generally concurs with the 
applicant's assessment of ecological functions and values of the WQR. The 
applicant's identification of ecological functions is sufficient to meet this 
requirement. 

b) MMC 19.402.12.A.2 requires an inventory of vegetation, sufficient to categorize 
the existing condition of the WQR per MMC Table 19.402.11.C. 

The applicant's WQR report includes an inventory of existing vegetation within 
the project area. Tree canopy covers approximately 68% of the project area, 
shrubs cover approximately 91%, and ground cover and vines cover 
approximately 92%. The trees are mostly native species (willow, Douglas fir, big 
leaf maple); the shrub and groundcover layers are dominated by nuisance 
species (Armenian blackberry, English ivy, and clematis). 

According to MMC Table 19.402.11.C, the existing condition of the WQR is Class 
A "Good." However, the applicant has noted that the area would be categorized 
as Class B "Marginal" if the most prolific nuisance plants (blackberry, ivy, and 
clematis) were removed and not included in the assessment. The nuisance 
plants are further degrading the tree canopy and preventing the growth of new 
trees. 
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ESA has reviewed the applicant's WQR report and visited the site to assess 
existing conditions. Overall, ESA concurs with the applicant's assessment of the 
existing condition of the WQR as Class B "Marginal." 

c) MMC 19.402.12.A.3 requires an assessment of the water quality impacts related 
to the proposed development. 

The applicant's WQR report notes that direct impacts to water quality resulting 
from the proposed development will be minimal. Erosion control measures will be 
established, staging areas will be located at least 150 ft from any water body, 
and all temporarily disturbed areas will be restored following construction. 
Thirteen (13) trees within the WQR will be removed as part of the temporary and 
permanent disturbance, including 8 trees within 20 ft of Crystal Creek. However, 
the WQR report notes that temperature and water quality in Crystal Creek are 
more directly affected by Crystal Lake than by tree canopy. And approximately 
45 native trees will be planted as mitigation, which will eventually re-establish a 
comprehensive canopy. 

ESA has reviewed the applicant's WQR report and generally concurs with the 
applicant's assessment of the proposed development's impacts on water quality. 
ESA has noted that the report did not sufficiently discuss the project's impacts on 
sediments, sediment control, or nutrients. A condition is established to ensure 
that a construction management plan (including provisions for sediment control) 
is provided as part of the development permit process. Another condition is 
established to ensure that thesome fell logs from trees removed as part of the 
project are retained within the mitigation area to provide immediate nutrients and 
large woody and organic material. As conditioned, the applicant's assessment of 
water quality impacts is adequate. 

d) MMC 19.402.12.A.4 requires an analysis of alternatives to the proposed 
development, including an explanation of the rationale behind choosing the 
alternative selected. 

Within its approved alignment, the PMLR trackway will cross Crystal Creek and 
pass through the adjacent WQR area. Therefore, some intrusion into and 
disturbance of the WQR is inevitable for the PMLR project.  

The applicant's WQR report asserts that the proposed development, which 
involves using mechanically stabilized earth (MSE) behind a new retaining wall to 
construct the PMLR trackway, is the most practicable alternative. Although the 
applicant's WQR report does not directly discuss other specific alternatives in 
detail, it does note several relevant considerations:  

 Crystal Creek already passes through a culvert under the existing Union 
Pacific Railroad (UPRR) trackway. The proposed development would 
simply extend the existing culvert under the new PMLR trackway. 

 There is no documented history of Crystal Creek being a fish-bearing 
stream for protected species. 

 Additional barriers to fish passage in Crystal Creek exist both upstream 
and downstream from the project area. 

 The Oregon Department of Fish & Wildlife (ODFW) has granted the 
applicant an exemption to the requirements to maintain standard fish-
passage conditions in Crystal Creek. The applicant is not required by 
ODFW to establish or maintain particular conditions for fish passage in 
Crystal Creek. 
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Given these considerations, in addition to the fact that the overall project has 
been approved by all of the relevant federal and state agencies, it is reasonable 
to conclude that the proposed culvert extension, using MSE and a retaining wall 
to establish the new trackway, is in fact the most practicable, least impactful 
option.  

e) For alterations to existing structures within the WQR, MMC 19.402.12.A.5 
requires the presentation of evidence that 1) no practicable alternative design or 
method of development exists that would have a lesser impact on the WQR than 
the one proposed and 2) mitigation is provided for impacts to the WQR. 

As noted in Finding 7-E-i(d), above, the proposed development (using 
mechanically stabilized earth and a retaining wall for the new trackway) 
represents the least impactful, most practicable alternative regarding disturbance 
to the WQR. As noted in Finding 7-E-i(f), below, the proposed mitigation of 
impacts is designed to reset a healthy ecological function for the WQR. 

f) MMC 19.402.12.A.6 requires a mitigation plan, including a description of the 
proposed development's impacts to the WQR, a map showing where mitigation 
activities will occur and a schedule and timeline for implementation. 

The applicant's WQR report includes a description of the proposed disturbances 
to the WQR. The new PMLR trackway will result in a permanent disturbance of 
0.2 acres, with 0.06 acres of temporary disturbance for construction access. A 
map (Figure 2: Mitigation Area) shows the location of temporary and permanent 
disturbance areas within the WQR. 

Existing trees to remain on the site will be protected, and an area equal to the 
permanent disturbance area will be restored with native species trees, shrubs, 
and ground cover. The concrete foundation wall within the stream channel will be 
removed to restore a more natural stream hydrology within the WQR. The 
nuisance species plants that currently dominate the area will be removed, 
reversing the trend of ecological decline and resetting a natural course for a 
healthy, native vegetation community within the WQR. 

The mitigation plan includes some general information about how the work will be 
conducted within the WQR. Erosion and sediment control measures will be 
established prior to the commencement of work, and cleared areas will not be left 
unprotected for more than 24 hours. According to the planting list included in the 
applicant's WQR report, cleared areas will be re-seeded within 48 hours of 
disturbance and will be replanted with trees and shrubs as soon as practicable. 
Unless the Oregon Department of Fish & Wildlife (ODFW) grants an extension, 
in-stream work will be conducted during the ODFW-sanctioned window of July 15 
through August 31. 

ESA has reviewed the mitigation plan provided in the WQR report and concluded 
that it is generally sufficient, given the amount and type of disturbance proposed.  
A condition is established to require a more detailed plan for implementation of 
the approved mitigation, including timelines for planting, maintenance, and 
monitoring, as well as a contingency plan. An additional condition is established 
to require that some fell logs from the trees downed within the project area be 
retained in the mitigation area. 

As conditioned, the Planning Commission finds that the WQR report provided by the 
applicant meets the applicable standards of MMC 19.402.12.A.  

ii. MMC 19.402.12.B establishes criteria for approving disturbances to the WQR.  
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a) MMC 19.402.12.B.1.a requires that the proposed development shall avoid 
intrusion into the WQR to the extent practicable and that it be the least impactful 
alternative. 

The alignment of the PMLR trackway, which the Milwaukie City Council and 
Metro approved, crosses Crystal Creek and passes through the adjacent WQR. 
The approved alignment location makes intrusion into and some disturbance of 
the WQR inevitable.  

As discussed in Finding 7-E-i(d), above, Crystal Creek already passes through a 
culvert under the existing Union Pacific Railroad (UPRR) trackway; the proposed 
development will extend the existing culvert. There is no documented history of 
Crystal Creek being a fish-bearing stream for protected species. Additional 
barriers to fish passage in Crystal Creek exist both upstream and downstream 
from the project area. The Oregon Department of Fish and Wildlife (ODFW) 
granted the applicant a waiver from the requirement to establish or maintain 
particular conditions for fish passage in Crystal Creek. Given these 
circumstances, repairing and extending the existing culvert and using 
mechanically stabilized earth (MSE) and a retaining wall represents the least 
impactful alternative for the new trackway that is practicable.  

As proposed, this criterion is met. 

b) MMC 19.402.12.B.1.b requires that the proposed development shall minimize 
detrimental impacts to the WQR to the extent practicable. 

The project proposal limits the area of WQR disturbance and the number of 
existing trees that will be removed to the minimum necessary, and provides 
protection for the WQR area and the trees that will remain. Temporary 
disturbance for trackway construction and for access to the project area will be 
limited to the minimum necessary for construction access, both along the new 
trackway and into the project area from SE 26th Avenue.  

The proposed development is subject to all applicable development standards, 
including measures to protect areas within the WQR that will not be disturbed by 
the proposed development. A condition is established to ensure that all project 
work is performed in accordance with an approved construction management 
plan. An additional condition is established to confirm that no chemicals found on 
the City's Prohibited Chemicals List shall be applied within the WQR area.  

As conditioned, this criterion is met. 

c) MMC 19.402.12.B.1.c requires that the proposed development shall mitigate for 
detrimental impacts to the WQR. Mitigation shall be on site, use native plants, be 
done in accordance with allowable windows for in-water work, and follow a 
mitigation maintenance plan. 

The applicant has proposed to mitigate for permanent impacts to the WQR by 
restoring an area equal to the permanent disturbance area (0.2 acres). Existing 
nuisance plant species will be removed from the mitigation area. The applicant 
will also remove a concrete foundation wall from the stream channel, improving 
stream flow and water quality. Removal of the concrete wall will require removal 
of 1 small willow tree that is growing out of the foundation. The mitigation area 
will be replanted with native species, including approximately 45 trees and 130 
shrubs, and the area will be minimally re-graded to establish a more natural 
channel and direct water into the newly extended culvert. The proposed 
mitigation is designed to reset the ecological balance of the area in favor of 
native species and more natural stream and wetland hydrology. 
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ESA has assessed the proposed mitigation plan and determined that it is 
generally sufficient as mitigation for the proposed permanent disturbance to the 
WQR. ESA offered one suggestion for improving the mitigation plan: within the 
mitigation area, retain thesome fell logs from trees downed as part the project, to 
provide immediate nutrients and large woody and organic material. A condition is 
established to address this suggestion and ensure that the mitigation plan 
adequately compensates for detrimental impacts to the ecological functions of 
the WQR. 

As conditioned, this criterion is met. 

The Planning Commission finds that, as conditioned, the proposed development 
meets the approval criteria established in MMC 19.402.12.B. 

The Planning Commission finds that, as conditioned, the proposed development meets 
the applicable standards of MMC 19.402.12.  

F. MMC 19.402.15 establishes standards for verifying the boundaries of WQRs and HCAs 
and for administering the City's Natural Resource (NR) Administrative Map. The 
locations of WQRs are determined based on the provisions of MMC Table 19.402.15. In 
general, for primary protected water features, the WQR includes the feature itself and a 
vegetated corridor that extends 50 ft from the top of bank (for streams) or delineated 
edge of the feature (for wetlands). 

The application submittal includes a map showing the location of Crystal Creek, a 
primary protected water feature. The map also shows the location of the wetland 
associated with the creek, the delineation of which has been approved by the Oregon 
Department of State Lands (DSL). The vegetated corridors adjacent to both protected 
water features have been determined in accordance with the provisions of MMC Table 
19.402.15, including an accounting for steep slopes in the project area. 

ESA visited the site and reviewed the applicant's map of the WQR. ESA concurs with the 
applicant's presentation of the location of the primary protected water features (Crystal 
Creek and the associated wetland) and the adjacent vegetated corridors that comprise 
the WQR.  

The Planning Commission finds that the WQR is accurately mapped according to the 
relevant provisions of MMC 19.402.15. 

The Planning Commission finds that, as conditioned, the proposed development meets all 
the applicable standards of MMC 19.402. 

8. MMC 19.700 Public Facility Improvements 

The purpose of MMC 19.700 is to ensure that development provides public facilities that are 
safe, convenient, and adequate in rough proportion to their public facility impacts. As per 
MMC 19.702.3.G, public capital improvement projects are exempt from the standards of 
MMC 19.700.  

The Portland-Milwaukie Light Rail (PMLR) project is part of a larger, regional public 
transportation system and represents a type of capital improvement project. The standards 
of MMC 19.700 are not applicable to the proposed work.  

9. The City distributed the subject application to the following City departments and agencies 
for review and comment on May 23, 2012: City of Milwaukie Building, Engineering, and 
Operations Departments; Clackamas County Fire District #1; Historic Milwaukie 
Neighborhood District Association; TriMet; U.S. Army Corps of Engineers; Oregon 
Department of State Lands; and ESA, the City's on-call natural resource consultant. The 
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City mailed notice of the initial public hearing to property owners and current residents at all 
properties within 300 ft of the subject property on June 20, 2012. 

The following is a summary of the comments received by the City:  

 Rob Livingston, City of Milwaukie Erosion Control Specialist: No specific comments 
on this application. Will review the Erosion, Sediment, and Pollution Control Plan 
submitted as part of actual construction, as referenced on Page 8 (third paragraph) of 
the applicant's WQR report. 

 Zach Weigel, City of Milwaukie Engineering Department: The provisions of MMC 
19.700 Public Facility Improvements are not applicable to the proposed development. 

Response: This comment has been incorporated into the Findings. 

 Jean Baker, co-chair of Historic Milwaukie NDA: There are no further questions at 
this time. (Note: NDA members met with TriMet staff met on June 18, 2012, to address 
questions site access, phasing of construction and mitigation, the ODFW fish-passage 
exemption, and repurposing of trees removed.)  

 Sarah Hartung and Alison Sigler, Biologists with ESA: As the City's on-call natural 
resource consultant, ESA reviewed the application; assessed the existing conditions, 
alternatives analysis, and proposed mitigation plan; and prepared a report summarizing 
the analysis. 

Response: The ESA analysis has been incorporated into the Findings. 
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(revised – strikeout/underline version) 

1. Prior to issuance of any building or other permits for development on the subject property, 
the following shall be resolved: 

A. Unless otherwise required by these conditions of approval, all plans submitted for 
development permits for the subject property shall be substantially similar to those 
submitted as part of the final land use application (stamped received on May 18, 2012, 
for most of the applicant's materials; or June 7, 2012, for the revised Figure 1 (Existing 
Conditions)). 

