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Section 1: Project Description & Requested Approvals 
Northwest Housing Alternatives (NHA), Oregon's largest non-profit developer of affordable housing, 
has had its corporate offices in Milwaukie for nearly 30 years. In that time, the company has grown 
both in Milwaukie and statewide. Locally, the NHA campus currently consists of two offices buildings, 
the Annie Ross Homeless Shelter for families, and nine units of affordable rental housing. Statewide, 
NHA now has a portfolio of over 1,800 affordable apartments for Oregonians with low incomes and 
special needs.  

As a growing company, NHA intends to redevelop its Milwaukie campus. Redevelopment is slated to 
begin in 2017 and would involve demolition of all existing structures and construction of new buildings 
to accommodate NHA’s integrated needs for office space, a new shelter and affordable housing within 
a cohesive campus. The primary elements of NHA's plan for redevelopment include the following (see 
Exhibit A: Site Plan). 

 An office building that meets NHA's staff needs and serves as a community asset. The new office 
space will accommodate staff growth that has occurred over the last decade and is projected to 
serve NHA’s administrative needs for at least the next 20 years. 

 A new building for the Annie Ross House Shelter that provides families experiencing 
homelessness with enhanced individual living quarters. This arrangement will afford shelter 
residents more privacy than the current building, which only has small bedrooms and shared 
bathrooms. 

 Affordable rental housing options for families. These apartments will be designed to be 
compatible with the existing neighborhood and consistent with the City of Milwaukie’s multi-
family design standards. The nearby MAX light rail station will provide NHA residents with 
convenient transit access to employment and educational opportunities throughout the Metro 
region. 

This redevelopment project will allow NHA to simultaneously improve its office space, upgrade the 
Annie Ross House Shelter, increase Milwaukie's affordable housing options and support transit-
oriented development close to the Lake Road light rail stop, which is near the intersection of Lake Road 
and Main Street. 

The NHA site has a Mixed-Use/High Density Residential Comprehensive Plan designation and is zoned 
R-2. In order to implement the campus redevelopment, NHA will need the following land use approvals 
from the City: 

 Conditional Use (CU). An office use is allowed in the R-2 zone with Type III conditional use (CU) 
approval. 

 Community Service Use (CSU). The Annie Ross House Shelter is considered a “temporary or 
transitional facility” and is allowed with Type III Community Service Use (CSU) approval. 

The new multifamily affordable housing units are permitted outright in the R-2 zone and will ultimately 
require Development Review approval. NHA intends to meet the clear and objective design standards 
for multifamily development, as established in Section 19.505.3(C), and will therefore be subject to a 
Type I Development Review process. 

This application package combines the Type III CU and CSU applications for the office and shelter uses. 
It’s important to note that this application does not include the Type I Development Review request 
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for the multifamily units. Because NHA plans to meet the clear and objective standards for multifamily 
development, the Type I Development Review application will be submitted at a later date, separate 
from the CU and CSU Type III applications. Information about the multifamily development is included 
in this application package to the extent that it is part of the overall NHA campus redevelopment and 
provides context for the CU and CSU uses in terms of parking, access, transportation and utility 
impacts, open space and other site layout elements. 

Section 2: Project Background 

Office Space. No previous land use history for the NHA office building was able to be located; the city 
does not have any record of past approvals. The existing office building was originally owned by the 
North Clackamas School District and used by the district as an administrative office. NHA purchased the 
building and associated parking area from the district in 1987 and has been using it as its primary office 
space since that time. There are currently 35 employees (includes full and part time employees) that 
work on the NHA campus; employees are not typically all on site at the same time because work is 
intermittent and includes night shifts. Hours of operation for the main office are Monday through 
Friday, 8:30 AM to 5:00 PM. 

The proposed new office has been designed to accommodate approximately 50 employees; this will 
serve existing employees and future anticipated growth in employees over the next 20 years. 

Annie Ross House Shelter. The Annie Ross House Shelter was originally approved as a Community 
Service Use by the city in July 1985. Conditions of approval for the original use included required 
fencing, installation of an alarm system, and widening the access from Willard Street to meet city 
standards. In addition, conditions of approval required that NHA staff be present at all times on the site 
and that all potential clients for the shelter be screened at an off-site location. 

The shelter in its current capacity can house up to five families; use is intermittent and is based on 
need and referrals through Clackamas County. Potential shelter residents are screened by Clackamas 
County at an off-site location before they are admitted to the shelter. Residents typically stay at the 
shelter for about 35 days before moving to a more permanent housing situation. The shelter also has 
space for a food pantry that serves residents on the campus. Surplus food is shared with other 
providers in Clackamas County and made available to residents in other NHA housing units. In addition, 
the shelter has a separate area for staff on duty. Staff is on duty at the shelter daily from 8:00 AM until 
10:00 PM (or 11:00 PM on weekends), at which point the shelter is locked for the night (shelter 
residents must be back in the shelter by curfew). During nighttime, there is a staff security monitor on 
site who regularly patrols the campus, including the shelter. The night monitor lives on campus. Any 
school-age children living at the shelter are required to go to school during regular school hours. 

The proposed new shelter will function in the same manner as the existing shelter, as described above, 
but will be large enough to accommodate eight families in separate living quarters (each with their 
own bathroom and limited food preparation capacity). 

Per the Milwaukie Zoning Code, Section 19.201 Definitions, the shelter is considered a “transitional 
facility”, which is defined as follows: 

“Temporary or transitional facility” means a facility which may provide temporary or transitional 
services to families or individuals, including lodging where the average stay is 60 days or less. 
Such facilities shall be classified as community service uses and may include shelters, 
community counseling centers, rehabilitation centers, and detention and detoxification facilities.” 
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Per City staff, the shelter living quarters are not considered dwelling units because they are defined as 
a type of Community Service Use and they do not have full kitchens. Therefore, the shelter does not 
count towards density standards applicable to the site. 
Previous Zone Change Request. In 2013, NHA requested a zone change from the City of Milwaukie in 
order to rezone their properties to R-1-B. Both zones implement the same Comprehensive Plan 
designation (Mixed-Use/High Density Residential); however, the R-1-B zone would allow more intense 
levels of development than the existing R-2 zone. The zone change was approved by the Planning 
Commission but appealed by citizens who were concerned about the potential for development that 
might be perceived as incompatible with the surrounding neighborhood. City Council ultimately upheld 
the appeal and denied the zone change request. In an effort to recognize those previous community 
concerns, NHA is now proposing development at levels consistent with the existing R-2 zone. This 
includes fewer affordable housing units and a smaller office building than were originally considered. 
Proposing this project under the current R-2 zoning also allows the city to review the office building as 
a Conditional Use (under the R-1-B zoning, the office would be permitted outright).  

Neighborhood Outreach. Starting in 2012, NHA began quarterly open house meetings to re-introduce 
NHA to the surrounding community. Open house meetings are designed to discuss neighborhood 
safety and to create effective lines of communication between NHA and immediate neighbors. During 
these meetings, informal discussions of NHA’s plans to renovate its campus occurred. Additionally, 
NHA has attended meetings with the Lake Road Neighborhood Association and the Historic Milwaukie 
Neighborhood District Association (Historic Milwaukie NDA) to discuss campus redevelopment plans.  
In 2015, as NHA began to solidify its approach for a revised application under the existing zoning, NHA 
met with the Historic Milwaukie NDA twice and met informally with their board president once. At 
these meetings, NHA discussed plans for moving forward with the campus redevelopment.  NHA has 
discussed the site plan and provided concept materials with architectural features of the proposed 
campus layout, including massing studies and 3-dimensional renderings.  As NHA has continued to 
refine drawings, scope and timelines for application submittal, they have reached out to the Historic 
Milwaukie NDA and requested addition to their agenda for their next available neighborhood 
meetings. Most recently, NHA met with the Historic Milwaukie NDA on November 9, 2015. 
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Figure 1: Site and Surrounding Zoning  
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Figure 2: Aerial Image of Site and Vicinity 
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Section 3: Conditional Use Approval Criteria - Office Use 
This section provides findings to demonstrate compliance with the approval criteria for a new 
conditional use approval per Section 19.905 of the Milwaukie Zoning Code. Each criterion is cited in full 
(in italics) and followed by a response section that details how the proposed new office use complies. 

19.905 CONDITIONAL USES  
19.905.4  Approval Criteria 
A.    Establishment of a new conditional use, or major modification of an existing conditional use, 
shall be approved if the following criteria are met: 

1.    The characteristics of the lot are suitable for the proposed use considering size, shape, 
location, topography, existing improvements, and natural features. 

Response: The NHA site is approximately 1.70 acres in size and relatively flat (with the exception of the 
somewhat steep edge along the Lake Road frontage and western boundary of the property). Existing 
improvements include an office building, the Annie Ross House Shelter, some duplex and single-family 
housing units and associated parking and open space. All development currently on the site will be 
removed in order to accommodate the proposed new development and allow reconfiguration of the 
site to better suit the applicant’s needs. As shown on the Site Plan in Exhibit A, the site is large enough 
to allow for a larger office building and shelter, additional multifamily housing units, and adequate 
parking, open spaces and landscaping and comply with all development standards of the R-2 zone. 

In terms of the proposed office building (the subject of the conditional use review), the site provides 
ample space for the new office, which will have a footprint of approximately 4,770 square feet (for 
comparison, the existing office footprint is approximately 4,000 square feet). It will be located in the 
same area of the NHA site as the existing office building and will have a total of 12,500 square feet of 
floor area on three levels.  Due to the topography of the site, the office design will take advantage of 
the site grades to allow for the building to engage at the street level more than the current facilities.  
The building is designed in a split level fashion where the lowest floor is along Willard Street.  Within 
the building, at this level, will be conference room and employee breakroom space along with a small 
outdoor plaza area at the NW corner of the building (identified on Sheet 1.3).  The building will appear 
as three levels in height at Willard Street but as viewed from the interior courtyard and Lake Street it 
will appear as two levels in height. 

The site will be configured so that access to the office building will be available from the sidewalk along 
SE Willard Street, the sidewalk at the corner of SE Willard Street and SE 23rd Street, and from the on-
site walkways provided between the parking lot and the office building. The location of the NHA site is 
suitable for this project because it is located in a zone that allows the mix of uses being proposed. The 
surrounding area is developed at moderate densities that are comparable to the development 
proposed for the NHA site. The site is also located along Lake Road, which has frequent bus service, 
and is near (less than two blocks) the new MAX light rail station. This convenient access to transit will 
serve both NHA employees and clients/residents. 
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2.    The operating and physical characteristics of the proposed use will be reasonably 
compatible with, and have minimal impact on, nearby uses. 

Response: The character of the area surrounding the NHA site is transitioning to a mixed use area, 
consistent with the vision established in the Milwaukie Comprehensive Plan. Downtown Milwaukie is 
located to the west of the site and is developed with mixed-use commercial uses; properties to the 
southwest of the site are developed with a combination of office, single-family residential, and 
institutional uses; properties to the southeast of the site are developed with single-family, multifamily, 
office, and institutional uses; and properties to the east are developed with multifamily, institutional, 
and single-family uses. Within the context of the Historic Milwaukie Neighborhood, the predominant 
use by area is commercial (49 percent), followed by single-family residential (24 percent), multifamily 
residential (13 percent), institutional (8 percent), and vacant properties (6 percent). The proposed 
project would permit the development of the site with uses similar to those found in the vicinity. The 
proposed NHA office has been designed to be compatible with these surrounding uses, both in terms 
of operations and physical characteristics. Furthermore, NHA has been operating an office use on this 
site for 30 years. Prior to that, the North Clackamas School District operated an office use on the site.  

The new office will have typical weekday hours of operation, generally between 8:30 AM and 5:00 PM. 
Employees will enter and exit the site throughout the day using the primary vehicle access along SE 
Willard Street. It is also expected that some employees will bicycle to work and/or use transit, and will 
therefore access the site from the surrounding sidewalk network. Parking for office employees will be 
provided on site and is also available on-street along SE Willard and SE 23rd Ave. The office will not hold 
large events that would generate high levels of traffic or noise. The office building is also configured on 
the site so that it is located away from the existing lower-density residential uses that are south and 
east of the NHA property. 

In terms of physical characteristics, the proposed office building will be setback from the sidewalk 15 
feet, as required by the Milwaukie Zoning Code. The setback area will be landscaped with a mix of 
trees and ground cover, providing a green buffer between the building and the sidewalk/street. The 
office building has been designed with large windows along the street-facing façade to provide a sense 
of openness and transparency into the building. 

The NHA site is surrounded by a variety of building functions, architectural styles and building 
materials. Because of this, the surrounding neighborhood does not provide a defined context; 
therefore the design of the office uses similar visual and massing elements in order to respect the 
eclectic neighborhood mix but does not attempt to replicate any one style.  As an office building, it is 
important that it be identified differently from the housing around it.  Through the use of brick, cement 
plank cladding, and wood siding, the office building reflects the variety of material and textural 
elements without appearing institutional. The mass of the building is broken down into smaller 
components in order to reflect the residential development around the property and not compete in 
massing with the high school to the north. The roof is residential in character with the use of a gable 
form. It is offset which is slightly different in the neighborhood but intentional, to allow for 
sustainability goals for the project which include the use of photovoltaic panels to reduce utility costs.  
The intent is that the residents, neighbors and community identify the building as an office yet 
understand the relationship to the larger development through the massing and material uses. The 
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shelter shares a similar form and material palette while the future multi-family housing will have some 
similar roof forms but a smaller percentage of similar cladding materials.  

Traffic generated by the proposed office is projected to increase minimally with this project (7 
additional trips during the weekday AM peak hour and 6 trips during the PM peak hour). Those 
increases are based on projected increase in the number of employees from 35 to 50. Traffic generated 
by this project will not result in impacts to intersections; all intersections near the site will continue to 
operate at acceptable levels. The proposed access drives into the site will meet the city’s access 
spacing and sight distance requirements. The Traffic Impact Analysis included in Exhibit C provides 
additional detail about traffic impacts. 

 
3.    All identified impacts will be mitigated to the extent practicable. 

Response: As noted in the response above, impacts to the surrounding neighborhood are not 
anticipated to occur as a result of conditional use approval of the proposed office. An office use has 
operated at this location for more than 30 years. 

 
4.    The proposed use will not have unmitigated nuisance impacts, such as from noise, odor, 
and/or vibrations, greater than usually generated by uses allowed outright at the proposed 
location. 

