
 

 
  
 
 
 
 
 
 
 

AGENDA 
 

MILWAUKIE PLANNING COMMISSION  
Tuesday, December 9, 2014, 6:30 PM 

 
MILWAUKIE CITY HALL 
10722 SE MAIN STREET 

 

1.0      Call to Order - Procedural Matters 

2.0  Planning Commission Minutes – Motion Needed 

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: Reliable Credit Parking Lot 
Applicant/Owner: Sisul Engineering/L & B Holzman LLC 
Address: 10605 SE Main St  
File:  DR-14-07 
Staff:  Vera Kolias 

6.0 Worksession Items 

6.1 Summary: CPA-14-02 Moving Forward Milwaukie Downtown Plan and Code 
Amendments – Downtown & Riverfront Land Use Framework Plan 
Staff: Li Alligood and Denny Egner 

7.0 Planning Department Other Business/Updates 

7.1  Planning Commission Notebook Update Pages 

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:  

January 13, 2015 1. Public Hearing: CPA-14-02 Moving Forward Milwaukie Downtown Plan and 
Code Amendments #1 

2. Public Hearing: DR-14-07 Reliable Credit Parking Lot continued tentative 

January 27, 2015 1. Public Hearing: CPA-14-02 Moving Forward Milwaukie Downtown Plan and 
Code Amendments #2  

 
 
  



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: 

 
Sine Bone, Chair 
Wilda Parks, Vice Chair 
Shannah Anderson 
Scott Barbur 
Greg Hemer 
Shaun Lowcock 
Gabe Storm 
 

Planning Department Staff: 

 
Denny Egner, Planning Director 
Li Alligood, Senior Planner 
Brett Kelver, Associate Planner 
Vera Kolias, Associate Planner 
Alicia Martin, Administrative Specialist II 

 

mailto:planning@ci.milwaukie.or.us
http://www.cityofmilwaukie.org/
http://www.cityofmilwaukie.org/


 

To: Planning Commission 

Through: Dennis Egner, Planning Director 

From: Vera Kolias, Associate Planner 

Date: December 2, 2014, for December 9, 2014, Public Hearing 

Subject: File(s): DR-14-07 

Applicant: L&B Holzman, LLC (represented by Tom Sisul, Sisul Engineering) 

Address: 10605 SE Main St. 

Legal Description (Map & Taxlot): 1S1E35AA 00300 and 00800 

NDA: Historic Milwaukie 
 

ACTION REQUESTED 

Approve application DR-14-07 and the Findings and Conditions of Approval found in 
Attachments 1 and 2. This action would allow the construction of a new employee parking lot, 
including installation of parking lot lighting that is consistent with the style noted in the 
Downtown Design Guidelines and an edge treatment that is consistent with the design 
guidelines. 

BACKGROUND INFORMATION 

The applicant purchased the buildings at 1915 SE Harrison St and 10605 SE Main St in 1997. 
The applicant improved the office building and existing off-street parking area in 1998 through 
land use master file MU-98-01, and now intends to demolish an adjacent commercial building 
and is seeking Downtown Design Review approval for an employee parking lot with a net of 13 
new parking spaces and associated landscaping, lighting, and stormwater facilities.   

A. Site and Vicinity 

The project site is located at 10605 SE Main Street, at the southwest corner of SE Main St 
and SE Scott St, and includes a small portion of the adjacent site located at 10633-10635 
SE Main St. The project site is approximately 5,500 square feet and contains a commercial 
building approximately 4,200 square feet in area.  The building storefronts face SE Main 
Street. 
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The surrounding area consists of both commercial and residential uses. A mixed use 
project that includes multifamily apartments (North Main) is across SE Main Street and 
restaurant, office and retail uses surround the property (see Figure 1). 

B. Zoning Designation 

The site is zoned Downtown 
Commercial (DC) (see Figure 2). 

C. Comprehensive Plan Designation 

Town Center (TC) 

D. Land Use History 

December 1998:  Land use master file 
#MU-98-01, approved with conditions: 
The project approved improvements to 
the office building (making two buildings 
into one) and granted a variance for off-
street parking. The project included 
applications for variances (from 
requirement to provide housing and to 
allow 19 parking spaces rather than 33 
spaces).  The project also included 
McLoughlin Corridor Overlay Review and 
transportation plan review. 

E. Proposal 

The applicant is currently seeking 
Downtown Design Review approval for 
construction of a parking lot.  

The proposal includes the following (see 
Attachment 3.C, Plan Sheets): 

1. Construct a new 13-space employee parking area adjacent to the existing Reliable 
Credit building and site.   

2. Provide interior and perimeter landscaping in the new parking area 

3. Add lighting to match existing lighting 

 

The Planning Commission is charged with reviewing the Downtown Design Review 
application (DR-14-07) for the parking lot. The Commission is not being asked for a 
decision on the demolition of the existing building. The demolition permit is an 
administrative permit that will be issued by the Building Official and is not subject to any 
further review by the City. 

Figure 1. Site and vicinity 

Site 

Figure 2. Zoning designations  

Site 
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F. DLC Meeting Summary 

 On December 1, 2014, the DLC held a public meeting to review the application.  Based on 
the recommendations in the staff report, the applicant presented a revised design proposal 
that included ornamental light fixtures and a low seat wall along the site's SE Main Street 
frontage and the corner with SE Scott Street (See Attachment 3 (f)).  After review and 
discussion, the DLC recommended approval of the application with conditions, which have 
been incorporated into the Recommended Findings and Conditions of Approval. 

KEY ISSUES 

Summary 

Applicable Downtown Design Guidelines (See Attachment 1).  Only relevant guidelines are 
listed. 

1. Milwaukie Character Guidelines 

 Reinforce Milwaukie's Sense of Place 

o Strengthen the qualities and characteristics that make Milwaukie a unique place.  

2. Pedestrian Emphasis Guidelines 

 Reinforce and Enhance the Pedestrian System 

o 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. 

 Define the Pedestrian Environment 

o Provide human scale to the pedestrian environment, with variety and visual 
richness that enhance the public realm. 

 Provide Places for Stopping and Viewing 

o Provide safe, comfortable places where people can stop to sit and rest, meet and 
visit with each other, and otherwise enjoy the downtown surroundings.  

3. Lighting Guidelines 

 Parking Lot Lighting 

o Ornamental street lights should be used to be compatible with downtown 
streetlight standards identified in the Public Area Requirements. 

 

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. Does the proposed design sufficiently reinforce Milwaukie's sense of place and define and 
provide human scale to the pedestrian environment, as well as provide an area for 
stopping and viewing? 

B. Should new parking lot lighting be allowed to be consistent with existing parking lot lighting 
instead of with the ornamental style recommended by the Downtown Design Guidelines? 
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Analysis 

A. Does the proposed design sufficiently reinforce Milwaukie's sense of place and 
define and provide human scale to the pedestrian environment, as well as provide 
an area for stopping and viewing? 

The proposal is a surface parking lot, rather than a building.  The challenge is to create a 
visually interesting environment for pedestrians on the public sidewalk without the benefit 
of a structure.  The intent of the Pedestrian Emphasis guideline is to have a downtown that 
must "…maintain a clear and comfortable separation between pedestrian and vehicle 
areas…" and to "…provide human scale to the pedestrian environment, with variety and 
visual richness that enhance the public realm."  The proposal includes landscaping of 
varying width, including red maple trees and water quality swale plantings of rushes, 
sedges, and several small native shrubs.  This will create a planted edge that separates 
the pedestrian from parked vehicles.  But it does not provide a very visually interesting 
space and does not create a distinctive edge between the public and private space.    

In order to create a sense of enclosure and define the edge between the sidewalk and the 
parking lot, as well as provide an area for stopping and viewing, alternative solutions 
include an architectural/structural wall that mimics a storefront to maintain an uninterrupted 
street edge, or a low stone or brick seat wall. These would provide screening and 
enclosure and separate pedestrians from the vehicles and maintain a public space (the 
sidewalk) distinct from the private space (the parking lot). See Figures 3, 4 and 5 for 
examples in the Portland area.   

DLC Review: On December 1, 2014, the DLC recommended that the parking lot design 
include a structural wall that mimics a storefront. The Committee's recommendation called 
for the applicant to submit at least two options for further review by the DLC. 

The DLC found that the proposed landscaping solution is inconsistent with the objectives 
of the Downtown Design Guidelines in defining the pedestrian environment.  The DLC 
recommended that the Commission require an architectural/structural wall that mimics a 
storefront to maintain a continuous street edge and that the wall include areas for seating.   
(see Attachment 1, Findings).  

 

 

 

 

 

 

 

 

Figure 3.  Seat wall 
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Figure 4.  Architectural wall that mimics storefronts (without landscaping) 

Figure 5.  Architectural wall that mimics storefronts (with landscaping) 
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B. Should new parking lot lighting be allowed to be consistent with existing lighting 
instead of with the ornamental style recommended by the Downtown Design 
Guidelines? 

The existing parking area was developed in 1998, prior to the adoption of the Downtown 
Design Guidelines in 2003. The applicant originally proposed to install new parking lot 
lighting in the same utilitarian style as the existing parking lot features. The existing lighting 
fixtures (see Figure 6) do not match the ornamental style prescribed in the Downtown 
Design Guidelines (see Figure 7) and are "not recommended." The applicant's revised 
submission, provided at the DLC meeting, included four ornamental light fixtures consistent 
with the downtown design guidelines. 

The site is physically connected to the central downtown area, where other ornamental 
lights have been installed; specifically, across Main St from the site and further north as 
well.  Maintaining consistency, given there are no immediate plans to install light fixtures in 
this block is important.  Although other downtown parking areas do not have this 
ornamental lighting, those lots were developed prior to the adoption of the Downtown 
Design Guidelines. The applicant's 
original proposed site plan identifies 
two utilitarian light fixtures on the 
west side of the parking lot.  
Ornamental lighting that is consistent 
with the Downtown Design 
Guidelines, on the street side of the 
parking lot rather than the west side, 
would be more attractive and would 
provide lighting for both employees 
using the parking lot and pedestrians 
on the adjacent sidewalk.  Further, 
the Downtown Design Guidelines 
recommend that lighting should be 
located in landscaped areas 
wherever possible, and no lighting 
currently exists on that side of Main 
Street. The fixture location should be 
coordinated with the planned location 
of any future light fixtures installed 
if/when Public Area Requirements 
are built.  Per MMC 19.606.3.F, the 
luminaries should have shielding for limiting light trespass.  

DLC Review:  The DLC recommended during their review and discussion at the 
December 1, 2014 public meeting that a combination of light fixtures, both ornamental and 
utilitarian were appropriate for the site.  In order to provide consistency and cohesiveness, 
the DLC recommended that ornamental fixtures be located adjacent to the public sidewalk. 
To provide additional lighting for safety, the DLC recommended that utilitarian fixtures 
(shoebox style) could be installed in the interior of the parking lot on the west side. The 
DLC recommends that two ornamental parking lot light fixtures shall also be installed on 
the east side of the parking lot, within the planting area adjacent to the public sidewalk.  
These revisions would be consistent with the Downtown Design Guidelines. 

Figure 6. Existing parking 
lot light 

Figure 7. Ornamental light 
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Other Code Requirements 

1. MMC Section 19.609 Bicycle Parking 

MMC 19.609 establishes standards for bicycle parking, including a requirement to 
provide a number of bicycle spaces equal to at least 10% of the minimum number of 
required vehicle spaces. If more than 10 bicycle spaces are required, then a minimum 
of 50% of the bicycle spaces must be covered and/or enclosed in lockers or a secure 
room.  

The existing office use requires a minimum of 44 vehicle spaces; a minimum of 4 
carpool spaces are required. According to the applicant’s materials, the existing 
development provides 2 bicycle spaces.  A condition has been developed to address 
this issue. 

2. Per a review by the Engineering Department, a storm water management plan prepared by 
a qualified professional engineer with required development/building permits must be 
submitted as part of the proposed development.  A condition has been developed to 
address this issue.   

CONCLUSIONS 

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

1. Approve the Downtown Design Review application for the proposed parking lot 
construction, with conditions.  This will result in the construction of a parking lot with 
revised light fixtures and location, and the provision of a structural edge treatment 
along the public sidewalk for the length of the parking lot. 

2. Adopt the attached Findings and Conditions of Approval. 

B. Staff recommends the following key conditions of approval (see Attachment 2 for the 
full list of Conditions of Approval): 

 Two parking lot light fixtures shall be ornamental standards that are consistent with 
the downtown streetlight standards of the Public Works Standards. These ornamental 
parking lot light fixtures shall be located within the perimeter landscaping area along 
the Main Street sidewalk. 

 Two additional parking lot light fixtures may be shoe-box style fixtures and shall be 
located along the western side in the interior of the parking lot. 

 A structural edge treatment such as an architectural/structural wall that mimics a 
storefront shall be installed.  The wall must be designed to accommodate the siting of 
the parking lot light fixtures and landscaping and shall include a seat wall.  A 
minimum of two design alternatives showing specific materials with openings shall be 
presented to the DLC for review.   The wall is intended to separate pedestrians on the 
public sidewalk from the parking lot, provide enclosure, and to define the pedestrian 
environment.  

 The development permit submission for the parking lot shall include a total of 4 
bicycle parking spaces for the Reliable Credit office use. 
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 Submit a storm water management plan prepared by a qualified professional 
engineer with required development/building permits as part of the proposed 
development.  The plan shall conform to Section 2 – Stormwater Design Standards of 
the City of Milwaukie Public Works Standards. 

o 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. 

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

Development/building permits will not be issued for construction until the storm water 
management plan has been approved by the City of Milwaukie. 

 

Other conditions of approval may be generated by the Planning Commission.   

 

CODE AUTHORITY AND DECISION-MAKING PROCESS 

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

 MMC 19.1006 Type III Review 

 MMC Section 19.907 Downtown Design Review 

 MMC Chapter 19.700 Public Facility Improvements 

 MMC Chapter 19.600 Off-Street Parking and Loading 

 

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

The Commission has four decision-making options as follows:  

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

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

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

D. Continue the hearing. 

The final decision on this application, which includes any appeals to the City Council, must be 
made by March 4, 2015, in accordance with the Oregon Revised Statutes and the Milwaukie 
Zoning Ordinance. The applicant can waive the time period in which the application must be 
decided.  
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COMMENTS 

Notice of the proposed changes was given to the following agencies and persons: City of 
Milwaukie Community Development, Building, and Engineering Departments; Clackamas Fire 
District #1; Historic Milwaukie Neighborhood District Association (NDA); Clackamas County; 
Metro; and the Design and Landmarks Committee. 

 Mike Boumann, Deputy Fire Marshal, Clackamas Fire District #1: No comment. 

 Samantha Vandagriff, Milwaukie Building Department: No comments on the proposal 
at this time. 

 Brad Albert, Milwaukie Engineering Department: Comments related to MMC Chapter 
19.700 Public Facility Improvements, which is not applicable to the proposed 
development. Those comments have been incorporated into these findings. Other 
requirements related to stormwater management have been noted with the conditions of 
approval. 

 Dion Shepard, Chair, Historic Milwaukie NDA: The Historic Milwaukie NDA opposes the 
project due to the fact that it is replacing Main Street businesses. 

Staff Response: The application is for Downtown Design Review of the proposed parking 
lot, which is an allowed use in the DC zone.  The demolition of the existing building is an 
administrative action by the Building Official and is not subject to Commission review.   

 Ray Bryan, 11416 SE 27th Ave: Opposed to the proposal due to the fact that it is 
removing Main Street businesses. 

Staff Response: The application is for Downtown Design Review of the proposed parking 
lot, which is an allowed use in the DC zone.  The demolition of the existing building is an 
administrative action by the Building Official and is not subject to Commission review.   

 Wendy Wagner, 4015 SE Monroe St: Opposed to the proposal due to the fact that it is 
removing Main Street businesses which will be replaced by a parking lot. 

Staff Response: The application is for Downtown Design Review of the proposed parking 
lot, which is an allowed use in the DC zone.  The demolition of the existing building is an 
administrative action by the Building Official and is not subject to Commission review.   

 Reverend Melissa D. Meadows, 1550 SE Oak Grove Blvd Apt 208: Opposed to the 
proposal due to the fact that it is removing Main Street businesses which will be replaced 
by a parking lot. 

Staff Response: The application is for Downtown Design Review of the proposed parking 
lot, which is an allowed use in the DC zone.  The demolition of the existing building is an 
administrative action by the Building Official and is not subject to Commission review.   

 Mary Weaver, 11656 SE 48th Ave:  Opposed to the proposal due to the fact that it is 
removing Main Street businesses which will be replaced by a parking lot. 

