
SUBJECT: City of Gresham Plan Amendment
DLCD File Number 006-13

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached.  A Copy of the 
adopted plan amendment is available for review at the DLCD office in Salem and the local government 
office.  

Appeal Procedures*

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL:  Friday, December 13, 2013 

This amendment was submitted to DLCD for review prior to adoption  pursuant to ORS 197.830(2)(b) 
only persons who participated in the local government proceedings leading to adoption of the amendment 
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government.  If 
you have questions, check with the local government to determine the appeal deadline.  Copies of the 
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government.  The notice of intent to appeal must be served and filed in 
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10).  Please call LUBA at 
503-373-1265, if you have questions about appeal procedures.

*NOTE:     The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local 
        government. A decision may have been mailed to you on a different date than it was mailed to 
        DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA  
       Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Ann Pytynia, City of Gresham
Gordon Howard, DLCD Urban Planning Specialist
Jennifer Donnelly, DLCD Regional Representative
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NOTICE OF ADOPTED AMENDMENT

12/02/2013

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist
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Ordinance is signed by the public Official Designated by the jurisdiction 
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For Office Use Only 

Jurisdiction: City of Gresham Local file number: CPA 13-078 

Date of Adoption: 11/19/2013 Date Mailed: 11/22/2013 

Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? ~ Yes D No Date: 7/25/2013 

~ Comprehensive Plan Text Amendment D Comprehensive Plan Map Amendment 

D Land Use Regulation Amendment D Zoning Map Amendment 

D New Land Use Regulation D Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 

Amended Volumes 1 and 2 of the Comprehensive Plan updating Findings, Goals, Policies and Action 
Measures related to Housing; included two minor housing-related amendments to Development Code. 

Does the Adoption differ from proposal? Yes, Please explain below: 

Added an Action Measure related to sustainability. 

Plan Map Changed from: NA 

Zone Map Changed from: NA 

Location: 

Specify Density: Previous: 

Applicable statewide planning goals: 

to: 

to: 

New: 

Acres Involved: 

1 2 3 4 5 6 7 8 9 lO 11 12 13 14 15 16 17 18 19 

~~DDD DDDD ~D DDD DDDDD 
Was an Exception Adopted? D YES ~ NO 

Did DLCD receive a Notice of Proposed Amendment... 

35-days prior to first evidentiary hearing? 

If no, do the statewide planning goals apply? 

If no, did Emergency Circumstances require immediate adoption? 

DLCD file No. __________ _ 

~ Yes 

DYes 
DYes 

D No 

DNo 

DNo 
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Please list all affected State or Federal Agencies, Local Governments or Special Districts: 

Metro 

Local Contact: Ann Pytynia, Principal Planner 

Address: 1333 NW Eastman Parkway 

City: Gresham Zip: 97030-
Ann.Pytynia@GreshamQregon.gov 

Phone: (503) 618-2859 

Fax Number: 

E-mail Address: 

Extension: 

ADOPTION SUBMITTAL REQUIREMENTS 
This Form 2 must be received by DLCD no later than 20 working days after the ordinance has been signed by 

the public official designated by the jurisdiction to sign the approved ordinance(s) 
per ORS 197.615 and OAR Chapter 660, Division 18 

1. This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2. When submitting the adopted amendment, please print a completed copy of Form 2 on light green 
paper if available. 

3. Send this Form 2 and one complete paper copy (documents and maps) of the adopted amendment to the 
address below. 

4. Submittal of this Notice of Adoption must include the final signed ordinance(s), all supporting finding(s), 
exhibit(s) and any other supplementary information (ORS 197.615 ). 

5. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) b'y DLCD 
of the adoption (ORS 197.830 to 197.845 ). 

6. In addition to sending the Form 2 -Notice of Adoption to DLCD, please also remember to notify persons who 
participated in the local hearing and requested notice of the final decision. (ORS 197.615 ). 

7. Submit one complete paper copy via United States Postal Service, Common Carrier or Hand 
Carried to the DLCD Salem Office and stamped with the incoming date stamp. 

8. Please mail the adopted amendment packet to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

9. Need More Copies? Please print forms on 8Yz -112xll green paper only if available. If you have any 
questions or would like assistance, please contact your DLCD regional representative or contact the DLCD 
Salem Office at (503) 373-0050 x238 or e-mail plan.amendments@state.or.us. 

http://www .oregon.gov /LCD /forms.shtm I Updated December 6, 2012 



BEFORE THE CITY- COUNCIL or THE 

CITY or GRESHAM 

IN THE MA TIER OF AMENDMENfS TO 
VOLUMES 1, 2 AND 3 OF THE GRESHAM 
COMMUNITY DEVELOPMENT PLAN 
REGARDING HOUSING POLICY 

) 
) 
) 
) 

Order No. 647 

CPA 13-078 

On October 15, 2013, the City Council held a public hearing to ·take testimony on amendments to 

Volumes I, 2, and 3 of the Gresham Community Development Plan as it relates to the Housing Policy. 

The hearing was conducted under Type IV procedures. Mayor Shane T. Bemis prl?,sidcd at the 

hearing. 

The Council closed th~ public hearing at the October 15, 2013 meeting, and a final decision was 

made at the November 19, 2013 meeting. 

· A pennancnt record of this proceeding is to be kept on file in the Gresham City Hall, along with 

the original of the Order. 

The Council orders that these amendments are approved. and adopts the standards, findings, 

conclusions and recommendations as stated in the attached Planning Commission Recommendation Order 

and staff report. 

Dated: II /! CJ / ~ (.3 
I t 

Erik K varsten 
City Manager 

I -ORDER NO. 647 

ShaneT. Bemis 
Mayor 

Y:\CAO\Council Orders\OR647-J 0117/ 13\PT 



BEFORE THE PLANNING COMMISSION OF THE 

CITY OF GRESHAM 

TYPE IV RECOMMENDATION ORDER CPA 13-078 

A Type IV Legislative Public Hearing was held on September 9, 2013, to consider proposed 

amendments to Volume 1 - Findings, Volume 2 - Policies, and Volume 3 - Development Code, of 

the Gresham Community Development Plan related to Housing Policy. 

The Planning Commission closed the public hearing at the September 9, 2013 meeting, and 

a final recommendation was made on September 9, 2013. 

William Bailey, Chair, presided at the hearing. 

A permanent record of this proceeding is to be kept on file in the Gresham City Hall, 

along with the original of this Type IV Recommendation Order. 

The Planning Commission recommends Adoption of the proposed Community 

Development Plan amendments to the City Council based on the findings , conclusions and 

recommendations of the Staff Report with the following changes: 

No changes 

Date 



To: 

From: 

Hearing Date: 

Report Date: 

File: 

Proposal: 

Exhibits: 

Recommendation: 

Housing Policy 
September 9, 2013 

MEMORANDUM 

Govenvnent Relations 

STAFF REPORT 
TYPE IV HEARING- COMPREHENSIVE PLAN AMENDMENT 

HOUSING POLICY 

Gresham Planning Commission 

Ron Papsdorf, Director, Government Relations 
Ann Pytynia, AICP, Principal Planner, Urban Design & Planning 

September 9, 2013 

August23,2013 

CPA 13-078 

To adopt comprehensive plan amendments to Volumes 1 (Findings), 2 (Policies) and 3 
(Development Code) of the Community Development Plan with: 

1. Text amendments creating new Housing Policy Findings (Volume 1) 
2. Text amendments creating new Goals, Policies and Action Measures for the City's 

Housing policy (Volume 2) 
3. Text amendments updating Goals, Policies and Action Measures for Downtown, 

Gresham Civic Neighborhood and Central Rockwood (Volume 2) 
4. Text amendments to Volume 3 (Development Code) that: 

a. Extend the expiration date of the Innovative Housing Demonstration Project 
b. Include Elderly Housing as a Permitted Use subject to Special Use Review in 

the Townhouse Residential- Springwater (THR-SW) District 

'A' - Proposed Text Amendments 

Staff recommends adoption of the proposed comprehensive plan amendments. 

Page 1 of 10 
Planning Commission Staff Report 
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SECTION I 
EXECUTIVE SUMMARY 

The Housing Policy is part of the 201 3 Council Work Plan. This project is designed to: 

• Promote housing types in locations that will best leverage the City's community development objectives 
• Guide the City's partnerships with housing providers and developers 
• Direct the City's use of federal housing resources 

The Housing Policy amendments update and replace existing housing-related findings in Volume 1 of the 
Comprehensive Plan and replace the Housing Policy goals, policies and action measures in Volume 2. New 
housing-related information, goals, policies and action measures for the Downtown, Gresham Civic Neighborhood 
and Central Rockwood sections of Volume 2 have also been developed. 

Two amendments to Volume 3 (Development Code) are proposed that: 

• Extend the end date of the Innovative Housing Demonstration Project 
• Include Elderly Housing as a Permitted Use subject to Special Use Review in the Townhouse-Residential

Springwater (THR-SW) District 

The findings in Volume 1 include factual information and housing trends information compiled from the US 
Census, the American Community Survey (ACS), the December 2012 City of Gresham Oregon Housing Study 
and various Planning and Housing reports. These Volume 1 findings support the goals, policies and action 
measures developed for Volume 2. The overall Housing Policy (Volume 2, Section 1 0.600) is being completely 
replaced. Separate sections in Volume 2 outlining housing goals, policies and action measures have been added 
to the Downtown, Gresham Civic Neighborhood and Central Rockwood sections of Volume 2. 

The Volume 3 amendments are narrowly focused . The first amendment extends the sunset date for the 
Innovative Housing Demonstration Project from June 3, 2014 to June 3, 2019. The second amendment corrects a 
mistake in the Development Code. Elderly Housing was inadvertently noted as Not Permitted in the Townhouse 
Residential- Springwater (THR-SW) District during the Classifying Uses Project that was enacted by City Council 
on May 2, 2013. Elderly Housing should be listed as a Permitted Use subject to a Special Use Review (SUR). 

The project included the following public meetings and public outreach events: 
• City Council: 4/12/11 , 11/13/12, 5/14/12 and 7/9/12 
• Planning Commission: 4/9/12, 1/14/13,4/8/13 and 7/22/13 
• Community Development Housing Subcommittee: 4/19/12,1/17/13, 4/18/13 and 8/15/13 
• Stakeholder Group: 3/8/12, 4/11 /13, 8/20/13 
• Community Forum: 4/17/13 
• Open House: 8/13/13 
• Neighborhood Coalition: 4/10/12 and 5/14/13 
• East Gresham Neighborhood Fair: 5/22/13 

Proposed Comprehensive Plan Amendments Overview 

Text changes to the Community Development Plan are proposed. The format of the attached Exhibit 'A' is a 
stf.ikeoot/underline version with comments inserted into the document to help explain the rationale for each 
proposed change. The overview provided below summarizes the changes. 

Housing Policy 
September 9, 2013 Page 2 of 10 

Planning Commission Staff Report 
CPA 13-078 



Volume 1 - Findings 
Text amendments completely replace the existing version of Section 4.800 Housing Policy. The information 
provided includes comparative demographic data for Gresham and other cities in the Metro area, Multnomah 
County and Oregon. Information specific to Gresham includes data on housing types, tenure, sale prices, rental 
costs, housing growth and a comparison of supply and demand. Volume 1 also describes expected trends in 
housing needs relating to varying age cohorts , lifestyle changes that affect housing choices and expectations 
relating to in-migration. A housing needs projection is provided along with suggestions for tools that can help to 
incent needed and desired housing. 

Volume 2 - Policies 
Section 10.600 Housing is being completely replaced based upon the findings in Volume 1. The Downtown, 
Gresham Civic Neighborhood and Central Rockwood Sections are being amended to have new housing specific 
summary findings, goals, policies and action measures. The existing housing-related action measures in the 
Downtown and Central Rockwood are being moved into the new housing specific sections for those Volume 2 
sections. Affected sections are: 

• 10.600 Housing 
• 10.314 Downtown Plan District 
• 10.318 Gresham Civic Neighborhood 
• 10.319 Central Rockwood Area 

Goals: There are eight new goals that: 
• Promote a full range of housing choices 
• Encourage housing investments that contribute to economic development 
• Promote livable neighborhoods 
• Encourage maintenance and rehabilitation 

' • Promote the use of appropriate tools to achieve the development of desired housing 
• Promote medium to high density housing in Downtown 
• Encourage transit-oriented medium to high density housing in the Gresham Civic Neighborhood 
• Prioritize high quality housing and rehabilitation of existing housing in Central Rockwood 

Policies: There are 38 new policies that: 
• Support the development of new and varied housing types for all life stages 
• Ensure the development of quality housing 
• Encourage mixed-use and live/work dwellings 
• Promote a mixture of housing types and housing that complements neighborhood character 
• Promote executive housing development 
• Support the viability of neighborhoods through public investments 
• Support rehabilitation and maintenance 
• Promote the development of public-private housing partnerships 
• Encourage the investigation of options for the financial, technical and procedural support of quality 

housing development 
• Ensure a full range of housing opportunities in the Downtown and Civic Neighborhood, with a particular 

focus on home ownership and higher end housing 
• Promote home ownership, quality housing and re-development in Central Rockwood 

Action Measures: There are 46 new action measures that propose to: 
• Extend the end date for the Innovative Housing Demonstration Project 
• Recommend the review of alternative housing types like live/work units, accessory dwellings and multi

generational housing 
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• Promote the development of outreach materials outlining the housing needs of the Gresham populace 
• Evaluate housing partnership opportunities (including the use of city land for housing) 
• Revisit the Planned Development regulations to determine if this tool could be expanded to more land use 

districts 
• Coordinate infrastructure projects so that walkability is promoted 
• Initiate an Opportunity Mapping program 
• Maintain a log of any issues arising from the implementation of the Multi-Family Design Standards 
• Explore the expanded use of sustainable development practices 
• Provide training on the benefits of lower cost housing improvement projects 
• Develop a Neighborhood Pride Program 
• Monitor the activity of the Rental Housing Inspection Program 
• Evaluate the possibility of pre-approving certain housing types 
• Provide training to housing professionals on the Multi-Family Design Standards 
• Review all potential financial incentives and programs both city-wide and in the Downtown, Civic 

Neighborhood and Central Rockwood 
• Develop a process for potential CDBG/HOME applicants to meet with staff to discuss City housing goals 

and priorities 
• Develop residential design standards specifically for the Gresham Civic Neighborhood 
• Promote owner-occupied and moderately priced housing in Central Rockwood 
• Implement programs that encourage rehabilitation and maintenance 

Volume 3 - Development Code 

Text amendments will: 

• Permit Elderly Housing by Special Use Review in the Townhouse Residential- Springwater District (THR
SW). During the Classifying Uses Project that was enacted on 5/2/13, a decision was made to prohibit 
Elderly Housing from low density residential areas. The THR-SW, however, allows for 10.0-17.4 units 
per acre. Elderly Housing was mistakenly noted as Not Permitted in the THR-SW. Also, during the 
Springwater Planning efforts, there was a decision made to allow Elderly Housing in THR-SW. These 
amendments correct this mistake. 

• Extend the expiration of the Innovative Housing Demonstration Project for five years. The Innovative 
Housing Demonstration Project was enacted to allow for creative housing types. It is slated to sunset on 
June 3, 2014. Due the recent economic recession, no projects have been proposed under this program. 

Staff Report Organization 

• Sections II and Ill identify those current Community Development Plan procedures and policies that 
apply to the proposal. 

• Section IV identifies the applicable Metro Urban Growth Management Functional Plan (UGMFP) 
titles that apply to the proposal . 

• Section V identifies the applicable Oregon Statewide Goals that apply to the proposal. 
• Section VI contains specific findings of fact that detail how the proposal is consistent with Sections II 

through V: 
o Subsection A is findings of fact for the Community Development Plan procedures. 
o Subsection B is findings of fact for the Community Development Plan policies. 
o Subsection C is findings of fact for the UGMFP titles . 
o Subsection D is findings of fact for the Statewide Planning Goals. 

• Sections VI I and VIII summarize staff conclusions and recommendations. 
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• Exhibit 'A' includes proposed amendments to Volume 1 (Findings), Volume 2 (Policies) and Volume 3 
(Development Code). Commentary is provided with the Volume 2 and 3 amendments. This 
commentary provides additional findings for the proposed amendments. 

Section 11.0201 
Section 11 .0203 
Section 11 .0204 
Section 11.0600 
Section 11.1 000 

Section 10.014 
Section 10.100 

SECTION II 
APPLICABLE COMMUNITY DEVELOPMENT CODE PROCEDURES 

Initiation of an Application 
Classification of Applications by Procedure 
Review Authorities 
Type IV Legislative Procedures 
Public Hearings 

SECTION ttt 
APPLICABLE COMMUNITY DEVELOPMENT PLAN GOALS & POLICIES 

Land Use Policies and Regulations 
Citizen Involvement 

SECTION IV 
APPLICABLE METRO URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN TITLES 

Title 8 Compliance Procedures 

SECTION V 
APPLICABLE OREGON STATEWIDE PLANNING GOALS 

Goal1 
Goal2 
Goal10 

Citizen Involvement 
Land Use Planning 
Housing 

SECTION VI 
FINDINGS OF FACT 

The proposed Community Development Plan amendments attached as Exhibit 'A' are consistent with all 
applicable procedures, goals and policies of the Community Development Plan, applicable titles of the Metro 
Urban Growth Management Functional Plan, and applicable Statewide Planning Goals as indicated in the following 
findings. Attachment "A" provides "commentary" which supplements the findings. 

A. Community Development Code Procedures 

1. Section 11.0201 - Initiation. This section provides that only the City Council may initiate a Type IV legislative 
application to amend the text of the Map or Code of the Gresham Community Development Plan. This project 
was initiated by the City Council when it adopted the 2013 Council Work Plan which included the Housing Policy 
project. 

2. Sections 11.0203 and 11.0204 - Classification of Applications and Review Authorities. These sections 
provide that Type IV procedures are legislative and typically involve the adoption, implementation or amendment of 
policy by ordinance and that it generally applies to a relatively large geographic area containing many property 
owners. They also provide that the Planning Commission provide a recommendation on the amendments and the 
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City Council be the decision-making authority. This project meets those conditions, is being processed under the 
Type IV procedures and will be heard by the City Council. 

3. Section 11.0600- Type IV Legislative Procedures. For a Type IV Comprehensive Plan Amendment this 
section requires a submittal to the Department of Land Conservation and Development at least 45 days prior to 
the Planning Commission hearing. This submittal was made on July 25, 2013, which is at least 45 days prior to the 
Planning Commission hearing date of September 9, 2013. This section also requires that hearings be scheduled, 
a notice published in a newspaper of general circulation in the City and a copy of the decision be mailed to those 
required to receive such notice. Required notice of public hearing for these proposed text amendments has been 
published in the Gresham Outlook as required by this section. 

This section also requires that the Planning Commission shall hold a public hearing and make a recommendation 
to the Council for an amendment to the Community Development Code and the Community Development Plan. 
The Council shall hold another public hearing and make a final decision. Interested persons may present 
evidence and testimony relevant to the proposal. The Planning Commission will make a recommendation and the 
Council will make a decision that will be based on findings of fact contained in this report and in the hearings 
record, and a decision will be sent to those who participated in the hearings. A decision shall be made 
accompanied by findings and an order. 

4. Section 11.1000- Public Hearings. This section provides for a hearing process consistent with Section 
11 .1000. Both the Planning Commission and the City Council , at public hearings in conformance with provisions of 
this section, will consider this proposal. 

B. Community Development Plan Goals and Policies (Volume II) 

This section identifies the applicable Community Development Plan goals and policies. The text (italicized) of the 
policy is followed by corresponding findings and conclusions. 

Section 10.014 Land Use Policies and Regulations 

Goal: Maintain an up-to-date Comprehensive Plan and implementing regulations as the legislative foundation of 
Gresham's land use program. 

Policy 1: The City's land use program will be consistent with state and regional requirements but also shall serve 
the best interests of Gresham. 

Policy 2: The City's land use regulations, actions and related plans shall be consistent with and implement the 
Comprehensive Plan. 

Policy 13: The City may allow single family residential subdivisions and multi-structural commercial, institutional, 
industrial and multi-family projects to be submitted as planned developments to promote innovative design, protect 
natural resources and open space areas and to provide flexibility necessary for developers to adapt projects to 
site conditions. 

Policy 20: The City shall periodically review and update the Comprehensive Plan text and the Community 
Development Plan Map(s) to ensure they remain current and responsive to community needs; provide reliable 
information and dependable, factually based policy direction, and conform to applicable state law, administrative 
rules and regional requirements. 

Policy 21: Council may, upon finding it is in the overall public interest, initiate legislative processes to change the 
Comprehensive Plan text and Community Development Plan Map(s) and Development Code. 
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Policy 23: Gresham shall coordinate the development, adoption and amendment of its land use related goals, 
policies and implementing measures with other affected jurisdictions, agencies and special districts. 

Findings 
The proposed amendments are part of the Housing Policy project which is on the 2013 Council Work Plan and 
include new background, goals, policies and action measures. This project examined how the City was to 
address: 

• Needed housing 
• Public-private partnerships 
• Ensuring that the right type of housing is sited in the right location 
• Housing incentives 
• The rehabilitation of existing housing 
• Coordination with Economic Development efforts 

The proposed amendments introduce new housing related background and goals, policies, and action measures 
that outline Gresham's current and future housing needs and its options for involvement in housing development. 
These amendments also extend the deadline for the Innovative Housing Demonstration Project, allowing 
developers the option of creating housing projects that include cottages, cluster home development and narrow lot 
housing. Lastly, these amendments clarify that Elderly Housing projects are permitted through the Special Use 
Review process in the THR-SW District. 

Gresham's Plan has been found to be in compliance with state and regional requirements. The proposed 
amendments have been found to be in compliance with Gresham's Community Development Plan, state and 
regional requirements as described in this staff report. 

As required by State and Metro regulations a draft of the proposed amendments were sent to Oregon 
Development and Land Conservation Department (DLCD) and to Metro at least 45 days prior to the scheduled 
September 9, 2013 Planning Commission hearing. Neither agency has contacted the City regarding this notice. 

Conclusion 
Policies 1 and 2 are addressed because the proposed text amendments provide an update to the City of 
Gresham's Community Development Plan Volumes 1 and 2. The updates include new housing related data that 
formed the basis for new goals, policies and action measures. The Development Code amendments allow for the 
continuation of the Innovative Housing Demonstration Project for an additional five years. They also correct an 
inadvertent mistake by now listing Elderly Housing as a permitted use subject to Special Use Review in the THR
SW District. These changes are consistent with state and regional requirements as outlined below. 

Policy 13 is addressed because new goals, policies and action measures focusing on sustainability, alternative 
housing choices and the possible of expansion of land use districts in which Planned Developments are permitted 
have been developed as part of these amendments. 

Policy 20 is addressed because this project updated the factual information in Volume 1, providing the basis for 
the revision to the housing-related goals, policies and action measures in Volume 2. New demographic 
information and trends analyses formed the foundation for the development of the Volume 2 revisions. The public 
and elected officials reviewed and were able to comment upon the preferred approach and draft amendments. 

Policy 21 is addressed because the City Council initiated these amendments through the inclusion of this project 
on the 2013 Council Work Plan. 
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Policy 23 is addressed through the notice of the proposed amendment to DLCD and Metro. 

The proposal is consistent with the applicable general goals, policies and action measures listed in this section. 

Section 10.100 - Citizen Involvement 

Goal: The City shall provide opportunities for citizens to participate in all phases of the planning process by 
coordinating citizen involvement functions; effectively communicating information; and facilitating opportunities for 
input. 

Policy 1: The City shall ensure the opportunity for citizen participation and input when preparing and revising 
policies, plans and implementing regulations. 

Policy 5: The City shall keep citizens informed of issues confronting the City. 

Policy 6: The City shall ensure that technical information necessary to make policy decisions is readily available. 

Policy 7: The City shall facilitate involvement of citizens in the planning process, including data collection, plan 
preparation, adoption, implementation, evaluation and revision. 

Policy 10: The City shall ensure the opportunity for the public to be involved in all phases of planning projects and 
issues. 

Findings 
The public involvement goals and policies establish the City's intent that its citizens have meaningful opportunities 
throughout a planning project to be informed and to affect proposals . Public participation opportunities were 
provided throughout this project: 

• City Council : 4/12/11 , 11/13/12, 5/14/12 and 7/9/12 
• Planning Commission: 4/9/12, 1/14/13, 4/8/13 and 7/22/13 
• Community Development Housing Subcommittee: 4/19/12,1/17/13, 4/18/13 and 8/15/13 
• Stakeholder Group: 3/8/12, 4/11/13, 8/20/13 
• Community Forum: 4/17/13 
• Open House: 8/13/13 
• Neighborhood Coalition: 4/1 0/12 and 5/14/13 
• East Gresham Neighborhood Fair: 5/22/13 
• City staff prepared a project flyer, posted project materials to the City's website, used Facebook to 

advertise the Open House and included an article on the Housing Policy work in the Spring 201 3 issue of 
the Gresham newsletter. 

Conclusion 
The Citizen Involvement Goal (10.100) and related policies were address through public outreach efforts. This 
included community forums, email notices, open house events, website postings and presentations at the 
Planning Commission, other city committees, and the City Council. 

The proposal is consistent with the applicable citizen involvement goals and policies listed in this section. 
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C. Metro Urban Growth Management Functional Plan 

Title 8 Compliance Procedures 

Findings 
Section 3.07.820 of this title requires that at least 45 days prior to the first evidentiary hearing on an amendment to 
a comprehensive plan or land use regulation that the City submit the proposed amendments to Metro. Metro may 
review the amendments and can request that the City provide an analysis of compliance with the Functional Plan. 

The City submitted the proposed amendments to Metro on July 25, 2013, which was at least 45 days prior to the 
first evidentiary hearing of September 9, 2013. Metro has not contacted the City regarding this notice. 

Conclusion 
The City has submitted the proposed amendments to Metro at least 45 day prior to the first evidentiary 
hearing. The proposal is consistent with Title 8. 

D. Oregon Statewide Planning Goals 

Findings 
Statewide Planning Goal 1 requires that cities "provide the opportunity for citizens to be involved in all phases of 
the planning process." 

Statewide Planning Goal 2 requires cities to "establish a land use planning process and policy fram ework as a 
basis for all decision and actions related to use of land and to assure an adequate factual base for such decisions 
and actions. This shall result in land use plans and implementation measures that are consistent with the land use 
plans." 

Statewide Planning Goal 10 requires cities "to provide for the housing needs of the citizens and the state." 

A thorough public input process was conducted in the creation of the proposed amendments, which allowed the 
public to be involved at each stage of the development of these amendments. 

The City has a state-acknowledged Comprehensive Plan. Section VI of this report describes findings and 
conclusions that the proposed Comprehensive Plan Amendments are consistent with applicable procedures and 
applicable goals and policies of the City's Comprehensive Plan. 

The Volume 1 findings determined the current and projected housing needs of Gresham's citizens and formed the 
foundation for the development of the housing-related goals, policies and action measures. 

Conclusion 
The proposed amendments comply with Statewide Planning Goals 1 and 2. 