Response: The proposed office use will not generate nuisance impacts such as noise, odor or 
vibrations. The office will function in a manner typical to most office uses, with weekday hours 
between 8:30 AM and 5:00 PM. Office functions will take place inside the building and primarily 
involve administrative activities. The office does not engage in any activity that would generate odor or 
vibrations. There will be no activities at the office that will result in unusual noise levels (outdoor 
events or large truck deliveries, for example). As noted above, traffic generated by the proposed office 
use will be minimal and will not result in measurable impacts to the surrounding streets or 
intersections. 

 
5.    The proposed use will comply with all applicable development standards and 
requirements of the base zone, any overlay zones or special areas, and the standards in 
Section 19.905. 

Response: The subject properties are zoned R-2. There are no overlay zones or special areas that apply 
to this project. Section 5 of this narrative demonstrates how the proposed use meets the requirements 
and development standards for the R-2 zone. No other standards in 19.905 apply to this use. 

 
6.    The proposed use is consistent with applicable Comprehensive Plan policies related to 
the proposed use. 

Response: Policies relevant to the proposed NHA project are addressed below. While this section of 
the narrative addresses the Conditional Use criteria for the office building, some of the responses 
below consider the entire site. Because the NHA site is being redeveloped as a cohesive campus with 
multiple uses, context is necessary to make a thorough statement of consistency with city policies. This 
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is especially true when evaluating transportation and public utility impacts; those elements were 
considered in the context of the overall site redevelopment. 

 
Chapter 4 Land Use 
OBJECTIVE #2 — RESIDENTIAL LAND USE: DENSITY AND LOCATION 
To locate higher density residential uses so that the concentration of people will help to support 
public transportation services and major commercial centers and foster implementation of the 
Town Center Master Plan. 
6.    High Density in Mixed Use Areas will be based on the following policies: 
         a.     Within the Mixed Use Area designated on Map 7, a range of different uses including 
residential, commercial and office are allowed and encouraged. It is expected that 
redevelopment will be required to implement these policies, and that single structures containing 
different uses will be the predominant building type. 
         b.     Commercial uses will be allowed at the ground floor level, and will be located relative 
to the downtown area so that pedestrian access between areas is convenient and continuous. 
         c.     Office uses will be allowed at the ground and first floor levels. 
         d.     High Density residential uses will be allowed on all levels. At least fifty (50) percent of 
the floor area within a project must be used for residential purposes. 
         e.     Within the Mixed Use Area, a residential density bonus of fifteen (15) percent over 
the allowable density may be granted in exchange for exceptional design quality or special 
project amenities. 
         f.      All parking must be contained within a project. 

Response: The proposed redevelopment on the NHA site supports the above land use policies by 
providing a mix of office and moderate-density residential uses on the site, in a location that is in close 
proximity to transit (bus and light rail) and to businesses in downtown Milwaukie. In addition, NHA 
provides its employees with reimbursement for expenses associated with commuting to work via 
transit and using transit for work-related meetings. As further incentive, NHA employees are eligible 
for monthly prize drawings if they submit their transit logs each month.  
Required parking will be contained on site.  
This project will result in more efficient use of the site, providing a greater concentration of office 
employees and housing in this area, consistent with city objectives and the existing R-2 zoning. 

 
OBJECTIVE #2 — EMPLOYMENT OPPORTUNITY 
To continue to support a wide range of employment opportunities for Milwaukie citizens. 
2.    The City will encourage new professional and service-oriented employment opportunities to 
meet the diverse needs of City residents. 

Response: Redevelopment of the NHA site will allow NHA to better accommodate existing employees 
in the office space and allow for anticipated growth over the next 20 years. This anticipated growth will 
provide professional employment opportunities for Milwaukie residents. In addition, expanding 
employment in proximity to transit and the downtown area will support plans to revitalize downtown 
Milwaukie. 
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OBJECTIVE #12 — TOWN CENTER 
To emphasize downtown Milwaukie and the expanded city center as a Town Center with the 
major concentration of mixed use and high density housing, office, and service uses in the City. 

Response: As noted above, the proposed redevelopment of the NHA campus supports the above 
objective by providing a mix of office and residential uses within the Town Center in close proximity to 
retail and service businesses in downtown Milwaukie. 
 

7.    Adequate public transportation facilities and public utilities will be available to serve the 
proposed use prior to occupancy pursuant to Chapter 19.700. 

Response: The Pre-Application Report (Exhibit B) notes that existing City of Milwaukie public utilities 
are available to serve the NHA site for water and sanitary sewer. For stormwater, NHA will be required 
to submit a stormwater management plan prior to development that meets the city’s standards and 
requirements. As shown on the Landscape Plan in Exhibit A, stormwater treatment facilities are 
planned for various locations on the site to mitigate impervious surfaces created as part of the 
development. All water quality facilities on site will be designed according to city design standards. 

As demonstrated in the Traffic Impact Analysis provided in Exhibit C, adequate public transportation 
facilities are available to serve the proposed redevelopment of the NHA site. No improvements to 
public transportation facilities are identified in the analysis. The applicant will be required to dedicate 
additional right-of-way along the site’s frontage with Lake Road in order to comply with applicable 
street width standards for an arterial roadway. 
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Section 4: Community Service Use Approval Criteria - Shelter Use 
This section provides findings to demonstrate compliance with the approval criteria for a new 
community service use approval per Section 19.904 of the Milwaukie Zoning Code. Each criterion is 
cited in full (in italics) and followed by a response section that details how the proposed new shelter 
use complies. 

19.904 COMMUNITY SERVICE USES 
19.904.4  Approval Criteria 
An application for a community service use may be allowed if the following criteria are met: 
A.    The building setback, height limitation, and off-street parking and similar requirements 
governing the size and location of development in the underlying zone are met. Where a specific 
standard is not proposed in the CSU, the standards of the underlying zone are met; 

Response: Compliance with the development standards of the underlying R-2 zone is demonstrated in 
Section 5 of this narrative.  

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

Response: The standards found in 19.904.9 are intended for “Public, Private, Religious, and Other 
Facilities not Covered by Other Standards”, which applies to the shelter use. Those standards are 
addressed after this section of approval criteria. 

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

Response: The area surrounding the subject site has an urban residential character with a mix of 
institutional uses and commercial/office uses, and a moderately dense blend of single-family homes, 
townhomes and apartment buildings. Milwaukie High School is directly across the street (Willard 
Street) from the site and generates a large amount of activity during peak school times. 

The proposed new shelter will be designed to house a maximum of eight families and will function like 
a small apartment building in terms of hours and level of use. Shelter residents will live there, go to 
work and attend school in the same manner as residents in the surrounding neighborhood. The shelter 
is closed each night at 10:00 PM (11:00 PM on weekends); shelter residents are required to be back in 
the shelter by the designated curfew in order to spend the night. During the daytime, many shelter 
residents are off-site at work or school.  

The Milwaukie High School has typical hours of operation for a high school, with arrival activities 
beginning around 7:30 AM (school classes begin at 8:35 AM). Classes end at 3:10 PM and 
extracurricular activities (sports and band practice, etc.) typically end by 7:00 PM. During spring and fall 
seasons, outside events such track meets or football games occur in the evening. Football games, 
which typically generate the highest level of use, start at 7:00 PM and are over by 10:00 PM. 

Milwaukie Presbyterian Church, located across Lake Road from the NHA site, operates seven days a 
week, typically between the hours of 8:00 AM to 9:00 PM. The highest levels of operation occur during 
Sunday service at 10:00 AM. Several annual events (Christmas Eve service, for example) extend past 
the typical hours, but those types of events occur only three to four times per year. 
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Based on the above information, the hours and levels of operation of the shelter will be reasonably 
compatible with adjacent uses.  

Furthermore, the shelter is oriented internally on the NHA site, providing a substantial buffer between 
the shelter and outside adjacent uses. Approximately half of shelter residents do not own a car and will 
use other forms of transportation (transit, walking and biking) to get to and from the shelter. To ensure 
the safety and comfort of shelter residents and neighbors, there will be NHA staff on site at all times, 
day and night. The shelter has been operating on this site for 30 years and has been granted two 
expansions by the City of Milwaukie. The shelter does not generate unusual or incompatible levels of 
noise, traffic or light and has historically blended well with the surrounding residential, commercial and 
institutional uses. 

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

Response: The proposed Annie Ross House redevelopment will continue to provide a much-needed 
public benefit by giving temporary shelter to families experiencing homelessness in Clackamas County. 
From the most recent available homeless counts in Clackamas County (performed in 2015), over 2,000 
people identified as being homeless and of those 2,000 over half were from families with children.1. 
Clackamas County has virtually the same landmass as the state of Delaware and the Annie Ross House 
is the only shelter in Clackamas County that provides emergency housing for families with children.  
There is a severe shortage of shelter housing for families in Clackamas County which is why NHA 
proposes to expand the Annie Ross House to serve eight families at a time instead of five. Families who 
stay at the shelter also have access to critical services (healthcare, job training, food boxes, etc.) and 
receive assistance in securing permanent housing. An on-site staff member, with the oversight of the 
Shelter Operations Manager, is always available to help with smooth transitions for new families and 
ensure the shelter functions well. As noted above, the shelter will operate similar to a small apartment 
building and will not have negative impacts on the neighborhood. 

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

Response: The Annie Ross House Shelter has operated at this site for 30 years. There are a number of 
reasons why the site has been, and will continue to be, an appropriate location for the shelter: 

 The main NHA office is also on this site. This provides shelter residents convenient access to 
many of the support services that NHA provides. It also allows NHA staff to regularly monitor 
and access the shelter as needed to help transition families in and out of the shelter. 

 The site is located in close proximity (two blocks) to the Lake Road light rail station as well as 
nearby downtown commercial businesses and services. This will allow shelter residents to 
access downtown and transit by foot or bike, thus reducing the need for vehicle use.  

1 Clackamas County point-in-time count, as referenced on 11/16/15; from- 
http://www.lotsm.org/docs/2015_Clackamas_Homeless_PIT_Report_Final.pdf 
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 The site is located along Lake Road, which is a major arterial street with bus service and allows 
shelter residents to access the NHA site with minimal use of smaller, local streets. 

 This site and surrounding area have a Mixed-Use/High Density Residential plan designation, 
which means the city has determined that this area is appropriate for a mix of commercial, 
institutional and higher-density residential uses. The shelter use, and the other NHA uses 
proposed on the site, are consistent with this designation and with the types of residential and 
institutional development that have already occurred in the area. 

 
19.904.9 Specific Standards for Institutions—Public, Private, Religious, and Other Facilities 
not Covered by Other Standards 
A.    Utilities, streets, or other improvements necessary for the public facility or institutional use 
shall be provided by the agency constructing the use. 

Response: NHA (the applicant and agency constructing the use) will provide any needed utility work on 
the site, and any other improvements associated with the proposed project. Per the Traffic Impact 
Analysis (see Exhibit C), no street improvements are required for this proposed project. 
 

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

Response: There are no collector streets adjacent to the NHA site from which access may be taken. 
Access to the site will be taken from SE Willard Street, which is a local street. The Traffic Impact 
Analysis included with this submittal in Exhibit C provides projected trip data and evaluates the 
potential impact of the overall site development (including the new shelter) on the local street system. 
The analysis concludes that the proposed NHA project will not have measurable impacts and no 
mitigation is required. 
 

C.    When located in a residential zone, lot area shall be sufficient to allow required setbacks that 
are equal to a minimum of ⅔ the height of the principal structure. As the size of the structure 
increases, the depth of the setback must also increase to provide adequate buffering. 

Response: As shown on the Site Plan, the proposed shelter is located internally on the NHA site and 
has adequate setbacks to meet the above standard. The shelter is proposed to be 33’-6” in height, 
which would require 22-foot setbacks per the above standard. The shelter is setback from property 
lines well beyond 22 feet. 
 

D.    The height limitation of a zone may be exceeded to a maximum height of 50 ft provided 
Subsection 19.904.9.C of this subsection is met. 

Response: Subsection D is not applicable because the height limit of the R-2 zone will not be exceeded. 
The shelter will be 33’-6” in height, which is below the 45-foot maximum allowed. 
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E.    Noise-generating equipment shall be sound-buffered when adjacent to residential areas. 

Response: The shelter will not have any noise-generating equipment. Therefore, this standard is not 
applicable. 
 

F.    Lighting shall be designed to avoid glare on adjacent residential uses and public streets. 
Response: Outdoor lighting on NHA site will be provided in the parking lot (as required) and along the 
on-site pedestrian walkways. The Site Lighting Plan and Cut Sheets provided in Exhibit A demonstrate 
that lighting fixtures will have cut-off features that will minimize lighting at the property line and 
comply with City of Milwaukie lighting standards. Extra perimeter landscaping will also be provided 
around the parking lot where it abuts residential uses to screen vehicle lights from adjacent homes. 
 

G.   Where possible, hours and levels of operation shall be adjusted to make the use compatible 
with adjacent uses. 

Response: As noted previously, the Annie Ross House Shelter will function similarly to a small 
apartment building. At full capacity, it will hold eight families who will use the shelter as their 
temporary home. Consistent with current practice, the shelter doors will close at 10:00 PM (or 11:00 
PM on weekends); shelter residents are required to be home by curfew. The hours and levels of 
operation of the proposed shelter will be very similar to those of the surrounding residential uses. 
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Section 5: Base Zone Standards for the R-2 Zone 
This section demonstrates how the proposed office and shelter uses comply with the applicable 
development standards of the R-2 zone.  
“Lot” as defined by the MZC includes: “a legally defined unit of land other than a tract that is a result of 
a subdivision or partition. For general purposes of this title, lot also means legal lots or lots of record 
under the lawful control, and in the lawful possession, of 1 distinct ownership. When 1 owner controls 
an area defined by multiple adjacent legal lots or lots of record, the owner may define a lot boundary 
coterminous with 1 or more legal lots or lots of record within the distinct ownership.” 
NHA owns and controls the subject tax lots and therefore, defines the lot area as a single site or “lot” 
for purposes of complying with the development standards.  City staff concurred with this approach in 
the Pre-Application Report dated July 16, 2015 (see Exhibit B). Therefore, the table below addresses 
the site as a whole. 
19.302.4 Development Standards 

R-2 Development Standard Proposed Project Consistency 

Minimum lot size:  

Rowhouse - 3,000 sq. ft. 

