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EXISTINGCONDITIONSREPORT

Executive Summary

TheNeighborhood Main Streets Projasta joint effort between the City of Milwaukie Planning
Department and Horizon Planning, a consultant group of graduate Planning students from
Portland State University. The purpose of Br@jectis to assist the City of Milwaukie, Oregon
and its resieénts and business owners in developing a vision for their neighborhood commercial
areas, and to devise potential collaborative solutions to reachvisaon. This Existing

Conditions report provides a foundation of data and information forKeeghborh@d Main

Streets Project

This Report begins with an overview to the project study area, includuiysical
characteristics and demographic datnd historyof the studyarea. Neighborhood commercial
areasare defined in this project as commercial arsasrounded by residential uses, and they
focus on thecommercial areas alorg2nd Avenue between Olsen St. and Floss&sid42nd
Avenue between King Rd. and Harrison Rd.

FurtherChaptersprovide descrigion and analysis of th82ndand42nd Ave. commercial areas
according to thehree main components of thBleighborhood Main Streets Project

1 Land use and urban design
1 Transportation access
1 Economic development

The findings from each of these Chaptare described in the sections below. It is important to
note thatthe research for this Report lookegiantitatively and objectivelat the study area
characteristics. A more qualitative analysis of the study areas was achieved through the public
involvament processes described in the Community Vision Statement document.

ThisExisting ConditionBeportseeks to answer two major questions that are central to the
planning processWhere are we”And where can we go1n answering these questions, this
Reoort will provide a base lintor the alternatives and recommendations developed through
the Neighborhood Main Streets Projgobcess.
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Land Useand Urban Design

Chapter 2of the Existing Conditions Repdocuses on Land Use and Urban Design witien
32ndand42ndAve.commercial areas. It describes current uses and business typesyhat
uses are allowed according to the zoning. It also provides some analysis of content and
organization of the zoning code itself, and how that may impact developmehe
neighborhood commercial areas.

The 32nd Ave commercial area is zoned Limited Commer@Zdl), which permits a wide variety
of office, retail, and personal service uses, with single and #auttily residential uses allowed
conditionally. Tie42ndAve. commercial area is zoned General Commerci&)(&d permits

a greater variety of usaacluding eating establishments, larger retail stores, and a variety of
auto-oriented businesseghough no residential usesThe42ndAve. area is also suunded by
a number of home businesses, which have a numbsubfective and discretionamggulations
regarding use and design, and specific regulations regarding signage.

Overall, theexisting usesvithin the zones confornfairly wellto the permitted and conditional
uses for the area, though there are exceptions such as the Art House Ca2adAve. They
conform much less to thiémited form and desig criteria provided by the code, whidghcludes
height and setback requirements, limited landscapiaguirements, and parking standards.

The MilwaukieCode vas first developed abol80 years ago, antthere are many characteristics
2F (GKS 02 R Swhichrefl@écHtsintrerehtal dvalyfion over timeThisincludes the
long detailed lists gbermitted and conditional uses, and the patchwauplication ofthe GG
and GL zoneghroughout thecity, whichhasthe effect d creating some mixedse areas
Thereis a newly established cHyide developmentreviewprocess, but nalesign review
process outside of the downtown zoneéndfew2 ¥ (i KS / dedign&iansihcRding y 3
the GL, GCN and &G zonesprovide an overall description, goal or vision for the zone.

These characteristiammbine tomake the zoning codé O2 Y LI A Ol te®Rm Ay O2y aA a
OdzYo SNE 2 YSz¢ | OORéWRay ¢ish hvemaddiifthdre diffictlor the areas

to develop a commercial identity, as they are in some ways dominated by the residential
neighborhoods surrounding them. The City has alreagpleteda land use and

RSOSt 2LIYSyY (- NB @NRE SONidzy F20dzaSR 2y LINE OSRdzNJ f
thecodeY 2 NB & a Yl NI = &fieSidéghtipthddd Majf Btreét2Rojeishhe same

32+t IASIENBR aLISOATAOF t f ommetcimland®a aAf gl dz] A SQa

! City of Milwaukie.Land Use Development Review Code FupeProject. Accessed from
http:// www.ci.milwaukieor.ug planning land-use-and-developmentreview-codeeamendmentproject
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Transportation Access

Chapter Focuses on transportation access to the study areas. Part afrtpetus for the
Neighborhood Main 8eetsProjectcame from residents the areaexpressing interest in
havingdestinations to walk and bike to in their own neighborho®tough land use plays a
large part inregulatingsuchdestinations they are also influenakby the quality, attractiveness,
and safety (both perceived and real) bkttransportation networkn and around them

¢ KS agl f 13andanduantd Av&. Bomimercial areas, that is the area within 20 minute
walking distancehaverelatively low sidewalk coverage, low street density (intersections per
square mile), and a low share of those intersectitimat are 4vay. Both commercial areas also
havephysical barriers within the walksheds, namely steep grades, though this is more
significant for the32ndAve. area.The42ndAve. aea also has the barriers of Highw2%4 and
the railroad tracks. Thusa]though the commercial areas are not physically far from many
nearby areas, they are somewhat isolated due to these physical barriers.