SECTION VII 
CONCLUSION 

The proposed comprehensive plan amendments attached as Exhibit 'A' is consistent with applicable criteria and 
policies of the Community Development Plan, the applicable development code of the Community Development 
Plan; Applicable Metro UGMFP titles and the applicable Oregon Statewide Planning Goals; as indicated by 
findings contained or referenced in Section VI of this report. 
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SECTION VIII 
RECOMMENDATION 

Staff recommends adoption of the proposed comprehensive plan amendments as contained in the attached 
Exhibit 'A'. 

Housing Policy 
September 9, 2013 

End of Staff Report 

Page 10 of 10 
Planning Commission Staff Report 

CPA 13-078 



Proposed new language is do.uble-underline_Q; 
Proposed deleted language is st:Fiekefl. 

ORDINANCE NO. 1735 

CB 11-13 

AMENDMENTS TO VOLUMES 1, 2 AND 3 OF TilE GRESHAM COMMUNITY 
DEVELOPMENT PLAN REGARDING HOUSING POLICY 

THE CITY OF GRESHAM DOES ORDAIN AS FOLLOWS: 

Section 1. Volume 1, Findings, Section 4.800 is repealed and replaced with tbe following: 

Section 4.800 

I. INTRODUCTION 

Oregon's Statewide Goal10: Housing is: 

To Provide for the hotJSing needs of the ciUzens of the Sffim.. 

Goal 10 states that local government Comprehensive Plans shall encourage the availabilitv of adequate numbers of 
needed housing units at Price ranges and rent levels which are commensurate with the financial caPabiliUes of 
Oregon households and allow for flexibilitv of housing location. tvpe and densitv. 

City Council has rec..Qqnized the importance of housing for its residents and included the Housing Policy as part of its 
a@pted Council Work Plan starting in 2011 continuing to 2013. Addressing housing issues is fundamental to the 
success of any city. its overall vitality. and how its citizens view the overall character of a citv. In fact. the Angelo 
Planning Group in Portland, Oregon, as part of its study of housing and neighborhoods in Beaverton Oregon noted 
that 

Housing is. without question. the most fundamental comoonent of any community A thorough understandinq_of 
housing needs and conditions and the dynamic forces which affect a neighborhood's future is therefore essential in 
attempting to advance the health and vitality of a community1. 

Gresham's Housing Policy is designed to provide a framework for decision making that will promote the development 
ofadeguate numbers and types of housing that will be needed by Gresham's current and future residents. Before 
the City can adequately plan for needed housing. demographic information and trends must be reviewed to 
determine the current character of the City's population. It is the City's goal to craft a Housing Policy for the Citv as a 
whole as well as its key centers: Downtown. Civic Neighborhood and Rockwood. 

Demographic information, trends analyses and otheul.ata will be used to: 

• Define the City's role in housing (including partnershiP opportunities) 
• Guide the City's investments of Community Development Block Grant ICDBGl/HOME entitlements 
• Promote the right housing in the right location 

! Ang~lanning_Group, "City of Beaverton Fiwtl Ho~using and__J'.Wghborhood Stability Analysis" Novembe~ 
2Jll.O.. 
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• Promote housing as an economic development tool and a means to achieve overall community objectives 
• Provide information on Gresham Redevelopment Commission objectives 

II. DEMOGRAPHIC OVERVIEW 

A. Introduction 

A community's need for housing is determined by the characteristics of its population and population growth 
projections 

Demogr.aRhicJ.pJJLanation was obtained from the 1990. 2000 and 2010 Census. the American Community Survey 
lACS) and the City of Gresham Housing Study2• As a point of reference. in 2010 approximately 145 million 
addresses were surveyed by the US. Census. By comoarison. 3.5 million addresses received the American 
Community Survey with estimates being compiled on a one year. three year and five year basis The marain for error 
with American Community Survey is higher than that of the U.S. Census and can cause ACS data to be much less 
accurate than that found in the Census. 

B. Demographics 

Gresham's position in the metropolitan area and within the State is very unique. Gresham is a full service city and. 
as such is a very attractive place to live for those families couples and single person households that wish to live in 
the Portland metropolitan area,JlutdQJlQLWish to live in a city of Portland's size. Gresham's proximitv to the natural 
areas of Mt Hood, the Sandy River and the Columbia Gorae also serves as a strong draw for people who wish to live 
in a city and enjoy-urban services. yet have ready access to outdoor recreational areas. 

Gresham also is a city committed to social and economic development and orovides. through its land use 
regulations. options for a variety of housing types from laraer lot single family homes to multiple family and mixed use 
developments that can be characterized by rental or ownership properties !such as condominiums). 

Gresham is the fourth most populous citv in Oregon. and the second most oopulous in the Portland metropolitan 
area As of July 1 2012. Portland State University's Population Research Center estimated Gresham's population to 
be 105,970. 

C. Historic Population Trends 

A review of the changes in Gresham's population as compared to other jurisdictions in the Portland metropolitan 
area Multnomah County and the State provides insight into the character of population growth in the city. 

Gresham's population growth was significant over the last thirtv__years, but increases have varied from a large 
increase between 1990 and 2000 to a more moderate growth between 2000 and 2010. During the 1970's and 
1980's the City experienced significant annexation activity. Aside from the annexation of 521 acres of rural lands in 
Pleasant Valley in 2006 that trend has not continued. The only expected significant annexations would be in the 
Springwater. Pleasant Valley and Kelle_y Creek Headwaters areas as those currently unincorporated areas become 
more primed for development. 

Table 1 Comparative Population Growth. illustrates the changes in Gresham's population over a 20 year period and 
serves as a point of comparison with other Portland Metropolitan area cities. Multnomah County and the State of 
Oregon. 
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Between 1990 and 2000 Gresham's population increased by approximately 32%, while the increase between 2000 
and 2010 was a more moderate 17%. The total oopulation increase for Gresham over this 20 year period (1990 to 
201 0) was over 37.000 residents and represents a 54.5% overall increase in population for that time oeriod. 
Gresham. Beaverton Hillsboro and Portland all saw lamer population increases from 1990 to 2000 as compared to 
the period between 2000 and 2010 

TABLE 1 COMPARATIVE POPULATION GROWTH I 

199.Q 2000 % cbao~ 2010 ~~hao~ ~ 
.1990-2000 2.0.QQ:1_QlQ . change_ 

~ 
2QlQ 

Gresbam ~ ~ .32..1.% lQS,S943 17.0% 5A.S% 

Hillsboro 37.598 70,186 ~ ~ .30..5.% 143.6~ 

Bea~ertQo ~ Z!4JJ:l .4.8..2% 89,803 13.3% ~ 

Portland 437,319 529 ,12 ~ ~ 583,716 lQ.32~ ~ 

M!.!ltoomab 583.881 660.486 13,1% 135.334 11.3% 25.9% 

~ 

Qre~on 2,842,321 3,421,399 ~ 3,831.014 ll.9% .3.4....8% 

Source: U.S. Census 

Figure 1 represents a graphic comparison of this information for the twentv year period of 1990 - 2010, Gresham has 
outpaced Portland. the County and the State. but Hillsboro and Beaverton have experienced a higher overall. 
percentage of growtb during this time period, 

FIGURE 1. COMPARATIVE POPULATION GROWTH 1990 • 2010 

160.00% -r-·-------··---------
140.00% +----
120.00% +---
100.000~ -l-··---
80.00% +---
60.00% +---
40.00% 
20.00% 
0.00% 

D. Race and Ethnicitv 

• 1990-2010 

Information on race and ethnicity from 1990 and 2000 come from the U.S. Census: 2010 data was obtained from the 
American Community Survey. These sources provide the following definitions: 

3 According_to.Eortland State_ U_niyersitv's Population R~ (&nll:r Gresb.run.:.s...®!llilation on July I. 20 12 was 
1Q5 970 a slightinc.rense from the 2010 census figure 
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Race - White BJildi. Asian. Amedcaa Indian or Alaska Native. Native Hawaiian. other Pac~_ls/.ander some other 
race or persons of two or more raru 
Ethnicitv - This categorv distinguishes between Hispanic or Latino or not Hispanic or LaliaQ 

Tracking ethnic and racial trends is important to the development of housing policies because immigrants and certain 
ethnic copulations tend to have laraer families and need laraer dwelling types because of those characteristics 

JW_fullo.winq charts show tbe_racial and ethnic breakdown of Gresham and other jurisdictionsJ.Qr_19.901=2.0_QQ_aod 
20.1Q~Cbanges over this twent'LVear period illustrate the relatively rapid changes occurring in the State and Portland 
lllilliopolitan area. 

1990 Racial/Ethnic Composition 
In 1990 Gresham. like much of Oregon had a largely white populace as illustrated in Table 2...___Ihej]j_s_panic/LalinQ 
population mirrored that of the state and other jurisdictions (with the exception of Hillsboro which had a higoo 
pooulation of Hisoanics/Latinos at 11 .2%1. Similarly. Gresham's relatively small Asian oopulace was similar to that of 
most of the Portland metropolitan area and the state. once again with the exception of one jurisdiction. Beaverton . 

. 99% .48% 7.6% 6.0% 

8merican .95% ,54% .55.% 1.2% 1.2% 1.3% 

J.nd iaoLAJ_as_ka 
Native 

8sian and 2.7% 7.6% 22% 5.3% 4.7% 2.4% 
.e_acjfic Islander 

Two or 1.5% 1.5% ,8.. 2~ 1.2% 1.2% _1.8% 

more/other 

His J2_ank_ru 3.3% 3.3% 11.2% 3.2% 3,2% 3.9% 

~ 
Wbite ~ersons 92.0% 87.6% 85.6% 82.9% _8_5.2% !tO.?% 

no..tHlsl2a!lic 
.SQtw:;e: US Census 

Racial/Ethnic Trends 1990- 2000 
B.etween1990 and 2000 Gresham became an increasingly diverse city In 1990. 93.8% Qf G..r.e.sbam)__oopulation 
characterized itself as White. with that percentage changing tQ 82 7% in 2000. This shift towards diversity was seen 
illallcltiesj!Lth.e study area. the county and the _state itself. 

When comparing Gresham to other jurisdictions. Table 3 shows that both Gresham and Hillsboro saw Iaroe 
increases in the Hispanic/Latino population during this 10 year period There was a small increase in the_Biack 
population in Gresham Beaverton and Hillsboro. and a small decrease in that same populace in Portland and 
Multnomah County. This could be because of a small shift of that population to areas outside of Portland. Citizens 
klentifving themselves as Asian or Pacific Islanders also increased in number and oercentage across the jurisdictiQns 
reviewed. 
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TABLE 3 2000 RACIAL/ETHNIC CHARACTERISTICS . 
Gresbam Bea~er.tQo l::!illsbo[Q eortlaod MultoQmab Qregoo 

~ 
White 82.7% 78.3% 77.5% 77,9% 79.2% 86.6% 

Black 1.9% 1.7% 1.2% 6,6% 5.7% 1.6% 

A!n.eLi_ca n ...9.% .1% .8% l.1% 1.0% 1.3% 

.l.o.d..ianLA I as ka 
Nati~e 

~siao am! .3.6% 10.1% 6,8% 6.7% 6.2% 3,2% 
eacific 
.l.slan.d e r 

TWQ Q[ ffiQ[e 10.9% 9,2% JA.1% Z.7% 8.9% 7.3% 

races~otber 

tlis1;1aoic or 11.9% 3.7% ~ 6,8% 75% 8,0% 
Latino 

White 1;1ersons 78.9% 73,6% ~ 75,5% 7_6.5% 83.5% 

.rull..H.i.s.~a n ic 

Source: US Census 

Racial/Ethnic Trends 2000 • 2010 
Table 4 illustrates changes to ethnic and racial orofiles that started in the ten year period from 1990 to 2000 
continued between 2000 and 2010, Gresham residents characterizing themselves as White declined again. this time 
from 82,7% to 76% This same shift was seen in the metropolitan area. but less of a change was noted in the overall 
state.. 

During this same time. Gresham's Hispanic/Latina p..QPulation grew from 11 .9% to 18.9%. Other shifts were seen in 
the Portland Metropolitan area. In Beaverton, the increase in the Latino population was 3.7% to 16.3%: in Hillsboro 
18 9% to 22.6%: and in Portland. 6.8% to 9.4% Statewide the Hispanic/Latino population went from 8.0% to 12%. 

Other demographic changes included a general rise in the percentage of persons identitving themselves as Asian. 
with increases being seen in all jurisdictions. The percentage of oersons identifQ themselves as Asian in Gresham 
is roughly 5%. while the percentage in other areas of the metropolitan area is a bit laraer. 
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TABLE 4 2010 RACIAUETHNIC CHARACTERISTICS 0 

Gresbam Bea'lertQO t!i llsbQro P o_.dl<Uld MultoQma b Ore~ 

~ 
White 76.0% ~ 233.% :&2% &5.% 83 ,6% 

Black 3,5% 2,6% LQ% 6,3% 5,6% 1.8% 

8merican 1.3% _._6_% _L._O_% 1.0% 1.1% 1..4.% 
lodianLAiaska 
.I'Lcrtiv...e 
Asian aod 5.0% 1_0_,5% 9.0% 7.6% 7.0% 4.0% 

Pacific 
lslander 

Two Qr ffiQ[!:: 13.3% 12.7% .H .7% 8.,9,% 10.7% 9.1% 

racesLQtber 

Hisnaoic Q[ 18.9% 16.3% 22.6% 9.4% 11.1% 12% 
Latino 

Wb ite 12ersons 68.7% 66,3% 62.7% 72.2% 72.1% 78.1% 

oot t! is(;laoic 

Source: US Census 

Racial/Ethnic Trends in Gresham 

The followinn_qrapbs (f igures 2 and 3\ show a breakdown of racial and ethnic trends specific to Gresham Although 
Gresham's population is primarily made up of those persons characterizing themselves as White. the trends towards 
diversity is illustrated by the uptick seen in those who chal:Qkterize themselves as identifying with a race or races 
other than Wbite. 

FIGURE 2. RACIAL TRENDS IN GRESHAM 1990 • 2010 
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60.0% 
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figure 3 specifically shows the changes in the Hispanic/Latina oopulace when compared to the percentage of White 
persons not identifving as Hispanic/Latina in Gresham. 

FIGURE 3. ETHNIC TRENDS IN G..RE.SHAM 1990 • 2010 
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Mapping Gresham's Hispanic and Asian Populations 

----

-----

2010 

The housing needs of those persons characterizing themselves as Hispanic and Asian can be somewhat different 
than the rest of Gresham's population as these two populations tend to have lamer families. Also. as noted in the 
next section of this report. Immigration. recent immigrants also often have larger families or multi-generational 
families. 

Please note that the following maos (figures 4 and 5) do not identically graphically depict these populations4 

The oopulation of persons identitving themselves as Hispanic or Latino is not consistently spread over the City. 
Figure 4 depicts the 2010 density of the City's Hispanic population. with one dot representing 5 people. The largest 
concentration of those identifying themselves as Hisnanic is in the Rockwood Neighborhood with a somewhat dense 
population also located within the Central City. There is a smaller Hispanic population in Southwest Gresham Butte 
and Gresham Pleasant Valley. 

:_QJW..,dQt..r_epresents 5 J:LC.Qpkjn_Eig_ur.cA;,..q~oj_rJ)Q r:cscnts_on_e erson in.Figure 5. 
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FIGURE 4. HISPANIC POPULATION BY NEIGHBORHOOD 2M.Q 
!One dot represents five oeop.l.e,) 

Source· US CellliiS 

Although not as dramatic as the concentration of persons identjfyjng themselves as Hispanic/Latina. Gresham's 
Asian. population also tends to concentrate in certain parts of the City. with a higher percentage found within the 
Wilkes East and Southwest neiqhborhood~s. Figure 5 illustrates the concentration of the Asian population over the 
~ 
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E. Immigration 

FIGURE 5. ASIAN POPULATION BY NEIGHBORHOOD 20.1!! 
tOne dot represents one person) 
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Gresham's percentage of foreign born persons increased from 13% in 2000 to 17% in 2010 while the percentage in 
the PortlandNancouver Metropolitan Statistical Area is 12.5% using 2010 figures5. The character of the immigrant 
population is pertinent to housing choices becaus..e the average immigrant household is characterized by laraer family 
size (3.8 persons per household vs. 2.7 persons per household city wide). and it has a lower median household 
income ($38.000 vs. $47.000 city wideL 
Recent immigrants tend to be renters. with 53% renting while an average of 47% of all Gresham residents being 
renters Although Table 5 illustrates the breakdown of Gresham's foreign born population in 2000 and 2010. the fact 

5 AIUmmjgrntion data is taken fi·om the U S Census and the...Ame.rkruLCommlulit'x Suryey.2006-20 I 0. Margins...of 
error.ateJarge...at 7 7% for est~_oifoteign_bonLpersons. 12% and 16% for Latin American..and Asian 
pgpulations. 
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that 2000 data is taken from the US Census and 2010 Qata.i.sia.ken from the American Community Survey redu.c_es. 
the ability to compare the information across this time period 

TABLE 5 GROWTH IN GRESHAM's FOREIGN·BORN POPULATION I 

2000 2010 Growth 

Number Share Number Share Number Growth 

Foreign-born population 11,828 16,856 5,028 43% 

Europe 2,061 17% 2,746 16% 685 33% 

Asia 2,240 19% 3,267 19% 1,027 46% 

Africa 177 1% 176 1% -1 -1% 

Oceania 154 1% 206 1% 52 34% 

Latin America 6,688 57% 10,044 60% 3,356 50% 

Northern America 508 4% 417 2% -91 -18% 

• Lahn Amenca 1ncludes Mex1co Caubbean Central and Soulh Ameuca North.ern.Ameuca 1ncludes Canada and Greenland 
SQURC.E~_US Census Johnson Reid Ll C. 

F. Age Characteristics 

Over the last 20 years, Gresham h~a shift in its population when reviewing the trends of both its youngest and. 
llli:l.e_slp_Qpulation groups. The following tables illustrate how the age of Gresham's population has changed from 
1990 through 2010. This information also serves as a means of comparing Gresham's trends with thos~J o1be.r 
jurisdictions. 

The age distribution of a population is important when examining housing trends because different agegroups have 
different housing needs and wants. Over the course of time housing needs also change as people mature start 
families. become empty nesters and eventually retire from the workforce. Economic health and other lifestyle 
considerations also often determine the type and location of housing needed by various aaaqroups. 

In 1990. Gresham had a oooulation whose average age generally mirrored the characJeiistics of other Portland are.a 
first tier sub_urban communities. The population of Portland, the county and the state was slightly older. Gresham's 
percentage of persons under 18 was higher than everv jurisdiction reviewed aside from Hillsboro and its population of 
persons over the age of 651ower when compared with Portland, Multnomah County and Oregon. 

TABLE 6 1990 AGE CHARACTERISTICS 

Gresham Bea:llertoo l:lillsboro ~or:tland Multoomab oreggn 
U!..uo..ty 

Medi2n .32....3 .ll..8 30.5 .3.4...5 34.2 34..6 
8ge. 

Uod.er 27.4% 2.5..Q% n.o~ 21.9% 23 .1% 25.5% 
18 

£5...and JO.O% .9_.J.% 8.7% _14.6% ~3.6_% 13.8% 

o.Ld.er 
Source: US Census 

lnJh.e..year 2000. we s.e.~ry little shift in the percentages Gresham continued to be a younger city than that of 
Portland the county and the state The percentage of the youngest oopulation group remained static There was no 
.real...cbange in the percentage of oersons over the age of 65. 

10 - ORDTNANCE NO. 1735 Y:\CAO\Council Bills\CB 11-13- 10/17/13\PT 



TABLE 7 2000 AGE CHARACTERISTICS ' 
G[~sbarn Bf!l)Lf[!OD Hillsboro eortlaod Multnornab Qreggg 

~ 
Median 34_.5 ru m ~ ~ 36.3 
8gg 

Uode[ 18 ~ 2.5.0% 2.8.3% ll.l% ~ 2A.Z.2f! 
65 and 9,8% 9_.0.% .6.3% :LL6.% 11._1.% .l_2._8_% 
older 
Source: US Census 

Between 2000 and 2010 the median age of Gresham's residents increased However. Gresham's population 
remained younger than that of the overall State. the County and Portland, 

The percentage Qf Gresham's residents that are under the age of 18. at 26.4%, is one of the highest of the 
jurisdictions studied, Gresham's older generation also continued to grow by almost a full percentage ooint between 
2000 and 2010 and was of a similar character when compared with most of the metropolitan area, 

TABLE 8 2010 AGE CHARACTERISTICS ' 

Gresbarn Bea)Lertoo tlillsboro eortlaod Multoornab State of 
~ Qregg,g 

Mediae 8ge ~ n 29.2 ~ .3.5..1 .3..8....4 
Uoder 18 2M% ~ 2.2.8% ~ ~ ~ 

65 aod older lD...lli 1M.% 7.8% ~ ~ 14...3% 
Source· US Census 

A graphic representation of trends in the over 65 population across jurisdictions is found in Figure 6. 

FIGURE 6, COMPARATIVE TRENDS 
SENIOR POPULATION l65 and Older) 
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The following information in Figures 7 ancL8_gruphically show Gresham-specific treod_s...lnlh~ age characteristics of 
its oop.uJatlonJrom 1990 through 2010. 

As noted earlier. Figure 7 shows that the younger oopulation is remaining relatively steady or decreasing slightly. but 
like man'Lplaces in the United States. the whole population is living longer. causing the overall population to be older. 
Although the differences are slight in Fig.u.rti. consideration must be made about the relatively small time frame 
being reviewed 

30.0% .------- --- ------ --

25.0% -1-------- ------ - ---

20.0% +---- --- --- --------

15.0% +-------- ------ ---- - Under18 

--Over 65 

10.0% +------------......... = :::::. __ _ 

5.0% +-------- - ---------

0.0% 

1990 2000 2010 
GRESHA 

figure 8 also demonstrates that Gresham's population is aging, Although the change between 1990 and 2000 
shows a gradual increase in the median age. the difference in the change between 2000 and 2010 is more 
pronounced 

EJGURE 8. MEDIAN AGE GRESHAM 

• Median age in years 

1990 2000 2010 
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The location of both young and older populations is pertinent to Gresham's housing needs because younger people 
Iunder the age of 18) generally are found in families that need lamer accommodations and more bedrooms. Older 
persons may wish to downsize living units. lot sizes and desire housing that anticipates the needs of potential aging 
and health concerns such as the number of floors in a dwelling and whether it can be made accessible. 

fiqure 9 demonstrates that the highest concentration of persons under the age of 18 is found in the Rockwood 
neighborhood, With the exception of Gresham Butte and Gresham Pleasant Valley. which have the lowest numbers 
of this aORqroup in the Citv. the distribution of persons under the age of 18 is relatively evenly distributed throughout 
the other Citv neighborhoods, 

FIGURE 9. PERSONS UNDER THE AGE OF 18 BY NEIGHBORHOOD 2010 
lEach dot represents five children) 

'\ 
!"• •• \. 

Source: US Census 
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Eig.ur_e.1Qrepresents the di~l!:i!LU1io_n_Qf_persons over the age_ of 65 by Gresham neighborhood. The distributioD....Qf 
this particular pooulation cohort is not as dramatic as that of persons under the age of 18 This suaaests as has 
other demographic data that the overall population is aging. and the housing needs of that population within most 
City neighborhoods need to be recognized. 

FIGURE 10. PERSONS OVER THE AGE OF 65 BY NEIGHBORHOOD 2010 
{Each dot represents three persons) 

-...... ...... ........ -----.. ..,., --.... , 
''· .. ..... _ 

Source· US Census 

G. E.dJtC_ati_oo 

A historical perspective on the comparative educational background of Gresham's residents is foulld..ln.Jhe following 
~~genernlly is a correlation between educational attainment and income Family income and levels of 
poverty. of course. can be a fundamental reason for housing choices. 

In 1990. Gresham's populace was similar to all but Beaverton in the percentage of citizens that had obtained a 
minimum of a hiC!lLschool diploma.6 Ho.wever. a difference..is noted in the 1w .ce.D1age of Gresham's resldenlsJb.at 

6 TlleJ?m_entagc of the population with a high school degree or higheuls_o includes those that have obtai.ru:d...a 
Bachelor's degree or J:!jgber, 
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had a Bachelor's or higher degree. with Gresham's populace having the fewest degrees of those jurisdictions 
reviewed. 

!:J[esbarn 

!;j.S, grad ox 83.6% 
hi gOO 
Bacbelor'~ or 15.9% 

~ 
Source: US Census 

TABLE 9. 1990 EDUCATIONAL ATTAINMENT 
PERSONS 25 YEARS AND OVER 

Bea~e[too tlillsborg eor:tlaod Multoornab 
~ 

91.5% 81.7% 82.9% 82.9% 

36,0% 19.3% 25.9% 23.7% 

State o{ 
O.rf&QJJ, 

81.5% 

20.6% 

By the year 2000. even though the number of persons with a Bachelor's degree increased. the increase was not 
substantial enough to put Gresham on par with other jurisdictions. The percentage of persons with a high school 
diploma or higher was_a bit lower than the other cities review_ect. 

Gresham 

l:i,S,_gracl.Qr 83.1% 

~ 
1ia.cb_elgr' :1 or l_8_._4_2:Q 

~ 
Source: US Census 

TABLE 10. 2000 EDUCATIONAL ATTAINMENT 
PERSONS 25 YEARS AND OVER 

Beaverton t!ill~bQrg Portland Mult nQmab 

~ 
90.0% ~ 85,7% 85,6% 

39.1% 29.5% 32.6% 30.7% 

S~ate of 
.O,bego.o 
85.1% 

25.1% 

By 2010. the percentage of Gresham's population that had obtained a high school diploma had increJ]Sed from the 
2000 figure. Gresham's percentage of persons with a Bachelor's degree was the same as what it was in 20007. 

while the other jurisdictions reviewed also had an increase in the Percent of those persons with college dearees . 

.EQLpumoses of comoarison 88.9% of Oregon residents have at least a high school diploma. while 29% of 
Oregonians have a Bachelor's or higher degree, Although Gresham residents were characterized by 84.4% having 
blgiLs_chQQLdjplomas. Gresham's oerce.n.tage was tb.e.JQw_esl.rubQ.s.e with Bachelor's degrees at 18.4%. 

~OJ 0, tb_ed_nargin of error for the Gresham information is LJ.%.Jru:Jhe ercentage of those with a big~ 
diQ)oma o_iligher and I 2% for those with a lla~heloU..d.egree_o.r hjgb..er... 
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TABLE 11 , 2011 EDUCATIONAL ATTAINMENT 
E_ERSONS 25 YEARS AND OVER 

.G.re..slliun Beaverto_n l:lillsbQrg eortland M!.!ltnQmab Sta1.e of 
~ Q.reltOJJ. 

l:l .S. ~rad Q[ 84.4% 91.5% 86.6% 89,9% ~ 88.9% 

~ 
B.ctchelor's or 18.4% .4.2.8% 34,2% 42,0% 38.3% 29,0% 

higher 

Source· Amencan Commumty Survey 2007-2011 5 Year Estimates 

figure 11 illustrates tbe changes in Gresham's educational attainment over tbe last 20 years. lbere has been a 
s.ligbt increase in tbose with a biqh scbool diploma between 2000 and 2010. but tbe percentage of !bose with a 
Bachelor's deg[~gher..has essentially stayed the same. 

