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1  Executive Summary 
 

EXISTING CONDITIONS REPORT 
 

Executive Summary  

 

The Neighborhood Main Streets Project is a 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 the Project is to assist the City of Milwaukie, Oregon 

and its residents and business owners in developing a vision for their neighborhood commercial 

areas, and to devise potential collaborative solutions to reach that vision.  This Existing 

Conditions report provides a foundation of data and information for the Neighborhood Main 

Streets Project. 

 

This Report begins with an overview to the project study area, including a physical 

characteristics and demographic data, and history of the study area.  Neighborhood commercial 

areas are defined in this project as commercial areas surrounded by residential uses, and they 

focus on the commercial areas along 32nd Avenue between Olsen St. and Floss St., and 42nd 

Avenue between King Rd. and Harrison Rd.   

 

Further Chapters provide description and analysis of the 32nd and 42nd Ave. commercial areas 

according to the three main components of the Neighborhood Main Streets Project:   

 

¶ Land use and urban design 

¶ Transportation access 

¶ Economic development 

 

The findings from each of these Chapters are described in the sections below.  It is important to 

note that the research for this Report looked quantitatively and objectively at the study area 

characteristics.  A more qualitative analysis of the study areas was achieved through the public 

involvement processes described in the Community Vision Statement document.   

 

This Existing Conditions Report seeks to answer two major questions that are central to the 

planning process:  Where are we? And where can we go?  In answering these questions, this 

Report will provide a base line for the alternatives and recommendations developed through 

the Neighborhood Main Streets Project process. 
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Land Use and Urban Design 

 
Chapter 2 of the Existing Conditions Report focuses on Land Use and Urban Design within the 

32nd and 42nd Ave. commercial areas.  It describes current uses and business types, and what 

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 development in the 

neighborhood commercial areas. 

 

The 32nd Ave. commercial area is zoned Limited Commercial (C-L), which permits a wide variety 

of office, retail, and personal service uses, with single and multi-family residential uses allowed 

conditionally.  The 42nd Ave. commercial area is zoned General Commercial (C-G), and permits 

a greater variety of uses including eating establishments, larger retail stores, and a variety of 

auto-oriented businesses, though no residential uses.  The 42nd Ave. area is also surrounded by 

a number of home businesses, which have a number of subjective and discretionary regulations 

regarding use and design, and specific regulations regarding signage. 

 

Overall, the existing uses within the zones conform fairly well to the permitted and conditional 

uses for the area, though there are exceptions such as the Art House Café on 32nd Ave.  They 

conform much less to the limited form and design criteria provided by the code, which includes 

height and setback requirements, limited landscaping requirements, and parking standards.   

 

The Milwaukie Code was first developed about 60 years ago, and there are many characteristics 

ƻŦ ǘƘŜ ŎƻŘŜΩǎ ƻǊƎŀƴƛȊŀǘƛƻƴ which reflect its incremental evolution over time.  This includes the 

long detailed lists of permitted and conditional uses, and the patchwork application of the C-G 

and C-L zones throughout the city, which has the effect of creating some mixed-use areas.  

There is a newly established city-wide development review process, but no design review 

process outside of the downtown zones.  And few ƻŦ ǘƘŜ /ƛǘȅΩǎ ȊƻƴƛƴƎ designations, including 

the C-L, C-N and C-G zones, provide an overall description, goal or vision for the zone. 

 

These characteristics combine to make the zoning code άŎƻƳǇƭƛŎŀǘŜŘΣ ƛƴŎƻƴǎƛǎtent and 
ŎǳƳōŜǊǎƻƳŜΣέ ŀŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ /ƛǘȅ.1  They may also have made it more difficult for the areas 
to develop a commercial identity, as they are in some ways dominated by the residential 
neighborhoods surrounding them.   The City has already completed a land use and 
ŘŜǾŜƭƻǇƳŜƴǘ ǊŜǾƛŜǿ ά¢ǳƴŜ-¦Ǉ tǊƻƧŜŎǘέ ŦƻŎǳǎŜŘ ƻƴ ǇǊƻŎŜŘǳǊŀƭ ǳǇŘŀǘŜǎΣ ŀƴŘ ŀƛƳŜŘ ŀǘ ƳŀƪƛƴƎ 
the code ƳƻǊŜ άǎƳŀǊǘΣ ŦƭŜȄƛōƭŜ ŀƴŘ ƭƻŎŀƭΦέ The Neighborhood Main Streets Project has the same 
ƎƻŀƭΣ ƎŜŀǊŜŘ ǎǇŜŎƛŦƛŎŀƭƭȅ ǘƻǿŀǊŘǎ aƛƭǿŀǳƪƛŜΩǎ ǎƳŀƭƭŜǊ ǎŎŀƭŜ commercial areas. 
 