Staff Response: The application is for Downtown Design Review of the proposed parking 
lot, which is an allowed use in the DC zone.  The demolition of the existing building is an 
administrative action by the Building Official and is not subject to Commission review.   

 Barbara-Lee Orloff, 1400 SE Lava Drive: Opposed to the proposal due to the fact that it 
is removing Main Street businesses which will be replaced by a parking lot. 
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Staff Response: The application is for Downtown Design Review of the proposed parking 
lot, which is an allowed use in the DC zone.  The demolition of the existing building is an 
administrative action by the Building Official and is not subject to Commission review.   

• Cassandra Caterson, 11363 SE 27th Ave: Opposed to the proposal due to the fact that it 
is removing Main Street businesses which will be replaced by a parking lot. 

Staff Response: The application is for Downtown Design Review of the proposed parking 
lot, which is an allowed use in the DC zone.  The demolition of the existing building is an 
administrative action by the Building Official and is not subject to Commission review.   

ATTACHMENTS 

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

 PC  
Packet 

Public 
Copies  

E- 
Packet 

1. Recommended Findings in Support of Approval    

2. Recommended Conditions of Approval    

3. Applicant's Narrative and Supporting Documentation dated 
September 25, 2014 and October 29, 2014 

   

a.  Narrative    

b. Plan Sheets 1-5    

c.  Proposed lighting cut sheet    

d.  Photo of existing parking lot lighting    

e.  Preliminary storm drain planter calculations    

 f.      DLC meeting exhibits (Dec. 1, 2014)    

4.   Comments Received     

Key: 

Early PC Mailing = paper materials provided to Planning Commission at the time of public notice 20 days prior to the hearing. 

PC Packet = paper materials provided to PC 7 days prior to the hearing. 

Public Copies = paper copies of the packet available for review at City facilities and at the Planning Commission meeting. 

E-Packet = packet materials available online at  
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Recommended Findings in Support of Approval 
File # DR-14-07  

Reliable Credit Parking Lot, 10605 SE Main Street 

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

1. The applicant, L&B Holzman, LLC (Reliable Credit), has applied for approval to construct 
additional off-street parking on the lot at 10605 SE Main Street.  The site is in the 
Downtown Commercial zone and the proposal requires Downtown Design Review. The 
land use application file number is DR-14-07. 

2. The applicant proposes to demolish an existing building and construct a new, 13-space 
employee parking area in its place for use by employees of Reliable Credit site.  The 
applicant proposes interior and perimeter landscaping to be installed in the new parking 
area, along with additional lighting to match existing parking lot lighting, and stormwater 
infrastructure.  Access to the proposed parking area will be from SE Main Street and the 
egress will be onto SE Scott Street. 

3. The proposal is subject to the Milwaukie Downtown Design Guidelines and the following 
MMC provisions: 

 MMC Section 19.907 Downtown Design Review  

 MMC Subsection 19.304.6 Downtown Design Standards 

 MMC Chapter 19.600 Off-Street Parking and Loading 

 MMC Chapter 19.700 Public Facility Improvements 

 MMC Section 19.1000 Review Procedures  

4. The application has been processed and public notice provided in accordance with MMC 
Section 19.1006 Type III Review and MMC Section 19.1011 Design Review Meetings. A 
public design review meeting was held before the DLC on December 1, 2014, and a public 
hearing was held before the Planning Commission on December 9, 2014, as required by 
law. 

5. On December 1, 2014, the DLC held a public meeting to review the application.  At this 
meeting the applicant presented a revised design proposal that included four ornamental 
light fixtures in the parking lot and a low seat wall along the site's SE Main Street frontage 
and the corner with SE Scott Street (See Attachment 3 (f)).   

6. MMC Chapter 19.600 Off-Street Parking and Loading 

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

a. MMC Section 19.602 Applicability 

MMC 19.602 establishes the applicability of the provisions of MMC 19.600. 
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(1) MMC Subsection 19.602.1 General Applicability 

MMC 19.602.1 provides that the regulations of MMC 19.600 apply to all off-
street parking areas, whether required by the City as part of development or 
voluntarily installed for the convenience of users. Activity that is not described by 
MMC Subsections 19.602.3 or 19.602.4 is exempt from compliance with the 
provisions of MMC 19.600. 

The subject property includes existing off-street parking areas. The proposed 
development is an activity that meets the applicability standards of MMC 
19.602.4 (see Finding 6-a-(3)). 

(2) MMC Subsection 19.602.2 Maintenance Applicability 

MMC 19.602.2 provides that property owners shall ensure conformance with the 
standards of MMC 19.600 with regard to ongoing maintenance, operations, and 
use of off-street parking areas. Any change to an existing off-street parking area 
shall not bring the area out of conformance, or further out of conformance if 
already nonconforming. 

The proposed development will expand an existing off-street parking area. The 
proposed improvements are in conformance with the applicable standards of 
MMC 19.606, including for stall dimensions, landscaping, and lighting. 

(3) MMC Subsection 19.602.4 Applicability not Associated With Development or 
Change in Use 

MMC 19.602.4.A addresses applicability for parking projects developed to serve 
an existing use but not associated with other development activity or a change in 
use. Such activity shall conform to the requirements of MMC Sections 19.604 
and 19.606-19.611. In addition, the total number of new spaces in the existing 
and new parking areas shall not exceed the maximum allowed quantity of 
parking as established in MMC Section 19.605. 

The proposed development will serve an existing use on an adjacent property 
and is not associated with other development activity or a change in use. As 
addressed in Findings 5-c and 5-e through 5-g, the proposed development will 
meet all applicable standards of MMC Sections 19.604 and 19.606-611.  

The Planning Commission finds that the standards and requirements of MMC 19.600 
are applicable to the proposed development. 

b. MMC Section 19.603 Review Process and Submittal Requirements 

(1) MMC Subsection 19.603.1 Review Process 

MMC 19.603.1 establishes the Planning Director as the entity with authority to 
apply the provisions of Chapter 19.600 unless an application is subject to a 
quasi-judicial review or appeal, in which case the body reviewing the application 
has the authority.  

The application is subject to Type III review by the Planning Commission, which 
is therefore the body with authority to apply the provisions of Chapter 19.600. 

(2) MMC Subsection 19.603.2 Submittal Requirements 

MMC 19.603.2 establishes the requirements for submittal of a parking plan, 
including the various details that must be presented. 
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The applicant has submitted a parking plan and supporting information with 
sufficient detail to demonstrate compliance with the applicable standards of 
Chapter 19.600. 

The Planning Commission finds that this standard is met. 

c. MMC Section 19.604 General Parking Standards 

MMC 19.604 establishes general standards for off-street parking areas, including 
requirements related to the provision of parking in conjunction with development 
activity, the location of accessory parking, and use and availability of parking areas.  

The proposed development is an expansion of an existing off-street parking area 
related to an ongoing office use on an adjacent property. The new parking will be on 
an adjacent site owned by the same owner as the primary office use and will be 
available for the employees of the office use. 

The Planning Commission finds that this standard is met. 

d. MMC Section 19.605 Vehicle Parking Requirements 

MMC 19.605 establishes standards to ensure that development provides adequate 
vehicle parking based on estimated parking demand.  

(1) MMC Subsection 19.605.1 Minimum and Maximum Requirements 

MMC Table 19.605.1 provides minimum and maximum requirements for a range 
of different uses. For general office uses, a minimum of 2 spaces per 1,000 sq ft 
of floor area are required; a maximum of 3.4 spaces per 1,000 sq ft are allowed. 

The adjacent property is developed with an office building approximately 18,750 
SF of floor area used for commercial purposes. A minimum of 44 parking spaces 
are required for that size of office use; a maximum of 74 spaces are allowed. 
The site includes a total of 21 spaces which falls below the minimum 
requirement for the current use. 

The proposed development would result in a total of 34 spaces. 

The Planning Commission finds that this standard is met. 

e. MMC Section 19.606 Parking Area Design and Landscaping 

(1) MMC Subsection 19.606.1 Parking Space and Aisle Dimension 

MMC 19.606.1 establishes dimensional standards for required off-street parking 
spaces and drive aisles. For diagonal (45-degree-angle) spaces, the minimum 
width is 9 ft and minimum depth is 18.5 ft, with 13-ft-wide one-way drive aisles. 

The applicant has submitted a parking plan that utilizes diagonal spaces. As 
proposed, the dimensions for new or reconfigured spaces and drive aisles 
appear to meet the minimum standards.  

This standard is met. 

(2) MMC Subsection 19.606.2 Landscaping 

MMC 19.606.2 establishes standards for parking lot landscaping, including for 
perimeter and interior areas. The purpose of these landscaping standards is to 
provide buffering between parking areas and adjacent properties, break up large 
expanses of paved area, help delineate between parking spaces and drive 
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aisles, and provide environmental benefits such as stormwater management, 
carbon dioxide absorption, and a reduction of the urban heat island effect. 

(a) MMC 19.606.2.C Perimeter Landscaping 

In downtown zones, perimeter landscaping areas are not required along lot 
lines abutting other properties but must be at least 4 ft wide when abutting 
a right-of-way. At least 1 tree must be planted for every 40 lineal feet of 
landscaped buffer area, with the remainder of the buffer planted with grass, 
shrubs, ground cover, mulch, or other landscaped treatment. 

As proposed, perimeter landscaping areas near the public right-of-way 
along SE Main Street are 4 feet wide and will have at least 1 tree planted 
every 40 lineal feet.  

This standard is met. 

(b) MMC 19.606.2.D Interior Landscaping 

At least 25 sq ft of interior landscaped area must be provided for each 
parking space. Planting areas must be at least 120 sq ft in area, at least 6 
ft in width, and dispersed throughout the parking area. For landscape 
islands, at least 1 tree shall be planted per island, with the remainder of the 
buffer planted with grass, shrubs, ground cover, mulch, or other 
landscaped treatment. 

As proposed, interior landscaping areas appear to provide at least 750 sq ft 
of area, which is nearly twice the area required. New interior landscaping 
areas appear to be at least 6 ft wide and at least 120 sq ft in area, with at 
least 1 tree planted per island.  

This standard is met. 

(c) MMC 19.606.2.E Other Parking and Landscaping Provisions 

Preservation of existing trees in the off-street parking area is encouraged 
and may be credited toward the total number of trees required. Parking 
area landscaping must be installed prior to final inspection, unless a 
performance bond is posted with the City. Required landscaping areas may 
serve as stormwater management facilities, and pedestrian walkways are 
allowed within landscape buffers if the buffer is at least 2 ft wider than 
required by MMC 19.606.2.C and 19.606.2.D.  

The applicant has submitted a parking plan that preserves an existing tree 
just to the south of the subject property.  As required, parking area 
landscaping will be installed prior to final inspection, unless a bond is 
posted with the City. 

This standard is met. 
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(3) MMC Subsection 19.606.3 Additional Design Standards 

MMC 19.606.3 establishes various design standards, including requirements 
related to paving and striping, wheel stops, pedestrian access, internal 
circulation, and lighting. 

(a) MMC 19.606.3.A Paving and Striping 

Paving and striping are required for all required maneuvering and standing 
areas, with a durable and dust-free hard surface and striping to delineate 
spaces and directional markings for driveways and accessways. 

As proposed, the parking lot will be paved and striped.   

This standard is met. 

(b) MMC 19.606.3.B Wheel Stops 

Parking bumpers or wheel stops are required to prevent vehicles from 
encroaching onto public right-of-way, adjacent landscaped areas, or 
pedestrian walkways. Curbing or other physical barriers may be substituted 
for wheel stops if vehicles will not encroach into the minimum required 
width for landscape or pedestrian areas. 

As proposed, wheel stops will be installed.   

This standard is met. 

(c) MMC 19.606.3.C Site Access and Drive Aisles 

Accessways to parking areas shall be the minimum number necessary to 
provide access without inhibiting safe circulation on the street. Drive aisles 
shall meet the dimensional requirements of MMC 19.606.1. 

The parking area has one access point:  one entrance from SE Main Street 
and one exit onto SE Scott Street.   As proposed, all new drive aisles, as 
well as drive aisles modified by the proposed development, appear to meet 
the minimum dimensional requirements.  

This standard is met. 

(d) MMC 19.606.3.D Pedestrian Access and Circulation 

Pedestrian access shall be provided so that no off-street parking space is 
further than 100 ft away, measured along vehicle drive aisles, from a 
building entrance or a walkway that is continuous, leads to a building 
entrance, and meets the design standards of Subsection 19.504.9.E.  

As proposed, none of the new or modified parking spaces will be further 
than 100 ft from a pedestrian walkway. All new and modified pedestrian 
walkways will be reviewed through the development permitting process to 
ensure compliance with the various applicable standards established in 
Subsections 19.606.3.D and 19.504.9.E. 

This standard is met.  

(e) MMC 19.606.3.E Internal Circulation 

The Planning Director has the authority to review the pedestrian, bicycle, 
and vehicular circulation of the site and impose conditions to ensure safe 
and efficient on-site circulation. Such conditions may include, but are not 
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limited to, on-site signage, pavement markings, addition or modification of 
curbs, and modification of drive aisle dimensions. 

The Planning Director has reviewed the proposed parking plan and 
determined that no additional requirements are necessary to ensure safe 
and efficient on-site circulation. 

This standard is met. 

(f) MMC 19.606.3.F Lighting 

Lighting is required for parking areas with more than 10 spaces and must 
have a cutoff angle of 90 degrees or greater to ensure that lighting is 
directed toward the parking surface. Lighting shall not cause a light 
trespass of more than 0.5 footcandles measured vertically at the 
boundaries of the site, and shall provide a minimum illumination of 0.5 
footcandles for pedestrian walkways in off-street parking areas. Where 
practicable, lights shall be placed so they do not shine directly into any 
Water Quality Resource (WQR) and/or Habitat Conservation Area (HCA) 
location. 

The proposed development will result in a total of 13 new parking spaces. 
As discussed in Finding 7-d, two ornamental lights will be provided in the 
parking lot consistent with the downtown design guidelines and two 
additional utilitarian lights matching the existing parking lot lighting style will 
be provided along the western edge of the parking lot. All new lighting will 
be reviewed through the development permitting process to ensure 
compliance with the various applicable illumination standards established 
in Subsection 19.606.3.F. 

This standard is met. 

As conditioned, the applicable additional design standards of MMC 19.606.3 will 
be met. 

As conditioned, the Planning Commission finds that the applicable design and 
landscaping standards of MMC 19.606 will be met. 

f. MMC Section 19.609 Bicycle Parking 

MMC 19.609 establishes standards for bicycle parking, including a requirement to 
provide a number of bicycle spaces equal to at least 10% of the minimum number of 
required vehicle spaces. If more than 10 bicycle spaces are required, then a minimum 
of 50% of the bicycle spaces must be covered and/or enclosed in lockers or a secure 
room.  

The existing office use requires a minimum of 44 vehicle spaces; a minimum of 4 
bicycle spaces are required. According to the applicant’s materials, the existing 
development provides 2 bicycle spaces.  A condition has been developed to require 2 
additional spaces in order to address this issue. 

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

g. MMC Section 19.610 Carpool and Vanpool Parking 

MMC 19.610 establishes parking standards for vehicles used to carpool. For new 
development that requires at least 20 parking spaces, a minimum of 10% of the 
minimum amount of required parking shall be dedicated to carpool or vanpool 
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vehicles. Carpool spaces shall be located closer to the main entrances of the building 
than other employee parking and shall be clearly designated with signage or 
pavement markings. 

The existing office use requires a minimum of 44 vehicle spaces; a minimum of 4 
carpool spaces are required. The existing development provides 4 carpool spaces.   

The Planning Commission finds that this standard is met. 

7. MMC Section 19.907 Downtown Design Review 

MMC 19.907 establishes the procedures and standards for design review in the downtown 
zones. The purpose of downtown design review is to preserve and enhance the character 
of downtown Milwaukie; to ensure a degree of order, harmony, and quality in the 
downtown zones; and to ensure that new development and enlargement of existing 
development are consistent with the Downtown Design Guidelines.  

a. MMC Subsection 19.907.2 Applicability 

MMC 19.907.2 establishes that all new construction and changes to buildings and/or 
properties in the downtown zones is subject to design review.  

The proposed development involves the removal of a building and construction of a 
new parking lot, which is a change to the subject property. 

The Planning Commission finds that the proposed development is subject to design 
review in accordance with the procedures provided in MMC Subsection 19.907.5. 

b. MMC Subsection 19.907.5 Application Procedure 

MMC 19.907.5 establishes the procedures by which applications for design review 
shall be processed. As per MMC 19.907.5.C, major exterior alterations are subject to 
Type III review. The Planning Director has determined that new construction is similar 
to a major exterior alteration with respect to the necessary level of review. 