Duplex - 7,000 sq. ft. 

All other lots - 5,000 sq. ft. 

The NHA site is 1.70 acres, which exceeds the minimum lot size 
requirement for “all other lots”. 

Minimum lot width: 50 ft. As demonstrated on the Site Plan in Exhibit A, the proposed 
project meets the applicable standards for lot width, lot depth, 
street frontage and required yards. 

Minimum lot depth: 80 ft. 

Minimum street frontage: 35 ft. 

Minimum front yard: 15 ft. 

Minimum side yard: 5 ft. 

Minimum street side yard: 15 ft. 

Minimum rear yard: 15 ft. 

Maximum bldg. height: 3 stories 
or 45 ft. 

Office building: 38’-7”(3 stories) 

Shelter: 27’-10.5” (2 stories) 

Side yard height plane Not applicable. 

Maximum lot coverage: 45% Total site coverage: 31% 

Minimum vegetation: 15% Total site vegetation: Approximately 33% (24,352 square feet of 
vegetation) 

Density requirements:  

Min 11.6 units per acre 

Max 17.4 units per acre 

Not applicable to the office (CU) and shelter (CSU) uses. The 
multifamily units will be permitted under a separate land use 
process and density will be addressed in that review. 
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19.302.5 Additional Development Standards 

C.    Minimum Vegetation 
At least half of the minimum required vegetation area must be suitable for outdoor recreation by 
residents, and not have extreme topography or dense vegetation that precludes access. 

Response: Required vegetation for the NHA site is 15% of the total site area, which is approximately 
11,136 square feet. Half of that required area (5,568 sf) must be suitable for outdoor recreation. As 
shown on the Landscape Plan in Exhibit A, there are several areas designated as usable outdoor space, 
including the main courtyard in the center of the site, a play area, picnic area, and patio area. Together, 
those areas are 7,560 square feet, which exceeds the 50% requirement. 
 

D.    Front Yard Minimum Vegetation 
At least 40% of the front yard shall be vegetated. The front yard vegetation area required by this 
subsection counts toward the minimum required vegetation for the lot. A property may provide less 
than the 40% of the front yard vegetation requirement if it is necessary to provide a turnaround 
area so that vehicles can enter a collector or arterial street in a forward motion. 

Response: As shown on the Landscape Plan in Exhibit A, the majority of the front yard along Willard 
Street (and 23rd Street) is landscaped with a combination of trees, shrubs and groundcover. The only 
exception is the location of walkways that connect the sidewalk to the office and housing buildings. 

 
J.    Off-Street Parking and Loading 
Off-street parking and loading is required as specified in Chapter 19.600. 

Response: Off-street parking and loading is addressed in Section 6 of this narrative. 
  

K.    Public Facility Improvements 
Transportation requirements and public facility improvements are required as specified in Chapter 
19.700. 

Response: Responses to demonstrate compliance with the requirements of Chapter 19.700 are 
provided in Section 6 of this narrative. 

 
L.    Additional Standards 
Depending upon the type of use and development proposed, the following sections of Chapter 
19.500 Supplementary Development Regulations may apply. These sections are referenced for 
convenience, and do not limit or determine the applicability of other sections within the Milwaukie 
Municipal Code. 

1.    Subsection 19.504.4 Buildings on the Same Lot 
3.    Subsection 19.504.9 On-Site Walkways and Circulation 
4.    Subsection 19.504.10 Setbacks Adjacent to Transit 
6.    Subsection 19.505.2 Garage and Carport Standards 
9.    Subsection 19.505.6 Building Orientation to Transit 
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Response:    The subsections of Chapter 19.500 applicable to this proposal are 19.504.9 and 19.505.6. 
The other subsections listed above are not relevant to the proposed NHA project. 
 

19.504.9 On-Site Walkways and Circulation 
A.    Requirement 
All development subject to Chapter 19.700 (excluding single-family and multifamily residential 
development) shall provide a system of walkways that encourages safe and convenient pedestrian 
movement within and through the development site. Redevelopment projects that involve 
remodeling or changes in use shall be brought closer into conformance with this requirement to 
the greatest extent practicable. On-site walkways shall link the site with the public street sidewalk 
system. Walkways are required between parts of a site where the public is invited to walk. 
Walkways are not required between buildings or portions of a site that are not intended or likely to 
be used by pedestrians, such as truck loading docks and warehouses. 
B.    Location 

A walkway into the site shall be provided for every 300 ft of street frontage. 
C.    Connections 
Walkways shall connect building entrances to one another and building entrances to adjacent 
public streets and existing or planned transit stops. On-site walkways shall connect with walkways, 
sidewalks, bicycle facilities, alleys, and other bicycle or pedestrian connections on adjacent 
properties used or planned for commercial, multifamily, institutional, or park use. The City may 
require connections to be constructed and extended to the property line at the time of 
development. 
D.    Routing 
Walkways shall be reasonably direct. Driveway crossings shall be minimized. Internal parking lot 
circulation and design shall provide reasonably direct access for pedestrians from streets and 
transit stops to primary buildings on the site. 
E.    Design Standards 
Walkways shall be constructed with a hard surface material, shall be permeable for stormwater, 
and shall be no less than 5 ft in width. If adjacent to a parking area where vehicles will overhang 
the walkway, a 7-ft-wide walkway shall be provided. The walkways shall be separated from 
parking areas and internal driveways using curbing, landscaping, or distinctive paving materials. 
On-site walkways shall be lighted to an average 5/10-footcandle level. Stairs or ramps shall be 
provided where necessary to provide a direct route. 

Response: As illustrated on the Landscape Plan, a pedestrian walkway system will be provided 
throughout the NHA site that connects the office, shelter and multifamily buildings to each other, to 
the parking lot, and to the surrounding public sidewalk system. Pedestrian connections to the public 
sidewalk along SE Willard Street will be available in five locations: one near the northeast corner of the 
office building, three leading to housing in Building A, and one at the northwest corner of the parking 
lot. The distance between those access points does not exceed 300 feet. There is also a pedestrian 
access (via stairs) connecting the western portion of the site to the public sidewalk area at the corner 
of SE 23rd Street and Lake Road. That access also provides a connection to the bus stop located at that 
corner (TriMet line #32). The on-site pedestrian walkway system does not cross through driveways or 
the parking lot. All walkways will be at least five feet in width and will be constructed in accordance 
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with the requirements above. Walkways will be lit at night in accordance with the above requirement. 
Proposed lighting is shown on the Lighting Plan in Exhibit A. 
 

19.505.6  Building Orientation to Transit 
The following requirement applies to all new commercial, office, and institutional development 
within 500 ft of an existing or planned transit route measured along the public sidewalk that 
provides direct access to the transit route: 
New buildings shall have their primary orientation toward a transit street or, if not adjacent to a 
transit street, a public right-of-way which leads to a transit street. The primary building entrance 
shall be visible from the street and shall be directly accessible from a sidewalk connected to the 
public right-of-way. A building may have more than 1 entrance. If the development has frontage on 
more than 1 transit street, the primary building entrance may be oriented to either street or to the 
corner.  

Response: The NHA site has frontage along Lake Road, which is served by an existing bus route. There 
is a bus stop located at the corner of Lake Road and SE 23rd Avenue, adjacent to the NHA development. 
The proposed office building is not adjacent to Lake Road; however, as shown on the Site Plan in 
Exhibit A, there is a direct public access from that corner to the primary entrance of the office building 
via stairs leading from the sidewalk/public plaza area. 
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Section 6: Public Facilities 
This section provides responses to demonstrate compliance with the public facility requirements of 
Chapter 19.700. 

 
19.702 Applicability 
Chapter 19.700 applies to the following types of development in all zones: 
… 
E.    Modification or expansion of an existing structure or a change or intensification in use that 
results in any one of the following. See Subsections 19.702.2-3 for specific applicability provisions 
for single-family residential development and development in downtown zones. 

1.    A new dwelling unit. 
2.    Any increase in gross floor area. 
3.    Any projected increase in vehicle trips, as determined by the Engineering Director. 

Response: The proposed NHA project involves an expansion and intensification of the existing use that 
will result in an increase in floor area and vehicle trips. Therefore, Chapter 19.700 is applicable. 

 
19.703.1  Pre-application Conference 
For all proposed development that requires a land use application and is subject to Chapter 
19.700 per Section 19.702, the applicant shall schedule a pre-application conference with the City 
prior to submittal of the land use application. The Engineering Director may waive this requirement 
for proposals that are not complex. 

Response: NHA attended a pre-application meeting with the city on July 2, 2015. Summary notes from 
the meeting are provided in Exhibit B. A second meeting was held with the city on December 17, 2015, 
prior to submittal, to discuss the Transportation Impact Analysis. 

 
19.703.2  Application Submittal 
For all proposed development that is subject to Chapter 19.700 per Section 19.702, one of the 
following types of applications is required. 
… 
B.    Transportation Facilities Review (TFR) Land Use Application 
If the proposed development triggers a transportation impact study (TIS) per Section 19.704, a 
TFR land use application shall be required. … 

Response: The proposed development triggers a TIS. Therefore, a Transportation Facilities Review 
application is required. That application is part of this submittal package. 

 
19.703.3  Approval Criteria 
For all proposed development that is subject to Chapter 19.700 per Section 19.702, the required 
development permit and/or land use application shall demonstrate compliance with the following 
approval criteria at the time of submittal. 
A.    Procedures, Requirements, and Standards 
Development and related public facility improvements shall comply with procedures, requirements, 
and standards of Chapter 19.700 and the Public Works Standards. 
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Response: The proposed development and associated public facility improvements will comply with all 
applicable procedures, requirements and standards of Chapter 19.700 and the city’s Public Works 
Standards. Responses to all applicable sections of Chapter 19.700 are provided in this section. 
 

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

Response: As noted in the Traffic Impact Analysis provided in Exhibit C, the proposed project is not 
anticipated to have measurable impacts on surrounding transportation facilities. As such, no off-site 
improvements or mitigation is required. Standard frontage improvements required by the city are 
discussed under (C) below. 

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

Response: This submittal includes a stormwater management plan that demonstrates how NHA will 
address drainage for the proposed redevelopment. The NHA project engineers have been working with 
city engineering staff to develop a drainage program that is adequate and efficient. NHA proposes to 
construct a green street planter/swale in the 5-foot wide landscape strip on Lake Road that will be 
large enough to handle the basin area that drains to it. The stormwater plan provides additional detail. 
 

2.    Safe access and clear vision at intersections, as determined by the Engineering Director. 
Response: As noted in the TIS in Exhibit C, the proposed site driveways on SE Willard Street and 25th 
Avenue meet the city’s accessway spacing standards. There is also sufficient sight distance in both 
directions at the SE Willard Street driveway. Clear vision areas at both proposed driveways will be 
established and maintained, as recommended in the TIS and as required by MMC 12.24. 
 

3.    Adequate public utilities, as determined by the Engineering Director. 
Response: The NHA site is well served by public utilities. A Preliminary Utility Plan is included in the 
Plan Set in Exhibit A. 
 

4.    Access onto a public street with the minimum paved widths as stated in Subsection 
19.703.3.C.5 below. 

Response: The NHA site will have access onto two public streets, SE Willard Street and SE 25th Avenue, 
both of which meet the minimum paved width requirements for a local street. See the response to 
subsection (5) below for detail. 
 

5.    Adequate frontage improvements as follows: 
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a.    For local streets, a minimum paved width of 16 ft along the site’s frontage. 
b.    For nonlocal streets, a minimum paved width of 20 ft along the site’s frontage. 
c.    For all streets, a minimum horizontal right-of-way clearance of 20 ft along the site’s 
frontage. 

Response: The NHA site has frontages along SE Lake Road (arterial), SE Willard Street (local) and SE 
23rd Avenue (local). Per the pre-application summary notes (Exhibit B), SE Lake Road has a paved width 
of 30 feet along the NHA frontage. SE Willard Street has a paved width of 36 feet, and SE 23rd Avenue 
has a paved width of 46 feet. All frontages have at least 20 feet of horizontal right-of-way clearance. 
Therefore, the NHA site frontages meet or exceed the above standard. 
 

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

… 
Response: Table 7 in the TIS (Exhibit C) provides level of service forecasts for all impacted 
intersections. All intersections will operate at level C or above after the NHA project is complete. 
Therefore, this standard is met. 
 

19.704 Transportation Impact Evaluation 
19.704.2  TIS General Provisions 
A.    All transportation impact studies, including neighborhood through-trip and access studies, 
shall be prepared and certified by a registered Traffic or Civil Engineer in the State of Oregon. 

Response: The TIS provided in Exhibit C was prepared by Kittelson & Associates, Inc., by a traffic 
engineer registered in the State of Oregon (see stamp on page 22 of the TIA). 

 
B.    Prior to TIS scope preparation and review, the applicant shall pay to the City the fees and 
deposits associated with TIS scope preparation and review in accordance with the adopted fee 
schedule. The City’s costs associated with TIS scope preparation and review will be charged 
against the respective deposits. Additional funds may be required if actual costs exceed deposit 
amounts. Any unused deposit funds will be refunded to the applicant upon final billing. 

Response: Fees and deposits associated with the TIS scope preparation and review were provided to 
the city as required. 

 
C.    The TIS shall be submitted with a transportation facilities review (TFR) land use application 
pursuant to Subsection 19.703.2.B and associated application materials pursuant to Subsection 
19.703.3. The City will not accept a TFR application for processing if it does not include the 
required TIS. The City will not accept other associated land use applications for processing if they 
are not accompanied by the required TFR application. 

Response: The TIS is submitted as Exhibit C with this TFR, CU and CSU application package. 
 
D.    The Engineering Director may require a TIS review conference with the applicant to discuss 
the information provided in the TIS. This conference would be in addition to the required pre-
application conference pursuant to Subsection 19.703.1. If such a conference is required, the City 
will not accept the TFR application for processing until the conference has taken place. The 
applicant shall pay the TIS review conference fee at the time of conference scheduling, in 
accordance with the adopted fee schedule. 
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Response: The required TIS review conference was held with the city on December 17, 2015. 
 
E.    The City may attach conditions of approval to land use decisions as needed to satisfy the 
transportation facility requirements of Section 19.708 and to mitigate transportation impacts 
identified in the TIS. 

Response: The applicant understands that the city may attach conditions of approval to the land use 
decision to satisfy transportation facility requirements. 