FIGURE 11 , EDUCATIONAL ATTAINMENT IN GRESHAM 1990 • 2011 

80.00% 

70.00% 

60.00% 

50.00% 
• H.S. grad and higher 

40.00% 
• Bachelor's and higher 

30.00% 

20.00% 

10.00% 

0.00% 
1990 2000 2010 

H. Current HousehQid lncQme 

Household income is a limiting factor in the tXQes of housing that families can afford. Ibe Deoartment of Housing 
and Urban Development lHUDl's policy is that a household should not pay more than 30%'of its gross income on 
housing costs (renUmortgage and utilities), and those that do are considered to be cost burdened,8 Persons living 
below the poverty level have a much higher chance of being cost burdened and have to make cboices about housing 
and other necessities based upon economic status. 

There was a decrease~bam's average income between 2000 and 2010 In 2000. Gresham's median income 
was...3% higher than the national median. but by 2010 the City median was 6% lower. Similarly Gresham's median 
income exceeded Portland's and Oregon's by 6% and 8% respectively That trend changed in 2010. Between 2QQ_Q 
and 2010 Gresham's median income increased by 7%. but tbat was insufficient to keep up witb tbeJnflation rate of 
27%,9 

R Cities oLPo•tland and Gtcsham, Oregon Multn..omahJ:&unty, Qr.cgon; CollS.Q.lidated Plan, 20 ll-20 16 nage 46. 
~Jip.Df Lal2ru:..Stru.istics, JoJwson Reid_,_ City oJGresbam HolJSing Study De.ccmbcr20l2._J2AAU2.. 
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figure 12 illustrates the oercentage of household within the noted income grouos in Gresham in 2000 and 2010. Of 
these grouos. the lamest percentage of Gresham's residents. about 21%, has a household income of $50,000 to 
$75.000, Roughly 27% of households have an income of over $75.000 

FIGURE 12. SHARE OF GRESHAM HOUSEHOLDS 
WITHIN INCOME 

25% ~---------------------------------------------

• 2000 

20% +-----------------------

15% +------------------

10% +---------

5% 

0% 

GROUPS 
Source: Claritas lnc,1o, Johnson Reid LLC 

Table 12 illustrates 2010 American Community SUJvey information on household income and indicators of poverty, 
As background information. the federal poverty level for a family of four is income of $22.050 annually for all states. 
exceot Alaska and Hawaii. according to U,S, Department of Health and Human Services guidelines. The federal 
ooverty rate for an individual is $10,830 annually, 

The median family income in Gresham is $47.15411 which is verv comparable to median income in Portland. 
Multnomah County and the State. Incomes in Beaverton and Hillsboro are higher, and this is partially reflected in the 
Median Family Income (Mfll figure of $67.290 in the Portland Metropolitan Statistical Area (MSA)12, The Portland 
MSA includes Clackamas. Columbia. Multnomah. Washington and Yamhill counties in Oregon. and Clark and 
Skamania counties in Washington. 

As the table below indicates. the level of poverty and the need for public assistance is greater in Gresham than in any 
of the jurisdictions researched This can present a challenge to the City in regard to the provision of services as well 
as planning for housing for the portion of the pooulation tbat.rnaYJlave disadvantages in terms of housing availability 
and choices 

~me estimate~b_as_e_d_on American__Community Survey uodated to the current year using,me.thQdoJogy 
deyeloped by Claritas This inf9_nnatio_n is bas_cd on 2008-20 I 0 ACS data with a margin of error of I 3% 
~qmp_da_t_a.ic;__based ullQll_1Ju:_Arnerican_Comrnurtil.y_~_year_ e~_s~argin ofen'Q( is 3%, 
,
12 This informationis derived from tlle..Amer:ic.arLC_ommunity S_urvey 2009 )year estimates. Ibe margin o_f error is 

H.J.U. 
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M...edian HH 
1~ 

Social 
Secu[it~ 

Assistance 
Cash Qublic 
assistance 
With Food 
stamQslS~Ae 

.b.elli! fits 13 

~ 
.b..elo..w 
(2Q~f[t~ level 

~ Earnilies 
below 
12overt~ le~el 
witb cbild[eD 
uode[l~ 

TABLE 12. 2010 COMPARATIVE MEDIAN HOUSEHOL_ojNCOME AND 
POVERTY INDICATORS 

G[esbarn 8ea~e[too l::!illsbom Portland Multnomab 
.C0.UD1¥ 

$47,164 ~ fi_3,Jil& $~185. $48,04~ 

.26,1% 2.0% 20.6% 22,5% .2.3.%. 

4.9% 2 •. Z% 2,9% 4.2% 4.2% 

23,3% ~ 13.8% 20.7% 20.6% 

16.2% 5.9% 8.2% 13.4% 13.6% 

25,3% ll ... lli 12.9% 21A% 21.8% 

Source· Amencan Commumty Survey 1 Year Estimates. 2010 

State of 
Oregon 

$46,560 

30.1% 

3,6% 

17,9% 

11.0% 

18.2% 

Figure 13 graphically depicts the median household income 9.ciQ.S_s the studied jurisdictions. Although Gresham 
appears to have the lowest median io.cQme. it is important to note that the mara in of err.ouor this figure is+/- $3,634. 
If the median is actually_bigher than the $47.1 64 it could mean that Gresham's median household income is higher 
than that of Portland and the Count~ 

~SNAP is the Suprili;mental N utrit i_on Assistance Program. The information nroyidcd iube percentage.offamili.e.s 
getting food stamps/SNAP in_the prior twelve months.. 
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FIGURE 13. 2010 COMPARATIVE 
MEDIAN HOUSEHOLD INCOME 
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figure 14 illustrates ttJru)ercentage of households below the Q.QY.ertv level that have children under the age of 18. As 
noted in Table 12. this information is gathered from the American Community Survey. so there is a margin of error.. 
In the case of this data set. the mara in of error information for Gresham was +/- 4.0% for all families and +I- 6.2% for 
families with children under the aQe o118... 

25.00% 

20.00% 

15.00% 

10.00% 

5.00% 

0.00% 

FIGURE 14. 2010 COMPARATIVE POVERTY LEVELS 

• % Families below poverty level 

• % Families below poverty level 
with children under 18 

Employment rates can also be an indicator of household income and a gauge of how a community compares with the 
workforces__of other jurisdictions. Figure 15 illustrates comoarative employment rates among the studied juridictions 
The information provided is based upon American Community Survey data and depicts the percentage of employed 
and unemployed persons in each jurisdiction that are in the labor force. In the case of Gresham 33.5% of the 
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population was considered to be not in the labor force in 2010. The mara in of error for the Gresham data was +/-
3 3% for those employed and +/- 1.8% for those unemploy~ 

FIGURE 15. 2010 COMPARATIVE EMPLOYMENT RATES 

70.00% ....------------------- - - - --

60.00% ·1----~ 

50.00% 

40.00% 

30.00% 

20.00% 

10.00% 

0.00% 

• Persons Employed 

• Persons Unemployed 

figure 16 shows the estimated percent of households living below the poverty level by census tract with the 
nelqhborhood boundaries shown as an overlay, 14The darker census tracts indicate higher povertv levels. 

Four census tracts showed areas with more than 20 percent of individuals living at or below the federal poverty level 
The highest poverty pocket is Census Tract 96.06 in Rockwood where 32.5% of the population is at or below the 
federal poverty level The neigbb_Qdng Census Tract 96.04. also Rockwood. shows 25.5%,;mille Tract 98.01. again in 
Rockwood. shows 28% living at or below the federal ooverty level. Tract 100,01 in the central business area. the 
Central City neighborhood has aooroximately 24.2% of its residents living in poverty. 

Persons and families living below the poverty level are e_sp__ecially challenged in making housing choices. Based 
upon this demographic information. those persons living in the Rockwood area bruLe Rarticular limitations in the lyp_es 
of housing tbey may need and desire. 

~nformatjon by !)eighborhood iSJl Ot flvaila~ 
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The size of a..b..oosehold has a direct connection to the type of housing needed by a family, Laroer families. 
obviously. prefer dwellings with more bedrooms. Multiple family rental units typically do not have over two bedrooms: 
those with three or more bedrooms are verv rare. The U.S. Census defines "overcrowding" as "a situation in which a 
housing unit is occupied by more than one person per room:1s However. this definition does not account for cultural 
difference or even the approximate size of the rooms. 

As seen in Table 13, between 1990 and 2010 household size in Gresham increased slightly whi le the general trend 
in the state and region has been for reduced size in households. Although the specific data do not show huge 
variation in the number of family members in households between jurisdictions. the trends here are the most 
important thing to observe Since household size tends to be laroer in Gresham. this impacts the need for housing 
units with more bedrooms. This information also coincides with information in Table 8. Age Characteristics. which 
shows that over one quarter of Gresham's residents are under the age of 18. 

~tie~ortl~f!d=~Q<LG.resham, Orego~nty_QrGf!on· Consolidated_!~ I an 20 J 1-2016 uag~8.0. 
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TABLE 13 TRENDS IN AVERAGE HOUSEHOLD SIZE I 

.G.Lesham Be~e_r_to..n l::lillsbQ[Q eortlaod MultnQfi!ab Oregon 

~ 
l99_Q 2.62. 2.39 2.8.1 Ul 2....3..6 2...S2. 
2000 2.67 2.44 2~76 23Q 2.37 2.5_1 

2010 2&9 2.39 2.76 .2..2.5 2.35 2.45 

Source· US Census 

When shown graphically in Figure 17. it is apparent that there is a small uptick in household size in Gresham over the 
lasllwenty years while other jurisdictions have SJlerutec;r.eases in size or seen a bump up in 2000 followed by a 
decline in 2.Q10~ 

FIGURE 17, AVERAGE HOUSEHOLD SIZE 
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Eiqure 18 is soecific to Gresham and shows that the average household size has increased over the past 20 years, 
This trend could create a challenge for meeting housing nee_ct.s in the City. 

ELGURE 18, TRENDS IN AVERAGE GRESHAM'S 
HOUSEHOLD SIZE 

2.7 .---------------------_........ 
2.68 +-------~----:::;;~'----

2.66 +-------L-----c"'- -----------
2.64 +--/- - -r-----------
2.62 +-- -"---------------

2.6 +--------- - ------

2.58 +-------.-------.·---......, 
1990 2000 2010 

Sou rce: US Census American Community Survey 
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I. Special Needs Housing 

The category of special needs housing includes seniors. physically and mentally disabled persons and female
headed households. Homeless persons are also often included as part of the pooulation requiring special needs 
b.ousinCh 

These households and individuals experience greater difficulty finding decent and affordable housing. They are often 
lower or fixed income. require special accommodations. and may require housing near mass transit because of lower 
access to personal vehicles Gresham's population is characterized by higher percentages of these individuals than 
most areas within the greater metropolitan area. 

Senior Citizens 
Seniors. those persons age 65 or older, often have special housing needs resulting from disabilities, income 
constraints and health care costs. In addition. many seniors require supportive services As noted in Tables 6. 7 and 
8 and Figure 7. the percentage of the senior population throughout the State and region is arowing, with Gresham 
tending to be higher when compared to the Portland metropolitan area. 

Eiqure 19 compares the percentage of persons over 65 with households that have at least one household member 
over the age of 65 In 2010. 21.3% of Gresham's households had at least one member over the age of 65. This was 
an increase from the 18 3% that existed in 200016. This is further evidence of the aging of Gresham's population. 

I 

TABLE 14 PERCENTAGE OF GRESHAM HOUSEHOLDS WITH PERSONS OVER THE AGE OF 65 
' 

1990 2000 2010 

Perceot of l::!ouseholds with NA 18.3% 21.3% 
gersQnS 65+ 

FIGURE 19. PERCENTAGE OF PERSONS OVER 65 AND HOUSEHOLDS 
WITH PERSONS OVER 65 IN GRESHAM 

1990 2000 

Source: US Census 

2010 

• Percent of population 65+ 

• Percent of House holds with 
persons 65+ 

16 No information_ is av_ailable for 1990 according to the..slaf(aUhe_U.S~C..ensus Bureau 
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Disabled_£_~ 

The Census Bureau defines disability as a long-lasting sensorv. Physical mental. or emotional condition or conditions 
that make it difficult for a person to do functional or Participatory ac..tivities such as seeing. hearing. walking. climbing 
stairs. learning remembering. c.oncentrating dressing. bathin<UJ.Q.inq outside the home. or working at a job. 

As seen in Figu(,e 20._Gresham has a high Percentage of disabled persons when compared to the noted cities and 
Multnomah County. Disabled persons have particular challenges in housing due to generally lower income status. 
need for specific types and design in housing that allows for independent or semi-independent living. The Portland
Gresham-Multnomah Countv Fair Housing Plan of 2011 notes that it is widely believed that. since this data is self
reporting that it is inaccurate: with over 17% of Multnomah Cmtnty's residents being actually disabled..!.: 
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FIGURE 20.COMPARATIVE PERCENTAGE 
OF DISABLED PERSONS IN 2010 

Beaverton Hillsboro Portland Multnomah 
County 

Source: American Community Survey. 3 year estimates. 2008-2010 

Female-Headed Household_s_ 

Oregon 

Female-headed households with children under the age of 18 generally have lower incomes and higher living 
expenses. Women typically work at lower paying jobs than men and female headed households generally have only 
one breadwinner. They are therefore. challenged when finding suitable housing. 

As noted by Figure 21. Gresham's percentage of female-headed households was higher than that of the other 
jurisdictions reviewed Approximately 9.5% of all households in Gresham are le.ma.l.e..:b_e..ad.ed.. 

17 Cirv of P_ortland - City ofG~:csbam ; Mulmo.mah Couoty f. air iiousingflan.2Q II, pa~ 
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FIGURE 21. FEMALE HEADED HOUSEHOLDS WITH CHILDREN UNDER 
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Source: American Community Survey. 3 year estimates. 2009- 2011 

Neighborhoods 
Gresham is made uo of 16 neighborhoods. Changes were seen in the pooulation of the City's neighborhoods 
between 2000 and 2010. The chart below notes the increase or decrease in population as well as percentacte 
changes in each of the City's neighborhoods during this ten year time peri.Q.d. 

TABLE 15 NEIGHBORHOOD POPULATION CHANGES 2000 2010 I 
. 

~ 2010 . ~erteDt§!ge CbaDge 

Asert 2973 3286 10.5% 

Centennial 7816 8908 ll.9.% 
Ceotral Cit~ 2.6Q8 3433 ~ 

Gresbam Bytte 41_6__8 5.3.9.6 29.5% 

Gn;:sbarn Pleasa!]t Valle~ ill ill (4Q.4~l 

Hglf~ Brook 4..31.9 3.959. ~ 
Kelll£ Creek 5991 .9.lli ~ 

M.t Hood .3a29 4.8.9.0 27.7% 

North Central .8A.Q2 ~ 17.6% 

l'l!Qrtb Gresham .3.5..ll 5l.3.Q 4.9.0% 
l'l!Qrtbeast .5.2Sl mQ 1Jlli 

l'l!Qrtbwest 41l.6 1215. .5..4...3.% 

PQwell ~aile~ .61iQ4 .65.1.3 _3__._5_% 

Rockwogd 1.4.161 .l.51.14 9.4% 

£oJ.J.th.w.§t lQ5.Q InA .lQ..1% 

Wilkes East 4937 .5.8Z.Q ~ 

Cit~ of Gresbam (all 9.Q2.Q5 1QSS94 17% 

oeigbbo_rboods} 

Source: US Census 
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The biggest changes in population increases occurred in Kelly Creek Northwest !including the Gresham Civic 
Neighborhood) North Gresham and the Central City. Although the Rockwood neighborhood has the lamest number 
of residents it experienced less than a 10% increase in its population during this time period. 

As noted in Table 15. the distribution of Population varied widely over the City's neighborhoods in 2000 and continues 
to do so in 2012 The following..lwQ.m.aps.._Eig,ur.e.s. 22 aml23 show the varying relative population numbers as they 
are distributed throughout the City. Figure 23 graphically comoares neighborhood populations by the population 
circle assigned to each neighborhood. Figure 24 depicts these figures in another format which allows for a better 
.un.d..e.Lst.anding of the population density within each neighborhood. with one dot representing 10 Qe.Q.Qie. 

FIGURE 22, POPULATIONBY NEIGHBORHOOD 2010 

,.....__ __ 
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FIGURE 23. CITY POPULATION BY NEIGHBORHOOD 
lOne dot represents ten people) 

Rockwood is the most densely populated neighborhood and Gresham Pleasant Valley is the least populated. 
However Gresham Pleasant Valley is a relatively recent citv annexation and has remained lamely undeveloped 
since it was incoroorated into Gresham and is not a good source of comparison The Gresham Butte area. having 
many topoaraphic constraints and the attendant lower densitv zoning. has a lower population density than other 
areas of the City. 

J. Housing Characteristics 

Although older housing stock is found throughout Gresham it is found in its highest concentrations in the downtown 
and more central parts of the city. Some of these older structures will likely be redeveloped over time. and as land 
use and zoning regulations have changed and continue to change. Some parcels. even though develooed. may now 
be oversized in terms of current regulations and may be able to accommodate additional dwellings. 

According to 2010 demographic information. Gresham's housing units are currently 52,5% owner occupied and 
47.5% rentals. The ownership rate is below that of Portland's 53.7% but exceeds that of Beaverton's 49.7%. 
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l::lo.u.sing Tenure 
The term "housing tenure' refers to whether a household owns or rents its dwelling. This information is relevant to 
housing as it demonstrates the individualities of the population and what types of dwelling units are generally needed 
by its residents. Figure 24 shows the change in tenure between 1990 and 2010. Tenure has experienced a shift over 
the 20 year period with 58 4% of dwellings in Gresham owner-occupied in 1990 and declining to 52.5% in 2010. 

During the 1990's and earlier. there were many new multiple family developments constructed in Gresham that 
provided many opportunities for multiple family rental occupancy. Additionally. the recent economic recession has 
some bearing on these numbers. People have been forced to sell homes they can no longer afford. and there have 
been a significant amount of foreclosures in the City, 

FIGURE 24. HOUSING TENURE IN GRESHAM 1990·2010 
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Source: US Census 

More detailed information is found in Table 16. The actual number of units is depicted as well as the p~ntaae 
increase in the three categories. 

TABLE 16: OWNER AND RENTER HOUSEHOLDS. CITY OF GRESHAM 

2000 T0 2010 
Growth 

2000 2010 Units % 

Occupied· Units: 33,327 38,704 5,377 16% 

Owner-Occupied: 18,282 20,320 2,038 11% 

Renter-Occupied : 15,045 18,384 3,339 22% 

SOURCE· US Census Johnson Reid I I C 
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Home Ownership 
Table 17 depicts Gresham's ownership housing according to the 2010 American Community Survey 5 Year estimate. 
The data points out that the most common type of ownership housing is single family detached homes at over 85% of 
the ownership market. with single family attached homes running a distant second with 6.2%, Although City data 
indicate that there are roughly 1700 condominiums in Gresham. this infoanation suggests that most of those units are 
nol.being used for ownership housing. 

TABLE 17• ESTIMATE OF OWNER OCCUPIED UNITS BY TYPE 2010 I I 

Single Single 
3- or 4- 5+ Units Mobile 

Boat , RV, 

Housing Type Family Family Duplex 
plex MFR home 

o ther TOTAL: 
Detached Attached temp 

Owner-Occupied: 17,683 1,284 156 136 325 1,117 32 20,733 

85.3% 6.2% 0.8% 0.7% 1.6% 5.4% 0.2% 

§>OlJRCE· IJS.Census Johnson Reid LLC 

In 2012. the median price of a single family detached home was $190,000. while the median price in the Portland 
metrooolitan area was $227.000, Gresham has typically sJightly trailed the overall Portland metropolitan area in 
housing prices since the early 2000s, OverallGre.sham housing prices rose through 2008. then experienced a 
decline that continued through the recession that is just recently seeing a reversal in that downward trend lin 2012). 

FIGURE 25: HOME SALE BY PRICE 2012 
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In addition to the effects of the recession. decreased housing sales values are due. in part to Gresham's foreclosure 
rate which at 7 1% in August of 2012 was higher than that of the Portland metropolitan area's 6.1%.18 A map 
.showing homes in foreclosure is shown on Figure 26. the area of highest concentration being in the Rockwood 
neighborhood the same neighborhood shown in Figure 17 as having one of the higher percentages of persons living 
below the poverty level. 

FIGURE 26: FORECLOSURES 2012 

Another factor in housingsalesj s the number of homes determined to be "underwater" 19 When a home is 
.underwater a homeowner may be less likely to sell at a loss and this creates a stall in the housing market. Sales data 
from 201 1 demonstrate that there is roughly a four month supoly of for sale homes in Gresham 20 A real estate 
standard of six months is considered to be balanced . 

. Beinq underwater can also be a precursor of foreclosure concerns which cause owners to sell at a loss or actually 
face foreclosure These reduced prices drive down the overall housing prices within a jurisdiction. In 2011 , 47% of 
homes in Gresham sold at a loss: that percentage was reduced to 33% in 2012.21 

~n Reid, I.LC Op.Cit., p 21 
19 The_ term"underwater" commoniYJlleans tha_t the home_o_wncr owe~ more on the_ home tlliill its anticipated sell ing 
~ Th itis i!.l.s_o_known asM.gati'Lc e<llJi1y. 
~ Johrmm.Reid J:,LC, Qp Cit ,__P.,. J 9. 
21 Ibid p 2<1. 
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The odce of housing in Gresham has tyoically been lower than that of the overall Portland Metro area for the last 10 
years. Figure 27 below illustrates the housing odce distribution in Gresham as comoared to Portland from 2000 to 
2Q12.. 

f iGURE 27: MEDIAN SALE PRICE SINCE 2000 
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There are several implications of this infonnation. First. homes are more affordable in Gresham.' Individuals looking 
for housing value can maximize purchasing power by looking to the Gresham market. Homes that are underwater 
may stall in the market because the owners are hesitant or unable to sell for a loss. Also. those who are unable to 
hold on to their homes may face foreclosure which brings down hOusing prices ever further. 

It should be noted that. as the countrv and Portland Metro area begin recovering from the recession. housing prices 
aLe expected to start to rise and the number of houses with negative equity will tend to level out and decrease in 
ll.UIIlb.er. 

Renter Occupied Units 
Table 18 represents the characteristics of rental units within Gresham in 2010. Other factual information about the 
characteristics of the rental market include:22 

• 8Pproximately 75% of rentals are found within multiple family complexes 
• Roughly 50% of attached sing1eJarni.ly homes are rentals 
• Approximately 10% of single family detached homes are rentals 

During the course of the recession (2008 - 2012). multiple family development construction has stalle..d..wlthin 
Gresham with little change in the multiple family rental stock since 2007. The City of Portland and other areas in the 
Portland metropolitan area are experiencing an uptick in moderately sized multiple family developments that may be 
experienced by Gresham in the next several years. 

22 Ibid. page 27. 
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TABLE 18 ESTIMATE OF RENTER OCCUPIED UNITS BY TYPE 2010 
' I 

Single Single 
3· or 4 · S+ Units Mo bile 

Boat, RV, 

Housing Type Family Family Du ple x 
p lex MFR home 

othe r TOTAL: 
Detached Attached temp 

Renter-Occupied: 2,154 1,271 1,176 2,526 9,334 206 42 16,709 

12.9% 7.6% 7.00;6 15.1% 55.9% 1.2% 0.3% 

SOURCE· US Census Johnson Reid LLC 

Rental pric.es...b.QllQmed out durinqJTii.d:2009 and have cominued.to rise from that time moving forward.23 Similarly, 
vacancy peaked at 6 6% in 2009 and is now approximatelY 4,2%. although the City of Portland and Washinqton 
County are experiencing rates that are even lower.24 The following Table 19 represents average rents in eastern 
Multnomah County Since the data.are for a laraer area than Gresham. it represents approximate averages for 
Gresham, 

I I TABLE 19· AVERAGE RENT LEVELS EAST MULTNOMAH COUNTY FALL 2012 
One Bedroom Two Bedroom Three Bedroom Four Bedroom All Units 

Average I Median Averaee I Media n Average I Median Average I Median Average I Median 

Rent: $1,008 $940 $1,549 $1,449 $1,712 $1,684 $1,479 $1,426 
Detached 

Rent per Bedroom: $504 $470 $516 $483 $428 $421 $502 $465 
Housing Units 

na 

Rent per Sq.Ft.: $0.93 $0.92 $0.93 $0.92 $0.80 $0.82 $0.91 $0.86 

Square Footage: 1,081 1,020 1,669 1,577 2,130 2,066 1,624 1,660 

Rent: $649 $649 $869 $852 $1,157 $1,183 $952 $908 
Small Attached 

Rent per Bedroom: $649 $649 $435 $426 $386 $394 $427 $421 
Properties 

na 

(Duplex. 4plex; Rent per Sq.Ft.: $0.78 $0.78 $0.96 $0.97 $0.84 $0.83 $0.92 $0.89 

Townhomes) Square Footage: 835 835 902 877 1,372 1,420 1,038 1,023 

large Rent: $666 $668 $851 $785 $1,073 $1,067 $815 $780 

Mult i-Family Rent per Bedroom: $666 $668 $426 $393 $358 $356 na $499 $482 
Propert ies Rent per Sq.Ft.: $0.92 $0.91 $0.85 $0 .82 $0.80 $0.74 $0.86 $0.84 

Square Footage: 725 737 1,004 954 1,345 1,443 950 927 

SO_URCE· JOHNSON REID LLC.Metro Mulli-Family Housing Association 

Housing Characteristics by Neighborhood 
Housing_qrowth in the neighborhoods in 2000 and 2010 is shown on Figure 28. The city added over 5700 units, Of 
these. about 6% are vacant. Of occupied units. 38% are owner occuoied. 62% are re.nter occupied, The Northwest 
n.eiqhborhoo_d..(which includes the GreshaiiLCiyic Neighborhood\ added the most housing units, The loss of housing 
units in Hollybrook and Pleasant Valley may be a flaw in the census data or the result of changing census 
boundaries, 

~ .. page28. 
24 Ibid. 
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Hollybrook 
New: -198(-11%) 
Own: -26 (-4%) 
Rent: -221 ( -21%) 

FIGURE 28. GROWTH IN HOUSING UNITS 

2000 TO 2010 CENSUS 

ALL UNITS. OWNERSHIP UNITS. RENTAL UNITS 

KEY: 

Neighbor hood Name 

Total units added(% growth '00-10) 
Owner-occupied units added(% growth ) 
Renter-occupied units added (%growth ) 

New: 242 (14%) 
Own: 166 (24%) 
Rent: 104{12%) 

So1J[c.e.s.:_2QOO and 2010 Census data by block group Block QrDllPS mapped Ia neighborhood boundaries and dala aggregated by Cily of 
Gresham._Map preoar.ed.by Johnson Reid II C 

The neighborhoods varv in terms of ownership/rental balance.__Equre 29 illustrates this information for ownership 
housing in 2010 and the growth of these units between 2000 and 2010, Kelly Creek and North Central had the most 
number of ownership units while Central City had the least number of owner occupied units. Gresham Butte. an area 
characterized by primarily single-family homes. had the highest percentage of owner occupied units, The City may 
wish to consider whether home ownership promotion in neighborhoods characterized by low rates would be of benefit 
to the City's overall goals. 
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ElG!.lRE 29. OWNERSHIP HOUSING BY NEIGHBORHOOD 2000 • 2010 

Hnll¥bropk 

Own. units: 725 

Share: 46% 
Growt h: ·26(-4%) 

Rockwood 
Own. units: 1,64S 

SOURCE· US Census Cily of Gresham Johnson Reili.LLC. 

