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GENERAL INFORMATION 
 
Property Owner and Applicant: North Clackamas School District 

12400 SE Freeman Way 
Milwaukie, OR 97222 
Contact: Ron Stewart 
Phone: (503) 353-6004 

 
Planning Consultant: 

 
3J Consulting, Inc. 
9600 SW Nimbus Avenue, Suite 100 
Beaverton, OR 97008 
Contact:  Mercedes Serra 
Phone: (503) 946-9365 
Email: mercedes.serra@3j-consulting.com 
 

  
SITE INFORMATION 
 

Parcel Number: 
Address: 

11E36BC05600 
2301 SE Willard Road 

Size: 14.65 acres 
Zoning Designation: R-2 (Residential) 
Existing Use: Milwaukie High School 
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INTRODUCTION 

APPLICANT'S REQUEST 
The North Clackamas School District is proposing to install an electronic reader sign at Milwaukie High 
School and seeks approval of a Type III Sign Code Adjustment due to the location of the high school 
in the R-2 zoning district. This narrative has been prepared to describe the proposed development 
and to document compliance with the relevant sections of Milwaukie’s Municipal Code.  

SITE DESCRIPTION/SURROUNDING LAND USE 
Milwaukie High School is located at 2301 SE Willard Road in the City of Milwaukie. The state tax 
identification for the site is 11E36BC05600. The site is approximately 14.65 acres in size and is zoned 
R-2 (Residential).  The proposed sign will be located in the southwestern portion of the High School 
property, at the northeast corner of SE Willard Road and SE 23rd Avenue where parking lot for the 
main entrance is located.  The area where the sign will be located is across SE Willard Road from a 
multi-family housing development in the R-2 zone to the south.  Properties to the west of this portion 
of the high school site are zoned DMU (Downtown Mixed Use) and are developed with commercial 
property.  To the north and east of where the sign is proposed is the Milwaukie High School campus. 

PROPOSAL 
The North Clackamas School District is proposing an adjustment to the Sign Code to permit an 
electronic message sign at Milwaukie High School (MHS).  The high school is located in the R-2 
(Residential) zoning district, which does not specifically permit electronic message signs for 
institutional uses, such as a school.   
 
Milwaukie High School is not just a public school.  It is a large, publicly-owned, multifunctional venue 
that provides Milwaukie citizens appropriately-sized spaces for theatrical performances, athletics (in 
the gym or on the fields and stadium), and meetings of all sizes.  The high school is also a Clackamas 
County Category 4: Critical/Essential Building that will be used in case of a major earthquake 
(generator power is available to power an electronic reader sign).   
 
The sign would also provide a service to the community in promoting events of interest to Milwaukie 
residents.  Specifically, the sign would provide promotion of the arts through events that are often 
hosted by the Milwaukie Academy of the Arts and Milwaukie High School, who both share the same 
campus. 
 
An electronic reader board sign at this site would be used to provide school and citywide information 
serving both the high school and the Milwaukie community.  The approval of an adjustment to the 
sign code to allow an electronic reader board at Milwaukie High School would apply only to this site 
as it is  a unique, multi-purpose, publicly-owned campus broadly serving the citizens of the City and 
built to serve as a Category 4: Critical/Essential Building for the community during a disaster. 
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APPLICABLE CRITERIA 
The following sections of Milwaukie’s Municipal Code have been extracted as they have been deemed 
to be applicable to the proposal. Following each bold applicable criteria or design standard, the 
Applicant has provided a series of draft findings. The intent of providing code and detailed responses 
and findings is to document, with absolute certainty, that the proposed development has satisfied the 
approval criteria for a Type III Sign Code Adjustment application.  

TITLE 14 SIGNS 
 
CHAPTER 14.04 GENERAL PROVISIONS 
14.04.020 PURPOSE 
The Council of the City of Milwaukie, Oregon, finds and declares that it is necessary to regulate 
the design, quality of materials, construction, installation, maintenance, electrification, 
illumination, type, size, number, and location of all signs visible from a right-of-way or lot under 
other ownership in order to: 

A.    Protect the health, safety, property and welfare of the public; 
B.    Promote the neat, clean, orderly and attractive appearance of the community; 
C.    Provide for the safe installation and maintenance of signs; 
D.    (Repealed by Ord. 1965); 
E.    Preserve and enhance the unique scenic beauty of Milwaukie; 
F.    Accommodate the need of sign installers while avoiding nuisances to nearby 

properties; 
G.   Ensure safe construction, location, installation, and maintenance of signs; 
H.    Prevent proliferation of sign clutter; 
I.     Minimize distractions for motorists on public highways and streets; 
J.    Regulate solely on the basis of time, place, and manner of a sign, not on its content; and 
K.    Coordinate review where multiple agencies have review authority for a sign permit. 