 

 

                                                      
1
 City of Milwaukie.  Land Use Development Review Code Tune-Up Project.  Accessed from 

http:// www.ci.milwaukie.or.us/planning/ land-use-and-development-review-code-amendment-project 
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Transportation  Access 

 

Chapter 3 focuses on transportation access to the study areas.  Part of the impetus for the 

Neighborhood Main Streets Project came from residents in the area expressing interest in 

having destinations to walk and bike to in their own neighborhood. Though land use plays a 

large part in regulating such destinations, they are also influenced by the quality, attractiveness, 

and safety (both perceived and real) of the transportation network in and around them.  

 

¢ƘŜ άǿŀƭƪǎƘŜŘǎέ ŦƻǊ 32nd and 42nd Ave. commercial areas, that is the area within 20 minute 

walking distance, have relatively low sidewalk coverage, low street density (intersections per 

square mile), and a low share of those intersections that are 4-way.  Both commercial areas also 

have physical barriers within the walksheds, namely steep grades, though this is more 

significant for the 32nd Ave. area.  The 42nd Ave. area also has the barriers of Highway 224 and 

the railroad tracks.  Thus, although the commercial areas are not physically far from many 

nearby areas, they are somewhat isolated due to these physical barriers.   

 

We found that bicycle access is somewhat better, though not without challenges.  Overall, we 

found the 32nd Ave. commercial area to be well-connected to areas directly adjacent to the 

study area, and to destinations far from it thanks to the Springwater Corridor.  But connections 

were lacking to areas in between.  The 42nd Ave. commercial area is fairly hospitable to 

bicyclists within the immediate area, but further out the network faces the same physical 

barriers described for pedestrians.  For both commercial areas, we found through our public 

outreach that despite the existence of bicycle facilities, residents still consider bicycle access 

difficult. 

 

Finally, we found fairly good access to both areas by transit, including both current bus lines 

and the future Portland-Milwaukie light rail line.  As for automobile access, both areas have 

somewhat limited parking, though on 42nd Ave. the large Safeway parking lot tends to serve 

the whole area. 

 

As neighborhood commercial areas, the 32nd and 42nd Ave. areas do not have the same 

automobile visibility and access as some of the other commercial areas in Milwaukie.  However 

the residential setting also provides opportunities that other areas ŘƻƴΩǘ ƘŀǾŜΣ ƴŀƳŜƭȅ ǇƻǘŜƴǘƛŀƭ 

customers who live within easy walking distance.  Thus it is likely that the Neighborhood Main 

Streets Project will focus on alternatives geared towards that unique potential customer base.  

A ƴǳƳōŜǊ ƻŦ ōƛƪŜ ŀƴŘ ǇŜŘŜǎǘǊƛŀƴ ƛƳǇǊƻǾŜƳŜƴǘǎ ŀǊŜ ŀƭǊŜŀŘȅ ǇƭŀƴƴŜŘ ǘƘǊƻǳƎƘ ǘƘŜ /ƛǘȅΩǎ 

Transportation System Plan and the Walk Safely Milwaukie program, and the Neighborhood 

Main Streets Project hopes to build on those.   
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Economic Development 

 

The final Chapter of the Existing Conditions Report looks at the market characteristics of the 

32nd and 42nd Ave. commercial areas, as a way to try and understand the potential for 

economic development in the study area.   

 

The analysis defined ǘƘŜ άƳŀǊƪŜǘ ŀǊŜŀǎέ ŦƻǊ ǘƘe commercial areas as the Ardenwald, Lewelling 

and Johnson Creek neighborhoods.  Census data revealed that overall, these areas were 

somewhat older and less ethnically diverse than the region overall, and had higher shares of 

middle income residents.  This demographic information was then matched with  

 spending patterns from a national consumer expenditure survey, and with a study of existing 

ōǳǎƛƴŜǎǎŜǎΣ ǘƻ ǳƴŘŜǊǎǘŀƴŘ ǿƘŜǊŜ ǘƘŜǊŜ ƳƛƎƘǘ ōŜ άƭŜŀƪŀƎŜǎέ ƛƴ ǎǇŜƴŘƛƴƎΣ or money being spent 

by residents outside of their neighborhoods that could be captured by strengthening the 

neighborhood commercial areas. 