The Planning Commission finds that, as new construction, the proposed development 
is subject to Type III downtown design review. 

c. MMC Subsection 19.907.6 Application 

MMC 19.907.6 establishes the requirements for downtown design review 
applications, including a completed design review checklist, written statement 
describing how the proposal meets applicable design guidelines, and site plan 
showing the proposed development. 

The applicant’s submittal includes a completed design review checklist, narrative 
describing the proposed development and addressing applicable criteria, and site 
plans showing the proposed improvements. 

The Planning Commission finds that this standard is met. 

d. MMC Subsection 19.907.7 Approval Criteria for Design Review 

MMC 19.907.7 establishes the approval criteria for design review applications and the 
process for modifications to the downtown design standards. The approval authority 
may approve, approve with conditions, or deny a design review application based on 
the following criteria: 
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Compliance with Title 19 Zoning Ordinance 

The proposed development does not involve construction of a building. No standards 
from MMC 19.304 Downtown Zones are applicable to the project.  

This approval criterion is not applicable. 

Substantial consistency with the Downtown Design Guidelines 

Refer to Table 1 below for detailed findings. 

The Planning Commission finds that the proposal, as conditioned, is substantially 
consistent with the Downtown Design Guidelines and that this approval criterion has 
been met. 

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

The applicant submitted an application on September 25, 2014.  It was deemed 
incomplete on October 9, 2014. The applicant submitted additional information on 
October 29, 2014 and the application was deemed complete on November 4, 2014. 
The applicable design review application fee was paid September 25, 2014. 

This approval criterion has been met. 

The Planning Commission finds that with the listed conditions the approval criteria for 
downtown design review are met. 

 
 

Table 1. Design Review Compliance 

MILWAUKIE CHARACTER GUIDELINES 

Guideline Recommended Findings 

Reinforce Milwaukie's Sense of Place 

Strengthen the qualities and characteristics 
that make Milwaukie a unique place. 

The design guidelines specifically state that 
development that is generic and could apply 
anywhere is not recommended.  The proposed 
development is a new parking lot that, as 
proposed, does not provide any unique elements 
to reflect the character of Milwaukie's historic 
downtown.  Although landscaping will be installed 
to provide a planted edge to both Scott Street 
and Main Street, a significant edge detail and 
treatment to emphasize a "small-town urban 
character" is needed and to maintain consistency 
with the character of the City's historic Main 
Street. 

The proposed development, as conditioned to 
provide a wall mimicking storefronts, meets this 
guideline. 

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 design guidelines address the transition 
between the public and private realm.  Structural 
gateways achieve this by indicating change or 
separation of transportation modes, such as auto 
areas from pedestrian areas, such as the 
separation of the public sidewalk from the 
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proposed parking lot.  

A structural wall along the east side of the 
parking lot, that would also the edge of the 
pedestrian environment, would be consistent with 
this guideline.  The wall would provide screening 
and enclosure and separate pedestrians from the 
vehicles and maintain a public space (the 
sidewalk) distinct from the private space (the 
parking lot). A condition has been established to 
ensure that this guideline is met. 

The proposed development, as conditioned, 
meets this guideline. 

(9 other guidelines related to Milwaukie 
Character) 

None of the other Milwaukie Character guidelines 
are applicable to this project. 

 

 

 

 

PEDESTRIAN EMPHASIS GUIDELINES 

Guideline Recommended 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. 

The proposed development is within 100 feet of 
the employee entry and is adjacent to two public 
sidewalks.   

The proposed development meets this guideline. 

Define the Pedestrian Environment 

Provide human scale to the pedestrian 
environment, with variety and visual richness 
that enhance the public realm. 

The proposal includes landscaping of varying 
heights, including red maple trees and water 
quality swale plantings of rushes, sedges, and 
several small native shrubs.  However, it does 
not provide a very visually interesting space and 
does not create a distinctive edge between the 
public and private space.    

In order to create a sense of enclosure and 
define the edge between the sidewalk and the 
parking lot, as well as provide an area for 
stopping and viewing, the guidelines can be 
satisfied by constructing a structural wall that 
includes a seating area.  The wall would provide 
screening and enclosure and separate 
pedestrians from the vehicles and maintain a 
public space (the sidewalk) distinct from the 
private space (the parking lot).  

The proposed development, as conditioned, 
meets this guideline. 
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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. 

The proposal includes landscaping of varying 
width, including red maple trees and water 
quality swale plantings of rushes, sedges, and 
several small native shrubs.  However, it does 
not provide places for the pedestrian to stop to 
site and rest, an important consideration on such 
a significant section of Main Street.   

In order to strengthen the edge between the 
sidewalk and the parking lot, as well as provide 
an area for stopping and viewing, the applicant 
shall include a structural wall that includes a 
seating area. A condition has been established 
to ensure that this guideline is met.  

The proposed development, as conditioned, 
meets this guideline. 

(2 other guidelines related to Pedestrian 
Emphasis) 

None of the other Pedestrian Emphasis 
guidelines are applicable to this project. 

 

 

 

ARCHITECTURE GUIDELINES 

Guideline Recommended Findings 

(12 guidelines related to Architecture) The proposed development is the construction of 
a new parking lot and does not involve a building. 
The Architecture guidelines refer to buildings and 
are not applicable to this project.  

 

LIGHTING GUIDELINES 

Guideline Recommended Findings 

Parking Lot Lighting 

Ornamental street lights should be used to be 
compatible with downtown streetlight 
standards identified in the Public Area 
Requirements. 

The existing parking area was developed in 
1998, prior to the adoption of the Downtown 
Design Guidelines in 2003. The existing 
utilitarian lighting fixtures do not match the 
ornamental style prescribed in this guideline. The 
site is physically connected to the central 
downtown area, where other ornamental lights 
have been installed; specifically, across Main St 
from the site and further north as well.  
Maintaining consistency in light of no immediate 
plans to install light fixtures in this block is 
important.  Although other downtown parking 
areas do not have this ornamental lighting, they 
were developed prior to the adoption of the 
Downtown Design Guidelines. The original site 
plan identifies two utilitarian light fixtures on the 
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west side of the parking lot.  The installation of 
ornamental lighting that is consistent with the 
Downtown Design Guidelines, on the street side 
of the parking lot rather than the west side, would 
be more attractive and would provide lighting for 
both employees using the parking lot and 
pedestrians on the adjacent sidewalk.  Further, 
the Downtown Design Guidelines recommend 
that lighting should be located in landscaped 
areas wherever possible, and no lighting 
currently exists on that side of Main Street. The 
fixture location should align with the location of 
any future light fixtures installed if/when Public 
Area Requirements are built.  Per MMC 
19.606.3.F, the luminaries should have shielding 
for limiting light trespass.  

To be consistent with the guidelines, new 
ornamental lighting must be installed on the east 
side of the parking lot, within the planting area 
adjacent to the public sidewalk. These 
ornamental lights are to be in addition to the two 
utilitarian lights proposed along the western edge 
of the parking lot. 

As conditioned, the proposed development 
meets this guideline. 

(3 other guidelines related to Lighting) None of the other Lighting guidelines are 
applicable to this project. 

 

 

 

SIGN GUIDELINES 

Guideline Recommended Findings 

(7 guidelines related to Signs) No signs are proposed as part of this application. 
The Sign guidelines are not applicable to this 
project. 

 

8. MMC Chapter 19.700 Public Facility Improvements 

MMC 19.700 establishes provisions to ensure that development provides public facilities 
that are safe, convenient, and adequate in rough proportion to their public facility impacts. 
MMC 19.702 establishes the applicability of the provisions of MMC 19.700, including land 
divisions, new construction, expansions of existing structures, and changes or 
intensifications in use. 

The proposed development consists of the construction of a parking lot for an existing 
office use, which in and of itself does not increase the vehicle trip generation to and from 
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the site. The Engineering Department has reviewed the application and finds that MMC 
19.700 does not apply to this application. 

The Planning Commission finds that the standards and requirements of MMC 19.700 are 
not applicable to the proposed development. 

9. The application was referred to the following departments and agencies on November 4, 
2014: 

 Milwaukie Building Department 
 Milwaukie Engineering Department 
 Clackamas Fire District #1 
 Historic Milwaukie Neighborhood District Association Chairperson and Land Use 

Committee 
 Milwaukie Design and Landmarks Committee 
 Oregon Department of Transportation (ODOT) 
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Recommended Conditions of Approval 
File # DR-14-07  

Reliable Credit Parking Lot, 10605 SE Main Street 

Conditions 

1. The applicant shall submit a Type I Development Review application with final construction 
plans for construction of the parking lot. These plans shall be a modified version of the 
plans approved by the Planning Commission (PC) and date stamped by the City on 
September 25, 2014 and shall conform with these conditions of approval.   

(Note: Any plan set changes proposed by the applicant, DLC, or Planning Commission 
during or as a result of the design review process shall be reflected in these conditions of 
approval as part of the adoption by the Planning Commission.)  

2. The development permit submission for the parking lot 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. 

3. The development permit submission for the parking lot shall include a total of 4 bicycle 
parking spaces for the office use at Reliable Credit. 

4. The development permit submission for the parking lot shall include the following items to 
demonstrate conformance with the Milwaukie Downtown Design Guidelines, specifically 
those that address Milwaukie Character, the pedestrian environment, and parking lot 
lighting.  

a. Two parking lot light fixtures shall be ornamental standards that are consistent with 
the downtown streetlight standards of the Public Works Standards. These ornamental 
parking lot light fixtures shall be located within the perimeter landscaping area along 
the Main Street sidewalk. 

b. Two parking lot light fixtures may be shoe-box style fixtures and shall be located 
along the western side in the interior of the parking lot. 

c. A structural edge treatment such as an architectural/structural wall that mimics a 
storefront shall be installed.  The wall must be designed to accommodate the siting of 
the parking lot light fixtures and landscaping and shall include a seating area.  A 
minimum of two design alternatives showing specific materials, with openings, and a 
seating area shall be presented to the DLC for review per Condition #5 below.  The 
wall is intended to separate pedestrians on the sidewalk from the parking lot, provide 
enclosure, and to define the pedestrian environment.  

5. The DLC shall review plans for the architectural/structural wall edge treatment to be 
incorporated into the design of the parking lot per Condition 4.c. above. The DLC shall, 
upon a finding by the majority of DLC members, confirm that the proposal is in substantial 
conformance with the Milwaukie Character and pedestrian environment guidelines. The 
applicant shall present the proposal at a public meeting that includes an opportunity for 
public comment. 

 

 

Additional Requirements 
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1. Stormwater Management 

Submit a storm water management plan prepared by a qualified professional engineer with 
required development/building permits as part of the proposed development.  The plan 
shall conform to Section 2 – Stormwater Design Standards of the City of Milwaukie Public 
Works Standards. 

a. 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. 

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

Development/building permits will not be issued for construction until the storm water 
management plan has been approved by the City of Milwaukie. 

2. Pursuant to Subsection 19.1001.7.E.2, the time period within which the applicant must 
obtain development permits for the parking lot 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. 

As per MMC 19.1001.7.E.2.b, land use approvals shall expire unless both steps noted 
above have been completed or unless the review authority specifies a different expiration 
date in the land use decision to accommodate large, complex, or phased development 
projects. 
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Clackamas County Fire District #1  
Fire Prevention Office  

 
 
 

E-mail Memorandum 

To: Vera Kolias, Associate Planner, City of Milwaukie Planning Department 

From: Mike Boumann, Deputy Fire Marshal, Clackamas Fire District #1 

Date: 11/21/2014 

Re: 10605 SE Main Street  

This review is based upon the current version of the Oregon Fire Code (OFC), as adopted by the 
Oregon State Fire Marshal’s Office. The scope of review is typically limited to fire apparatus 
access and water supply, although the applicant must comply with all applicable OFC 
requirements.  When buildings are completely protected with an approved automatic fire 
sprinkler system, the requirements for fire apparatus access and water supply may be modified 
as approved by the fire code official. The following items should be addressed by the applicant: 
 
COMMENTS: 
 
1. The Fire District has no comments for this proposal. 
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Historic Milwaukie NDA Minutes 
 
 

Location:  Pond House, Milwaukie OR 
Date & Time:  July 14, 2014  6:30pm 
City Liaison:  Katie Newell 
Members Attending:  15 
 
Chief Bartol gave an update on the police department. 

• K9 dog walk fundraisier on Saturday, July 19th.  Start times 9am, 10am, & 11am 
• Dine out Tuesday, July 15th, ChaChaCha’s will donate 15% to Milwaukie police department 

canine program 
• Homecoming tribute planned for wounded Millwaukie soldier, Alex Hussey, on Saturday, July 

26th at 5pm. 
 

North Clackamas Parks & Recreation District, Fiona Gwozdz, presented the new draft master plan 
• Weigh in on the new master plan!  Explore their virtual open house at ncprd.com 
• Public meeting on November’s ballot measure in Oregon City on Thursday, July 17th 

 
Reliable Credit new employee parking lot project, Tom Sisul & Lee Holzman, asked for the support of the 
neighborhood association. 

• New employee parking lot  (15) 8.5 feet parking spots 
• Entrance on Main and exit on Scott 
• Buildings on Main Street will be removed for this project 

 
Katie Newell’s City update  

• Foreign Film Night on the 3rd Thursday of the month at the Pond House.   
• Moving Forward Milwaukie project team is working on the Action & Implementation Plan with 

the council.  The first Planning Commission hearing tentatively scheduled for mid-October. 
• The Moving Forward Milwaukie & Monroe Street Neighborhood Green Concept Plan’s  first 

meeting with Project Advisory Committee will be in August.  There will be at least two public 
workshops to give community members information about the project and to collect input. 

 
Riverfront Park Phase II by Gary Klein 

• Construction began in June 
 
Kellogg Good Neighbor Open House Master Plan presented by Dion Shepard 

• A handout on the results of the open house 
• A diagram of the landscape plan shows how plants and trees will be a visual screen around the 

pollution control plant. 
• No decisions on path lighting 

 
Public Safety Advisory Committee (PSAC) a discussion led by Councilor Hedges on medical marijuana 
dispensaries in the city of Milwaukie.  Everyone was in agreement on the following issues.    

• Allow medical marijuana dispensaries in the city of Milwaukie 
• Follow the State regulation with no extra restrictions. 

 
NDA Picnic date is Friday, September 12th, 6pm at the Waldorf School 

• No meeting on Monday, September 8th 
• Dion asked for volunteers to help plan the event 
• Ed will cover the music 

 

5.1 Page 26



A discussion on the Reliable Credit request for the NDA support of the new employee parking lot 
• Jean Baker made a motion to reject the idea of an employee’s parking lot that replaces 

businesses on Main Street.  Mark Gamba seconded the motion.  Scott Barber abstained.  Motion 
passed. 

 
Request for reimbursement of expenses 

• Jean Baker purchased maps of tax free properties in the city.   Dion Shepard made a motion to 
pay Jean Baker $46 for her expenses.  Ray Bryan seconded the motion.  Motion passed.  

 
 
Meeting adjourned 8:10pm. 
Respectively submitted,  
Shirley Blalock 
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From: Ray Bryan
To: Kolias, Vera
Subject: Reliable Credit
Date: Wednesday, November 19, 2014 6:37:32 AM

Vera,

I appreciate a business owner who is after the best interests of his/her employees.
However I am against the proposed removal of retail stores on Main St, to be
replaced with surface parking. Our NDA is also opposed to the plan.

I think a good solution to this problem would be for the city to drop plans to
develop the lot across from City Hall, and provide a guarantee of parking for
businesses such as Reliable Credit.  The parking lot is also beneficial for the Farmers
Market, First Friday, and hopefully additional events.

Thank you,

Ray Bryan
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From: Wendy Wagner
To: Kolias, Vera
Subject: Proposed parking lot beside Reliable Credit
Date: Thursday, November 20, 2014 12:15:17 PM

Dear Vera Kolias--

I was sickened to learn of the plan to demolish the building next door to Reliable
Credit. I lived in SE Portland for twelve years and would have never left for the
suburbs if I hadn't realized how charming and pedestrian-friendly downtown
Milwaukie is. We've lived here for two years and we've been bragging about how the
town is a wonderful place to live. Why? Because it has great amenities, like a first-
class coffee shop and delicious, one-of-kind eats at Canby Asparagus Farm.

Small businesses that provide great service are what drive a downtown's
development and economy. They support a high standard of living for the
community's residents. If I wanted to look at another ugly parking lot, I would have
moved to Beaverton or Gresham--or even filthy, stinky 82nd Avenue.

I hope there's a way to keep our town from turning into just another faceless,
repellent suburb. Perhaps Reliable Credit should take a page from so many local
businesses: encourage their employees to take the region's world-class mass transit.
After all, they're going to be sitting on top of the brand new MAX line.