(Ord. 2040 § 2 (Exh. B), 2011; Ord. 1965 §§ 2, 3, 2006: Ord. 1733 § 1(1) (Exh. A), 1993) 
 

Applicant’s 
Findings: 

The proposed electronic message sign at Milwaukie High School will comply with all 
provisions of this purpose statement.  Approval of an adjustment to allow the 
electronic sign will allow greater protection of the health, safety, property and welfare 
of the public in disseminating emergency information clearly and quickly.   
 
Milwaukie High School is an emergency community shelter in times of natural 
disaster and portions have been built to serve as a Category 4: Critical/Essential 
Building.  In the case of a major earthquake, electrical, telephone and cell phone 
service may not be available.  However, an electronic reader board powered by a 
generator would provide essential information to the Milwaukie community, 
including direction to those looking for food, shelter or services. 
 
The approval of an adjustment to allow an electronic reader board at Milwaukie High 
School, a Critical/Essential Building is only applicable to one site in the City, as it is the 
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only public high school in the City limits (and the only public high school that is a 
Critical/Essential Building).  Approval of this adjustment meets the sign code purpose 
of protecting the health, safety, property and welfare of the public.  Approval of this 
adjustment is also inherently limited to just this one site in that it is the only site where 
an electronic reader board would directly serve the high school population and the 
Milwaukie community. 
 
The sign would be well-maintained and kept neat, clean and orderly and be designed 
with an attractive appearance for the Milwaukie community, enhancing the unique 
scenic beauty of the City.  The sign would be safely located and installed in an area 
free of sign clutter and without nuisance to nearby properties.  As the sign would be 
located at SE 23rd and SE Willard, an intersection most heavily traveled by students, 
parents and teachers during school sessions, there is little concern of distractions for 
motorists on public highways and streets.   
 
The City of Milwaukie has the sole review authority for a sign permit on this site, and 
approval of a sign code adjustment to allow an electronic reader sign on this site 
would represent the City’s regulation solely on the basis of time, place, and manner 
of the sign and not its content.  The proposed sign code adjustment and resultant 
electronic reader sign at Milwaukie High School meets all of the components of the 
sign code purpose statement.     

 
CHAPTER 14.12 SIGNS PROHIBITED OR EXEMPTED 
14.12.020 PROHIBITED SIGNS 
It is unlawful for any person to install, display or maintain, and no permit shall be issued for 
the installation, display or maintenance of, any sign or advertising structure falling within 
any of the following descriptions: 

R.    Electronic display signs that display message or copy using any prohibited electronic 
display methods, as defined in Section 14.04.030. 

 

Applicant’s 
Findings: 

Section 14.04.030 defines “Prohibited electronic display” as “any part of the message 
or display on an electronic display sign that utilizes the following methods of 
presentation: 

‘Flash’ means sudden or intermittent electrical illumination. 

‘Scroll’ means the changing of an electronic display by the apparent movement 
of the visual image, such that a new visual image appears from the margins of 
the sign in a continuous or unfurling movement. 

‘Travel’ means the changing of an electronic display by the apparent horizontal 
movement of the visual image. 

‘Video display’ means providing an electronic display in horizontal or vertical 
formats to create continuously moving images.” 

The proposed electronic sign display will not utilize any of the prohibited methods of 
presentation.  The presentation type will be light-emitting diodes (LEDs) consistent 
with electronic display signs at other high schools in North Clackamas School District.  
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Therefore, the District does not propose a prohibited sign type with this sign 
adjustment request.  This standard is met. 

 
CHAPTER 14.24 SIGN CONSTRUCTION, MAINTENANCE, AND LIGHTING 
14.24.020 SIGN LIGHTING 

A.    All lamps or bulbs exposed to direct view shall be limited to 25 watts or less capacity. 

 

Applicant’s 
Findings: 

The proposed electronic sign will have lamps or bulbs exposed to direct view at 25 
watts or less capacity.  This standard is met. 

 

B.    When neon tubing is employed on the exterior or interior of a sign, the capacity of 
such tubing shall not exceed 300 milliamperes rating for white tubing nor 100 
milliamperes rating for colored tubing. 

 

Applicant’s 
Findings: 

The proposed electronic sign will not contain neon tubing.  This standard is met. 

 

C.    When fluorescent tubes are used for interior illumination of a sign, such illumination 
shall not exceed illumination equivalent to 800 milliamperes rating tubes behind a 
Plexiglas face with tubes spaced at least 9 inches apart, center to center. 

 

Applicant’s 
Findings: 

The proposed electronic sign will not contain fluorescent tubes.  This standard is met. 

 

D.    Lighting from any sign may not directly, or indirectly from reflection, cause 
illumination on other properties in excess of 0.5 footcandles of light. 

 

Applicant’s 
Findings: 

The proposed electronic sign will not have lighting that will directly, or indirectly from 
reflection, cause illumination on other properties in excess of 0.5 footcandles of light.  
This standard is met. 