 

What this analysis found is that while most businesses in the study area are and will likely 

continue to be convenience businesses, there is purchasing power to support more business 

activity, particularly in the 32nd Ave. commercial area.  There are also some gaps in the 

business mix.  For example on 32nd Ave. there is a lack of food service establishments.  And in 

both commercial areas there are no banks, though there is an ATM in King Road Shopping 

Center.  However the vacancies in the King Road Center make questionable the viability of 

increasing commercial space, or increasing the physical size of the commercial zone. 

 

When compared to other shopping areas with similar demographics, 32nd Ave. has significantly 

fewer businesses. Since 32nd Ave.Ωǎ current retail space is mostly made up of one specialty 

retailer, it is likely that 32nd Avenue is capable of supporting more retail business. As 42nd Ave. 

already has a large amount of retail space and a varied business mix, support for more retail 

business is less certain. However, 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 section, it is important to note while 

there is potential to expand the number and/or size of businesses in the area, there may be 

even more potential to support the existing businesses through other economic development 

methods, such as building stronger relationships between business owners and the city.  In 

addition, urban design improvements, improvements to the quality of the pedestrian 

environment, or better transportation connections between the commercial areas and 

surrounding neighborhoods could also support economic development.  
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Conclusion 

 

This Existing Conditions Report provides a quantitative and objective ŀƴŀƭȅǎƛǎ ƻŦ aƛƭǿŀǳƪƛŜΩǎ 

32nd and 42nd Ave. commercial areas.  That analysis seeks to answers the first two of the four 

main questions asked in any planning process: 

 

1. Where are we? 

2. Where can we go? 

3. Where do we want to go? 

4. How do we get there? 

 

The third question will be addressed in the Neighborhood Main Streets Project Vision Statement 

document, and the final question will be thŜ ŦƻŎǳǎ ƻŦ ǘƘŜ tǊƻƧŜŎǘΩǎ Cƛƴŀƭ weport to the 

Milwaukie Planning Commission. But the foundation for both those documents is found here, in 

the Existing Conditions Report, where we identify where we are and where we can go.  

 

Despite the challenges of the zoning code, transportation access, and market described in this 

document, we have identified many aspects of the 32nd and 42nd Ave. commercial areas that 

are unique within the City of Milwaukie, and offer opportunity to help strengthen the 

commercial areas:  The 32nd and 42nd Ave. commercial areas are the only commercial areas in 

the City that are oriented along existing corridors and yet completely surrounded by relatively 

low-density residentially zoned properties;  the two areas have access to transit; the areas 

contain smaller lots with a mix of low-rise commercial building types, a scale which is more 

similar to that of downtown Milwaukie, though at a lower-intensity of use and development. 

 

It is these unique characteristics of the 32nd and 42nd Avenue commercial areas that 

distinguish them from other commercial areas in Milwaukie, and provide potential to transform 

them into Neighborhood Main Streets. 
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Chapter1.  Introduction and  Overview  

 
Milwaukie is a small city just south of Portland, Oregon.  An inner-ring suburb, it boasts just 

over 20,000 residents and encompasses about five square miles.  Throughout this document we 

will discuss and ǊŜŦŜǊ ǘƻ ǘƘŜ άǎǘǳŘȅ ŀǊŜŀsέ ƻŦ ǘƘŜ 32nd and 42nd Avenue commercially zoned 

areas.  These are shown in Figure 1.1, and are described in more detail in the sections below. 

 

Figure 1.1. Neighborhood Main Streets Project Study Area 

   
 

The study areas are surrounded by fairly low-density residential uses, which have dominated 

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

provides opportunity for the project, offering 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  

 

32nd Avenue 

 

The 32nd Ave. commercial area is comprised of just six businesses along 1050 feet, between 

Olsen St. and Floss St. The look and feel of the street is dominated by residential structures with 

a scattering of six commercial buildings.  According to 2010 Census data, the population of the 

32nd Ave market area, defined as the Ardenwald-Johnson Creek neighborhood, is 4,475. 

 

The area is zoned Limited Commercial (C-L) primarily along the west side of the street.  There 

are six parcels zoned C-L on the east side of 32nd Ave., but only two are in commercial use, at 

opposite ends of the commercial area.  Of the 22 lots that are zoned C-L, five have active 

businesses. The remainder of the lots are either currently vacant or are single family houses, 

two apartment complexes and a single story commercial building with no active businesses.    

