
Housing Land Advocates 

February 9, 2016 

BY EMAIL TO egnerd@milwaukieoregon.gov 

City of Milwaukie 
Planning Commission 
10722 SE Main Street 
Milwaukie, OR 97222 

Re: Amendment allowing short term rentals as a permitted accessory use 
to a dwelling and allowing bed and breakfasts and vacation rentals as 
conditional uses in the residential zones (application ZA-2015-003) 

Dear Planning Commission: 

This letter is submitted by Housing Land Advocates (HLA). HLA is a non-profit organization 
that advocates for land use policies and practices that ensure an adequate and appropriate supply 
of affordable housing for all Oregonians. Please include these comments in the record for the 
above-reference application. 

I. Proposed Amendment and Findings do not Account for Statewide Planning Goal 10 
and the Affordable Housing Needs of the City of Milwaukie. 

Neither the text of the proposed amendment nor the associated findings have any mention of the 
impact of the amendment on Statewide Planning Goal 10 (Goal 10) and the availability of 
affordable housing within the City beyond a brief mention that the "demand for these types of 
facilities is expected to be limited and will have little or no impact on housing supply." 
Recommended Findings in Support of Approval - Code Text Amendments, Master File #ZA-
2015-003, 5 (Feb. 9, 2016). 

Even an amendment that is expected to have a modest impact should be analyzed through the 
lens of housing availability and Goal 10 because of the City's anticipated low availability of 
housing over the next two decades. Metro's medium urban growth forecast of the 2014 
buildable land inventory estimates that the City will tie for last with the lowest percentage of 
dwelling units available of all cities within the urban growth boundary in the year 2035. Metro 
UGR, Appendix 4: Housing Needs Analysis, Table 13 (2015). Metro estimates that only 17% of 
dwelling units will be available as compared with 52% of units in Clackamas County as a whole 
and 48% within the urban growth boundary. Id. The relatively low anticipated availability of 
housing within the City means that any new non-residential use allowed in residential zones will 
significantly impact affordable housing and those who depend on it. 

Goal 10 obligates the City to "encourage the availability of adequate numbers of needed housing 
units at price ranges and rent levels which are commensurate with the financial capabilities of 
Oregon households and allow for flexibility of housing location, type and density." The adoption 
of the amendment in question would serve to further reduce the availability of all types of housing 
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in a housing market (both Milwaukie specifically and the larger Portland-Metropolitan Area 
generally) already under pressure from high demand outpacing the development of new supply 
and where that pressure is only expected to increase. 

Allowing owners to rent out their homes to vacationers encourages the purchase of property for 
that purpose and decreases the number of residences available for residential use while at the 
same time increasing the number of homes that are temporarily vacant because they are 
unrented. Shifting the use of residential property away from residents will raise rents and further 
limit affordable housing options, especially for low to middle income individuals and families. 
Such a shift is not in accordance with the "flexibility" Goal 10 aims to achieve. 

The above evinces the potential for the City's Goal 10 obligations to be negatively impacted by 
the proposed amendment by decreasing the availability of affordable housing. As such, the City 
should not adopt the amendment until a full analysis of the amendment's impacts on housing has 
been completed. See Home Builders Assn. of Lane County v. City of Eugene, 41 Or LUBA 3 70, 
447 (2002) ("Petitioners have made a facially plausible showing that the disputed provisions are 
likely to reduce the supply of buildable lands. Under such circumstances, the city has an 
obligation to demonstrate that despite any such reductions in development potential for 
industrial, commercial and residential lands the city's inventories continue to comply with Goals 
9 and 10. "). 

Moreover, in multiple reports based on 2010 census data and projections, the City has recognized 
the difficulty if faces to provide affordable housing. See, e.g., Infill Housing: Tenancy, Typology 
and Design, Milwaukie Housing Choices, 1; Changing Demographics and Housing Choices: 
National Trends, Milwaukie Housing Choices, 6 (both reports are available at: 
http://www.milwaukieoregon.gov/planning/demographic-trends-and-housing-choices). The City 
has recognized the changing demographics of its community - aging baby boomers have fixed 
incomes and need smaller homes; millennials often have student debt and/or lower income jobs -
who will lose out on housing opportunities lost to the vacation rental market. The City has also 
recognized that an increase in affordable housing is necessary to support the evolving needs of 
the community - boomers moving on a limited budget need affordable options with a preference 
for ownership and millennials, not ready to buy, need affordable rental housing. The amendment 
purposed today lacks a sufficient analysis of its potential impact on the City's Goal 10 
obligations and the availability of the affordable housing for this changing community. The City 
should not adopt the proposed amendments until it has undertaken the housing analyses required 
by Oregon law. 

Conclusion 

In sum, HLA urges the Commission to decline to adopt the proposed amendment. Most 
importantly, the amendment would decrease the properties available for residents resulting in a 
further strain on low and middle income families and individuals looking for affordable housing 
within the City. The City has not sufficiently reported in its findings the potential impacts on its 
Goal 10 housing obligations and as such, should not adopt the amendment. Thank you for your 
consideration of these comments. 
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