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1.0 Introduction
General Information
Applicant:

Columbia Brick Works, Inc.
PO Box 1090
Gresham, OR 97030

Owners:

See Exhibit B for Ownership Information

Planner/Civil Engineer:

DOWL
720 SW Washington Street; Suite 750
Portland, OR 97205
Contact: Read Stapleton, Matthew Robinson
Phone: 971.280.8648
Email: rstapleton@dowl.com, mrobinson@dowl.com

Traffic Engineer:

Kittelson & Associates
851 SW 6th Avenue; Suite 600
Portland, OR 97204
Contact: Julia Kuhn, Chris Brehmer
Phone: 503.228.5340
Email: jkuhn@kittelson.com, cbrehmer@kittleson.com

Site Location:

1802 SE Hogan Road
Gresham, OR 97080

Tax Lot ID Numbers:

1S3E14BC-09200
1S3E14C-00900
1S3E14BC-9800
1S3E14BC-09400

Zoning:

Research/Technology Industrial – Springwater (RTI-SW)

Plan District:

Springwater

Site Area:

±20.87 acres

1S3E14BC-09500
1S3E14BC-09600
1S3E14BC-09700
1S3E14C-01000
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2.0 Project Summary
Description of Proposal
Columbia Brick Works, Inc. (applicant) is requesting approval of a Plan Map Amendment (PMA) to the City
of Gresham (City) Community Plan Map to change the zoning designation of eight properties from
Research/Technology Industrial – Springwater (RTI-SW) to Industrial – Springwater (IND-SW). The PMA
site is approximately 21 acres and is generally located southeast of the intersection of SE Palmquist Road
and SE Hogan Road. All eight properties comprising the PMA site are identified in Table 1 below, as well
as on the site map included with this submittal as Exhibit E. The PMA site’s existing and proposed zoning
designations are further shown on Exhibits F and G. As shown, all eight properties are contiguous, and the
PMA site will border land designated IND-SW to the south.
Table 1: Brickworks PMA Site Properties
Tax Lot ID
Owner
1S3E14BC-09200
Columbia Brick Works, Inc.
1S3E14BC-09400
Larson Brothers, LLC
1S3E14BC-09500
Larson Brothers, LLC
1S3E14BC-09600
Larson Brothers, LLC
1S3E14BC-09700
Dougherty, Pamela J
1S3E14BC-09800
Columbia Brick Works, Inc.
1S3E14C-01000
Money Saver South Gresham, LLC
1S3E14C-00900
Columbia Brick Works, Inc.

Area
6.73 ac
2.26 ac
0.47 ac
0.86 ac
0.44 ac
0.78 ac
3.70 ac
5.63 ac

Use
Vacant
Outdoor vehicle storage
Outdoor vehicle storage
Outdoor vehicle storage
Outdoor/contractor storage
Vacant
Mini storage
Vacant

The applicant held a pre-application conference with City staff to discuss the proposed PMA on March 14,
2021 (PRE-21-00138). The provided pre-application notes are included with this submittal as Exhibit C. A
virtual neighborhood meeting was held via Zoom on August 3, 2021. Documentation of this neighborhood
meeting is included with this submittal as Exhibit D. New site development or modifications of existing
development are not proposed with this application.

Purpose and Need
As discussed further in the site history section below, the PMA site was designated RTI-SW in 2006
following a City-initiated PMA and ordinance adding the site to the Springwater Plan District. Since the
adoption of the RTI-SW designation, there has been little to no interest in the site from prospective
developers or businesses, in spite of significant brokerage activity to generate interest in the site. There
have been no formal development proposals and no pre-application conferences to discuss preliminary
development proposals. Currently and for the last 16 years under the RTI-SW designation, the PMA site
has contributed little to further the Springwater Plan Districts goals and policies for economic
development. These policies are adopted in the Gresham Comprehensive Plan (GCP), and include:
•

The Springwater Community will provide industrial land that will generate a variety of familywage job opportunities (GCP 10.802, Goal 1);

•

Provide for a range of job opportunities, catering to various skill sets and building on the skills
of workers in the East Metro region. (GCP 10.802, Policy 6);

•

Provide many diverse opportunities for family-wage jobs (GCP 10.802, Policy 11); and

•

Work to correct the imbalance of jobs to housing with the Gresham and East Metro region (GCP
10.802, Policy 12).
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The array of permitted uses in the RTI-SW designation is extremely limited, with only seven uses permitted
outright per Gresham Community Development Code (GCDC ) Table 4.1520 (industrial office, information
services, trade schools, solar energy systems, geothermal energy systems, minor basic utilities, and
temporary/interim uses). All of these uses are also permitted by the IND-SW designation, in addition to
the construction use 1. In addition, the manufacturing use is subject to fewer limitations in the IND-SW
designation, and is not limited to being only an accessory use as it is within the RTI-SW designation 2.
Within the Portland metropolitan area, industrial vacancy rates are low, especially in manufacturing,
where the Portland market has only a 2.6 percent availability rate among its approximately 46 million
square feet of leasable space as of the third quarter of 2021 3. As on-shoring of manufacturing continues,
demand for ready-to-develop industrial parcels will increase. Further, the PMA site provides two
undeveloped parcels (tax lots 900 and 9200) over 5 acres in size, which are the only industrial designated
vacant and available parcels within the City between two and ten acres, as identified by the applicant’s
real-estate broker (Exhibit K), who has actively marketed these two properties for over ten years. As
identified in the existing conditions section below, these parcels are well served by existing public
facilities, and have the ability to provide family-wage jobs in close proximity to existing residential areas
if the IND-SW designation is applied.
The specific addition of the construction use with the proposed IND-SW designation, as well as the lessrestricted manufacturing use, provides greater use availability to potential site users and developers than
the existing RTI-SW designation, while also providing readily developable land with a greater opportunity
to meet market demands for manufacturing, provide for family-wage jobs, and help correct the imbalance
of jobs to housing within the Gresham and the East Metro region, which was identified as a key concern
in the Springwater Community Plan Summary Report (Appendix 44 of the Gresham Comprehensive Plan).
As of the 2020 U.S. Census, Gresham currently has 40,604 households 4, and per data provided by the
State of Oregon, the City currently provides 36,205 jobs 5, resulting in an approximate jobs to households
ratio of .85:1, which is significantly less than the identified target of 1.5:1 per the Springwater Community
Plan Summary Report. The proposed IND-SW designation can assist in correcting this imbalance by
providing an array of uses that better meets previously identified market demands.
In further support of this proposed PMA, applicable provisions of the Gresham Community Development
Code (Section 3.0), Gresham Comprehensive Plan (Section 4.0), Metro Urban Growth Management
Functional Plan (Section 5.0), and Oregon Statewide Planning Goals (Section 6.0) are addressed for
compliance within this narrative.