B. Provide a construction management plan that shows the following: 

i. Demarcation of the Water Quality Resource (WQR) and the location of 
disturbance areas (temporary and permanent) 

ii. Erosion and sediment control measures 

iii. Measures to protect trees and other vegetation located within the WQR but 
outside of the approved disturbance area 

iv. Location of any site access (ingress and egress) that construction or mitigation 
equipment will use 

v. Any equipment and material staging or stockpile areas 

C. Provide a final mitigation plan that includes the following details: 

i. Clear indication of the person responsible for the mitigation work, including 
primary contact, phone number, and address. 

ii. Demarcation of planting areas for mitigation of temporary and permanent 
disturbances to the WQR. The mitigation area shall be expanded by 
approximately 2,900 sq ft beyond the areas shown in the plans presented with 
the applicant's original submittal, to encompass the entirety of the area within the 
applicant's temporary construction easement.  

iii. Locations of particular plant species within the mitigation planting area— 
plantings shall be appropriate for particular conditions (e.g., sun/shade, wet/dry, 
etc.) and shall be native, non-nuisance species from the Milwaukie Native Plant 
List.  

iv. A note that fell logs a minimum of 4 pieces of large wood from trees removed 
from within the WQR shall be retained within the mitigation area as practicable, 
to provide immediate nutrients and large woody and organic material for habitat 
or other ecological benefit. For purposes of these conditions, "pieces of large 
wood" shall mean logs at least 20 ft long and at least 15 in diameter at breast 
height. 

v. A note specifying that no chemicals listed on the City's Prohibited Chemicals List 
shall be applied within the WQR area. 

vi. Timeline for planting, with schedule for watering, maintenance, monitoring, and 
replacement of plants—the timeline shall note that monitoring and maintenance 
will continue for at least 5 years after planting, to ensure 80% survival of the 
mitigation plantings. Throughout this 5-year establishment period, nuisance 
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species plants shall be removed and/or otherwise controlled within the mitigation 
area. 

vii. Contingency plan for ensuring that work will be completed as proposed 

2. Prior to final inspection for any development permit for the subject property, implement the 
final mitigation plan for disturbance to the WQR, including the following tasks: 

A. Remove all invasive nonnative vegetation and any debris or noxious material from 
within designated mitigation planting areas.  

B. Install trees, shrubs, and ground cover according to the details provided in the final 
mitigation plan and in accordance with the standards provided in MMC 19.402.11.B. 
This includes standards for plant size, spacing, and survival. 

C. Provide a signed statement from the responsible party identified in Condition 1-C-i 
above, stating that all mitigation plantings have been installed according to the final 
mitigation plan. 

D. As outlined in Condition 1-C-iv, demonstrate that a minimum of 4 pieces of large wood, 
from trees removed from within the WQR, remain within the mitigation area. 

3. The land use approval shall expire and become void unless both of the following steps are 
completed: 

A. Obtain all necessary development permits and start construction within 2 years of land 
use approval. 

B. Pass final inspection within 4 years of land use approval. 
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PLANNING DEPARTMENT 
6101 SE Johnson Creek Blvd 
Milwaukie OR   97206 

PHONE: 503-786-7630 
FAX: 503-774-8236 
E-MAIL: planning@ci.milwaukie.or.us 

Prohibited 
Chemicals 

List 
Everyone in Milwaukie has a hand in protecting the City’s water resources and drinking water supply. 

The chemicals listed below—commonly found in herbicides, pesticides, and insecticides—pose health risks 
and damage the environment and are therefore prohibited within the City’s designated Water Quality 
Resources (WQRs) and Habitat Conservation Areas (HCAs). 

To learn if a property is located in one of these sensitive areas, please call the Planner on Duty (503-786-
7630) or enter “Natural Resources Administrative Map” into the search bar of the City of Milwaukie’s 
homepage: www.cityofmilwaukie.org. 

Natural alternatives to the chemicals found in these products are available in most garden centers.  

 

As per Milwaukie Municipal Code Subsection 19.402.5.E, application of pesticides containing any of 
the chemicals listed below is prohibited within designated Water Quality Resources (WQRs) and 
Habitat Conservation Areas (HCAs): 

(Sample trade names are listed in parentheses for reference.) 

• 2,4-D (in various Weed ‘n Feed products, 
but prohibited only for direct aquatic 
application) 

• Azinphos-methyl (Guthion) 

• Bensulide (Prefar) 

• Bromoxynil (Buctril) 

• Carbaryl (Sevin) 

• Chlorpyrifors (Dursban, Lorsban) 

• Diazinon (many brand names) 

• Dimethoate (Cygon) 

• Diuron (Direx, Karmex) 

• Fenbutatin-oxide (Vendex) 

• Malathion (many brand names) 

• Methomyl (Lannate) 

• Methyl-parathion (Penncap-M) 

• Metolachlor (Dual) 

• Naled (Dibrom) 

• Phorate (Thimet) 

• Triclopyr BEE (Garlon-4) 
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To: Planning Commission 

Through: Scot Siegel, Interim Planning Director 

From: Li Alligood, Associate Planner 

Date: July 17, 2012, for July 24, 2012, Public Hearing 

Subject: File: CSU-12-07, DR-12-05, VR-12-04 

Applicant: Jeff Joslin, KLK Consulting, Inc. 

Owner(s): TriMet1 

Address: 2103 & 2105 SE Adams St 

Legal Description (Map & Taxlot): 1S1E36BC01901, 1902, & 1903 

NDA: Historic Milwaukie 
 

ACTION REQUESTED 

Review and approve applications CSU-12-07, DR-12-05, and VR-12-04 with the recommended 
Findings and Conditions of Approval found in Attachments 1 and 2. This action would approve a 
design for a signal and communications building as part of the Portland Milwaukie Light Rail 
(PMLR) project in downtown Milwaukie.  

BACKGROUND INFORMATION 

A. Site and Vicinity 

The site is triangular in shape and is comprised of an existing tax lot at 2103 SE Adams St 
(Tax Lot 1S1E36BC01901). The site borders Union Pacific Railroad (UPRR) right-of-way 
to the north and west. The surrounding area consists of a mix of industrial and office uses 
to the east and south and freight rail tracks to the west. The site will be accessed via an 
easement across 2015 SE Adams (Tax Lots 11E36BC01902 & 1903).  

The images below show an aerial view of the site (left) and the site from the south at 
Adams St (right). The building on the site has been removed. 

                                                 
1 TriMet owns the property at 2103 SE Adams St. The property at 2105 SE Adams St is owned by 
O’Donnell Holdings LLC. 
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B. Zoning Designation 

Downtown Office Zone (DO).  

C. Comprehensive Plan Designation 

Town Center (TC).  

D. Land Use History 

 1985: Administrative approval of a minor land partition, lot line adjustment, and 
variance to the minimum lot width of the property (File #VR-85-10). This approval 
established the subject site and approved a variance of 2.2 ft to the minimum 50 ft lot 
width. The approval also required the establishment of a 10-ft wide sewer easement 
between the buildings for service to the property at 2206 SE Washington St. 

E. Other Approvals 

 2008: Land use final order issued by Metro2 for the entire PMLR alignment and related 
systems buildings pursuant to House Bill 3478 (1996), which provides for the review 
and siting of regional transportation facilities through local jurisdictions. This land use 
final order (LUFO) allows the City to review the signal and communications building 
against the City’s design and development standards to ensure that it respects 
Milwaukie’s existing small town character, fine-grained development pattern, and future 
development aspirations. The City may subject the proposed building to reasonable 
and necessary conditions of approval to ensure conformance with local standards and 
appropriate mitigation of local impacts. It cannot, however, condition the approval of 
the building in such a way as to prevent the implementation of the 2008 LUFO. 

F. Proposal 

The applicant is seeking land use approvals for construction of a PMLR signal and 
communications building. See Attachment 4 for details. The project requires approval of 
the following applications by the Planning Commission: 

                                                 
2 Metro Resolution No. 08-3964 entitled 2008 South/North Land Use Final Order (LUFO) Amendment.   
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1. Design Review (DR-12-05): The site is located in the Downtown Office Zone, and all 
new construction in the downtown zones is subject to Downtown Design Review. The 
applicant requested a modification to the design standards for roofs, and 
authorization to use prohibited wall materials.  Design Review application DR-12-05 
was reviewed by the Design and Landmarks Committee (DLC) on July 2, 2012. The 
DLC recommended approval of the application at that time. The DLC’s recommended 
findings and conditions of approval have been incorporated into Attachments 1 and 2 
respectively. 

2. Community Service Use (CSU-12-07): The proposed signal and communications 
building is permitted in the DO zone as a Utility, subject to community service use 
review.  

3. Variance Review (VR-12-04): The applicant has requested a variance to the 
development standards of the DO zone related to the minimum floor area ratio (FAR). 
The DLC recommended approval of variance application VR-12-04 on July 2, 2012. 
The DLC’s recommended findings and conditions of approval have been incorporated 
into Attachments 1 and 2 respectively. 

G. Specific Design Elements 

Below is an overview of the key design elements under review.  

 Building materials – The building walls will be constructed of painted CMU block and 
standing seam galvanized metal panels, with woven metal cladding mounted to the 
wall and door surfaces. The proposed roof is standing seam galvanized metal, with a 
membrane base green roof alternative if funding becomes available. See Exhibits 
P14 and P24 of the application. 

 Retaining wall finishes – The surface of the retaining walls on site will be textured 
with a formliner that resembles a rusticated masonry surface. See Exhibit P31 of the 
application.  

 Fencing and railings – Ornamental “Milwaukie black” metal railings are proposed 
along the western and southern site frontage. Fencing and the security gate between 
the site and property to the east is a delicate, welded wire design. See Exhibits D1, 
D2, D9, and P28-P30 of the application. 

 Landscaping – A combination of flowers, shrubs, and ground cover landscaping is 
proposed for the site, and Boston Ivy is proposed at the base of the 21st Ave 
retaining wall. See Exhibits D3 and P3 of the application. 

 Lighting – The applicant has proposed the use of linear LED fixtures above each 
entrance. See Exhibits P14 and P26 of the application.  

H. Compliance with the Downtown Design Guidelines 

Though the signal and communications building is utilitarian in purpose, it has been 
designed to fit into the existing fabric of downtown Milwaukie. The scale of the building is 
appropriate for the site and location.  

The use of traditional materials on site, such as concrete retaining walls texturized with 
rusticated stone formliners and “Milwaukie black” gates and railings provide a sense of 
permanence and quality and respect the City’s urban design aspirations. The use of 
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contemporary materials for the building provides contrast, allows the building to visually 
recede, and relates to the adjacent buildings. 

Overall, as conditioned, the building appears to meet the intent and spirit of the Milwaukie 
Downtown Design Guidelines.  

KEY ISSUES 

Summary 

Staff has identified the following key issue for the Planning Commission’s deliberation. Aspects 
of the proposal that are not described in the analysis below are addressed in the Findings (see 
Attachment 1) because they either require less analysis and discretion by the Commission or 
have already been vetted by the DLC. 

A. Do the public benefits of the proposal outweigh any negative impacts? 

A key approval criterion for the establishment of a Community Service Use (CSU) is that 
the public benefits of the proposal outweigh any actual or potential negative impacts. 

The public benefits resulting from development of the PMLR project are expected to be 
substantial, both locally and regionally. They include a more efficient transit system, 
reduced automobile usage and associated reduction in vehicle emissions and congestion, 
improved access and mobility for residents, a significant increase in local construction jobs, 
an accessible connection to the region’s light rail system, enhanced regional economic 
competiveness, and eventual downtown economic benefits typically associated with 
transit-oriented development. Additionally, locating the signal and communications building 
on a below-grade site adjacent to existing freight rail tracks minimizes the visual impact to 
adjacent properties and provides a buffer between the rail activity and other uses on this 
section of Adams St. 

Potential negative impacts include visual impacts and physical impacts to adjacent 
properties. Visual impacts have been mitigated by the downtown design review process 
and the below-grade nature of the site. However, the physical impacts to the adjacent 
properties have not been fully explored.  

There are two potentially impacted properties: 2105 SE Adams St to the east and 2206 SE 
Washington St to the northeast. See Attachment 3 for additional information.  

 2105 SE Adams St 

The development site will be accessed via a 25-ft easement across the south side of 
the property. The business located on site, Myles O’Donnell & Co, will be able to retain 
the off-street parking and loading dock parking adjacent to the building on the south 
side. A retaining wall and fencing will be installed at the southern lot line in order to 
accommodate the re-graded Adams St; the wall and fence and will extend 
approximately 20 feet across the 2105 SE Adams St property frontage. 

The primary potential negative impact to this property is related to future development. 
If the easement is permanent and tied to a single location, the redevelopment potential 
of the site at 2105 SE Adams would be severely compromised, would require 
variances to the maximum setback standard of the DO zone, and would impact the 
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development’s ability to comply with the downtown design guidelines related to 
pedestrian emphasis and architecture.  

In order to mitigate this potential impact, staff recommends a condition of approval 
requiring flexibility regarding the location of the access easement on the site at 2105 
SE Adams St.  

 2206 SE Washington St 

A recorded permanent sewer easement3 across the properties at 2103 and 2105 SE 
Adams St (Tax Lots 1S1E36BC01901 & 1902) provides access for the repair and 
maintenance of an existing sewer line serving the residence on site. The easement 
was located between the buildings on the sites. Staff has confirmed that the property’s 
sewer line is currently connected to the Adams St trunk line and the easement is still 
effective. 

The easement was established as a condition of approval of land use file #M-85-03. 
The applicant proposes to construct a fence and gate alone the eastern border of the 
site. This could result in blocking access to the easement. 

In order to mitigate this potential impact, staff recommends a condition of approval 
requiring retention of access to the recorded sewer easement area. 

CONCLUSIONS 

A. Staff recommendation to the Planning Commission is as follows: 

Approve the application for the PMLR signal and communications building with the 
recommended findings and conditions of approval in Attachments 1 and 2. 

CODE AUTHORITY AND DECISION-MAKING PROCESS 

The portion of the proposal being considered by the Design and Landmarks Committee (DLC) is 
subject to the Milwaukie Design Guidelines and the following provisions of the Milwaukie Zoning 
Ordinance, which is Title 19 of the Milwaukie Municipal Code (MMC). 

 Chapter 19.1000 Review Procedures  

 Section 19.904 Community Service Uses 

 Section 19.907 Downtown Design Review  

 Section 19.911 Variances 

 Chapter 19.700 Public Facility Improvements 

 Subsection 19.310.4 Downtown Zones Development Standards 

 Subsection 19.310.6 Downtown Zones Design Standards 

All three applications are subject to Type III review, which requires the Planning Commission to 
consider whether the applicant has demonstrated compliance with the code sections shown 

                                                 
3 Clackamas County Recording Certificate #85-18365.   
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above. In Type III reviews, the Planning Commission considers the DLC recommendation on 
the Design Review application, assesses all three applications against all applicable provisions 
of the Milwaukie Zoning Ordinance, 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 the recommended Findings and Conditions of Approval. 

B. Approve the application with modified Findings and Conditions of Approval. Any 
modifications must be read into the record. 

C. Continue the hearing to Tuesday, August 14. The final decision on the application, which 
includes any appeals to the City Council, must be made by October 6, 2012, in accordance 
with the Oregon Revised Statutes and the Milwaukie Zoning Ordinance. Unless the 
applicant extends the time period within which the City must make a decision, a hearing 
continuation beyond August 14, 2012, is not feasible. 

COMMENTS 

The application was referred for comment to the following agencies and persons: City of 
Milwaukie Building, Engineering, and Community Development Departments; Clackamas 
County Fire District #1; Historic Milwaukie Neighborhood District Association; Clackamas 
County; Metro; ODOT Rail Division; and TriMet.  

The following is a summary of the comments received by the City. See Attachment 5 for further 
details. Any comments received after this date but before the July 24, 2012, public hearing will 
be brought to the hearing. 

 Tom Larsen, Building Official: No specific comment. 

 Zach Weigel, Civil Engineer: Comments regarding public facility improvements, 
recommended conditions of approval regarding clear vision, and advisory notes regarding 
stormwater management. 