KEY: 

Neighborhood Name 

Total ownership units (2010) 
Ownership share of all occupied units (%) 
Growth In ownership units (2000- 2010) 

Ceot ra! Oty 

Own. units: 222 
Share: 17% 
Growth: 73 (49%) 

Own. units: 845 
Share: 46% 
Growth: 166 (24%) 

Rental sta.tLstics also varv by nejqhborhood. Rockwood has. by far the most rental units with neighborhoods in the 
southern portion of the City tending to have fewer rentals. In terms of percentage of unils.._Central City. with 83% of 
its housing stock in rentals, con~Iab.JY leads the rest..ofJb.e...n~ighborhoods. Fiwre 30 illustrates this information 
and also shows the ten year growth in rentals between 2000 and 2010. As noted above in the discussion of 
ownership housing. the City could potentially use this infonnation to concentrate efforts around encouraQinq more 
unit ownersbip in areas of the C..i.ty where it is currently less likely to be located. 
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FIGURE 30. RENTAL HOUSING BY NEIGHBORHOOD 2000 • 2010 

Ho!lybrook 

Rent units: 837 
Share: 54% 
Growth: -221 (-21%) 

SOURCE· US Census City of Gresham Johnson Reid ll C 

K. Affordable Housing 

KEY: 

Nej~hborhood Name 

Total rental units (2010) 
Rental share of all occupied units (%) 
Growth In renta l units (2000 - 2010) 

Central Qty 

Rent units: 1,078 
Share: 83% 
Growth: 269 (33%) 

Rent units: 1,001 
Share: 54% 
Growth: 104 (12%) 

In 2011. the Cities of Gresham and Portland. and Multnomah County. jointly prepared the 2011-16 Consolidated 
Plan. This Plan serves as the apolication to U.S. Department of Housing and Urban Development fHUO) for grant 
funds (such as Community Development Block Grant (CDBGl and HOME) and also is a required planning document 
that outlines coordinated strale}Jies for the achievement of three goal~ 

1. Provide decent housing 
2. Provide a suitable living environment 
3. Expand economic opportunities 
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~QSQJictatedJ~lan defines Afford.able....I::J.Q.ll..sinq as: 

A term generallv used to mean housing affordable to oersons or families whose income is at or below 60% MFI25: the 
HUD standard for affordability is that a household should pav no more than 30% of its gross income on rent and 
utilities. In plain language. housing is affordable if a household can pav the rent and have enough money left for 
food. medicine and other necessiUes. 26 

The Consolidated Plan further defines a Low Income Household as one with income less than 50% of the MEl for a 
household of its size, with a Moderate Income Household being defined as one with 80% or less of the MEl of a 
household of its size.27 

I.able..1.9..above and the salary scJJ..ed~uLes of Gresham Firefighters and elementary school teachers in the Gresham
Barlow SchooLDistrict were reviewed to determine housing tvpes that were in the range deemed affordable...b¥ 
households where the primary breadwinner was employed in those professions. Since utilitv bills for individu.al 
residences can yary tremendously. that figure is an unknown. so the following information is a rough approximation 

The entry level salary for City Firefighters is $49.896: with 30% of that income being $14.969. This translates into the 
ability to pay $1247 permonth for lodQinq and. according to Table 19. would permit the Firefighter to rent a three
bedroom unit in a duplex. townhome or larger rental complex. Similarly. the median income for a Gresham-Barlow 
school district middle school teacher is $51 528. which allows for $15,458 per year for housing based on the 
Consolidated Plan definition. This translates into $1288 per month. and would allow that individual to rent properties 
similar to those deemed affordable to the Firefighter. 

Households malilllg less than that of the Firefighter and teacher face a biaaer challenge. Based upon Table 19 
above. the median rent for a two-bedroom apartment in a larger residential complex was $785.00. Using the rental 
cost figure alone and based upon HUD guidelines. household income would need to be roughly $31 400 for this two
bedroom unit 

Assuming a 40 hour work week. a household would have...to...b.e making at least $15.09 per hour to be able to afford 
this apartment. Currently. the minimum wage in Oreqo.nls_$8.95 per hour. so those persons making minimum wage 
and providing the sole income for the household would not be able to afford this apartment according to HUD 
guidelines. Many lower income households end up paying in excess of the recommended 30% of gross income for 
housinq_aJ.ooe.. 

Like most communities, Gresham faces a challenge in its swRly of affordable housing. The City's 2012 Housing 
Study found that the city currently has approximately 2 100 affordable units that are operated by Home Forward or 
other non-profit housing providers These units represent about 13% of the City's rental stock and a breakdown of 
the unit types is found in Table 20 

~e..dian f'amily lrn;Qilli!._MFl iH.al~tilat.e.d..ILy HYD us ing median income fig t[[es the ACS margin of error and 
thti:onsumer Price.lndex. In ~ber of 20 12 the MFI for Multnomah County was $68 300 
26 Citi~f Portland, Gresha_nUtnd.MullnQlll.ah County.2Q.ll..:.2Q16...C.ons.oJidatcdJ~llln~ge_E-3 . 
27 I bid .~2<~~s F-1.8 and F-19. 
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TABLE 20: SUMMARY OF AFFORDABLE HOUSING INVENTORY. CITY OF GRESHAM 

Population 
#of 

#of Units 
Properties 

Avg.Age 

Family 17 1,204 1992 
Elderly 7 567 1986 
Special Needs 23 333 1998 
Farmworkers 1 36 1999 

Total: 48 2,140 1994 

SOllBCE· Cit~ of G[esbam 

Figure 31 illustrates the number of affordable units in each neighborhood. with the lightest colors indicating a lesser 
number of units and the darker colors indicatinq_a_greater number of affordable units. The Northwest neighborhood 
has.Jhe most units. followed by the Rockwood neighborhood. 

FIGURE 31 ; AFFORDABLE HOUSING INVENTORY. CITY OF GRESHAM 

(NUMBER OF AFFORDABLE UNITS PER NEIGHBORHOOD) 

SOURCE· City of G[esham Melm RLIS JOHNSON 8EIO LLC 

Although this information has been centered on intentional affordable housing Gresham does have some older 
housing stock that has become "affordable by accident." Many of these units do not meet current codes. can be of 
unattractive design and can even be unsafe. The less than ideal condition of these dwellings causes them to warrant 
lower rents. so they become affordable or more affordable for persons who have lower incomes. It is difficult to 
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determine the extent of housing that is "affordable b¥,.accident". but the City recognizes it as an issue to be 
addressed. 

L. Current Housing Needs 

To determine how well the current housing stock is meeting the needs of Gresham's resicle.n.ts a review of the 
characteristics of the City's housing is needed. Table 21 below provides a summary of Gresham's QQQ_ulafurn. 
households. families and housing units. 

TABLE 21 · DEMOGRAPHIC PROFILE FOR GRESHAM 

2000 AND 20j_0 C_.ENSUS DATA PROJECTED TO 2012 
POPULATION, HOUSEHOLDS, FAMILIES, AND YEAR-ROUND HOUSING UNITS 

2000 2010 Growth Rate 2012 Growth Rate 

(Census) (Census) 00-10 (Proj.) 10-12 

Population 
1 90,205 105,594 1.6% 105,996 0.2% 

Households 2 33,327 38,704 1.5% 38,839 0.2% 

Families3 22,683 25,835 1.3% 25,925 0.2% 

Housing Units
4 35,309 41,015 1 .5% 41,121 0 .1% 

Group Quarters Populati on5 1128 1514 3.0% 1,520 0.2% 

Household Size 2.67 2.69 0.1% 2.69 0.0% 

PER CAPITA AND AVERAGE HOUSEHOLD INCOME 

2000 2010 Growth Rate 2012 Growth Rate 

(Census) {ACS)6 00-10 {Proj.) 10-12 

Per Capi ta ($) 19,588 20,466 0.4% 20,646 0.4% 

Average HH ($) 52,240 53,706 0.3% 54,004 0.3% 

Median HH ($) 43,442 47,164 0.8% 47,946 0.8% 

SOURCE: Census, PSU Population Center, Claritas, and Johnson Reid 

1 
Population growth rate from 2011 to 2012 is based on '10-'11 growth rate from PSU Population Research Center 

2 2012 Households= 2012 population/2012 HH Size 

3 Ratio of2012 Families to total HH is kept constant from 2010. 

• 2012 hous i ng units are the 2010 Census total plus new units permitted from '10 through April '12 (source: HUD Sta te of 

the Cities Data System) 

s Ratio of2012 Group Quarters Population to Tota l Population is kept constant from 2010. 

' 2010 Income data is drawn from the 2010 American Community Survey, 1-Year Estimate. 

Table 22 provides a summary of the population as compared to the approximate number of housing units in 
Gresham For all types of housing, ownership and rentaL the vacancy rate is 5,5% The previously noteill..ren1gJ 
housing vacanc.y rate of 4,2% was for all of eastern Multnomah County, Gresham-specific information could be 
slightly different. 
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TABLE 22· CURRENT HOUSING PROFILE (2012) 

CURRENT HOUSING CONDITIONS (2012) 

Total 2012 Population: 105,996 

-Estimated group housing population: 1,520 (0.7% ofTotal) 

===-------====~======----------
Estimated Non-Group 2012 Population: 104,477 (Total -Group) 

SOURCE 

US Census, PSU Pop. Research 

Center 

US Census 

Avg. HH Size: 2.69 US Census 

Estimated Non-Group 2012 Households: 

Total Housing Units: 

Occupied Housing Units: 

Vacant Housi ng Units: 

Current Vacancy Rate: 

38,839 (Pop/HH Size) 

41,121 (Occupied+ Vacant) 

38,839 (=#of HH) 

2,282 (Total HH- Occupied) 

5.5% (Vacant units/ Total units) 

Census 2010 +permIts 

SOURCE· tiS Census PSU Populalion Research Center City of Gresllam HUD Johnson Reid II C 

The next step in developing a comparison of current demand was to determine the number of households that could 
afford ownershiP or rental housing at different price levels by household income level. This information was compiled 
assuming that lower income households would spend no more than 30% of gross income on housinQ_while higher 
income households could spend somewhat less Ownership information assumes a 15% down payment with 5% 
interest 

Housing supply does not necessarily correlate with housing demand. Household members may be soending more 
than 30% of income on housing and other households may be spending far less for a variety of reasons such as 
personal choice or the inability to find housing that completely meets individual needs. In 2012. approximately 52% 
of Gresham's housing units were owned: 48% rentals. By far. at 85%. most ownership units are single family 
detached homes. while 54% of rental units tend to be in the lamer apartment complexes of five units or more. 

Table 23 illustrates the breakdown of the characteristics of Gresham's housinQ_supply in 2012. The highest number 
of detached ownership housing units is in the $190.000 to $270.000 range with the lowest number in the highest 
price range of over $710.000. Most single family attached units fall between the price points of $130.000 and 
$270.000. 

Rental unit information is found within the second portion of Table 23. Most rentals in Gresham fall within the price 
Lange of $620 to $1060 per month. There is little available rental housing at the lower monthly rent rates of~ 
$620. High end rentals lover $2140 per month) are also in short supply. 
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TABLE 23: PROFILE OF CURRENT HOUSING SUPPLY (20121 
OWNERSHIP HOUSING 

Price Range 
Single Family Single Family 

Duplex 
3- or 4- 5+ Units Mobile Boat, RV, Total 

% of Units 
Cummulative 

Detached Attached plex MFR home other Units " $Ok-$80k 136 66 9 18 63 1,111 30 1,433 6.7% 6.7% 

$80k- $130k 405 122 20 42 1\2 97 0 728 3.4% 10.0% 

$130k- $190k 2,323 349 25 47 125 0 0 2,869 13.3% 23.4% 

$190k- $270k 7,889 382 18 38 106 0 0 8,433 39.2% 62.6% 

$270k - $340k 4,300 255 14 21 78 0 0 4,668 21.7% 84.3% 

$340k - $410k 1,997 104 8 15 27 0 0 2,150 10.0% 94.2% 

$410k- $520k 719 19 1 3 7 0 0 749 3.5% 97.7% 

$520k- $620k 132 0 0 0 0 0 0 132 0.6% 98.3% 

$620k- $710k 119 0 0 0 0 0 0 119 0.6% 98.9% 

$710k + 239 0 0 0 0 0 0 239 1.1% 100.0% 

Totals: 18,260 1,297 95 183 448 1,208 30 21,521 "of All Units: 52.3% 

Pe rcentage: 84.8% 6.0% 0.4% 0.9% 2.1% 5.6% 0.1% 100.0% 

RENTAL HOUSING 

Price Range 
Single Family Single Family 

Duplex 
3- or 4- 5+ Units Mobile Boat, RV, Total 

% of Units 
Cummulallve 

Detached Attached !lle x MFR home other Units " 
$0 -$380 0 0 20 53 159 229 15 477 2.4% 2.4% 

$380 -$620 103 67 \ 78 112 476 153 10 999 5.1% 7.5% 

$620- $870 563 434 548 978 3,435 0 0 5,958 30.4% 37.9% 

$870 - $1060 847 431 556 1,044 3,518 0 0 6,396 32.6% 70.6% 

$1060- $1430 506 246 329 599 1 ,964 0 0 3,643 18.6% 89.1% 

$1430-$1710 125 55 72 130 441 0 0 823 4.2% 93.3% 

$1710 - $2140 107 48 62 112 380 0 0 709 3.6% 97.0% 

$2140- $2560 189 30 39 71 120 0 0 449 2.3% 99.3% 

$2560- $3420 121 10 0 0 15 0 0 146 0.7% 100.0% 

$3420 + 0 0 0 0 0 0 0 0 0.0% 100.0% 

Totals: 2,561 1,321 1,703 3,100 10,508 382 25 19,600 " of All Units: 47.7% 

Percentage : 13.1% 6.7% 8.7% 15.8% 53.6% 2.0% 0.1% 100.0% 

TOTAL HOUSING UNITS 

Single Family Single Family 
Duplex 

3- or 4- 5+ Units Mobile Boat, RV, Total 
% of Units 

Detached Attached plex MFR home other Units 

Totals: 20,821 2,618 1,798 3,283 10,956 1,590 55 41,121 100% 

Percentage : 50.6% 6.4% 4.4% 8.0% 26.6% 3.9% 0.1% 100.0% 

SOURCES· 201Q.C.ensus PSll.Eopulalion.Besearclt.Cen1er, ClaulasJnc. Johnson Reid 

Table 24 derrumstrates that there are obvious gaps between the needs of Gresham's current population and the 
existing housing demand. Like many other communities. there is an ongoing need for housing at the lower price 
ranaes and rentals at the more affordable rental rates za There is a good supply of owners.bip homes at the $130.000 
to $270.000 range. but a gap in availability at higher pdce ranges. This demonstrates that there are Gresham 
residents that could afford higher eilllllo.mes but choose not to maximize the amount they can afford to_sgel]d.Qn 
bo.u.sillg or they cannot find the type of housing desired. 

28 Accordjog.to Johnson Reid LLC's City of Gresham HousingBtudy,_ilie_surplus lower end OWNt:~hip hQui ing at 
the less than $80,0~00-cP.Ikuange isJikcly due to the mobjlc homuup_p_~ 

40- ORDiNANCE NO. 1735 Y:\CAO\Council Oiils\CO 11-13-10117/13\PT 



TABLE 24· COMPARISON OF CURRENT DEMAND TO CURRENT SUPPLY 
Ownership Rental 

Estimated Estimated Unmet Estimated Estimated Unmet 
Household Income Price Range Current Current (Need) or Rent Current Current (Need) or 

Need Supply Surplus Need Supply Surplus 

Less than $15,000 $Ok-$80k 641 1,433 792 $0-$380 3,539 477 (3,062) 

$15,000 - $24,999 $80k - $130k 1,043 728 (315) $380 - $620 3,235 999 (2,235) 

$25,000- $34,999 $130k - $190k 1,199 2,869 1,670 $620-$870 3,089 5,958 2,869 

$35,000- $49,999 $190k- $270k 2,966 8,433 5,468 $870-$1060 3,990 6,396 2,406 

$50,000- $7 4,999 $270k-$340k 5,424 4,668 (756) $1060 - $1430 3,120 3,643 523 

$75,000-$99,999 $340k- $410k 4,568 2,150 (2,418) $1430 - $1710 529 823 294 

$100,000- $124,999 $410k- $520k 2,768 749 (2,019) $1710 - $2140 140 709 568 

$125,000- $149,999 $520k - $620k 1,222 132 (1,090) $2140 - $2560 55 449 394 

$150,000-$199,999 $620k - $ 710k 722 119 (603) $2560 - $3420 0 146 146 

$200,000+ $710k + 590 239 {351) $3420 + 0 0 0 

Totals: 21,142 21,521 379 Totals: 17,697 19,600 1,903 

Ocxupled Units: 38,839 

All Housing Units: 41,121 

Total Unit Surplus: 2,282 

Sources: PSU Population Research Center. Claritas Inc .. US Census. Johnson Reid 

M. Population Growth 

Over the next 20 years. the overall population of Gresham is expected to increase. As noted in Table 1. Gresham 
experienced a population increase of 32.1% between 1990 and 2000. In the next 10 year period. the populatiQn 
grew by 17.0%. 

A.recently completed Housing Study for Gresham projected that the annual growth rate for Gresham will be 
approximately 1.2% per year yielding a population of 133,969 by the year 2032. an increase of 26 9% over the 20 
year pedod.29 This estimate is based upon recent projections from Metro for the year 2035 and includes the yet to be 
annexed areas in Pleasant Valley. Springwater and Kelley Creek Headwaters. 

Referring again back to Table 1. Population Growth. Gresham's population increase from 1990 to 2010 was roughly 
double the population growth exoerienced by the County in this same period of time. This would tend to suoport the 
Johnson Reid estimate of a 26.9% increase between now and 203_2. 

The Oregon Office of Economic Analysis (OEA) has developed some projections by county. As a point of 
comparison. these projections use a base population as of July 1. 2000 and do not include the 2010 census 
information This study estimated the population of Multnomah County would be 71 1.909 in 201 0 The census 
information noted that Multnomab....(&unty actually had 735 334 residents in 2010. so some underestimation did 
.QCCUL 

Using the OEA estimate for 2010 of 711.909 the estimated County population is projected to be 756.390 in 2020 and 
800.565 in 2030. These projections reflected increases of 6.2% between 2000 and 2010. 5.8% between 2010 and 
2020 and 12.4% for the twenty y.e.ar_period between 2000 and 2020. Gresham's growth. although more moderate 
than in past years. is still expected to exceed that of the County over the next 20 years. 

29 Johnson Reid LLC._Qp, CiJ., page 4L 
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Ill. TR~..D__S 

Changes in demographics and needs and desires for different housing types are verv much intert\vined. Althouqh_lt 
is difficult to predict changes in demograPhics on a city level. there is trend analysis available that will be of 
assistance in gauging how the character of Gresham's housing needs may change in the next 20 years, 

It is not expected that Gresham will comPletely mirror the trends predicted for MultnQID_ah County, Oregon or the 
country as a whole. but the following_information includes more macro-level trends that could be of assistance in 
anticipating Gresham's furtheLo..e_e_ds~ 

A. Migration 

Migration is one of the key components of population growth and the need for more housing. Since Oregon was 
affected by the recent recession_mo[e than many other states ..migration (domestic and international) has slowed to 
the lowest it has been for 25 years. yet it still accounted for approximately 32% of the state's population growth in 
2010 This trend. however. is expected to gradually reverse itself such that net migration to population change max 
reach upwards of 72% by 2020 30 

lmmiarant fmiarating internationally\ households are a growing population segment in Gresham. increasing from 13% 
in 2000 to 16 6% in 2010 {See Table 5). lmmigranthouseholds, although often transilioninq to national averages 
within a alilleialimJ, initially have lamer household sizes. may have lower incomes than the general population and 
also have the tendency to rent for longer periods of time.31 Ethnic families in general tend to combine different 
generations in the same household,32 

Immigrant households also tend to live in close oroximitv to each other. and often. especially with the LatinQ 
oopulation. live in multiple_qeneration hQIDes that favor laraer living quarters.331n 2010J 8.9% of Gresham 
households characterized themselves as being of Latino or Hispanic origin {see Table 4l: which is a marked increase 
from the 11 9% of the oopulace that identified with this ethnic group in 2000. The Hispanic population is also 
SPecifically characterized by larger family sizes. with Iaroe numbers of children and young adults.34 

For many years, the tendency in the United States was for people to exit urban communities for housing in more...rur.al 
.or..exur.b_an__ateas as they were able to afford laroer homes on generally lamer lots Since the 1990's. a reversal of 
that trend began with more individuals and families moving to more urban areas now that urban centers are 
becoming revitalized. crime has been reduced and commute times from city centers to employment opportunities 
make living in cities more appealin~ 

As noted in Table 1. over the last 20 ye.ars_Gresham's POPulation grew by 54.5%. while Portland's grew by 34.5%: 
and over the most recent 1 0-year period. the respective growth rates were 17% and 1 0 32% This information lends 
itself to a conclusion that Gresham continues to be a place where people wish to move for housing and services a.nd. 
wiiLiikely benefit from this trend towards living in more urban areas 

~gQ.!l OfJice _of Economic Anal,Y,Sis. Orcgon's__Qemograpjli<;j'rend~ Decemb~r_20 L2, 
3 1 Johnson ReicU.L~,_Qp. }:!h page .3..8~ 
~ey Spivak, "Making Room for Mom an<LDad:~ l'Janni.ng, October 20l2,__Jlllge I I 
33 John Mcilwain "Housing in America.:....The.~ext_Decade~" ULI 20 I 0, page 17, 
~rcgon Qffice of Economic Analysi:l, Qp.Cit, 
35 Johnson.lliMLLC. Op. Cit., page ~0 . 
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A recent study by the National Association of Realtors noted that most homeowners do. in fact. live in the suburbs 
although mixed-use neighborhoods are preferred by most.36 Both urban and suburban core areas are appealing to a 
vast array of the population due to their oroximity to amenities. variety in housing types. transit links and walkabilitv.37 

The City's core centers of the Downtown. Rockwood and the Civic Neighborhood are all characterized by this type of 
mixed-use development. 

B. Household Sizes 

Based upon the information found in Figure 18. Gresham's average household size has increased slightly over the 
20-year review period while most communities in the Portland metropolitan area have seen a decrease. This 
decrease in family size has been a trend in the United States for many years but the percentage of decline decreases 
as the years pass and is not likely to approach a household size of one person.38 

Gresham's household size increase can. at least partially. be explained by the increases in percentages in foreign 
born persons and increases in Latino and other ethnic populations. These populations need lamer homes, but still 
want and need services. access to transit and amenities. As noted above. immigrant families tend to more closely 
conform to national averages within roughly a generation but if Gresham's population continues to grow from 
immigration, the average housing size will remain about the same.39 

C. Generational Shifts 

There are two large segments of the population. the Baby Boomers and Generation Y.40 that are changing the 
characteristics of our demographics along with changes in the need for housing tvpes. As we have seen from 
Figures 7 and 8, Gresham's over 65 cohort is increasing. while it's under 18 pooulation has held relatively steady 
over the last twenty years. but is still holding onto over a quarter of Gresham's population. 

Baby Boomers 
The older Boomers lage 57 to 67 in 20121 present a mixed profile in terms of fiscal readiness for retirement due to 
the recent recession. but most have chosen home ownership and many own their homes outright. They are healthier 
than those in past generations and are not moving into retirement homes or Sunbelt cities. rather they may choose to 
be near children and grandchildren. Approximately 75% of them prefer mixed use. walkable communities in urban or 
suburban cities.41 

Younger Boomers comprise about two-thirds of this generation with many still with children at home. When 
compared to older Boomers, their incomes are not as high. nor are their salaries increasing as steadily as those of 
the older portion of this cohort. Although they have also chosen home ownership and often own lamer size homes. 
those homes could be underwater. The generation coming after them Generation X 42 is much smaller in size and is 
also less likely to be able to afford these homes. As immiarant pooulations increase with assumed larger family 
sizes. these lamer homes may become attractive to that particular demographic group. 

Both sets of Boomers tend to want to age in place or remain independent for as long as possible. This may pave the 
way for more single level housing. accessory dwelling living or desires for planned multi-generational housinCL 

36 Johnson Reid LLC Ibid ~~3L 
37 John Mcilwain. Op. Cit.. ru~ge 25. 
38 Johnson Reld,_Qjl.._.Cit.._page.AL 
!:Jbid .. p.age 42 
40 Baby Boomers arc th<UIRlllilximatcly 78 million persons born between 1947 and 1965, nown 
as Millennials or Echo Boo!Jlcril)~.r~tlJ~C approximately 83 million people born between 1980 and 2000 
41 John Mcllwain,_Qp,_Cit., p. 12. 
42 Generation X is comprised Qf those.J)COQie born ~proxil!lilrely frollU!L6.5_t~ 
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Generation Y 
Generation Y is comorised of aoproximately 83 million people facinq_hiqh college debt. a smaller job market and 
reduced economic prospects They generally delay startina families rent smaller homes or apartments. co-house or 
Jive with parents or relatives Tbey__are also cautious about borne o_wnershi!Ldue to the number of homes currently 
uruie.rwater or foreclosed upon. RouQbly_liTo of this generation prefers to live in core areas but may find that they 
cannot afford big city urban core livin~ may also become more financially constrained as they begin their 
families.43 

General Y will be looking for reasonably priced rentals in the short term and smaller. more affordable homes (single 
family detached and attached\ in the long term Suburban areas, being more affordable. may attract this generation 
due to its financial constraints yet its desire to live in rentals and ownership housing near walkable amenities . 
.services. and transportation.44 As this generation ages, it may decide to remain in suburban locations rather than 
making lifestyle changes as family units begin to develop, 

Gresham can initially plan for the housing of this generation with an adeauate supoly of mixed use developments, 
rentals. smaller starter homes and for-sale attached housing,45 

D. Housing Needs Projections 

The information found in Table 25 provides a projection that takes into account the current Gresham housinCL&o~ 
anct._as_sumptions about growth. A QLQwtb rate of 1 2% was used baseJLQn Metro orojections for tOO.. year 2.01U ile 
exrutc.latioo is that 29.000 new residents willbe..ho~ed in rouqbly 10.400 Gresham hous.e.bQldsJn2Q~ 

PROJECTED FUTURE HOUSING CONDITIONS {2012 - 2032) SOURCE 

2012 Popu I at ion {Minus Group Pop.) 104,477 2010 Census, PSU 

Projected Annual Growth Rate 1.2% 
[Resu lt o f house hoi d growth ra te p resented 

below (1.19%)1 

2032 Population {Minus Group Pop.) 132,391 [2032 HH (below) • Avg. HH size (below)) 

Estimated group housing population: 1,579 (Share o f popul ation from 2010 Census) 

Total Est imated 2032 Populat ion: 133,969 

Estimated Non-Group 2032 Households: 49,216 Forecasted ra te of 1.19% Metro 2035 RTP 

New Households 2012 to 2032 10,377 

Ass umed unchanged due to increasing fami l y 

Avg. HH Size: 2.69 sizes in key Gresham demographi cs, vs . US Census 
nationaitre nd of deciining househoid size. 