Existing Site Conditions
The PMA site consists of eight contiguous parcels generally located southeast of the intersection of SE
Hogan Road and SE Palmquist Road. All eight parcels are currently designated RTI-SW and are within the
GCDC 3.0251 states that the “construction” use is characterized by business whose primary activity is performing
specific building or other construction-related work. There uses may have outdoor storage of their professional
equipment.
1

Per GCDC Table 4.1520 footnote 11, the following manufacturing uses are not permitted in the IND-SW zone: animal
slaughtering and processing, leather and hide tanning, sawmills and wood preservation, paper manufacturing,
petroleum and coal products manufacturing, chemical manufacturing (except pharmaceutical and medicine
manufacturing is permitted) cement manufacturing, lime manufacturing, and primary metals manufacturing.

2

3

Colliers International, 2021 Q3 Portland Industrial Report (2021).

4

United States Census Bureau (2020), https://data.census.gov/cedsci/profile?g=1600000US4131250

5

Oregon Prospector (2021), https://www.oregonprospector.com/oregon/community/Gresham-OR/4131250
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Springwater Plan District. Existing uses within the site, previously identified in Table 1, consist of outdoor
vehicle storage on tax lots 9400, 9500, 9600, a mini storage facility on tax lot 1000, and
outdoor/contractor storage on tax lot 9700. Tax lots 900, 9200, and 9800 are all currently vacant.
Modifications to these uses or the site’s existing development is not proposed with this application. As
shown in Table 2 below, various other land uses and City zoning designations are adjacent to the PMA
site. A site vicinity map and zoning map are included as Figures 2 and 3 within this narrative.
Table 2: Surrounding Uses
Zoning
North MDR-12, MDR-24
South IND-SW
East

RTI-SW, THR-SW,
LDR-SW

West

NC, GI

Use
Manufactured home park (MDR-24), Gradin Community Sports Park
(MDR-12)
Mutual Materials manufacturing facility (previously Columbia Brick
Works)
Brickworks Village Subdivision (THR-SW), GBSD maintenance facility
(RTI-SW), vacant land (LDR-SW), regional stormwater detention facilities
(RTI-SW)
Commercial retail (NC), various industrial uses (GI)

The PMA site consists of gently-sloped terrain, with a high point of approximately 415 feet in the far
southeast corner of tax lot 900, and a low point of approximately 365 feet adjacent to SE Hogan Road.
Two drainages, Cedar Creek and Brick Creek, cross the site flowing east to west toward Johnson Creek.
The drainages exit the site through culverts extending under SE Hogan Road. The City has designated areas
adjacent to these drainages as resource area and high value resource area (HVRA), as shown on Figure 2
and the existing zoning map (Exhibit F). Undeveloped areas not immediately adjacent to these drainages,
primarily within tax lots 9200 and 900, are relatively flat, sparsely vegetated, and regularly mowed. A
regional stormwater facility constructed off-site within tax lot 9300 as a part of the Brickworks Village
Subdivision (DRD/SD/VAR 16-26000315) discharges to both Cedar and Brick Creeks. This regional
stormwater facility was envisioned through the Johnson Creek Basin Stormwater Master Plan (2015) to
serve future development within the Brickworks area.
The PMA site is well-served by numerous existing public facilities, as shown on the existing utilities map
(Exhibit H), including sanitary sewer mains, water mains, and stormwater mains. An eight inch PVC
sanitary sewer main extends into the site from SE 19th Street, running through tax lot 900 within the
anticipated westerly extension of SE 19th Avenue, before entering public right-of-way (SE Hogan Road).
An additional eight inch PVC sanitary sewer main extends north from tax lot 900, parallel to an
unimproved segment of SE Fleming Avenue, before entering public right-of-way to the north (intersection
of SE 19th Avenue/SE Fleming Street). Stormwater mains of varying size are also present within the PMA
site, generally discharging to the regional stormwater facility within tax lot 9300, which in turn discharges
to Cedar and Brick Creeks. Water mains of various size are immediately adjacent to the site within SE
Hogan Road, SE Francis Avenue, SE 19th Street, and SE Palmquist Road. Water and sanitary sewer services
are already provided to three of the PMA site’s developed properties via service laterals (tax lots 1000,
9400, and 9500). The applicant has prepared a public facilities analysis (Exhibit J) demonstrating the
proposed PMA can be supported by public facilities.
Numerous streets of varying classifications are adjacent to the PMA site as shown in Table 3 below and
on the site map (Exhibit E).
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Table 3: Adjacent Street Classification
Street
Classification
SE Hogan Road
Major Arterial
SE Palmquist Road
Minor Arterial
SE 19th Street
Local Street
th
SE 16 Street
Standard Collector
SE Francis Avenue
Local Street
SE Fleming Avenue
Standard Collector

Brickworks Site History
The Springwater Community Plan area was added to the Metro urban growth boundary (UGB) in
December 2002 with a policy goal of meeting anticipated demand for industrial and employment land in
the region and providing family-wage jobs for east Multnomah County. To date, only minimal areas of the
Springwater Community Plan area have been annexed into the City, none of which have been
industrial/employment lands. The approximately 159-acre “Brickworks Site”, which includes the PMA site,
was incorporated into the Springwater Plan District in December 2006 via a plan map amendment (PMA
05-26006208) and Gresham Ordinance No. 1634 6. Prior to the Brickworks site being added to the
Springwater Plan District, the entire area was zoned Heavy Industrial (HI), as shown below in Figure 1.
Following the site’s incorporation into the Springwater Plan District, the site’s current zoning designations
were applied as shown in Figure 2.
Figure 1: Brickworks Site Zoning Map (2005) 7

Ordinance No. 1634 amended volumes 1, 2, and 3 of the City’s comprehensive plan and the Springwater Plan
District.
6