Staff Response: These comments have been incorporated into the recommended 
findings and conditions of approval. 

 Shawn Olson, Clackamas County Fire District #1: No comments at this time. 

 Wendy Hemmen, Light Rail Design Coordinator: Pole light on site must be relocated to 
the public right-of-way. 

Staff Response: The applicant has agreed to relocate the pole light fixture off-site. 

 Patrick O’Donnell, Myles O’Donnell & Co, 2105 SE Adams St: Concerns about off-
street parking, maneuvering on site, retaining walls and fencing along Adams St in front of 
his business, and visibility of business signage. 

Staff Response: Mr. O’Donnell has been working with TriMet and City staff to address his 
stated concerns. 
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ATTACHMENTS 

Attachments are provided only to the Planning Commission unless noted as being attached. All 
material is available for viewing upon request. 

1. Recommended Findings in Support of Approval (attached) 

2. Recommended Conditions of Approval (attached) 

3. Site Maps (attached) 

A. Vicinity Map 

B. Zoning Map 

C.  Aerial Photo 

D. Easements Map 

4. Applicant's Narrative and Supporting Documentation dated June 8, 2012 (4.A-C e-packet 
only)** 

A.  Narrative  

B. Exhibits D1 – D9 (Illustrations)  

C.  Exhibits P1 – P31 (Architectural Plans)  

D. Revised Exhibit P2, dated July 2, 2012 (attached) 

5. Comments Received 

6. List of Materials and Exhibits  

 
(**Attachments 4.A-C were provided to the Planning Commission on June 13, 2012.) 
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Recommended Findings in Support of Approval 

1. The applicant, Jeff Joslin, KLK Consulting, Inc, for TriMet, submitted three land use 
applications (the “application”) for approval of a signal and communications building as 
part of the Portland Milwaukie Light Rail (PMLR) project. The applicant requests 
approval for the building design.  The application has been assigned the following file 
numbers and consists of the following application types:  

 CSU-12-07: Community Service Use  

 DR-12-05: Design Review  

 VR-12-04: Variance Review 

2. The site is 2103 SE Adams St, Tax Lot 11E36BC01901. The site is currently vacant. The 
site will take access from Adams St through an access easement across 2105 SE 
Adams (Tax Lots 11E36BC01902 & 1903), to the east. The site borders Union Pacific 
Railroad (UPRR) right-of-way to the north and west. The surrounding development is a 
combination of light industrial and office buildings. 

3. The PMLR alignment, which includes the location of specific project elements such as 
the light rail station, has an existing land use approval that was issued by Metro in 2008.1  
This land use final order (LUFO) was made pursuant to House Bill 3478 (1996), which 
provides for the review and siting of regional transportation facilities through local 
jurisdictions. The City may subject the building to reasonable and necessary conditions 
of approval to ensure conformance with local standards and appropriate mitigation of 
local impacts. It cannot, however, condition the approval of the building in such a way as 
to prevent the implementation of the 2008 LUFO. 

4. The application was submitted on May 2, 2012. It was initially deemed incomplete by 
City staff on May 14, 2012. The applicant revised and resubmitted the application on 
June 8, 2012, and requested that the application be deemed complete. The City deemed 
the application complete on June 8, 2012. The City has until October 6, 2012, to issue a 
final decision on the application.  

5. The signal and communications building site has a base zone designation of Downtown 
Office (DO). As proposed, the building is subject to Community Service Use review, 
Downtown Design Review, and Variance Review.  

6. The application is further subject to MMC 19.906 Development Review at or before the 
time of development permit submittal. The purpose of Development Review is to ensure 
compliance with applicable standards and conditions of approval through an efficient 
review process that effectively coordinates the City’s land use and development permit 
review functions. 

7. The Design and Landmarks Committee (DLC) evaluated the Design Review application 
(DR-12-05) on July 2, 2012, pursuant to MMC 19.1011 Design Review Meetings. The 
DLC recommended that the Planning Commission adopt Finding 14 and Condition 4 as 
the findings and conditions of approval for the signal and communications building 
Design Review application.  

8. The applicant has proposed a standing seam metal roof with an alternative green roof. 
The DLC strongly prefers the green roof alternative to the proposed standing seam 
metal roof. However, the City Attorney advised against establishing a condition of 

                                                 
1 Metro Resolution No. 08-3964 entitled 2008 South/North Land Use Final Order (LUFO) Amendment.   
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approval to require a green roof due to LUFO and the associated cost.  If funding for the 
green roof becomes available, it is the DLC’s expectation that it will be installed. 

9. The Planning Commission (PC) evaluated the entire application at a public hearing on 
July 24, 2012, pursuant to MMC Section 19.1006 Type III Review. 

10. The design review meeting and public hearing on the application were properly noticed 
through direct mailings and sign postings, pursuant to Milwaukie Municipal Code (MMC) 
Subsection 19.1006.3 Type III Public Notice and MMC Subsection 19.1011.2 Design 
Review Meeting Notice Requirements. 

11. The application was referred for comment to the following City departments and 
agencies: City of Milwaukie Building, Engineering, and Community Development 
Departments; Clackamas County Fire District #1; Historic Milwaukie Neighborhood 
District Association; Clackamas County; Metro; ODOT Rail Division; and TriMet. 

12. The application is subject to the Milwaukie Design Guidelines and the following 
provisions of the Milwaukie Zoning Ordinance, which is Title 19 of the Milwaukie 
Municipal Code (MMC): 

 Section 19.310 Downtown Zones 

 Section 19.700 Public Facility Improvements 

 Section 19.904 Community Service Use 

 Section 19.907 Downtown Design Review  

 Section 19.911 Variance Review  

 Chapter 19.1000 Review Procedures 

Provisions not addressed in these findings are found to be not applicable to the decision 
on the application. 

13. MMC 19.904 contains the criteria and standards for Community Service Uses. 

A. MMC 19.904.2 Applicability 

The proposed development consists of a building that will house communications 
equipment related to light rail. This use is identified as a Utility and is subject to 
the provisions of this chapter. 

The Planning Commission finds that the proposed development is subject to the 
criteria and standards of MMC 19.904. 

B. MMC 19.904.4 Approval Criteria 

i) 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 in the 
CSU, the standards of the underlying zone are met. 

The proposed use is for a signal and communications building, a Utility – 
Public Transit Facility, which is subject to the Community Service Use 
standards as. The proposed structure requires a variance to FAR 
standards of the DO zone; other development and design standards are 
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met. Per land use file #P-12-02,2 no off-street vehicle or bicycle parking is 
required on the site.  

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

There are two applicable standards related to site improvements and 
lighting. Subsection 19.904.9.A requires that utilities, streets, or other 
improvements necessary for the use shall be provided by the agency 
constructing the use. Subsection 19.904.9.F requires that lighting shall be 
designed to avoid glare on adjacent residential uses and public streets. 

The applicant is constructing necessary improvements as part of the 
project. A condition has been established to require lighting on the site to 
be located and shielded to ensure that it does not impact adjacent 
properties and public streets. 

iii) The hours and levels of operation of the proposed use are reasonably 
compatible with surrounding uses. 

The signal and communications building houses utility and 
communications equipment and is not utilized by the public. Access to the 
building is infrequent and is for maintenance purposes only. Currently, the 
surrounding uses are primarily daytime light industrial and office uses, 
and an adjacent heavy rail track. The hours and levels of operation of the 
site are reasonably compatible with both current and anticipated 
surrounding uses. 

iv) The public benefits of the proposed use are greater than the negative 
impacts, if any, on the neighborhood. 

The public benefits resulting from development of the PMLR project are 
expected to be substantial, both locally and regionally. They include a 
more efficient transit system, reduced automobile usage and associated 
reduction in vehicle emissions and congestion, improved access and 
mobility for residents, a significant increase in local construction jobs, an 
accessible connection to the region’s light rail system, enhanced regional 
economic competiveness, and eventual downtown economic benefits 
typically associated with transit-oriented development.  

Additionally, locating the building and site improvements on a below 
grade site adjacent to existing freight rail tracks minimizes the impact to 
adjacent properties and provides a visual buffer for properties to the east. 

Potential negative impacts include visual impacts; impacts to adjacent 
properties; and loss of an existing off-street parking space. Visual impacts 
have been mitigated by the downtown design review process. The loss of 
off-street parking will be mitigated by improved pedestrian and bicycle 
facilities on Adams St and 21st Ave, as well as by the expansion of transit 
options between downtown Milwaukie and downtown Portland. The 
potential impacts to adjacent properties will be mitigated by drafting the 
access easement to allow for flexible location on the site at 2105 SE 
Adams St and protecting access to the existing sewer easement on site. 
A condition has been established to ensure these mitigating actions. 

                                                 
2 Parking Quantity Determination request; Notice of Decision (NOD) issued June 6, 2012. 
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v) The location is appropriate for the type of use proposed. 

The location of the light rail alignment and associated structures are 
consistent with the Locally Preferred Alternative (LPA) alignment adopted 
by City Council in 2000.3  Additionally, the alignment was vetted through 
the Final Environmental Impact Statement (FEIS) process, which 
reviewed the impacts of the alignment on the downtown Milwaukie area. 
The location of the building is necessary for its function, and its siting on a 
below grade site adjacent to the existing freight rail and future light rail 
alignment minimizes the disruption of existing uses. 

As conditioned and with the approval of a variance to the FAR standards, the 
Planning Commission finds that the proposed development meets the criteria of 
MMC 19.904.4. 

The Planning Commission finds that the proposed development meets the criteria of 
MMC 19.904. 

14. MMC 19.907 contains the criteria and standards for Downtown Design Review 

A. MMC 19.907.2 Applicability 

The proposed development is located in the downtown zones and is new 
construction.  

The Planning Commission finds that the proposed development is subject to 
Type III Design Review. 

B. MMC 19.907.7 Approval Criteria for Design Review 

i) Compliance with Title 19 Zoning Ordinance.  

The development standards for the DO zone are located in MMC 
19.310.4. The applicable standards pertain to minimum floor area ratio 
(FAR). MMC 19.310.4.2 requires that new buildings have a minimum FAR 
of 0.5:1. The applicant is proposing a structure with an FAR of 0.1:1, and 
has requested a variance to this standard (see Finding 15).  

The design standards for the DO zone are located in MMC 19.310.6. The 
applicable standards pertain to wall materials and roofs.  

MMC 19.310.6.C.2 contains the design standards for walls. The applicant 
is proposing prohibited wall materials, and has requested authorization for 
the use of prohibited materials.  

MMC 19.320.6.C.4 contains design standards for roofs. The applicant is 
proposing a flat roof without the required cornice, and has requested a 
modification to this standard.  

ii) Substantial consistency with the Downtown Design Guidelines 

Refer to Table 1 below for detailed findings pertaining to this approval 
criterion. 

iii) Submittal of a complete application and applicable fee as adopted by the 
City Council. 

                                                 
3 Light rail station location adopted by Res. 51, 2008. LPA adopted by Res. 69-2008. 
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The applicant submitted a revised application on June 8, 2012, and 
requested that the City deem the application complete. The applicable 
application fee was paid May 2, 2012. 

With the approval of a variance to the FAR standards, a modification to the 
design standards, and authorization of the use of prohibited materials, the 
Planning Commission finds that the proposed development meets the criteria of 
MMC 19.907.7. 

C. MMC 19.907.10 Modification of Design Standards 

The DO zone design standards for roofs require that buildings with flat roofs 
(roofs with a slope of equal to or less than 2:12) include a cornice of at least 6 
inches depth and 12 inches in height. The proposed building includes a roof with 
a slope of 2:12, which does not meet the minimum slope for a pitched roof. The 
design does not include a cornice and a modification to the design standard for 
roofs is required. A modification of a design standard may be granted when all of 
the following criteria are satisfied. 

i) The modification is integral to the overall design concept for the building. 

The applicant has indicated that a higher roof pitch would add more 
material and more visual mass to a design that is intended to be modest 
and unassuming, and that the roof design is therefore integral to the 
overall design concept. 

ii) The modification substantially meets the design standard or, in 
combination with other design elements of the project, meets the intent of 
the design standard. 

In combination with the design guidelines related to roofs (“Silhouette and 
Roofline” and “Rooftops”), the intent of the cornice requirement for flat 
roofs is to ensure that rooftop mounted mechanical equipment is 
screened from street-level view, as well as to provide a visual interest to a 
sheer wall. In the case of a projecting cornice, the cornice also protects 
the face of a building from rain. The proposed building does not include 
any roof-mounted mechanical or other equipment, and it is not necessary 
to hide these components from view. The proposed roof design includes 
12-inch eaves to protect the building from the weather, and a cornice is 
not necessary for this function.  

iii) The project is substantially consistent with the Downtown Design 
Guidelines applicable to the design standard. 

The proposed development is substantially consistent with the Downtown 
Design Guidelines related to Architecture. 

The Planning Commission finds that the proposed development meets the 
criteria of MMC 19.907.10. 

D. MMC 19.907.11 Consideration of Prohibited Material or Design Feature 

 The proposal for the building includes the use of prohibited wall materials, 
specifically masonry block (CMU), woven metal cladding, and standing seam 
metal panels. Authorization of the use of prohibited materials is necessary. 
Authorization for the use of prohibited materials may be granted when all of the 
following criteria are satisfied. 
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iv) The applicant demonstrates that the prohibited material is substantially 
comparable to an allowed material. 

The proposed materials are substantially comparable to the allowed 
materials with regards to quality, architectural effect, and durability, and 
are consistent with the relevant design guidelines. The proposed design 
provides articulation and visual interest at the pedestrian level, and the 
proposed materials are solid and durable.  

v) Use of the materials is consistent with the applicable design element of 
the Milwaukie Downtown Design Guidelines. 

The applicable design elements are related to pedestrian emphasis, 
specifically defining the pedestrian environment, and architecture, 
specifically walls. The design guidelines are intended to provide a human 
scale to the pedestrian environment, and create variety and visual 
richness.  

The appearance of painted CMU block, metal panels, and metal cladding 
is utilitarian and can appear industrial when not used carefully. However, 
the purpose of the building lends itself to this straightforward design, and 
the use of woven metal cladding to wrap the walls minimizes the 
appearance of the CMU block and metal panels and provides depth and 
articulation at the pedestrian level. The combination of materials, and the 
play of light and shadow that they allow, is a contemporary rather than 
industrial style. The use of a contemporary design and materials in this 
location and context is appropriate and contributes to architectural variety 
in the downtown area. 

The Planning Commission finds that the proposed development meets the 
criteria of MMC 19.907.11. 

The Planning Commission finds that the proposed development meets the approval 
criteria of MMC 19.907. 

15. MMC 19.911 contains the criteria and standards for requests for variances from specific 
code provisions. 

A. MMC 19.911.2 Applicability 

The applicant has requested a variance to the minimum floor area ratio of the 
Downtown Office Zone. This is an eligible variance request. 

B. MMC 19.911.3 Review Process 

There is no Type II variance for the minimum FAR. The Planning Commission 
finds that the proposed development is subject to the Type III variance procedure 
as per MMC 19.911.3.C. 