 
19.704.3  TIS Requirements 
… 
B.    TIS Content 
A project-specific TIS checklist will be provided by the City once the Engineering Director has 
determined the TIS scope. A TIS shall include all of the following elements, unless waived by the 
Engineering Director. 
1.    Introduction and Summary 
This section should include existing and projected trip generation including vehicular trips and 
mitigation of approved development not built to date; existing level and proposed level of service 
standard for City and County streets and volume to capacity for State roads; project build year and 
average growth in traffic between traffic count year and build year; summary of transportation 
operations; proposed mitigation(s); and traffic queuing and delays at study area intersections. 
2.    Existing Conditions 
This section should include a study area description, including existing study intersection level of 
service. 
3.    Impacts 
This section should include the proposed site plan, evaluation of the proposed site plan, and a 
project-related trip analysis. A figure showing the assumed future year roadway network (number 
and type of lanes at each intersection) should also be provided. 
 4.    Mitigation 
This section should include proposed site and areawide specific mitigation measures. Mitigation 
measures shall be roughly proportional to potential impacts pursuant to Section 19.705. 
5.    Appendix 
This section should include traffic counts, capacity calculations, warrant analysis, and any 
information necessary to convey a complete understanding of the technical adequacy of the TIS. 

Response: The TIS provided in Exhibit C contains all required content as described above. Specifically: 
 Introduction, page 1 
 Existing Conditions, page 4 
 Impacts, page 9 
 Mitigation, page 21 
 Appendix, included at the end of the report 
 
D.    Neighborhood Through-Trip Study 
Any nonresidential development projected to add more than 25 through-vehicles per day to an 
adjacent residential local street or neighborhood route will require assessment and mitigation of 
residential street impacts. … 
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Response: Per the Transportation Impact Study Checklist provided to the NHA traffic engineer, a 
neighborhood through-trip study is not required for this project. 

 
19.704.4  Mitigation 
A.    Transportation impacts shall be mitigated at the time of development when the TIS identifies 
an increase in demand for vehicular, pedestrian, bicycle, or transit transportation facilities within 
the study area. 

Response: As noted in the TIS in Exhibit C, the proposed NHA campus redevelopment will not have 
significant impacts to surrounding transportation facilities. All study area intersections are forecast to 
continue to operate acceptably in post-development conditions. The TIS does not recommend any 
mitigation other than ensuring that vision clearance is maintained along the two proposed site 
driveways. The TIS also notes that NHA employs some transportation demand management measures 
currently, and will continue to do so after the redevelopment is complete. Those measures include an 
employee transit incentive plan, transit cost reimbursement, and secure, sheltered bicycle parking for 
employees who bike to work. 
 

19.706 Fee in Lieu of Construction 
If transportation facility improvements are required and determined to be proportional, the City will 
require construction of the improvements at the time of development. However, the applicant may 
request to pay a fee in lieu of constructing the required transportation facility improvements. 

Response: The applicant is not requesting to pay a fee in lieu of constructing required transportation 
improvements. 
 

19.708 Transportation Facility Requirements 
19.708.1  General Street Requirements and Standards 
A.    Access Management 
All development subject to Chapter 19.700 shall comply with access management standards 
contained in Chapter 12.16. 

Response: Chapter 12.16 states that, “Driveway approaches shall be constructed as set forth in the 
Milwaukie Public Works Standards.” The applicant is proposing to close the three existing site 
driveways and construct two new driveway approaches as part of the campus redevelopment. As 
noted in the TIS in Exhibit C, the two proposed site driveways (on SE Willard Street and SE 25th 
Avenue) meet City of Milwaukie’s accessway location spacing standards as outlined in Section 5.0082 
of Milwaukie’s Public Works Standards. 

B.    Clear Vision 
All development subject to Chapter 19.700 shall comply with clear vision standards contained in 
Chapter 12.24. 

Response: Clear vision areas will be established and maintained at the two proposed site driveways. 
The TIS provided in Exhibit C recommends the following with regard to clear vision: 
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“Any new landscaping, signage or above-ground utilities along the SE Willard Street and SE 25th 
Avenue site frontage should be installed and maintained to ensure they do not interfere with the 
vision clearance triangles at the two proposed site driveways.” 

… 
D.    Development in Non-Downtown Zones 
Development in a non-downtown zone that has frontage on a street section shown in the PAR is 
subject to the requirements of the Milwaukie Public Works Standards, which implements the street 
design standards and right-of-way dedication requirements contained in the PAR for that street 
frontage. The following general provisions apply only to street frontages that are not shown in the 
PAR and for development that is not in any of the downtown zones listed in Subsection 19.708.1.C 
above: 
1.    Streets shall be designed and improved in accordance with the standards of this chapter and 
the Public Works Standards. ODOT facilities shall be designed consistent with State and federal 
standards. County facilities shall be designed consistent with County standards. 
2.    Streets shall be designed according to their functional classification per Figure 8-3b of the 
TSP. 

Response: As part of the NHA redevelopment, the applicant will be providing street improvements to 
the site’s frontage along SE Lake Road intended to bring the road up current standard. SE Lake Road is 
a designated arterial. Based on conversations between the project engineer (KPFF) and city 
engineering staff, the required frontage improvements along SE Lake Road will include the following: 
 6.5-foot right-of-way dedication 
 From the new property line, the cross section will include: 6-inch buffer, 6-foot sidewalk, 5-foot 

landscape strip, 6-inch curb 
 Paving as needed to fill in the gap to reach center line 

These improvements will result in approximately 8.5-feet of widening on Lake Road. The city plans to 
ultimately add a center turn lane on Lake Road and stripe a bike lane in this location; those future 
planned facilities will be accommodated by these frontage improvements. 

 
3.    Street right-of-way shall be dedicated to the public for street purposes in accordance with 
Subsection 19.708.2. Right-of-way shall be dedicated at the corners of street intersections to 
accommodate the required turning radii and transportation facilities in accordance with Section 
19.708 and the Public Works Standards. Additional dedication may be required at intersections for 
improvements identified by the TSP or a required transportation impact study. 

Response: Per the pre-application meeting notes (see Exhibit B), existing rights-of-way along SE 23rd 
Avenue and SE Willard Street are adequate and no right-of-way dedication is required. Existing right-
of-way along SE Lake Road is not adequate and the city is requiring 6.5 feet of dedication along the 
NHA site frontage with SE Lake Road. Plans provided in Exhibit A show the required right-of-way 
dedication. 
 

4.    The City shall not approve any development permits for a proposed development unless it has 
frontage or approved access to a public street. 

Response: The NHA site has frontage along SE Lake Road, SE 23rd Avenue, SE 25th Avenue and SE 
Willard Street. Proposed access to the site will be taken from SE Willard Street and a secondary access 
on SE 25th Avenue. 
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5.    Off-site street improvements shall only be required to ensure adequate access to the 
proposed development and to mitigate for off-site impacts of the proposed development. 

Response: No off-site street improvements are being required for the proposed NHA project.  
 

6.    The following provisions apply to all new public streets and extensions to existing public 
streets. 

… 
Response: No new public streets or extensions to existing public streets are required or proposed as 
part of the NHA redevelopment project. 

 
7.    Traffic calming may be required for existing or new streets. Traffic calming devices shall be 
designed in accordance with the Public Works Standards or with the approval of the Engineering 
Director. 

Response: Traffic calming is not required by the city as part of this project. 
 
8.    Railroad Crossings 
Where anticipated development impacts trigger a need to install or improve a railroad crossing, the 
cost for such improvements may be a condition of development approval. 

Response: This standard is not applicable because there are no railroad crossings impacted by this 
proposal. 

 
9.    Street Signs 
The City shall install all street signs, relative to traffic control and street names, as specified by the 
Engineering Director. The applicant shall reimburse the City for the cost of all such signs installed 
by the City. 

Response: The Engineering Director has not informed the applicant of any street signs that may be 
required. As such, NHA assumes no street sign reimbursement will be required. 

 
10.  Streetlights 
The location of streetlights shall be noted on approved development plans. Streetlights shall be 
installed in accordance with the Public Works Standards or with the approval of the Engineering 
Director. 

Response: No streetlights have been required as part of this project. 
 
E.    Street Layout and Connectivity 
… 

Response: The proposed NHA project does not include any new streets or changes to the existing 
street layout and connectivity patterns of the surrounding street network. Therefore, subsection (E) 
does not apply. 

 
19.708.2  Street Design Standards 
… 
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Response:  As noted previously, the city has required frontage improvements along SE Lake Road that 
include the following: 
 6.5-foot right-of-way dedication 
 From the new property line, the cross section will include: 6-inch buffer, 6-foot sidewalk, 5-foot 

landscape strip, 6-inch curb 
 Paving as needed to fill in the gap to reach center line 
 There is no on-street parking on Lake Road in this location 

These improvements will result in approximately 8.5-feet of widening on Lake Road. The city plans to 
ultimately add a center turn lane on Lake Road and stripe a bike lane in this location; those future 
planned facilities will be accommodated by these frontage improvements. 
As shown on the Landscape Plan in Exhibit A, street trees will be provided along the site’s frontage 
with Lake Road, as required. 
A stormwater treatment facility (swale) will be included in the 5-foot wide landscape strip along Lake 
Road to treat impervious surfaces from the project (plus additional impervious area beyond what is 
required). 

 
19.708.3  Sidewalk Requirements and Standards 
… 
B.    Sidewalk Requirements 
1.    Requirements 
Sidewalks shall be provided on the public street frontage of all development per the requirements 
of this chapter. Sidewalks shall generally be constructed within the dedicated public right-of-way, 
but may be located outside of the right-of-way within a public easement with the approval of the 
Engineering Director. 
2.    Design Standards 
Sidewalks shall be designed and improved in accordance with the requirements of this chapter 
and the Public Works Standards. 
3.    Maintenance 
Abutting property owners shall be responsible for maintaining sidewalks and landscape strips in 
accordance with Chapter 12.04. 

Response:  As part of the proposed redevelopment, NHA will provide sidewalks along the site’s 
frontages as follows: 
 A 6-foot setback sidewalk along the Lake Road frontage 
 5-foot sidewalks along the SE Willard Street and SE 23rd Avenue frontages where necessary to 

replace sidewalk impacted during construction. 
All sidewalks will be constructed to city standard and maintained by NHA. 
 

19.708.4  Bicycle Facility Requirements and Standards 
A.    General Provisions 
1.    Bicycle facilities include bicycle parking and on-street and off-street bike lanes, shared lanes, 
bike boulevards, and bike paths. 
… 
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B.    Bicycle Facility Requirements 
Response: As part of the NHA campus redevelopment, on-site bicycle parking will be provided 
consistent with the bicycle parking requirements in Chapter 19.609. Details regarding amount, location 
and design of bicycle parking are provided in the response to 19.609 in Section 7 of this narrative.  
In addition, the city’s cross section for SE Lake Road requires a 6-foot wide bike lane along the NHA 
frontage. Currently, no bike lane exists in this location. As part of the NHA redevelopment project, 
additional (6.5 feet) right-of-way will be dedicated along SE Lake Road and the paved width of Lake 
Road will be widened such that a future bike lane can be accommodated. However, the bike lane will 
not be striped as part of this project due to the absence of an adjacent connecting bike lane, as noted 
in subsection (2) regarding timing of construction. 
 

19.708.5  Pedestrian/Bicycle Path Requirements and Standards 
Response: No pedestrian/bicycle path is required as part of the proposed NHA project. Therefore, 
Section 19.708.5 is not applicable. 

 
19.708.6  Transit Requirements and Standards 

Response: The NHA site is located along a designated transit route listed in the city’s TSP (SE Lake 
Road). Transit facilities currently exist along the route and no additional transit facilities are being 
required as part of this project. Therefore, Section 19.708.6 does not apply. 
 

19.709 Public Utility Requirements 
19.709.2  Public Utility Improvements 
Public utility improvements shall be required for proposed development that would have a 
detrimental effect on existing public utilities, cause capacity problems for existing public utilities, or 
fail to meet standards in the Public Works Standards. Development shall be required to complete 
or otherwise provide for the completion of the required improvements. 

Response: Per the pre-application summary notes, the following applies to public utilities serving the 
NHA site: 
 Water - Existing city water mains on SE Lake Rd, SE 23rd Ave, and SE Willard St are available to 

serve the proposed NHA development. 
 Sewer - Existing city sewer mains on SE Lake Rd and SE Willard St are available to serve the 

proposed development. 
 Stormwater - A stormwater management plan is required with this land use submittal to 

demonstrate how the proposed development will comply with all applicable standards. 
This submittal includes a Preliminary Stormwater Drainage Report and a Utility Plan (Sheet C2 in 
Exhibit A). These items demonstrate that the proposed NHA project will comply with all applicable 
public utility requirements. 

CU & CSU Land Use Applications Page 27 
Northwest Housing Alternatives February 2016 
 
 



Section 7: Off-Street Vehicle & Bicycle Parking 

Off-street parking will be provided on the NHA site to serve all users, including employees, visitors and 
residents of the shelter and housing units. Parking on the site will remain continually available to these 
primary users of the site and will not be rented, sold or used for any purpose other than 
accommodating NHA related uses. 
Required Parking Spaces. The table below summarizes the vehicle parking requirements for the entire 
NHA site.  
 The shelter use is not a use that is specifically listed in Table 19.605.1 (Off-Street Parking 

Requirements). However, for the purpose of parking, the shelter units can be considered similar 
to a small multifamily unit (less than 800 square feet in size). Therefore, the table below 
assumes one parking space per shelter unit. 

 Parking requirements for the office use are based on 12,500 square feet of office floor area 
 Parking requirements for the multifamily housing are based on 4 units with less than 800 

square feet of floor area and 24 units with more than 800 square feet of floor area. 
 

NHA Use Minimum Required Maximum Allowed 

Office 2 spaces per 1,000 sf of floor 
area = 24 spaces 

3.4 spaces per 1,000 sf 
of floor area = 43 

Shelter 1 space per unit = 8 spaces 1.25 spaces per unit = 
10 

Multifamily 
Housing 

1 space per unit > 800 sf = 4 
spaces 
1.25 space per unit < 800 sf = 30 

2 spaces per unit = 56 

Totals 66 109 

 
Per Section 19.605.3(B), certain reductions to the minimum parking requirements are allowed outright 
up to a 25% reduction in total parking. The following language applies to the NHA site: 

c.    Parking for all uses except single-family attached and detached dwellings may be reduced 
by 25% if the development is within 1,000-ft walking distance, as defined in Subsection 
19.605.3.B.2.d, of a light rail transit stop. 
d.    In determining walking distance, the applicant shall measure the shortest route along 
sidewalks, improved pedestrian ways, or streets if sidewalks or improved pedestrian ways are 
not present. Walking distance shall be measured along the shortest course from the point on the 
development site that is nearest to the transit stop. 