All buildings within the C-L zone along 32nd Ave. contain approximately 66,934 square feet of 

space, which could be used for commercial space.  This is far less than the maximum allowable 

space according to the development standards, due the low-rise, single-story quality of the 

commercial buildings.   

 

More detailed information on the businesses within this area is provided in Chapter 4.   

 

42nd Avenue 

 

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

 

The 42nd Ave. commercial area is 750ft along 42nd Avenue from Jackson St. to King Rd., shown 

in Figure 1.2.  A large portion of the district is defined by the King Road Center, a Safeway-

anchored development (500ft by 640ft) with five buildings and entrances on both 42nd Avenue 

and King Road.  The look and feel of the 42nd Ave. study area is primarily commercial due to 

the presence of signage and the large commercial buildings in the King Road Center which differ 

in style and scale from the surrounding residential areas.  The population of the 42nd Ave. 

market area, defined as the Ardenwald-Johnson Creek, Lewelling, and Hector Campbell 

neighborhoods and thus containing the 32nd Ave. area, is 10,661 according to the 2010 Census. 

 

The area is zoned as General Commercial (C-G) and contains approximately 38 businesses on 15 

tax lots.  The current buildings within the C-G zone along 42nd Ave. contain approximately 

97,969 square feet of commercial space, again much less than the maximum allowable space.   

which has to do with the fact that the buildings are nearly all single-story.  This commercial area 

appears more established that the 32nd Ave. area, and has begun to attract a number of home-

based businesses (conditional uses) in the surrounding neighborhood. 

 

More detailed information on the businesses within this area is provided in Chapter 4.   

Figure 1.2. 42nd Ave. Commercial Area 



9  Introduction and Overview 
 

Demographics 

 

Census data shows that in general, households and individuals in our study areas are slightly 

older and less ethnically diverse than the metropolitan area as a whole.  Additionally, a greater 

percentage of the households are middle income ($35,000 to $75,000 per year) than metro-

wide households, which have larger percentages of very high income households, and fewer in 

the middle income ranges.  The 32nd Ave. 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 respects.  This income data is shown in Figure 1.3 below. 

 

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

 

Figure 1.3. Percent of Households by Income Level, 2006-2010 ACS Estimates 

 
 

Study Area History  
 

Milwaukie was first incorporated as a city in 1903, but the area was settled and developed 

beginning in 1848 by Lot Whitcomb and the brothers Henderson and Seth Lewelling.   Before 

that, the area was home to the Clackamas Indians.  Within just two years of settlement, 

Milwaukie had approximately 500 people, and was centered around lumber, milling, and 

shipbuilding industries, and later around agriculture.   
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By 1863 a wagon road connected Milwaukie to Portland, followed in 1869 by the East Side 

Railroad, and finally an electric streetcar line in 1893.  These developments allowed aƛƭǿŀǳƪƛŜΩǎ 

businesses to ship goods, and provided transportation to growing Portland.  But despite this 

proximity and connectivity, the cƛǘȅΩǎ population remained low, with development focused 

almost entirely around the downtown until the rise of the automobile in the 1930s. 2    

 

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

only about 5,000 people. Mƻǎǘ ƻŦ aƛƭǿŀǳƪƛŜΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎΣ ƛƴŎƭǳŘƛƴƎ ǘƘƻǎŜ ŜƴŎƻƳǇŀǎǎƛƴƎ 

the 32nd and 42nd Ave. commercial areas, developed during the suburban boom following 

WWII, and within 15 yearsΣ ǘƘŜ ŎƛǘȅΩǎ ǘƘŜ ǇƻǇǳlation and land area had tripled.  Beginning in the 

мфтлǎΣ ǘƘŜ aƛƭǿŀǳƪƛŜΩǎ Řƻǿƴǘƻǿƴ began to decline, with little growth in population or 

economic development.  But 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.3 

 

32nd Avenue Commercial Area 

 

32nd Ave. had marked the eastern boundary of MilwaukiŜΩǎ ƻǊƛƎƛƴŀƭ Ǉƭŀǘ ŦǊƻƳ мусрΦ  Lǘ ƭŀǘŜǊ 

became Ardenwald Ave., when in 1909, a widow named Ellen Rockwood subdivided the land 

which was to become the Ardenwald neighborhood, and dedicated the roads and rights of way 

to the public.4  See Appendix 2 for historic neighborhood Maps.   

