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INTRODUCTION
Johnson Economics was asked to prepare an assessment of a proposed Comprehensive Plan and zone change in the
City of Gresham. The site is question is a 9.89-acre site, of which 2.43 is proposed to be changed from General
Industrial (GI) to Moderate Commercial (MC). The intent of the change will allow for the construction of a new
42,407 square foot futsal facility in the northeast corner of the property.
The property is located east of SE 174th Avenue, south of W. Powell Boulevard and north of the Springwater Trail.

LOCATION OF SUBJECT SITE

SOURCE: Greshamview

The zone change will impact the City of Gresham’s employment capacity and industrial land supply and will need to
be reconciled with the City’s goals and policies as well as Title 4 of Metro’s Urban Growth Functional Plan.
The property is currently improved with three soccer pitches, as well as a surface parking lot in the northwest corner
of the property. The parking lot can be accessed via 174th. The use of the facility would remain constant, with the
marginal change associated with a greater utilization of the current surface parking to accommodate Futsal events.
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AERIAL OF SUBJECT SITE

SOURCE: Portlandmaps.com

This analysis relies significantly on Metro’s assessment of land demand and capacity outlined in the its urban growth
report. The City of Gresham relies upon Metro’s periodically produced Urban Growth Report (UGR) to meet their
mandated planning obligations for employment and residential uses. The current version is the 2018 UGR, which
was adopted in December 2018.
This analysis addresses the public need for the requested change, as well as the need of the site under the current
industrial designation. The following is a brief summary of the designations from the City of Gresham’s Development
Code:
Gresham’s GI zone “is primarily intended to provide space for a wide range of industrial uses, related
enterprises serving primarily industrial clients, and employment-oriented uses in office-type buildings.
Primary uses shall include manufacturing and associated industrial uses, knowledge-based industries
(graphic communications, creative services, and information technology), research and development
facilities, professional services primarily serving industrial and business clients and other industry focused
uses and limited retail and commercial professional services that cater to the general public.”
The MC designation “is applied to smaller nodes of commercial activity than the Community Commercial
and is clustered around key intersections. This district is intended to function primarily as locally-oriented
centers serving smaller trade areas than the Community Commercial district. Building size limitations ensure
compatibility with the surrounding neighborhoods. Permitted development types include commercial retail,
service, and office uses.”
For this analysis we are assuming that the proposed futsal facility would not be allowed under the current
designation but would be consistent with the MC designation.
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Our analysis also relies upon land and development data from the City of Gresham’s GIS system, supplemented with
Metro’s recent UGR findings and recent work completed by our firm in the region. This analysis supports the
following findings:
▪
▪
▪

The change in designation would allow for more intensive use of the site, capitalizing on existing
improvements.
The site is not a prime industrial site. It is geographically isolated from other industrial concentrations and
the uncommitted portion of the sites is less than one acre in size.
The entitlement change would be expected to bring the property into active use, and be supportive of the
City’s adopted goals and policies

EXISTING STUDIES
The City of Gresham relies upon Metro’s periodically produced UGR to meet their mandated planning obligations for
employment and residential uses. The current UGR, adopted in December 2018, assesses capacity and need with
the UGB from 2018 through 2038.
The current metro area UGB is estimated to have 8,600 acres of developable industrial land. The document supports
a position that there is adequate industrial capacity, which is supportive of the proposed zone change. In addition,
development of the proposed facilities is expected to result in a net increase in the employment capacity within the
City of Gresham, allowing for the intensification of development of an already committed parcel.

EMPLOYMENT LAND NEEDS
The need for industrial land is a function of growth in industries that utilize industrial space. As a result, forecasts of
industrial land demand are based on forecasts of employment growth by industry sector. The most recent peerreviewed baseline employment forecast for the region anticipates a net decrease of 9,000 industrial jobs during the
2018 through 2038 time period.1 As a result, the UGR finds no need for additional industrial land to support
employment growth at a regional level.
The UGR forecasts industrial demand into broad land categories: manufacturing, warehouse, distribution, and
flex/business park. The URG methodology also allocates demand by geographic subarea and type (i.e. regional
center, corridors, employment area, etc.). The City of Gresham is in the East Multnomah County subarea, which also
includes the communities of Troutdale, Fairview, and Wood Village.