We found that licycle access is somewhat better, thougit without challenges. Overall, we
found the32nd Ave. commercial area toe wellconnected to areadirectly adjacent to the
study area, and to destinatioriar from it thanks to the Springwater Corridor.uBconnections
were lackingo areas in between. Th2ndAve. commercial are fairlyhospitalde to
bicyclists within the immediate area, but further out the network faces the same physical
barriers described for pedestriangor both commercial areas, we found through our public
outreachthat despite the existence of bicycle facilities, residesiit consider bicycle access
difficult.

Finally, wefound fairly good access to both areas by transitludingboth current bus lines
and thefuture PortlandMilwaukie light rail line. As for automobile access, both atease
somewhat limited parkig, though omd2ndAve. the large Safeway parking lot tends to serve
the whole area.

Asneighborhood commercial areathe 32ndand42ndAve. areas do ndtavethe same

automobile visibility and access as some of the other commerciatarddilwaukie. lwever

the residential setting also provides opportunities that other @Ba2 y Qi KI @S> yI YS¢t &
customers who live within easy walking distanddaus it is likely that thdleighborhood Main

Streets Projeawill focus on alternatives geared towardhat unique potential customer base.

Ay dzYo SNJ 2F 0A1S YR LISRSAUNARIFY AYLINROGSYSyida |1
Transportation System Plan and the Walk Safely Milwaukie progranthaméeighborhood

Main Streets Projedtopesto build onthose.
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Economic Development

The final Chapter of the Existing Conditions Report looks at the market characteristics of the
32ndand42ndAve. commercial areas, as a way to try and understand the potential for
economic development in thstudyarea.

The analysislefinedi KS & Y I NJ S (e comM&diabiageaad tReNirdénivald, Lewelling

and Johnson Creek neighborhoods. Census data revealed that overall, these@reas

somewhat older and less ethnically diverse than the region overallhaddgher shares of

middle incomeresidents. This demographic information was then matched with

spending patterns from a national consumer expenditure survey, and with a study of existing
odzaAySaasSaszs (2 dzyRSNRGI YR ¢ KS NI mandy Seb spenh 3 K {
by residents outside of their neighborhoods that could be caplurg strengthening the
neighborhood commercial areas.

What this analysis found is that whileost businesses ithe study area are andill likely
continue to beconvenence businesseghere is purchasing power tapport more business
activity, particularly in th&2ndAve. commercial area.h&re are als@ome gaps in the
business mix. For exampla 82ndAve.there is a lack of food service establishments. And in
both commercial areas there are no banks, though there is an ATM in KingSRopgding
Center. Howeverthe vacancies in the King Ro@dnter make questionable the viability of
increasing commercial space, or increasing the physical size of the commeneial z

When compared to other shopping areas with similar demograpBisd Ave.has significantly
fewer businessesSince32nd AveQ @rrentretail space isnostly made up obne specialty

retailer, it is likely that32nd Avenue is capable of supporting more retail businesgi2isi Ave.
already has large amount of retail spa@nd a varied business mix, suppfot more retalil
business is less certaidowever, business and land owners in the commercial area would love
to see it thrive and be supported both by the City and the neighboring residents.

As with the transportation information from the previous sectidrisiimportant to note while
there is potential to expand the number and/or sizeboisinesses in the areéhere may be
even more potential to support the existing businesses throoigjier economic development
methods,such as building stronger relationships between business owners and the city. In
addition, urban design improvementsprovements to the qulity of the pedestrian
environment, or better transportatiomonnections between the commercial areas and
surrounding neighborhoodsould also support economic development
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Conclusion

This Existing Conditiongport provides a quantitative and objectivey’  t eaAa 2T aAt gl

32ndand42ndAve. commercial areasT hatanalysisseeks tcanswers the first two of the four
main questionsisked inany planning process:

Where are we?

Where can we go?
Where do we want to go?
How do we get there?