 

E.    In the event of a conflict between the standards in this section and a specific standard 
in the regulations for a sign district, the sign district regulations shall prevail. 

 

Applicant’s 
Findings: 

This application for a sign code adjustment is needed because this type of sign is not 
specifically permitted in the sign district (residential).  The approval of the adjustment 
will not result in a conflict with these standards.  This standard is met. 
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F.    Other types of illumination not described by Subsections 14.24.020.A-C, such as light-
emitting diodes and other similar technology, are allowed for interior or exterior 
illumination of a sign if all other regulations of Title 14 are met. 

 

Applicant’s 
Findings: 

The proposed electronic sign will utilize light-emitting diodes (LEDs) for illumination 
in compliance with all other regulations of Title 14.  This standard is met. 

 

G.   Electronic display signs are allowed in the Commercial Zone sign district (Section 
14.16.040) and the Manufacturing Zone sign district (Section 14.16.050), subject to the 
standards below. Electronic display signs are allowed in the Downtown Zones sign district 
per Subsection 14.16.060.H.6 and the standards below. 

1.    Illumination 

a.    An electronic display sign may not have an illumination intensity of more 
than 0.3 footcandles over ambient light, measured at the distance specified by 
the following calculation: 

Measurement distance = 
 

The measurement shall be taken as the difference in illumination between the 
electronic display sign turned off and the electronic display sign displaying 
either a solid white screen (for multicolor displays) or a solid single-color screen 
(for single-color display). To the degree practicable, the measuring device shall 
be parallel to the plane of the sign face and the measurement shall be made 
from a location that is perpendicular to the plane of the sign face. The specified 
distance shall be the shortest straight-line distance to the sign face, including 
horizontal and vertical distance from the sign if the sign is elevated. 

b.    The sign shall have a mechanism that automatically adjusts the illumination 
level to comply with the standards in Subsection 14.24.020.G.1.a. 

c.    In addition to the standards of Subsection 14.24.020.G.1.a, no electronic 
display sign shall be brighter than necessary for clear and adequate visibility, or 
of such brilliance or intensity as to present a hazard to persons traveling in the 
right-of-way. Upon notice by the Planning Director that a sign is out of 
compliance with these standards, the owner or operator of an electronic display 
sign shall immediately adjust the illumination of the sign. 

2.    Size 

a.    Electronic display signs on properties north of the centerline of Highway 224 
which also have frontage on McLoughlin Blvd, Main St, or Frontage Rd are 
subject only to the applicable size limits elsewhere in Title 14. Subsection 
14.24.020.G.2.b does not apply. 

b.    An electronic display sign in the Commercial Zone sign district or 
Manufacturing Zone sign district, with the exception of the McLoughlin Blvd 
corridor described in Subsection 14.24.020.G.2.a, may be included only as part of 
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a larger sign, and the electronic display portion of the sign is subject to the more 
restrictive of the size limitations below: 

(1)   50% of the size of the sign face that contains the electronic display sign, 
abuts the electronic display sign, or is on the same sign structure as the 
electronic display sign. 

(2)   50 sq ft. 

c.    Size regulations for signs in the Downtown Zones sign district are as 
described in Subsection 14.16.060.H.6. 

3.    Display 

a.    The message or copy on an electronic display sign is allowed to change no 
more frequently than described below: 

(1)   Not more than once every 10 seconds for an electronic display sign with 
a sign face of 20 sq ft or less, or for any size of electronic display sign on a 
property in the McLoughlin Blvd corridor described by Subsection 
14.24.020.G.2.a. 

(2)   Not more than once every 2 minutes for electronic display signs not 
described by Subsection 14.24.020.G.3.a(1). 

b.    The change in message or copy may occur instantaneously or may fade or 
dissolve with a transition time of no more than 2 seconds between each 
separate message or display. 

 

Applicant’s 
Findings: 

The proposed electronic sign will not have an illumination intensity over ambient light 
of more than 0.3 footcandles, measured according to the provisions of G.1.a., above.  
The sign will have a mechanism that automatically adjusts the illumination level to 
limit the intensity level over ambient light to 0.3 footcandles or less and shall be no 
brighter than necessary for clear and adequate visibility.  The proposed electronic 
display area will be sized to comply with the code standards.  The message or copy 
on the electronic sign will meet the requirements for frequency of change.  The 
change in message or copy will occur instantaneously or will face or dissolve with a 
transition time of no more than 2 seconds between each separate message or 
display.  These standards are met. 
 

H.    Shielding 

The purpose of the regulations below is to prevent light pollution from illuminated signs 
into the sky. The light source for externally illuminated signs with a sign face of 100 sq ft 
or more shall have a cutoff angle of 90 degrees or greater to ensure that lighting is not 
directed upward. (Ord. 2040 § 2 (Exh. B), 2011; Ord. 1965 §§ 2, 3, 2006: Ord. 1733 § 1(1) (Exh. 
A), 1993) 

 

Applicant’s 
Findings: 

The proposed electronic sign will not have a sign face of 100 square feet or more and, 
therefore, this standard is not applicable. 