Total Housing Units: 51,535 (Occupi ed Units+ Vaca nt Units) 

Occupied Housing Units: 49,216 (= Number of Households) 

Vacant Housing Units: 2,319 (Calculated from Vacancy Rate) 

Proj ected Vacancy Rate: 4.5% 
(Gresham data compared to Metro-are a 

Census, Johnson Reid 
Average sine~ 1986) 

43 John McJLwain,_Qp....J:it.pJ!&.e. 16, 
~ 
:'~ Johnso.n..Rci.d,_Qp Cit page 46 
46 PoRulatl.on. growth in Pleasant Valley. Sru:.iogwat~ and_15.elley Creck,tleadwaters was in~h1ded in th is estimate. 
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SOURCES· PSU Pooulalion..Researcb..Cenler...Melro,_US_Geosus.JobnsollBeidl.LC. 
~OTES· The model orojecls growth in lhe.JllllllbeL oloon:_q[Q\Jp___ho\lseholds_.O'ieL.20 years oU0_.300-'1ouseholds with accompan'4rul 
pppulatiO!Ulrowth of 29 000 new residents IThe_numbeLolhouseholds..dilfe[sJr.omJhe..num.beLolhousing_uoils, because Lhe lola! oumbeLof 
hausing_uoilsjncludes a oercenlage of yacanc:t._Erojected..bousiog_uoil.n.e.eds.are...dis!:u:ssed.OO!uw.) 

G[oup Housing is defined as· A place...whe.re_peDPiaiL~e or slay olhe( lhanJhe.us.ualbouse...apartment, or mobile home Two generall)'lleS...Q{ 
!Jroup auarte(s are recollnized:...insillutiooal (for example, nursing homes,_mentalb.ospilals~ospilals...oulards (or chronically ill 
palienls hospices, and pris.on..wards) and noninsliluliooal (for example, college or university dormilortes, militart...bauacks....Qmup homes 
shellers missions and floQhousesLG[Qlll)_guarters..mayj}ave housing units..on !he prerniseslo.Ls.laff.oUlUes.lS.. 

Table 26 represents a projection of future demand. Once the number of units was determined, then an analysis was 
developed that assigned the 51.535 units by the breakdown of ownership and rental units and also by the price 
ran_ges that could be supported by the segments of the projected population. The assumptions were tb.at 

• Tbe vacancy rate would be 4,5% 
• The age and income levels of the pooulation and the tendency of specific age and income levels to rent 01 

QWJl 
• Housing expenditure for lower income housebolds is 30%. 20% for higbest income households 
• Affordable ownership assumes 30 year amortization 5% interest and a 15% down payment 
• Income levels and prices are at 2012 le~J.s 

In 2010. the breakdown of Gresham's ownersbip-rental mix was 52,5% owner-occupied and 47,5% rentals. This was 
an increase in rentals from the 2000 figures. The expectation in 2032 is that tbe city's overall housing stock will be 
comprised of 54% ownership and 45% rentals. Although the demands of younqetqenerations may tend to bolster the 
rental market. people tend to own as they age. and Gresham's population is generally aging,47 

Table 26 also demonstrates that most of the desired ownersbip housing will be in the price range between $270.000 
and $410.000. representing about 47.5% of desired housing. Verv low cost and verv higb cost ownersbip housing 
represents a small portion of what is expected to be needed within Gresbam, 

Lower cost rentals are needed in most communities and Gresham is no exception, with just over 20% of units in the 
$.0 - $.380 per montb categorv being projected to be needed, Tbe greatest oercentage of needed rental units falls in 
tbe range of $870- $1060 per montb. This price range represents 22.4% of needed rental units in 2032, 

'
17 l.obnsoo_Reid, O_j) . Cit,_jJag~ 
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TAB[ E 26· PROJECTED TOTAl FUTURE HOUSING D EMAND (2032) ' . ' ' ' 

Ownership 

Price Range #Units % of Units Cumulative 

$Ok- $80k 808 2.9% 2.9% 

$80k- $130k 1,337 4.8% 7.7% 

$130k- $190k 1,566 5.6% 13.3% 

$190k - $270k 3,935 14.1% 27.4 % 

$270k - $340k 7,197 25.8% 53.1% 

$340k-$410k 6,061 21.7% 74.8% 

$410k - $520k 3,673 13.1% 88.0% 

$520k-$620k 1,621 5.8% 93'.8% 

$620k- $710k 958 3.4% 97.2% 

$710k + 783 2.8% 100.0% 

Totals: 27,938 % of All: 54.2% 

Rental 

Rent #Units %of Units Cumulative 

$0 - $380 4,738 20.1% 20.1% 

$380 - $620 4,339 18.4% 38.5% 

$620-$870 4,124 17.5% 55.9% 

$870-$1060 5,294 22.4% 78.4 % 

$ 1060 - $ 1430 4,140 17.5% 95.9% 

$ 1430-$1710 702 3 .0% 98.9% 

$1710-$2140 186 0.8% 99.7% 

$2140 - $2560 73 0.3% 100.0% 

$2560- $3420 0 0.0% 100.0% 

$3420 + 0 0.0% 100.0% A.ll Units 

Totals: 23,597 %of All: 45.8% 51,535 

So..urces:___Ciaritas \JS Census Johnson Reid 

The following two figures (f igures 32 and 33) araQh.ic.ally depict the projected needs in ownership and rental housing 
~:rLru:Lce range and rental rates 
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FIGURE 32. PROJECTED TOTAL_O_.WNERS_HIP DEMAND 2032 

--Percent of units 

FIGURE 33. PROJECTED TOTAL RENTAL DEMAND 2032 

25.00 .----------------

15.00 +--------+---------

10.00 +--------\--------
- Percent of units 

5.00 4---------~--------

0.00 -

E. Current Housing lnventorv and Future Housing Demands 

Estimates of expected demand. when comoared to the existing inventory in Table 23 allows for a determination of 
how many new housing units will need to be constructed in anticipation of this demand by 2032 It is expected that 
roughly 10.400 new dwellings will be needed in 2032. 
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Table 27 shows that 62% of the needed units will be ownership; with 38% being in rentals. As noted in Table 24. 
there are currently more available rentals than ownership units in Gresham so a "re-balancing" of the stock will need 
to take place to accommodate the city's future residents as wel l as oast permitting trends dating from 1980.46 

TABLE 27: PROJECTED FUTURE NEED FOR NEW HOUSING UNITS {2032) 
OWN ERSHIP HOUSING 

Price Range 
Single Family Single Family 

Duplex 
3- or 4- 5+ Units Mobile Boat, RV, Total 

%of Units 
Cummulatlve 

Detached Attached plex MFR home other Units % 

$Ok- $80k 510 12 -4 -9 ·41 180 0 650 10.1% 10.1% 

$80k- $130k 666 8 -11 -28 -5 180 0 810 12.6% 22.8% 

$130k- $190k -1,069 -197 -14 -30 -82 0 0 -1,393 -21.7% 1.0% 

$190k-$270k -4,739 0 8 5 3 0 0 -4,723 -73.6% -72.6% 

$270k-$340k 1,462 442 34 57 121 0 0 2,117 33.0% ·39.6% 

$340k- $410k 2,855 484 33 51 141 0 0 3,564 55.5% 16.0% 

$410k-$520k 2,221 337 23 37 95 0 0 2,713 42.3% 58.2% 

$520k-$620k 1,166 157 11 18 45 0 0 1,396 21.8% 80.0% 

$620k-$710k 648 93 6 10 27 0 0 784 12.2% 92.2% 

$710k + 388 76 5 8 22 0 0 499 7.8% 100.0% 

Totals: 4,107 1,411 93 119 326 361 0 6,417 %All Units: 61.6% 

Percentage: 64.0% 22.0% 1.4% 1.9% 5.1% 5.6% 0.0% 100.0% 

RENTAL HOUSING 

Price Range 
Single Family Single Family 

Duplex 
3- or 4- 5+ Units Mobile Boat, RV, Total 

%of Units 
Cummulatlve 

Detached Attached plex MFR home other Units " 
$0-$380 562 353 392 704 2,396 20 0 4,428 110.8% 110.8% 

$380-$620 412 256 299 582 1,864 20 0 3,433 85.9% 196.6% 

$620-$870 -74 -126 -190 -319 -1,211 20 0 -1,899 -47.5% 149.1% 

$870-$ 1060 -219 -36 -96 -198 -663 20 0 -1,191 -29.8% 119.3% 

$1060 - $1430 -14 53 31 63 269 0 0 412 10.3% 129.6% 

$1430 - $1710 -41 -3 -11 -18 -63 0 0 -136 -3.4% 126.3% 

$1710 - $2140 -85 -34 -45 -82 -279 0 0 -526 -13.2% 113.1% 

$2140- $2560 -180 -25 -33 -59 -80 0 0 -378 -9.4% 103.6% 

$2560- $3420 -121 -10 0 0 -15 0 0 -146 -3.6% 100.0% 

$3420 + 0 0 0 0 0 0 0 0 0.0% 100.0% 

Totals: 240 439 348 673 2,219 78 0 3,998 %All Units: 38.4% 

Percentage: 6.0% 11.0% 8.7% 16.8% 55.5% 2.0% 0.0% 100.0% 

TOTAL HOUSING UNITS 

Single Family Single Family Duplex 
3- or 4- 5+ Units Mobile Boat, RV, Total 

% of Units 
Attached plex MFR home other Units 

Totals: I 4,347 1,851 441 792 2,545 439 0 10,415 100% 

Percentage: I 41.7% 17.8% 4.2% 7.6% 24.4% 4.2% 0.0% 100.0% 

Sources· PSU Population.Bew.arcb...Center Clantas Cens.us...Johnso.n..Rei.d.. 

48 It is expected that more attached housing will be permitted than in the past clue to regional housing policies and 
tbe smaller amo.un.t ofland available for development (JQ)ms..Qtl.Rci.d LLC City of Gresham ORfuus.ing Study. p_, 

~ 
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F. Estimate of Residential Buildable Lands 

In January of 2008. City staff developed a Housing Caoacity Analysis Update for the City,•9 At that time. staff found 
that Gresham had the capacitv to allow for the development of approximately 10.800 new dwelling units based uoon 
available lands. anticipated infill. allowances for environmental constraints and the residential densities allowed by 
theCity's Land Use Districts. Since most land use districts have a minimum and maximum density and many allow 
for mixed uses. the City used a method that reviewed the "oast performance" of the district to determine the likely 
built density, Table 28 represents a summary of the information found within this report. 50 

TABLE 28· SUMMARY OF HOUSING CAPACITY ESTIMATES 2008 . 
Categorv Estimated 

Dwelliog !..!oit Cagacitlt 
Re.slde.o.tial Districts ~ 
Mi~ed Use Districts 149_4 
~lat!ed !..!ode~J.o.Rf.d, ill 
.~oY:i[QOmeotal Ove rl a~s 3£2. 
Brickwgrks Plan 310 

eleasaotY.alle~ mE 
TOTAL: ~ 

Source: C1ty of Gresham 

For the time pertod after this report was developed I November 1. 2007 through Januarv 31. 2013). 337 single family 
detached units and 266 multiple family units were permitted within the Citv for a total of 603 new dwellings. In very 
general terms. this would mean that the City has approximately the capacity for the development of 10.224 additional 
dwellings. This approximates the needed 1 0.415 dwelling units projected as housing need in Table 27. More 
detailed review of the split between the capacity for the development of single family dwellings and multiple family 
dwellings would be needed to determine if there is an approximate match between the Johnson Reid LLC projected 
need of roughly 6400 single family homes and 4000 multiple family units estimated in Table 27. 

G. Jobs/Housing Balance 

As noted in Figure 34. Gresham's workforce has a slightly longer commute time than the other cities studied. Most 
people find a longer commute to be a detrtment. It imoacts personal time. increases stress. increases traffic 
congestion..and is costly. People would prefer to live closer to their place of work. If commuters are working outside 
the...city_jn which they live. they are also likely to be spending money in the community in which their job is located. 
This negatively imoacts the community in which they live. For jobs and economic development to prosper. a labor 
force must be available. and this labor force must have access to housing. 

49 Data available thro_yg!~QJ:cto~2~ 
50 C.i!Y.,.o] Gresham Housing Capacity. An~l;>-sl~JJpd<!.tsJecbnicalReport: Janua1y 31 2Q{)_8 .,_p_age.JA.. 
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FIGURE 34: COMPARATIVE CQMMUTE TIME5_2Q10 
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Source: American Community Survey. 2010. 1 Year Estimates 

• Commute time in 
minutes 

Housing. however. should not be viewed as just structures. People living in housing developments must have 
access to services and amenities that draw them to living in a particular location and when they live and work in a 
pru:tic_ular community. they expend funds to access some of those services that can. in tum. cootributeJQJhe 
ec_onomic viabilitv of an area.51 Parks. grocerv stores. walkable areas. other services and the ability to pay for 
housing are instrumental in creating areas in which people wish to reside. It is ideal to provide housing at the entire 
spectrum of income levels because communities tvpically have a Iaroe range of people living in varving income 
categories 

Currently. Gresham has both a Iaroe in miULa.tmanclo_ut migration of people in the workforce. In 2010. only 17% of 
residents worked in Gresham while about 84% commuted out of Gresham for employment 52 Interestingly. about 
26 000 people commute from other communities into Gresham for work.53 These numbers are unbalanced and 
i.ndkate that Gresham could be better served by more employment oPportunities within the City boundaries. 

Mixed-use developments may be able to alleviate the jobs vs. housing dilemma. and it has b..e_e.rulemonstrated that 
mixed uses can reduce vehicle mile.sJt:av_eled..by 20-25%.54 Generally. it may be difficult to determine an exact 
optimal ratio of jobs to housing. but it aopears that. in Gresham. a strong emphasis on recruiting commercial and 
industrial development and a plan policy emphasizing a jobs-housing balance may be able to change the out 
migration that Gresham is currently experiencing. Generally. Gresham already allows mixed-use developments in 
many of its land use districts. 

Allowances for home occupations. live/work units. accessorv dwellings and providing for adequate numbers of 
workforce housing units are also are of assistance. Encouraging the development of smaller apartment u_n.i!s_als_Q 
warrants some consideration. There is also a concept known as a linkage proaram that requires lamer employers to 
secure or provide housing for employees55 that could be examined to de1ellllin.elts_Wbilily for the City It is t~ 

51 In a FebrWM:Y 2_, ~013 article in the Des Moines Register authored_by Kyle Munson and titled "Main Srr_c_pt!.Q»'~ 
Coming Back to Life", it was estimated that ao.liQPCr floor rentaUumslog unit renting for $500- $1 OO.Qper:_month 
generated between $19 46.9_aru:LS_18,932 annually for the Jocal ceQ® mY. 
52 Johnson R<llii..J..LC Op Cit ...~mge 39 
5:Jhld. 
sTJCi1Y Weitz Job.s-H_ousing Balance • ..AmericanElaoning A~soc iation, November _20Jll._page . .JJ. 
55 Ibid page 2&. 
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more often used in areas that are job rich. but it could have some apPlicability to Gresham when emp]Qy..ees..are 
seeking more affordable units, 

Although not allowed in Oregon. inclusionarv zoning (land use regulations that mandate a certain percentage of 
affordable units) is a technique that is used in jurisdictions outside the state, Similar tools could be developed that 
encourage developers to provide a given amount of lower income units in exchange for density adjustments. reduced 
or enhanced floor area ratio (fARl. design modifications. elc, This could be of particular interest since there is a 
projected need for more affordable rentals over the next 20 years (Table 271, 

In the long term. although Metro estimates that there will be job growth in the seven county Portland-Beaverton
Vancouver MSA that directly supports the resident population in the forms of new jobs in information. business 
financial services. education and health care.56 Gresham still needs to work towards creating more job growth within 
1he....city so that there is a roughly equal amount of jobs and housing so that employees can reside near their place of 
YiQrk. 

H. Livability 

Livability can mean many things to many people. but generally since housing forms the bY.ilding blocks of a 
neighborhood. pedestrian-friendly building/site design. having ready access to transportation. supermarkets/grocery 
stores. entertainment schools. libraries. employment, and parks within reasonable proximity to residential nodes is 
thought to be of high value by many people. In fact. a recent study showed that walkabilitv was an indicator of a 
better economy and higher housing values.S7Gresham has invested in infrastructure improvements throughout the 
city that provide for enhanced pedestrian_am_enities. streetscapes. right of way improvements and parks 
maintenance, The City added the downtown Center for the Arts Plaza in 2009, An interactive fountain is planned to 
be built at the Center for the Arts Plaza in 2013 - 2014, 

Being proactive in the siting of both single family and multiple family housing and amenities can help create 
neighborhoods and strong communities that draw people into city centers for needed and desired services, It is also 
important that a variety of housing tvpes be represented in neighborhoods so that single types of housing, be it 
affordable. larae lot or multiple family. not be over represented. A mix of types allows for singles and families to 
transition through their lives and yet be able to live in the neighborhoods and citiesss of their choosing. As a point of 
interest and as part of the Chicago Metropolis 2020 report. it was found that: · 

• ... housing diversitv may underlie our prosperity as a reaion. our qualitv of life in the long run. and ourro/e in the 
f.arqer region. ,. N 

As with many communities. Gresham's aging housing stock presents challenges. Apartment complexes and other 
rental properties can become run down and. although affordab.l~ especially to lower income segments of the 
population. sometimes do not provide the best living auarters for Gresham's families. These buildings. in many 
cases. were constructed prior to annexation into the City and represent a time when there were inadequate 
reaulations for the development of such projects, The materials used were often of lower grade and the design of the 
project was not necessarily conducive to the creation of livable conditions or connectivity to other needed services. 

56 Metro . .EKecutive Summary.)_Q..alld__5Qyear ~giona l poJ2!!1ation and.emplQy.meOUange for~. Match 2009, 

~ 7 ChristophcLB, Leinberger audM.ariei<LAlfonzo,Walklhls._.Way: The Economic Promise ofWalkableEla.ccsJJ.! 
M.mopQI itan_w ash ~o.n..D...C... The..BiooJ<ings...ln.stitute~Y-..20 U..page..2.. 
~-Housing.J).i.xers.lty and ChoiceS' A Metro Milwaukee Opinion Suryey Regional Report v olume 1 Numb.erJ ... 
(public Policy Forum Septcmb_er_20Q4).quoted in Housing Div.w~.cssibility, Lejgh Ann KinJUind Jeff 
lli.t:t..Ihc.E.ocky~Quntairl. Lan_d~lnst~ute~nuary_2008. 
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The Rental Housing Inspection Proaram. begun in 2007 has resulted in mandatory and...periodic reviews of rental 
RJ:QJ?erties within the City that has improved living conditions in these living quarters. The city continues to try to work 
with property owners and site managers to improve this older housing stock so that the neighborhoods in which they 
exist become more stable and viable. 

Starting in 2009 the City. beginning with new regulations for the downtown. began the implementation ol..d_e_sign 
standards within the City. These standards significantly raised the bar for development of commercial. office and 
residential developments. increasing the qualitv of materials used in these projects as well as requiring more detailed 
review of site planning. landscaQjn.q and other aspects of a site's design. To date. the City has adopted these new 
regulations for the Downtown. Rockwood. Multiple Family Residential and Commercial projects. 

The new design regulations most applicable to the Housing Policy are the 2010 multi-family standards. These 
regulations are implemented through a two track system under which a developer may choose to design a project 
using either standards or discretionary guidelines. The multi-family design standards apply to duplexes. three or 
more dwelling units on a single lot. residential facilities. elderly housing and the residential component of all mixed
use developments in residential Civic Neighborhood. Pleasant Valley. Soringwater and Corridor land use districts. 
With an emphasis on quality in design. these new standards make it unlikely that the city will face the issue of 
deteriorating materials or unattractive site..design in the future.. 

Centers 
Gresham has three key centers: the Downtown. the Civic Neighborhood. and Rockwood. Each has its own unique 
characteristics that could be captured in the following quote from the Brookings Institution that focuses on the 
importance of housing in core areas· 

Downtown housing orovides visible and tangible evidence of urban vitalilv that bas imoortant 0svchofoqical and 
economic impacts. 59 

Downtown 
In 1994 a Downtown Plan was adopted for Gresham. wilb_several revisions taking place. most recently in 2009 when 
tbe_n_ew_de.s.lqn standards were enacted. These revisions reflect the changing character of this area. This area of 
town is historic. expected to grow with dense and mixed-use developments and it will continue to be characterized by 
design standards that were put into place over the last few years These standards will only complement its historic 
character and add to the qualitv of design and materials expected of a core area of the city. It is served by transit 
and the MAX light Rail Line . 

.Lamely non-conforming older sinqleJamily detached dwelling have sold for below the citvwide median price in 
recently ye.ars.J?ut attached housinq_has sold for 29% over market. 50 Rents generally do not vary much over other 
city wide developments. but newer housing does command higher rents to the tune of 20% higher.s1 Developments 
reflect standards for transit orientation and often incorporate public-private partnerships to achieve the developments 
themselves 

Downtown development stalled between 2008 and 2012. this lack of development mostly being attributed to the 
recession. As noted earlier. development of housing in the Portland metropolitan area ha.s...re_cently experienced an 
l!Qlid. and it is possible that there may be some spillover to Gresham as a result In the future it is expected that 
development could be lower to mid-rise with lower parking ratios.s2 There are incentives that can be reviewed as part 
Qf_g__program to evaluate and promote these uses. These tools and incentives are discussed below 

~9 Eugenic L. Bircb.~o Liyes DotvniQJY!1? " Tbe Brookings Institution. NovembeL2005. p.ag_c L 
60 Johnson.R.cid..LLC,_Qp. Cit, page 5l, 
~lhid.~ote;_Ay_e_ragerents in thulmwtown and the City in g~ugh[y $0.90 peuquare foot. 
62 lbid, 
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Ci!.dc.Jiejghborhood 
The Civic Neighborhood that area of Gresham that encompasses Citv Hall and the Public Safety Building and a 
l.ar.ae residential/office .and commercial complex became its own center in 1995. Since then. it has become .a 
commercial. office and residential hub . .and the borne of a new Light Rail station the second centrally located light rail 
line in the neighborhood. 

Most residential has been built since 2000. with price taqs__at 42% higher than city averages and rents loqgjnqjn 
blqher than the citv wide .aver.ages.63 As with downtown. much of the development is the result of oublic-private 
p.artnershio.s. 

The Civic Neighborhood is well positioned for mixed use development. with all of its sub-districts allowing for these 
uses. Although much of the land has been developed. there is a Ia rae parcel available in the K-mart site on 
Burnside. at 13 5 acres. that would be a prime area should that shopping complex ever become available for 
redevelopment. Metro also owns several developable parcels. 

Rockwood 
Much of Rockwood's housing stock is older. dating from the 1960's or earlier. It does, however. serve .as .a center for 
.a Ia rae Hispanic population .and has .a higher concentration of lower cost housing and poverty (household income is 
18% lower than the rest of Gresham and 21 ,5% of the population is below the poverty Ieven than other .areas of the 
.city 64 In 2003. the citv designated much of this .area as .an Urban Renewal Area. 

The Rockwood Design Standards were implemented in 2011, and the City is currently reviewing the Central 
Rockwood plan to determine what is needed to .assist in the guidance of further developments in this area, 

Non-profit based affordable housing is concentrated in this area. with rental rates being lower than the citywide 
average.ss In addition to higher densitv housing. there are established single family detached neighborhoods that 
tvpically sell .at prices higher than the citvwide average,66 This tends to point to the idea that well maintained single 
family detached homes in Rockwood are appealing to homeowners that may be looking for single family homesJn 
established neighborhoods at a reasonable price, 

As the metropolitan area emerges from the recession. newer housing developments would be expected, The design 
standards adopted in 2011 will ensure quality site design and building construction. Additionally, the City's Rental 
Housing lnsoection Program has increased the livability of housing within the city and ensures the quality of rental 
units in Rockwood and elsewhere throughout the City.. 

The City continues to actively pursue the redevelopment of the Rockwood Triangle the site of the former Rockwood 
Fred Meyer. 

IV. SUMMARY 

The following represents summary findings of the demographic information trends and the key comoonents of the 
expected housing need for new dwelling units as found in Table 27 of this reoort These findings include: 

~b.id.,.,Aagc_S_6_. 
64!bid. a e 58. 
~ 
66 lhld,..p.age 59. 
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• An expectation that of the 10 400 new housing units built there will be a stronger emphasis on ownership 
housing. Projections note that about 62% need to be ownership units and 38% will be rentals The current 
supply of rental units will need to be absorbed because there are currently more available rentals. Also. as 
Gresham's pooulation ages ownership becomes more desirable. 

• The highest percentage of new units at 42% of the total will need to be single family detached homes. It is 
expected that 18% of all new ownership housing will be attached single family units (such as townhomes\. 

• It is expected that about 40% of all new units will be some form of attached housing These could be 
duplexes. triplexes. four-plexes or dmllimumi.ls in laraer multiple family complexes~ 

• Smaller multiple family developments (duplexes. triPlexes. four-olexes\ will make up 12% of the total units 
needed (ownership and rental); while roughly 25% will be in laraer complexes of five units or more. 

• Approximately 56% of rental units will be located in complexes of five units or greater. 

• There is a surolus of ownership housing between the pricerao.qe of $130.000- $270.000. 

• There will be a higher demand for housing in the Price ranges of $270.000 to $620 000 

• Approximately 4% of the needed units will be mobile homes. This figure remains relatively constant when 
c..oJDPared with current demand. 

• Like most cities. more rental housing at the lower monthly rental rates Oess than $620 per month) will be 
needed. Most will be owned by affordable housing providers. 

• There will likely be a need for both larger and smaller dwelling units. The laraer units will be needed by 
larger families !Gresham's generally laraer family size. immigrant and ethnic families) while the Millennia! 
generation and older residents may need and desire smaller dwellings. 

• Gresham could likely suPport ownership housing at higher price levels. perhaps in planned communities. 

• Rehabilitation and revitalization of older housing units will continue to be of high importance in Rockwood. 
the Downtown. and wherever older housing stock is located. 

• Mixed use areas that provide for amenities and services will be verv attractive to many resident populations. 

• Opportunities for living and working in close proximity to each other will become increasingly imoortant 

• Alternative housing such as accessory dwellings communal housing and very sma[Lapartments and homes 
will become more attractive 

• Good quality design and materials will continue to be an important component in the develoPment of new 
housing and the rehabilitation of existing housina. 

• The City's three core areas will continue to be areas of mixed-use development. with access to commercial 
services parks and other amenities. These areas will continue to emp~ze walkability and vitality in 
~ 
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V. J.NCENTIVES AND TOOLS 

The anticipation of housing needs of a community is complex. ever changing. and can present significant challenaes. 
but there are incentives and tools that a community can use that will help to steer choices. provide for guidance when 
making housing choices and provide for the best opportunities for incenting needed housing. 

These tools varv in the amount of staff time~d for implementation and some maymtkalli?l.O-P..ri.aN.fQr 
Gresham at this lime. but they do present options for consideration in both the near and long term. GeneraJ.I.'l._a 
combination of these tools may present the best opportunity for guiding the path of needed housing within Gresham. 
The following list presents some. but not all potential incentives and tools: 

1. An evaluation of permitted uses and densities. In general. Gresham does a solid job of providing for 
opportunities for different housing types. mixed uses. varying densities and parking requirements. The city 
could also consider phasing density requirements as long as guarantees were in place to ensure 
compliance in the future As we come out of the recession. it will be important to continue to monitor the 
effect of land use regulations and characteristics to ensure that Gresham is encouraging needed housinqjn 
appropriate locations. 