 

!ǎ ǘƘŜ ŀǊŜŀΩǎ ǇƻǇǳƭŀǘƛƻƴ ōŜƎŀƴ ǘƻ ƎǊƻǿ ƛƴ ǘƘŜ мфнлǎ ŀƴŘ мфолǎΣ ōǳǎƛƴŜǎǎŜǎ ƻǇŜƴŜŘ along 32nd 

!ǾŜΦΣ ƻǊ ǿƘŀǘ ǿŀǎ ǘƘŜƴ ƪƴƻǿƴ ŀǎ άaŀƛƴ {ǘǊŜŜǘ !ǊŘŜƴǿŀƭŘΣέ5 though most of the area north of 

Harrison St. was developed after 1950.6  During this early time, 32nd Ave. businesses included a 

Ǉƛŀƴƻ ǎƘƻǇΣ ŀ ƎǊƻŎŜǊȅ ǎǘƻǊŜ ŀǘ ǘƘŜ ŎǳǊǊŜƴǘ ǎƛǘŜ ƻŦ [ƛǎŀŎΩǎ CƛǊŜǇƭŀŎŜǎ ŀƴŘ {ǘƻǾŜǎΣ ŀ ōƭŀŎƪǎƳƛǘƘΣ 

ōŀǊōŜǊ ǎƘƻǇ ŀƴŘ ōŜŀǳǘȅ ǎǘƻǊŜ ŀǘ ǘƘŜ ŎǳǊǊŜƴǘ ǎƛǘŜ ƻŦ .ŀǊōΩǎ ŎŀǘŜǊƛƴƎΣ a garden supply store, and 

wŜƴŀǊŘΩǎ IŀǊŘǿare at the currently vacant storefront at 32nd and Malcolm.7 

 

¢ƘŜ ŎƻƳƳŜǊŎƛŀƭ ŀǊŜŀ Ƙŀǎ ǎŜŜƴ ŘŜŎƭƛƴŜ ǎƛƴŎŜ ǘƘŜ мфслǎΣ ǘƘƻǳƎƘ ōǳǎƛƴŜǎǎŜǎ ǎǳŎƘ ŀǎ [ƛǎŀŎΩǎ ƘŀǾŜ 

remained strong regional draws.  And with the recent opening of the Art House Café, and the 

renewed community interest in the Neighborhood Main Streets Project, the area may be poised 

to be revived as a local neighborhood center. 

                                                      
2
 Olsen, Charles Oluf. The History of Milwaukie, Oregon. Milwaukie Historical Society, 1965. Retrieved from 

http://ir.library.oregonstate.edu/xmlui/bitstream/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/milwaukie-history-series-articles 
4
 YƴŀǇǇ ϧ aŀŎƪŜȅΩǎ tƭŀǘ ƻŦ !ǊŘŜƴǿŀƭŘΣ мфлфΦ  wŜǘǊƛŜǾŜŘ ŦǊƻƳ ǘƘŜ /ƭŀŎƪŀƳŀǎ /ƻǳƴǘȅ {ǳǊǾŜȅƻǊ оκмуκмнΦ 

5
 Ardenwald Neighborhood District Association.  (2003).  Historic Ardenwald Johnson Creek Walking Tour.  

6
 City of Milwaukie.  Milwaukie History Series #1:  Downtown Development Patterns.  Retrieved from  

http://www.ci.milwaukie.or.us/planning/milwaukie-history-series-articles 
7
 Brenneman, J., personal communication, March 21, 2012. 

http://ir.library.oregonstate.edu/xmlui/bitstream/handle/1957/13795/hismilore.pdf?sequence=1
http://www.ci.milwaukie.or.us/planning/milwaukie-history-series-articles
http://www.ci.milwaukie.or.us/planning/milwaukie-history-series-articles
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42nd Avenue Commercial Area 

 

The 42nd Ave. commercial area, originally known as the Minthorn Addition, was platted in 1890 

as entirely residential neighborhood, though it was not annexed until the later suburban 

expansion of Milwaukie.  An early plat is shown in Appendix 2. 