 9 MILWAUKIE HIGH SCHOOL SIGN CODE ADJUSTMENT | 3J CONSULTING, INC. 
 
 
 

 
CHAPTER 14.32 ADJUSTMENTS 
14.32.010 AUTHORIZATION TO GRANT OR DENY ADJUSTMENTS 

A.    The Planning Commission may authorize adjustments to the requirements of this 
chapter per Section 19.1006 Type III Review where it can be shown that, owing to special 
and unusual circumstances related to a specific piece of property, strict application of 
this chapter would cause an undue or unnecessary hardship. The cost of meeting the 
standard shall not be a basis for granting an adjustment. In granting an adjustment, 
the Planning Commission, in addition to the time limitations of Section 14.32.040, may 
attach conditions which it finds necessary to protect the welfare of the City and 
otherwise achieve the purposes of this chapter. 

 
Applicant’s 
Findings: 

The proposed adjustment is not based on the cost of meeting a standard.  The 
proposed adjustment is requested based on the special and unusual circumstance 
of the specific piece of property where Milwaukie High School is located, in the R-2 
zoning district.  The “Residential Sign District” addresses signage for residential uses 
and does not address signage for institutional uses such as a school.  As 
demonstrated further in this narrative, strict application of the sign code chapter 
would preclude an electronic message sign at the high school, causing an undue or 
unnecessary hardship on the school district, high school staff and administrators, 
students and their families and the Milwaukie community as a whole.  The applicant 
understands that additional conditions may be placed by the Planning Commission 
which it finds necessary to protect the welfare of the City and otherwise achieve the 
purposes of this chapter.  This standard is met. 

 
B.    The Design and Landmarks Committee shall hold a public meeting and prepare a report 

for adjustment applications that require Planning Commission review per Section 
19.1011 Design Review Meetings. The Planning Commission shall consider the findings 
and recommendations contained in the report during the public hearing on the 
proposal. 

 
Applicant’s 
Findings: 

The pre-application notes provided by the City stat that “staff’s interpretation is that 
the DLC is only involved if the sign in question is located in a downtown zone”.  This 
standard is met.   

 
C.    Adjustments may be granted where it can be shown that there are special and unusual 

circumstances related to the specific property or sign, the adjustment is consistent with 
the guiding principles of the Downtown Design Guidelines, and the adjustment meets 
either of the following criteria: 
1.    Strict application of this chapter would cause an undue or unnecessary hardship. 

The cost of meeting the standard shall not constitute a hardship; or 
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2.    The adjustment serves to protect or enhance significant features such as, but not 
limited to, trees, historic or culturally significant buildings, or landmark signs. 

In granting an adjustment, the Planning Commission, in addition to the time limitations 
of Section 14.32.040, may attach conditions which it finds necessary to protect the 
welfare of the City and otherwise achieve the purposes of this chapter. 

 
Applicant’s 
Findings: 

The adjustment is proposed based on special and unusual circumstances related to 
the specific property and the specific sign.  Milwaukie High School (MHS) is the only 
public high school in the R-2 zoning district (and the only North Clackamas high school 
in the Milwaukie City limits).   

The proposed electronic sign at Milwaukie High School would allow information to be 
quickly, efficiently and accurately provided to a student body and Milwaukie 
community that includes many people without regular internet access.  MHS is the 
only high school in the North Clackamas School District that does not have an 
electronic reader board; a communication tool considered essential by the District 
and seen as an inequity to the students, parents, staff and the Milwaukie Community.  
The electronic reader board would also allow a reduction of printed materials either 
sent home with students or mailed, resulting in better dissemination of information, 
more staff time available for students and fewer physical resources used.  This would 
be better for the school, the Milwaukie community and the environment.  This 
standard is met.  

 
14.32.020 ADJUSTMENT PROCEDURE 
The following procedures shall be followed in applying for and acting on an adjustment: 
A.    A property owner may initiate a request for an adjustment by filing an application with the 
City Manager, using forms required by the City Manager or duly authorized agent. The 
application shall be accompanied by a site plan drawn to approximate scale showing the 
condition to be adjusted and the dimensions and arrangement of the proposed sign, support 
structure, buildings and real property. The review authority may request other drawings or 
material essential to an understanding of the adjustment request. 
 
Applicant’s 
Findings: 

This request for adjustment is being initiated by the property owner, North 
Clackamas School District, using appropriate forms.  The submitted plans 
demonstrate the dimensions and arrangement of the sign, support structure, 
buildings on the site and real property.  This standard is met.   