The NHA site is located approximately 550 feet in walking distance from the new MAX Orange Line 
light rail station on Lake Road. Therefore, a 25% reduction in parking minimums is allowed, bringing 
the minimum required parking to 50 spaces. As shown on the Site Plan, a total of 50 parking spaces is 
provided on the NHA site, including two ADA accessible spaces. 

Parking Dimensions. Parking space and aisle dimensional requirements are established in Section 
19.606.1. Parking spaces requirements applicable to the NHA site are summarized in the table below. 
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Standard 90 Degree Parking Parallel Parking 

Stall width 9 feet 8.5 feet 

Curb length 9 feet 22 feet 

2-way aisle width 22 feet 19 feet 

Stall depth 18 feet 8.5 feet 

 

As shown on the Site Plan, all parking spaces provided on the NHA site will meet these dimensional 
standards. 

Parking Location. Section 19.604.2 establishes locational standards for parking as follows: 

19.604.2  Parking Area Location 

Accessory parking shall be located in one or more of the following areas: 

A.    On the same site as the primary use for which the parking is accessory. 

B.    On a site owned by the same entity as the site containing the primary use that meets the 
standards of Subsection 19.605.4.B.2. Accessory parking that is located in this manner shall not be 
considered a parking facility for purposes of the base zones in Chapter 19.300. 

All of the parking necessary to serve the proposed office and shelter uses will be consolidated within a 
single area. The Milwaukie Code does not define the term “site” but treating the property as a single 
“lot” for purposes of the development standards suggests that the accessory parking is located on the 
same “site” as the office and shelter uses.   

Parking Lot Landscaping.  Per Section 19.606.2(C), perimeter landscaping is required around the 
parking lot at a width of 8 feet where abutting a public right-of-way and 6 feet where abutting another 
property. Planting requirements for the perimeter are as follows: 

2.    Planting Requirements 
Landscaping requirements for perimeter buffer areas shall include 1 tree planted per 40 lineal ft of 
landscaped buffer area. Where the calculation of the number of trees does not result in a whole 
number, the result shall be rounded up to the next whole number. Trees shall be planted at evenly 
spaced intervals along the perimeter buffer to the greatest extent practicable. The remainder of the 
buffer area shall be grass, ground cover, mulch, shrubs, trees, or other landscape treatment other 
than concrete and pavement. 
3.    Additional Planting Requirements Adjacent to Residential Uses 
In addition to the planting requirements of Subsection 19.606.2.D.2, all parking areas adjacent to a 
residential use shall have a continuous visual screen in the landscape perimeter area that abuts 
the residential use. The area of required screening is illustrated in Figure 19.606.2.C.3. The screen 
must be opaque throughout the year from 1 to 4 ft above ground to adequately screen vehicle 
lights. These standards must be met at the time of planting. Examples of acceptable visual 
screens are a fence or wall, an earth berm with plantings, and other plantings of trees and shrubs 
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As shown on the Site Plan and Landscape Plan in Exhibit A, perimeter landscaping that meets the width 
and planting requirements will be provided around the parking lot on the NHA site. For the perimeter 
of the parking lot that is adjacent to the residential property, additional plantings will be provided that 
will effectively screen vehicle lights as required. 
Interior Landscaping. Interior parking lot landscaping is required for parking areas with over 10 spaces 
and therefore must be provided on the NHA site. 

2.    Required Amount of Interior Landscaped Area 
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 and dispersed throughout the parking area. 
3.    Location and Dimensions of Interior Landscaped Areas 

a.    Interior landscaped area shall be either a divider median between opposing rows of 
parking, or a landscape island in the middle or at the end of a parking row. 
b.    Interior landscaped areas must be a minimum of 6 ft in width. Where a curb provides the 
border for an interior landscape area, the dimension shall be measured from the inside of the 
curb(s). 

Response: There are 50 parking spaces proposed for the NHA site, which requires a total of 1,250 
square feet of interior parking lot landscaping. As shown on the Landscape Plan in Exhibit A, there are 
nine landscaped islands in the parking lot with a total of 1,332 square feet, which exceeds the 
minimum requirement. All landscaped islands are greater than six feet in width and at least 120 square 
feet in area. 

 
4.    Planting Requirements for Interior Landscaped Areas 

b.    For landscape islands, at least 1 tree shall be planted per island. If 2 interior islands are 
located contiguously, they may be combined and counted as 2 islands with 2 trees planted. 
c.    The remainder of any divider median or landscape island shall be grass, ground cover, 
mulch, shrubs, trees, or other landscape treatment other than concrete and pavement. 

Response: As shown on the Landscape Plan in Exhibit A, the landscape islands provided on the NHA 
site will be planted with one tree per island. The remainder of the islands will be planted with ground 
cover. 
 

19.606.3  Additional Design Standards 
A.    Paving and Striping 
Paving and striping are required for all required maneuvering and standing areas. Off-street 
parking areas shall have a durable and dust-free hard surface, shall be maintained for all-
weather use, and shall be striped to show delineation of parking spaces and directional 
markings for driveways and accessways. Permeable paving surfaces may be used to reduce 
surface water runoff and protect water quality. 

Response: The proposed parking lot on the NHA site will be paved and striped, and will be constructed 
in accordance with the above standard. Permeable paving surfaces are not being proposed as part of 
this project. 
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B.    Wheel Stops 
Parking bumpers or wheel stops, of a minimum 4-in height, shall be provided at parking 
spaces to prevent vehicles from encroaching on the street right-of-way, adjacent landscaped 
areas, or pedestrian walkways. Curbing may substitute for wheel stops if vehicles will not 
encroach into the minimum required width for landscape or pedestrian areas. 

Response: Wheel stops will be provided for all parking spaces, consistent with the above requirement. 
Wheel stops are shown on the Site Plan in Exhibit A. 

 
C.    Site Access and Drive Aisles 

1.    Accessways to parking areas shall be the minimum number necessary to provide 
access while not inhibiting the safe circulation and carrying capacity of the street. 
Driveway approaches shall comply with the access spacing standards of Chapter 12.16. 
2.    Drive aisles shall meet the dimensional requirements in Subsection 19.606.1. 
3.    Parking drive aisles shall align with the approved driveway access and shall not be 
wider than the approved driveway access within 10 ft of the right-of-way boundary. 
4.    Along collector and arterial streets, no parking space shall be located such that its 
maneuvering area is in an ingress or egress aisle within 20 ft of the back of the sidewalk, 
or from the right-of-way boundary where no sidewalk exists. 
5.    Driveways and on-site circulation shall be designed so that vehicles enter the right-
of-way in a forward motion. 

Response: As shown on the Site Plan, the proposed parking lot will meet the above standards 
regarding drive aisles and site access. 

 
D.    Pedestrian Access and Circulation 

1.    Pedestrian access shall be provided for off-street parking areas so that no parking 
space is further than 100 ft away, measured along vehicle drive aisles, from a building 
entrance, or a walkway that meets the standards of Subsection 19.606.3.D.2. 
2.    Walkways through off-street parking areas must be continuous, must lead to a 
building entrance, and meet the design standards of Subsection 19.504.9.E. 

Response: As shown on the Landscape Plan, no parking space on the NHA site will be located further 
than 100 feet from a building entrance or a walkway. There are no walkways through the off-street 
parking area. 

 
F.    Lighting 
Lighting is required for parking areas with more than 10 spaces. The Planning Director may 
require lighting for parking areas of less than 10 spaces if the parking area would not be safe 
due to the lack of lighting. Lighting shall be designed to enhance safe access for vehicles and 
pedestrians on the site, and shall meet the following standards: 

1.    Lighting luminaires shall have a cutoff angle of 90 degrees or greater to ensure that 
lighting is directed toward the parking surface. 
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2.    Parking area lighting shall not cause a light trespass of more than 0.5 footcandles 
measured vertically at the boundaries of the site. 
3.    Pedestrian walkways and bicycle parking areas in off-street parking areas shall 
have a minimum illumination level of 0.5 footcandles, measured horizontally at the 
ground level. 
4.    Where practicable, lights shall be placed so they do not shine directly into any WQR 
and/or HCA location. The type, size, and intensity of lighting shall be selected so that 
impacts to habitat functions are minimized. 

Response: The proposed parking area on the NHA site will be lighted in accordance with the standards 
in this section. The Lighting Cut Sheets and the Lighting Plan in Exhibit A provide additional detail and 
demonstrate compliance. There are no WQR or HCA locations on or adjacent to the site that will be 
impacted by on-site lighting. 
 

19.609 BICYCLE PARKING 
19.609.2  Quantity of Spaces 
A.    The quantity of required bicycle parking spaces shall be as described in this subsection. In no 
case shall less than 2 spaces be provided. 

1.    Unless otherwise specified, the number of bicycle parking spaces shall be at least 10% of 
the minimum required vehicle parking for the use. 
2.    The number of bicycle parking spaces at transit centers shall be provided at the ratio of at 
least 1 space per 100 daily boardings. 
3.    Multifamily residential development with 4 or more units shall provide 1 space per unit. 

Response: Required bicycle parking for the office and shelter uses were calculated as shown below. 
 Office use. Required vehicle parking for the office use is a minimum of 25 spaces. At ten percent 

of required vehicle parking, the number of required bicycle parking spaces is three. However, 
based on past demand for bicycle parking at the NHA office, the applicant will provide six 
bicycle parking spaces for the office use. 

 Shelter. A shelter is not a use specified by the Milwaukie code and therefore does not have an 
associated bicycle parking requirement. Based on past use of the Annie Ross House Shelter, the 
applicant proposes to provide four bicycle parking spaces for the shelter.  

Bicycle parking will also be provided for the multifamily housing units as required by Section 19.609. 
However, the multifamily development is not part of this review. Specific bicycle parking provisions for 
the multifamily buildings will be addressed when the applicant submits the land use application 
associated with those buildings. 
 

B.    Covered or enclosed bicycle parking. A minimum of 50% of the bicycle spaces shall be 
covered and/or enclosed (in lockers or a secure room) in any of the following situations: 

1.    When 10% or more of vehicle parking is covered. 
2.    If more than 10 bicycle parking spaces are required. 
3.    Multifamily residential development with 4 or more units. 
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Response: The proposed office and shelter developments do not meet the thresholds identified above 
for covered or enclosed bicycle parking. Therefore, the standard is not applicable. However, the bicycle 
parking spaces provided for the office and shelter will be located in a covered location. Bicycle parking 
for the office will be located under a building overhang; bicycle parking for the shelter will be located 
under a building overhang. 

 
19.609.3  Space Standards and Racks 
A.    The dimension of each bicycle parking space shall be a minimum of 2 x 6 ft. A 5-ft-wide 
access aisle must be provided. If spaces are covered, 7 ft of overhead clearance must be 
provided. Bicycle racks must be securely anchored and designed to allow the frame and 1 wheel 
to be locked to a rack using a high security, U-shaped, shackle lock. 
B.    Lighting shall conform to the standards of Subsection 19.606.3.F. 

Response: The bicycle parking on the NHA site will be designed to meet the above standards. The Bike 
Parking Product Sheets in Exhibit D provide additional detail and the Lighting Plan in Exhibit A 
demonstrates that lighting will be consistent with the standards of 19.606.3.F. 
 

19.609.4  Location 
A.    Bicycle parking facilities shall meet the following requirements: 

1.    Located within 50 ft of the main building entrance. 
2.    Closer to the entrance than the nearest non-ADA designated vehicle parking space. 
3.    Designed to provide direct access to a public right-of-way. 
4.    Dispersed for multiple entrances. 
5.    In a location that is visible to building occupants or from the main parking lot. 
6.    Designed not to impede pedestrians along sidewalks or public rights-of-way. 
7.    Separated from vehicle parking areas by curbing or other similar physical barriers. 

Response: As shown on the Site Plan in Exhibit A, the location of bicycle parking for the office and 
shelter uses will meet the above standards. For the office, bicycle parking is located within the main 
entry plaza and will be visible to building occupants. This location provides direct access to the main 
building entrance and to the on-site pedestrian walkways that connect to the adjacent public sidewalk. 
Because there will be just six bicycle parking spaces and the main entry plaza is the most secure and 
visible location for office bicycle parking, dispersion of the spaces to other building entries is not 
appropriate. For the shelter, bicycle parking will be located next to the primary shelter entrance and 
will be visible from both the parking lot and the shelter. This location provides direct access to the 
shelter entrance and to the on-site pedestrian walkways that connect to the adjacent public sidewalk. 
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Section 8: Summary 
The above narrative demonstrates how the proposed redevelopment of the office building and Annie 
Ross House Shelter on the NHA campus will comply with the criteria for Conditional Use and 
Community Service Use approvals. Allowing these uses will enable NHA to continue their mission of 
providing affordable housing and essential services to Oregonians in need.  
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Exhibit A: Plan Set 
(Provided separately) 

 



 
 

Exhibit B: Pre-Application Summary 

 





CITY OF MILWAUKIE

PRE-APPLICATION CONFERENCE REPORT

PreApp Project ID #: 15-013PA

Applicant Name: Bill Lanning

Company: MWA Architects

Address Line 1: 70 NW Couch St, Ste. 401

Address Line 2:

OR 97209

Applicant 'Role': Architect

ProjectAddress: 2316 SE Willard St

Project Name: NHA Campus Redevelopment

Zone: R-2

Occupancy Group:

ConstructionType:

Use: Current and proposed: residential and office

Occupant Load:

7/2/2015 10:00am

Staff Attendance: Vera Kolias, Brad Albert, Chrissy Dawson

ADA:

Structural:

Mechanical:

Plumbing:

Plumb Site Utilities:

Electrical:

Notes: No comments at this time.

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

City, State  Zip: Portland

BUILDING ISSUES

Description: Redevelop existing properties to provide for an office building, a shelter, and affordable 

housing apartments.