7

Historical zoning map provided by Senior City Planner, Ken Onyima via email on October 15, 2021.
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At the time of its incorporation into the Springwater Plan District, the Brickworks site was largely
undeveloped, apart from a radio antenna tower within present day tax lot 9300, and the Mutual Materials
brick manufacturing facility within tax lot 1600 (located directly south of the PMA site). The brick
manufacturing facility was sold to Mutual Materials from Columbia Brick Works in the early 1990s. The
factory continues to operate to this day, with the adjacent clay pit providing for its brick manufacturing
operations. As noted in Section 10.220 (Natural Resources) of the City’s comprehensive plan, this is the
only clay pit and brick manufacturing operation in Gresham, and one of only a few in the region. Section
10.220 also notes that mineral and aggregate resources face depletion from urban development, and this
manufacturing facility and clay pit are considered a vital mineral and aggregate resource that must be
protected in order to sustain urban development. Tax lot 1600 is the only IND-SW designated parcel
currently within City-limits, and it’s redevelopment for other uses is considered extremely unlikely due to
the critical service it provides to the region. As a result, there are effectively no developable IND-SW
parcels within the City. While vast amounts of employment land are identified within the Springwater Plan
Area to the south, these areas are currently outside of the City, and annexation, the provision of necessary
utility services, and upgrades to key transportation facilities has not occurred.
The PMA site, located just to the north of tax lot 1600 and the brick manufacturing plant, is currently
designated RTI-SW. The RTI-SW designation is primarily intended for research and technology
employment uses in office-type buildings. As previously discussed, the uses permitted within RTI-SW are
limited. Per email correspondence with Senior City Planner Ken Onyima on October 15, 2021, there have
been no formal development proposals on any of the RTI-SW designated parcels, and no pre-application
conferences have been held to discuss preliminary proposals since the Brickworks site’s incorporation into
the Springwater Plan District in 2006, despite continuous marketing efforts by the applicant’s real-estate
broker. All of the PMA site’s existing development, including the mini-storage facility within tax lot 1000,
were developed prior to the adoption of the RTI-SW designation.
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Figure 2: PMA Site Vicinity Map

Figure 3: PMA Site Zoning Map
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3.0 Gresham Community Development Code
The applicable City of Gresham Community Development Code (GCDC) provisions are set forth below with
findings demonstrating the project’s consistency with these provisions.

Article 11 – Gresham Procedural Code
11.0204 Review Authorities
A. Purpose. Review authorities are established to make recommendations and decisions on land
use applications and to recommend land use policy to the City Council. The review authorities
provide an opportunity for citizen involvement and provide expertise for specialized topic
areas. Review authorities that make quasi-judicial decisions do so under authority delegated by
the City Council.
The review authorities identified in Table 11.0204 are empowered to perform the powers and
duties as assigned in Chapter 2 of the Gresham Revised Code.

Code
Citation
OTHER
12.0000
12.0000

Response:

Table 11.0204
Land Use Applications and Review Authorities
R = Recommendation D = Decision Authority A = Appeal Authority
Application
Pre-app
Type
Planning
required?
Commission

City
Council

Code or Plan Map Amendment
One parcel or small group of parcels

Y

III

R

D

The applicant is proposing a PMA to change the zoning designation for a small group of
parcels from their current RTI-SW designation to IND-SW. Therefore, this application is
subject to the Type III quasi-judicial procedure per Table 11.0204, which requires a
recommendation by the Planning Commission and a decision by the City Council.

11.0500 Type III Quasi-Judicial Procedures
Response:

As identified in response to GCDC 11.204(A), this PMA is subject to the Type III quasijudicial procedure, which requires a recommendation by the Planning Commission and a
decision by the City Council.

11.0700 Pre-Application Conference
Response:

Per Table 11.0204, a pre-application conference is required for PMAs involving a small
group of parcels. The applicant held a pre-application conference with City staff to discuss
the proposal on March 14, 2021 (PRE-21-00138). The provided pre-application notes are
included with this submittal as Exhibit C.

11.0800 Neighborhood Meeting
Response:

Per GCDC 11.0802, a neighborhood meeting is required for all applications that require a
pre-application conference. Per Table 11.0204, a pre-application conference is required
for PMAs involving a small group of parcels; therefore, a neighborhood meeting is
required. The applicant held a virtual neighborhood meeting via Zoom on August 3, 2021,
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in compliance with current City requirements for neighborhood meetings during the
Covid-19 pandemic. Documentation of this neighborhood meeting is included with this
submittal as Exhibit D, which includes all items necessary to demonstrate compliance with
GCDC 11.0803(G).

Article 12 – Map Amendments
12.0001 Community Development Plan Map Amendments
This section describes the procedures and criteria that apply to any application to amend the land use
designations identified on the Community Development Plan Map.
A. Type III Plan Map Amendments – One Parcel or Small Group of Parcels
1. Property owners or the City may initiate a plan map amendment for one parcel or a
small group of parcels under the Type III procedure. Unlike other Type III procedures,
the decision of the Planning Commission on a Type III Plan Map Amendment shall be in
the form of a recommendation to the Council. The Council shall hold another public
hearing and make a final decision.
Response:

The proposed PMA is being initiated by Columbia Brick Works Inc. (applicant and owner
of tax lots 900, 9200, and 9800), Larson Brothers LLC (owners of tax lots 9400, 9500 and
9600), Pamela J Dougherty (owner of tax lot 9700), and Money Saver South Gresham LLC
(owner of tax lot 1000) for an approximately 21 acre site consisting of eight separate but
contiguous parcels. The current designation for the PMA site is RTI-SW, and the proposed
designation is IND-SW. As identified in response to GCDC 11.204(A), this PMA is subject
to the Type III quasi-judicial procedure, which requires a recommendation by the Planning
Commission and a decision by the City Council.
2. Amendment Criteria. The applicant must demonstrate compliance with the following
criteria:
a. The proposed designation is consistent with the applicable goals, policies, and
implementation strategies of the Community Development Plan. The
applicant must demonstrate that the proposed designation complies with the
appropriate land use district or sub-district characteristics identified in the
Community Development Code.

Response:

The proposed PMA is consistent with the applicable goals, policies, and implementation
strategies of the community development plan (comprehensive plan) as demonstrated in
Section 4.0 of this narrative. This criterion is met.
b. The proposed designation will not negatively impact existing or planned
public facilities and services.