Sincerely,

Wendy N. Wagner
4015 SE Monroe St
Writer & Editor
http://winniewoohoo.com
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From: Melissa Meadows
To: Kolias, Vera
Subject: Windhorse and reliable
Date: Thursday, November 20, 2014 11:33:51 AM

Hi Vera,
Thank you for the phone call.  I as a Milwaukie Resident am opposed to the tearing
down of Historical (in my opinion) buildings that represent Milwaukie, Oregon.  Ten
parking spaces is ridiculous and economically unsound due to this action will cause
many people to hurt financially.  So as a long standing resident of Milwaukie, longer
than Reliable Credit, I oppose this tearing down of our buildings juts for ten parking
spaces.  They can take a bus or hey wait the Max train.  Save lives save jobs.
Milwaukie Rules..
--

Reverend Melissa D. Meadows
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From: Mary Weaver
To: Kolias, Vera
Subject: downtown parking lot proposal comments
Date: Friday, November 21, 2014 12:10:44 AM
Attachments: downtown parking lot proposal 11-20-14.docx

Attached are my comments regarding the area at 10605 SE Main Street.  I do not
have the complete wording of the proposal, but I believe I understand it from the
research I have done.
 
Mary Weaver
Milwaukie resident
503-267-4483
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To: Vera Kolias, Associate Planner, City of Milwaukie 
 (and to all groups involved in reviewing this proposal) 
From:  Mary Weaver, Milwaukie Resident 
Re: comments on the proposal for 10605 SE Main Street 
Date: 11-20-14 
 
I am a frequent visitor to the downtown area and a fan of Wind Horse Coffee & 
Tea and some of the other local businesses.  However, whether I personally visit 
downtown or particularly like any of the businesses located there is not the issue 
here.  I am very concerned with the future growth, appearance, and “vibe” of 
downtown Milwaukie.  While I understand the downtown parking concerns of 
Reliable Credit employees, I am also aware there are other solutions available. 
 
Demolishing a building, losing those businesses, and replacing those with an 
employee parking lot at this site would be a disastrous, character-changing, 
depressing, uninviting, unproductive action and disrespectful of those who currently 
enjoy and support our downtown area.  It would also result in lost opportunities for 
those who might have been attracted to this area in the near future, and the loss 
of that business revenue.   
 
In my opinion, this proposal as I understand it could not possibly fit in ANY logical 
plan for the future design goals of downtown Milwaukie.   While, in general, we all 
want to allow a property owner to do whatever he or she wants with their property, 
we all know that doesn’t always work out to be reasonable in all circumstances.   
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I do not have a personal financial connection with any of the parties involved in or 
affected by this proposal, but I believe as a Milwaukie citizen that all decisions 
relating to the economic health and positive growth and development of any area of 
the city – even a seemingly small tax lot such as this one - have an impact on the 
city as a whole. 
 
I am requesting that you please do all you can to see that this proposal does not 
become a reality and to encourage the serious discussion by the appropriate parties 
of a more satisfactory long term parking solution.   
 
Thank you. 
 
Mary Weaver 
11656 SE 48th Avenue 
Milwaukie, OR 97222 
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From: barbara-lee orloff
To: Kolias, Vera
Subject: Parking VS Buildings and businesses
Date: Thursday, November 20, 2014 1:10:11 PM

As a frequent visitor and buyer of products supplied by the long standing businesses, WindHorse
and other, Roger&, how can anyone seriously think a parking lot is the equal to the WindHorse
Coffee Shop where for so many years Milwaukians and people from Sunday Market depend on
the quality of a cup of coffee and conversation and panni sandwiches toasted just the way we
like them. The condo owners across Main do not want to took out on a parking lot!! PLEASE do
not build another parking lot on Main Street. Do not allow it Mayor and City Councilors!! Change
our codes. Keep Milwaukie thriving with these businesses which we want to keep. Do not let the
almighty dollar sway your opinion. Milwaukie is more than cars. It is people who care about their
community and shop here and want it to remain viable. Parking lots are like a void.They are
empty when the work day is over. Not so the shops which bring people into downtown who
appreciate the vibrant changes now occurring. PLEASE do not allow this parking lot and building
teardown to happen. It will feel like a death in our community. A vibrant community cannot give
precedence to cars over people!! Do not allow a parking lot on Main. It will rid Milaukie of
another fine business, WindHorse which deserves better treatment by our fair city by the river.

Barbara-Lee
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From: cassandra
To: Kolias, Vera
Subject: 10605 SE Main proposal
Date: Monday, November 24, 2014 5:14:55 PM

Hi Vera,

My name is Cassandra and I live in Milwaukie. I was pretty bummed out to hear
there are plans to demolish the building that houses Wind Horse Coffee. I know
there are a few other businesses in the same bldg but Wind Horse is the place that's
a staple in my book.

My chief complaint against it would be why would you tear down something that
brings vitality, income and a sense of community to the area for a parking lot? Is it
true that's what would be placed in the remains? What a sad prospect. I know the
MAX will be done soon and parking might be an issue but there's a big park and ride
at Ochoco about a half mile to a mile away (part of my running route) and there's
also a pretty big lot there by the bank. So I don't see a parking lot bringing a lot of
value or a sense of community to the area. Also there's still construction happening
there at River Road where the tracks are being built. Can't a parking lot go over
there? That seems closer to the anticipated stop by the high school. 

Wind Horse Painted Lady doesn't have hours on Sunday and Spring Creek has a
different crowd. I feel like Wind Horse brings a unique cafe feel to the area. I have
sat outside during the summer and seen hummingbirds in their bushes. A parking lot
won't do that. 

Anyway, this disappoints me and seems like a real bonehead move. I like living in
Milwaukie and it isn't because of the parking lots. 

Thanks for listening, I sure hope this doesn't happen. 

Cassandra Caterson 97222
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To: Planning Commission  

Through: Dennis Egner, Planning Director 

From: Li Alligood, Senior Planner   

Date: December 2, 2014, for December 9, 2014, Worksession 

Subject: Moving Forward Milwaukie Briefing #11: Draft Amendments to the  
 Downtown & Riverfront Land Use Framework Plan 

 

ACTION REQUESTED 

None. This is a briefing for discussion only. This is the eleventh in a series of project briefings to 
the Planning Commission. Staff is seeking direction regarding regulatory incentives for green 
building, and feedback about draft amendments to the Downtown and Riverfront Land Use 
Framework Plan. 

BACKGROUND INFORMATION 

A.  Downtown Vision 

The Downtown and Riverfront Land Use Framework Plan ("Framework Plan"), which is the 
adopted vision for downtown, describes 3 "fundamental concepts": 

1. Anchors and Attractors – businesses at either end of Main Street that draw substantial 
pedestrian traffic and provide additional customers for downtown businesses. 

2. Main Street as a healthy retail street – establishing a "lively storefront retail character 
with a pedestrian emphasis and 24-hour use."  

3. Connecting downtown to the river – signalized pedestrian connections to the riverfront 
and development of Riverfront Park. 

The Downtown Vision, as described in the Framework Plan, was adopted in 2000 and was 
subsequently reaffirmed through the Fresh Look Milwaukie: Downtown Road Map project 
in spring 2013. The proposed amendments would update the Framework Plan to reflect 
changes since 2000, including: plans that have been adopted (the Transportation System 
Plan, Riverfront Park Master Plan, and South Downtown Concept Plan); projects that have 
been completed; and projects that are currently underway. The updated Framework Plan is 
intended to reflect the current direction of downtown Milwaukie.  
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Planning Commission Staff Report  Page 2 of 3 
Moving Forward Milwaukie Briefing #11: Framework Plan  December 2, 2014  
  
  
B. History of Prior Actions and Discussions 

 November 13, 2014: Staff provided an overview of the proposed revisions to the 
downtown design review procedures for development in downtown Milwaukie to the 
Commission and the Design and Landmarks Committee at a joint worksession. The 
Commission determined that any height or FAR bonuses would be cumulative; 
directed staff to incorporate development incentives for the provision of additional 
open space; requested additional information regarding potential incentives for green 
building; and agreed with the proposed streamlined approach to downtown design 
review. 

 October 28, 2014: Staff provided an overview of the proposed revisions to the design 
standards in downtown Milwaukie. The Commission requested additional information 
regarding potential incentives for green building and/or additional open space.  

 October 14, 2014: Staff provided an overview of proposed revisions to the 
development standards in downtown Milwaukie. The Commission discussed building 
height, off-street parking requirements, build-to lines, and ground floor window 
requirements. 

 September 23, 2014: At a joint workession with City Council, Matt Arnold of SERA 
Architects provided a presentation and led a discussion about downtown 
development and design standards and consideration for downtown Milwaukie. 

 September 9, 2014: Staff provided an overview of potential draft code amendments 
for downtown Milwaukie, specifically related to downtown use standards, and led a 
walking tour of the North Main Village development. 

KEY DISCUSSION ITEMS 

A. Green building incentives 

At the October 28 worksession, the Planning Commission requested additional information 
about how the City could incentivize design that included green building (such as LEED 
certification) and/or the provision of additional open space. At the November 13 
worksession, the Planning Commission requested additional information about green 
building incentives in other, similarly-sized communities, before making a decision about 
whether to incorporate development incentives for green building into the draft code 
amendment package.  

Staff researched other small cities in Oregon and the types of the green building incentives 
they provide. Only Ashland, OR (pop. 20,713), provides regulatory incentives in the form 
of bonus residential densities for LEED or Earth Advantage certification. See Attachment 
1. According to staff, the developer must submit a certification with the building permit 
submittal that the plans meet LEED or Earth Advantage requirements. A third party 
reviewer evaluates the plans to confirm compliance. 

City staff was not able to identify any other small cities in Oregon with regulatory incentive 
programs. Most programs take the form of expedited permit processing, fee waivers or 
reductions, or other process-based incentives. 

6.1 Page 2



Planning Commission Staff Report  Page 3 of 3 
Moving Forward Milwaukie Briefing #11: Framework Plan  December 2, 2014  
  
  
B. Downtown and Riverfront Land Use Framework Plan 

The Downtown and Riverfront Land Use Framework Plan ("Framework Plan") was adopted 
in 2000 and reflected the community's vision for downtown, as well as the infrastructure 
and development projects that would implement the vision. A key component of the Moving 
Forward Milwaukie project is a "refresh" of the Framework Plan to reflect the revised 
policies, completed projects, and new projects that have been adopted or implemented 
since 2000. 

See Attachment 2for the adopted Framework Plan; see Attachment 3 for commentary 
describing the proposed amendments, which are shown in underline/strikeout; and see 
Attachment 4 for the "clean" version of the document.  

C. Discussion Questions 

 Staff is seeking Commission feedback about the following proposals. 

1. Which, if any, potential bonus densities (FAR, height) should be included in the draft 
code amendments for green buildings?  

2. If so: 

a. Should various levels of incentives be tied to various levels of certification? 

3. Are there any questions or concerns about the proposed revisions to the Framework 
Plan? 

Next Steps  

The first hearing for the draft downtown plan and code amendments is scheduled for Tuesday, 
January 13. Staff is incorporating feedback from the Planning Commission, Design and 
Landmarks Committee, and the public into a revised review draft of the amendments, which will 
be available on December 12. 

Staff requests Planning Commission feedback about whether additional worksessions on the 
draft amendments are desired before beginning the public hearing process. 

ATTACHMENTS 

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

 PC 
Packet 

Public 
Copies  

E- 
Packet 

1. City of Ashland Green Building Incentives    

2. Downtown and Riverfront Land Use Framework Plan    

3. Underline/Strikeout Amendments with Commentary     

4. Clean version, as proposed to be amended      

Key: 

PC Packet = paper materials provided to Planning Commission 7 days prior to the meeting. 

Public Copies = paper copies of the packet available for review at City facilities and at the Planning Commission meeting. 

E-Packet = packet materials available online at http://www.milwaukieoregon.gov/planning/planning-commission-117.    
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18.88.040 Performance Standards for Residential Developments

A. Base Densities.

1. The density of the development shall not exceed the density established by this
Section. The density shall  be computed by dividing the total number of dwelling
units by the acreage of the project, including land dedicated to the public. Fractional
portions of the final answer, after bonus point calculations, shall not apply towards
the total density. Base density for zoning districts within the City of Ashland shall be
as follows:

WR and RR zone--1 divided by the minimum lot size expressed in acres, times 0.60
determines the dwelling units per acre.

WR-2 = 0.30 du/acre

WR-2.5 = 0.24 du/acre

WR-5 = 0.12 du/acre

WR-10 = 0.06 du/acre

WR-20 = 0.03 du/acre

RR-1 = 0.60 du/acre

RR-.5 = 1.2 du/acre

Single Family Zones

R-1-10 = 2.40 du/acre

R-1-7.5 = 3.60 du/acre

R-1-5 = 4.50 du/acre

R-1-3.5 = 7.2 du/acre

Multi-Family Zones

R-2 = 13.5 du/acre

R-3 = 20 du/acre

2. All developments with a base density of 10 units or greater shall be required to
provide a minimum of 5% of the total lot area in Open Space that is not subject to
bonus point calculations. Bonus shall be awarded only to that Open Space area in
excess of the 5% required for developments of 10 units or greater. Open Space shall
be optional for all developments of less than 10 units.

City of Ashland, Oregon - Municipal Code http://www.ashland.or.us/CodePrint.asp?CodeID=3420

1 of 3 12/2/2014 10:10 AM
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B. Bonus Point Calculations.

1. The permitted base density shall be increased by the percentage gained through
bonus  points.  In  no  case  shall  the  density  exceed  that  allowed  under  the
Comprehensive Plan.

2. The maximum bonus permitted shall be 60%. (Ord. 2669, 1992)

3. The following bonuses shall be awarded:

a. Conservation Housing – 100% of the homes or residential units approved for
development,  after  bonus  point  calculations,  shall  meet  the  minimum
requirements for certification as a Earth Advantage home, as approved by the
Ashland Conservation Division under the City’ s Earth Advantage program as
adopted by resolution 2006-06 maximum 15% bonus. (Ord 2923; S3 2006)

b. Provision of common open space.

1.  Purpose.  Common  open  spaces  may  be  provided  in  the  form  of
natural  areas,  wetlands,  playgrounds,  active  or  passive  recreational
areas, and similar areas in common ownership. All areas set aside for
common  space  may  be  counted  for  base  density,  unless  otherwise
excluded  by  the  Land-use  Ordinance.  However,  for  the  purposes  of
awarding density bonus points, the Planning Commission shall consider
whether  or  not  the  common  open  space  is  a  significant  amenity  to
project residents, and whether project residents will realistically interact
with the open space on a day-to-day basis. The purpose of the density
bonus for common open space is to permit areas which could otherwise
be developed, or sold as individual lots, to be retained in their natural
state or to be developed as a recreational amenity. It is not the purpose of
this  provision  to  permit  density  bonuses  for  incidental  open  spaces
which have no realistic use by project residents on a day-to-day basis.

2. Standard. Developments of 10 units or greater shall provide 5% of
the total  development  area  in Open Space.  No bonus points  shall  be
awarded for this Open Space. For developments of less than 10 units
which provide more than 2% of the project area for common open space,
or for developments of 10 units or greater which provide greater than
5% open space, a 1% bonus shall be awarded for each 1% of the total
project area in common open space--maximum 10% bonus.

c. Provision of major recreational facilities.

1.  Purpose.  Points  may  be  awarded  for  the  provision  of  major
recreational  facilities  such  as  tennis  courts,  swimming  pools,
playgrounds, or similar facilities.

2.  Standard.  For  each  percent  (1%) of  total  project  cost  devoted  to
recreational  facilities,  a  6%  density  bonus  may  be  awarded  up  to  a

City of Ashland, Oregon - Municipal Code http://www.ashland.or.us/CodePrint.asp?CodeID=3420

2 of 3 12/2/2014 10:10 AM
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maximum  of  10%  bonus.  Total  project  cost  shall  be  defined  as  the
estimated  sale  price  or  value  of  each  residential  unit  times  the  total
number of units in the project. Estimated value shall include the total
market  value  for  the  structure  and land.  The cost  of  the  recreational
facility  shall  be  prepared  by  a  qualified  architect  or  engineer  using
current costs of recreational facilities--maximum bonus 10%.

d.  Affordable  Housing  -  for  every  percent  of  units  that  are  affordable,  an
equivalent percentage of density bonus shall be allowed. Affordable Housing
bonus shall be for residential units that are affordable for moderate income
persons in accord with the standards established by resolution of the Ashland
City Council and guaranteed affordable through procedures contained in said
resolution. Maximum bonus of 35%.(Ord. 2450 1988; Ord. 2630 S6, 1991;
Ord. 2669, 1992)

  

City of Ashland, Oregon - Municipal Code http://www.ashland.or.us/CodePrint.asp?CodeID=3420

3 of 3 12/2/2014 10:10 AM
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The Milwaukie Downtown and
Riverfront Land Use Framework
Plan represents a major opportunity

to reinvigorate downtown Milwaukie.  With
aggressive and focused efforts from both
the public and private sectors over the
coming years, downtown Milwaukie will
be revitalized.  This Plan outlines the
components necessary to make such a
vision of Milwaukie a reality.  It foremost
builds upon existing assets, capitalizes
upon significant existing uses, and fea-
tures the natural environment.  It also sets
out a realistic agenda and implementation
program that the city and private develop-
ment can follow.