2. Opportunity mapping Opportunity mapping is often referred to a mechanism for creating neighborhoods. 
Pedestrian access. food access. parks. places of employment. health centers. senior centers. entertainment 
facilities and other amenities are mapped such that an evaluation of the ability of residents to access these 
uses is demonstrated. Washington County recently completed an Opportunity Mapping program that 
Gresham could use as a guide for a similar cit'{-wide effort. 

3. Streamlining of permits and fees. The city can evaluate if. in certain circumstances. it wishes to modify fees 
for desired tvpes of uses. As an example. some jurisdictions exempt features such as structured parking 
from project valuation costs so that develooers will have an incentive to propose such features. 

Although the citv already does a good job of processing development apPlications quickly. Gresham could 
investigate whether it wanted to provide templates for developers to use to have greater assurances that 
projects would be reviewed and approved with greater certainty. For example several years ago the City of 
Portland allowed for pre-approval of "skinny house· designs that adhered to pre-approved designs,_ 

Also. since the city's design standards..are..relalively new. it could consider developer/applicant traininaor 
assistance in project management when an applicant is new to these standards and guidelines. 

4. Public-private Partnerships. A joint effort by a local government and a developer can take many forms. For 
in.s.tance. the jurisdiction can assist owners in negotiating for the creation of larger parcels that are more 
conducive to development for all varieties of housin_q_d_eye]QpmenL 
If feasible. a citv can also consider reduced cost sales for Citv-owned parcels that can be used for an 
agreed upon housing type and design. Another tool is a land trust. Trusts can be used to promote 
ownership and could be done in partnership with non-profit providers or the city could set up its own 
prQqram. 

The city already is a partner with non-profit organizations in its review and allocation of CDBG/HOME 
entitlements each year. The City could become more proactive in joining with non-profit omanizations in 
site selection for potential CDBG/HOME projects in advance of each year's application cycle. 

Ihe__c_ity.J:.Q.Uid also investigate the possibility._Qf.applyinq for brownfield grants with private parties to 
determine if these funds could be used to _clean_ up sites for development or redevelopm.en.L 
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The City has already identified one catalyst site in the former Fred Meyer property in Rockwood. The City 
could choose to identitv other City-owned pmperties that could be the focus of future partnership.effQrts 
between the City and private developers or non-profit agencies. 

5. Oregon Main Street This program helos cities oraanize the revitalization of its main streets. It is gm!ly 
used in mixed use/commercial projects but can be of assistance in siting and promotingneeded housin<L 
Before the City were to investigate this program further. local business owners would need to agree that it 
would be in the best interest of the core areas to do so. 

6. Capital Improvements. The city has already invested in substantial capital improvements in its core areas. 
A continued review and evaluation of needed pedestrian and bike routes. parks access and improved 
streetscapes will only enhance livabilii¥.. 

7. Employer Assisted Housing lEAH). The University of Portland and other larger metropolitan area employers 
currently use an Employer Assisted Housing program to helo its employees by providing grants and loans 
for affordable housing for employees. Gresham could consider forming an EAH or working with larger city 
employers to encourage the formation of these programs. 

8. Tax Increment Financing (II f). This tool is used in urban renewal areas and is currently only available in 
Rockwood When an urban renewal area is established the tax base in that area is frozen with all future 
taxes being reserved for the urban renewal area alone. The City could consider if other parts of Gresham 
.are appropriate for TIE. · 

9. Metro's Transit Oriented Development ITOD) Program. This program is set up to stimulate development by 
the purchase of transit oriented easements, The TOO Program is designed to provide incentives. generally 
by the use of grants. 

10. Tax Abatement. These tools reduce property taxes for a given length of time, g~y ten years. Many of 
these proarams exempt all or part of a structure from taxes. 

11. Oregon Vertical Housing Development Zone IVHDZl Program. Gresham already has a district for this tool in 
the Downtown and the Civic Neighborhood. but other areas of the city could benefit from it. It is targeted to 
mixed-use projects and can be either used for new construction or rehabilitation. Qualifying projects can 
receive a partial oroperty tax exemption for a 1 0-year period. The City could also re-review the decision to 
opt out of the Transit Oriented Tax Exemption program when the Gresham's VHDZ program was adopted. 

12. Preservation and Stabilization. The City already considers gwD.lJlliLgrams for non-profit oraanizations that 
implement housing rehabilitation programs such as Mend-A-Home and Adapt-A-Home as part of the annual 
CDBG/HOME application process. The City can also continue its Housing Inspection Program to mandate 
upgrades to substandard properties. Another tool could be the use of outreach tools to neighborhoods to 
determine what area residents most wish to see as part of area and property improvements Other area 
jurisdictions such as Beaverton have successfully used neighborhood programs promoting property 
upgrades with those "most improved" being celebrated and recognized by city leaders. 
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Section 2. Volume 2, Policies, Section 10.600 is repealed and replaced with the following: 

1 0.600 HOUSING 

BACKGROUND 

Introduction 

In 2013, Cjty Counci l reco&!)jzing tb.at..ad.d~;.essjng bousjng issues is fundamental to the success ofGresham.its. 
Q..Y_eraU vitalitv and character. included the reyiew of Gresham's Housing Policy in its Council Work Plan. 

Although primarily developed as a residential communitv. Gresham is a full service citv that is committed to 
so.cialand...e.conomic deyelorurumt0?roviding its residentUYit!ut.Yarietv of am.e.nities_and services. It has. 
residential lands. a regional center. two town centerund industrial uses. Gresham isJildb.urth .. .most populous 
city in Oregon.andJ he second most populous cjtv in the Portland Metropolitan area As ofJyly l. 2012. 
Portlap<!..State University's Populati.o ente e tirnate Gresha.L ' lQpulation to..lle.l02.970. 

AnnexationsJl:om unincorporated Multnomah Co.untY in the 1980's accounted for much ofGU<sh.aiiLs gL<m1h 
during that time More recently,_newJ.aruls_haye_b_eeJLadde_d_to_thc Urban Growth Brum.dacy (UGBlthat.~ 
the potential for futuJ;e.Jrrowth in the Pleasant Valley. Kelley Creek Headwaters and Springwater at~as_, 

In 2000. l_~QO a_cres were added to the UGB directly south of Gresham. This area. Pleasant Valley. is expected 
to.acconuuQdate roughly 3200 dwellings in a mixture of single family. multi-family and mixed use 
.deYclopn1eots in the Gresham portion of this UGB expansion. In 2002. 222 acres of land easLofPieasant 
~lley.__an..areakn.o.wn..as..K.elJey_Creek Head:waters. ~as brougb.t.into the_ UGB. In 2009,_Cjty....Crutnc.i LapprQY¥d 
ii!ILUrl>.anization plan forth~. allowiogjt to be developed..IDt!La Low Densitv-7 designation (LDR-7). Since 
itbas..enyjronmental Clll,d_tnp_op;r_aphic_c.o.ns.trrullts. tbjs_Jiteajuxpe_cjed to=be~abJe_to be dex.eloped into 
M!oroximately 1 ~0 lots. 

In...2QQ2. the Springwater area. comprised_ofl15..0_actes tQ...the s®theast of Gresham. wasJ11clu.ded in thtil.GB.. 
lt js expected to largely,b..e de.v.eluped with employment and industtiaLu.s.e.L.Ap.pmximately 1600 residential 
uni ts are..planned for Springwater. most of them being single family detached homes in sloped areas west of 
lob.nson Creek. There will be an area of_tolY!Ih.~cl.ustered around the Springwater v illage Center. 

.G.resham~h.as been and continues to be a residential community that accommodates the full range o(housing 

.ty._p.es. ,.Since most easily de.Ycio)l~es.id!W,tiaLian.dl:t.as.al.r~ady_b_e_en built upon. until these recent additions to 
the.JJGB begin to experience new const ~;.uctioo,_it_is expected that most of Gresham 's .. new..rc.sidential growth 
:willtake place .. thr.ougluie.v.eluiDJlentand..r.~elupment_io.Downto.wn,_C.iYlc..Ne.ighborhood_audRoclili'oo.d 

are.as.. 

State and Metro Housing Requirements 

Metr.o...ao.d.Statc.IDde Planning Goa!JO and its Metro oJitan Housing Rule establish_tbe_statutor,y.Ji;am.ewo.rk 
within which Gresham irnplem_en~.Jhe..housing_ele~f i tsJand_u.~=.planning_program. 
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Sta tewide Planning Goall 0: Statewide Planning_Goal I 0 directs jlllisdi._ct iQns, .'~to_pmYi.de for the housing 
needs of the cil izens of the state." The..__Goal s.!fl!~s. thttt,~'buildable laods shall..b.eJnventoried and Plans shall 
,encoura~ the ayailability of adequate n.umbers Qf 11ee_dedJumsing units_at Qri«.e ranges and.Lent leycls which 
are commensmate with the flillluclaLcapalliJitLes QLQtegoo._bouseholds and allow for flexibm9'~of housing 
lo_cation tvpe and densitv." 

GrQs~am last completed Periodic Review of its ComQL~hensive Plan in 2QJM._At th!l_t time 1b s.tat~ 

Ftckoowledgci.th.a_t the Citv's plan and implemtiog,m_ea.s_ll[S:s_were consi~tent with . .tbe..te;;_q ukements of the 
S1atewide.EJ.anning Goal and adminis.iratLY.e...ruk.s .. 

Goal tO Metropolitan Housing Rule· In addition to the general requirements of the Goal the Citv must be in 
compliance with state administrative ru les pertaining to housing. The app l ica.bl~ a<;!r}! i_n!st~·atjve~rul~_is...QAR 

660--007--0000. Division 7. Metropolitan Housing. The rule requires that larger Portland_a.rea.il!risd igt_ions .s~r.e.h 
~Gresham~ 

• Provide the owr~nity for a net resid~dertsi.t~o.L..! 0 _I.JI}jts..ao acre with the opportunity for a 50-50 mix 
of attru;.he,d arl}Ldetached units67

• 

• .P.royide clear and objective approval standards for needed housing. These standards must..n.9Lh~¥YJhe ef(ect 
of discouraging needed housing through._![I!:_C~S.Qrgtple cost or deJa:/~ 

• Anply spes:.ifk.Jand use plan designations fouesidentiaLus.es. 
• Nnt.impose any restrictions on housing tenure that restricts the construction of either rental Qr,.QWner 

Qfgl!,Ri e.d housing. tmless such restriction is justified by an analysis of housing,.n_e.ed ac<;ordL'lg tQ te.!}_ur.e_m: 
otherwi~emonst:n®.Jb..at such..r:estrictipps.x.Qinp ly witiLORS 197.303 (a)_arui_ORS 197 490 

• ,kgn.ducLa....bui ldable residentiallauds.itlY..eJlto_r_Y--that documents the amount of btJildableJandJn each. 
rellilential plan designation. 

The Metro Regional Functional Plan CTitle 1) 

Iitle_Lcl_t~I:.Q..}\mctional Plan requires Metro are&U.u:is.<:lktiMs ... lO.JJllli.o.tain..or increase housin&--ca!laclli, 

In 2008. the Cey.c_oQducted _a HousingJ:ap,ACt~}'.Sjs_l:lPfl~~te_(J-lCAID..lo ... de_termin~tjtit r:_eJDa\_n.,_~_d_in 
compliance_wi.th.I.itle 1 requirements and plann~dJo liSe i_t as a baseline to evaluate futp re.j)_l_~nning proi.e.c,ts. 
This update finalized on Januarv 11. 20illl._fmin..d tba.t G.r.e.shallU:'las in compliao.Ge~h..Iitle 1 as of October I. 
2001 '(ith a capacitv of 17.741 addition.alunits...Yiith.inJhe City's 1994 boundary and.J..2.01 .. within....e.Leas..ant 
.Ya.Uey...foLaJ'.otaLo£20.944 dwellings. Stat1ing in late 2008. a deep national economic recession resulted in a 
substantial stall in new housin~Qn.stni«.tinn ... ,-e~~~~'ll::lP.YttQJb~,U, 2007 an_d la_!W.l!!..Y.3J,20 1) , tb~..C.i.!Y 
permitted only 603 new dweJlingJ!!!its .• .Qrpsham.:s c..e.main.ing..caR..aci~~:l}O~ 20,34.!. 

67 ln_Gresham'.s case, durin" its last Periodic Review in 2004 its land usc program provided the opuortunity for dl:.Yci.QJlJU@llll 
occur a~ a density of 14 5 units per acre and with a 62.5 • 37 5%<Lmix.Jll auacll.cl.Y_cJS_us _detas;_he_d uni_ts. 
68 Needed Housing is dc.lin_cdJn!Jh~ r.ule -~thO,lC housing_types determined to meel the nee9Jor h..QJJsing w.ilhin..an urlli!J:Lg[owtjl_ 
h.o.undary and..aJlllnicular pris;e range or rent levels. T)'p_es ofJlllusing included by,Jhe d..eiinitionin~lude attached and...dCLa.ched 
single-fmnijx bousing__andJUU.lt.iJ.amilY.ho.Liilll£ for bol h...owner...and.r~nter occupallCJ!: gov~nune!ll_u~si.sted housing; mobil~ 
home or marnriactun:.d...dw.ellin.g_palks;, man.u[ac.tur.cdJtomes o.n individual lots in addition to.JlillsU'lithi}l d~:~ig!)<ll_e_s! 
1nanuf~urcd dwell ing subdivisions.. 
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T he Metro R egional Functional Plan <Title 7) 

Iitle_] calls for villlmta•y affordable housing nrodu_c_tjo,JUoals to be adqpted by lo_c_aLg_overnmeJlt.S.Jlld 
assistance from local governments on reports on nr.o,gre.ss.Jowanis increasing,tM....si• ~affo.rdabJe housing. 

¥eJrojssued a revised version of its 2011 Regional In yen tory o.LB._e__g_u lated AffordableJ::Iousing on.Am:iU2_, 
2Q..J2. At that time. Gresham was noted as haying 2165 re.gulated_affordable~units . ..As~~- o · t CQITI a rison, 
B_eayerton was noted as having 619 regulare.d.J:Iffordable liD its. Hillsboro bad 2 195. vancouyer bad 3278 and 
Portland 19953. 

Housing Oppor tunities 

Housin~eds are shape_d by the charac.teristics of a cjtv's cunent and expecte_d R.QJ21Jlation. Gresham. like 
man_y__c_ommunities in the United States is e.xperiencing a shift in the make-up_ofjts-i2Q!2!Jlatio..n._relatingJ;Q 
overall .. diversitv. family size. the age of its residents and the changing housing__options_oUtilitizeJJs, 

£.opulation Char_acter.i£tic_s . 

After expe_t.;i.Mcing an oyer 32% surge in population..between.j220 and 2000. Gresham experienced a mote 
mo.derate growth rate of 17% between..2QO..o....and 20 I 0. Between I 990 and 20 I 0. Gresham also experienced 
changes..i~emographic . 

.G.r.esham..has.he.c~a more diverse citv. In 1990 93 8% of Gresham's popul.at.i.oJLc.harru<te.tize.dltsclf.as 
White. That percentage decreased to 76% in..2fll.O. In I 990 persons identifYingJhe.mse~s as Asian madli!.p 
2.7% of the RO,pulation. while in 2010. that segment ofthe RQRulat.io.n.jucreased.Jo5Jl%. Eyen more significant 
is the increase of persons identifying themselyes as.Hi..wlloic/Latino. In 1990. 3.3j1,_oi.the__population was 
Hispanic/_J,atino with that percentage iocreas,ingJo 18.9% in..2.!U.Q .. 

The hou.slng needs ofthose persons identifx.W,g them§ely_es,a.s Asian or Hispaniclk!tjn_o_can have an e.ffe.Qt.Qn 
Gresham's housing needs as these,t\.yg pp_pula}i_gp,g[QY.JlS • .tend to have larger families. The larg~sL~er of 
Hisp..anic persons is found in Rockwood. followed by the Central City neighborhood. The Asian population is 
mor.e..s..c.atte.r.ed.Jhtougb.Qut the Citv. but there is somewhat of a concentration in the Wilke.s_East neighborhood, 

Gresham'sjnunigrant population has also continued tQgrow Foreign-born personliQIDJlrised 13% of 
Gresham's r~~lllpopulation in 2000. but that iocre~toJ..Z.o/Jl..{WLlh~_fu.IIOl'ii.!!&J.eo years. Imm igrants 
t¥-..Ri¥allx have fam ily sizes that are l ar_g~J~-!l-..!he rest of the J1Qpulation in Gr~(3.8 petSQDS....P.-K housebold 
vs . .2...62...persons ~r householdJn..2.0 I 0) and lower ho.YAehoklin.c.ornes than non-immigrnn.Lfamilies. 
@J:mmx.i.lnateJ.y...$3.8.,0.00 vs ~$41.0QQJn.2D.lOJ.Jhi..s...c..umb.inati.on..ofla_rger faro i ly size a.rulsma ller income ca us.e.s 
constraints i!Lthe..bQusing choices oftheseJmmigrant.families. Although 47% ofGr.e.shanL.s...o.v.erallrumulation 
is considered.r.eo1ers. 53% ofthe immigrant popy latjon fall into that categmy 

.Othex_demographics to consider wben_cxaminingJlousing ncj,)d is the overall pa_ttcmin_ tile ave._ragy__,age of 
Gresham 's population and the_n_erc..entage uf.c.hildr.en and oldeudults . .Ib.e.s.e. chaalcteristics..have a dir.ect 
irnoac.t_on_housing_becaJJSe different age_groups have different housing needs arulorefereiKe~~eeds 
cltaoge over the c.otu:se of time as people mat11re,..start.careers and families, become "emp_ty_nesteiS.:..and_r_~ 
from_the workforce, 
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Ge_.ner<~_Hy_, Gresham 's J2Qplliruilln__is__aging.___ln_19__20, the~jan age of a City resident was 32.3 years. By_ 201Q 
that had chaoged to 33 .6_::i-ears. Simi larly, GreshanLexperienced an increase in the percentage of persons over 
tk_age_Qf__65 In 1290,__1 Q.Q%_of._tlle J2QJ?J.llation was over 65. by 20 I 0. that had incre_as~tuO 7.% .. Housiug 
needs of an oldeJ:.p.opulation are generally include a desire for sm.alls:r. one-level housing dcsigrlLand.Jb~ 
potential to make the dwelling accessible. 

Despite the fact that Gresham's population is general ly aging. there is sti ll a large percentage of persons under 
the age of 18 In 20 I 0 26 4% of the pooulation fell within that demographic. People under the_ age QfJ 8 ale 
ge11eraliy still living in family settings which require larger accommodations and more bedrooms. The highe_st 
concentration of persons under the age of 18 was found in the Rockwood neighborhood. 

Another factor that can be a determinant of housing choice is educational attainment. The.re is_genera lly=?, 
cmrelation between educational attainment and income· R@ple with lower incomes have fewer hou~g_Qp..ti..o.O.S. 
In Gresham in 2010. 84.5% of residents had obtained a high school education m higher: 18.4% of the RQpulation_ 
had obtained at least a Bachelor's degree. The percentage of persons b.cidiog a Bachelor' s degree stayed steady 
between 2000_aruL2.QlO~ 

EmpJQyment status and hmts.eh.cldJ ncome ace two of the more critical components governing housing choice. 
In 20 I 0. roughly I 0% of Gresham's population was considered unemployed,Jhis.ligure being__ilightl_y_higb.er 
than other communities in the Portland metropolitan area. HoweveJ;Jbe median income of a Gresham 
llQu.sehold was $47.164. this being roughly the same asJbe average household income in the Citv of Portland. 

Gresham residents tended to have higher percentages offamilies living below the pove1ty level and also a higher 
percentage offamilies with children under the age of 18 living below the povertv level. The highest rate of 
persons living below the federal povertY standard is found in three census tracts within the Rockwood 
~ghborho_o_d 1 Persons and families living below the povetty ~ave few housing options and often must 
accept accommodations that do not meet their needs Not only does this present challenges in housing,JmtJt 
also reflects the challenge that Gresham has in the arena of the orovision of public services. 

H-ousehold size h_as a djrect c_p_~ction to the ty12e of housing~eded_!JJt_a_fam_ily_,_)~_a_rg~t-_f~milie.£-.nrefer homes 
with more_be!lmoms, W most multi-family rental units do noLtypic.ally_hay_e mauy three Qr more bedroom units. 
_Between 1990 and 2010. Gresham's populatiQn showed an increa_s.e.jnJloo~_h_o_M~.Jhis trend being_cQntnuy 
to that seen in the Portland metropolitan area. the state and Multnomah Countv. all of which experienced small 
9ecreases in household size. Gresham's growing percentage of Asian. Hispanic and immigrant famil~s. 
generally have larger families than that of the rest of the population. and that could partially explai~..Jh_~ 
overa ll average is increasing. 

Anillber categoty__oUlous.ing ne_ed iU!l~cial need b.Qus.ing that__c_anJn~Ju_de _s~nio.!:&Jilixsica lly__and_!ll.eutallx 

disabled p~,~~gns. asy@l as female beaded hous.clmldLihese_iDcJividuals and families often b~IQ.w.er 
j!)comes. can need supportive services. may need to be near transit because they do not operate or own motor 
yehicles and they may also require specific adjustments to their housing un its to accommodate their disabilities. 

ln 2010 21 3%_oLGresham.'_s_RQpulation was over the age of65, a ru-r.ce.otagelh.aLw.lls~nera_ljy_sjmilar.JQ__Q_th_er 
jurisdictions. in the !l.ortland.M~tmpolitan area. However.JM..percentage ofd isa.bkd_persQns. estimated as 
) 6.5% Q[the__!2Qpulation. was higher than other jurisdictions reviewed. 

~ Pove!JY information is not available at the Neigtili.orho..<lli..kyd 
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lliru.s..ing TQJ1_ure 

The term " hous ing tenure" refers to whether a household owns or nm.ts its dwelling .. In 20 I 0, 52.5% of 
.Gr.e.sbam's ho.using units were owner occupied. this representing a decline from 1990 when 58.4% of units were 
owned During the 1990's anclearlier. many new multi- family developments were constructed in Gresham and 
this can ac.ooJJnLfor pmt oftbe_shift in hous ing tenure. Also. the economic ~QILthat beganj n 2008 forced 

many people tu_sell homes the:Lc.Q.u]dJIDJ o.nger afford or caused them to rent them out w hile they.JQund__Q_th.e.r 
accommodations. This was als_o a contributing factor to the decline in home ownruhip_._ 

Home Ownership 

In f Q I 0. the most COIDJD.On tvpe of ownex.sbipJwusing was the single family detached home with single family 

.attached housing running a distant second. Although.tMr.e~..ro.ughly 1700 condominiums in the City in 
2010 this information suggests that most units were being used as rentals. The Gresharo Butte neighborhood. 

an..are.a of largely single family homes...had the largest percentage of ownership homes. with Central City, an 

.a.n<aJh&.t has....s..een recent multi- famjly~Jopment being the lowest. 

Gresham housing prices rose through 2008. and then saw a decline brought on byJhe...economic recession that 

began in that same year. Gresham's,fQreclosure rate. at 7.1% in August of2012 was a full ruru;entag~ 
higher than that found in Pmtland. Those homeowners experiencing negative equitv (or homes characterizcl.as. 
.heing "underwater") tended to hold_oif on selling their homes until they.cmiJ.d.J·ec.ejye_•t they found to be a 

fair asking price. This also created a stall in the market. 

Housing prices in Gresham haye continued to remain lower than those in other parts of t~land 

MetmllQ.(.itan area in recent years. In 2912Jhe median price of a single family home i!LG.lll.sh.am was_$190.000 
while the median mice in the Portland Metropolitan area was $227.000. As the ~ntire region recovers from the 

clfe.cts .ofJM...2.D.Q&2012_recession. housing prices will continue to rise. and those. homeowners experiencing 
foreclosure and negative equity will de~ 

Rental Housing 

lliu:.ingJhe time period between 1980..Jlllil 2000. multi-family construction swelled in the Portland Metropolitan 
area and within Gresham._Ait.hrulgh this trend slowed after 2000 and eveotualiY...b.alterl during the economic 

recession that started in 2008. Gresham was left with an..ample SJtBP!~f multi-family housing un itsJe~_eJX 
from the recession.i.s..e.xpected to bring a gradual return of mu.l.tkfu_mLly..QilllStruction projects to Gresham. 

In 2010. 47.5% ofGresbam's ruwulatign ~.lliu:a9terized themselves as renters with 75% of that population being 
housed in larger multi- family complexes, Rental price rates can vary drastically depending on the size of the 

.unit and the nature _of.the c.QIDplex in which it is located but the averaguent for a two bedroom unit in a large 

multi- family_QQffiplex in east Multnomah County during2012 w.as.$785 ? _RockwoJllLhas.,b_y far, the highest 

number of rental units. but Central Cjty ha§Jl_)tig~ ner_c..entage due tQJb~~:all smaller number of housing 
units available. The rental vacancy rate in Gresham was estim~ed_at a low 4,2% in December of 20 1 2~ 

2 This information is only ayailable_fur..E.astMultnomah County, 
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Affordabl~sing 

,Jn_20J L-Or~j~ham.. Portland and Multnomah Count)( prepare_d_tbe 2011-201 6 Consolidated_.fl~he 
Consolidated Plan is...a_doc_ument required by the U.S. Depattment of Housing and llihan DevelopJnent (HUD) 
t.!:Jat outlines strategies around the provision of decent and.suitable housing along with tactics for in..c.r_easing 
economic deyej~rment. G_~_s.luun's land use program cla~barriers to the develoPJil¥11Lof a!ly__typ_e___cl 

affordl}l;>le _housiogjn ac_cordance with State and Federallaws._ 

Ih~_Consolidated Plan dejj_ne.s affordable housing as hQusin_~an___h_e_a_tt.aiJJ.e.d hY.Rersons or farnilie.s_w_ith 
i_nc_omes at or below 60% of.median fami ly income. with the_HUD standard for atiordabi litv being__that 
households should not pay more than 30% o_igrnss__in~m__e towards rent and uti li ties. Mecting these criteria can 
be challenging for many lower income famiiie_s_, 

Gresham. like most cities. faces a challenge in its affordable housing sup_pl_y.__E_w)Jltough Gresham is a_Federal 
Entitlement jurisdiction and receives Communi!y____.l2_e_v_clQpment Block Grant.(CDBG)_and HOME funds. it does 
not have the resources to address the scope ofthe___n_eed,...Nllicprofit housing__p_r_oviders such as Home Forward, 
own roughly 2100 affordable housingJJ.Djjs within Gr.esb.run. this being roughly 13% of the Citv's rental housing 
stock. Gresham also has housingtbatJlllSJ2ecome unintentionally affordable tq_lQ'wer _income households 
because it is comprised ofolder__deteriorated housing stock can be unattractw_QLeven unsafe and therefo~ 
.cmnmand lower rental prices. This has been..arumgolog issue for the City. 