Response:

The proposed IND-SW designation’s impact on existing and planned public facilities,
including public water, sanitary sewer, and stormwater utilities, were evaluated within
the public facilities analysis (Exhibit J). As concluded within this analysis, these public
facilities have sufficient capacity to serve industrial uses allowed by the IND-SW
designation and would only require standard extensions of these services to serve future
development, as well as modifications to the regional stormwater facility within tax lot
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9300 that were envisioned with its design and construction. Further, a preliminary
transportation analysis (Exhibit I), prepared by Kittelson & Associates, demonstrates that
the proposed IND-SW designation will not result in a land use scenario that materially
changes potential traffic impacts from what is permitted under the existing RTI-SW
designation. Therefore, no negative impacts are anticipated. This criterion is met.
c. The applicant shall demonstrate compliance with one of the following
criteria:
i.

Response:

A mistake was made in the current designation. The applicant must
identify a specific error made during the adoption process of the
Community Development Code that, if it had been brought to the
attention of the council, would have influenced the council's decision of
the appropriate designation; or

The applicant is not aware that a mistake was made during the adoption process of the
PMA site’s current RTI-SW designation. This criterion does not apply.
ii. The site is suitable for the proposed designation and there is a lack of
appropriately designated alternative sites within the vicinity. The size
of the vicinity will be determined on a case-by-case basis since the
impacts of a proposed land use designation and its potential uses vary.
The factors to be used in determining suitability are parcel size and
location.

Response:

The PMA site provides approximately 21 acres, including approximately 13 acres of
undeveloped vacant land suitable for industrial development. Two of these vacant parcels
(tax lots 900 and 9200) are relatively flat, exceed 5 acres in size, and are the only
industrially zoned vacant and available parcels within the City between two and ten acres,
as identified by the applicant’s real-estate broker (Exhibit K). While the IND-SW and RTISW designations are similar, the IND-SW designation accommodates a broader range of
potential site users due to the allowance of construction uses and non-accessory
manufacturing uses. As identified throughout this narrative and below, the PMA site is
suitable for the proposed IND-SW designation:
•

The PMA site is well served by existing public facilities, which have sufficient
capacity to serve industrial uses allowed by the IND-SW designation, as concluded
by the public facilities analysis (Exhibit J);

•

The PMA site’s adjacency to two arterial roads (SE Palmquist Road and SE Hogan
Road) provides near direct access to U.S. Hwy 26, which in turn provides a
connection to I-84 and other regionally significant transportation corridors (I-5, I205, SR-14), as well as the Portland International Airport, which can support
future industrial uses; and

•

The proposed IND-SW designation will not result in a land use scenario that
negatively impacts the adjacent transportation system, as concluded by the
preliminary transportation analysis (Exhibit I).
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As shown on the alternative sites map (Exhibit L) and described below, there is also a lack
of appropriately designated alternative industrial land that is readily developable within
a one mile radius of the PMA site:
•

There is only a single parcel within current Gresham City-limits designated INDSW (tax lot 1600), which is currently in use for brick manufacturing and clay
mining. Redevelopment of this parcel for other uses is unlikely due to the vital
resource it currently provides to the region;

•

Undeveloped areas of tax lot 1600 are not suitable for efficient industrial
development due to mapped steep slopes, wetlands, and riparian habitat; and

•

Other industrially designated alternative sites (designed GI) in the vicinity of the
PMA site, located to the west across SE Hogan Road, are currently in use. The
minimal vacant areas of these sites are not suitable for efficient industrial
development due to natural resource constraints associated with Brick and Cedar
Creeks.

Effectively, there are no IND-SW designated parcels within the City that are readily
developable or easily redeveloped and, therefore, no appropriately designated
alternative sites are located in the vicinity of the proposed PMA site. General Industrial
(GI) designated sites to the west of the PMA site are not within the Springwater Plan
District, and should not be considered “appropriately designated” alternative sites given
their different zoning designation. This criterion is met.
d. The proposed designation is consistent with the Metro Urban Growth
Management Functional Plan.
Response:

The proposed PMA is consistent with the Metro Urban Growth Management Functional
Plan as demonstrated in Section 5.0 of this narrative. This criterion is met.

B. Type III Plan Map Amendments – Conditioned Plan Amendment
1. An applicant may initiate a Conditioned Plan Map Amendment. A Conditioned Plan Map
Amendment links the map amendment to a specific development proposal or specific
use. [...]
Response:

A conditioned PMA is not proposed. These standards and approval criteria are not
applicable.

C. Type IV Plan Map Amendments – Large Area of the City and Multiple Ownerships.
1. The City may initiate plan map amendments affecting large areas and multiple
ownerships under the Type IV procedure. These map changes include those that have
widespread and significant impact beyond the immediate area of change. [...]
Response:

This PMA is not being initiated by the City and is not subject to the Type IV procedure.
These standards and approval criteria are not applicable.
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4.0 Gresham Comprehensive Plan
The applicable goals and policies of the City of Gresham Comprehensive Plan are set forth below with
findings demonstrating the project’s consistency with these goals and policies.

Section 10.014 Goal 2 – Land Use Planning
Goal: Maintain an up-to-date Comprehensive Plan and implementing regulations as the legislative
foundation of Gresham’s land use program.

Policies
15. Applicants shall bear the burden of proof when proposing to amend the Community
Development Plan Map or the Comprehensive Plan text to show compliance with
approval criteria. This includes applicable Comprehensive Plan goals and policies.
Response:

This narrative serves as the applicant’s burden of proof for the proposed PMA. Applicable
goals and policies of the Gresham Comprehensive Plan are addressed for compliance
within this section of the narrative.
16. In addition to applicable Comprehensive Plan goals and policies, amendments to
Gresham’s Comprehensive Plan Map shall be subject to the following other criteria.
a. Public facilities and services shall be available and of sufficient capacity to
serve land uses allowed by the proposed land use district designation;
b. Land uses allowed in the proposed designation shall not negatively impact
existing or planned public facilities and services;

Response:

The PMA site is well served by numerous existing public facilities both within and
immediately adjacent to the site, as shown on the existing utilities map (Exhibit H),
including sanitary sewer mains, water mains, and stormwater mains. The provided public
facilities analysis (Exhibit J) concludes that these public facilities have sufficient capacity
to serve industrial uses allowed by the IND-SW designation and would only require
standard extensions of these services to serve future development, as well as
modifications to the regional stormwater facility within tax lot 9300 that were envisioned
with its design and construction. Further, a preliminary transportation analysis (Exhibit I)
demonstrates that the proposed IND-SW designation will not result in a materially
different land use scenario than permitted under the existing RTI-SW designation, and as
such, will not change the trip generation potential of the PMA site. Therefore, negative
impacts to public facilities and services are not anticipated.
c. Land uses permitted in the proposed designation shall be compatible or
capable of being compatible with environmental conditions and surrounding,
existing land uses;

Response:

The City’s comprehensive plan includes goals and policies, which are implemented
through the GCDC, that are intended to ensure zoning designations and their resulting
uses can be compatible with surrounding/existing land uses and adequately respond to
existing environmental conditions for compatibility. Measures implemented through the
GCDC to ensure compatibility with surrounding land use patterns include GCDC 9.0100
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(Buffering and Screening), GCDC 9.0400 (Fencing), GCDC 9.0500 (Grading and Drainage
and Stormwater Quality Control Requirements), 9.0800 (Parking), and GCDC 9.1000 (Tree
Regulations). Any future development within the PMA site will be required to
demonstrate compliance with these provisions as applicable.
To ensure compatibility with adjacent uses, such as existing residential uses to the north
and east of the PMA site, the IND-SW designation is subject to the most intensive
buffering and screening requirements when abutting residential uses; per Table
9.0111(A), IND-SW uses must provide a Type F buffer, which consists of a high berm and
a minimum 40 foot buffer width with vegetative screening. The high berm buffer will
ultimately provide adjacent residential uses with ample physical separation and extensive
screening from any future industrial developments that helps to ensure compatibility. By
comparison, Table 4.1521 does not require any screening or buffering from adjacent uses
in the RTI-SW designation. The RTI-SW designation is also allowed zero foot building
setbacks, whereas the IND-SW designation has a 10 foot minimum front and street side
setback, with interior side and rear setbacks based on eventual building height, allowing
for the provision of landscaping and vegetation between buildings and the property line
where buffers are not required by code. These development standards help to ensure the
IND-SW designation and resulting industrial development is compatible with surrounding
land uses. Land uses to the south (IND-SW), east (RTI-SW), and west (GI) are all industrial,
and the PMA site’s proposed IND-SW designation allows uses and development scenarios
that are similar in nature and scale to the previously mentioned land uses, which will help
to ensure compatibility. Future development within the PMA site will also be required to
comply with existing City environmental overlays including GCDC 5.0100 (Flood Plain
Overlay District) and GCDC 5.0700 (Natural Resource Overlay) as applicable to ensure
compatibility is maintained with existing environmental conditions.
d. Land uses allowed in the proposed designation shall be developed in
compliance with all applicable regulations and standards and the purposes of
any applicable overlay district shall be fulfilled;
Response:

Development is not proposed with this PMA. However, any future development proposals
for the PMA site will be developed in compliance with all applicable regulations and
standards of the GCDC at the time of land use submittal. Applicability of the City’s overlay
districts for any future development will be determined at that time.
e. Demonstration that there is an inadequate amount of developable
designated land for land uses that would be allowed by the new designation;

Response:

As described in response to GCDC 12.0001(A)(2)(c)(ii) and shown on the alternative sites
map (Exhibit L), there is an inadequate amount of developable IND-SW designated land
within the City. Within the City limits, there is only one IND-SW designated parcel, tax lot
1600 located immediately south of the PMA site. This parcel is currently in use for brick
manufacturing and clay mining. As noted in Section 10.220 (Natural Resources) of the
City’s comprehensive plan, this brick manufacturing facility and clay mining operation are
considered a vital mineral and aggregate resource for the City, and the redevelopment of
this parcel for other uses is considered extremely unlikely due to the critical service it
provides to the region. While there are vacant areas within this parcel, these areas include
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mapped steep slopes, wetlands, and riparian habitat that is not suitable for efficient
industrial development. Effectively, there are no IND-SW designated parcels within the
City that are developable and, therefore, there is an inadequate amount of IND-SW
designated land. Other industrially designated parcels within a one mile radius of the PMA
site (zoned GI), located to the west across SE Hogan Road, are already developed with
industrial uses; vacant areas of these parcels primarily contain natural resources,
including riparian habitat areas, associated with Brick and Cedar Creeks, and are not
suitable for efficient industrial development.
While the Springwater Plan District is intended to provide for industrial employment and
family-wage job growth, much of the Springwater Plan Area remains outside City-limits,
and only minimal areas have been annexed into the City since the area came into the UGB
in December, 2002, none of which have been employment lands. The plan area’s
conceptual zoning designations provide large acreages of IND-SW designated land, but
bringing necessary infrastructure improvements to this area has proven challenging, and
the Springwater area is largely not meeting the intent of the 2002 UGB expansion by
providing for employment and family-wage jobs for the City and the east Multnomah
County region, which are identified goals within the Springwater Community Plan
Summary Report (Appendix 44 of the Gresham Comprehensive Plan). Further, as these
lands are not within current City-limits, they cannot be considered readily developable
alternative sites for the purpose of this PMA.
f.

Response:

The new land use designation shall fulfill a proven community need such as
goods, services, employment, housing, public and community services, etc.,
in the particular location versus other appropriately designated and
developable properties.