What This Framework Does

The Land Use Framework is a vision of
what can occur in the downtown and
riverfront area.  It  has been tailored to
meet Milwaukie’s social, economic and
development goals and policies while
responding to market conditions and the
City’s overall vision for future growth.

This  document  serves as an ancillary
document  to the Milwaukie Comprehen-
sive Plan.  On its own, this Framework is
not a regulatory document.  Any part of the
Framework that is intended to have a
binding effect will have to be adopted as
part of, or pursuant to, a code to have
regulatory effect.  The Land Use Frame-
work suggests changes to the existing
Town Center Plan Subarea 1 of the Com-
prehensive Plan.

Land Use Framework

This Framework establishes and guides
the development of publicly and privately
owned parcels of land, and outlines spe-
cific land uses.  Nothing in this framework
authorizes public use of private property.
The Zoning Ordinance provisions regard-
ing permissible uses prevail over any
inconsistent provision in this Downtown
and Riverfront Land Use Framework.

This Land Use Framework allows existing
businesses to remain as long as their
owners wish.  All privately owned property
designated as a public use in this Frame-
work - for example, parks or trails - will
continue to be in a “private ownership”
zoning category, and will not be rezoned for
public use until it is acquired by a public
entity.

If an existing business does not conform to
the new planning area’s allowable uses
and development regulations, it will be
allowed to continue to operate, as well as
to expand and rebuild, in accordance with
the Downtown Design Standard Threshold
Regulations of the City of Milwaukie’s
Zoning Ordinance.
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1.1 Aerial Photograph of
Existing Downtown

Downtown and Riverfront
Planning Area Boundary

Downtown Milwaukie 2000
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NORTH

Subarea 1 of the Town Center Master Plan

Downtown
Planning Area
(Town Center
Plan Subarea 1)

Milwaukie Town Center Plan 1997

1.2 Downtown Planning Area Map

Land Use Framework
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1.4 Framework Elements
The Milwaukie Downtown and Riverfront Land
Use Framework recognizes and builds upon the
rich character and history of our town.  It cel-
ebrates the diversity and spirit of the people and
places of Milwaukie, and reinforces those spe-
cial qualities.

City officials, community leaders and area
businesses have known for a long time that
Milwaukie’s historic downtown, nestled at the
edge of the Willamette River, can and should be
a vital center for the community’s economic and
social activity.  Starting in 1999, the City of
Milwaukie began a process to develop a con-
cept for downtown Milwaukie that reflects the
vision of the people who live and work there.
During a number of community design forums,
citizens have tested various aspects of the plan,
with local residents ranking their priorities for
the downtown area.

This Land Use Framework represents the lead-
ership of a skilled volunteer Riverfront Board
and the input of the more than 2000 community
members who have attended meetings, re-
turned surveys, provided focus and ideas, and
directed the plan.

The Recipe that Works

This Land Use Framework represents a process
derived from a recipe of fundamental concepts
that has worked successfully in other cities,
equal in size to Milwaukie and with similar
challenges.  In those cities, the public and
private sectors worked together to make revital-
ization happen.  They developed a plan, and
subsequently residents and government offi-
cials did what it took to make their plans work.
Their efforts paid off.  This Land Use Framework
will do the same for Milwaukie.

Downtown view from Willamette River

Lot Whitcomb, 1850

Historic Masonic Lodge

Land Use Framework
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Fundamental Concepts

Milwaukie’s unique character is at the
heart of the Downtown and Riverfront
Framework.  The Framework reconnects
Milwaukie to the Willamette River, knitting
together the seam of McLoughlin Boule-
vard.  It creates the new Riverfront Park as
the city’s “living room.” And it calls for
revitalizing historic buildings while design-
ing new structures to harmonize with the
town’s historic character.

Anchors and attractors are used to build
upon existing resources, and to strengthen
the Main Street “retail armature.”  Thus the
Framework is a blueprint to make
Milwaukie and its downtown a vital, livable
and sustainable community.

Amenities and Open Spaces

Milwaukie is fortunate to have a setting
that inspires its citizens, that offers history,
beauty and vitality.  The Willamette River,
Johnson Creek, and Kellogg Creek all
provide beautiful natural borders to the
downtown area.  The Milwaukie Down-
town and Riverfront Framework capitalizes
on these natural resources, by restoring
the creeks and connecting the river to the
historic blocks of downtown.  Thus both
the town and the natural areas are rein-
vigorated.

Implementation

This Framework coordinates with Milwaukie’s
existing planning efforts and regulations.  The
Milwaukie Comprehensive Plan provides the
guiding policies to manage the city’s physical
elements.   Ancillary planning documents
may be attached to the Comprehensive Plan.
These include the Milwaukie Vision State-
ment of 1995 and the Town Center Master
Plan of 1997.  The latter responds to
Milwaukie’s designation as one of Metro’s
2040 Growth Concept Town Centers. The
Downtown and Riverfront Framework is a
conceptual document.  Therefore, various
sections may be adopted as part of, or refer-
enced by the existing Milwaukie Zoning
Ordinance, Subdividion Ordinance, or Mu-
nicipal Code to be effective as regulatory
document.

The Downtown and Riverfront Framework
responds to environmental policies including
Metro’s Title 3 Requirements and Federal
Endangered Species Act.

Phasing and Financing Strategy

The Framework makes this bold statement:
that investing in the future of Milwaukie
makes sense.  Investment offers employment
and opportunity for all the citizens of
Milwaukie; it enriches the town literally and
figuratively.   Smart public improvements
stimulate substantial private investment.
Thus, investing today in a better quality of life
for downtown Milwaukie makes sense for the
whole town, for years to come.
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1.5 Our Guiding Principles - A Touchstone

In 1999, the City of Milwaukie began a
process to develop its vision of the
downtown and riverfront. Throughout this

community effort, the Framework was
developed in accordance with and
responded to the following guiding
principles:

Creating a livable community:

•   Provide for residents, workers and
    visitors alike.
•   Provide for people of all ages, cultures,
    ethnic groups and incomes.
•  Provide cultural arts and entertainment
    facilities.
•   Provide significant open spaces and
    connections to the riverfront.
•   Provide for specific “programmatic”
    requirements, such as parking or visibility
    from major roadways.

Ensuring economic success:

•  Efficiently maximize current investment in
    infrastructure.
•  Spur further private investment.
•  Recognize and respond to the current
   marketplace.
•  Establish a strategy for capturing
    unrealized market niches.
•  Complement, protect and promote the
   continued growth and vitality of current
   businesses.

Land Use Framework
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Land Use Framework

NORTH

Create a
Riverfront  Park

“Living Room”

Connect to
Willamette River

Knit the McLoughlin
Seam with pedestrian
connections and
signals across
Boulevard

Establish a Grocery
Store Anchor

Strengthen the
Main Street Retail
Armature

Establish an
Arts and
Entertainment
Anchor

Willamette
River

Impact Zone

1.6  Fundamental Concepts Map
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1.7  Fundamental Concepts
Anchors and Attractors

The keystone to building a successful
downtown is to build upon existing
resources - the quality stores and

offices that we already have - and supple-
ment these with anchors and attractors -
places used by hundreds of people on a
daily basis.  A grocery store, for example,
will generate considerable foot traffic, which
will in turn provide additional customers for
downtown businesses.

The framework includes key elements
which will be necessary to achieve these
goals.  New “anchor” uses are as follows:

•  Bus transit center.
•  Grocery store across Main Street from the
    transit center.
•  Arts, entertainment and office “campus” of
   buildings at the southern end of Main
   Street, including a graphics-oriented
   higher education facility.

The Main Street “Retail Armature”

Reactivating Main Street is a major focus -
re-establishing and strengthening a lively
storefront retail character with a pedestrian
emphasis and 24-hour use.

The framework establishes an environment
in which people can shop, work, live and
socialize along Main Street.  It addresses
and repairs the fundamental problems that
have drained downtown of its vitality.  The
Framework suggests adding to or filling in
blocks with new uses and in some in-
stances tearing down buildings and starting
over again.

In the four blocks between these two an-
chors, the fabric of ground floor retail estab-
lishments will create a lively flow of pedes-
trian activity.  The Main Street retail armature
ensures that a healthy retail street includes:

•  Retail on both sides of the street.
•  Continuous retail facades with no
    interruptions.
•  On-street parking in front of retail.
•  Anchor retail at both ends of Main Street.
•  Retail on all four corners of intersections.
•  A pedestrian loop.
•  Safe, signalized pedestrian crossings.
•  Pedestrian-friendly amenities - wide
    sidewalks, landscaping, benches.

This north-south flow of activity will be
further enlivened where it intersects with the
new Main Street Plaza -  in the block be-
tween Monroe and Jefferson Streets and
leading directly to  the Willamette River and
the new Riverfront Park.

Connecting to the River

The new Riverfront Park will be the location
for special events such as “Festival Daze,”
holiday celebrations and community assem-
blies.  At its southern end will be a new
hotel, adjacent to the new public marina and
rowing facility.

Land Use Framework
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NORTH

1.8 Land Use Framework
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1.9 Key Land Use Features

Revitalizing Main Street and downtown:

•  Main Street improvements - shops,
    services, and family wage jobs
•  Save Landmarks - to preserve history and
    heritage
•  New Grocery Store - to anchor Main
    Street
•  New Tri-Met Bus Transit Center
•  New Arts and Entertainment Campus

Reconnecting to the River:

•  New McLoughlin Bridge - to knit the seam
    between the downtown and the river
•  New Riverfront Park - the City’s living
    room
•  New Public Marina and restaurant
•  New Riverfront hotel - to replace the water
    treatment plant

Restoring Natural Areas and Parks:
•  Downtown stream - divert a portion of
    Spring Creek into downtown park
•  Restore  Spring Creek
•  Restore Johnson Creek
•  Restore Kellogg Creek

Providing Quality Housing:
•  To the North, townhomes and apartments
    engaging new parks, near Spring
    Creek and trail to Spring Water Corridor
•  To the South, townhomes and apartments
    along landscaped creek and Rail Trail.

Land Use Framework

Revitalizing Main Street

Reconnecting to the River

Restoring Natural Areas - Spring Creek

Providing Quality Housing
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1.10 Land Use Descriptions

Downtown Milwaukie includes six
established and emerging planning
areas, each with distinctive physical

characteristics and varying uses.  While they
share a singular overall area - the
downtown of Milwaukie - they serve various
social, cultural, and economic roles.  The
goal of the Downtown and Riverfront Plan is
to secure a future which binds all of these
existing and potential areas into a coherent
downtown while enabling each individual
area to maintain or develop a distinctive
identity.

Apartments - North Housing

Storefront Main Street

Bus Transit Center

Land Use Framework
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Character:
Multiple-family residences: ownership/
condominiums and rental (including
townhouses and apartments).

1.11 Housing North Area

Approximate Area: 10 acres
Proposed Use: 25 townhouse units (target)

225 units apts/condominiums (target)

Total units: 250 (target)

 Condominiums
and apartments

engaging new
open space/park

Trail Connection to
Spring Water Corridor

Alley access to
garages required

Internalized
parking in

landscaped
courtyard

Courtyard
Common Area

Enhanced Spring
Creek

Main Street
boulevard
treatment

Residential
Transition Area:
Courtyard
Apartments or
Townhouses

Open space &
park buffer
adjacent to
Transit Center

NORTH

Land Use Framework
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Character:
Multiple-family residence types: rental
apartments or condominiums.

Approximate Area:2 acres
Proposed Use: 200 units (target)

1.12 Housing South Area

Provide
clubhouse/
common facility

Buildings engage
street and include

underground
parking

Amenity - creek
and landscaped

green space

20’ (min.)
easement for
Rail Trail

Internalized
parking - behind

buildings

Landscape
Buffer

NORTH

Land Use Framework
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1.13 Storefront Main Street Area

Character:
One block deep along Main Street, and
including parking areas behind buildings.
Retail uses at ground floor and second floor,
and mixed uses of office and residential
above.  Maintains pedestrian orientation
throughout.

Approximate Area:8.5 acres
Proposed Use:

retail: 115,000 SF (target)
office: 75,000 SF (target)
residential: 150 units (target)
theater: 25,000 SF

City Hall
Block

NORTH

Land Use Framework

Education/
Parking

Structure

Theater or
Office/

McLoughlin
Bridge

Riverfront
Access Way

Plaza

Office facing
open space

Parking behind
buildings

Mixed use above

Continuous
retail at ground

floor

Parking
behind
buildings

Office

Angled and
parallel
parking on
cross streets

Existing church
Maintain quality
buildings where
appropriate

Surface or
structured
parking

New Local
Street- 21st
St. extension

Landscape
buffer
between
Transit Center
and Library

Mixed Use -
Transit oriented
Development

Enhanced
Scott Park

Angled and
parallel
parking on
Main Street

Bus Transit
Center
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1.14 Arts/Entertainment/Office Area

Character:
Envisioned as a campus to anchor the Main
Street retail armature.  The area will be
highly visible from McLoughlin Boulevard,
and buildings will address Washington
Street.  To the south, the campus will be
adjacent to the park at Kellogg Creek.

Main Street
pedestrian
walk

Buildings
engage

Washington
Street

Buildings engage
pedestrian street

Parking - surface
or structured

Landscape
buffer/ Kellogg

Creek

20’ (min.)
easement for
Rail Trail

Approximate Area: 5 acres
Proposed Use: Retail  50,000 SF (target)

Office 100,000 SF (target)

NORTH

Land Use Framework

Service drive/
“drop off”
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1.15 Parks and Open Space Areas

Restored
Johnson Creek
habitat

Fountain in
Riverfront Park

All park
development

above
highwater line

(18.5’ elevation)

Restored riverbank
vegetation

Pedestrian bridge

Terraced retaining
wallsFestival lawn

Nature trail/
boardwalk

Marina

Walkway

Native Plant
Landscaping

Landscaped surface
parking lot - access
from hotel entry road

Truck/special event
service access point

Riverfront Park
Access Way

Remove fish ladder
Kellogg Creek
restoration

Character:
Connects to downtown by the new
McLoughlin Bridge.  Park includes a
“festival lawn”  for assembly, as well
as walkways, seating areas,
waterways, and enhanced wetlands.

NORTH

Land Use Framework

Kellogg Creek
Recreation and
Natural Area -
opportunities for
future active and
passive
recreation

Note:
All development will be consistent
with protection of river, wetlands
and waterways as required by
Willamette Greenway, Title 3, ESA
and other applicable requirements.
All existing private ownership and
use may continue, and no use of
private property for public purposes
is required.

Approximate Area: 25 acres

See page 19 for Hotel area
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1.16 Commercial Area

Character:
An area  for commercial development which is auto-
accommodating yet maintains a pedestrian-orientation at
least at one entrance, and still engages the street right-of-
way.

Approximate Area: 2.5 acres
Proposed Use: Commercial 18,000 SF (target)

Office 20,000 SF (target)

Land Use Framework

New roadway with
signalized

intersection at
McLoughlin Blvd.

Commercial -
entrances

engage street

Grocery store -
primary entry
engages Main
Street

Screened and
landscaped
parking lot

Provide ingress/
egress off

McLoughlin Blvd.

Rehabilitated
office building

Office entry at
corner of Main St.
and Harrison Ave.

NORTH
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Land Use Framework

1.17 Hotel Area

Character:
Area specifically for a hotel establishment;
auto-accommodating but well-landscaped and
pedestrian-friendly.

Approximate Area:  6.5 acres
Hotel units: 200 rooms (target)
Restaurant: 5,000 SF (max.)

Hotel sited to
maximize
views of

Willamette
River

Landscaped
surface parking
behind hotel,
adjacent to
McLoughlin
Blvd.

New signalized
intersection at
McLoughlin Blvd.

Buffer adjacent
neighborhood

with berms and
landscaping

NORTH

Riverfront
Restaurant
overlooking
Willamette
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1.18 Amenities and Open Space Framework Map

Marina

Kellogg Creek

Kellogg Park &
Nature Areas

Riverfront Restaurant

Festival/Open Lawn
Staging Area

Main Street Plaza

Johnson Creek
Nature Area

Springwater/Crystal
Creek Trail

Downtown Spring Creek

Scott Park2
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Land Use Framework

Note: All existing private
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1.19 Amenities and Open Space Framework

The Milwaukie Downtown and
Riverfront Land Use Framework Plan
includes a system of outdoor open

and green spaces weaving around and
through the city.  There are creeks, restored
wetlands, the Willamette River, and a
landscaped urban plaza.