C. MMC 19.911.4 Approval Criteria  

An application for a Type III variance shall be approved when all of the criteria in 
either subsection MMC 19.911.4.B.1 or 2 have been met. 

i) MMC 19.911.4.B.1 Discretionary Relief Criteria 

a) MMC 19.911.4.B.1.a requires an alternatives analysis of the 
impacts and benefits of the variance proposal as compared to the 
baseline code.  
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The purpose of the FAR standard is to direct more intense forms 
of development to appropriate areas of downtown, to make 
efficient use of land and available services, and to support street-
level pedestrian activity. The DO zone requires a minimum FAR of 
0.5:1, or 0.5 sq ft of floor area for every 1 sq ft of site area. The 
proposed structure provides an FAR of 0.1:1.  

The light rail alignment is expected to greatly exceed the number 
of pedestrians that would be drawn to the site by development of a 
building on the site that met the FAR requirements. The light rail 
alignment and related structures will support pedestrian activity 
and development in the station area, and will contribute to the 
vitality of the area. 

b) MMC 19.911.4.B.1.b requires that the requested variance be both 
reasonable and appropriate and meet at least one of three criteria 
related to (1) minimizing impacts to surrounding properties, (2) 
providing desirable public benefits, and (3) responding to the 
existing built or natural environment in a creative and sensitive 
manner.  

The requested variance to the FAR standard will allow the 
development of a modest, low-profile building, which will minimize 
visual and other impacts to surrounding properties.  

The Planning Commission finds that the proposed development is 
reasonable and appropriate and the criteria of both MMC 
19.911.4.B.1.b.ii.(1) and b.ii.(2) are met. 

c) MMC 19.911.4.B.1.c requires mitigation of impacts from the 
requested variance to the extent possible. 

An impact of the variance is the lack of habitable development on 
the site. This impact will be mitigated by site development that 
supports future redevelopment of adjacent sites; site landscaping;, 
and the retaining walls topped with fence and railing between the 
adjacent public streets and the building site. A condition has been 
established to allow for future redevelopment of the property to the 
east of the site. 

ii) MMC 19.911.4.B.2 Economic Hardship Criteria 

The applicant has not requested an economic hardship variance. 

The Planning Commission finds that, as conditioned, the proposed development meets 
the criteria of MMC 19.911. 

16. MMC 19.700 Public Facility Improvements contains the criteria and standards for public 
facility improvements. 

A. MMC 19.702 Applicability 

The proposed development consists of new construction. 

The Planning Commission finds that the proposed development is subject the 
standards and requirements of MMC 19.700. 

B. MMC 19.703 .1 Preapplication Conference 
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A pre-application conference for the proposed development was held on 
November 17, 2011.   

The Planning Commission finds that the proposed development complies with 
MMC 19.703.1. 

C. MMC 19.703.2 Application Submittal 

The Engineering Director has determined that a transportation impact study is 
not required as part of the proposed development in accordance with MMC 
Section 19.704.  A Transportation Facilities Review (TFR) land use application is 
not required.  The proposed development requires submission of other land use 
applications.  Compliance with MMC 19.700 will be reviewed concurrently with as 
part of the other land use applications. 

The Planning Commission finds that the proposed development complies with 
MMC 19.703.2. 

D. MMC 19.703.3 Approval Criteria 

Development subject to MMC 19.700 shall meet the approval criteria of MMC 
19.703.3. 

i) MMC 19.703.3.A Procedures, Requirements, and Standards 

Public facility improvements associated with the proposed development 
comply with the standards and requirements of MMC 19.700, as provided 
herein.  Public facility improvements shall comply with the Public Works 
Standards at the time of development. A condition has been established 
to require compliance. 

ii) MMC 19.703.3.B Transportation Facility Improvements 

The applicant proposes transportation facility improvements and 
mitigation at the time of development in rough proportion to the potential 
impacts of the development in accordance with MMC 19.705. 

iii) MMC 19.703.3.C Safety and Functionality Standards 

The applicant proposes transportation facility improvements that meet or 
exceed the safety and functionality standards of MMC 19.703.3.C 

The Planning Commission finds that the proposed development, as conditioned, 
meets the approval criteria of MMC 19.703.3. 

E. MMC 19.704 Transportation Impact Evaluation 

The projected increase in trip generation resulting from the proposed development, 
being a building to house mechanical equipment in support of light rail operations, is 
minimal.  The Engineering Director has determined that the projected impacts to the 
transportation system are not significant enough to require a transportation impact 
study. 

The Planning Commission finds that the proposed development complies with MMC 
19.704. 

F. MMC 19.705 Rough Proportionality 

The proposed development consists of new construction on an existing lot.  The 
applicant proposes design and construction of transportation facility improvements 
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along the full length of Adams Street fronting the development parcel.  The proposed 
transportation facility improvements are consistent with the Public Works Standards.  
The transportation facility improvements are roughly proportional to the impacts of 
the proposed development. 

The Planning Commission finds that the proposed development complies with MMC 
19.705. 

G. MMC 19.706 Fee In Lieu of Construction 

The applicant proposes to construct the required transportation facility 
improvements. 

The Planning Commission finds that the proposed development complies with MMC 
Section 19.706. 

H. MMC 19.707 Agency Notification and Coordinated Review 

The proposed development is within 300 feet of a public railroad crossing.  Notice of 
the proposed land use application has been provided to ODOT Rail Division for their 
review and comment. 

The proposed development is within 200 feet of a designated arterial roadway, SE 
21st Avenue.  Notice of the proposed land use application has been provided to 
Metro and Clackamas County for their review and comment. 

The proposed development is within 200 feet of a transit route, Line 32 on SE 21st 
Avenue.  Notice of the proposed land use application has been provided to TriMet for 
their review and comment. 

The Planning Commission finds that the proposed development complies with MMC 
Section 19.707. 

I. MMC 19.708 Transportation Facility Requirements 

The applicant proposes a single, 16-foot wide shared driveway approach with the 
property east of development property as the access.  The applicant shall provide 
access in accordance with the access management standards of MMC Chapter 
12.16. 

The applicant shall demonstrate compliance with the clear vision standards of MMC 
Chapter 12.24 prior to start of construction. 

The proposed development is located within the Downtown Office Zone.  
Transportation facility improvements are subject to the requirements of the Milwaukie 
Downtown and Riverfront Plan:  Public Area Requirements.  The surveyed right-of-
way of Adams St fronting the proposed development property is less than indicated 
in the Public Area Requirements.  The City Engineer has modified the Adams Street 
cross-section, in accordance with the Public Work Standards, to fit within the actual 
right-of-way width.  The applicant proposes transportation facility improvements 
fronting the proposed development property on Adams Street consistent with public 
area requirements, as modified by the City Engineer. 

The Planning Commission finds that the proposed development, as conditioned, 
complies with MMC 19.708. 

J. MMC 19.709 Public Utility Requirements 
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The Engineering Director has determined that the existing public utilities are 
adequate to serve the proposed development. 

The Planning Commission finds that the proposed development complies with MMC 
19.709. 

The Planning Commission finds that, as conditioned, the development proposal meets 
the criteria of MMC 19.700. 

17. Pursuant to MMC 19.1001.7.E.2, the time period within which the applicant must obtain 
development permits for the signal and communications building is 2 years, and the time 
period within which the applicant must pass all final inspections is 4 years, from the date 
of the land use decision on this application. 

 

 

 Table 1. Design Review Compliance 

MILWAUKIE CHARACTER GUIDELINES 

Applicant Information Recommended Findings 

a.    Reinforce Milwaukie’s Sense of Place = Strengthen the qualities and characteristics that 
make Milwaukie a unique place. 

Milwaukie’s history is largely formed and defined 
by its natural surroundings and unique 
transportation systems. The project’s parallel 
relationship to the existing rail reinforces this 
transportation / technological history.  Light rail is 
the steamship of the 21st century, and will 
provide Milwaukie with a new link to the region.  It 
will provide unique views to the natural and urban 
areas that are Milwaukie today and will reinforce 
Milwaukie’s qualities and characteristics in the 
future. 

As a result of public participation efforts, including 
public workshops, meetings with officials, and 
input from the Design and Landmarks Committee, 
numerous elements have been integrated into the 
design of the sig/com that are specifically 
responsive to Milwaukie’s unique qualities and 
characteristics.  The texture and layering of the 
building materials is unusual for such a modest 
utilitarian building.  The maximizing of the 
remainder of the site for landscaping further 
connects the site to the nearby station area 
landscaping and parks.   

Landscaping, ashlar patterned retaining walls, 
and Milwaukie-themed fencing have all been 
incorporated in to the project to add to the 
project’s thematic continuity and further support 
Milwaukie’s unique qualities and characteristics. 

This guideline is met. 

As proposed, the building design respects 
Milwaukie’s sense of place by emphasizing 
special relationships at the pedestrian level 
through detailing of abutment walls, visual 
interest at the pedestrian level through layering of 
wall materials, the use of ornamental railings to 
delineate the boundary between the private and 
public realm, and the use of landscaping to soften 
the visual impact of retaining walls on the site.  

Additionally, the use of uncluttered design, simple 
detailing, a subdued palette of materials and 
fixtures in “Milwaukie black” is specific to the 
station area. 

The proposal meets this guideline. 

b.    Integrate the Environment = Building design should build upon environmental assets. 
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The design of the sig/com, respects the character 
of the nearby natural area through simple 
detailing, material selection, and landscaped 
area.   

This guideline is met. 

 

As proposed, the design of the building respects 
the character of nearby natural areas by providing 
substantial landscaping and utilizing a subdued 
palette of colors.  Installation of a green roof 
would further support conformance with this 
guideline. 

The proposal meets this guideline. 

c.    Promote Linkages to Horticultural Heritage = Celebrate Milwaukie’s heritage of beautiful 
green spaces. 

The sig/com, through its maximizing of landscape 
on the site, makes a thematic connection to 
Kellogg Lake and Kronberg Park, and celebrates 
those spaces.  

The design of the building also acknowledges 
and celebrates Milwaukie’s green space heritage, 
through its simple detailing, and sympathetic and 
layered materials and color.  

This guideline is met. 

As proposed, the design of the building and site 
respects Milwaukie’s heritage of green spaces 
through the liberal installation of landscaping to 
the west and north of the building, and inclusion 
of larger trees between the building and 21st Ave. 

The proposal meets this guideline. 

d.    Establish or Strengthen Gateways = Projects should use arches, pylons, arbors, or other 
transitions to mark special or primary entries and/or borders between public and private 
spaces. 

The carefully designed building site features a 
variety of planting enhancements.  Metal railings 
with historic Milwaukie motif demarcate the site, 
further contributing to transitional quality along 
the street frontage.   

Also visible within the site is variegated protective 
screening, ashlar treatment of the retaining walls, 
and the decorated and articulated quality of the 
building.  These elements further contribute to the 
graceful transitioning between the site and the 
surrounding public and private areas and 
properties.  

The guideline is met. 

As proposed, the site is secured by welded black 
wire gates and fencing on the east and north 
sides, and ashlar patterned retaining walls topped 
with ornamental railings on the west and south 
sides.  

The site is not designed for pedestrian access, 
but the boundary between the public sidewalk 
space and the private site is defined by a change 
in fence design and grade. 

The proposal meets this guideline. 

e.   Consider View Opportunities = Building designs should maximize views of natural features 
or public spaces. 

No response. The building site does not have views of natural 
features or public spaces. 

This guideline is not applicable. 

f.    Consider Context = A building should strengthen and enhance the characteristics of its 
setting, or at least maintain key unifying patterns. 

Elements have been integrated into the design of 
the overall project that are specifically responsive 
to, and enhance, Milwaukie’s surrounding 
characteristics.  These elements include: stone-
patterning of the various wall treatments, bollard 
and furniture treatments appropriate to 
Milwaukie’s palette, pedestrian scale street light 

The immediate context includes both historic and 
current railroad uses, including a station, trestle, 
and tracks. The proposed building incorporates 
design features that acknowledge the 
characteristics of existing and future uses and 
buildings, including a minimal, contemporary 
design, and textured wall treatments to provide 
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standards consistent with Milwaukie’s, and 
custom railing treatments incorporating detail and 
motifs specific to Milwaukie.  

The design of the standard light rail elements, 
such as the shelters, TVM shelters, and bike 
shelter and other system furniture are also high 
quality and complimentary. 

The sig/com building treatments are consistent 
with these nearby themes.  The screens, roof, 
and wall materials are layered and highly 
articulated.  The building is also near the historic 
railroad trestle, thus providing both a modern 
contrast and a formal and utilitarian consistency.   
The landscaping on the site will also relate to the 
natural qualities and diversity of the nearby Lake 
area and Kronberg Park. 

This guideline is met. 

articulation and depth to the façade. 

The proposal meets this guideline. 

g.   Promote Architectural Compatibility = Buildings should be “good neighbors.” They should 
be compatible with surrounding buildings by avoiding disruptive excesses. New buildings 
should not attempt to be the center of attention. 

The modest scale and “background building” 
character of the sig/com fits quietly into its 
surroundings. The siting of the structure 
maximizes setbacks, to minimize disruption of 
adjacent uses The details are refined and of an 
appropriately human scale.  Landscape further 
tempers the transition from building to 
neighborhood.  

This guideline is met. 

As proposed, the building design is modest and 
unassuming. The contemporary design does not 
compete with nearby structures and is compatible 
with surrounding buildings.  

The proposal meets this guideline. 

h.   Preserve Historic Buildings = Historic building renovation, restoration, or additions should 
respect the original structure. 

No response. No historic buildings are proposed to be 
renovated, restored, or expanded as part of the 
application. 

This guideline is not applicable. 

i.    Use Architectural Contrast Wisely = Contrast is essential to creating an interesting urban 
environment. Used wisely, contrast can provide focus and drama, announce a socially 
significant use, help define an area, and clarify how the downtown is organized. 

The inventive use of metal frames and woven 
mesh will contribute to an interesting urban 
environment.  The play of light and shadow that 
will result will further enhance the area, while still 
appropriate for this simple utilitarian structure. Its 
clear thematic connection to elements associated 
with the larger light rail project help define its 
relationship to the overall area. 

This guideline is met. 

As proposed, the design of and materials used in 
construction of the building incorporates contrast 
in through its use of contemporary materials. The 
combination of wall materials creates delight and 
nighttime interest.  

The proposal meets this guideline. 

j.    Integrate Art = Public art should be used sparingly. It should not overwhelm outdoor 
spaces or render buildings mere backdrops. When used, public art should be integrated 
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into the design of the building or public open space. 

No response. No public art is proposed as part of the 
application. 

This guideline is not applicable. 

 

PEDESTRIAN EMPHASIS GUIDELINES 

Applicant Information Recommended Findings 

a.    Reinforce and Enhance the Pedestrian System = Barriers to pedestrian movement and 
visual and other nuisances should be avoided or eliminated, so that the pedestrian is the 
priority in all development projects. 

There are no barriers to pedestrian movement 
associated with the proposal.  Sidewalks, lighting, 
and street improvements are proposed consistent 
with City standards that will improve and 
encourage pedestrian movement.  Decorative 
fencing, ashlar-pattern wall treatments, and 
landscaping will contribute to an enhanced 
pedestrian experience. 