 

In the 1950s the Mayor of Milwaukie approached Mr. Dieringer, who owns what is now the 

King Rd. Shopping Center.8  Mr. Dieringer was a local business man and developer of a shopping 

center on Woodstock which had a modern Safeway, which the Mayor wanted replicated in 

Milwaukie.  By 1959 the new shopping center on King and 42nd opened.  Half of building was 

used for a grocery store, with the other half devoted to smaller uses, including a Kentucky Fried 

Chicken, Tastee Freeze, and a gasoline station.  The center had three entrances, and was 

surrounded by ample parking spaces. Across and down along 42nd Ave. were a few smaller 

businesses as well, including Nisbett Jewelers and later 7-Eleven. 

 

The shopping center struggled in its later years as larger commercial competitors opened 

nearby, such as the Fred Meyer on 82nd Ave. and Johnson Creek Blvd.  In the 1970s and 80s, the 

shopping center was anchored by a U-Market, with smaller businesses such as a hi-school 

pharmacy. But by the 1990s, the building had become outdated and was struggling to keep 

tenants.  It sat vacant for sevŜǊŀƭ ȅŜŀǊǎΣ ǳƴǘƛƭ ƛƴ ǘƘŜ ŜŀǊƭȅ нлллǎΣ 5ƛŜǊƛƴƎŜǊΩǎ ǘǿƻ ǎƻƴǎ ōŜƎŀƴ a 

redevelopment of the site.  After a few failed attempts to 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 drive-thru restaurant. 

 

Figure 1.4.  King Road Shopping Center, 1960s9 

 

 

 

 

 

 

 

                                                      
8
 Dieringer, G. & P., personal communication, March 18, 2012. 

9
Harbarger, M.  (March 9, 2012).  Milwaukie Residents Invited to Two Walking Tours to Influence Code Changes. 

Accessed from http://www.oregonlive.com/milwaukie/index.ssf/2012/03/milwaukie_residents_invited_to_1.html 

http://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 

 

TƘƛǎ /ƘŀǇǘŜǊ ƛǎ ōŀǎŜŘ ƻƴ ǘƘŜ /ƛǘȅ ƻŦ aƛƭǿŀǳƪƛŜΩǎ zoning code, which was originally created 60 

years ago, with major revision in 1968.  Over time, the code has been updated incrementally, 

resulting in what ǘƘŜ Ŏƛǘȅ ŘŜǎŎǊƛōŜǎ ŀǎ άŎƻƳǇƭƛŎŀǘŜŘΣ ƛƴŎƻƴǎƛǎǘŜƴǘ ŀƴŘ ŎǳƳōŜǊǎƻƳŜΦέ10  In 2009 

the Oregon Department of Land Conservation and Development awarded the City of Milwaukie 

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

of the code was completed by Angelo Planning Group, and many of the comments made in that 

assessment are affirmed in this document.11   

 

This Chapter will provide an overview to the current land uses and design characteristics and 

zoning requirements of the 32nd and 42nd Ave. commercial areas.  The Chapter is organized 

into a section on land use, which describes 32nd and 42nd Ave. 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 the zoning for 32nd and 42nd Ave. commercial areas according to 

sections 19.312 and 19.313 of the Milwaukie Municipal Code.12  This includes permitted and 

conditional uses, existing square feet of commercially-zoned space, and the potential maximum 

commercial square footage according to existing zoning designations. For this Chapter, 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 clearly fall under the permitted uses 

described below.  Numerous other lots within this zone host conditional uses, including single 

and multifamily residential.  Conversely, essentially every building within the 42nd Ave. 

commercial area is currently being used in some commercial capacity which can be interpreted 

as falling within the permitted and conditional uses for the C-G zone.  In total the 42nd Ave. 

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

                                                      
10

 City of Milwaukie.  Land Use and Development Review Code Tune-Up Project.  Accessed from 
http:// www.ci.milwaukie.or.us/planning/ land-use-and-development-review-code-amendment-project 
11

Angelo Planning Group.  (2009).  Final Report, City of Milwaukie Code Assessment.   Accessed from 
http:// www.ci.milwaukie.or.us/sites/default/ files/ fileattachments/codeassessmentfinal_reportaugust2009_0.pdf 
12

 Milwaukie Municipal Code.  http://www.qcode.us/codes/milwaukie/view.php?&frames=on   

http://www.qcode.us/codes/milwaukie/view.php?&frames=on
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Figure 2.1.  Milwaukie Zoning Map13 

 

 

                                                      
13

City of Milwaukie.  Planning Maps.  Accessed from  http://www.c i.milwaukie.or.us/gis/planning-maps 

http://www.ci.milwaukie.or.us/gis/planning-maps

































































