 
B.    The review authority shall hold a public hearing for any adjustment request which is 25% 
or more of the required standard per the provisions of Section 19.1006 Type III Review. 
Adjustment requests of less than 25% from the required standard shall be reviewed by the 
Planning Director per the provisions of Section 19.1005 Type II Review. Within 5 days after a 
decision has been rendered with reference to a request for an adjustment, the City Manager 
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or duly authorized representative shall provide the applicant with notice of the decision of the 
review authority.  
 
Applicant’s 
Findings: 

The proposed adjustment is to permit the electronic sign on the high school property 
and therefore requires a Type III review.  This standard is met. 

 
14.32.030 CIRCUMSTANCES FOR GRANTING ADJUSTMENT 
The review authority shall consider and make findings with respect to each of the following: 
A.    That strict or literal interpretation and enforcement of the specified regulation would 
result in practical difficulty or unnecessary physical hardship inconsistent with the objectives 
of the Sign Ordinance; 
 
Applicant’s 
Findings: 

As discussed previously in Section 14.04.020, installation of an electronic reader 
board sign at Milwaukie High School would meet all of the objectives and purpose 
statements of the Sign Ordinance.  Precluding the high school from installing this sign 
will result in practical difficulty of students, families of students, teachers, school 
administrators and the general public not having quick and easy access to important 
school- and Milwaukie community-related information.  This is directly in contrast 
with the first purpose of the Sign Ordinance: Protect the health, safety, property and 
welfare of the public.  As seen in recent months with the COVID-19 Pandemic and the 
wildfires in Clackamas County and elsewhere in the state, it is imperative that citizens 
have ready access to up-to-date information.  A standard sign cannot do this in the 
same way an electronic sign can.  Some residents in Milwaukie may not have reliable 
access to the internet and other information sources, therefore a community 
messaging system such as this would reduce unnecessary physical hardship for both 
school and Milwaukie community populations.  This standard is met. 

 
B.    That there are exceptional or extraordinary circumstances or conditions applicable to the 
property involved, or to the intended use of the property, which do not apply generally to other 
properties classified in the same zoning district; 
 
Applicant’s 
Findings: 

Milwaukie High School is in the R-2 Zoning District, a residential zoning district.  
Section 14.16.010 identifies sign types permitted in residential zones.  All sign types 
permitted are related to residential development, not schools or institutional sites.  
This results in exceptional or extraordinary circumstances applied to this property 
(Milwaukie High School) that do not generally apply to other properties in the R-2 
Zone (generally housing).  In addition, Milwaukie High School is a Category 4: 
Critical/Essential Building to be used as a community shelter during a disaster.  
Approval of this adjustment will affect only the Milwaukie High School Site as it is the 
only public High School located in the R-2 zoning district and designed as a Category 
4: Critical/Essential Building within the City limits.  This standard is met. 
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C.    That strict or literal interpretation and enforcement of the specified regulation would 
deprive the applicant of privileges enjoyed by the owners of other properties classified in the 
same zoning district; 
 
Applicant’s 
Findings: 

Owners of other properties in the same zoning district are generally residential.  
Section 14.16.010 provides standards by which residential developments may install 
signs that are appropriate to residential developments.  There is no such standard 
provided by which a high school may install signs that are appropriate to a high 
school and community information center, such as Milwaukie High School.  
Therefore, the strict or literal interpretation of the Sign Ordinance would deprive the 
applicant of privileges enjoyed by the owners of other properties in the R-2 zone.  This 
standard is met. 

 
D.    That the granting of the adjustment will not constitute a grant of special privilege 
inconsistent with the limitations on other properties classified in the same zoning district; and, 
 
Applicant’s 
Findings: 

As discussed above, section 14.16.010 provides the ability of residential property in 
the R-2 zoning district to install appropriate types of signage.  The granting of this 
adjustment will allow the high school the ability to install signage appropriate to the 
use on the site as well.  This does not constitute a grant of special privilege 
inconsistent with the limitations on other properties in the R-2 zone.  This standard 
is met. 

 
E.    That the granting of the adjustment will not be detrimental to the public health, safety, or 
welfare or materially injurious to properties or improvements in the vicinity.  
 
Applicant’s 
Findings: 

The granting of the adjustment will be beneficial to the public health, safety and 
welfare and will not be materially injurious to properties or improvements in the 
vicinity.  Many Milwaukie High School students and nearby community neighbors do 
not have reliable, regular internet access.  Milwaukie High School has also recently 
been designated as an evacuation site for natural disasters such as wildfires.  An 
electronic reader sign at the high school would provide both students and Milwaukie 
community members timely, accurate, important information about both the school 
and the city.  This standard is met. 

 
14.32.040 TIME LIMIT 
A.    Authorization of an adjustment shall be void if the building or work approved by such 
adjustment is not commenced within 6 months of the date of approval. 
B.    The review authority may, upon receiving a written request from the applicant prior to the 
adjustment expiration date, extend the adjustment for a period not to exceed one year. 
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Applicant’s 
Findings: 

The School District acknowledges that the adjustment is void of work approved by 
such is not commenced within 6 months of the date of approval, with the exception 
of extensions as described above.  This standard is met. 