Current Housing Needs 

.t\n_aJJEJ)'sis Q[Q!lill)ntJlOusing needs bas to evaluate SUR.PJY?ncLd.eO)IDld. This analysis includ~s.sJilllnilim 

fl,b<qtLt the a!nount of income families spend on housing. with lower iQcome households attempting to spend no 
more than 30% of their income on housing. while those in higher income brackets generally pay _a_ decreasing 
~hare.of.income_,gen.er.ally around 20%, 

lD 2012_J.uost detagl}ed single famil:xJlo.mes fell in the $190.000 to $27..Q.009 pric_e..lilllge. with the lowest 
munber of.units.fallingjn the C(a_te~y,_gf1.fwS¥-Priced at over $71 O,_Q_O__Q,_____MQ_st.si_ngle fami ly attached units fall_ 
in the $130 000 to $270.000 range. Most rental units_ar_e_price.d between $620 - $1060 per Jn.ontl!, wit)J.little 
availabilitv below $620 per month or over $2140 p_er m__onth, 

0resham,__l_iliun_os_t_c_it~,___b_as an ongoing need for housing in the lower m:ic.u.anges and at the lower rental 
t:ares.__Hww er .. a ne.ed..fur higher price range ownership housing (bsl,twe~n--d~,J4Q,Q_OJ)_and $620.000) was also 
found to be demonstrated, This it:~WS<t4:_s that .SQ11l.~J:J.igher income households are not choosing to spend 20% on 
J~Q_JJ_S_ffig or they are unable.JQ.f!Jld.h.oJ.J.sing at desired higher price ranges 

Housing Trends 

Gresham's changing demographic wi ll continue to shape its housing_needs _in the future There are several 
aspects of these changing characteristics that need to be cons.ideredJ.hese trends include: 

Migration: 
J'v1 igration (domestic a_nd international) a_c__c_mmted for less than half of OregQlU.p.Ql~ulatLon increa.s~e QY.er the last 
de~<.ade. butis__J)xpected to increase to_about two-thirc!s oflbe S_tate's growth over the next ten veacs~ lJ! 

Gresham. immigrants (those m igratinginteo:mticmallx) are a gro.Ydog_p___Qill!-lation with that segment Q~ th~ 
pollli]ation increasing from 13% in 2000 to 16 6% in 201Q. ltnmigrant hQllseholds..generall y have larger 
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household sizc_s. lower incomes,J~nd tend to rent. The.x-aJ~o t~ to live in p_mximitY...t<LeJtclulllw ... JlJJ.d, 

e.specially in the..xase of those ofHis_panic_or.Latino origin,jjvejn multi-generational houficholds.. 

Eor many years,Jhe tendency in Unite_d_S_ta.t_es_coromunities wa_!) th_e exiting of residents from urban areas to 
more exurban..areas where larger homes onJar e lots may have been more readily available. There has been a 
reyerS,f11 of this trend sioc.eJhe 1990.'.s'=v.:,ith.the_re.Yitalization of urban centers commute times to jobs from more 
~ote.areas becomingle.ss.Jksir.able. and overalLcitY...crime rates declining. 

;e.eoplc are sta1ting to gravit;ite to urban centers and urbanized suburbs. Over the last tw.enty~ea(s Gte.sha~ 

!!JligheLp.opu lation gro..wth than that of the Cjty ofPortland: a 54.5% increase as compared to 34 5% Gresham 
has ... lliban..aroenities. mixed use neighborhoods. man_y=walkable areas and good transit.smic..e.._Ih.isjs 
J:WticularlyJIJ.!e jn Downtown. Civic Neighborbo.Q.d.llnd . .fu2.«.kwoo_d, 

Household size~ 

Decreasing household size has been a trend in the_U.nited States for a number_ofY-eJU:S..,....{J.~;e.sbam 's bgu_seh_ol9 
size,how.eyer • ..has...seen a slight but steady upwardJrend ... o:~eLthe last twenty years bis bein at l east partially 
.explained by__the._growing Latino!Hispanic..and...o.theLeth.njc communities. Altno.ugh_imroigrant families_ tend to 
conform to)Jational ayerages within ro__ug~eneration,jtjs_e.xp__e_cted that the immigtant_popu lationJn 
G.msham will continue to grow. withJlousehoJd..§.ize.AQ.J.d.imuie_ady over the next decade and beyond . 

.Generational Shi fts: 
::fWre. ac.e__two large pgpulation cohorts thaur..e...infl.\J.en.cing housing needs because of the demographic chan~te.s. 

1hey...ttigger. the Baby Boomers a_od_G..eMraiion Y (a lso known as the Millennia! Generation), 

Baby Boomers are those persons born between 1947 and 1965. This gener.ation has largely preferred 
hom<{owny,rshjp. is living longeund shows a..te.nd.e.ncy__tQ____want..1QJ!ge in place t:atilllU!ummoyingjnto retirement 
communities upon leaving the workfQ[ce. Boomers want t.Qs1ay independent by ooting for singlejevel housing, 
P.refer toJiv.e_in mixed use. walkable ac.eas .... anclare..ID.l.lingJo.J.ive in multi-generational homes accessory 
d.welliogs_ smal l neigh.b_orhood d~vel.opm.ents.J>rJnno.v..ati~~g~type housing, 
JjJe larger homes thaLwere preferred by this generatjon may not be affordable or desired by the next age coho.rt, 
Gene.ration. X (those born from 1965 toJ.he early.,l28_0.:,S}.._and these homes rna entuaJ.lv,..b_e~w.r.c.hased by 
imlJligrant households needing larger accommodations... 

p _cnxration Yare those p..erson.s bo.rnjj;_om,_the el\clY.l2.8Q'sJntQtb..e...e.arly __ 2.0_Q_O.:,S, G.ene.ration Y...iuompriscd..of 
,rnygbly 83 millimtpeople who_are..fa.c.ing__diminished job o~mortun ities. bigh college debt anclh igh_e~ 

costs. Tb i§,generation tends to find smaller housing..types acceptable and delay beginning families. Due to 
limite(ec,o)lomic prospects. a need for mobilitv in a changin£LLob markeLand_a cautigow;y..auproacb to 
h_omeownershin thi_s_generation tends to...re.ntlonget..Jhe vas_t..rnajo.r.i.tx, of this ~JJ-~ion_wishes JoJ(v_e_i_n core 
£1tea_s,,but often cannot afford prices in largeLC:.ities. Walkability. access to transl?ortatio.IUecy,ic.e.s...an~ 
amenitie.s_are_v_CL-xJmportant. Gresham's availabilitv of mixed-use neighborboods. rental housin&-aod.Jllore 
affurdable,homes can be attractive t<LGeneration Y. 

1--;foJtsing Needs Prnjections_ 
Usj_ng a Metro-basc_d growth rate of I . 2~,itis_cxpeJ:tq9.,.tiJaLGres.b~lll..Will grmv_by approxim.at~.000 

_r:.esidents in rougbly lOAO_Q.o..ew households.bv.2032 . .J.tis_S<XPected that. since old_er_QQp.ulations grav.itattlo. 
homexo.wnersbip.Jbis..hou.sin _wi1Lincrease....fi:o.m.j1j%_in.20.10 to 51.2% in2032. To acllie~thi.ue· 
balancing of homeowner and rental housing,ilis....expe_cle_d tbatJnor_e_new owner.shlo...re.sidences wUI _be desired, 
mostly..,.sj uglx..family dwellings. 
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_Usi1:_1g ~!lJ.l.na l~s_is ba.s_ed upon_tbe exQected age a.nd i~gm¥-.leye ls of the population iu.2.Q.32, an exce.swrnjtsjn 
tbe tJ30,,000 to $21fi.QJ)_Q_ptice..tanills QXBe.c.ted On the other hand there is a substa.n1i.ai~Q in the hQlLS.ing 
j~entq~:y_ for ~ome_s_in..the_$2]_Q,.O.O_Q,,t..Q •. $ .. 62..0.000 orice range These potential homebuyers may wish ..ta...trad.e_up 
but may not be able to find housing in the noted mice range. It is expected ther.e "Yill _be a surplus...of_tental 
ho.us.ing in the...$620..= $870 per month orice....band. but. as witlunos.t_communities, a contin.ued..ne_ed..fuueJttals...at 
the lower price ranges. 

Economic Dcyclonment 

When people both live .and WQrlUtuLc.o.mmuni!y,...th_ey_tend t<? ~end more time and .. money thece~Thi£..nQt only 
incr.ea~es the amount of reY.eiUle experienced b'Lth.e...c..omm\llli.ty_.J:rutaiJQWS its residents.Jo mruntain a much 
.rnill5Ulire.c .. LconM~tjonJo their citi.e.s..and neighborhoo{ls_. Having an employmen_t ba.se that matches th.e..needs of 
its workfqr~~ is<! Qreferred situatiQIJ., buLone that is difflcu!t for man. c mmunit.i.csJQ achieve 

Gresham histgJicaUy h..a.s. and continues tQbe a residentialcity~ In 20 I 0. 17% of Gresbarn...re_iliien_ts were 
£:.mplpyed in Gresham and Gresham residents tend, therefore, toJJave a slightly longeu;ommute time than..those 
,o(Qther..£.ottl..al}d Metropolitan are.a_juris..dicJions. It is a]sQestimaJedJhat.mughly..26.,000 people commute into 
Gresham for their jobs. Traveling longer distances between home and worjti~k~ y£__tim_e. can create stress and 
impacts the infrastructure and the environment. 

Onc~_committc_d tQ.a .. place Q[c<llid...cmc..e._n_e.ighb..QJJ1.Q..Qd...QI.S .. ch..ooJd.istrict, people often want to..frnd....employrneJlt 
within a reasonabJe distance ofthejffiQJn.e. Gresham alre.ady~a l !Q..ws mixed us.es_in_its..cor~ are.as aud.,lhis 
promotes the abilitv to live near a Rln!~J<rolleS,idem<.e....,.Oualitv housing and neighborhoods draw ru<_ople) o a <;-ity_._ 
In h1rn. those people can be instrumental in creating new bus inesses and jobs that are economic ddyers, 
Gresham wi ll continue to oromote higiLqualitv single family multi-family and mixed use proi£¥ts th~i~ 
the needs of its residents, 

On a smaller scale. Gresham could also reyieYU!s.lillme occupation regulations and access01y dwelliog 
reguireme.n.ts and.ruufo_rm..JJn..anuly_sjs...Q[ potentiaUnc .. e.ntiyes for more workforce housing. All of these could 
serve to allow for more alteniative housing tvpes, 

Mmo estimates that area job.._gr_QW.th is expected..ro....occur..in the infonnation, busin.es.s_ financial seryices, 
education and health care fields over the next twentv years Gresba~continue to work oru.mSJ.u:ingJba.t 
much of this growth is located withiiLGLesham such that t@jobs to housing ratio is much more balang,e.cl. 

Livability 

Cities_are llSH!Ill~ charactet:ize.d..as~yab le" iflhey are pedestrian_-...friendly have..stronMite....and ... l:luilding_rles.ign 
stand..atAs~ and ensure..thatresidents ha~re11d..x access to amenities.__serYices and transnoctation. Generally, a 
mix ofhousing,typcs and non-residential uses creates more cOmplete and livable neighborhood.. ~eighb_orhoo9~ 
.and.n.ejghborhood identity becomes more discernable. wjth residents ofteJl_choosing to remain in at.e.il:i whet:e 
they are abk..t<Ltransition..intp .different liyi!lg_acco_mmp_d.a.tions throughout their lives 

1It2009. the ~gan to...impkJnentation of d~gn..standat;,ds wbic.h..significan.tluaL~edJhc bar..fu.r...t.he__d..e..sign 
of and materials_uscd in new construction. l:o date, design standacd .. s have been ado Jted for.Jhe...Downtown, the 
RQckwood Design District. and commercial development in Jhc CorridoLDistriets. 
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;rhc Multi-Family Res.idential...stlndards became effectiye in 201 0 and consist of a two track systemJ>y which _a 
deyeloper may choose desirournndards or djscretionarv guidelines. These standards apply to multi~Jamilx 
Q.evelopments and the n~sidential comRQJJents q_( development§ consisting of three or more_units_iruillJ:e_llikntial 
.districts. the Civic~ghborhood. Pleasant Valley. Springwater. the Corridor districts and all..d.uple~lng 
constr:uc_te_clin..the..D~. _Ihe£e..ne.w_standau:Js_eJJsure.Jbat th.e_Git)CsJJ.mi.s.ing will ll€LOiJJigl:Lguality design 
.and materials. 

Rehnbilitatjon/Reyjtalization 

Like many other comm~,___Gre.sham.has.J~challe.nge oLan_aging housing stock. Maiotaining_a[LQJ.der 
hoysing stoclu;an._be problematic_b_e_C&I.S!Lolder_oroperties may not conform to current codes. the_y_mayJackJbe 
amenities o(newer facilities can be unattractiye__aruluns.a;f¥,__qr__lli; (2¥J:Ceived to be unsaf.<t.. 

,In..D,.ecember of 2007, tb_e_City began a 1nandatq~e.Q.!al H_ousing Inspection P(qgraJll thathas increJ\.S.e.dJ.b..e 
llealth of these units and improxedJiY.ing conditions for their re_sidents. The City is expectedJq_continttc this 
program and also continue to work witlLor.oo.ertY- owners and site managers so thatbou.sing unitsin.Jlle.m 
p~CO!IJ.e .. s_afer and more stable~ 

Through its Community_}kv.ila.lization Pro.ru:.am the Citv aJ,£ooartners with non-profit_p.J,gaoj ;~;atjQ.n s proY.iding 
housing r~habilitation services such as Mend-A-Home and Adapt-A-Home. These programs enhance propertie~ 
that.haYe be_come deteriorated so residents can stay in their homes as they experience physical and other 
J.imitations il:u~elationship to housing accommodations. 

Through its Design Standards. all new multi- family dwellings will need to conform to cnrrent starlilln:ds_ .. 
Cett{lin i~nRrovements oroposed to existing multi-family residences will also be required to adhere to these new 
standards. These reguirements_will.@ly.f.ytllw enhan~ thes~dey~I,o~nts~JlJ_aklgg,tbem more liyable and 
.attra ctiY.e. 

IUs often more cost effective and suslainable_to_mainta~_ting housjng_stockjfjti§..:.Liable and can be 
lll~graded to becqrne_m<rnLC..onfonning wjtb c_urr.e.oU tan..d_ards. This can also translateJnto..n!:tighhorh.ood 
s.tability when current residents are~sa~~~_b,_eir liviog£onditions &nd chqose to stay within a given area 
an.d..illppott its businesses and services. The=City_,can..consider programs to beJpjn.c.entproperty owners to._s_Q@.d 
JllQLe time and resources in the upkeep oftheic RCOp_~aru:lc.cmtinu_tlQ work :with Code EnforcemenlandJhe_ 
Rental !:!oosingJ_ns_JlWi.on..Emgram as site violation..a.re._n:p_orted.. 

City Roles 

Gresham has...m.a.de a strong investmenLin_its_fittureJlQIJsin.g._by..its...dedi!&tiQJLtn..irn.Pmving existing rental 
housing stQc.ke¥ons.tru_cting and olanningJ.o..co.ns.tOJclcapital improvement pmjects in key ar_eas'=ensuringJhat 
ne:w.housing.is_deyelo ed usin both attractive_ design and dura.ble...materials_au<lGJJ1Qhasizing mixed..u.s.e 
dex_~gpment in i_ts. core areas. 

As a Federal Entitlement cJLmrn.uni __ es...annual CDBG and HOME monies throu 
c.om.Jletiti ve evaluation process. The City_can considex becoming more (1(Q_aC_tiye and .. cQordinate with potential 
app,licants early in the process so that applications submitted can be mutually beneficial to.Jhe agglicants_andlh.e 
Cjtv, In addition. partnerships thatw_e.re_formedJlS.Jl.l:eSulLoDhe_City's Se.ction I 08 loan gap_fioaucing for 
Human Solutions' Rockwood...B_tJild~c~ould b..uo.nsid.cred to be expanded. 
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As Gresham moycs forward in its refi nement of housingopportunities. it wi l lc..olili!JJ~O deve l on._ it~ 

partnerships wilh.Jh.e.private sectm: review and re-eva lu_att<..ils. permittin ~q2LOC_e_s.sqs,__e.xam i n~_ grQgratiJS that 
!evitalize its. mb.a.Q..P}~Jlters., inv..es.tigate financialand ta.xit1c~.~ue to invest j ~1 c~pita! Lmprove~n.t.s. 

that enhaocuesidential and mixed-use developments. and look to more p.rQgrams thatgromote the rehabilitatioll 
9f its existing housing~c.k.. 

Summary oflss_u.cs 

l . GreshamJs characterized by residsmtial land£ _aj'egional centeJ'. two !Q..~CS!n.ters and ind.ustrialJ.ands.. 
2. .Gresham will co.nt.in.u.e...to...ses: moderat~ pppulation.gt<lli1h.. 
3. Gresham's population dcmogrnphicis changing It i:t.b.e.c_oming older and more diverse with an 

increasing immi grant pmwlation. 
4. Gresham's averagehQ1t£eh.oldrsize_has increase.d, 
5. Gresham and the ce;;.toJtbe.£.Q.ttland _M.~Kt1JlpOlitan .area will fee(Jhe ~ff.ect ofjh~ho~1eeds of.th.e 

Baby Boomer and Generation..Y, twolarg!LJ1Q.pl!lation cohorts. 
6. Gresham_pl·oyides its residents with the full spectruntof housing choices, 
7. ~J.eatLvc ho11sing types s_ucluls__cottag,e.Jkyclup.ments and ac.cess_Qt:Y dw..ellings can be attractlve to ~nanx 

Qre!:!ham residents. 
8. ~~wnership and rental housing market offers reasonably priced homes. 
9. Gresham has experienced an increase in the percentage of rental units. but that trend is ex~~~d_tQ 

re.Yerse_oyer__by...2.Q.32_, 
l 0. Illi:re is an~Lw.ilLQQntinue_tQ_be a demandJotl.o~er.cost rentalhousinz,. 
11 . Jb..ere ,is and will contillllexto~be a gap in the market for homes in the mid to higb.eL.price ran ill@,_ 

12 . .G.re.shan1 . ..te£Og:n izesJh~--¥QDJle.mion between quality housing and economic development. 
13. Q~_IU_ r~dents have a s!jghtly longer commute t ime than other P01tland Metropolitan area residents. 
14. MixeJlus~_d.e.ve.illpments. live-work units and other creative housing tvpes can decrease commute time. 
15. Rehabilitation ofthe exis.ting..aging..ho.u.sing..s.t..<K:k.JJeeds to be evaluated. 
16. I he ~j_ty's Pesign Stand.ar.ds..e.nsuLeJJualitv new multi-famiJ:Lsjt~des.ign and building QQ.nstruction~ 

17 . . Gr~lb~JJ:Lbas both intentional affordable housing units and those that haye become unintentionally 
,a..ffur.dable because their condition commands lower rentaLprkes. 

18. Li.Y.able cities provide for ready access to amenities 
19. Ih~ is a Federal Entitw.m.enLcillillllll11itv and allocates CDBG and HOME funds on an annual basis. 
20. Ibe City~has a .@Ige arra:Lofoptions to consider if it chooses to expandits..partnerships with housing 

ru:ovid~rs, 

G.OALS. POLICIES AND.ACTT.ON MEASU~ES. 

The Comprchcnsjye Plan include.s.. defi nitions of_ Goals~ Policies and Action Measures._Ihes_e__are_; 

Goa(· A_ gc;:neral_statement indic..a.ting a desired end. or the direction the City wi ll follow to achieve that end. 

_pglicy: A..statement identify ing Gresham's position and a definitive course o.faction . Policies ar_e_mo!'e~sp_ecific 

than goals. They ofte11.kientify the Cit)llposition in regatd..t.o..implementing goals . .J.::lowey_er~ !:bey are.noUhe 
onLx_actions thc .Cjty can take to .accomplish goa ls~ 
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Action Measures: An acti01uneasure is a statement that outliu.esJLspecific City ru:Qject or standard. which. if 
~xec.uted. wou ld im_olement goals _?ruipolicies. Action measures als_o_rcler_!Q__sp.e_c_i.fu;_RJ;Qj~c.ts.....sJ.anda.tds or 

co_urses of action the Citv desires other jurisdictions to take in regard trLsp,ecjf!.CJssues. These statements can 
also define the relationship the Ci!Y desires to have with other imisdictions and agencies in implementing 
~ommehensive Plan goals andpolicies. 

ijousing_Qpportunities Goal 

Gresham will have__q_full range ofqua/itv housing for its current and future re.sidfmlS... 

.!:ImJ.s.ing Opportunities Poljcje_s. 

1. Provide a full range of housing types and s izes that reflect the needs Gresham's citizens through all life 

.stages and circums.tanc.es.. 
2. Suppmt the development of hou.sing.Jbat reflects the__sguare footage and number of b_edrooms needed by 

the full !Jillge offamily sizes from_s_ingles to large families . 

3. E nsure that new housing_d_e.v.elopm.entute of high ouality. 

lfuus.ing.QQRortunities Action Measures: 

L. Extend t9e exnir_ation oftbe City's Innovative Ho_usjng Demon.s.tration Project from June 3. 2014 to June 

J . 20 19 and develo~d.uc.ational materials explaining the benefits of using this program for new housing 
,d_evelopments 

2.. Refine and amenp .existing code language a llowing for select alternative housing types when such 

amendments would benefit Gresham and its citizens. These housing types could include: 

• Co-housing 

• Multi::generational housing 

• A revisionJo tbe accessory dwelling regulations 

• An evaluation of the districts allowing for the Innovative Housing Demonstration Project 

Oncluding Pleasant Valley) 
1.. I&v.e.lop an outreach program.JQ.pro~ 

• The d.eveiQpment of multi-family housing units.Jha.lo.ffe.unore bedrooms 

• The development of smaller s ized multi-family and single family housing units . 

• Designing units to allow residents to ageJn..Rl..a.c.e.. 

• Providing the pmper proportion of workforce and higher end.b.Qu§j]!g, 

Economic Development Goal 

Housing inYestments will contribute to Gresham 's economic..d.e.Jrelapment goals. 

Economic Development Policies 

1. Provide oppmtunities for mixed use developments. 

2. Provide for all forms of"live/work" opportunities. 

3. £mmo.te..a.mix of h.QJJ.sing_types where apworiate 

4. Promote the use of the Gresham's workforcuor deyeJorun~jects, 

5. Promote the deveiQpment of additional higher-end ownership and rental "cxccutjyc housing:. 
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_Econpmic DeveiQpmcot Action Measures 

I. &evaluate t~e Citv's Home Occupation r~gu lat!ons to en_sure they_J~rovide the most flexibili ty_(or 
Qre.sham residents wh i I~Rf.<lli:.cting~id.entiiliharacter of neighb.QJ:ho.ods, 

2. Definelive/work.Jmit_§,~examine where t~~:X ax~ permitt~d a_!lQ_.Qe!erm ~n~ if they _shol!ld \le allowed in 
gdditional land use districts. 

3. Prell~ide dey_clQ~s_wit:h_Gresham's housing trends &.nalyses which outlilN.its__nee.dJoLh.igber end ren tal 
?_n.d.J2wnership housing and e~ge. the.m to consider developing these types of unit~, 

4. Evalunte pattner:sb.iJLQ_pportunitie.s with larger em!2illyers for programs such as Empj_Qyer Assisted 
llillising, 

5. ~isit the Planned_Developm_ent(PD) regulations to determln~__if_they s.ho11ld hti~d to include 
mixe.d use devel.Qpments~ 

Livability Goal 

Gresham will qrovide for a varjety_Qflivable neighborhoods 

L iva hilitlioJic.ies.:. 

1. Axgid.cQru;eolrati.QDS.__Qf_an_y one_housing t)t_ReJ 
2. Permit a.QID;Qpriate bmr_sjn.gJyp_es in locations that most b.enclitJhe. . .Yjability.of tb.e_ove..rajlCity and_its. 

~ll~.IS... 

3. Maintai~xisting City Jmbli&. investmeuts..an.d construct c.apital improyements that px.o.m.ote th.e.Yiabilitx 
p.f city neighborhoods. 

4. ~.9J1t.ill~;~e to eyaluate the. Develo~Crul._e _ _t_o ensure that it: 
• Promote.s walkabilitv in and through neighborhoods 

• Allows for the coordination of residential de.ve.lopment with existing and new amenities. 
services and transit 

• Allows for the correct residential density in the ap.pmoriate locations 
5. Ensu~e th.atn.ew .housing_d_evelopments comglemenJ or enhan.c.e .the char.acter of existing ~l!l !!ILcy 

neighborhood developm_eot. 
6. Encourage housing developments to incoroorate features of Crime Prevention through Environme.ntal 

De.sign CCPIED). 
7. Coordinate with Iri-Met whe.n planning for changes to residential densities 

LivabilitY Action Measu~ 

LRe.Y.is:..w..th.e.J:&v_elopJnenLQ>de to dllli;rmine if there are barriers tQJh~ permissibility of desired housing 
!x~-~i!hin~!!e_w~hoqsing d~R!Jients within Gresham_, 

2....C.Q.Qrd i l}~e_tJJ._e _effo!1S_oflJrban D~__s igr\& Pl.l\n!1ing, tbe _Depa_rtmen_t of_Env iror~r_nenjaj_S~r}'[~.[i!r1d,_~pde 

~~@E¥llen_t _to det~nnine suggested locations for maintenance ufexisting, and__~p lanned construction oi 
_new infrastructure projects that would enhance the walkabilitv of neighborho .. Qds....wi.thin Gresham. 

3. Initiate an Opoortunitv Mappiruznmject that would de.te.rmine. the. best IQcations for housing ci.Yarying 
types and densities in relatillo,.s h_ip to t~u:r~nt.ar~clanti..cinated proYi§iPn .. of_servi.c¥S-.-an.clamenit@;. 

4. As multi-family proje.cts are re.viewed maintain a !Qg of issue.s that include unclear code language. errors 
or unintended consequences of regulatiQns and guidelines This information can serve as the basis fm 
future code amendments and ens..ur.e _ _tb.aL.g..u.ality_de.yclopments are...cQns..trJ.rc.tc..d. 

ilmYidc a CPIED handout duri!1g the pre-application conferences for all multi-family projects., 
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~loce th9,.RossibilitJ;: of requiring the use of sustainaQ.le development and_building_c_onstruction best 

1ID!£tjces for all tv pes of residential deve)Qmnent. 

RehahilitationL~a_l iz.atLQJLGQ.al 

G~ 's housing stock wj/1 be wellmaintrJ.iJN._d_and will be rehabilitated when_appm~ 

,Rehabilitation/Revitalization policies 

1. Ensure that Gre_sham's land use regulations support the rehabilitation and revitalization of both the 
exisling single family and multi-family housing.stock. 

2. E.mmot~tb.e maintenance of good qualitv housing. 
3. Endorse incentives promoting the rehabilitation of deteriorated but still good mllllity__llirnsing, 

Rehab.ili.ta.tion!Re~iJalization Action Me~ 

l. fu;.vjew the Development Code to ensure th~gn_Review standards_do_not presenJ a baniet:JQ 
improvements and rehabilitation ofthe existing housing stock. 

2. ~ggestions to bou.sing,providers and site managlll.s_that assist them in determining 
how oroperties can be improved and upgraded. Outside ofrecommend{!ti_ons_for structural rehabilitation 
.aud.safetv upgrades. this could include programs including painting projects. enhanced landscaping. the 
installation of walking paths and benches, and.Jhe inclusion of low cost naturalplay areas. 