This guideline is met. 

As proposed, the building does not introduce any 
new barriers to pedestrian movement. The 
pedestrian experience along Adams St is 
enhanced by the introduction of new City 
standard sidewalks and streetlights. 

The proposal meets this guideline. 

b.    Define the Pedestrian Environment = Provide human scale to the pedestrian environment, 
with variety and visual richness that enhance the public realm. 

The sig/com is modest in scale.  The 
“background building” character of the sig/com 
fits quietly into its surroundings. The details are 
refined and of an appropriately human scale.  
Landscape treatments further contribute to the 
variety, visual richness, and the enhancement of 
the public realm.  

This guideline is met. 

As proposed, the building introduces human-
scaled design treatments where the building 
intersects with the pedestrian environment. 
Although the function of the building precludes 
the use of windows in its design, the layered wall 
treatments provide visual interest at the 
pedestrian level. 

The building is modest in scale. The overall site 
design including detailing of the retaining wall 
materials; the use of ornamental railings to guide 
pedestrians to the along 21st Ave and Adams St; 
and landscaping on the edges of the site 
contribute to the pedestrian experience. Wall-
washing light fixtures contribute to nighttime 
visual interest. 

As conditioned, the proposal meets this guideline. 

c.    Protect the Pedestrian from the Elements = Protect pedestrians from wind, sun, and rain. 

No response.  The proposed development is not intended to 
attract or accommodate pedestrians on site. 

This guideline is not applicable. 

d.    Provide Places for Stopping and Viewing = Provide safe, comfortable places where people 
can stop to sit and rest, meet and visit with each other, and otherwise enjoy the downtown 
surroundings. 

No response. The proposed development does not include 
active uses, parks, or plazas. 
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This guideline is not applicable.  

e.    Create Successful Outdoor Spaces = Spaces should be designed for a variety of activities 
during all hours and seasons. 

No response.  The proposed development does not include 
public outdoor spaces. 

This guideline is not applicable. 

f.    Integrate Barrier-Free Design = Accommodate handicap access in a manner that is integral 
to the building and public right-of-way and not designed merely to meet minimum building 
code standards. 

No response. The building entrance is at-grade, and no ramps, 
lifts, or elevators are required or proposed as part 
of the application. 

The proposal meets this guideline. 

 

ARCHITECTURE GUIDELINES 

Applicant Information Recommended Findings 

a.    Corner Doors = Locate entry doors on corners of commercial and retail buildings 
wherever possible. 

No response. No retail or commercial buildings are proposed 
as part of the application. 

This guideline is not applicable. 

b.    Retail and Commercial Doors = Doors should create an open and inviting atmosphere. 

No response. No retail or commercial doors are proposed as 
part of the application. 

This guideline is not applicable. 

c.    Residential Doors = Residential front doors should define a friendly transition between 
the public and the private realm. 

No response. No residential doors are proposed as part of the 
application. 

This guideline is not applicable. 

d.    Wall Materials = Use materials that create a sense of permanence. 

TriMet consistently uses long lasting, high quality 
materials to ensure low maintenance costs for its 
facilities and enhance the quality of the 
communities.  In this case, the CMU, steel frame 
and woven wire, painted metal, and hardy 
landscape plants have been selected and utilized 
in a manner that will ensure that the structure is 
of a consistent and well maintained quality, both 
physically and visually for the life of the project.  

This guideline is met. 

As proposed, the retaining walls on site are 
made of concrete and textured with a formliner 
that resembles a rusticated masonry surface. 
The textured surface provides depth and 
substance. The building materials of CMU block, 
metal panels, and woven metal cladding provide 
a visual sense of weight and permanence. 

The proposal meets this guideline. 

e.    Wall Structure = Use scale defining devices to break up the longitudinal dimensions of 
buildings, creating a comfortable sense of enclosure by establishing an uninterrupted 
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street edge. 

The building, particularly given its scale and 
purpose, is highly detailed and articulated, 
resulting in quality human-scaled structure that 
comfortable adds to the sense of enclosure. 

This guideline is met. 

The street-facing façade of the building is 12 ft 
wide, and the building is 15 ft tall; the area of the 
façade does not necessitate the use of scale-
defining devices. The building is set back less 
than the maximum, which does not contribute to 
an uninterrupted street edge. However, the 
inclusion of ornamental fencing along the 21st 
Ave and Adams St frontage provides a sense of 
enclosure. 

The proposal substantially complies with this 
guideline. 

f.    Retail Windows =Use windows that create an open and inviting atmosphere. 

No response. No retail windows are proposed as part of the 
application. 

This guideline is not applicable. 

g.    Residential Bay Windows =Provide bays to add variety and visual interest to façade and 
interesting views and outdoor spaces from the interiors. 

No response. No residential bay windows are proposed as part 
of the application. 

This guideline is not applicable. 

h.    Silhouette and Roofline = Create interest and detail in silhouette and roofline. 

The roofline is simple and modestly scaled, 
consistent with overall scale and composition of 
the building. 

The simple soffit and edge, the standing seam 
pattern, and the roof pitch provide an appropriate 
degree of interest and detail. 

This guideline is met. 

As proposed, the building has a slightly sloped 
roof, in contrast to the flat roofs of adjacent 
buildings. The slope and the standing seam 
pattern of the metal roof create visual interest 
and detail. 

The proposal meets this guideline. 

i.    Rooftops = Integrate rooftop elements into building design. 

The building form and material transitions from a 
CMU body, to metal panel, to the membrane 
(and green, pending funding) roof.  The modest 
overhang and simple detailing results in a 
coherent and integrated composition for the 
overall building. 

This guideline is met. 

The proposal does not include roof-mounted 
mechanical equipment or other rooftop elements. 

This guideline is not applicable. 

j.    Green Architecture = New construction or building renovation should include sustainable 
materials and design. 

TriMet consistently uses long lasting, high quality 
materials to ensure low maintenance costs for its 
facilities and enhance the quality of the 
communities. In this case, the CMU, steel frame 
and woven wire, painted metal, and hardy 
landscape plants have been selected and utilized 
in an efficient manner that will ensure that the 

As proposed, the building will be constructed of 
quality, durable materials with low lifecycle costs. 
High-efficiency LED lighting will be utilized on 
site. Finally, many of the materials are potentially 
recyclable should the project ever have an end-
of-use.  

The addition of a green roof to the structure 
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structure is of a consistent and well maintained 
quality, both physically and visually for the life of 
the project. This quality, and the recyclability of 
the materials should the building ever be 
removed, ensure this to be a highly sustainable 
component. 

The guideline is met. 

would further enhance the building’s 
conformance with this guideline. 

The proposal meets this guideline. 

k.    Building Security = Buildings and site planning should consider and employ techniques 
that create a safe environment. 

Safety is a prime design consideration for Tri Met 
in all its projects. Crime Prevention Through 
Environmental Design (CPTED) principles are 
followed throughout the station area design. 
TriMet’s safety and security committee has 
reviewed the project and determined that in both 
construction and use, the design will contribute to 
a visibly open, safe, and inviting environment.   
Because of the importance of these utility 
structures, the site is fenced, and TriMet has 
included security cameras - integrated into the 
design - for added security.  The building 
includes lighting, limited to l.e.d. fixture lighting 
over each of the doors for security purposes.  
Carefully designed fencing, integrated into the 
site design, contributes to the site’s overall 
security, while contributing positively to the 
experiential quality of the surrounding public and 
private realms. 

This guideline is met. 

As proposed, the building employs numerous 
techniques to create a safe environment. 

 Ornamental metal railings, retaining walls, 
and black wire welded fencing and gate 
secure the site.  

 Light fixtures and security cameras are 
integrated into the design, and light fixtures 
provide a pleasant pedestrian environment 
and nighttime visual interest without 
compromising safety. 

 The proposed plant materials and 
landscaping design ensure that the site is 
easily observable and increases pedestrian 
safety. 

As conditioned, the proposal meets this 
guideline. 

l.    Parking Structures = Parking structures should be designed so that they appear like most 
other buildings in the downtown. 

No response. No parking structures are proposed as part of the 
application. 

This guideline is not applicable. 

 

LIGHTING GUIDELINES 

Applicant Information Recommended Findings 

a.    Exterior Building Lighting = Architectural lighting should be an integral component of the 
façade composition. 

The architectural lighting the station is limited to 
l.e.d. fixture lighting over each of the doors.  The 
lighting will be for security purposes, photocell-
actuated focused down.  The lighting is a linear 
fixture, placed over each door, integrated into the 
overall composition as it is placed within the 
“reveal” between the screen system and door 
frame. 

The guideline is met. 

As proposed, linear LED surface-mounted 
fixtures will be mounted above each door. The 
lighting is provided for security purposes and is 
visible from Adams St. A shield will be installed in 
front of the fixtures to provide a wall washing 
effect and shield the light fixture from view at the 
pedestrian level. 

As conditioned, the proposal meets this guideline. 
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b.    Parking Lot Lighting = Ornamental street lights should be used to be compatible with 
downtown streetlight standards identified in the Public Area Requirements. 

No response. No parking lots are proposed as part of the 
application. 

This guideline is not applicable. 

c.    Landscape Lighting = Lighting should be used to highlight sidewalks, street trees, and 
other landscape features. Landscape lighting is especially appropriate as a way to provide 
pedestrian safety during holiday periods. 

No response. No landscape lighting is proposed as part of this 
application. 

This guideline is not applicable.  

d.    Sign Lighting = Sign lighting should be designed as an integral component of the building 
and sign composition. 

No response. No sign lighting is proposed as part of the light 
rail station application. 

This guideline is not applicable. 

 

SIGN GUIDELINES 

Applicant Information Recommended Findings 

a.    Wall Signs  

No response. No wall signs are proposed as part of the light rail 
station application.  

This guideline is not applicable. 

b.    Hanging or Projecting Signs  

No response. No hanging or projecting signs are proposed as 
part of the application. 

This guideline is not applicable. 

c.    Window Signs   

No response. No window signs are proposed as part of the 
station application. 

This guideline is not applicable. 

d.    Awning Signs  

No response. No awning signs are proposed as part of the 
station application. 

This guideline is not applicable. 

e.    Information and Guide Signs    

No response. No information and guide signs are proposed as 
part of the application.  

This guideline is not applicable. 

f.    Kiosks and Monument Signs   
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No response. No kiosk or monument signs are proposed as 
part of the application. 

This guideline is not applicable. 

g.    Temporary Signs   

No response. No temporary signs are proposed as part of the 
station application. 

This guideline is not applicable. 
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Recommended Conditions of Approval 

1. The applicant shall submit a Type I Development Review application prior to or 
concurrent with the development permit submittal for construction of the Portland 
Milwaukie Light Rail (PMLR) signal and communications building and site improvements.  

2. The plans submitted to the City of Milwaukie for construction of the building and site 
improvements shall be in substantial conformance with the plans reviewed by the Design 
and Landmarks Committee (DLC) and Planning Commission (PC) and date stamped by 
the City on June 8, 2012, and July 3, 2012. The plans shall be modified only as 
described in these conditions of approval or through a subsequent design review or 
formal modification process. 

(Note: Any plan set changes proposed by the applicant or Planning Commission during 
or as a result of the land use review process shall be reflected in these conditions of 
approval prior to adoption by the Planning Commission.)  

3. The development permit submission for the building and site improvements shall include 
a detailed description of any proposed plan changes that are not part of these conditions 
of approval, or that the final decision-making authority did not specify in its decision; 
such plan change shall be subject to the City’s review and approval.  

4. The development permit submission for the building and site improvements shall include 
the following item to demonstrate conformance with the Milwaukie Downtown Design 
Guidelines. Development permits shall not be issued until the Planning Director is 
satisfied that the following conditions of approval are met.   

A. Propose a lighting design that shields the south-facing exterior building light 
fixtures from view at the pedestrian level at Adams St and 21st Ave and creates a 
wall-washing effect. Work with the Planning Director to determine the appropriate 
solution, and submit the lighting design plan for City review and approval. 

5. The development permit submission for the building and site improvements shall include 
the following items to demonstrate conformance with the Community Service Use 
criteria. Development permits shall not be issued until the Planning Director is satisfied 
that the following conditions of approval are met.   

A. Submit photometric studies or other appropriate materials to demonstrate that 
lighting on the site will not cause glare or excessive light trespass onto the street 
or other properties. 

B. The development of the site, including the location of the building and fencing, 
shall protect access for repair and maintenance of the sewer lateral on the site, 
pursuant to the 1985 sewer easement on the property (Clackamas County 
Recording Certificate #85-18365). 

C. The easement across the property at 2105 SE Adams St for access to 2103 SE 
Adams St shall provide flexibility regarding the location of the easement on site in 
order to allow future redevelopment. 

6. The development permit submission for the building and site improvements shall include 
the following items to demonstrate conformance with the Public Facility Improvements 
criteria. Development permits shall not be issued until the Engineering Director is 
satisfied that the following conditions of approval are met: 

A. Demonstrate compliance with clear vision standards of MMC 12.24. 
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B. Submit a storm water management plan prepared by a qualified professional 
engineer.  The plan shall conform to Section 2 – Stormwater Design Standards of 
the City of Milwaukie Public Works Standards. 

i) The storm water management plan shall demonstrate that the post-
development runoff does not exceed the pre-development, including any 
existing storm water management facilities serving the development site. 

ii) The storm water management plan shall demonstrate compliance with 
water quality standards in accordance with the City of Portland 
Stormwater Management Manual. 

7. Prior to commencement of any earth disturbing activities, the applicant shall:  

A. Obtain an erosion control permit pursuant to MMC Title 16 Erosion Control.  

8. During site development, the applicant shall:  

A. Limit development activity from 7 a.m. to 7 p.m. Monday through Friday and 8 
a.m. to 5 p.m. Saturday and Sunday pursuant to Milwaukie Public Works 
Standards Division 105.13, unless otherwise approved by the Engineering 
Director, and abide by MMC Chapter 8.08 regarding construction noise. 
Variances to maximum permitted noise levels or prohibited noises as identified in 
MMC Chapter 8.08 may be granted by the Police Department pursuant to MMC 
Subsection 8.08.110. 

9. Prior to final inspection of the building permit, the applicant shall complete the following 
items to the satisfaction of the Engineering Director: 

A. Provide access to the proposed development property in accordance with MMC 
12.16. 

B. Construct a private storm management system to accommodate stormwater 
runoff from the site. The private storm management system shall be constructed 
according to the approved storm water management plan. 

C. Construct transportation facility improvements fronting the proposed 
development property on Adams Street in accordance with the Milwaukie 
Downtown and Riverfront Plan: Public Area Requirements, as modified by the 
City Engineer. 

10. Prior to final inspection of the building permit, the applicant shall complete the following 
items to the satisfaction of the Planning Director: 

A. Submit an easement for vehicle access to the site across 2105 SE Adams St. 
The easement shall be recorded with Clackamas County. 