 
14.32.050 APPEALS 
Appeals of Planning Commission decisions shall follow the procedures of Chapter 19.1000 of 
the Milwaukie Zoning Ordinance.  
 
Applicant’s 
Findings: 

The School District acknowledges the appeal procedures.  This standard is met. 

 
SUMMARY AND CONCLUSION 
Based upon the materials submitted herein, the Applicant respectfully requests approval from the 
City’s Planning Commission for this Type III Sign Code Adjustment application. 
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CITY OF MILWAUKIE 
6101 SE Johnson Creek Blvd  

Milwaukie OR 97206 

503.786.7600 

planning@milwaukieoregon.gov 

building@milwaukieoregon.gov 

engineering@milwaukieoregon.gov 

Preapplication 

Conference 

Report 
Project ID: 20-007PA 

This report is provided as a follow-up to the meeting that was held on 9/3/2020 at 10:00 AM 

The Milwaukie Municipal Code is available here: www.qcode.us/codes/milwaukie/ 

APPLICANT AND PROJECT INFORMATION 

Applicant:   Andrew Tull for North Clackamas School District (NCSD) Applicant Role: Planning Consultant 

Applicant Address:  9600 SW Nimbus, Suite 100, Beaverton, OR 97008 

Company:  3J Consulting 

Project Name:  Milwaukie High School signage 

Project Address:  2301 SE Willard St Zone: Residential R-2 

Project Description:  Code amendment or Sign adjustment to allow an electronic display sign at Milwaukie High School 

Current Use: High school 

Applicants Present: Mercedes Serra (3J Consulting); Steve Nicholas, Cindy Detchon, and Ron Stewart (North Clackamas 

School District) 

Staff Present: Brett Kelver, Associate Planner; Janine Gates, Assistant Planner 

PLANNING COMMENTS 

Zoning Compliance (MMC Title 19) 

☐ Use Standards  

Land Use Review Process 

☒ Applications Needed As proposed, the project would require the following applications: 

• Sign Adjustment 

☒ Review Type • Sign Adjustment (Variance) = Type III 

☒ Fees • Type III application = $2,000 

☒ Application Process The applicant should submit a complete electronic copy of all application materials for the 

City's initial review. Due to the COVID pandemic, hard copies of materials are not currently 

desired. A determination of the application's completeness will be issued within 30 days. 

Once the application is deemed complete, a public hearing with the Planning Commission 

will be scheduled. As long as measures remain in place to address the COVID pandemic, 

http://www.qcode.us/codes/milwaukie/


Date Report Completed:  9/29/2020  City of Milwaukie DRT PA Report  Page 2 of 6 
 

the public hearing will be conducted online. Public notice will be sent to property owners 

and current residents within 300 ft of the subject property no later than 20 days prior to the 

hearing date. At least 14 days before the hearing, a sign giving notice of the application 

must be posted on the subject property, to remain until the decision is issued. Staff will 

prepare a report with analysis of the proposal and a recommendation for decision that will 

be made available one week before the hearing. Both staff and the applicant will have the 

opportunity to make presentations at the hearing, followed by public testimony and then 

deliberation by the Commission. 

Issuance of a decision starts a 15-day appeal period for the applicant and any party who 

establishes standing. Development permits submitted during the appeal period may be 

reviewed but are not typically approved until the appeal period has ended. 

Overlay Zones (MMC 19.400) 

☐ Historic Preservation  

Site Improvements/Site Context 

☐ Downtown Design Standards 

(MMC 19.508) 

 

Off-Street Parking Standards (MMC 19.600) 

☐ Residential Off-Street Parking 

Requirements 

 

Approval Criteria 

☒ Sign Adjustment (MMC 14.32) For a sign adjustment, the applicant must show that (1) there are special and unusual 

circumstances related to the specific property or sign, (2) the adjustment is consistent with 

the guiding principles of the Downtown Design Guidelines (only for signs in downtown 

zones), and (3) the adjustment meets either of the following criteria: (a) strict application of 

the code would cause an undue or unnecessary hardship (excluding cost); or (b) the 

adjustment serves to protect or enhance significant features such as (but not limited to) 

trees, historic or culturally significant buildings, or landmark signs. 

Although the code references the Design and Landmarks Committee (DLC) in the 

adjustment process, staff’s understanding and interpretation is that the DLC is only involved 

if the sign in question is located in a downtown zone. Likewise, consideration of the 

Downtown Design Guidelines is not an applicable approval criterion for signs outside of 

downtown zones. 

In granting an adjustment, the Planning Commission may attach conditions that it finds 

necessary to protect the welfare of the city and otherwise achieve the purposes of the sign 

code. As per Milwaukie Municipal Code (MMC) Section 14.32.040, authorization of a sign 

adjustment is voided if the building or work approved is not commenced within 6 months of 

the date of approval. If the applicant makes a written request prior to the expiration date, 

the Planning Commission can extend the adjustment for a period of up to one year. 