Many of the areas are subject to various
municipal, state and federal regulations
intended to protect environmental and
natural resource values; the elements of this
framework are intended to be consistent
with those regulations.

Spring Creek/Crystal Creek Trail -
Connects the northern end of Milwaukie’s
downtown with  the Portland metro area’s
Springwater Corridor.

Scott Park - Adjacent to the Ledding
Library and the Transit Center Park, as well
as to the North Downtown Housing, Scott
Park offers lawn and play areas for children
and adults.  An improved Scott Lake
connects through a natural stream  to the
restored Crystal Creek.

Johnson Creek Nature Area - The creek
would be restored to its natural state.  The
creek connects the Springwater/Crystal
Creek Trail to the north with the Riverfront
Park and downtown.

Downtown Spring Creek - A small portion
of Spring Creek may be diverted into
downtown, streaming from the railroad
tracks and new “Rail Trail” to the east,
through the new Main Street Plaza, to the
Riverfront Park.

Main Street Plaza - A paved and
landscaped open public gathering space at
the center of town, connecting the primary
retail street to the Riverfront Park.

“Rail Trail” - Along the railroad tracks runs a
trail that,  when combined with the
Riverfront Park pathways, completes a loop
around downtown.  The Rail Trail also links
the Kellogg Creek area in southern
Milwaukie to the Springwater/Crystal Creek
Trail to the north, and gives a green edge to
the east side of downtown.

Festival/Open Lawn Staging Area - A part
of the Riverfront Park is landscaped to
accommodate public festivals and
assembly.

Main Street/Streetscape Improvement -
From the Transit Center south to Washington
Street, Main Street benefits from special
sidewalk treatments, crosswalks, curb
extensions, pedestrian-scaled lighting,
street furniture, street trees and planting
beds.

Main Street Walk- A pedestrian street with
special paving, crosswalks, curb
extensions, lighting and street furniture,
Main Street Walk terminates in a circle at the
arts/office/entertainment campus in the
south side of downtown.

Riverfront Restaurant - In Riverfront Park,
a new restaurant overlooks the Willamette
River and new marina.

Marina - A new public marina  and rowing
facility is located near the proposed
restaurant and hotel buildings which
replace the wastewater treatment plant.  The
marina would accommodate a riverboat or
similar vessel.

Kellogg Creek/Kellogg Park and Nature
Areas - The creek and wetlands are to be
restored to a salmon-friendly state.

Land Use Framework
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2.1 Priority Projects

Implementation

2a
1b

2b

1a

This diagram sets forth priority projects
for the Land Use Framework Plan.  The
first priority projects will establish a
climate of positive change and growth,
while larger or more costly ones would
occur later.

*

Riverfront Park Phase 1

Bus Transit Center and transit-
oriented development

Grocery store and parking

Arts/entertainment/office complex

McLoughlin Boulevard
improvements, McLoughlin
Bridge and parkway connection
from Main Street to Riverfront
Park

Main Street streetscape
improvements

Residential, commercial and
hotel and open space
development may occur at any
time throughout downtown’s
revitalization

Priority Projects
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2 of 33 December 2, 2014 Proposed Revisions to the  
  Framework Plan 

 

Background 
 

The proposed amendments to the Downtown and Riverfront Land Use Framework Plan 

("Framework Plan") are intended to update the document with adopted policy and 

completed and planned projects that have emerged since the Plan was adopted in 2000. 

Ideally, the Framework Plan will become a living document that is regularly updated to 

reflect completed projects and evolving policies.  

 

Adopted plans that provide the basis for the revisions are: 

 Transportation System Plan, adopted in 2007, which adopted a policy to remove the 

bus transit center from downtown Milwaukie 

 Riverfront Park Master Plan, adopted in 2009, which finalized the design for 

Riverfront Park 

 South Downtown Concept Plan, adopted in 2011, which refined the 

"Arts/Entertainment/Office" area south of Washington St 

 

Projects underway that provide the basis for the revisions are: 

 Initiation of master planning for Kronberg Park in 2014 (anticipated completion 

spring 2015) 

 Construction of Riverfront Park Phase II (anticipated completion March 2015) 

 Kellogg Bicycle and Pedestrian Bridge (anticipated completion Spring 2015) 

 Adams Street Connector (anticipated completion Spring/Summer 2015) 

 

Completed projects that provide the basis for the revisions are: 

 Development of the former Bus Transit Center site with North Main Village, a 

transit-oriented mixed use development, in 2005 

 Completion of the Johnson Creek restoration project in 2012 

 Initiation of the Kellogg-for-Coho project to restore Kellogg Creek in 2006 (still 

underway) 

 Completion of Riverfront Park Phase I 2012 

 Completion of the Portland-to-Milwaukie light rail alignment and station in downtown 

Milwaukie in 2014/2015 
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Proposed Revisions to the  December 2014 3 of 33 

Framework Plan   

Reader Guide 
 

Commentary  

A commentary section precedes each section of code amendments. The commentary 

provides a non-technical summary of the proposed amendments and identifies the basis of 

the proposal. The commentary section is labeled as commentary and presented in Comic 

Sans font (the same font of this sentence). 

 

Amendments 

Unless otherwise noted in the document, underlined text is proposed text, and 

strikethrough text is existing code language proposed for deletion. 
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Commentary 

 

4 of 33 December 2, 2014 Proposed Revisions to the  
  Framework Plan 

The introductory paragraphs of the plan have been revised to reflect that the Framework 

Plan and implementing regulations changed the existing Town Center Plan Subarea 1 of the 

Comprehensive Plan; the amendment plan does not suggest further changes. 

 

The plan revisions will result in a more general vision for downtown rather than the 

specific land uses envisioned for sites in downtown. 
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Proposed Revisions to the  December 2014 5 of 33 

Framework Plan   

Land Use Framework 

The Milwaukie Downtown and Riverfront Land Use Framework Plan represents a major 
opportunity to reinvigorate downtown Milwaukie. With aggressive and focused efforts from both 
the public and private sectors over the coming years, downtown Milwaukie will be revitalized. 
This Plan outlines the components necessary to make such a vision of Milwaukie a reality. It 
foremost builds upon existing assets, capitalizes upon significant existing uses, and features the 
natural environment. It also sets out a realistic agenda and implementation program that the city 
and private development can follow. 

What This Framework Does 

The Land Use Framework is a vision of what can occur in the downtown and riverfront area. It 
has been tailored to meet Milwaukie’s social, economic and development goals and policies 
while responding to market conditions and the City’s overall vision for future growth. 

This document serves as an ancillary document to the Milwaukie Comprehensive Plan. On its 
own, this Framework is not a regulatory document. Any part of the Framework that is intended 
to have a binding effect will have to be adopted as part of, or pursuant to, a code to have 
regulatory effect. The Land Use Framework suggests changes to the existing Town Center Plan 
Subarea 1 of the Comprehensive Plan. 

This Framework establishes and guides the development of publicly and privately owned 
parcels of land, and outlines specific land uses. Nothing in this framework authorizes public use 
of private property. The Zoning Ordinance provisions regarding permissible uses prevail over 
any inconsistent provision in this Downtown and Riverfront Land Use Framework. 

This Land Use Framework allows existing businesses to remain as long as their owners wish. 
All privately owned property designated as a public use in this Framework - for example, parks 
or trails - will continue to be in a "private ownership" zoning category, and will not be rezoned for 
public use until it is acquired by a public entity. 

If an existing business does not conform to the new planning area’s allowable uses and 
development regulations, it will be allowed to continue to operate, as well as to expand and 
rebuild, in accordance with the Downtown Design Standard Threshold Regulations of the City of 
Milwaukie’s Zoning Ordinance. 
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Commentary 

 

6 of 33 December 2, 2014 Proposed Revisions to the  
  Framework Plan 

Figure 1.3, which shows a detailed schematic of proposed land uses and development in 

downtown, is being deleted to reflect the more consistent nature of the proposed 

downtown regulations.  

 

Subsequent graphics and sections have been renumbered to reflect this deletion. 
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Framework Plan   

1.1 Aerial Photograph of Existing Downtown 

[GRAPHIC PLACEHOLDER] 

1.2 Downtown Planning Area Map 

Subarea 1 of the 1997 Town Center Master Plan 

[GRAPHIC PLACEHOLDER] 

1.3 Illustrative Plan 

[GRAPHIC PLACEHOLDER] 

1.34Framework Elements 

The Milwaukie Downtown and Riverfront Land Use Framework recognizes and builds upon the 
rich character and history of our town. It celebrates the diversity and spirit of the people and 
places of Milwaukie, and reinforces those special qualities. 

City officials, community leaders and area businesses have known for a long time that 
Milwaukie’s historic downtown, nestled at the edge of the Willamette River, can and should be a 
vital center for the community’s economic and social activity. Starting in 1999, the City of 
Milwaukie began a process to develop a concept for downtown Milwaukie that reflects the vision 
of the people who live and work there. During a number of community design forums, citizens 
have tested various aspects of the plan, with local residents ranking their priorities for the 
downtown area. 

This Land Use Framework represents the leadership of a skilled volunteer Riverfront Board and 
the input of the more than 2000 community members who have attended meetings, returned 
surveys, provided focus and ideas, and directed the plan. 

The Recipe that Works 

This Land Use Framework represents a process derived from a recipe of fundamental concepts 
that has worked successfully in other cities, equal in size to Milwaukie and with similar 
challenges. In those cities, the public and private sectors worked together to make revitalization 
happen. They developed a plan, and subsequently residents and government officials did what 
it took to make their plans work. Their efforts paid off. This Land Use Framework will do the 
same for Milwaukie. 

[PHOTO PLACEHOLDER: Downtown view from Willamette River] 

[PHOTO PLACEHOLDER: Historic Masonic Lodge] 

[PHOTO PLACEHOLDER: Lot Whitcomb, 1850] 
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  Framework Plan 

The Fundamental Concepts have been updated to reflect the South Downtown Concept 

Plan and the new public plaza it proposes. 

 

Implementation has been updated to reflect the incorporation of the South Downtown 

Concept in the revised document. 
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Fundamental Concepts 

Milwaukie’s unique character is at the heart of the Downtown and Riverfront Framework. The 
Framework reconnects Milwaukie to the Willamette River, knitting together the seam of 
McLoughlin Boulevard. It creates the new Riverfront Park as the city’s "living room." And it calls 
for revitalizing historic buildings while designing new structures to harmonize with the town’s 
historic character. 

Anchors and attractors are used to build upon existing resources, and to strengthen the Main 
Street "retail spine armature."  South Downtown is refreshed with a new public plaza and light 
rail station. Thus the Framework is a blueprint to make Milwaukie and its downtown a vital, 
livable and sustainable community. 

Amenities and Open Spaces 

Milwaukie is fortunate to have a setting that inspires its citizens, that offers history, beauty and 
vitality. The Willamette River, Johnson Creek, and Kellogg Creek all provide beautiful natural 
borders to the downtown area. The Milwaukie Downtown and Riverfront Framework capitalizes 
on these natural resources, by restoring the creeks and and improving the riverfront for public 
use.. Thus both the town and the natural areas are reinvigorated. 

Implementation 

This Framework coordinates with Milwaukie’s existing planning efforts and regulations. The 
Milwaukie Comprehensive Plan provides the guiding policies to manage the city’s physical 
elements. Ancillary planning documents are part of  the Comprehensive Plan. These include the 
Milwaukie Vision Statement of 1995 and the Town Center Master Plan of 1997. The latter 
responds to Milwaukie’s designation as one of Metro’s 2040 Growth Concept Town Centers. 
The Downtown and Riverfront Framework is a conceptual document. Therefore, various 
sections have been adopted as part of, or referenced by the existing Milwaukie Zoning 
Ordinance, Subdivision Ordinance, or Municipal Code to be effective as a regulatory document. 

The Downtown and Riverfront Framework responds to environmental policies including Metro’s 
Title 3 and 13 Requirements and the Federal Endangered Species Act. 

This Framework also reflects the adopted South Downtown Concept Plan, which serves as a 
refinement plan to the area south of Washington Street that will be most directly influenced by 
the new light rail station. 

Phasing and Financing Strategy 

The Framework is based on the idea makes this bold statement: that investing in the future of 
Milwaukie makes sense. Investment offers employment and opportunity for all the citizens of 
Milwaukie; it enriches the town literally and figuratively. Smart public improvements stimulate 
substantial private investment. Thus, investing today in a better quality of life for downtown 
Milwaukie makes sense for the whole town, for years to come. 
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Renumbered 1.4 Our Guiding Principles – A Touchstone  

This section has been updated to reflect the confirmation of the guiding vision for 

downtown through the 2013 Fresh Look Milwaukie: Downtown Road Map project. 
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1.45 Our Guiding Principles - A Touchstone 

The community's vision for downtown was reaffirmed through public outreach in 2013. In 1999, 
the City of Milwaukie began a process to develop its vision of the downtown and riverfront. 
Throughout this community effort, the Framework was developed in accordance with and 
responded to the following guiding principles: 

Creating a livable community: 

 Provide for residents, workers and visitors alike. 

 Provide for people of all ages, cultures, ethnic groups and incomes. 

 Provide cultural arts and entertainment facilities. 

 Provide significant open spaces and connections to the riverfront. 

 Provide for specific "programmatic" requirements, such as parking or visibility from major 
roadways. 

Ensuring economic success: 

 Efficiently maximize current investment in infrastructure. 

 Spur further private investment. 

 Recognize and respond to the current marketplace. 

 Establish a strategy for capturing unrealized market niches. 

 Complement, protect and promote the continued growth and vitality of current businesses. 

[PHOTO PLACEHOLDER: no caption, picture of canoe and trees at river] 
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Renumbered 1.5 Fundamental Concepts Map 

This map has been updated to reflect the expansion of the plan's focus on Main Street to 

McLoughlin Blvd and 21st Avenue. Revisions include: 

 Identifying McLoughlin Blvd as a commercial corridor 

 Identifying 21st Ave as a commercial, office, and retail corridor 

 Establishing gateways at either end of downtown on McLoughlin Blvd 

 Clarifying that connections between downtown and the riverfront should occur at key 

pedestrian streets with signalized crossings (Harrison St, Monroe St, and Washington 

St) 

 Identifying the area north of Harrison St as a potential "urban village" development 

area 

 Identifying the South Downtown Concept planning area 

 

New 1.6 South Downtown Concept Plan Area 

The South Downtown Concept Plan was adopted by resolution in 2011. Including it in the 

Framework Plan formally implements the key concepts of this plan. 
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1.56 Fundamental Concepts Map 

[GRAPHIC PLACEHOLDER] 

1.6 South Downtown Concept Plan Area 

[GRAPHIC PLACEHOLDER] 
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1.7 Fundamental Concepts 

Anchors and Attractors 

Revisions reflect that fact that a grocery store, while a desired anchor/attractor use, is 

not the only use that would result in increased foot traffic. 

 

A reference to the South Downtown Plaza reflects the adopted South Downtown Concept 

Plan and the role of the light rail station and plaza as anchors and attractors that will be 

used by many people on a daily basis. 

 

New anchor uses are revised to reflect the potential of a "village concept" area in north 

downtown and the new light rail station and public plaza in south downtown to generate 

significant pedestrian traffic downtown. 

 

The Main Street Retail Armature 

This concept has been renamed the "Main Street Retail Spine" to more clearly reflect its 

role as the primary retail street in downtown.  

 

The language is updated to reflect the expansion of the Main Street Retail Spine from 

four blocks along Main Street to the 5-6 blocks between Harrison St and the light rail 

station. 

 

References to the Main Street Plaza have been revised to reflect the refined concept 

adopted by the South Downtown Concept Plan, which includes a plaza at the south end of 

Main Street rather than the center of Main Street. 
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1.7 Fundamental Concepts 

Anchors and Attractors 

The keystone to building a successful downtown is to build upon existing resources - the quality 
stores and offices that we already have - and supplement these with anchors and attractors - 
places used by hundreds of people on a daily basis. A grocery store, for example, will could 
generate considerable foot traffic, which will would in turn provide additional customers for 
downtown businesses. A public plaza at the south end of Main Street, as depicted in the South 
Downtown Concept Plan, will provide gathering and event space, revitalize the area, and 
complement surrounding commercial uses.  

The framework includes key elements which will be necessary to achieve these goals. New 
"anchor" and "attractor" uses are as follows: 

 Village housing opportunity area north of Harrison St 

 New light rail station and public plaza in South Downtown 

 Bus transit center. 