P wnpe

The third question will be addressed in tNeighborhood Main Streets Projadision Statement
document, and the final question willbe$h ¥ 2 Odza 2 F ( k®rttbtN@ 2SO0G Q4
Milwaukie Planning Commission. But the foundation for both those docusiierfound here, in
the Existing Conditions Report, where we identify where we are and where we can go.

Despite thechallenges of the zoning codeansportation accessand marketdescribed in this
document we haveidentified manyaspects of the82ndand 42nd Ave.commercial areas that
are wique within the City of Milwakie, and offer opportunity to help strengthen the
commercial areas The32ndand42nd Ave. commerciahreas arethe only commerciahreasin
the City that areoriented along existingorridorsand yetcompletely surrounded byelatively
low-densityresidentially zoned propertieshe two areaaveaccess to transit; the areas
containsmaller lots with a mix of lowise commercibbuilding types, &calewhichis more
similar to thatof downtown Milwaukie, though at fower-intensity of use and development.

It is these unique characteristics of tB2ndand42nd Avenuecommercialareasthat

distinguish them from other commercial areas in Milwaukie, and propmtential to transform
them into Neighborhood Main Streets.

5 Executive Summary
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Chapterl. Introduction and Overview

Milwaukie is a small city just south of Portland, Oregén.innerring suburb, it boasts just
over 20,000 residents and encompasses about five square niitesughout this document we
will discuss antNB F SNJ (2 (K S 2 ®B2Zndaiz®2nd Avénislcommerciallyoned

areas. These are shownFkigure 1.1and are described in more detail in the sections below.

Figure 1.1. Neighborhood Main Streets Project Study Area
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The study areas are surrounded by fairly idensity residential uses, whid¢tavedominated

the character of the commercial areas up to this point. However, this residesetighg

provides opportunity for the projectoffering a significant customer base within walking

distance. Other commercial areas in Milwaukie are located next to major arterials or highways
that can be barriers for people on foot or bike. The size and scale of the study areas also offers
unique opportunities, and the mix of parcel sizes in each of the study areas might help to foster

a variety of commercial uses.
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Study Area Description

32ndAvenue

The32nd Ave.commercial areas conprised of just six businesses aldl@p0 feet between
Olseng. and FlosstSThelook andfeel of the street islominated byresidentialstructureswith

a scattering okixcommerciabuildings. According to 2010 Census data, the population of the
32ndAve market area, defined as the Ardenwdlzshnson Creek neigbrhood, is 4,475.

Thearea is zoned.imited @mmercial(GL)primarily along the west side of the streethere
are six parcels zonedl®n the east side 082ndAve, but only two are in commercial usat
opposite ends of the commercial are®f the22 lots that are zong GL, five haveactive
businesses. The remaindef the lots areeither currently vacant or arsingle family houses,
two apartment complexes and a single staogmmerciabuilding wih no active businesses.
All buildings withn the GL zone alon@2ndAve containapproximately66,934square feet of
spacewhichcould be used for commercial space. Tiffar less than the maximumllowable
spaceaccording to thedevelopment standardsdue the lowrise, singlestory quality ofthe
commercial buildings

More detailed information on the businessesthin this areais provided in Chapter 4.

Figure 1.1. 32nd Ave. Commercial Area
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42nd Avenue

The42nd Ave.commercial area is 750ft alod@nd Avenue from Jacksort.3o King R., shown

in Figure 1.2 A large portion of the district is defined biye King Road Center, a Safeway
anchored development (500ft by 640ft) with five buildings and entrances on 4 Avenue
and King RoadThe look ad feelof the 42ndAve study areas primarily commercial due to

the presence of signage atige large commercial building®s the King Road Centaihich differ

in style and scal&om the surrounding residential area3he population of th&2ndAve.

market area, definedsthe ArdenwaldJohnson Creek, Lewelling, and Hector Campbell
neighborhoodsand thuscontaining the32nd Ave area, is 10,661 according to the 2010 Census.

The area is zonealsGeneral ©@mmercial(GG)and containsapproximately 38 bsinesses on 15
taxlots. The current buildings wiih the GG zone along2ndAve containapproximately

97,969 square feet afommercialspace again much less than thmaximum allowable space.
whichhas to dowith the fact that the buildings are nearly all singl®ry. This commercial area
appears more established that tf8#2ndAve. area, and has begun to attract a number of heme
based businessgsonditional usesin the surrounding neighborhood.

More detailed information on the businessegthin this areais provided in Chapter 4.