Land Division (MMC Title 17) 

☐ Design Standards  

Sign Code Compliance (MMC Title 14) 

☒ Sign Requirements Milwaukie High School is an approved Community Service Use (CSU). CSUs are often 

located in residential zones, where signage is very limited. MMC Section 14.08.090 

establishes standards for CSU signs, which include monument/freestanding signs, wall signs, 

and daily display signs. Depending on the size and height of the proposed sign, either Type I 
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or Type III review is required. One monument or freestanding sign is allowed for a CSU—up 

to 16 sq ft per display surface and max height of 6 ft for Type I review; or up to 40 sq ft per 

display surface, max length of 20 ft, and max height of 12 ft for Type III review.  

However, electronic display signs are not allowed in residential zones and are further 

restricted by the standards in MMC Subsection 14.24.020.G. An adjustment (like a variance) 

would be required to allow an electronic display sign for a CSU. 

MMC Chapter 14.32 establishes the process for the Planning Commission to authorize 

adjustments to the sign code, where strict application of the code would cause “an undue 

or unnecessary hardship” (excluding cost). The approval criteria for an adjustment are 

discussed above. 

Noise (MMC Title 16) 

☐ Noise Mitigation (MMC 16.24)  

Neighborhood District Associations 

☒ Historic Milwaukie 
Prior to submitting the application, the applicant is encouraged (but not required) to 

present the project at a regular meeting of the relevant Neighborhood District Association 

(NDA), in this case the Historic Milwaukie NDA.  

 

Historic Milwaukie NDA Chair 

Ray Bryan 

historicmilwaukienda@gmail.com  

Regular meeting—second Monday, 6:30pm (online) 

Choose an item. 

Choose an item. 

Other Permits/Registration 

☐ Business Registration  

Additional Planning Notes 

This preapplication conference was conducted on an abstract level and did not consider a specific sign design. If the applicant 

chooses to apply for a sign adjustment, staff expects that the applicant will provide a more specific proposal, including sign type, 

dimensions, and location. These details will be critical in the evaluation and consideration of the request. 

The applicant will have the burden of demonstrating that an “undue or unnecessary hardship” results from the restriction against 

installing an electronic display sign. The Planning Commission will be asked to consider and make findings on several circumstances 

that could prove challenging (MMC Section 14.32.030). One issue is that of clarifying what constitutes a “practical difficulty or 

unnecessary physical hardship.” Another is whether denial of an electronic display sign would truly deprive the applicant of 

privileges enjoyed by other properties in the same zoning district (Residential R-2). (Note that the code does not expand this 

circumstance to properties in other communities within the larger school district.) Perhaps the most challenging circumstance is 

whether the granting of an adjustment would constitute a “special privilege inconsistent with the limitations on other properties” 

within the zoning district.  

Staff can imagine that the Planning Commission would be supportive of the District’s efforts to further improve the high school but 

may be concerned about establishing a precedent that could open the door to allowing more electronic display signs for other 

CSUs (schools, churches, and others). It could be difficult to develop defensible findings that are narrow enough to limit the 

potential for similar requests in the future. Staff would aim to address the pros and cons of the request in its report to the 

Commission and would likely not make a recommendation for either approval or denial, focusing instead on facilitating a rigorous 

discussion of the issue. 

It is noted that the applicant originally raised the prospect of proposing an amendment to the sign code, to allow electronic 

display signs exclusively for public school CSUs. Staff considered this idea and consulted with the City Attorney, who confirmed that 

such a proposal would be difficult to support and defend as being fair. Why would private schools not be allowed the same option 

for signage? Or churches, or any other CSU? A proposal to amend the sign code in this way would open a much broader policy 

discussion and would involve a more complicated review and approval process. Staff has encouraged the applicant to consider 

using the sign adjustment process instead—even though it is also challenging and offers no guarantees, the specificity of that 

request would provide a slightly narrower frame for discussion. 

mailto:historicmilwaukienda@gmail.com
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ENGINEERING & PUBLIC WORKS COMMENTS 

Public Facility Improvements (MMC 19.700) 

☐ Applicability (MMC 19.702)  

 Flood Hazard Area (MMC 18) 

☐ Development Permit  

(MMC 18.04.100) 

 

Environmental Protection (MMC 16) 

☐ Erosion Control (MMC 16.28)  

☐ Tree Cutting (MMC 16.32)  

Public Services (MMC 13) 

☐ System Development Charge 

(MMC 13.28.040) 

 

Public Places (MMC 12) 

☐ Clear Vision (MMC 12.24)  

Additional Engineering & Public Works Notes 

 

BUILDING COMMENTS 

All drawings must be submitted electronically through www.buildingpermits.oregon.gov   

New buildings or remodels shall meet all the provisions of the current applicable Oregon Building Codes. All State adopted building 

codes can be found online at: https://www.oregon.gov/bcd/codes-stand/Pages/adopted-codes.aspx. 