11. Pursuant to MMC 19.1001.7.E.2, the time period within which the applicant must obtain 
development permits for the signal communications building is 2 years, and the time 
period within which the applicant must pass all final inspections is 4 years, from the date of 
the land use decision on this application. 
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PROPERTY SUBJECT TO REVIEW 
 

SIGNAL AND COMMUNICATION PROPERTY 

lot #  Street  Zone  Property ID #  Assessor Reference # 

         

1  2103 SE ADAMS ST  DO  C224608  11E36BC01901 

2*  2105 SE ADAMS ST  DO    11E36BC01903 

* - Lot #2 is exclusively for an access easement to Lot #1.  No modifications to the parking or circulation on the lot  is proposed.  

 

 

 

  

LANDSCAPE PLAN 

1

2

LOT/SITE PLAN 
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AERIAL VIEW OF SITE 
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DETAILED PROPOSAL DESCRIPTION 

 

The Portland Milwaukie Light Rail project is a 7.3 mile extension of the TriMet regional rail system.  The rail 
system includes a station in downtown Milwaukie, and another just south of Milwaukie at Park Avenue and 
McLoughlin. 

Various portions and aspects of the project have gone through land use reviews, and others will come 
through future reviews.   

This review pertains specifically to the downtown light rail signal and communications building (sig/com) 
which will be located along the future light rail alignment between SE Adams and SE Washington Street, with 
frontage along SE Adams, and vehicle access will occur as a result of a permanent easement across one of 
the lots.  The site previously had a building with parking on it, both of which have been removed.  The sig/com 
building site will include: a small utility building that houses signals equipment for the LRT and Freight track 
crossing and communications equipment that facilitate LRT train functions, a gravel border to the building with 
landscaping on the remainder of the site, retaining walls, and security fencing with an access gate around the 
perimeter. No changes to the configuration of the associated lots are anticipated.  

The purpose of this application is to seek the following approvals for the downtown sig/com design and use 
specifically, and is limited to the elements in the area circumscribed by SE Adams Street, a side lot line, and 
an existing railroad right-of-way.   

1. The sig/com use, characterized as Utility because of the communications function, is subject to a 
Community Service Use Review. 

Note: 
A “signal bungalow” is also on the site. Railroad facilities and equipment, including track, signals, and 
signal bungalows, are a part of the railroad system and are subject to the federal Interstate 
Commerce Commission Termination Act of 1995, which preempts local and state law related to that 
subject matter.  Therefore, the location, design, and other features of these elements are not subject 
to review. 

The signal bungalows are exempt given their integral function to service the freight corridor and LRT.  
However the signal and Communications building Signal and Communications Building also house 
communications equipment that service light rail functions only.  This communications function is 
defined as Utilities, therefore Community Service Use Review is required. 

 

2. The need for a Variance Review for floor area ratio requirements has also been identified.   

3. Design Review approval is also sought for the following elements. 

 A small utility building that houses signals and communications equipment for the track crossing and 
train functions. 

 Security fencing with an access gate around the perimeter.   

 A gravel border to the building with landscaping on the remainder of the site, 
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 A retaining walls that supports the trackway adjacent to the site.  A second wall runs parallel to the 
street ROW to support the roadway, and while not typically subject to design review, is proposed to 
match the on-site wall.  

Throughout the light rail system, there has been an effort to define both “Elements of Continuity” and  
“Elements of Distinction”.   

Elements of Continuity are those that serve to provide a familiarity and continuity from station to station.  
Use of like elements at respective stations serves a number of purposes. Successfully guiding 
passengers as they get on and off at each station is one: the similarity of such elements serves to help 
orient passengers.  This orientation aspect also contributes to passenger safety, as they successfully and 
efficiently navigate their way through the station sequence. Cost-effectiveness of both acquisition and 
maintenance is also best-served by using these standardized elements. 

Elements of Continuity include: internal signs, track, catenary poles, platform lighting and amenities, ticket 
vending machines, equipment boxes, OCS equipment, signal bungalows and other LRT equipment, light 
standards, and shelter structures. 

Elements of Distinction are those that have been selected or modified to give aspects of the system a 
unique character, and contribute to the successful integration of the station area into the respective 
context. These include the use of an ashlar stone treatment on the face of retaining walls, welded wire 
fence, a unique pedestrian railing design, and landscape treatments, 

While systems buildings, such as the Sig/Com. are elements of continuity, the building design has been 
enhanced to include elements and attributes that have been developed to fit into respective downtown 
urban contexts, and offer a higher quality of features and finishes than have been applied to such 
structures in the past.    In this case those elements consist of the following: 

 A painted concrete block (cmu) structural wall system, faced with a semi-transparent, full wrap 
metal frame in which woven wire panels are placed. 

 For the portions of the building above 12’-0”, metal siding above the cmu.   

 A membrane roof surface with a 2/12 sloped roof. The membrane is designed to anticipate and 
incorporate a green roof option, pending funding. 

 Woven wire panels also attached to all doors. 

This is a unique, hybrid design that provides architectural interest to an otherwise utilitarian structure. 

While the Downtown Design standards include as prohibited materials: cmu, solid metal cladding, and 
solid metal panels, CMU is an element of continuity for the sig/comm. structures throughout the LRT 
alignment. The cmu and metal siding appear to be contrary to the standards. 

Additionally, a roof with a pitch of 2/12 or less is considered flat, and must meet the flat roof standards.  
These standards include a 6” minimum cornice with a 12” minimum height.  The roof is proposed with a 
pitch of 2/12.   While the proposed roof does have a sufficient cornice projection, the cornice does not 
meet the height requirement. 

Due to these departures from the standards, a modification is required.  The approval criteria for 
modification of design standards are in MMC 19.907.10. 
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APPLICABLE APPROVAL CRITERIA 

 
Those Code sections determined to be Applicable have been identified as follows. 
 
Community Service Use 

19.904.4 APPROVAL CRITERIA COMMUNITY SERVICE USE 

19.904.9  Specific Standards for Institutions and other Facilities not Covered by Other Standards 
 
 
Design Review 

19.907.7 APPROVAL CRITERIA FOR DESIGN REVIEW 

MILWAUKIE DOWNTOWN DESIGN GUIDELINES 
 
Variance Review 

19.911.4.B.1 APPROVAL CRITERIA for Variances 
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APPLICABLE DEVELOPMENT STANDARDS 
 
The development standards which need to be addressed through the variance review have been identified as follows.  All 
others are met. 

 
 

 Standard Response 

 

19.310.4, B.2 Floor Area Ratios and Table 19.310.4 

 19.310.4, B.2 and Table 19.310.4 

identifies floor area ratio (FAR) 
requirements as a minimum of 
.5:1 and a maximum of 3:1.   

 

The proposed structure is 

approximately 480 square feet, 
and the lot on which it will sit is 
approximately 4800 square feet, 

resulting in an FAR of 
approximately .1:1.  Therefore, a 
Variance is required, and has 

been assessed below. 
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19.700 PUBLIC FACILITY IMPROVEMENTS 

Per direction from the City of Milwaukie, the following applicable sections of Chapter 19.700 are addressed below. 
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Standards 
 

Findings 

A. 19.702 Applicability  
 

 
The proposed development consists of new 
construction and is subject to the requirements of 
Chapter 19.700.  

 

B. 19.703.1 Preapplication Conference  

 

 
The required Preapplication Conference has 
occurred. 

C. 19.703.2 Application Submittal  
 
 

 
The proposed development does not trigger a 
transportation impact study, but does require 
submittal of land use applications, including those 
herein and a previous Parking Determination 
reviewed under separate cover.  

 

D. 19.703.3 Approval Criteria  

A.    Procedures, Requirements, and Standards 

Development and related public facility 
improvements shall comply with procedures, 
requirements, and standards of Chapter 19.700 
and the Public Works Standards. 

B.    Transportation Facility Improvements 

Development shall provide transportation 
improvements and mitigation at the time of 
development in rough proportion to the potential 
impacts of the development per Section 19.705 
Rough Proportionality, except as allowed by 
Section 19.706 Fee in Lieu of Construction. 

C.    Safety and Functionality Standards 

The City will not issue any development permits 
unless the proposed development complies with 
the City’s basic safety and functionality 
standards, the purpose of which is to ensure that 
development does not occur in areas where the 
surrounding public facilities are inadequate. 
Upon submittal of a development permit 
application, an applicant shall demonstrate that 
the development property has or will have all of 
the following: 

1.    Adequate street drainage, as determined by the 
Engineering Director. 

2.    Safe access and clear vision at intersections, as 
determined by the Engineering Director. 

3.    Adequate public utilities, as determined by the 
Engineering Director. 

4.    Access onto a public street with the minimum 

 A. Compliance with the applicable standards 
and requirements is herein being addressed. 

B. Transportation Facility Improvements are 

proposed to occur at the time of 
development.  19.705 and 19.706 are 
addressed below. 

C. Demonstration of compliance with all safety 

and functional standards will be 
demonstrated through the development 
permit application. 
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paved widths as stated in Subsection 19.703.3.C.5 
below. 

5.    Adequate frontage improvements as follows: 

a.    For local streets, a minimum paved width of 16 ft 
along the site’s frontage. 

b.    For nonlocal streets, a minimum paved width of 
20 ft along the site’s frontage. 

c.    For all streets, a minimum horizontal right-of-way 
clearance of 20 ft along the site’s frontage. 

6.    Compliance with Level of Service D for all 
intersections impacted by the development, except 
those on Oregon Highway 99E that shall be subject to 
the following: 

a.    Level of Service F for the first hour of the morning 
or evening 2-hour peak period. 

b.    Level of Service E for the second hour of the 
morning or evening 2-hour peak period. 

 

E. 19.704 Transportation Impact Evaluation  
 
 

 
The Engineering Director has determined that a 
Transportation Impact Study is not required for the 
proposed development.  

 

F. 19.705 Rough Proportionality  
 
 

 
The system impacts of the proposal are minor, given 
access to the site will be intermittent, primarily for the 

purpose of maintenance.  

All possible and appropriate right-of-way 
improvements in the vicinity of the site will be 
provided, including new sidewalks, street lighting, 

curbs, and street paving. 

Other positive impacts include the project’s role in the 
operation of the Light Rail facility, resulting in multiple 
benefits to the community and the overall 

transportation system.  They include a more efficient 
transit system, reduced automobile usage and 
associated reduction in vehicle emissions and 

congestion, improved access and mobility for 
residents, a significant increase in local construction 
jobs, an accessible connection to the region’s light 

rail system, enhanced regional economic 
competiveness, and eventual downtown economic 
benefits typically associated with transit-oriented 

development.    

Local, benefits will include access to job corridors in 
the region readily accessible by light rail, and a 
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reduction in congestion on 99E and other nearby 
roads. 
 

Transportation facility improvements on SE Adams 
Street is constructed positively in excess of rough 
proportionality to the impacts of the proposed 
development as part of the light rail project.  

 

G. 19.706 Fee In Lieu of Construction  
 
 

 
The required transportation facility improvements as 
part of the proposed development will be constructed 
as part of the light rail project. 

H. 19.707 Agency Notification and Coordinated 
Review  

 

 
All appropriate notification coordinated review has 
occurred through this process, and earlier associated 
processes for the overall light rail project. 

I. 19.708.1.A Access Management  
 

 
The property will be accessing the public right-of-way 
through 2105 SE Adams Street. As a result, the 

existing property’s accessways onto SE Adams 
Street shall be brought into conformance with the 
access management standards contained in Chapter 

12.16. 

J. 19.708.1.B Clear Vision  

 

 
The proposal will comply with clear vision 
standards contained in Chapter 12.24. 

K. 19.708.1.C Development in Downtown Zones  
 

 The required transportation facility improvements as 
part of the proposed development shall be 
constructed in accordance with the Milwaukie 
Downtown and Riverfront Plan: Public Area 
Requirements. 

L. 19.708.3 Sidewalk Requirements and 
Standards  
 

 Sidewalk improvements shall be incorporated into the 
design and construction of the required transportation 
facility improvements as part of the proposed 
development. Sidewalk improvements shall be 
constructed in accordance with the Public Works 
Standards. 

M. 19.708.4 Bicycle Facility Requirements and 
Standards  
 

 SE Adams Street is not classified as a bike route. As 
a result, bikeway improvements are not required as 
part of the proposed development.  

N. 19.708.6 Transit Requirements and Standards  
 

 SE Adams Street is not classified as a transit route. 
As a result, transit improvements are not required as 
part of the proposed development.  

O. 19.709 Public Utility Requirements  
 

 
The Engineering Director has determined that the 
existing public utilities are adequate to serve the 
proposed development. 
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I. 19.708.1.A Access  

Management  
 

 
The property will be accessing the public right-of-way 
through 2105 SE Adams Street. As a result, the 
existing property’s accessways onto SE Adams 
Street shall be brought into conformance with the 
access management standards contained in Chapter 

12.16.  

 

J. 19.708.1.B Clear Vision  

 

  

K. 19.708.1.C Development in Downtown Zones  
 

 
The required transportation facility improvements as 
part of the proposed development shall be 
constructed in accordance with the Milwaukie 
Downtown and Riverfront Plan: Public Area 
Requirements.  
 

L. 19.708.3 Sidewalk Requirements and 
Standards  
 

 
Sidewalk improvements shall be incorporated into the 
design and construction of the required transportation 
facility improvements as part of the proposed 
development. Sidewalk improvements shall be 
constructed in accordance with the Public Works 
Standards.  

M. 19.708.4 

Bicycle Facility Requirements and Standards  
 

 
SE Adams Street is not classified as a bike route. As 
a result, bikeway improvements are not required as 
part of the proposed development.  

 

N. 19.708.6 Transit Requirements and Standards  
 

 SE Adams Street is not classified as a transit route. 
As a result, transit improvements are not required as 
part of the proposed development.  

O. 19.709 Public Utility Requirements  
 

  

The Engineering Director has determined that the 
existing public utilities are adequate to serve the 

proposed development. 

 
 
 
 
 
 
 

 
Off-street parking requirements have been addressed 
through an earlier submitted application.  The Parking 
Determination Review concluded that no off-street 

parking is required, given the site’s use as a utility 
building.   

Variances are necessary for building setback and 
floor area ratio requirements.  All other underlying 

zone standards are met. 
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The variance requests have been addressed within 

this application, and have been found to be 
consistent with variance approval criteria. 

With approval of the variances, this criterion is met. 
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COMMUNITY SERVICE USE 

 

19.904.4 Approval Criteria 

Criteria  Findings 

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 in the 
CSU, the standards of the 
underlying zone are met 

 Off-street parking requirements are being addressed through 
an earlier submitted application.  That Parking Determination 
Review application requests approval for no off-street parking, 

given the site’s use as a utility building.   

The building meets all setback and height limitations required 
in this zone. A variance is necessary for floor area ratio 
requirements.  Exceptions are also sought for roof pitch and 

building material standards. The variance and exceptions 
requests have been addressed within this application, and 
have been found to be consistent with variance approval 

criteria. 

With approval of the variance and exceptions, this criterion is 
met. 

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

 The activities have been assessed against the specific 

standards for the proposed uses as found in Subsections 
19.904.7-11 (specifically, 19.904.9), and have been found to 
be met (see below), 

The criterion is met. 