AppsPresent: Bill Lanning, Stephen McMurtruy, Josh Lighthipe, Carrie Richter,Mary Dorman, Martha 

McLennan
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Fire Sprinklers: The congregate residence may be required to have a fully compliant NFPA sprinkler system.

Fire Alarms:

Fire Hydrants:

Turn Arounds:

Addressing:

Fire Protection:

Fire Access:

Hazardous Mat.:

Fire Marshal Notes: See attached.

Water: City of Milwaukie 8-inch diameter water mains on SE Lake Road, SE 23rd Avenue and SE Willard 

Street are available to serve future development. The water System Development Charge (SDC) is 

based on the size of water meter(s) serving the property.  The corresponding water SDC will be 

assessed with installation of each water meter.  Water SDC credit will be provided based on the size of 

any existing water meter serving the property removed from service.  The water SDC will be assessed 

and collected at the time the building permits are issued

Sewer: A City of Milwaukie 12-inch diameter sewer main on SE Lake Road and a City of Milwaukie 8-inch 

sewer main on SE Willard Street are available to serve future development.

Currently, the wastewater System Development Charge (SDC) is comprised of two components.  The 

first component is the City’s SDC charge of $893.00 and the second component is the County’s 

connection fee for treatment of $5,970 that the City collects and forwards to the County.  Both charges 

are per connection unit.  The wastewater SDC and connection fee is assessed using a plumbing fixture 

count from Table 7-3 of the Uniform Plumbing Code.  The wastewater SDC connection units are 

calculated by dividing the fixture count of new plumbing fixtures by sixteen.  The wastewater SDC 

will be assessed and collected at the time the building permits are issued.

Storm: Submission of a storm water management plan by a qualified professional engineer is required as part 

of future development.  The plan shall conform to Section 2 - Stormwater Design Standards of the City 

of Milwaukie Pubic Works Standards.  

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 property.   Also, the plan shall demonstrate compliance with water quality standards.  The 

City of Milwaukie has adopted the most current City of Portland Stormwater Management Manual for 

design of water quality facilities.

FIRE MARSHAL ISSUES

PUBLIC WORKS ISSUES

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

individually folded.
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All new impervious surfaces, including replacement of impervious surface with new impervious 

surfaces, are subject to the water quality standards. See City of Milwaukie Public Works Standards for 

design and construction standards and detailed drawings.

The storm SDC is based on the amount of new impervious surface constructed at the site.  One storm 

SDC unit is the equivalent of 2,706 square feet of impervious surface.  The storm SDC is currently 

$844 per unit.  The storm SDC will be assessed and collected at the time the building permits are 

issued.

Street: The proposed development fronts the northeast side of SE Lake Road, an arterial road with a 65-foot 

right-of-way width, a paved width of 30 feet, 6.5 foot planter strips and 5 foot set-back sidewalks on 

both sides.

The proposed development fronts the east side of SE 23rd Avenue, a local street with a varying width 

of right-of-way, a 46-foot paved width and 5-foot curb-tight sidewalks on both sides.

The proposed development fronts the south side of SE Willard Street, a local street with a right-of-way 

width of 50 feet, a 36-foot paved width, a 5-foot curb-tight sidewalk on the north side, and a 3-foot 

planter strip with a 5-foot set-back sidewalk on the south side.

Frontage: Chapter 19.700 of the Milwaukie Municipal Code, hereafter referred to as “Code”, applies to 

partitions, subdivisions, and new construction.  

Transportation Facility Requirements, Code Section 19.708, states that all rights-of-way, streets, 

sidewalks, necessary public improvements, and other public transportation facilities located in the 

public right-of-way and abutting the partition site shall be adequate at the time of final plat or shall be 

made adequate in a timely manner.

According to Code Table 19.708.2 and the Transportation Design Manual, the arterial road cross 

section includes the following:

- 11-foot travel lanes

- 6-foot bike lane

- 5-foot landscape strips

- 6-foot setback sidewalks

The Lake Road improvements include, form the fronting property line, a 6 foot setback sidewalk, 5 

foot planter strip, curb and gutter, and 17 feet of paved width to the center line of the road.

According to Code Table 19.708.2 and the Transportation Design Manual, the local street cross section 

includes the following:

- 10-foot travel lanes

- 6-foot parking strips with curb

- 3-foot landscape strips

- 5-foot setback sidewalks

The Willard Street improvements include, from the fronting property line, a 5-foot set-back sidewalk, 3-

foot planter strip, curb and gutter.

Improvements to 23rd Avenue and the intersection of Lake Road and 23rd Avenue will depend on the 

results of a Traffic Impact Study. Final engineered plans for street improvements will be reviewed by 
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City of Milwaukie Engineering Staff at the time of final plat and shall be approved before construction 

begins.

Right of Way: The existing right-of-way width on SE Lake Road fronting the proposed development is 65 feet.  

According to Code Table 19.708.2, the required right-of-way width for an arterial road is 63 feet.  The 

applicant is responsible for right-of-way dedication 6.5 feet in width on SE Lake Road fronting the 

proposed development.

Existing right-of-way widths on SE 23rd Avenue and SE Willard Street are adequate and do not 

require dedication.

PW Notes: TRANSPORTATION SDC

The Transportation SDC will be based on the increase in trips generated by the new use per the Trip 

Generation Handbook from the Institute of Transportation Engineers.  The SDC for transportation is 

$1,873 per trip generated.  Credits will be given for any demolished structures, which shall be based 

upon the existing use of the structures. Credits for improvements to Lake Road and the intersection of 

Lake Road and 23rd Avenue will be calculated based on proportionality of the cost of the 

improvements. The transportation SDC will be assessed and collected at the time building permits are 

issued for development. 

PARKS & RECREATION SDC

The parks & recreation System Development Charge (SDC) is triggered when application for a 

building permit on a new dwelling is received.  Currently, the parks and recreation SDC for each 

Single-Family Residence is $3,985.00. Credit is applied to any demolished structures and is based 

upon the existing use of the structures. The parks and recreation 

Driveways: Code Section 12.16.040.A states that access to private property shall be permitted with the use of 

driveway curb cuts and driveways shall meet all applicable guidelines of the Americans with 

Disabilities Act (ADA).  Driveway approaches shall be improved to meet the requirements of 

Milwaukie’s Public Works Standards.

Erosion Control: Per Code Section 16.28.020(C), an erosion control permit is required prior to placement of fill, site 

clearing, or land disturbances, including but not limited to grubbing, clearing or removal of ground 

vegetation, grading, excavation, or other activities, any of which results in the disturbance or exposure 

of soils exceeding five hundred square feet.

Code Section 16.28.020(E) states that an erosion control permit is required prior to issuance of 

building permits or approval of construction plans.  Also, Section 16.28.020(B) states that an erosion 

control plan that meets the requirements of Section 16.28.030 is required prior to any approval of an 

erosion control permit.

Traffic Impact Study: Code Section 19.704.1(A) states that the City will determine whether a transportation impact study 

(TIS) is required.  In the event the proposed development will increase the intensity of use, a 

transportation impact study is required.  The transportation impact study triggers a Transportation 

Facilities Review (TFR) Land Use Application to be filed concurrent with the land use application.  

Once the scope of the proposed development is determined and a deposit of $1000.00 is paid, the City 

of Milwaukie will provide a detailed transportation impact study scope for the traffic study.  

When the traffic impact study is completed in accordance with the TIS scope, the applicant shall 

schedule a second pre-application meeting with Milwaukie Engineering Staff.  The second pre-

application meeting will allow Engineering staff to review and comment on the applicant’s traffic 

impact study prior to submission of any land use applications.  The fee for the second pre-application 

meeting is $100.00 and a deposit of $2500.00.  Upon completion of the second pre-application 

meeting, the applicant may submit their land use applications.
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SDC will be assessed and collected at the time building permits are issued for development.

REQUIREMENTS AT FINAL PLAT

- Engineered plans for public improvements (street, sidewalk, and utility) are to be submitted and 

approved prior to start of construction.  Full-engineered design is required along the frontage of the 

proposed partition.

- The applicant shall pay an inspection fee of 5.5% of the cost of public improvements prior to start of 

construction.

- The applicant shall provide a payment and performance bond for 100% of the cost of the public 

improvements prior to the start of construction.

- The applicant shall provide a final approved set of Mylar “As Constructed” drawings to the City of 

Milwaukie prior to the final inspection. 

-  The applicant shall provide a maintenance bond for 100% of the cost of the public improvements 

prior to the final inspection.

Setbacks: R-2 zone: front 15 ft; rear 15 ft, street side yard 15 ft; side yard 5 ft (with some exceptions related to 

town homes). Minimum setback from Lake Rd is 30 ft from the centerline.

Landscape: R-2 zone: at least 15% of the site must be vegetated, and at least 40% of the front yard shall be 

vegetated. The front yard vegetation area counts toward the minimum required vegetation for the lot. A 

property may provide less than the 40% of the front yard vegetation requirement if it is necessary to 

provide a turnaround area so that vehicles can enter a collector or arterial street in a forward motion.

Per MMC 19.504.7, no more than 20% of the required vegetation area shall be covered in mulch or 

bark dust. Mulch or bark dust under the canopy of trees or shrubs is excluded from this limit. Plans for 

development shall include landscaping plans which shall be reviewed for conformance to this standard.

Parking: MMC Chapter 19.600 Off-Street Parking and Loading establishes minimum off-street parking ratios 

for various uses. For multifamily dwelling units of less than 800 sq ft, a minimum of 1 parking space 

per unit is required and a maximum of 2 parking spaces per dwelling unit is permitted. For multifamily 

dwelling units of more than 800 sq ft, a minimum of 1.25 parking space per unit is required and a 

maximum of 2 parking spaces per dwelling unit is permitted. 

For general office use, a minimum of 2 spaces per 1,000 sq ft of area is required and a maximum of 3.4 

spaces per 1,000 sq ft is permitted.

There are some by-right reductions available for developments within 500 ft of a frequent transit stop 

and within 1,000 ft of a light rail station. These reductions are detailed in MMC 19.605.3. Parking 

space and drive aisle dimensions and parking lot landscaping and design requirements are located in 

MMC 19.606.

Please refer to MMC 19.605.4 for Shared Parking information.

For the purposes of parking requirements, as long as the property is under one ownership, the project is 

PLANNING ISSUES
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considered to be one development site.

Parking lot design subject to MMC 19.606, including dimensional requirements and landscaping.

Proposal is also subject to bicycle parking requirements, per MMC 19.609.

Transportation Review: The City’s transportation requirements are located in MMC 19.700. The Engineering Department has 

determined that this chapter may be triggered by the proposed zone change. See ‘Public Works’ notes 

for details.

Application Procedures: Application procedures are described below:

Conditional Use (CU):  CU approval is required to permit the office use in the R-2 zone.  The 

application is reviewed through a Type III review per MMC 19.1006, and the application fee is $2,000. 

The approval criteria for CU applications are in MMC 19.905.4.

Community Service Use (CSU):  CSU approval is required to permit the shelter use in the R-2 zone.  

The application is reviewed through a Type III review per MMC 19.1006, and the application fee is 

$2,000. The approval criteria for CSU applications are in MMC 19.904.4.

Transportation Facilities Review (TFR): If a TIS is required, TFR approval will be required to evaluate 

the impacts of the Conditional Use and Community Service Use. The application is reviewed through a 

Type II review per MMC 19.1005, and the application fee is $1,000. The approval criteria for TFR 

applications are in MMC 19.703.3.

Multi-family Residential Development Review (MFR):  Development review for the proposed multi-

family housing is subject to design review under two review processes:  Objective (Type I) and 

Discretionary (Type II).  The objective process is reviewed through a Type I review per MMC 

19.1004, and the application fee is $200. The design guidelines and standards are in MMC 19.505.3.D.

For the City's initial review, the applicant should submit 5 complete copies of the application, including 

all required forms and checklists. A determination of the application's completeness will be issued 

within 30 days. If deemed incomplete, additional information will be requested. If deemed complete, 

additional copies of the application will be required for referral to other departments, the 

Neighborhood District Association (NDA), and other relevant parties and agencies. City staff will 

inform the applicant of the total number of copies needed.

Type III applications are quasi-judicial in nature and are decided by the Planning Commission at a 

public hearing. The Planning Commission hears land use applications on the second and fourth 

Tuesdays of every month, and completed applications need to be submitted to the Planning Department 

no later than 45 days prior to the target Planning Commission hearing. In general, staff recommends 

that applications be submitted one to two weeks before the 45-day deadline in order to ensure that there 

is time to make the applications complete if they are initially deemed incomplete. Once the Planning 

Commission renders a decision, there is a fifteen calendar-day appeal period. Building permits will be 

accepted for review only after the appeal period for all land use decisions has expired.

Type II applications are administrative in nature and are decided by the Planning Director after a public 

notice period. The timeline for review and approval is generally 30 – 45 days.

Type I applications are administrative in nature and are decided by the Planning Director. The timeline 

for review and approval is generally 14 days.
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Applications may be submitted concurrently. There is a 25% discount for the least expensive 

application(s).

Land use application submission materials are listed below for your convenience.  Please refer to the 

handouts distributed at the pre-application conference for more detailed information.

1. All applicable land use applications forms with signatures of property owners.

2. All applicable land use application fees.

3. Completed and signed “Submittal Requirements” form.

4. Completed and signed “Site Plan Checklist and Procedures” form. 

4. 5 copies of an existing conditions and a proposed conditions site plan, both to scale.  These two site 

plans can be combined onto one site plan. Once the application is deemed complete, additional copies 

will be requested for distribution to City departments, applicable governmental agencies, and the 

neighborhood district association for review.

5. Detailed narrative describing compliance with all applicable code sections.

Natural Resource Review: Not required.

Lot Geography: The site consists of 9 tax lots and is generally rectilinear in shape, with an uneven eastern boundary.

Planning Notes: 1) A question was asked regarding the calculation of required parking for the shelter use, which is not 

listed in Table 19.605.1. The applicant may, within the application narrative, make an argument as to 

which of the listed uses is the most comparable.  Alternatively, the applicant may submit a Type II 

parking determination application (MMC 1.605.2).

2) The City will consider all of the tax lots as a single site for the purposes of setbacks, lot coverage, 

minimum vegetation, etc.

3) Public notice signs will need to be posted on site prior to any hearing or decision on the Type III 

land use application. Notice of the application will be sent to property owners within 300 ft of the 

subject property. The applicant may wish to communicate with these property owners prior to submittal 

of the application in order to identify any potential concerns.