The purpose of the proposed PMA is to allow the PMA site to better meet the goals and
policies of the Springwater Plan District for economic development and family-wage job
creation, which are both proven community needs identified within the City’s
Comprehensive Plan and the Springwater Community Plan (2005).
As previously discussed in Section 2.0 of this narrative, the PMA site provides
approximately 21 acres, including approximately 13 acres of undeveloped land suitable
for immediate industrial development. Two of these parcels (tax lots 900 and 9200) are
relatively flat, exceed 5 acres in size, and are the only industrially zoned vacant parcels
within the City between two and ten acres, as identified by the applicant’s real-estate
broker (Exhibit K). These parcels are readily developable and serviceable; however, the
existing RTI-SW designation has attracted little interest from prospective developers or
businesses, largely due to the limited uses allowed by the zone. The addition of the
construction use through the IND-SW designation, as well as the less restricted
manufacturing use, provides greater flexibility to potential site users and developers
versus the existing RTI-SW designation, allowing the PMA site a greater opportunity to
meet identified market demands, including for manufacturing. As previously mentioned,
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the Portland market has only a 2.6 percent availability rate among its approximately 46
million square feet of leasable manufacturing space as of the third quarter of 2021 8.
As described in response to GCDC 12.0001(A)(2)(c)(ii) and shown on the alternative sites
map (Exhibit L), there is also a lack of appropriately designated and developable IND-SW
designated land within the vicinity of the PMA site and within the City. Tax lot 1600,
located just south of the PMA site, is the only IND-SW designated parcel within City-limits,
and is currently in use for brick manufacturing and claying mining. Due to the necessity of
this mineral and aggregate resource to both the City and the region, redevelopment of
this parcel for other uses permitted by the IND-SW designation is unlikely. Further,
undeveloped areas of this parcel cannot provide for efficient industrial development due
to environmental constraints, including mapped steep slopes, wetlands, and riparian
habitat. Other industrially designated parcels within a one mile radius of the PMA site,
located to the west across SE Hogan Road, are already developed with industrial uses;
vacant areas of these parcels primarily contain natural resources, including riparian
habitat areas, associated with Brick and Cedar Creeks, and are not suitable for efficient
industrial development.
Therefore, the proposed PMA can assist the City in better meeting the economic
development goals for the City and the Springwater Plan District, and the PMA site is
appropriate for the IND-SW designation given an existing lack of appropriately designated
alternative sites in the vicinity of the PMA site that can provide for similar industrial uses.
19. Applicants shall bear the burden of proof to demonstrate that proposed land use
actions are consistent with applicable Community Development Code regulations and
standards, Comprehensive Plan criteria, and when necessary, the requirements of the
state and other agencies.
Response:

This narrative serves as the applicant’s burden of proof for the proposed PMA. Applicable
provisions of the Gresham Community Development Code (Section 3.0), Gresham
Comprehensive Plan (Section 4.0), Metro Urban Growth Management Functional Plan
(Section 5.0), and Oregon Statewide Planning Goals (Section 6.0) are addressed for
compliance within this narrative.

Action Measures
6. Coordinate review of development proposals with the school districts to provide
information regarding impacts on the local school systems.
Response:

8

The proposed PMA is limited to a request to change the zoning designation of eight
properties from their current designation of RTI-SW to IND-SW. Both of these
designations are industrial. Per GCDC Table 4.1520, neither the existing RTI-SW
designation nor the proposed IND-SW designation allow residential uses. Therefore, the
proposed PMA will have no direct impact on the local school systems.

Colliers International, 2021 Q3 Portland Industrial Report (2021).
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16. Require applicants, prior to application for land use approval, to discuss applicable
development proposals with staff and neighborhood groups and City staff.
Response:

Per Table 11.0204, a pre-application conference is required for PMAs involving a small
group of parcels. The applicant held a pre-application conference with City staff to discuss
the proposal on March 14, 2021 (PRE-21-00138). The provided pre-application notes are
included with this submittal as Exhibit C.
GCDC 11.0800 requires a neighborhood meeting for any proposal that requires a preapplication conference. Per Table 11.0204, a pre-application conference is required for
PMAs involving a small group of parcels; therefore, a neighborhood meeting is required.
The applicant held a virtual neighborhood meeting via Zoom on August 3, 2021, in
compliance with current City requirements for neighborhood meetings during the Covid19 pandemic. Documentation of this neighborhood meeting is included with this
submittal as Exhibit D, which includes all items necessary to demonstrate compliance with
GCDC 11.0803(G). This meeting was attended by 11 neighbors in the vicinity of the PMA
site, including the president of the Hogan Cedars Neighborhood Association (Matthew
Callison), and the Land Use Chair of the Historic Southeast Neighborhood Association
(Allan Krim). Various questions asked by neighbors regarding the proposal, and the
answers provided, are identified within the neighborhood meeting summary included
with the neighborhood meeting documentation (Exhibit D).

Section 10.313 Industrial Land Use
Goal: Achieve and maintain an environment of sustainable economic prosperity and opportunity.
Policies
1. Gresham shall ensure an adequate supply of ready-to-build employment lands. The City
shall designate and maintain on its Community Development Plan Map the land base
necessary for sustained and diverse economic development and job creation.
Response:

The proposed PMA is limited to a request to change the zoning designation of eight
properties from their current designation of RTI-SW to IND-SW, both of which are
industrial designations that are intended to provide for employment. As previously noted,
the PMA site provides approximately 21 acres, 13 of which are undeveloped vacant lands
suitable for industrial development in support of this policy. However, the PMA site’s
current RTI-SW designation has attracted little interest from prospective developers and
businesses, and is largely not contributing to the City’s goals and policies for economic
development and family-wage job growth, apart from the site’s existing uses, all of which
existed prior to the adoption of the RTI-SW designation in 2006. Since the implementation
of the RTI-SW designation, there have been no formal development proposals and no preapplication conferences have been held.
The proposed PMA, therefore, supports this policy by enhancing the marketability of the
PMA site’s vacant and developable parcels to industries that align with current market
demands. The IND-SW designation provides greater flexibility to potential site users
through the specific addition of the construction use, and the less restricted
manufacturing use, which allows the site to better meet the region’s previously identified
Page 21

Brickworks Plan Map Amendment
Land Use Narrative

January 20, 2022

market demands for manufacturing, which supports this policy’s intent of diverse
economic development and job creation within the City.
2. The City shall acquire a share of the region’s jobs at least proportionate to its population
growth. The City shall focus on economic sectors and targeted industries that hold the
most promise for the creation of a diverse economic base, family wage job growth and
career opportunities.
Response:

The proposed IND-SW designation targets a growing industrial sector (manufacturing)
that is currently constrained in the region as evidenced by a historically low vacancy rate
(2.6 percent) within the Portland metropolitan area among its approximately 46 million
square feet of leasable space, as of the third quarter of 2021 9. Positioning the PMA site
to better meet demands from this sector enhances the City’s ability to create and
maintain a diverse economic base and generate family-wage jobs and career
opportunities for its residents.
3. Gresham shall actively seek to change its current balance of land uses to at least achieve
a ratio of jobs to households on par with that of the rest of the Portland Metropolitan
Region.