All building permit applications are electronic and can be applied for online with a valid CCB license number or engineer/architect 

license at www.buildingpermits.oregon.gov . Each permit type and sub-permit type are separate permits and will need to be applied 

for individually. Plans need to be uploaded to their specific permits in PDF format as a total plan set (not individual pages) if size 

allows.   

Note: Plumbing and electrical plan reviews (when required) are done off site.  Reviews are currently being done by Clackamas 

County and plan review times for these reviews very and are not under the control of the Milwaukie building division. Please allow 

appropriate time to obtain these permits, as courtesy inspections are not allowed prior to permits being issued.  Site utilities follow this 

process and require a separate plumbing permit, they are not done with the grading/utility permit supplied to Milwaukie Engineering.  

If you have any building related questions, please email us at building@milwaukieoregon.gov. 

Additional Building Notes 

Note that all development permit submittals are subject to the initial review time that the building department is experiencing 

(currently 6-8 weeks).  

OTHER FEES 

http://www.buildingpermits.oregon.gov/
https://www.oregon.gov/bcd/codes-stand/Pages/adopted-codes.aspx
http://www.buildingpermits.oregon.gov/
mailto:building@milwaukieoregon.gov
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☐ Construction Excise Tax 

 

Calculation:  

Valuation *12% (.12) 

☐ Metro Excise Tax 

 

Calculation:  

Valuation *.12% (.0012) 

(Note: There is a cap of $12,000 on this tax.) 

☐ School Excise Tax 

 

Calculation:  

Commercial = $0.67 a square foot,  

Residential = $1.35 a square foot (not including garages) 

FIRE DISTRICT COMMENTS 

 

COORDINATION WITH OTHER AGENCIES 

Applicant must communicate directly with outside agencies. These may include the following: 

• Metro, TriMet, North Clackamas Parks and Recreation District (NCPRD), Oregon Parks and Recreation, ODOT/ODOT Rail, 

Department of State Lands, Oregon Marine Board, Oregon Department of Fish and Wildlife (ODFW), State Historic 

Preservation Office, Clackamas County Transportation and Development 

MISCELLANEOUS 

State or County Approvals Needed 

☐ Boiler Approval (State)  

Arts Tax 

☐ Neighborhood Office Permit  

Other Right-of-Way Permits 

☐ Tree Removal Permit:  

Infrastructure/Utilities 

Applicant must communicate directly with utility providers. These may include the following: 

• PGE, NW Natural, Clackamas River Water (CRW), Telecomm (Comcast, Century Link), Water Environmental Services (WES), 

Garbage Collection (Waste Management, Hoodview Disposal and Recycling) 

Economic Development/Incentives 

☐ Enterprise Zone:  

☐ Housing Resources:  

PLEASE SEE NOTE AND CONTACT INFORMATION ON THE FOLLOWING PAGE 
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This preliminary preapplication conference information is based only on the applicant's proposal and does 

not cover all possible development scenarios. Other requirements may be added after an applicant 

submits land use applications or building permits. City policies and code requirements are subject to 

change. If a note in this report contradicts the Milwaukie Municipal Code, the MMC supersedes the note.  If 

you have any questions, please contact the City staff that attended the conference (listed on Page 1). 

Contact numbers for these staff are City staff listed at the end of the report.   

Sincerely, 

City of Milwaukie Development Review Team 

BUILDING DEPARTMENT 

Samantha Vandagriff  Building Official 503-786-7611 

Harmony Drake Permit Specialist 503-786-7623 

Stephanie Marcinkiewicz Inspector/Plans Examiner 503-786-7636 

ENGINEERING DEPARTMENT 

Steve Adams  City Engineer 503-786-7605 

Dalton Vodden Associate Engineer 503-786-7617 

PLANNING DEPARTMENT 

Laura Weigel    Planning Manager 503-786-7654 

Vera Kolias    Senior Planner  503-786-7653 

Brett Kelver     Associate Planner     503-786-7657 

Mary Heberling     Assistant Planner     503-786-7658 

Janine Gates Assistant Planner 503-786-7627 

COMMUNITY DEVELOPMENT DEPARTMENT 

Leila Aman      Community Development Director 503-786-7616 

Alison Wicks Development Programs Manager 503-786-7661 

Christina Fadenrecht Housing & Economic Dev. Asst. 503-786-7624 

Alicia Martin     Administrative Specialist II   503-786-7600 

Tempest Blanchard    Administrative Specialist II  503-786-7600 

CLACKAMAS FIRE DISTRICT 

Mike Boumann     Lieutenant Deputy Fire Marshal 503-742-2673  

Matt Amos Fire Inspector 503-742-2661 