4) The preapplication conference is valid for purposes of submitting future land use applications as 

described in 19.1002.4. In general, a preapplication conference is valid for 2 years. 

5) The Milwaukie Municipal Code is available online at http://www.qcode.us/codes/milwaukie/

County Health Notes:

ADDITIONAL NOTES AND ISSUES

Other Notes:
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This is only preliminary preapplication conference information based on the applicant's proposal and does 

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

land use applications or building permits. City policies and code requirements are subject to change. If you 

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

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

Sincerely,

City of Milwaukie Development Review Team

BUILDING DEPARTMENT

PLANNING  DEPARTMENT

ENGINEERING DEPARTMENT

CLACKAMAS FIRE DISTRICT

Samantha Vandagriff - Building Official - 503-786-7611

Bonnie Lanz - Permit Technician - 503-786-7613

Alma Flores -  Community Develop. Dir. - 503-786-7652

Vacant - Engineering Director - 503-786-7605

Mike Boumann - Lieutenant Deputy Fire Marshal - 503-742-2673

COMMUNITY DEVELOPMENT  DEPARTMENT

Blanca Marston -Admin Specialist II - 503-786-7600

Li Alligood - Senior Planner - 503-786-7627
Stacy Stubblefield - Civil Engineer - 503-786-7602

Marcia Hamley - Admin Specialist II - 503-786-7656

Alicia Martin -Admin Specialist II - 503-786-7600

Brad Albert - Civil Engineer - 503-786-7609

Brett Kelver - Associate Planner - 503-786-7657

Dennis Egner - Planning Director - 503-786-7654

Chrissy Dawson - Engineering Technician II - 503-786-7610

Vera Kolias - Associate Planner - 503-786-7653
Alex Roller - Engineering Technician I - 503-786-7695

Page 8 of 8City of Milwaukie DRT PA ReportDated Completed: 7/21/2015



Clackamas County Fire District #1  
Fire Prevention Office  

 
 
 

E-mail Memorandum 

To: City of Milwaukie Planning Department 

From: Matthew Amos, Fire Inspector, Clackamas Fire District #1 

Date: 6/30/2015 

Re: 2316 SE Willard St. 15-013PA  

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: 
 
A Fire Access and Water Supply plan is required for subdivisions and commercial 
buildings over 1000 square feet in size or when required by Clackamas Fire District #1.  
The plan shall show fire apparatus access, fire lanes, fire hydrants, fire lines, available 
fire flow, FDC location (if applicable), building square footage, and type of construction.  
The applicant shall provide fire flow tests per NFPA 291, and shall be no older than 12 
months.  Work to be completed by experienced and responsible persons and coordinated 
with the local water authority. 
 
Fire Department Access: 
 
1. Provide address numbering that is clearly visible from the street. 
2. No part of a building may be more than 150 feet from an approved fire department access 

road.  
3. Buildings exceeding 30 feet in height shall require extra width and proximity provisions 

for aerial apparatus. 
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Water Supply: 
 
1. Fire Hydrants, Commercial Buildings: Where a portion of the building is more than 400 

feet from a hydrant on a fire apparatus access road, as measured in an approved route 
around the exterior of the building, on-site fire hydrants and mains shall be provided. 
Note: This distance may be increased to 600 feet for buildings equipped throughout with 
an approved automatic sprinkler system. 

2. All new buildings shall have a firefighting water supply that meets the fire flow 
requirements of the Fire Code. Maximum spacing between hydrants on street frontage 
shall not exceed 500 feet. Additional private on-site fire hydrants may be required for 
larger buildings. Fire sprinklers may reduce the water supply requirements. 

3. The fire department connection (FDC) for any fire sprinkler system shall be placed as near 
as possible to the street, and within 100 feet of a fire hydrant. 

4. Please see our design guide at:  
http://www.clackamasfire.com/documents/fireprevention/firecodeapplicationguide.pdf 

5. Comments may not be all inclusive based on information provided. 
 
 
If you have questions please contact Clackamas Fire District @503-742-2660 
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October 27, 2015    Project #: 13922 

Stephen McMurtrey 

Northwest Housing Alternatives 

2316 SE Willard Street 

Milwaukie, OR 97222 

 

RE: Northwest Housing Alternatives Campus Redevelopment Plan - Transportation Impact Analysis 

Dear Stephen, 

Northwest Housing Alternatives (NHA) is proposing to redevelop its existing Milwaukie campus to 

include new NHA office space, a new emergency family shelter, and new affordable rental housing. This 

report addresses the redevelopment’s traffic and parking impacts on the surrounding transportation 

system and complies with the City of Milwaukie’s traffic impact study criteria. Additional details of the 

methodology, findings and recommendations are provided herein. 

INTRODUCTION 

NHA is proposing redevelopment of its existing campus, which is located just south of Milwaukie High 

School. The redevelopment will involve demolition of all existing campus structures and the 

construction of new building for its office, a new Annie Ross House, and 28 new affordable rental 

housing units. Figure 1 illustrates the site vicinity and Figure 2 illustrates the conceptual site layout. For 

the purposes of this study, full build-out and occupancy of the redeveloped campus is anticipated by 

the year 2019. 

SCOPE OF THE REPORT 

This report identifies the transportation and parking-related impacts associated with the proposed 

redevelopment, and was prepared in accordance with the scope of work outline provided by the City of 

Milwaukie. Accordingly, operational analyses were performed at the following study intersections 

during the weekday AM and PM peak periods as they are expected to experience a ten percent 

increase in peak hour traffic volumes as a result of the proposed redevelopment: 

� SE Lake Road/SE 23
rd

 Avenue 

� SE Willard Street/SE 25
th

 Avenue 

� SE Willard Street/SE 27
th

 Avenue  
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Figure 2 – Conceptual Site Layout (Prepared by MWA Architects) 
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This report evaluates the following transportation issues: 

� Existing land use and transportation system conditions within the site vicinity during the 

weekday AM and PM peak periods; 

� Forecast year 2019 background traffic conditions during the weekday AM and PM peak 

periods; 

� Trip generation and distribution estimates for the campus redevelopment; 

� Forecast year 2019 total traffic conditions during both peak hours of the site assuming full 

buildout of the site; 

� A comparison of on-street parking demand and supply to determine the potential for any 

parking impacts on the adjacent local streets surrounding the project site; and 

� A summary of compliance of the redevelopment with the applicable transportation-related 

code requirements. 

Analysis Methodology 

All level-of-service analyses described in this report were performed in accordance with the procedures 

stated in the 2010 Highway Capacity Manual (HCM). A description of level of service and the criteria by 

which they are determined is presented in Appendix “A”. Appendix “A” also indicates how level of 

service is measured and what is generally considered the acceptable range of level of service. To ensure 

that this analysis was based on a reasonable worst-case scenario, the peak 15 minute flow rate during 

the peak hour periods was used in the evaluation of all intersections. For this reason, the analysis 

reflects conditions that are only likely to occur for 15 minutes out of each average peak hour. Traffic 

conditions during other weekday hours will likely be better than those described in this report. 

EXISTING CONDITIONS 

This section summarizes the existing characteristics of the transportation system and adjacent land 

uses in the vicinity of the campus redevelopment site, including an inventory of the existing multi-

modal transportation facilities and options, an evaluation of existing intersection operations for motor 

vehicles at the study intersections, and a summary of recent crash history.  

Site Conditions and Adjacent Land Uses 

The existing NHA campus is located just to the south of Milwaukie High School and is roughly bordered 

by SE Willard Street to the north, SE 23
rd

 Avenue to the west, SE Lake Road to the south, and SE 25
th

 

Avenue to the east. Single-family homes and condominiums border the campus to the south and east.  

Vehicular access to the campus is provided by three driveways located off of SE Willard Street.  
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Transportation Facilities 

Table 1 identifies the characteristics of key roadways located within the campus vicinity, including the 

existing street classifications reflected in the City’s Transportation System Plan (TSP). Figure 3 identifies 

the lane configurations and traffic control devices at the study intersections. 

Table 1 – Existing Transportation Facilities 

Roadway TSP Classification 

Motor Vehicle 

Travel Lanes 

Posted 

Speed (mph) Sidewalks 

Striped 

Bicycle Lanes 

On-Street 

Parking 

SE Lake Road Arterial 2 30 Yes No No 

SE 27
th

 Avenue Neighborhood Route 2 20
1 

Yes No Yes 

SE 23
rd

 Avenue Local Street 2 20
1 

Yes No Yes 

SE Willard Street Local Street 2 20
1 

Yes
2 

No Yes 

1
 School zone speed signs of 20 mph are posted on each of these roadways within the vicinity of the NHA campus. School speed zones are in effect 

from 7:00 AM to 5:00 PM on school days. 
2
 There is a short gap in the sidewalk along the north side of SE Willard Street between SE 25

th
 Avenue and SE 27

th
 Avenue.  

Transit Service 

Regional transit service is provided adjacent to the existing NHA campus via TriMet bus route 32 

(Oatfield). Route 32 provides weekday and Saturday bus service (at approximately 15-30 minute 

intervals) along SE Lake Road with stops located near SE 23
rd

 Street. A complete sidewalk network is 

provided on the roadways (SE Willard Street, SE 23
rd

 Avenue, and SE Lake Road) between the NHA 

campus and these stops on SE Lake Road. Signed and striped crosswalks are also provided along SE Lake 

Road near the SE 23
rd

 Avenue and SE 27
th

 Avenue intersections.  

In addition to Route 32, three other TriMet bus routes (29, 33, and 34) all provide service within close 

proximity of the NHA campus and are accessible via the local street sidewalk network. Lastly, the new 

Max Orange Line stops at the Milwaukie/Mail Street Max Station located just west of the site in 

Downtown Milwaukie. All combined, the NHA campus is well served by local and regional transit and a 

relatively complete sidewalk network exists on the adjacent street network to access the transit 

system. 
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Active Transportation  

Pedestrian Facilities 

As documented in Table 1, sidewalks are provided on all streets that provide direct access to the NHA 

campus. Beyond the immediate site vicinity, the sidewalk network is fairly comprehensive providing a 

significant level of local and regional accessibility to the surrounding residential neighborhoods and 

nearby Downtown Milwaukie. 

The NHA campus is located within the Milwaukie Elementary School (approximately 0.15 miles to the 

east along NE 27
th

 Avenue), Rowe Middle School (approximately 0.6 miles to the southeast along SE 

Lake Road), and Milwaukie High School (directly across SE Willard Street) school boundaries. The North 

Clackamas School District has completed “Safe Walk Path Maps” for the transportation network located 

within each school boundary. A review of the maps indicates that there is a sidewalk and intersection 

crosswalk network between the NHA campus and all three school sites. Furthermore, the maps and a 

subsequent field inventory indicated that there are no physical walking barriers between the NHA 

campus and each school site.   

Bicycle Facilities 

There is no physical or formally designated bicycle infrastructure on the immediately adjacent SE Lake 

Road, SE 23
rd

 Avenue, SE 27
th

 Avenue, and SE Willard Street networks. Rather, the vehicular volumes 

are low enough to enable cyclists to “share the road” with motorists. 

Existing Vehicular Operations  

Manual turning movement counts were collected at the study intersections in September 2015 when 

local schools were in session. Traffic counts were collected during the morning (7:00 to 9:00 AM) and 

evening (4:00 to 6:00 PM) peak time periods. Appendix “B” contains the traffic count worksheets. 

Figure 4 and Table 2 summarizes the operational analysis for the study intersections during the 

weekday AM and PM peak hours. As shown in Table 2, all intersections operate acceptably per the 

City’s standards. Appendix “C” contains the 2015 existing conditions operational worksheets.  

Table 2 – 2015 Existing Traffic Conditions 

Intersection 

Minimum Acceptable 

Measure of Effectiveness
1 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS V/C LOS V/C 

Unsignalized Intersections
2 

SE Lake Road/SE 23
rd

 Avenue LOS D C 0.51 A 0.06 

SE Willard Street/SE 25
th

 Avenue LOS D B 0.01 A 0.01 

SE Willard Street/SE 27
th

 Avenue LOS D A 0.03 A 0.03 

1
Milwaukie Municipal Code, Section 19.1407.4(A). 

2
 LOS and V/C for unsignalized intersections reported for the highest delay or critical movement. 
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Crash History Analysis 

Intersection crash histories were reviewed in an effort to identify potential intersection safety issues. 

Crash data for the study intersections were obtained from the Oregon Department of Transportation 

(ODOT) for the five-year period from January 1, 2009 through December 31, 2013. Table 3 illustrates 

the crashes reported at the study intersections. Appendix “D” contains the ODOT crash data. 

Table 3 - Intersection Crash History (January 1, 2009 through December 31, 2013) 

Intersection 

Collision Type 

Total 

Crashes Angle Turning 

Rear 

End 

Side-

swipe 

Ped/ 

Bike Other 

SE Lake Road/SE 23
rd

 Avenue 0 0 0 0 0 0 0 

SE Willard Street/SE 25
th

 Avenue 0 0 0 0 0 0 0 

SE Willard Street/SE 27
th

 Avenue 0 0 0 0 1 0 1 

 

As summarized in Table 3, the only reported crash occurred at the SE Willard Street/SE 27
th

 Avenue 

intersection. A review of this crash indicates that it involved a vehicle-pedestrian collision where the 

vehicle was cited for making an illegal left-turn and failing to yield the right-of-way to a pedestrian. No 

other safety-related issues were identified through a review of this crash data. Based on review of the 

crash history, no safety-related mitigation measures are needed as a part of site redevelopment. 

TRAFFIC IMPACT ANALYSIS 

The traffic impact analysis identifies how the study area’s transportation system will operate upon 

redevelopment of the campus. The impact of site-generated weekday AM and PM peak hour trips was 

examined as follows: 

� Planned developments and transportation improvements in the site vicinity were identified 

and reviewed; 

� Year 2019 background traffic conditions (build-out year of the proposed development 

without site-generated traffic) were analyzed at the study intersections; 

� Future peak hour site-generated trips were estimated for build-out of the site; 

� A trip distribution pattern was prepared and the site-generated trips were distributed to the 

study area intersections; 

� Existing traffic patterns were adjusted to account for new roadway infrastructure; 

� Forecast year 2019 total traffic conditions were analyzed during the weekday AM and PM, 

peak hours with build-out of the site;  

� On-site circulation and site-access operations were evaluated; and 

� On-street parking adequacy was reviewed. 
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2019 BACKGROUND CONDITIONS 

The year 2019 background traffic analysis identifies how the study area’s transportation system will 

operate without the proposed development but within the anticipated buildout period. This analysis 

accounts for traffic attributed to planned developments within the study area and includes general 

growth in the region, but does not include traffic from the proposed redevelopment. 