3.    The hours and levels of 
operation of the proposed use 
are reasonably compatible with 
surrounding uses 

 The use of the sig/com building is infrequent and irregular, as 
the purpose of such use is exclusively maintenance.   

As such, the hours and level of the use are nominal, the 
operation and use are therefore compatible with surrounding 

uses. 

The criterion is therefore met. 
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4.    The public benefits of the 
proposed use are greater than 
the negative impacts, if any, on 
the neighborhood 

 The public benefits resulting from the construction, completion, 

and utilization of the rail system are substantial, both locally 
and regionally.  They include a more efficient transit system, 
reduced automobile usage and associated reduction in vehicle 

emissions and congestion, improved access and mobility for 
residents, a significant increase in local construction jobs, an 
accessible connection to the region’s light rail system, 

enhanced regional economic competiveness, and eventual 
downtown economic benefits typically associated with transit-
oriented development.    

Local, benefits will include access to job corridors in the region 

readily accessible by light rail, and a reduction in congestion 
on 99E and other nearby roads. 

While the CMU block is not an allowed material in the 
Downtown area, the building design has been enhanced with 

the woven metal screens, which are transparent and create an 
interesting architectural contrast through the use of materials.   

The siting of the building in proximity to the two retaining walls 
on site, provide an inconspicuous location for the building,  In 

addition, The setback from the west retaining wall on the 
property line is minimized, allowing increased setbacks from 
the adjacent business at 2105 Adams. 

Therefore, the criterion is met. 

5.    The location is appropriate 
for the type of use proposed 

 The location of this building is appropriate given its proximity to 
the gates at 21rst and Adams intersection.  Signal bungalows, 
must be placed within site of an intersection to allow 
maintenance personnel to see the gate and light functions at 
the intersection during routine maintenance.  In its proposed 
orientation, the doors to the signal building face south, toward 
the 21rst/ Adams intersection.  The Communications building 
is connected to the back of the signal building, which allows 
the two to blend seamlessly, as one structure within one 
compact location.  In addition, the site is below the grade of 
21rst Ave, providing an inconspicuous location for this key light 
rail function. 
 
The location of the Light Rail project and its associated 
facilities has been vetted through a protracted Final 
Environmental Impact Statement (FEIS) process, as well as a 
substantial ongoing public outreach program and multiple 
public hearings, to ensure its location maximizes potential 
benefits,.  Additionally, the City of Milwaukie approved the 
South Downtown Concept Plan which anticipates the future 
light rail station and related amenities in this location. 
 

The criterion is met. 
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19.904.9 Specific Standards for Institutions…and other Facilities not Covered by Other Standards 

Criteria  Findings 

A.    Utilities, streets, or other 
improvements necessary for the 

public facility or institutional use shall 
be provided by the agency 
constructing the use. 

 All utilities and street improvements warranted by the project 
are being constructed as part of the project and are being 

provided by TriMet. .  

The criterion is met. 

B.    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 shall 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. 

 There is no regular vehicular access. 

The criterion is not applicable. 

C.    When located in a residential 
zone, lot area shall be sufficient to 
allow required setbacks that are 

equal to a minimum of ⅔ 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 location is not within a residential zone.   

The criterion is not applicable. 

D.    The height limitation of a zone 

may be exceeded to a maximum 
height of 50 ft. provided Subsection 
19.904.9.C of this subsection is met. 

 The maximum sig/com height is approximately fifteen feet. 

Therefore the structure does not exceed the height limit. 

The criterion is met. 

E.    Noise-generating equipment 
shall be sound-buffered when 
adjacent to residential areas. 

 There will be no noise generating equipment present on site. 

The criterion is met. 

F.    Lighting shall be designed to 
avoid glare on adjacent residential 
uses and public streets. 

 The architectural lighting for the structure consists of 
l.e.d. fixture lighting over each of the doors.  The lighting 
provides site security, and is photocell-actuated, the 
fixture is focused down to ensure there will be no glare.  
In addition, the street lighting improvements will be 
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made, insuring no glare occurs on adjacent surrounding 
uses and streets. 

The criterion is met.   

G.   Where possible, hours and 
levels of operation shall be adjusted 

to make the use compatible with 
adjacent uses. 

 The hours and levels of use are infrequent and intermittent. 

As such, the hours and level of the use do not conflict with 
the surrounding uses and are therefore compatible with 

them. 

The criterion is met 

H.    A spire on a religious institution 
may exceed the maximum height 

limitation. For purposes of this 
subsection, “spire” means a small 
portion of a structure that extends 

above the rest of the roofline, or a 
separate structure that is 
substantially smaller than the main 

structure and extends above the 
roofline of the main structure. “Spire” 
includes but is not limited to 

ornamental spires, bell towers, other 
towers, minarets, and other similar 
structures or projections. The 

number of spires on a religious 
institution property is not limited, so 
long as the spires remain only a 

small portion of the area of the 
structures 

 No spire is being proposed by this project 

 

The criterion is not applicable 

I.     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. 

 No religious institution is being proposed, and the DO zone 

has no minimum landscaping requirement. 

 

The criterion is not applicable 

J.    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. 

 This development will not include an off-street parking area 
as determined by the Parking Determination review 

completed for this site. 

 

The criterion is not applicable 
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VARIANCES 

 

Table 19.310.4 identifies floor area ratio (FAR) requirements as a minimum of .5:1 and a maximum 

of 3:1.  The proposed structure is approximately 480 square feet, and the lot on which it will sit is 

approximately 4800 square feet, resulting in an FAR of approximately .1:1. 

 

19.911.4.B.1 Approval Criteria 

Criteria  Findings 

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 station and associated structures such as the sig/com will 
result in little building area that is measurable as FAR.  The 
sig-com building, as one critical component of the overall 

system, is a unique use with desirable public benefits.   

The site layout makes efficient use of the site as it utilizes a 
minimum footprint for the structure and its surround, while 
providing a screening landscape buffer to minimize any 

aesthetic impacts, thus ensuring that surrounding sites will 
remain desirable for ongoing uses or potential future 
redevelopment. 

The baseline code requirements are intended to ensure that 

development supports street activity and makes efficient use 
of land and available services.   

The activity generated by light rail overall will greatly enhance 
the vitality of the area, and will contribute to the creating an 

environment that will support new downtown development 
activities along nearby streets.  The increased use of transit 
will also allow for more efficient development of adjacent 

properties by minimizing parking demand. Other broader 
public benefits resulting from the construction, completion, and 
utilization of the station, and rail system, are substantial, both 

locally and regionally.  They include a more efficient transit 
system, reduced automobile usage and associated reduction 
in vehicle emissions and congestion, improved access and 

mobility for residents, a significant increase in local 
construction jobs, an accessible connection to the region’s 
light rail system, enhanced regional economic competiveness, 

and eventual downtown economic benefits typically associated 
with transit-oriented development.   

The local benefits directly associated with requiring a minimum 
FAR include supporting existing nearby development by 

providing increased pedestrian activity and an enlarged 
customer base.  

The number of people brought to the area because they use 
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the light rail facilities will greatly exceed the number that would 

be produced by a building on the site meeting the FAR 
requirements, and this will ultimately support new development 
activities and associated benefits.  Therefore the variance 

allowing the building as an essential component of this larger 
project is entirely consistent with the purpose of FAR standard, 
which is to ensure land is developed to an appropriate density 

that contributes to the activity and vitality of an area, and is 
suitable for the services available. 

The criterion is met. 

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

(1) The proposed variance 
avoids or minimizes 
impacts to surrounding 
properties. 

(2) The proposed variance 
has desirable public 
benefits. 

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

 The sig/com is a modest structure, thoughtfully designed, and 

screened by landscaping to the maximum extent possible.   In 
addition, the building is positioned with a minimum setback 
from the west property line to maximize setback from the 

surrounding properties.    

 The site is bounded by a wall in the street ROW to the south, 
substantial landscaping to the north and the east, and a wall 
retaining supporting the future light rail tracks and existing RR 

tracks to the west.  Due to the anticipated landscaping, walls,  
modest scale, the structure will be screened from other 
properties, to the extent possible, while still retaining site lines 

to the property for increased security. This results in minimal 
impact to adjacent parcels. 

The site configuration responds to the built and natural 
environment by partially recessing the structure into the site.  

Further, the adjacent walls supporting the LRT trackway align 
with the existing freight railroad.  Overall, this minimizes 
impacts to adjacent parcels as the area is already largely 

defined by the existing tracks.  The landscaping on site further 
contributes to the sites relationship to the natural environment. 

The proposed variance has desirable public benefit as the 
building footprint is reduced to supply the appropriate amount 

of space necessary to provide safe operations for the LRT and 
freight rail street crossing. 

The criterion is met. 

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

 The impacts from the proposed variance will be the lack of 

occupiable development.  Given the function of this structure 
the FAR proposed is appropriate and impacts are minimal  

These impacts have been mitigated through execution of a 
Memorandum of understanding that defines City of Milwaukie 

and TriMet efforts to develop the nearby triangle site.  In 
addition, the activity that will occur at the station, as well as the 
resulting overall enhancement of the immediate area and lack 

of impact to adjacent properties further mitigates impacts.  
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This enhancement is furthered through the use of quality 

materials. 

The criterion is met. 
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DESIGN REVIEW  

The site is located in the Downtown Office zone and is subject to Downtown Design Review.  
Addressed below are the following: 

 The applicable approval criteria of MMC 10.907.7  

 Modification Criteria of MMC 19.907.10 to allow an exception to Design Standards  

 Consideration Criteria of MMC 19.907.1 to allow an exception to Design Standards for 
prohibited materials.  

 The applicable Design Guidelines. 
 

19.907.7 Approval Criteria for Design Review 

Criteria  Findings 

A. Compliance with Title 19; 
 

 The applications requirements and development standards of 
Title 19 have been met, but for the required variance 
addressed above, and the prohibited materials addressed 

below. 

With approval of the variances and the materials, the criterion 
is therefore met. 

B. Substantial consistency with 
the Downtown Design 
Guidelines; 

 The project has been reviewed below, and has been found to 

be consistent with the applicable Downtown Design Guidelines 

This criterion is met. 

C. Submittal of a complete 
application and applicable fee as 
adopted by the City Council. 

 

 The project as submitted is considered complete, and the fee 
accompanies this submission. 

This criterion is met. 

 
 

19.310.6 Design Standards 

Requirement  Findings 

C. 2. Design Standards for Walls 

b. The following wall materials are 
prohibited at the street level of the 
building: 

(2) Splitface or other masonry block. 

c. The following wall materials 
are prohibited at all levels of the 

 Painted concrete masonry unit (cmu) block is the proposed 

primary structural wall material. The wall will be predominantly 
concealed by woven metal screens held out from the wall on 
steel frames. 

In addition to the woven metal wire screens, portions of the 

wall above 12’-0” are proposed to be standing seam metal. 

As such, the approval criteria for consideration of prohibited 
materials in MMC 19.907.11 must be met, and are addressed 
below. 
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building in all downtown zones: 

 (4) Vinyl or metal cladding; 

 (6) Metal panels, except at 
penthouse level. 

4. Design Standards for Roofs 

The following standards are 
applicable to building roofs in all 
of the downtown zones. 

a. Flat roofs shall include a 
cornice with no less than 6 in 
depth (relief) and a height of no 
less than 12 in. 

 The roof is proposed with a pitch of 2/12.   While the proposed 

roof does have a sufficient cornice projection, it does not meet 
the height requirement. 

As such, the approval criteria for modification of design 
standards in MMC 19.907.10 must be met, and are addressed 

below. 

 

19.907.10 Modification of Design Standards 

A modification to a design standard may be granted at a public hearing in accordance with 
Section 19.1006 when all of the following criteria are satisfied: 

Criteria  Findings 

A. The modification is integral to the 
overall design concept for the 
building; 

 The roof is proposed with a pitch of 2/12.   While the proposed 

roof does have a sufficient cornice projection, it does not meet 
the height requirement. 

The building is an extremely modest, and sustainably-
designed structure.  Though pitching the roof a fraction higher 

would obviate it being subject to the modification, the roof pitch 
is fitting proportionally, and would require more material and a 
custom design to implement an atypical (i.e. 2.1:12) pitch.  A 

higher pitch would add more material and more visual mass to 
a design that is appropriately modest and unassuming. 

As the building is designed to be durable, efficient and modest, 
the scale of the roof eaves is designed to provide appropriate 

weather protection, minimize maintenance, and be 
proportionally appropriate.  A continuous cornice height of 1’ 
would add much “visual weight” to this element, add mass to 

the overall building, and require much more material than is 
otherwise required.   

As such, the approach is integral to the overall design concept.  

This criterion is met. 

B. The modification: 
1. Substantially meets the intent of 

 The purpose of the Design Standards is “to encourage building 

design with durable, high-quality materials.”  The materials and 
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the design standard; or 
2. In combination with other design 
elements of the project, the 
modification meets the 
intent of the design standard; and 

approaches employed are durable, of high-quality, and 

appropriately sustainable.  The roof pitch is appropriate for the 
structure.  It is the highest pitch that does not meet the 
standard.  It has sufficient and appropriate slope for the scale 

of the structure, while not appearing as the type of yet-lower 
pitched flat roof the standard aspires to avoid. 

The intent of the cornice dimensional requirement is to ensure 
that flat-roofed structures are finished and terminated at the 

top with an appropriate finished and scaled element.  Given 
the modest scale of the structure, the more modest 6-1/2” 
dimension is better fitting for this composition, and more 

sustainable. 

This criterion is met. 

C. The project is substantially 
consistent with the Downtown 
Design Guidelines applicable to 
the design standard. 

 The design considerations specified for buildings in the 
Milwaukie Downtown Design Guidelines aspire to ensure that 

they are contextually appropriate, compositionally additive, 
and of refined quality.  The sig/com building is a refined 
composition.  The roof pitch and thickness are intrinsic and 

thoughtful components of the overall design.  The Design 
Guidelines applicable to the design standard are specifically 
addressed below, and the proposal, including the roof 

element, has been found to be consistent with those 
guidelines. 

This criterion is met. 

 

19.907.11 Consideration of Prohibited Material or Design Features 

The Planning Commission may authorize the use of prohibited materials or design features 
specified in Subsection 19.310.6.C subject to the following criteria: 

Criteria  Findings 

A. The applicant demonstrates that 
the prohibited material is 
substantially comparable to an 
allowed material with regards to 
quality, appearance, style, 
architectural effect, and 
durability. 

 Painted concrete masonry unit (cmu) block walls which are the 
proposed primary structural wall material, is predominantly 
concealed by woven metal screens held out from the walls on 

steel frames. 

In addition to woven metal wire screens that are proposed, 
portions of the wall above 12’-0” are proposed to be standing 
seam metal. 

The purpose of the overall approach is to use modern, 

utilitarian, durable, high-quality materials in an inventive 
manner that results in a low-maintenance and aesthetically 
advanced composition.  The masonry base building is 

essential, given the nature of the equipment within and the 
vital security needs of the facility.  The introduction of the 
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metal frame and woven wire provides a textured quality that 

allows light to filter through, softening and enriching the overall 
presence of the building. 