Figure 1.2. 42nd Ave. Commercial Area
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Demographics

Censuglata shows thain generalhouseholds and individuals in ostudyareas are slightly
older and les®thnicallydiverse than the metropolitan area as a wholedditionally, a greater
percentage of the households are middle income ($35,000 to $75,000 per year) than metro
wide households, whichavelarger percentages of very high income househodaisl fewe in
the middle income rangesThe32ndAve market area has a lower average income than the
42nd Ave.market area, which is likely due to the presence of an affordable housing site, but
they are very similar in most other respectBhis income data isyswn in Figure 1.3 below.

Detailed tables of census demographic data for the area are provided in Appendix 1.

Figure 1.3Percent of Households by Income Level, 260810 ACS Estimates

30.0%

B 42nd Ave Commercial Area

25.0% B 32nd Ave Commerical Area |———

= Milwaukie

m Portland MSA

20.0%

15.0%

10.0%

5.0% +

0.0% +

Less than 510,000t S515000to 525000tc $35000tc S$50,000tc $75,000to S$100,000to 5150,000 to $200,000 or
510,000 514,999 524,099 534,999 $49995  §74,009 509,995 5149995 5199999 mare

Study Area History

Milwaukie was first incorporated as a citylii03, but the area was settled and developed
beginning in 1848 by Lot Whitcomb and the brothers Henderson and Seth Lewdlaigre
that, the area was home to the Clackamas Indians. Within just two years of settlement,
Milwaukie had approximately500people, and was centered around lumber, milling, and
shipbuildingindustries and later around agriculture.

9 Introduction and Overview



By 1863 a wagon road connected Milwaukie to Portland, followed in 1869 by the East Side

Railroad, and finally an electric streetcar line in 1898ese developmentalloweda A f ¢ | dz]l A SQa&
businesses to ship goods, and provideshsportation to growing Portland. But degip this

proximity and connectivitythe cA (i Bopuation remainedow, with developmentfocused

almost entirely around the downten until therise of the automobile in the s 2

By 1950, Milwaukie had developed street lighting, sidewalks, and a sewer system, but still had

only about 5,000 peopldd2 & i 2F aAf 6l dzZl ASQad ySAIKo2NK22Raz
the 32ndand42nd Ave. commercial areas, developed durthg suburban boom following

WWII, and vithin 15years 1 KS OA (atbo®and ld@nd &ea higl bdoled3eginning in the
MpTnas GKS aAf degazioddécting, with Httke §rovahgn/populaticr

economic developmentBut in recent years this has begun to change, as the Portland region

grows and more families are looking for an affordable community to live in.

32nd AvenueCommercial Area

32ndAve had marked the eastern boundary of MilwaSkda 2 NRA Ayt LI G0 FTNRY
became Ardenwald Ave., whem 1909 a widow named Ellen Rockwood subdividbd land

which was to become thArdenwald neighborhoodand dedicated the roads and rights of way

to the public* SeeAppendix 2 for histic neighbohood Maps.

l'a GKS FNBIFQa LRLJzZ FadAz2y 6S3aty G2 aAcmggndAy (KS
l gSods 2N 6KIFiG 61 & GKSy | ytBoaighmdstof thie arkaingith ¢f i NB S i
Harrison St. was developed after 195@uringthis earlytime, 32nd Ave.businesses included

LAl Y2 &aK2LJX | 3INBOSNE &ad02NB G GKS OdzZNNByd aa
OF NDSNJ aK2LJ FyR 0SSt dziiéd a2 NRagarden siigpl@stotegeNNB y (i &
w Sy I NR Cageatthe duiRedtly vacant storefront &82ndand Malcolm’

¢tKS O2YYSNDALFf | NBF KIFIa aSSy RSOfAyS aayosS GK
remained strong regional draws. And with tteeentopening of the Art Hous€afé, and the

renewed community interest in thsleighborhood Main Streets Projetite area may be poised

to be revived as a local neighborhood center.

%Olsen, Charles Oluf. The History of Milwaukie, Oregon. Milwaukie Historical Society, 1965. Retrieved from
http://ir.library.oregonstate.edu/xmlui/bistream/handle/1957/13795/hismilore.pdf?sequence=1

3 City of Milwaukie. Milwaukie History Series #1: Downtown Development Patterns. Retrieved from
http://www.ci.milwaukie.or.us/planning/milwaukiéhistory-seriesarticles

'YYFLI) 9 alO1%eqa tftld 2F ! NRSysltRE mpndpd wSINARSHSR 7
®> Ardenwald Neighborhood District Association. (2003). Historic Ardenwald JoBnsek Walking Tour.