Response:

As previously mentioned, the PMA site’s current designation of RTI-SW is not creating the
outcomes desired by these policies. Since the adoption of the RTI-SW designation in 2006,
there have been no formal development proposals and no pre-application conferences to
discuss preliminary development proposals. The PMA site provides approximately 13
acres of ready-to-develop land that is well served by numerous existing public facilities as
shown on the existing utilities map (Exhibit H). Manufacturing uses permitted within the
proposed IND-SW designation can provide needed family-wage job growth for the City,
which in turn supports a diverse economic base and helps to achieve City goals for a jobs
to households ratio on par with the rest of the region 10.
6. The City shall be able to respond proactively to larger-scale economic development
opportunities by having appropriately zoned, ready-to-build industrial / business park
sites of appropriate size and location.

Response:

The proposed PMA supports this policy by proposing an alternate zoning designation that
offers a broader array of allowed employment uses, including manufacturing, for which
there is significant demand. City allowance of this request will pro-actively position the
PMA site for economic development by creating a large, consolidated area of developable
IND-SW designated land which currently does not exist in the immediate vicinity or
elsewhere in the City.
8. Gresham shall regularly update its industrial and business park land supply. The City
shall consider re-designating lands that cannot practicably be developed for these uses
within the planning period.

9

Colliers International, 2021 Q3 Portland Industrial Report (2021).

Per the Springwater Community Plan Summary Report (Appendix 44 of the Gresham Comprehensive Plan), the
regional average jobs to households ratio is approximately 1.5:1.
10
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The PMA site provides approximately 13 acres of ready-to-develop land that is served by
numerous existing public facilities both within and immediately adjacent to the site, as
shown on the existing utilities map (Exhibit H). The RTI-SW designated site has been
unable to generate new development and employment opportunities since its adoption
in 2006, in spite of consistent and substantial attempts to market the properties for
development by the applicant’s real-estate broker. In redesignating the site to IND-SW,
the city will maintain consistency with the policy intent for employment use on the site
and enhance the potential to create jobs on the properties.

Action Measures
2. Take action to attain a larger share of the Portland metropolitan area’s employment
base with an emphasis on achieving a greater mix of jobs in light industrial and business
park uses.
5. Target industrial sectors that have the following characteristics for future location or
expansion in the Gresham area:
a. A strong competitive position relative to the nation currently or
demonstrated improvement in competitive standing since 1990.
8. Increase jobs in Gresham at a rate to achieve at least the Metro region’s average ratio
of jobs to households.
Response:

The proposed PMA supports these action measures by proposing an alternative zoning
designation for the PMA site that better meets current market demands than the existing
RTI-SW designation. Due to the additional allowance for construction uses and nonaccessory manufacturing uses, the proposed IND-SW designation enhances the site’s
potential to generate family-wage jobs, attain a larger share of the metropolitan area’s
employment base, target a growing industrial sector (manufacturing), and help achieve
City goals for a jobs to households ratio on par with the rest of the region 11, consistent
with these action measures.

Section 10.320 Transportation Systems
Goals:
1. Ensure the transportation system provides a safe, secure and attractive travel experience
that supports livability and community interaction.
2. Ensure access and mobility by increasing multimodal travel options and providing a
continuous, interconnected transportation system.
3. Facilitate development of a transportation system that aligns with adopted local and
regional land use plans, is responsive to the surrounding community and is cost effective to
develop and maintain.

Policies:
2. Plan, implement and maintain an efficient transportation system.
Per the Springwater Community Plan Summary Report (Appendix 44 of the Gresham Comprehensive Plan), the
regional average jobs to households ratio is approximately 1.5:1.
11
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In support of this proposed PMA, the applicant’s traffic engineer, Kittelson & Associates,
has prepared a preliminary transportation analysis (Exhibit I). This analysis was prepared
through coordination with the City’s traffic engineer, Jim Gelhar, and shows that the
provisions of the City’s Public Works Standards, the TPR, and Oregon Highway Plan (OHP)
Policy 1F.5 are satisfied, and that off-site improvements would not be triggered by
potential trips in the IND-SW designation. This analysis includes findings for OAR 660-0120060 (TPR), which demonstrates the proposed IND-SW designation will not result in a
materially different land use scenario than what is permitted under the existing RTI-SW
designation, and as such, will not change the potential trip generation potential of the
PMA site. Therefore, impacts to the transportation system are not anticipated, and the
proposed PMA does not limit the City in achieving this policy in support of an efficient
transportation system.

Section 10.330 Public Facilities and Services
General Policy: It is the City’s policy that development will coincide with the provision of adequate

public facilities and services including access, drainage, water and sewerage services.

Response:

The PMA site is well served by numerous existing public facilities as shown on the existing
utilities map (Exhibit H), including sanitary sewer mains, water mains, and stormwater
mains. The proposed IND-SW designation’s impact on existing and planned public
facilities, including public water, sanitary sewer, and stormwater utilities, were evaluated
within the public facilities analysis (Exhibit J). As concluded within this analysis, these
public facilities have sufficient capacity to serve industrial uses allowed by the IND-SW
designation, and an inability to adequately serve future industrial development was not
identified. Future development proposed within the PMA site will be required to comply
with the GCDC and the City’s Public Works Standards to ensure proposed development
coincides with the provision of necessary public facilities.

Section 10.331 Water Service
Goal: Provide and maintain a water system that will continue to provide an ample supply of high
quality water to Gresham residents, businesses and institutions.

Response:

The proposed PMA does not affect the ability to provide and maintain a water system
that will continue to provide an ample supply of high quality water. Future development
within the PMA site will have to comply with applicable GCDC provisions and the City’s
Public Works Standards for water service. Further, the proposed IND-SW designation’s
impact on existing and planned public facilities, including the public water system, were
evaluated within the public facilities analysis (Exhibit J). As concluded within this analysis,
public facilities have sufficient capacity to serve industrial uses allowed by the IND-SW
designation without creating system deficiencies.