 Grocery store across Main Street from the transit center. 

 Arts, entertainment and office "campus" of buildings at the southern end of Main Street, 
including a graphics-oriented higher education facility. 

The Main Street "Retail Spine Armature" 

Reactivating Main Street is a major focus - re-establishing and strengthening a lively storefront 
retail character with a pedestrian emphasis and 24-hour use. 

The framework establishes an environment in which people can shop, work, live and socialize 
along Main Street. It addresses and repairs the fundamental problems that have drained 
downtown of its vitality. The Framework suggests adding to or filling in blocks with new uses 
and in some instances tearing down buildings and starting over again. 

In the four blocks between these two anchors Along Main Street, the fabric of ground floor retail 
establishments will create a lively flow of pedestrian activity. The Main Street retail framework 
armature ensures that promotes a healthy retail street that includes: 

 Retail on both sides of the street. 

 Continuous retail facades with no interruptions. 

 On-street parking in front of retail. 

 Anchor retail at both ends of Main Street. 

 Retail on all four corners of intersections. 

 A pedestrian loop. 

 Safe, signalized pedestrian crossings as needed. 

 Pedestrian-friendly amenities - wide sidewalks, landscaping, benches. 

This north-south flow of activity will be further enlivened where it intersects with the new Main 
Street Plaza at Main Street and Adams Street, which provides views of the Willamette River and 
a location for events and activities such as the Farmers Market- in the block between Monroe 
and Jefferson Streets and leading directly to the Willamette River and the new Riverfront Park. 
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McLoughlin Blvd Commercial Corridor 

This is a new section reflecting public feedback about the importance of McLoughlin Blvd 

as a commercial corridor and connection between downtown Milwaukie and Riverfront Park. 

 

21st Ave Commercial, Office, and Retail Corridor 

This is a new section reflecting public feedback regarding the importance of 21st Ave as a 

pedestrian corridor. 

 

Connecting to the River  

This section has been revised to reflect the more general vision rather than individual 

development concepts.  

 

South Downtown Planning Area 

This section has been revised to incorporate the key components of the South Downtown 

Concept Plan, which refined the concept for the "Arts and Entertainment Anchor" subarea 

of the 2000 Framework Plan. 

 

 

  

6.1 Page 52



Proposed Amendment 

 

Proposed Revisions to the  December 2014 17 of 33 
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McLoughlin Blvd Commercial Corridor 

Enhancing McLoughlin Blvd as the primary entry point to downtown Milwaukie from the north, 
south, and riverfront trails provides a sense of place for visitors to downtown and provides a 
visual connection between downtown and the riverfront. 

The framework establishes an environment that is visually attractive and accommodates the 
pedestrian. Along McLoughlin Blvd, new buildings will provide a comfortable pedestrian 
environment while welcoming visitors to the riverfront into downtown. The framework promotes 
a corridor that includes: 

 Parking beside or behind buildings 

 Continuous "street wall" 

 Strong intersections at key signalized crossings 

 Gateway treatments at Scott Street and Sparrow Street to make it clear that visitors are 
entering downtown Milwaukie  

21st Ave Mixed Use Corridor 

With the construction of the light rail station, 21st Ave is a key pedestrian connection between 
the station and the bus shelter area on Jackson St. It is also a direct connection to key civic 
institutions including Milwaukie High School, the Waldorf School, City Hall, and Ledding Library. 

The framework establishes an environment that is pedestrian-friendly, vibrant, and attractive, 
while focusing retail uses on the Main St spine. The 21st Ave corridor includes: 

 Live/work units, residential, and mixed use development  

 Pedestrian-friendly amenities - wide sidewalks, landscaping, benches. 

Connecting to the River 

The new Riverfront Park will be the location for special events such as "Festival Daze," holiday 
celebrations and community assemblies. Safe pedestrian and bicycle crossings between 
downtown and Riverfront Park and multiuse trails are important. Pedestrian connections will be 
strengthened at key east/west streets to allow pedestrian and bicycle access to the park. At its 
southern end will be a new hotel, adjacent to the new public marina and rowing facility.  

South Downtown Planning Area 
The South Downtown Concept Plan refined the vision for the area south of Washington St. The 
key concepts of the Plan include: 

 The development in downtown is fine-grained and human-scale. 

 An active, vibrant public plaza provides the central anchor for South Downtown, and 
provides views to the Willamette River. 

 The plaza includes an interactive fountain, seating, and is graded toward the river. 

 South Downtown is located in close proximity to several natural areas, including Kellogg 
Lake, Dogwood Park, Kronberg Park, and Riverfront Park. Access to these natural areas 
should be provided via walking trails and/or McLoughlin Blvd crossings. 

[PHOTO PLACEHOLDER: Café seating on a plaza] 

[PHOTO PLACEHOLDER: Street used as farmers market] 
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1.8 Land Use Framework 

This graphic has been deleted to reflect the proposed combination of 4 area-specific 

zones into 1 general Downtown Mixed Use zone. 

 

Renumbered 1.6 Key Land Use Features 

Revitalizing Main Street and downtown: 

Additions: 

 The role of pedestrian-friendly improvements throughout downtown is formalized as a 

key revitalizing agent for downtown. 

 A reference to the South Downtown Plaza reflects the adopted South Downtown 

Concept Plan and the role of the light rail station and plaza as anchors and attractors 

that will be used by many people on a daily basis. 

 

Revisions: 

 Minor revision to make references to "landmarks" consistent throughout planning 

documents 

 

Deletions: 

 A grocery store, while a desired anchor/attractor use, is not the only use that would 

result in increased foot traffic. 

 The proposed TriMet Bus Transit Center site has been developed with the North Main 

Village development. 

 The Arts and Entertainment Campus concept has been refined through the South 

Downtown Concept Plan. 

 

Reconnecting to the River: 

Deletions: 

 New Public Marina and Restaurant and New Riverfront hotel have been deleted to 

reflect the more general policy role of the plan, rather than specific development 

types and locations. 

 

Restoring Natural Areas and Parks: 

Additions: 

 Maintaining the Johnson Creek restoration completed in 2012 has been added as a key 

land use feature 

 

Revisions: 

 Efforts to restore Kellogg Creek are underway, and should be continued. 

 

Deletions: 

 There are no plans in place to divert a portion of Spring Creek into a downtown park 

 Johnson Creek restoration was completed in 2012 
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1.8 Land Use Framework 

[GRAPHIC PLACEHOLDER]  

1.68 Key Land Use Features 

Revitalizing Main Street and downtown: 

 Main Street improvements - shops, services, and family wage jobs 

 Save landmarks Landmarks - to preserve history and heritage 

 Pedestrian-friendly improvements throughout downtown 

 New South Downtown plaza and light rail station 

 New Grocery Store - to anchor Main Street 

 New Tri-Met Bus Transit Center 

 New Arts and Entertainment Campus 

Reconnecting to the River: 

 New McLoughlin Bridge - to knit the seam between the downtown and the river 

 New Riverfront Park - the City’s living room 

 New and enhanced pedestrian crossings 

 New Public Marina and restaurant 

 New Riverfront hotel - to replace the water treatment plant 

Restoring Natural Areas and Parks: 

 Downtown stream - divert a portion of Spring Creek into downtown park 

 Restore Spring Creek 

 Restore Johnson Creek 

 Maintain Johnson Creek restoration 

 Continue efforts to restore Restore Kellogg Creek 
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Provide Quality Housing: 

Additions: 

 New text reflects the proposed deletion of the Downtown Residential zone and 

allowance for various residential types throughout downtown. 

 

Deletions: 

 The proposed deletion of the Downtown Residential zone would not require residential 

development to be focused in these areas. 
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Providing Quality Housing: 

 Provide a variety of quality housing types including rowhouses, townhomes, apartments 
and condominiums (both stand-alone and as part of mixed use development) and live/work 
spaces.  

 To the North, townhomes and apartments engaging new parks, near Spring Creek and trail 
to Spring Water Corridor 

To the South, townhomes and apartments along landscaped creek and Rail Trail 
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1.10 Land Use Descriptions 

This entire section (1.10 – 1.18) has been deleted to reflect the more general policy role of 

the Framework Plan, rather than specific development types and locations. 
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1.10 Land Use Descriptions 

Downtown Milwaukie includes six established and emerging planning areas, each with 
distinctive physical characteristics and varying uses. While they share a singular overall area - 
the downtown of Milwaukie - they serve various social, cultural, and economic roles. The goal of 
the Downtown and Riverfront Plan is to secure a future which binds all of these existing and 
potential areas into a coherent downtown while enabling each individual area to maintain or 
develop a distinctive identity. 

[PHOTO PLACEHOLDER: Bus Transit Center] 

[PHOTO PLACEHOLDER: Storefront Main Street] 

[PHOTO PLACEHOLDER: Apartments – North Housing] 

1.11 Housing North Area 

[GRAPHIC PLACEHOLDER] 

UNDER-GRAPHIC TEXT: 

Character: 

Multiple-family residences: ownership/condominiums and rental (including townhouses and 
apartments). 

Approximate Area: 10 acres 

Proposed Use: 25 townhouse units (target) 

   225 units apts/condominiums (target) 

Total units:  250 (target) 

1.12 Housing South Area 

[GRAPHIC PLACEHOLDER] 

UNDER-GRAPHIC TEXT: 

Character: 

Multiple-family residence types: rental apartments or condominiums. 

Approximate Area: 2 acres 

Proposed Use: 200 units (target) 

1.13 Storefront Main Street Area 

[GRAPHIC PLACEHOLDER] 

UNDER-GRAPHIC TEXT: 

Character: 

One block deep along Main Street, and including parking areas behind buildings. Retail uses at 
ground floor and second floor, and mixed uses of office and residential above. Maintains 
pedestrian orientation throughout. 

Approximate Area: 8.5 acres 

Proposed Use: retail: 115,000 SF (target) 
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   office: 75,000 SF (target) 

   residential: 150 units (target) 

   theater: 25,000 SF 

1.14 Arts/Entertainment/Office Area 

[GRAPHIC PLACEHOLDER] 

UNDER-GRAPHIC TEXT: 

Character: 

Envisioned as a campus to anchor the Main Street retail armature. The area will be highly 
visible from McLoughlin Boulevard, and buildings will address Washington Street. To the south, 
the campus will be adjacent to the park at Kellogg Creek. 

Approximate Area: 5 acres 

Proposed Use: Retail 50,000 SF (target) 

   Office 100,000 SF (target) 

1.15 Parks and Open Space Areas 

[GRAPHIC PLACEHOLDER] 

UNDER-GRAPHIC TEXT: 

Note: 

All development will be consistent with protection of river, wetlands and waterways as required 
by Willamette Greenway, Title 3, ESA and other applicable requirements. All existing private 
ownership and use may continue, and no use of private property for public purposes is required. 

Character: 

Connects to downtown by the new McLoughlin Bridge. Park includes a "festival lawn" for 
assembly, as well as walkways, seating areas, waterways, and enhanced wetlands. 

Approximate Area: 25 acres 

1.16 Commercial Area 

[GRAPHIC PLACEHOLDER] 

UNDER-GRAPHIC TEXT: 

Character: 

An area for commercial development which is auto-accommodating yet maintains a pedestrian-
orientation at least at one entrance, and still engages the street right-of-way. 

Approximate Area: 2.5 acres 

Proposed Use: Commercial 18,000 SF (target) 

   Office 20,000 SF (target) 
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1.17 Hotel Area 

[GRAPHIC PLACEHOLDER] 

UNDER-GRAPHIC TEXT: 

Character: 

Area specifically for a hotel establishment; auto-accommodating but well-landscaped and 
pedestrian-friendly. 

Approximate Area: 6.5 acres 

Hotel units: 200 rooms (target) 

Restaurant: 5,000 SF (max.) 
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Renumbered 1.9 Amenities and Open Space Framework Map 

This section has been updated to reflect updated polices and completed projects. 

 

Additions: 

 A plan for Riverfront Park was adopted in 2009. This language clarifies its role as the 

primary open space in downtown Milwaukie. 

 The City received grant funding to construct a shared bicycle/pedestrian facility 

across Kellogg Lake, linking Dogwood Park to the east with Kronberg Park to the west. 

 The Trolley Trail is currently under construction and connects downtown Milwaukie 

with points south. 

 

Revisions: 

 The Main Street Plaza has been replaced by the South Downtown Plaza in the Land Use 

Framework. 
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1.918 Amenities and Open Space Framework Map 

[GRAPHIC PLACEHOLDER] 

1.1019 Amenities and Open Space Framework 

The Milwaukie Downtown and Riverfront Land Use Framework Plan includes a system of 
outdoor open and green spaces weaving around and through the city. There are creeks, 
restored wetlands, the Willamette River, and a landscaped urban plaza. 

Many of the areas are subject to various municipal, state and federal regulations intended to 
protect environmental and natural resource values; the elements of this framework are intended 
to be consistent with those regulations. 

1. Scott Park - Adjacent to the Ledding Library and the Transit Center Park, as well as to the 
North Downtown Housing Main Village, Scott Park offers lawn and play areas for children and 
adults. An improved Scott Lake connects through a natural stream to the restored Crystal 
Creek. 

2. Johnson Creek Nature Area –The creek connects the Springwater/Crystal Creek Trail to the 
north with the Riverfront Park and downtown. The creek would be restored to its natural state. 

3. City Hall Plaza & Sculpture Garden – The City Hall plaza and Sculpture Garden provide 
places to stop, rest, and people-watch. 

4. Main Street/Streetscape Improvement – From the Transit Center south to Washington 
Street, Downtown streets Main Street benefits from wider sidewalks special sidewalk 
treatments, crosswalks, curb extensions, pedestrian-scaled lighting, street furniture, street trees 
and planting beds. Main Street is emphasized as the primary retail street with special sidewalk 
treatments and wider sidewalks allowing for sidewalk café seating and retail displays. 

5. Riverfront Park – The park is being improved and will become the  City’s “living room” 
including a festival lawn, overlooks for viewing the river, pathways for pedestrians and cyclists, 
improvements to the boat launch and parking, and extensive riverside plantings. Located 
adjacent to downtown and nestled between the Willamette River, Kellogg Creek and Johnson 
Creek, Riverfront Park is the focus of Milwaukie’s open space framework.  

6. South Downtown Plaza & Adams Street Connector  – Create a  major plaza forming the 
core and focus of the South Downtown. The plaza will have views to the Willamette River, retail 
spaces to the east, connections natural areas,  and Main Street running through the center. 
During events, the plaza and a portion of Main Street will be closed to vehicular traffic. The 
Adams Street Connector is a pedestrian green street that provides a pedestrian connection 
between the light rail station and the South Downtown  Plaza. 

7. Dogwood Park –Dogwood Park is expanded and integrated to the north and east with the 
South Downtown Plaza and Main Street streetscape improvements, and to the south and west 
with the Kellogg Nature Area. 

8. Kellogg Bicycle & Pedestrian Bridge - Connecting the open spaces of Dogwood Park and 
Kronberg Park and the Trolley Trail beyond with a bicycle/pedestrian bridge. 

9. Kronberg Park Kellogg Creek/Kellogg Park and Kellogg Nature Areas – Planning for 
improvement of Kronberg Park, and restore the creek and wetlands to a salmon-friendly state. 
Restoration of Kellogg Creek will provide nature trails through native riparian banks and along 
the restored stream. The creek and wetlands are to be restored to a salmon-friendly state. 
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Additions: 

 The Trolley Trail is currently under construction and connects downtown Milwaukie 

with points south. 
 

Deletions: 

 There are no plans to divert Spring Creek through downtown to Riverfront Park. 

 The "Rail Trail" was planned for the current light rail alignment, and is no longer 

feasible. 

 The Festival/Open Lawn Staging Area has been incorporated into the design for 

Riverfront Park (see Additions below). 

 The Main Street Walk was located in the "Arts/Office/Entertainment" campus, which 

was subsequently refined by the 2011 South Downtown Concept Plan. Main Street is 

now planned to remain open to both pedestrian and vehicular traffic. 
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10. Trolley Trail – The 6-mile Trolley Trail multiuse path stretches between Riverfront Park in 
downtown Milwaukie to Gladstone to the south. 

 

Downtown Spring Creek - A small portion of Spring Creek may be diverted into downtown, 
streaming from the railroad tracks and new "Rail Trail" to the east, through the new Main Street 
Plaza, to the Riverfront Park. 

Main Street Plaza - A paved and landscaped open public gathering space at the center of town, 
connecting the primary retail street to the Riverfront Park. 

"Rail Trail" - Along the railroad tracks runs a trail that, when combined with the Riverfront Park 
pathways, completes a loop around downtown. The Rail Trail also links the Kellogg Creek area 
in southern Milwaukie to the Springwater/Crystal Creek Trail to the north, and gives a green 
edge to the east side of downtown. 