The cmu and metal wall panels are almost entirely placed 
behind the woven mesh (the exception being reveals about the 

doors and equipment that allows them to function freely, 
further adding depth and character to the composition). 

Historically, these types of buildings have been rather plain, 
utilitarian structures. In this case there has been extra effort 

applied to making the structures for this light rail phase 
significantly more contributory to their context.  The overall 
quality, appearance, style, and architectural effect is one of a 

modern, thoughtful, intricately detailed and modulated design. 

This criterion is met. 

B. Use of the prohibited materials is 
consistent with design 
considerations specified for the 
particular design element in the 
Milwaukie Downtown Design 
Guidelines. 

 The design considerations specified for buildings in the 
Milwaukie Downtown Design Guidelines are to ensure that 

such structures are contextually appropriate, compositionally 
additive, and of refined quality.  The sig/com building is a 
refined composition.  The normally prohibited cmu and metal 

panels are a backdrop to the highly articulated and character-
giving mesh and frame surround.  These materials will allow a 
play of light and shadow that will be enhancing, consistent with 

the environmental values embedded in the guidelines, and 
contextually compatible with the existing railroad heritage and 
the new light rail elements.  The addition of substantial 

landscaping will further connect the project to the 
environmental values and goals established by the guidelines. 

This criterion is met. 
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DESIGN GUIDELINES: MILWAUKIE CHARACTER  

Guideline  Findings 

Reinforce Milwaukie’s Sense of 
Place 

Strengthen the qualities and 
characteristics that make 
Milwaukie a unique place. 

 Milwaukie’s history is largely formed and defined by its 
natural surroundings and unique transportation systems. 
The project’s parallel relationship to the existing rail 
reinforces this transportation/technological history.  Light 
rail is the steamship of the 21st century, and will provide 
Milwaukie with a new link to the region.  It will provide 
unique views to the natural and urban areas that are 
Milwaukie today and will reinforce Milwaukie’s qualities 
and characteristics in the future. 

As a result of public participation efforts, including public 
workshops, meetings with officials, and input from the 
Design and Landmarks Committee, numerous elements 
have been integrated into the design of the sig/com that 
are specifically responsive to Milwaukie’s unique qualities 
and characteristics.  The texture and layering of the 
building materials is unusual for such a modest utilitarian 
building.  The maximizing of the remainder of the site for 
landscaping further connects the site to the nearby station 
area landscaping and parks.   

Landscaping, ashlar patterned retaining walls, and 
Milwaukie-themed fencing have all been incorporated in to 
the project to add to the project’s thematic continuity and 
further support Milwaukie’s unique qualities and 
characteristics. 

This guideline is met. 

Integrate the Environment 

Building design should build 
upon environmental assets. 

 The design of the sig/com, respects the character of the 
nearby natural area through simple detailing, material 
selection, and landscaped area.   

This guideline is met. 

Promote Linkages to Horticultural 
Heritage 

Celebrate Milwaukie’s 
heritage of beautiful green 
spaces. 

 
 

 The sig/com, through its maximizing of landscape on the 
site, makes a thematic connection to Kellogg Lake and 
Kronberg Park, and celebrates those spaces.  

The design of the building also acknowledges and 
celebrates Milwaukie’s green space heritage, through its 
simple detailing, and sympathetic and layered materials 
and color.  

This guideline is met. 
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Establish or Strengthen Gateways 

Projects should use arches, 
pylons, arbors or other 
transitions to mark special or 
primary entries and/or 
borders between public and 
private spaces. 

 The carefully designed building site features a variety of 
planting enhancements.  Metal railings  with historic 
Milwaukie motif demarcate the site, further contributing 
to transitional quality along the street frontage.   

Also visible within he site is variegated protective 
screening, ashlar treatment of the retaining walls, and 
the decorated and articulated quality of the building.  
These elements further contribute to the graceful 
transitioning between the site and the surrounding public 
and private areas and properties.  

The guideline is met. 

Consider Context 

A building should strengthen and 
enhance the characteristics of its 
setting, or at least maintain key 
unifying patterns. 

 Elements have been integrated into the design of the 
overall project that are specifically responsive to, and 
enhance, Milwaukie’s surrounding characteristics.  
These elements include: stone-patterning of the various 
wall treatments, bollard and furniture treatments 
appropriate to Milwaukie’s palette, pedestrian scale 
street light standards consistent with Milwaukie’s, and 
custom railing treatments incorporating detail and motifs 
specific to Milwaukie.  

The design of the standard light rail elements, such as 
the shelters, TVM shelters, and bike shelter and other 
system furniture are also high quality and 
complimentary. 

The sig/com building treatments are consistent with 
these nearby themes.  The screens, roof, and wall 
materials are layered and highly articulated.  The 
building is also near the historic railroad trestle, thus 
providing both a modern contrast and a formal and 
utilitarian consistency.   The landscaping on the site will 
also relate to the natural qualities and diversity of the 
nearby Lake area and Kronberg Park. 

This guideline is met. 

Promote Architectural Compatibility 

Buildings should be “good 
neighbors.”  They should be 
compatible with surrounding 
buildings by avoiding disruptive 
excesses.  New buildings should 
not attempt to be the center of 
attention. 

 The modest scale and “background building” character 
of the sig/com fits quietly into its surroundings. The siting 
of the structure maximizes setbacks, to minimize 
disruption of adjacent uses The details are refined and 
of an appropriately human scale.  Landscape further 
tempers the transition from building to neighborhood.  

This guideline is met. 
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Use Architectural Contrast Wisely 

Contrast is essential to creating 
an interesting urban 
environment.  Used wisely, 
contrast can provide focus and 
drama, announce a socially 
significant use, help define an 
area and clarify how the 
downtown is organized. 

 The inventive use of metal frames and woven mesh will 
contribute to an interesting urban environment.  The play 
of light and shadow that will result will further enhance 
the area, while still appropriate for this simple utilitarian 
structure.  Its clear thematic connection to elements 
associated with the larger light rail project help define its 
relationship to the overall area. 

This guideline is met. 
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 DESIGN GUIDELINES: PEDESTRIAN EMPHASIS  

Guideline  Findings 

Reinforce and Enhance the 
Pedestrian System 

Barriers to pedestrian movement 
and visual and other nuisances 
should be avoided or eliminated, 
so that the pedestrian is the 
priority in all development 
projects. 

 There are no barriers to pedestrian movement 
associated with the proposal.  Sidewalks, lighting, and 
street improvements are proposed consistent with City 
standards that will improve and encourage pedestrian 
movement.  Decorative fencing, ashlar-pattern wall 
treatments, and landscaping will contribute to an 
enhanced pedestrian experience. 

This guideline is met. 

Define the Pedestrian Environment 

Provide human scale to the 
pedestrian environment, with 
variety and visual richness 
that enhance the public realm. 

 The sig/com is modest in scale.  The “background 
building” character of the sig/com fits quietly into its 
surroundings. The details are refined and of an 
appropriately human scale.  Landscape treatments 
further contribute to the variety, visual richness, and the 
enhancement of the public realm.  

 

This guideline is met. 

 

DESIGN GUIDELINES: ARCHITECTURE  

Guideline  Comments 

Wall Materials 

Use materials that create a 
sense of permanence. 

 TriMet consistently uses long lasting, high quality 
materials to ensure low maintenance costs for its 
facilities and enhance the quality of the communities.  In 
this case, the cmu, steel frame and woven wire, painted 
metal, and hardy landscape plants have been selected 
and utilized in a manner that will ensure that the 
structure is of a consistent and well maintained quality, 
both physically and visually for the life of the project.  
 
This guideline is met.

Wall Structure  

Use scale-defining devices 
to break up the longitudinal 
dimensions of buildings, 
creating a comfortable sense 
of enclosure by establishing 
an uninterrupted street edge. 

 The building, particularly given its scale and purpose, is 
highly detailed and articulated, resulting in quality 
human-scaled structure that comfortable adds to the 
sense of enclosure. 

This guideline is met. 
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Silhouette and Roofline 

Create interest and detail in 
silhouette and roofline. 

 The roofline is simple and modestly scaled, consistent with 
overall scale and composition of the building. 

The simple soffit and edge, the standing seam pattern, 
and the roof pitch provide an appropriate degree of 
interest and detail. 

This guideline is met. 

Rooftops 

Integrate rooftop elements 
into building design. 

 The building form and material transitions from a cmu 
body, to metal panel, to the membrane (and green, 
pending funding) roof.  The modest overhang and simple 
detailing results in a coherent and integrated composition 
for the overall building. 

This guideline is met. 

Green Architecture 

New construction or building 
renovation should include 
sustainable materials and 
design. 

 TriMet consistently uses long lasting, high quality 
materials to ensure low maintenance costs for its 
facilities and enhance the quality of the communities. In 
this case, the cmu, steel frame and woven wire, painted 
metal, and hardy landscape plants have been selected 
and utilized in an efficient manner that will ensure that 
the structure is of a consistent and well maintained 
quality, both physically and visually for the life of the 
project. This quality, and the recyclability of the materials 
should the building ever be removed, ensure this to be a 
highly sustainable component. 
 
The guideline is met. 

Building Security 

Buildings and site planning 
should consider and employ 
techniques that create a safe 
environment. 

 Safety is a prime design consideration for Tri Met in all 
its projects. Crime Prevention Through Environmental 
Design (CPTED) principles are followed throughout the 
station area design. TriMet’s safety and security 
committee has reviewed the project and determined that 
in both construction and use, the design will contribute 
to a visibly open, safe, and inviting environment.   
Because of the importance of these utility structures, the 
site is fenced, and TriMet has included security cameras 
- integrated into the design - for added security.  The 
building includes lighting, limited to l.e.d. fixture lighting 
over each of the doors for security purposes.  Carefully 
designed fencing, integrated into the site design, 
contributes to the site’s overall security, while 
contributing positively to the experiential quality of the 
surrounding public and private realms. 

This guideline is met. 
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DESIGN GUIDELINES: LIGHTING  

Guideline  Findings 

Architectural lighting should 
be an integral component of 
the facade composition. 

 The architectural lighting the station is limited to l.e.d. 
fixture lighting over each of the doors.  The lighting will 
be for security purposes, photocell-actuated focused 
down.  The lighting is a linear fixture, placed over each 
door, integrated into the overall composition as it is 
placed within the “reveal” between the screen system 
and door frame. 

The guideline is met. 
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Text Box
CMU block grey in color.  Woven metal screen is galvanized.  Galvalume Metal roof matches color appearance of woven screen
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Text Box
this detail not relevant to LU Application.  Dimension shown is for Substation.
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Winline Surface Linear 402/404 are ETL listed for dry location.  403W/405W
are ETL listed for wet location.  This complies with UL Standard 2108.3190865

winline surface linear
402/404 dry

403W/405W damp/wet

Winline 402/403W power consumption is 8W/ft (maximum run length 40').  Winline 404/405W 
power consumption is 15W/ft (maximum run length 28').  The Winline 400 series operates on 
24VAC and can be dimmed with commonly available low voltage magnetic dimming 
equipment.  A wide range of remote transformers are available in 120V and 277V primary 
(see page 19). 

Power and Dimming

7

ND24V
DM24V

non-dimming 24 volt AC -
dimming 24 volt AC -

F
A

fixed -
adjustable -

STD
MOD

standard -
modified -

WSLWinline Surface Linear -

series

voltage

mount

finish

options

special

WSL

power feed

12
30
60
100

12° high intensity close-up grazing -
30° tight linear flood -

60° wall and ceiling washing -
100° wall and ceiling washing -

beam spread

27K
30K
35K
40K
50K

ANSI-binned 2700K -
ANSI-binned 3000K -
ANSI-binned 3500K -
ANSI-binned 4000K -

 non-ANSI-binned 5000K -

LED code

SE
RB*

surface end feed -
recessed bottom feed -

Xnone -

run length
code

model

model 402 dry -
model 404 high output dry -

model 403W damp/wet -
model 405W high output damp/wet -

402
404
403W
405W

-22°F TO 122°F (-30°C to 50°C)Operating Temperature

model 404/405Wmodel 402/403W

Complete Product Information Available at 
www.winonalighting.com

natural type III anodized aluminum -
semi gloss black paint -
semi gloss white paint -

custom paint finish -

NAA
SGB
SGW
CPF

*available on F(fixed) only

The WINLINE SURFACE LINEAR 400 SERIES are the largest of Winona Lighting's linear LED luminaires. 
Models 402/404/403W/405W are high performance linear LED luminaires suitable for the 

illumination and grazing of walls, ceilings, and other planes.

Total Run Length in Feet
402/403W offered in 12" increments

404/405W offered in 6" increments starting at 12"
ex.  60FT = 60 foot run

or
Preconfigured Run Length Code

see submittal at www.winonalighting.com
(additional information see page 18)

or
To Be Determined

TBD when run length unknown

X

A unique 1-piece mount combined with an integral wire 
tray allows the 400 Series to be mounted almost 
anywhere.  The luminaire snaps into the mount clips in 
seven positions enabling up to 60 degrees of adjustment 
in 10 degree increments.  

Fixed Mounting and Adjusting

Mounting Clips
Wire Tray

fixed mount

3"

2.27"

2.8"

12"
18"
24"
30"
36"
42"
48"

12.57"
18.50"
24.44"
30.31"
36.25"
42.06"
47.94"

12"
24"
36"
48"

12.57"
24.44"
36.25"
47.94"

1.97"

Nominal
Length

Installed
Length

Nominal
Length

Installed
Length

Surface End Feed
(only one required

per run)

12"
18"
24"
30"
36"
42"
48"

13.28"
19.22"
25.16"
31.03"
36.97"
42.78"
48.53"

12"
24"
36"
48"

13.28"
25.16"
36.97"
48.66"

2.82"

3.00"

Nominal
Length

Installed
Length

Nominal
Length

Installed
Length

Surface End Feed
(only one required per run)

fixed mount

adjustable mount

Adjustable Mounting
The 400 Series adjustable mount allows for 186 degree 
continuous rotation.  Luminaire can then be locked into place 
once desired position is established.

adjustable mount

model 404/405Wmodel 402/403W

The 400 Series utilizes Nichia 183 white 
LEDs in five standard colors. Models 
402/403W feature (6) LEDs/ft, while 
models 404/405W feature (12) LEDs/ft.

Color and Light Output

IP66

2.38"

LM79 Data - Based on WSL404/30°/3000K Test Report: BALL 15223
Lamp
Watts

Power
Factor

Lumens
per Watt

Total
Lumens CRI

85.7
88.1
84.5
88.5
70.1

.97

.96

.96

.96

.95

1775
1820
2129
2202
2512

58.5
58.5
58.5
58.5
58.5

30.3
31.1
36.4
37.6
43.0

Color
ANSI-binned 2700K
ANSI-binned 3000K
ANSI-binned 3500K
ANSI-binned 4000K

non-ANSI-binned 5000K

Complete photometric data and submittals at www.winonalighting.com

Mounting Clips
Wire Tray

Alternate wiring choice:
Recessed Bottom Feed (RB)
Use standard switch box (by others)
(only one required per run)

Exhibit P26
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