1

Metro, 2018 Urban Growth Report, Appendix 1 – 2018 Regional Economic Forecast, June 2018
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(Note: Square foot per employee assumptions – SFE for short – do not vary across scenarios.)
Map 1: Market Subareas (used in calculating and summarizing employment land need analysis)

METRO UGR DEMAND SUBAREAS

In previous work in the area, we have evaluated the industrial profile of East Multnomah County. An industrial and
office demand analysis was completed for the subarea using the regional employment forecasts produced for the
current UGR. The employment forecast anticipates slower growth than the previous projections, and as a result
supports lower land need projections.

Projected non-residential land demand for Multnomah County over the next twenty years ranges from 1,500 to
Draft 2014
Urban
1,800 acres, of which 555 to 725 acres is industrial. When further segregated to East Multnomah
County,
the Growth Repo
demand for industrial space ranges from 94 to 292 acres over the twenty-year planning horizon.
Appendix 6, Page 7 of 1
PROJECTED LAND DEMAND – EAST MULTNOMAH COUNTY
PROJECTED AGGREGATE NON-RESIDENTIAL LAND
DEMAND - MULTNOMAH COUNTY
EAST MULTNOMAH COUNTY CAPTURE RATE
PROJECTED DEMAND, EAST MULTNOMAH COUNTY
AVG. ANNUAL ACREAGE DEMAND, EAST
MULTNOMAH COUNTY
PROJECTED INDUSTRIAL DEMAND
PROJECTED COMMERCIAL DEMAND

Acres - Low
Acres - High
Metro Medium
Capacity Based
Acres - Low
Acres - High
Metro Medium
Capacity Based
Low
High
Low
High

DEMAND BY BUILDING TYPE - 2018-2038
Office
Institutional
Flex/B.P
Gen. Ind.
Warehouse
409
170
211
163
181
449
199
335
123
268
13.8%
13.8%
16.9%
16.9%
16.9%
18.0%
18.0%
40.3%
40.3%
40.3%
56
23
36
28
31
81
36
135
49
108
3
1
2
1
2
4
2
7
2
5
0
0
36
28
31
0
0
135
49
108
56
23
0
0
0
81
36
0
0
0

Retail
389
432
13.8%
18.0%
54
78
3
4
0
0
54
78

Total
1,523
1,805

227
487
11
24
94
292
134
194
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Flex/business park and warehouse/distribution uses accounting for the bulk of projected demand. The positive
forecast for industrial land in the area is not consistent with the draft findings of the new UGR, which indicates that
there is negligible or negative net demand for industrial space.
Industrial Land Supply
To generate a preliminary assessment of capacity in the area, we have evaluated the current Buildable Lands
Inventory (BLI) data from Metro used in the Urban Growth Report (UGR). The map shows both vacant and
redevelopable industrial property. Industrial land supply in the City of Gresham and the broader East Multnomah
County market is split between properties proximate to the I-84 corridor, and in the Springwater Plan District. The
Gresham Vista Business Park is also highly marketable, but is largely committed now to development. The subject
site is an isolated parcel that is not proximate to any other industrial properties.
Within East Multnomah County, properties in the Airport Way/Columbia Corridor dominate the inventory and
capacity. Sites to the south are significantly less marketable, and have seen much less in terms of industrial
development to-date.

SUBJECT
SITE

The available industrial land inventory in East Multnomah County is concentrated north of I-84, with access to this
corridor viewed as a major marketing attribute. Additional properties are in the Port of Portland’s Gresham Vista
Business Park, which has relatively easy access to I-84 as well. Properties that are not proximate to I-84 are
considerably less marketable due to a lack of regional access.
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Metro’s UGR identifies an inventory of 2,681.9 acres of buildable industrial land in East Multnomah County.2 This is
well in excess of the identified need for industrial land in our forecast, as well as the sharply lower forecast of need
contained in the UGR.
The current industrial land supply in the City of Gresham is primarily oriented around the I-84 corridor, as well as at
the Gresham Vista site and properties to the west. The subject site is categorized as developed, reflecting the
considerable capital investment in the existing fields.