Planned Developments and Transportation Improvements 

Per discussions with City staff, there are no approved in-process developments in the immediate site 

vicinity that would impact the study intersections. There are also no transportation improvements 

identified for any of the study intersections or roadways within the specific time-frame of this study 

that would have a measurable impact on the future operations analysis. 

2019 Background Operations  

To account for future through traffic growth in the region, a 2 percent annual growth rate was used to 

forecast the future background traffic volumes. This growth rate is generally consistent with the rates 

used in the City’s Transportation System Plan. Figure 5 and Table 4 summarize the resulting forecast 

2019 background traffic conditions for the study intersections during the weekday AM and PM peak 

hours. As shown, all intersections are forecast to continue to operate acceptably. Appendix “E” contains 

the 2019 background operations worksheets. 

Table 4 – 2019 Background Traffic Conditions 

Intersection 

Minimum Acceptable 

Measure of Effectiveness
1 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS V/C LOS V/C 

Unsignalized Intersections
2 

SE Lake Road/SE 23
rd

 Avenue LOS D C 0.52 A 0.06 

SE Willard Street/SE 25
th

 Avenue LOS D B 0.01 A 0.01 

SE Willard Street/SE 27
th

 Avenue LOS D A 0.03 A 0.03 

1
Milwaukie Municipal Code, Section 19.1407.4(A). 

2
 LOS and V/C for unsignalized intersections reported for the highest delay or critical movement. 
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PROPOSED REDEVELOPMENT PLAN 

As previously described and illustrated in Figure 2, NHA is proposing campus redevelopment that will 

include:  

� Construction of a new 12,500 square foot office building to replace NHA’s existing 5,365 

square foot office. This building will be designed to more efficiently accommodate NHA’s 35 

existing office staff while providing room for future employee growth. 

� Construction of a new Annie Ross House that will provide up to 8 shelter rooms for families 

needing emergency shelter or who are experiencing temporary homelessness. 

� Construction of 28 affordable housing apartments. 

From a circulation perspective, the redevelopment will consist of the following: 

� All three existing site access driveways on SE Willard Street will be closed. 

� A new site access driveway will be constructed at the eastern edge of the SE Willard Street 

frontage (approximately the same location as the existing easternmost driveway). This 

driveway will provide access to a 50-stall off-street parking lot that will be shared by NHA 

office staff, residents of the affordable housing units, and those individuals/families staying 

at the Annie Ross House. 

� A second site access driveway will be constructed on SE 25
th

 Street which will provide 

secondary access to the 50-stall parking lot. 

� Pedestrian walkways will connect the campus to SE Willard Street and SE 23
rd

 Avenue. 

� Dedicated bicycle parking areas located throughout the campus will accommodate a total of 

36 bikes. 

Figure 6 illustrates the proposed/assumed lane configurations and traffic control devices at all of the 

study intersections and new site driveways. 

Re-Routing of Existing Site Access Trips 

Assuming the proposed site driveway reconfiguration, the existing AM and PM site driveway trips 

associated with the existing NHA campus operations were rerouted to the proposed SE Willard Street 

driveway. The rerouting is documented in Figure 7.  
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Trip Generation 

In order to develop a trip generation rate for the proposed campus redevelopment, the individual 

campus components were broken out and analyzed individually given the unique services that NHA 

provides to the surrounding community. 

NHA Office Trip Generation 

Detailed site-generated driveway and on-street parking trips were quantified for the existing NHA 

campus on a mid-week day while local schools were in session. Based on a review of this data, only the 

existing NHA office component generates vehicle trips during the weekday AM and PM peak hours. As 

shown in Table 5, 16 vehicle trips were generated during the weekday AM peak hour and 13 vehicle 

trips were generated during the weekday PM peak hour. These results were reviewed by NHA staff and 

were found to be representative of typical peak hour commuting patterns
1
.  

As part of their long-term growth projections, NHA is anticipating a need for up to 15 additional 

employees. To account for the new trips that could be generated by the 15 employee increase, a 

proportional increase was calculated based on the site’s current trip profile. The resulting weekday AM 

and PM peak period trip ends are summarized in Table 5. Based on these rates, the 15 additional staff 

would generate approximately 7 weekday AM and 6 weekday PM peak hour trips. 

Table 5 - NHA Office Trip Generation Estimate 

 Weekday AM Peak Hour
1 

Weekday PM Peak Hour
2 

 Total In Out Total In Out 

Existing NHA Office 

Existing (35 employees) 16 13 3 13 3 10 

Trip Rate/Employee 0.45 81% 19% 0.37 23% 77% 

Anticipated NHA Office Employee Growth 

Net New Trips (additional 15 employees) 7 6 1 6 1 5 

Future NHA Office 

Total Office Trips (50 employees) 23 19 4 19 4 15 

1
 Weekday AM peak hour of 7:45 – 8:45 AM 

2
 Weekday PM peak hour of 4:50 - 5:50 PM 

NHA Affordable Housing Trip Generation 

As previously documented, the existing site driveway and on-street parking counts did not reveal any 

vehicle trips generated specifically by the NHA’s existing 9 affordable housing units and the five shelter 

rooms in the Annie Ross House. However, recognizing there is a potential for the redevelopment to 

                                                        

1
 Of the 35 staff currently employed by NHA, not all maintain a typical 8:00 AM to 5:00 PM work hours and not all 

commute via single occupancy vehicles. 
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generate housing-related trips, a conservative trip generation estimate was calculated using the 

“Apartment” land use code in the Institute of Transportation Engineers (ITE) Trip Generation. The 

apartment rate was applied to both the affordable housing units and the emergency shelter rooms. The 

resulting weekday AM and PM peak period trip ends are summarized in Table 6.  

Table 6 - Affordable Apartment Housing and Annie Ross Shelter Trip Generation Estimate 

Land Use ITE Code Size 

Daily 

Trips 

Weekday AM Peak Hour Weekday PM Peak Hour 

Total In Out Total In Out 

Apartments 220 36 units
1 

240 18 4 14 22 14 8 

1
 Consists of the planned 28 affordable apartment units and the 8 shelter rooms in the Annie Ross House 

Site Trip Distribution/Trip Assignment 

The site-generated trips shown in Tables 5 and 6 were distributed onto the study area roadway system 

based on a combination of existing traffic counts at the site driveways and observed traffic patterns 

within the site vicinity. Figure 8 illustrates the trip distribution pattern and the assignment of new site-

generated trips to the study area intersections during the weekday AM and PM peak hours. It should be 

noted that the trips generated by the existing office users and reflected in Table 5 are not included in 

Figure 8. 

2019 Total Traffic Operations  

The year 2019 background traffic volumes for the weekday AM and PM peak hours (shown in Figure 5) 

were combined with the re-routed driveway volumes (shown in Figure 7) and the site-generated traffic 

(shown in Figure 8) to arrive at the total traffic volumes that are shown in Figure 9. 

Figure 9 and Table 7 summarize the forecast 2019 total traffic conditions for the study intersections 

during the weekday AM and PM peak hours. As shown, all study intersections and site driveways are 

forecast to operate acceptably.  As such, no capacity-based mitigation measures are needed to support 

site redevelopment. Appendix “F” contains the 2019 total traffic conditions operational worksheets. 

Table 7 – 2019 Total Traffic Conditions 

Intersection 

Minimum Acceptable 

Measure of Effectiveness
1 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS V/C LOS V/C 

Unsignalized Intersections
2 

SE Lake Road/SE 23
rd

 Avenue LOS D C 0.55 A 0.08 

SE Willard Street/Proposed Site Driveway LOS D A 0.03 A 0.02 

SE Willard Street/SE 25
th

 Avenue LOS D B 0.01 A 0.01 

SE Willard Street/SE 27
th

 Avenue LOS D A 0.04 A 0.03 

1
Milwaukie Municipal Code, Section 19.1407.4(A). 

2
 LOS and V/C for unsignalized intersections reported for the highest delay or critical movement. 
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Site Driveway Location Assessment 

The existing NHS campus has three site driveways on SE Willard Street. As previously described, all 

three of these SE Willard Street driveways are proposed to be closed and replaced with a single site 

driveway that would be located at the easternmost edge of the SE Willard Street property frontage. 

This proposed location would be located approximately 100 feet west of the SE Willard Street/SE 25
th

 

Avenue intersection and 400 feet east of the SE Lake Road/SW 23
rd

 Avenue intersection. This driveway 

location meets the City of Milwaukie’s accessway location spacing requirements as outlined in Section 

5.0082 in Milwaukie’s Public Works Standards. 

In addition to the SE Willard Street driveway, a second site driveway is proposed off of SE 25
th

 Avenue. 

This driveway would be located approximately 175 feet south of the SE Willard Street/SE 25
th

 Avenue 

intersection. 

Preliminary Driveway Sight Distance Assessments 

Intersection sight distance measurements were made at the proposed SE Willard Street driveway. 

Using field measurements, it was preliminarily determined that there is approximately 250 feet of 

intersection sight distance when looking east along SE Willard Street and approximately 300 feet of 

intersection sight distance when looking west along SE Willard Street. These distances are sufficient to 

meet the 225-foot (left-turn from stop) and 195-foot (right-turn from stop) intersection sight distance 

requirements for a 20 mph roadway as outlined in the American Association of State Highway 

Transportation Officials (AASHTO) A Policy on Geometric Design of Highways and Streets. 

Parking Analysis 

Weekday Parking Needs Assessment 

The proposed 50-space parking lot will be shared by NHA office staff, residents of the 28 affordable 

housing apartments, and temporary occupants of the Annie Ross House. In addition to the proposed 

off-street parking lot, there are 19 on-street parking spaces located along the south side of SE 23
rd

 

Avenue/SE Willard Street between SE Lake Road and SE 25
th

 Avenue that are typically utilized by NHA 

during a normal weekday. To gauge the adequacy of this total parking supply, a weekday estimate of 

parking needs was prepared for the site as outlined in the following sections. 

Based on conversations with NHS staff, guests at the existing Annie Ross House typically only bring a 

vehicle 30-40 percent of the time. Assuming a similar rate of vehicle ownership, the expanded Annie 

Ross House is anticipated to generate a weekday daily parking demand of 3 spaces. For the proposed 

affordable housing units, studies at other affordable housing facilities in the Metro area
2
 have found 

                                                        

2
 The Town Center Station affordable housing apartment complex in Happy Valley and the City Center affordable 

apartment complex in Hillsboro were found to have an average weekday parking demand of 0.47 spaces per unit. 
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average weekday parking demands to be significantly less than one space per unit. Based on an 

assessment of historical and anticipated use of the affordable housing apartments, NHA staff is 

anticipating weekday parking demand of approximately 0.70 spaces per unit. As such, it is assumed that 

the 28 apartments will generate a weekday daily parking demand of 20 spaces. All combined, the 

housing units are assumed to need approximately 23 parking spaces during a typical weekday.  

Based on conversations with NHA staff, approximately 15 percent of their existing staff regularly 

commute via transit, cycling and/or walking. With the nearby MAX Orange Line now open, NHA 

anticipates this number could go up to approximately 25 percent in the foreseeable future. With an 

anticipated maximum employment figure of approximately 50 staff, the office-related parking demand 

is estimated to be approximately 38 spaces assuming 75 percent of staff commute via automobile. 

Combining the estimated 23-space housing-related demand and the 38-space office-related parking 

demand results in a total weekday demand of 61 parking spaces. The proposed 50-stall parking lot and 

the 19 on-street spaces along SE Willard Avenue provide sufficient parking to accommodate typical 

NHA-related weekday needs based on the analyses conducted as part of this report.  

Transportation Demand Management Measures 

NHA is committed to encouraging the use of alternative forms of transportation by their employees 

and visitors. Programs and incentives that are already in place and are envisioned to continue with the 

proposed campus redevelopment include: 

• Transit Incentive Plan: under this plan, NHA employees are reimbursed for expenses associated 

with using Mass Transit for commuting to NHA’s office. 

• Full reimbursement of transit costs for employees when public transportation is used to travel 

to off-site meetings. 

• Monthly prize drawing for those eligible employees who turn in their alternative commute 

tracking log.  

• A secure, sheltered bicycle parking area is provided for all NHA employees who bike to work. 

Upon campus redevelopment, additional secure bicycle parking areas will be included for use by 

NHA employees, visitors, and future residents. 
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TRANSPORTATION IMPACT FINDINGS AND RECOMMENDATIONS 

Based on the results of this transportation impact analysis, the proposed NHA campus redevelopment 

project can be developed while maintaining acceptable levels of service at the study intersections. The 

findings and recommendations of this analysis are summarized below. 

Existing Conditions 

� All study intersections currently operate at acceptable levels of service during the weekday 

AM and PM peak hours. 

Year 2017 Background Conditions  

� With the assumed local and regional traffic growth, all study intersections are forecast to 

continue to operate acceptably.  

Proposed Development Plan 

� The proposed campus redevelopment is estimated to generate up to 25 additional weekday 

AM peak hour trips and 28 additional weekday PM peak hour trips.  

Year 2019 Total Traffic Conditions 

� With the campus redevelopment, all study intersections and site driveways are forecast to 

continue to operate acceptably.  

� The proposed site driveways on SE Willard Street and SE 25
th

 Avenue meet City of 

Milwaukie’s accessway location spacing standards. 

� There is sufficient intersection sight distance at the proposed SE Willard Street site 

driveway.  

� The proposed 50-space parking lot and the 19 on-street spaces along SE Willard Avenue 

provide sufficient parking to accommodate typical NHA-related weekday parking needs 

based on the analysis provided herein. 

RECOMMENDATIONS 

The following list summarizes improvements recommended in conjunction with site development: 

� Any new landscaping, signage or above-ground utilities along the SE Willard Street and SE 

25
th

 Avenue Avenue site frontage should be installed and maintained to ensure they do not 

interfere with the vision clearance triangles at the two proposed site driveways. 





 
Exhibit D: Bicycle Parking Product Sheets 
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