® City of Milwaukie. Milwaukie History Series #1: Downtown Development Patterns. Retrieved from
http://www.ci.milwaukie.or.us/planning/milwaukiéhistory-seriesarticles

"Brenneman, J., personal communication, March 21, 2012.
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42nd Avenue Commercial Area

The42nd Ave. commercial area, originally knowas the Minthorn Additionwasplatted in 1890
as entirely reslential neighborhoodthough it was not annexed until the later suburban
expansion of MilwaukieAn early plat is shown in Appendix 2

In the 1950s the Mayor of Milwaukie approached Mr. Dieringdro owns what is nowhe

King Rd. Shopping CenfeiMr. Dieringer wasa local business man and developer ohapping
center on Woodstock which haalmodern Safeway, which the Mayor wanted replicated in
Milwaukie. B 1959 the new shopping center on Kengd42ndopened. HH of building was
used for a grocery store, with the other half devoted to smaller uses, incladimmntucky Fried
Chicken Tastee Freeze, arajasoline station. The center h#ftree entrancesandwas
surrounded ly ample parking spaceécross and down alori2ndAve.were a €w smaller
businesses as well, includihgsbett Jewelers ankhter 7-Eleven.

The shopping centestruggledin its later yearss larger commercial competitors opened

nearby, such as the Fred Meyer orl"8&ve. arl Johnson Creek Blvd. In the 1970s and #@s,
shopping center was anchored byJaMarket, with smaller businesses suchaki-school
pharmacy But by the 1990s, the building had become outdated and was struggling to keep
tenants. It satvacantforséNJ f &SI NRX dzyiAf Ay GKS S NI @
redevelopment of the site. After a fefailed attemptsto attract various grocery store chains

the Dieringers approached Safeway, whose market study told them the location was a good
one. Safeway was sold the largest portion of the site, and the remaining area was used for two
small commercial strips, a gas station, and a diiwe restaurant

Figure 1.4 King Road Shopping Center, 1950s

8 Dieringer, G. & P., personal communication, March 18, 2012.
9Harbarger, M. (March 9, 2012). Milwaukie Residents Invited to Two Walking Tours to Influence Code Changes.
Acacessed fronhttp://www.oregonlive.com/milwaukie/index.ssf/2012/03/milwaukie residents invited to 1.html
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Chapter 2. Land Use and Urban Design

TKAa / KFLIWGSNI Aa o0l &s Ronigggodévkith washotiginallg cFeatad’6® & I dz] A S
yearsago, with major revision in 19680ver time, the codbas been updated incrementally,
resultinginwhati KS OAlGé RSEONAOGSA &4 402 YLIAPOOSRE Ay
the Oregon Department of Land Conservation and Development awarded the City of Milwaukie

a Transportation and Growth Managemenmtgt to modernize its code. An initial assessment

of the code was completed by Angétanning Groupand many of the comments made in that
assessment are affirmed in this documéht.

ThisChapterwill provide an overview to the current land uses andgide characteristicand

zoning requirementsf the 32ndand42nd Ave.commercial areasThe Chapteis organized

into a section on land use, which descril3ndand42ndAve.separately, and a section on

Urban Design, which is organized categorically. These sections are intended to be descriptive,
though the conclusion will provide some overall reflections.

Land Use

This section will describe ttening for32ndand42nd Ave.commercial areas according to
sections 19.312 and 19.313 of the Milwaukie Municipal C8dEhis includepermitted and
conditional uses, existing square feet of commerciatiped space, and the potential maximum
commercial square footage accorditmexisting zoning designationsor thisChapter please
refer to the zoning map in Figure 2.1.

The 32nd Ave.commercial area contains 20 tax lots and a total of 4.76 developable acres.
There are currently six businesses, only four of which cleatlyrider the permitted uses

described below.Numerousother lots within this zonénost conditional uses, including sileg

and multifamily residential Conversely, €sentially every building within thé2nd Ave.

commercial area is currently being used in some commercial capacity which can be interpreted
as falling within the permitted and conditional uses for th6&Qone. In total thd2ndAve.

area contains 15 tax lots and a total of 8 developable acres.

10 City of Milwaukie. Land Use and Developmi@etview Code Turdp Project. Accessed from

http:// www.ci.milwaukieor.us plannind land-use-and-developmentreview-codeamendmentproject

11Angelo Planning Groug2009). Final Report, City of Milwaukie Code Assessment. Accessed from
http:// www.ci.milwaukieor.us sites default/ filed fileattachmentg codeassessmentfinaleportauqus2009 Opdf
12 Milwaukie Municipal Codehttp://www.qcode.us/codes/milwaukie/view.php?&frames=on
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Figure 2.1 Milwaukie Zoning Map’

lsCity of Milwaukie. Planning Maps. Accessed fitoihp://www.c i.milwaukie.or.us/gis/planningnaps
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