SUBJECT
SITE

Within the City of Gresham, roughly 2,100 acres of land is zoned for industrial uses, of which 613.8 acres of land is
currently categorized as undeveloped (29%). This does not include additional industrial properties located in the
Springwater Corridor planning area and not yet annexed into the City of Gresham. The subject site is not part of the
City’s buildable land inventory.
2

Metro Research Center, 2018 Urban Growth Report, Appendix 6: Employment Land Site Characteristics, Table
4, June 25th, 2018
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SUMMARY OF INDUSTRIAL ZONED LAND SUPPLY, CITY OF GRESHAM3
Zoning
General Industrial
Heavy Industrial
Industrial - Springwater
Research/Technology Industrial - Springwater
Ruby Junction Station Center
Total:

Developed
Acres
1,174.4
244.2
34.6
8.5
23.1
1,484.9

Buildable
Acres
525.5
26.1
46.8
15.4
0.0
613.8

A similar analysis was done for land inventory zoned for commercial uses in the City of Gresham. The overall
inventory is just over 1,500 acres, of which only 118.7 are vacant and buildable (7.9% of the total).

SUMMARY OF LAND SUPPLY ZONED FOR COMMERCIAL USES, CITY OF GRESHAM4
Zoning
Community Commercial
Corridor Mixed Use
Civic Neighborhood Residential Mid-Rise
Civic Neighborhood Transit High Density
Civic Neighborhood Transit Moderate Density
Downtown Commercial Core
Downtown Mixed Use
Downtown Transit Mid-Rise
Downtown Employment Mid-Rise
Downtown Residential Low-Rise-1
Downtown Residential Low-Rise-2
Downtown Commercial Low-Rise
Moderate Commercial
Mixed-Use Employment - Pleasant Valley
Neighborhood Center - Pleasant Valley
Office/Residential
Rockwood Town Center
Station Centers
Town Center - Pleasant Valley
Village Center - Springwater
Employment Center - Pleasant Valley
General Commercial
Neighborhood Commercial
Neighborhood Commercial - Springwater
Total:

3
4

Developed
Acres
187.5
142.1
9.2
51.4
41.4
95.1
37.4
110.1
30.8
14.8
30.6
101.7
244.5
0.0
0.0
10.8
153.0
117.0
0.0
0.0
0.3
0.0
6.2
0.0
1,383.8

Buildable
Acres
13.8
19.2
5.8
3.8
3.0
3.9
0.3
6.0
0.8
0.0
0.0
2.0
42.0
0.0
4.8
0.8
4.0
6.5
0.0
0.0
0.0
0.0
2.0
0.0
118.7

SUBJECT
SITE

Metro, RLIS system, City of Gresham
Metro, RLIS system, City of Gresham
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SITE SUITABILITY FOR ALTERNATIVE USES
As noted previously, the site is already committed to soccer uses, with a significant investment in three full size
soccer pitches as well as a surface parking lot. The remaining developable portion of the site is in the northeast
corner and is less than an acre in size. The parcel abuts an existing single-family residential neighborhood.
The parcel in question would not be considered a prime industrial location due to its location as well as the scale of
remaining developable area. The site offers only limited regional access and is largely separate from industrial
concentrations. As site’s industrial zoning is an example of spot zoning, with no other industrially zoned land in the
vicinity. Neighboring properties are all zoned for either commercial or residential uses. Changing the use designation
to commercial would be more consistent with the zoning pattern in the area.
GENERALIZED ZONING MAP, METROMAP

SUBJECT
SITE

CONCLUSIONS REGARDING THE PROPOSED ZONE CHANGE
Based on our review of available materials and forecasts, the proposed zone change will allow for more intensive
use of the property, increasing the City’s effective employment capacity while not negatively impacting the region’s
industrial land needs. The uncommitted portion of the site is not well suited for industrial development and is
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unlikely to see any industrial development for the foreseeable future. The proposed Futsal facility will allow for
more effective utilization of the parcel due to an ability to share the existing parking lot, an advantage not available
if the undeveloped portion of the site was made available to the market. In addition, Metro’s recently adopted UGR
indicates no net need for industrial land within the UGB over the next decade. Considering this finding, the loss of
prospective industrial capacity associated with this site is not expected to adversely affect regional economic
development efforts.
The following are key findings of our analysis:
▪
▪
▪

▪
▪

Development of the site as proposed would allow for a more intensive utilization of the site, increasing
employment capacity and recreational use.
The current designation is an instance of spot zoning, with no linkage to a broader industrial district.
The proposed zone change would not be expected to have a negative impact on economic development
efforts, as there is adequate capacity to meet projected regional needs and the site would have only a
limited capacity to support future industrial space.
The entitlement change would be expected to bring the property into active use and be supportive of the
City’s adopted goals and policies.
The City’s commercial land supply is more supply constrained than the industrial inventory, with only 7.9%
of land zoned for commercial uses currently vacant and developable.
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