3. Thw..illp aJiejghborhood Pride_prngr,am that. in select areas: 

• ldentifies_neighborhood strengths and wealme.s.s.e.s 

• ~gnizes oropertv improvements and maintenance 

• Celebrates neighborhood ideotitv through special events 

• Promotes a s.ens.e. of connection to the citx.J,!sillg designated staff liaisons. 
4 Continue to monitpr the results ofthe Rental HousingJnswc1ion Program and orovicl~, at minimum, 

allUllal activitv reports to Citv Council. 

_The Citv will USJU!pprovriate tools. including vublic-erivate partner,Wps to._qchjeve desired [ypes and locations 
of housing, 

Cit;y Roles Policies 

t . Develop pmtner.sl1ips with private and non-pmfiLh_oJJ.Sin~providers that promote collabru:ation on the 

siting oimarketrate and affordable housing. 
2. Puq;ue local, state and federal financial SU@Ort for both new housing_aod housing__re_bahil.i.tation 

projects. 
3. Utilize technic.aland pmc.edural assistance programs for the promotion and construction of desired 

housing txRC.'>4 
4. Promote home ownership. 
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f=:j_ty~s Action Measures 

1. Evaluate if the Cjty wish.es.J!Lpre-approve certainbQusing designs and.J.y_Q.es_.s.u.clLthat the re.v.ie..w 
process is s:xpedited and made more cost effective. 

2. Develop a c.ity sponsmed training__pr.ogram anclck.v.clop informati.9nal materials for the implementation_ 
o.Ltb~i=_Fmnily Design Standards. 

3. Review all_Qp.ti_ons_(or the financial supn.ort of good gualitv housiQg_rlesign including, but not limited to, 
an exoansion of the Ve1tical Housing Develom_nent Zone. tax abatement the sale of..cityJ and..a!Jl 
reduced price. and implementation of the Oregon Multiple !lDLt Housing Program. 

4. Investigate how .otMr ll!risdictions have markete.d...citv-owned nropetties for housingjev~jQpments and 
what types of contractu.alagreerm~nts were entered into for their develqpmen.t 

5. ..l&~eloi>_a.process that allQY!.s potentialCDBG/HOME ap!ilicants to meet ~ithCitv staff to discuss th_e 
.C.i ty~s lt<ll!£inggoals and priorities. 

6. Pevelop commlJ!lication tools to infonn.n.otential CDBG/HOME applicants ofthe City's housing goals 
.lllld Qriortti.e.s.. 

7. lli:termine if it is....fuasible to pru:tn_eL..witl alre_ady established..n.Qn-profi t land trusts. 
8. Rcsyar~ .th~...fuasibi l itv of Ci.tYJand banking so that there._js mor~control over LargeJ scale housing 

develomrumts~ 

9. Evaluate City.£~~ and processes and dJllernune appropriate incentives to encourage a mix of market rate . 
.an.d...w.Qrkforce.hill!lling within new hQJ.Jsing developments, 

Section 3. Volume 2, Policies, Section 10.314 is amended as foiJows: 

10.314 Downtown Plan Distl'ict 
HEALTH AND THE BUILT ENVIRONMENT 

.. . Providing these opportunities, ensuring they are part of a complete network, and ensuring they are designed 
to promote pleasant and safe experiences increases the likelihood that people will use these modes of travel and 
increase their physical activity. 

*** 
HilllSIN.GnAND THE DOWNIOWNY...LAN DISTRICT 
!n.2.DJJ_,__the City Counci l Work Plil_n i!Jclud~d a Housing Policyproject designed tQ..n:sult in a long term strategy 
fu.LJru:~ting and investing in Gresl1am's Housing needs. This omj~ct was to address: 

• I:ipes and amounts of housing required by various economic segments; 
• Housing needs based on_current and projected population: 
• Existing conditions, challenges and oppottunities in the Citv's Housing market. 

The Downtown district contains Gresham's traditional main streetandjs a-designated Metro Regiqna.LC.enrer. 
_6s -l! ~Y.g!Qna.l Ceote_~:,jLhas the advantage._cimulti-modal transportation that bas the ability to.Mtract growth 
fl l:ollnd s.tnilim...areas and.provide transit-orismred.Jmns..ing employment a.Q.i.services It is exru&u:.d.ih~ 
Downtown will continue its dev~pmeD.l.C\s_pne of the region's greatmixed use areas _a~~ell as.b.ome....to d.ellS.e 
housing_de_ye.lfrpme..I.ll.. 
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Sin.cg the origW,aLDowntown Plan..._was ado2tcd in 1994_,_G.te.sham 's Downto~n...experienced str:oog.llousjng 
gro..Mlut tiLthe economiCLe.cession that begauiu.2008._.As of2012.llowntQwn was home_to approximately 
350 single family homes (includi.og single family attached..units) and 933 multi- famiiLtJnits_(iocluding 
condom.i.niruns)~Lomjects built in the Downtown tend to achieve sale...ruices_an.d.Lental...tates whicJLexceed 
.City - wide averages . . TheJT}Q.Strec..enLamendments._adontedj_n.July oill_09. c_ompJete revised the Downtown 
s_ection oftb.c Development Code_aruUmplemented the Downtown Design Strutdards..._These S.tao.dards and 
Guidelines a.(e_used to.n:yiew all mu)tj- familY developments in the Downtown for cornplianc~ with the 
established des.ign__princi_o l ~s for th_e Downtown, 

T_he_city has long cxp.Le_ss_e_d_a desire for mot~Jlous[n~th.e...I2awnto__wn>~9"Q.goizing that additional housing will 
~ult in increased vitalitv and leverag_e_the deyelopment of employment opportunities and services In order to 
attract more intense development.Jh.e C11Y. as..part of its ov.e.mll Housing Policy. will review programs_and 
mech.anisms that caapotentially orompLden.s.er..dexclopment in the Downtown Additionally. as the effe~t_s .Pi 
.the_e.conomic recession Jesse.n._andJlew_bo.u.simu!..e.x.elopments are nmp...os_e_d_fQLthe Downtown. stafiwjll 
pontinue to rericJY aod update the Dow..nto_wn.,Desigu_S_tandard to ensure theure_cn_c_o_uraging of new and 
quality deyeloPllliiDt 

*** 
Q.OWtf(OWN PLAN DISTRICT GOALS. POLICIES AND ACTION MEASURES 

d. A shopping district that offers unique goods, entertainment, cultural activities and nightlife. 
*** 
2. DesigAate areas for medit~m aAd f1igh deAsity resideAtial de•relopment that will pro•,ride a variet)· of housing 
types for people of all iAcome hwels a Ad that will st~pport a vibraAt shoppiAg district. Allow the highest 
deAsities of housing near the Downto·.vA Core a Ad MAX line. 
*** 
5. Encourage the location of at least one major civic use anchor (such as a new city hall, library or higher 
education institution) in or near the Downtown core area. 
*** 
6. Pro•1ide hmrsing for eitiz:ens with special Aeeds, st~ch as tf1e elderly, afld tf1ose reqt~iriAg care for disabilities. 
*** 
2. The City will consider relocating City Hall to Downtown or try to attract another major civic use anchor. 
*** 
3. CoAtiAue to support hot~siAg affordabi lity, special needs housing, owAership opportuAities, and f1ot~s ing 

t'ehahll-itat-ioA iA DowAtowA througf1 tf1e CommuAity DevelopmeAt Block GraAt and HOME programs. 
*** 
d. Consider part icipation in the Main Street program in cooperation with Gresham Downtown Association and 
Historic Downtown Business Association. 
*** 
DO)VNIQWN HOUSING GOAL 

Downto.Yil1..J11..i1l_exaerience increased deve/opme.nJ. o~dium to high densityd}yality housing, 
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DOWNTOWN HOUSIN..QP..QioJ£::Ir.S. 

I. Ensu.rtlhat Downtown Land Use Districts allow for medium and high dens itv residential development 
_illowing .fur...a.xaJ:i¥o.f.hmtsiogjy!les for people of aiUncome levels such a vibranLcity__Q..Qre willhe pro.rn.oted~ 
bllo.YLJh«Ulighest dynsities of housing near the Downtown Core. MAX line. and other transithu.b.s, 
2. ... Ens.ure C)tll!.li!Y housing develoRm.ent through the City's irnpkln.entation and refinement oLits Oowntow.!! 
D.esjg!!_Standards, 
LAl.l~_for housing types that accommodate citizens with special needs. such as the elderly and those rl';_g_uiring 
cace (or disal>iliti~3'.! 
4. Promote home ownershio opum.tuniti.es in the Downtown. 
5. Encourage the d.eyelopment of higher end. executive home..9~nershio and_rent£!1 ho~1sing in the D_Qy{fltO n. 
6 !nceut ho.using development thJ:QJJ&h.aJLmeans practical. 

DOWNTOWNJlQUSIN<lACilQN l\jEASURES 

1. ContintiC tQ)nQnitor housing deye.l.o.pment proposals in the Downtown to ensure that the existingJ..and 
!J.c;e Distr.ict rey.ulatioos_Jl_D.{I_.QeAign Standards do nQ!_present a barrier to desired housing, 

2. ~roactivei}'_Work with.<kYciQpers proposing affordable housing. special needs housing ownership 
QIWOJ.tunities .and housing rehabilitation projects in the Downtown. 

3. P._eveloP. a prQcess_that allows p_QWntial CDBGLHO_ME applicants to meet witlLCitv staff to discu.ss.JI.le 
Q!y~s_hQusing_goa ls..and.priorities. 

4. D.evejop_~Q_n}.rnunication tools to inform potential CDBG/HOME applicants ofthe Citv's hou.sin&cgoals 
and J2.0I ici.es... 

5. Rev.ieJ¥ all forms of potential incentives including. but not limited to. the Transit Oriented Deyelopment 
LUID) program,fu..adjustments. process adjustments and any other partnership opportunities that could 
prQ_vide additional impe.tus for Downtown housln&:de.vclopments. 

*** 

Section 4. Volume 2, Policies, Section 10.318 is amended as follows: 

10.318 Gt·esharn Civic Neighborhood 
HEALTH AND THE BUILT ENViRONMENT 

... Providing these oppmtunities, ensuring they are part of a complete network, and ensuring they are 
designed to promote pleasant and safe experiences increases the likelihood that people will use these 
modes of travel and increase their physical activity 

*** 
I:lillJ.SlNG AND)'HE GRESHAM CIVIC NEIGHBORHOOD PLAN DISTR!CI 

1Jt20 13, the City Counci I Work Plan included a Ho.llS.ing Pol icy project designed. to cesult in a loog ten_n 
stam:gy for meeting and investing in GrcJiham.'s Hous ingne.eds ... I.ltis_project was to address: 

• lYReS and_ammlillS ofhousing required by various economic segments: 

• Housing nee_d~ l:>.ased on ctu:reot_an_d_m;.gj~«.ted p,QP.l! la.tiw; 
• Exj sting condi_tions. challengrund opportunities in the City's Housing ma.rkm. 

The Civic Neighborhood Plan was adopted by Gresham City Council in 1995 Since the first pHI1 of the jliT>jcct 
deYeJQped commerc ially in I ~99, it has_ tlickl bec_Qm~ CJ. howe to several residential and mixed use 
develop_m~nts. The median sakwice of housing is approximately 1 0% higher th11n thatJQ.und jn th~ 
D.Qwotown. Rents itLihe Ciyjc Neighborhoocl.ate_bigher than the City averag_e ... 
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Ib_e Civic ejgbb_orhood has smne_ofthe Citv's_b_e~LexamQles ofiransit Oriented development.Jt~ 
hQ'«.eycr, takeu...public-private partnersh.JpsJo achieve most of this development. 

Altb.ru~&h the Civic ~e_ighborhood experience_d_rapid deyelopmenLSoon after the Ci.x.ic_:t;Jeighborhood___Elan was 
adopt.cd. this <le.Y.ciQpmcnt stalled wLth the 2QQB economic downturn. Several large vacant and underdeveloped 
gatceluemainJh.aLpresent OJWQLtunities.fuLadditionalJransit oriented development One of the largest. the K
Mart site on the northwest comer of the plan area. could present a future re~mnent opp_or.tunitv. 

An additiQJ1aj Civic Neighborhood MAX.sJatiQJl.W1lS constructed next to the Center for Adyanced Learningin 
20 I 0 prpyiding.residents with adclitional_options foca.£c~o__serxLces and amenities. 

Ihe..Multi-Family Residential Desigu..S.tand.ards..aooly to residential developments in the Civic Neighborhood. 
but no pr:okcts have yet been construct~d qsing these standards. 

ClYLC NEIGHBORHOOD HOUSING GQAL 

l!Je_CjJI.icJ1£ighborho.od.JJ!il! continue to be deye1J)J2!1d with medium to high d£nsjty_quality...lwus_i!JgJha.l 
QOJ]Jp/ements its mixed-use tra11sit oriented character. 

ClYJC NEIGHBQ_RHQOO HQUSING POLICIES 

1. Eo.,su.c.e.Jhat the Civic Neighborhood land use reiDIIations provide for a vadetY- ofhQuWlg~txoes....supp.ort.a 
transiLoriented mixed use neighborhood 

2. AJI.Q..w for housing tvpes that accommodat~<illi.._4ens witll..SJ?ecial needs. such as_th.c q1de.dv..and tb.o..s.e. 
.c.eg11jring care for disabilitje.s.., 

3. _Promote home ow.n..ershiMpportunitjes jn the Gresham Civic Neighborhood. 
4. Encourage the development of higher end executive home ownership and rental housing in the Gresham 

Civic..Neigh.bm:h.ood. 
5 lnq.e!lt CivLc Neighborhood housing deveJ.g_oment through all means ~aL 

CNIC N£IGHBORHOQDJiO,.USING ACTION MEASURES 

1. Create residential Design Standards_fi!l_e_cific to the Gresham Civic Neighborhood. 
2. £roactively work with develoners=proposing allresidentialandmix.ed u.§ .. e_project_sjn_tbe Civic 

NeighJ2Qrh.Q..o_d_to en.sur:ethat the charac.tetoit.be Civic_Nejgh.borhood is promo~~~ 

3. Reyiew all forrns_of_.Q.orentiaUn.centiye.sJncJ.uding. but not limited to. the TOD m;ggram, fee. 
ad j ustmeJJ..ts.,.,process adj ustmeo ts..an.ci...aoY.oJill:Lpa.ttn.e.rsbiMRJJoriun jti es tha twu.ld provide. 
ruj_gitional ~us for Civic Neighborhood housing developments. 

*** 

Section 5. Volume 2, Policies, Section 10.319 is amended as follows: 

10.319 Central Rockwood Area 
Additional applicable design policies and implementation strategies can be found in Volume 2, Policies, 
Section I 0.413. I 4 Design Standards for Development in the Rockwood Plan Design District. 

*** 
HOUS IN_G_~ND THE CEN..TRAL..RO ... CK __ 'NQ_Q_D__ELANlli.SIRICI 

In ~2013, the City Council Work Plan included a Housing Policy project designed to result in a long term 
strategy for mee_ting and..in.Y.cstingin....Grcsham's Housing_needs. This ru:g~t was to __ ad_dress· 
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• IX~.Htnd amm mts of housing required by various economic_s_eg ments: 
• _Hous_i ng_n_c:_c_ds based on current and..RrQjected rumulatjo_n: 
• ,E~ ist ing conditions challenges a.nd.J)IlllO.rtuni_tiesjn the Citv' s Housin~market. 

Rockwood is a West GreshaJn~gbbQrhoQclcharacterized by the ... ~_Qnfluence of several aJteria l~, th~ MAX 
l_ine and some older housing stock. much oLwhic::b . .was de~eloped prior to irunnexatinn into the City. 
Roc.kwood..has_a _higher rate of poverty andlow..eL.pi.O!lerty_yalttes__an_dJo__w_cr housing costs than o5ber parts of 
the City. It .i.s..al£o a.Metro ~Cente.r.Jha.thas the potential for significant..re.sidential. c.ommercialand 
Inixe.d..use development. 

Jn).O_Q3.,Jl1_e City voted li>_de.signate much of the neigh_Q.QchoodJn an Urban RenewJ! Lc!.i:;trictJo PIQ.Y.idx 
f.undingJools to address the ar.e<Cs 9PPOrtuniti.es..and challenges. In 201 1 Rockw.o>lli Design Standard.s..J'Le.re 
imolemented. These standards r~gulate tbe_c.onstruction ofmost multi-family dey_e.l.Qpment...Jn2.QJ3, tJ1~ 
Citv...is..in tpe_llli1QeSS of reviewi ng the Central Rockwood Plan...to as_s.ess its implementatiQIL. 

Jwckwo.od's housing stock is older. some ofjtpharacte_rized by inadequate maioten.aJ}Ce. As of20 12. ove1~ 

5J>.o...sub.sidizedJ!ffordable units_ were orovided by_.non.:p..rnfit agencies in the Rockwood n~ighbor.hood. 
AYmge reQt~ areJo.wer than otheLplaces in the City. 

Aside (rom the multi-fami ly deyelomm~.n..t.s i.n.R<lCkMLQd, th.ere are pockets oLwell~e.s.!abJished and often 
well majnta iu.e.d.J.~e•runy~_ing!e familv homes in the area. The sale 2ric.e of detached single_famil;r 
hom.e.s..is..gen_erally lower than that.ofJile,.xe..sLoith~Ci~ 

Rockwood is the home to recent de'(.el_opme•lts...t.hatwere_constructedus.ing transit_cks.ign standards. wit4 
mo.st.developments being of a midJo__hj.gb.eL.density_, 

J he ciR is committed to the rehabilitatiorull...oldcunits in Rockwood when.thatrellabilitation is feasibl~ 
an<loLb@.e.fit to. th.e...overall area. Since 2007 . ...a..Rental.Ho.using Inspection Pmgram.has_been in plac.e which 
.subjects orope1t ies to periodic lllii~!,QJY~.iD..2Jlect ion Other incentive programs.may_be of additional benefit 

ROCKWOOD HOUS ING GOAL 

Rockwood will be deve/ooed with n.elJ!..high quaJif)l_hmJS.ing and existing goo_d ql!J)/iJy...housJng~ 
rehabilitated when of benefit to GreshallL.. 

.RQGK QOJ2...HD..USING POLlC!ES 

~surt<_(hat the._Rockw.,g_od_laud use regulations and Design S~<!J!rds_provide for a variety of housi ng 
~I~RUL<1f..all.i n~gm.~h'i.t_b .. aLs~ompnrts a transit oriented mixed u_s.e neighhorh.oo.cl 
2 Allow for housing types that.accommoda!e~c:_:itjz..ens with..special needs. Sti.Qb...as . tiJe_eiQ_e_!:ly~and tho.£e 
r.eguiring care for djsabiliti.es~ 

3.........£r.o.motc home ownership_op_portu.!}itiesjQJ~o_,ckw.o.rul . 

4. Encourage the re-develoQIJJ&nt of ockwood'.s oJ®Lhousing stock whenexe.r feasiJ:>le, 
5. JJlkeut_QilllliryJ.ill,ckw.SJod housing development through all means p.ractkal 

RQCKWQ.OD _HOUSING ACTION MEASURES 

1. Proactively work with developers proposing.a.ffiu..dab~hOllSing, ~me_cial needs housing ownershiR 
_opportunities and housing rehabi litation_pmi.e.cts in the Downtown. 
2. Develop a process that aliiD>iS_J1Q1ential.CDBG/HOME applicants to 111eet with City s tafftg dL'>.c_uss the 
City's housi 1~ goals_and prioritie~ 
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3. ~op com__l}lunication tools to inform potential CDBG/HOME applicants of the City's housiog goals 
and prioritjes. 
4 Proactive]):' ~ with developers proposing all new residential projects and re-habilitation prQjects in 
Ro.ckw.o.odJo eJJsure that quality in site design and constmction is promoted Develop and outre.aili.progrrun 
that will inyite_property__o_wners__ao.d..man.agers to discuss ootentials.ite and buildiogJJpgra_dc_s_Wjb city_§ill[!'. 
5 Pl:omote tile development of moderately oriced housing that can serve as a mechanism for citjzen,s. 
desiring.,.tngs ition from renting to home owershin. 
fi. __ Revie_w_all forms of potential incentives including the TOD program. fee adjustments_ process 
adiu_stments and_any other partnership opportunities that could provide additional impehJS for Rockw.ood's 
hruJ.s.ing_,.deY..clopments. 
L_jmpjcmcnt housing programs whjch require maintenance of existing and future residential deyelowe.n.ts. 
8. _AUm'i..ior:Jhe_highest residenti.aldensities within the...Ro_ckwood Town Center..district. Station.J:&ntet:, 
and adjacentto_o.tber existing light rail stations. 
2._. Pennit_aud encourage moderate density residential deyelopment along bus transit corridors 
10. Preserye the integrity..Qfex.isting, single fam.ilyJ,e,Sjdential neighlxwoods within the Central Rockwood 
area. j>ennit additionaL small lot single family dwellings in these neighborhoods aru:Lallow for mod_e_st, 
gradualj_n.cteases in density by allowing two unit attached dwellings. Commercial and mixed use 
developments will not be allo.w.e.d. 
I I Perm it and errcou_rnAA--<lli'JlcJ:;Q.ccupied housin~LthtQtw,hQut Central ltockw.ood, 

CENTRAL ROCKWOOD IMAGE AND CHARACTER POLICY 
*** 
IMPLEMENTATION STRATEGIES 
*** 

7. Prepare and adopt a detailed action plan to ensure that actions called for in the Central Rockwood 
Action Plan are carried out (see Rockwood Action Plan Policy below). 

*** 
8. S1:1~J3ert adoJ3tloA ef he1:1siRg pelieies whieh req1:1ire maiAteAaAee of eKistiAg aAd fuatre resiEieffiia.l 
de>reiOJ3ffiOEitS. 

*** 

CENTRAL ROCKWOOD LAND USE POLICY 
*** 
IMPLEMENTATION STRAGEGJES 

1. Designate a Rockwood Town Center district which is centered on and around the triangle formed by 
N E 181 '1 Ave., Stark and Burnside. Make this the focal point for Central Rockwood, by permitting 
and encouraging a variety of residential, commercial, mixed use and civic uses. 
*** 

2. AI lew for the highest resideAtial deAsities withiH the R~ckwood Tow&-Genter distriet, aAd adjaceAt to 
ether existiAg light rail statioAs . 
.'t!U. 

~ 2. Establish minimum floor area ratios for new commercial and mixed use developments to ensure 
intensive development within the Rockwood Town Center and on sites near light rail stations. 
4-, 3. Permtt-tt-00-eHeeHrage moderate density resideAtial developme!tHHoag-bl:IS-tF~ffffiet:s. 

Limit commercial development in these bus transit corridors in order to minimize traffic and to direct 
most new commercial development to the Town Center and to MAX station centers . 
.£.: 4. Permit multi-family residential development as an adjunct to commercial uses in these districts. 
~rmit aAd encourage ovmer oeeu~ied housiAg through011t Central Roelnvood. 
~ 5 Prohibit or strictly limit industrial and auto oriented uses in order to promote a more intensive and 
pedestrian friendly pattern of land uses. Permit smaller scale industrial uses (excluding storage and 
warehousing) and auto dependent uses within the Ruby Junction station center as interim uses, and so 
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that light rail transit may serve as a convenience to employees and customers of these businesses. 
8. Presen·e the int-eg.Rty of existing, single-family resiaen~alne ighborhoods within the Central 
Reekwood area . PeHJ+it-acldttioAal,smalllot single falfti-ly-tlwell ings iA these-fleighborhoods and allow 
fflHl'lodest;-gmdl:lft!--i.Rereru;es-i-fHiensity-tflfel:lgh-Rew-attaehed-single-fntH-i-ly-an£1-two-tlfri.t...ffitaefled 
swellings. Commercial ana mixed use deYelopments will not be allowed. 

*** 

Section 6. Volume 3, Community Development Code, Section 4.1507 is amended as follows: 

**** 

T bl 4 1 07 P 'tt d U a e . 5 erm1 e ses m t h s . e )prmgwater IStriC - CSI en 1a o· . t R 'd f I 
USES VLDR-SW LDR-SW THR-SW6 
RESIDENTIAL 
Single-Family Detached Dwelling p p L1 

Duplex NP L2 NP 
Single-Family Attached Dwellings NP NP p 

Attached Dwellings on a Single Lot NP NP NP 
Elderly Housing NP NP NPSUR 
Manufactured Dwelling Park NP NP NP 
Residential Facility p p p 

Residential Home p p p 

**** 

Section 7. Volume 3 , Community Development Code, Section 7.0300 is amended as follows: 

Section 7.0302.B. This ordinance shall expire~ t.en 00) years following its effective date or when seven 
(7) projects are approved under this ordinance, whichever occurs first unless extended by the City Council, or 
unless the C ity Council specifically authorizes additional projects. Projects subm itted prior to the expirat ion 
date and prior to approval of seven projects shall be perm itted to complete the application process. The effective 
date of this ordinance is June 4, 2009. Lf seven projects are not approved prior to fiye (5) ten Cl 0) years 
following the effective date, this ord inance shall expire on June 3, ~2.012. 

Section 8. Volume 3, Community D evelopment Code, Section 8.0114 is amended as follows: 

8.0114 Elderly Housing 
In addition to the standards in Section 8.0103, the following apply to elderly housing where it is allowed 
through the Type n Special Use Review procedure: 

A. Elderly hous ing shall meet at least one of the following standards: 
1. Be located in the Station Center District; or 
2. Be located in the Downtown Plan District; or 
3. Be located in the Rockwood Town Center District; or 
4. Be located in the Civic Neighborhood Plan District; or 
5. Be located in the Townhous_e R~ial - Spriogwater I2is.lri.c.t; or 
6. Have frontage on a T ransit Street or a Transit Route, as identified in Section A5.500 of the 

Community Development Code; or 
7. Be within 1,000 feet wa lking distance of a transit faci lity and have direct access to a street with a 

functional class ification of Collector or greater. For the purposes of this section, a transit faci lity 
includes a light ra il transit station, a park and ride lo t for transit riders, a transit center, or a transit 
stop and their trans it improvements, including a bus stop. 
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B. Elderly housing shall meet the min imum density, if any, of the underlying land use district and shall not 
exceed a maximum of 62 living units per acre in all other land use districts or the maximum allowed in 
the land use district, whichever is greater. 

"'*** 
First reading: -----'=O::.!c~to::.!b::.!c:!..r ..!.l .:<.5,_,2~0~1""'3 ________________ _ 

Second reading and passed: ---'-N.:..Oo'-'v_,e_,_,_m,_,b=e_,__r.,.,l-<-9,__,2=0"-'l,_,3:...._ ___________ _ 

Yes: Bemis, Hinton, French, Echols. Palmero. McCormick. Stegman 

No: None 

Absent: --~N~o~n~e~-------------------------------

Erik Kvarstcn Shane T. Bemis 
City Manager Mayor 

Approved as to Form: 

uVYlVibMAlt 
Marnie Allen 
Senior Assistant City Attorney 
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I CITY OF GRESHAM 
EVELOPMENT SERVICES 
PLANNING SERVICES 

6 NW EASTMAN PARKWAY 
GRESHAM, OR 97030 

DLCD 
Attn: Plan Amendment Specialist 
635 Capitol St. , NE #150 
Salem, OR 97301-2540 