Festival/Open Lawn Staging Area - A part of the Riverfront Park is landscaped to 
accommodate public festivals and assembly. 

Main Street Walk- A pedestrian street with special paving, crosswalks, curb extensions, lighting 
and street furniture, Main Street Walk terminates in a circle at the arts/office/entertainment 
campus in the south side of downtown. 

Riverfront Restaurant - In Riverfront Park, a new restaurant overlooks the Willamette River 
and new marina. 

Marina - A new public marina and rowing facility is located near the proposed restaurant and 
hotel buildings which replace the wastewater treatment plant. The marina would accommodate 
a riverboat or similar vessel. 
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New heading 2.0 Implementation  

 

2.1 Projects 

The graphic has been updated to reflect current and planned capital projects in and 

connected to downtown Milwaukie, as well as to remove projects that have been completed. 

 

Because the projects have not been prioritized through a public process, the title has 

been shortened to "Projects."  
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Implementation 

2.1 Priority Projects 

[GRAPHIC PLACEHOLDER] 

This diagram sets forth priority key projects for the Land Use Framework Plan. The first priority 
key projects will establish a climate of positive change and growth, while larger or more costly 
ones would occur later. 

Priority Projects 

1a: Riverfront Park Phases III-IV 1 

2.  17th Avenue bicycle and pedestrian connection 

1b: Bus Transit Center and transit-oriented development 

2a: Grocery store and parking 

2b: Arts/entertainment/office complex 

3: McLoughlin Boulevard improvements north of Harrison St, McLoughlin Bridge   

4: Streetscape improvements 

5: South Downtown / Main Street Plaza 

6: Adams Street Connector   

7. Kellogg-for-Coho (restoration of Kellogg Creek) 

 

*: Residential, commercial and hotel and open space development may occur at any time 
throughout downtown’s revitalization 
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1. Land Use Framework

The Milwaukie Downtown and Riverfront Land Use Framework Plan represents a major 
opportunity to reinvigorate downtown Milwaukie. With aggressive and focused efforts 
from both the public and private sectors over the coming years, downtown Milwaukie 

will be revitalized. This Plan outlines the components necessary to make such a vision of 
Milwaukie a reality. It foremost builds upon existing assets, capitalizes upon significant existing 
uses, and features the natural environment. It also sets out a realistic agenda and implementation 
program that the city and private development can follow.

What This Framework Does

The Land Use Framework is a vision of what 
can occur in the downtown and riverfront 
area. It has been tailored to meet Milwaukie’s 
social, economic and development goals 
and policies while responding to market 
conditions and the City’s overall vision for 
future growth.

This document serves as an ancillary document 
to the Milwaukie Comprehensive Plan. On 
its own, this Framework is not a regulatory 
document. Any part of the Framework that 
is intended to have a binding effect will have 
to be adopted as part of, or pursuant to, a 
code to have regulatory effect. 

This Framework establishes and guides the 
development of publicly and privately owned 
parcels of land. Nothing in this framework 
authorizes public use of private property. 
The Zoning Ordinance provisions regarding 
permissible uses prevail over any inconsistent 
provision in this Downtown and Riverfront 
Land Use Framework.

This Land Use Framework allows existing 
businesses to remain as long as their 
owners wish. All privately owned property 
designated as a public use in this Framework 
- for example, parks or trails - will continue to 
be in a “private ownership” zoning category, 
and will not be rezoned for public use until 
it is acquired by a public entity.

If an existing business does not conform to 
the new planning area’s allowable uses and 
development regulations, it will be allowed to 
continue to operate, as well as to expand and 
rebuild, in accordance with the Downtown 
Design Standard Threshold Regulations of 
the City of Milwaukie’s Zoning Ordinance.
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1.1 Aerial Photograph of Existing Downtown
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1.2 Downtown Planning Area Map
Subarea 1 of the 1997 Town Center Master Plan
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1.3 Framework Elements

The Milwaukie Downtown and 
Riverfront Land Use Framework 
recognizes and builds upon the 

rich character and history of our town. It 
celebrates the diversity and spirit of the 
people and places of Milwaukie, and 
reinforces those special qualities.

City officials, community leaders and area 
businesses have known for a long time that 
Milwaukie’s historic downtown, nestled at 
the edge of the Willamette River, can and 
should be a vital center for the community’s 
economic and social activity. Starting in 1999, 
the City of Milwaukie began a process to 
develop a concept for downtown Milwaukie 
that reflects the vision of the people who 
live and work there. During a number of 
community design forums, citizens have 
tested various aspects of the plan, with local 
residents ranking their priorities for the 
downtown area.

This Land Use Framework represents the 
leadership of a skilled volunteer Riverfront 
Board and the input of the more than 2000 

community members who have attended 
meetings, returned surveys, provided focus 
and ideas, and directed the plan.

Fundamental Concepts

Milwaukie’s unique character is at the heart of 
the Downtown and Riverfront Framework. 
The Framework reconnects Milwaukie to the 
Willamette River, knitting together the seam 
of McLoughlin Boulevard. It creates the new 
Riverfront Park as the city’s “living room.” 
And it calls for revitalizing historic buildings 
while designing new structures to harmonize 
with the town’s historic character.

Anchors and attractors are used to build upon 
existing resources, and to strengthen the 
Main Street “retail spine.” South Downtown 
is refreshed with a new public plaza and 
light rail station. Thus the Framework is 
a blueprint to make Milwaukie and its 
downtown a vital, livable and sustainable 
community.Downtown view from Willamette River

Historic Masonic Lodge
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Amenities and Open Spaces

Milwaukie is fortunate to have a setting that 
inspires its citizens, that offers history, beauty 
and vitality. The Willamette River, Johnson 
Creek, and Kellogg Creek all provide 
beautiful natural borders to the downtown 
area. The Milwaukie Downtown and 
Riverfront Framework capitalizes on these 
natural resources, by restoring the creeks 
and improving the riverfront for public use. 
Thus both the town and the natural areas are 
reinvigorated.

Implementation

This Framework coordinates with Milwaukie’s 
existing planning efforts and regulations. The 
Milwaukie Comprehensive Plan provides the 
guiding policies to manage the city’s physical 
elements. Ancillary planning documents 
are part of the Comprehensive Plan. These 
include the Milwaukie Vision Statement of 
1995 and the Town Center Master Plan of 
1997. The latter responds to Milwaukie’s 
designation as one of Metro’s 2040 Growth 
Concept Town Centers. The Downtown 
and Riverfront Framework is a conceptual 
document. Therefore, various sections have 

been adopted as part of, or referenced by 
the existing Milwaukie Zoning Ordinance, 
Subdivision Ordinance, or Municipal Code 
to be effective as a regulatory document.

The Downtown and Riverfront Framework 
responds to environmental policies including 
Metro’s Titles 3 and 13 requirements and the 
Federal Endangered Species Act.

This Framework also reflects the adopted 
South Downtown Concept Plan, which 
serves as a refinement plan to the area south 
of Washington Street that will be most 
directly influenced by the new light rail 
station.

Phasing and Financing Strategy

The Framework is based on the idea that 
investing in the future of Milwaukie makes 
sense. Investment offers employment and 
opportunity for all the citizens of Milwaukie; 
it enriches the town literally and figuratively. 
Smart public improvements stimulate 
substantial private investment. Thus, 
investing today in a better quality of life for 
downtown Milwaukie makes sense for the 
whole town, for years to come.

Lot Whitcomb, 1850
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1.4 Our Guiding Principles—A Touchstone

The community's vision for downtown 
was reaffirmed through public 
outreach in 2013. In 1999, the City 

of Milwaukie began a process to develop 
its vision of the downtown and riverfront. 
Throughout this community effort, the 
Framework was developed in accordance 
with and responded to the following guiding 
principles:

Creating a livable community:
Provide for residents, workers and visitors 
alike.
Provide for people of all ages, cultures, 
ethnic groups and incomes.
Provide cultural arts and entertainment 
facilities.
Provide significant open spaces and 
connections to the riverfront.

Provide for specific “programmatic” 
requirements, such as parking or visibility 
from major roadways.

Ensuring economic success:
Efficiently maximize current investment 
in infrastructure.
Spur further private investment.
Recognize and respond to the current 
marketplace.
Establish a strategy for capturing 
unrealized market niches.
Complement, protect and promote the 
continued growth and vitality of current 
businesses.
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1.5 Fundamental Concepts Map
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1.6 South Downtown Concept Plan Area



Milwaukie Downtown and Riverfront Land Use Framework Plan

Last Rev. Ord. #____, adopted MONTH DAY, 2015 (12/2/14 draft) Page 9

1.7 Fundamental Concepts

Anchors and Attractors

The keystone to building a successful 
downtown is to build upon existing 
resources - the quality stores and 

offices that we already have - and supplement 
these with anchors and attractors - places 
used by hundreds of people on a daily 
basis. A grocery store, for example, could 
generate considerable foot traffic, which 
would in turn provide additional customers 
for downtown businesses. A public plaza at 
the south end of Main Street, as depicted 
in the South Downtown Concept Plan, will 
provide gathering and event space, revitalize 
the area, and complement surrounding 
commercial uses.

The framework includes key elements which 
will be necessary to achieve these goals. New   
"anchor" and "attractor" uses are as follows:

Village housing opportunity area north 
of Harrison St.
New light rail station and public plaza in 
South Downtown.

The Main Street "Retail Spine"

Reactivating Main Street is a major focus 
- re-establishing and strengthening a lively 
storefront retail character with a pedestrian 
emphasis and 24-hour use.

The framework establishes an environment 
in which people can shop, work, live and 
socialize along Main Street. It addresses 
and repairs the fundamental problems that 
have drained downtown of its vitality. The 
Framework suggests adding to or filling in 

blocks with new uses and in some instances 
tearing down buildings and starting over 
again.

Along Main Street, the fabric of ground floor 
retail establishments will create a lively flow 
of pedestrian activity. The retail framework 
promotes a healthy retail street that includes:

Retail on both sides of the street.
Continuous retail facades with no 
interruptions.
On-street parking in front of retail.
Anchor retail at both ends of Main Street.
Retail on all four corners of intersections.
A pedestrian loop.
Safe, signalized pedestrian crossings.
Pedestrian-friendly amenities - wide 
sidewalks, landscaping, benches.

This north-south flow of activity will be 
further enlivened where it intersects with the 
new Main Street Plaza at Main Street and 
Adams Street, which provides views of the 
Willamette River and a location for events 
and activities such as the Farmers Market.
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McLoughlin Blvd Commercial 
Corridor

Enhancing McLoughlin Blvd as the primary 
entry point to downtown Milwaukie from 
the north, south, and riverfront trails 
provides a sense of place for visitors to 
downtown and provides a visual connection 
between downtown and the riverfront.

The framework establishes an environment 
that is visually attractive and accommodates 
the pedestrian. Along McLoughlin Blvd, 
new buildings will provide a comfortable 
pedestrian environment while welcoming 
visitors to the riverfront into downtown. 
The framework promotes a corridor that 
includes:

Parking beside or behind buildings
Continuous "street wall"
Strong intersections at key signalized 
crossings
Gateway treatments at Scott Street and 
Sparrow Street to make it clear that visitors 
are entering downtown Milwaukie 

21st Ave Mixed Use Corridor

With the construction of the light rail station, 
21st Ave is a key pedestrian connection 
between the station and the bus shelter area 
on Jackson St. It is also a direct connection 
to key civic institutions including Milwaukie 
High School, the Waldorf School, City Hall, 
and Ledding Library.

The framework establishes an environment 
that is pedestrian-friendly, vibrant, and 
attractive, while focusing retail uses on 
the Main St spine. The 21st Ave corridor 

includes:
Live/work units, residential, and mixed 
use development 
Pedestrian-friendly amenities - wide 
sidewalks, landscaping, benches.

Connecting to the River

Riverfront Park will be the location for 
special events such as “Festival Daze,” holiday 
celebrations and community assemblies. Safe 
pedestrian and bicycle crossings between 
downtown and Riverfront Park and multiuse 
trails are important. Pedestrian connections 
will be strengthened at key east/west streets 
to allow pedestrian and bicycle access to the 
park.

South Downtown Planning Area

The South Downtown Concept Plan refined 
the vision for the area south of Washington 
St. The key concepts of the Plan include:

The development in downtown is fine-
grained and human-scale.
An active, vibrant public plaza provides 
the central anchor for South Downtown, 
and provides views to the Willamette 
River.
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The plaza includes an interactive fountain, 
seating, and is graded toward the river.
South Downtown is located in close 
proximity to several natural areas, 
including Kellogg Lake, Dogwood Park, 
Kronberg Park, and Riverfront Park. 
Access to these natural areas should 
be provided via walking trails and/or 
McLoughlin Blvd crossings.
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1.8 Key Land Use Features

Revitalizing Main Street and 
downtown:

Main Street improvements - shops, 
services, and family wage jobs
Save landmarks - to preserve history and 
heritage
Pedestrian friendly improvements 
throughout downtown
New South Downtown plaza and light 
rail station

Reconnecting to the River:
New McLoughlin Bridge - to knit the 
seam between the downtown and the 
river
New Riverfront Park - the City’s living 
room
New and enhanced pedestrian crossings

Restoring Natural Areas and Parks:
Restore Spring Creek
Maintain Johnson Creek restoration
Continue efforts to restore Kellogg Creek

Providing Quality Housing:
Provide a variety of quality housing types 
including rowhouses, apartments and 
condominiums (both stand-alone and 
as part of mixed use development) and 
live/work spaces. 
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1.9 Amenities and Open Space Framework Map
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1.10  Amenities and Open Space Framework

The Milwaukie Downtown and 
Riverfront Land Use Framework 
Plan includes a system of outdoor 

open and green spaces weaving around and 
through the city. There are creeks, restored 
wetlands, the Willamette River, and a 
landscaped urban plaza.

Many of the areas are subject to various 
municipal, state and federal regulations 
intended to protect environmental and 
natural resource values; the elements of this 
framework are intended to be consistent 
with those regulations.

 Scott Park

Adjacent to the Ledding Library and North 
Main Village, Scott Park offers lawn and play 
areas for children and adults. An improved 
Scott Lake connects through a natural stream 
to the restored Crystal Creek.

 Johnson Creek Nature Area

The creek connects the Springwater/Crystal 
Creek Trail to the north with the Riverfront 
Park and downtown.

 City Hall Plaza and Sculpture 
Garden

The City Hall plaza and Sculpture Garden 
provide places to stop, rest, and people-watch.

 Streetscape Improvements

Downtown streets benefit from wider 
sidewalks, crosswalks, curb extensions, 

pedestrian-scaled lighting, street furniture, 
street trees and planting beds. Main Street 
is emphasized as the primary retail street 
with special sidewalk treatments and wider 
sidewalks allowing for sidewalk café seating 
and retail displays.

 Riverfront Park

The park is being improved and will 
become the  City’s “living room” including 
a festival lawn, overlooks for viewing the 
river, pathways for pedestrians and cyclists, 
improvements to the boat launch and 
parking, and extensive riverside plantings. 
Located adjacent to downtown and nestled 
between the Willamette River, Kellogg Creek 
and Johnson Creek, Riverfront Park is the 
focus of Milwaukie’s open space framework. 

 South Downtown Plaza and 
Adams Street Connector

Create a major plaza forming the core and 
focus of the South Downtown. The plaza will 
have views to the Willamette, retail spaces to 
the east, connections to natural areas, and 
Main Street running through the center. 
During events, the plaza and a portion of 
Main Street will be closed to vehicular traffic. 
The Adams Street Connector is a pedestrian 
green street that provides a pedestrian 
connection between the light rail station and 
the South Downtown Plaza.
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 Dogwood Park

Dogwood Park is expanded and integrated 
to the north and east with the South 
Downtown Plaza and Main Street streetscape 
improvements, and to the south and west 
with the Kellogg Nature Area.

 Kellogg Bicycle and Pedestrian 
Bridge

Connecting the open spaces of Dogwood 
Park and Kronberg Park and the Trolley Trail 
beyond with a bicycle/pedestrian bridge.

 Kronberg Park and Kellogg 
Natural Areas

Planning for improvement of Kronberg 
Park, and restore the creek and wetlands to a 
salmon-friendly state. Restoration of Kellogg 
Creek will provide nature trails through 
native riparian banks and along the restored 
stream

 Trolley Trail

The 6-mile Trolley Trail multiuse path 
stretches between Riverfront Park in 
downtown Milwaukie to Gladstone to the 
south.
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2. Implementation

2.1 Projects

This diagram sets forth key projects for the Land Use Framework Plan. The first key 
projects will establish a climate of positive change and growth, while larger or more 
costly ones would occur later.
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