Section 10.332 Wastewater System
Goal: Provide and maintain an efficient, reliable and cost effective sanitary sewage
collection/treatment system, which meets all applicable state and federal environmental
standards.
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Policies:
1. The City will assess future demands on the wastewater system, project future needs
and take measures that will it to continue to provide a high level of service to Gresham
residents and contracting jurisdictions.
Response:

The proposed PMA does not affect the City’s ability to provide and maintain an efficient,
reliable, and cost effective sanitary sewage collection and treatment system. Future
development within the PMA site will have to comply with applicable GCDC provisions
and the City’s Public Works Standards for sanitary sewer service. Further, the proposed
IND-SW designation’s impact on existing and planned public facilities, including the public
sanitary sewage system, were evaluated within the public facilities analysis (Exhibit J). As
concluded with this analysis, public facilities have sufficient capacity to serve industrial
uses allowed by the IND-SW designation, and will not limit the City from achieving this
goal.

Section 10.333 Stormwater Management System
Goal: Improve flood protection and water quality through the construction and maintenance of the

public stormwater system and preservation of natural resources, including area waterways, in
compliance with applicable federal and state environmental regulations.

Response:

The proposed PMA does not affect the City’s ability to improve flood protection and water
quality through the maintenance of a public stormwater system. Future development
within the PMA site will have to comply with any protections maintained by the City,
state, and federal governments for natural resources, including area waterways, at the
time of land use submittal. The proposed IND-SW designation’s impact on existing and
planned public facilities, including the public stormwater management system, were
evaluated within the public facilities analysis (Exhibit J). As concluded within this analysis,
public facilities have sufficient capacity to serve industrial uses allowed by the IND-SW
designation, and will not limit the City from achieving this goal. In addition, GCDC A5.200
includes development requirements for controlling and preventing polluted surface
water from entering streams and rivers within the City. Any future development proposed
within the PMA site must comply with these provisions as applicable.

Section 10.335 Fire and Police Protection
Policy: It is the policy of the City of Gresham to provide adequate and cost-effective fire and police

protection which ensures a safe living environment and is responsive to the needs of the
citizens of Gresham.

Response:

The proposed PMA is not expected to intensify the development potential of the site, but
rather allow for the development of a broader array of uses including construction and
non-accessory manufacturing uses, enhancing the potential of the site to be developed
for family-wage job opportunities. Intensification of demand for fire and police protection
is not expected as a result. Encouraging the development of the site’s vacant parcels,
however, will likely result in westerly extensions of public right-of-way, including SE 16th
Street and SE 19th Street, from their existing termini toward SE Hogan Road. A more
complete street network in this area, as envisioned by the City’s Transportation System
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Plan, encourages a safer living environment by allowing more direct access to and through
the area to the benefit of fire and police protection services.

Section 10.411 School Services
Policy: It is the policy of the City to give the districts the opportunity to review and comment on the
land use actions which would have an impact on enrollment, student safety, or other school
related concerns.

Response:

Both the existing and proposed designations are industrial zoning designations and
neither will have a direct impact on student enrollment. Currently, the SE Palmquist Road
frontage along much of the PMA site is undeveloped and without public sidewalks. It is
anticipated that this site, when developed, will complete the frontage improvements,
including sidewalks on the south side of SE Palmquist Road. Therefore, by encouraging
development of this property, an indirect benefit to pedestrian travel, including student
safety, is anticipated.

Section 10.414 Economic Development
Policy I:
Response:

It is the policy of the City to promote diversification of the community’s economic base by
promoting business retention and expansion, business recruitment and marketing.
The proposed PMA supports this policy by enhancing the marketability of the PMA site’s
vacant and developable parcels to industries that align with current market demands. The
existing RTI-SW designation is limited, and all of its permitted uses per Table 4.1520 are
also permitted within the proposed IND-SW designation. As previously mentioned, the
PMA site has received little to no interest from prospective developers and businesses
since the adoption of the RTI-SW designation in 2006. All of the site’s current uses
contributing towards the City and regional economy were established prior to the
adoption of the RTI-SW designation. Retaining the RTI-SW designation does not increase
marketability of the PMA site for development desired under the City’s economic growth
goals. The IND-SW designation provides greater flexibility to potential site users through
the specific addition of the construction use, and the less restricted manufacturing use,
which allows the site to better meet the region’s previously identified market demands
for manufacturing and promote business recruitment and expansion.

Implementation Strategies:
5. The Community Development Plan will protect existing and planned commercial and
industrial areas from the intrusion of incompatible land uses.
Response:

As the proposed PMA is limited to a request to change the zoning designation of eight
properties from their current zoning designation of RTI-SW to IND-SW, both of which are
industrial zoning designations, the proposed PMA will not result in the intrusion of an
incompatible land use in either existing or planned commercial and industrial areas.

Policy II: It is the City’s policy to assure that public facilities are extended in a timely and economic
fashion to areas having the greatest economic development potential.
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The PMA site is well served by numerous existing public facilities as shown on the existing
utilities map (Exhibit H). As concluded within the public facilities analysis (Exhibit J), sewer,
water and stormwater facilities have sufficient capacity to serve industrial uses allowed
by the IND-SW designation and would only require standard improvements to serve
future development. The PMA site is also anchored by two arterial roads (SE Palmquist
Road and SE Hogan Road), which provide the site with ample connections to other
regionally significant transportation corridors. As such, the proposed PMA will enhance
the economic development potential of a site where utilities and infrastructure readily
exist consistent with this policy.

Section 10.801 Create a Community (Springwater)
Goals:
2. Springwater will provide a high number of family-wage jobs that enhance the economic
viability of Gresham, the greater East County region and its citizens.
Response:

The proposed PMA supports this goal by enhancing the marketability of the PMA site’s
vacant and developable parcels to industries that align with current market demands,
which in turn increases the likelihood of generating family-wage job opportunities for the
City and East County region. Future development proposed within the PMA site will have
to comply with applicable GCDC provisions intended to implement goals for
environmental sustainability. GCDC 4.1500 (Springwater Plan District) contains various
provisions and development standards intended to promote sustainable development,
including district-specific standards for landscaping, tree planting, stormwater green
development, lighting, and green building practices.

Policies:
1. The Springwater Community Plan will serve as the basis for the City’s comprehensive
plan amendments and implementing measures that will guide future urbanization.
Response:

The proposed PMA demonstrates compliance with the Springwater Community Plan
through responses to applicable goals and policies for the Springwater Plan District
contained within the City’s comprehensive plan. The PMA site is located within the
Brickworks area of the Springwater Plan District, and the proposed PMA will not have the
effect of altering the district’s boundaries. The proposed PMA does not limit the City’s
ability to meet this policy.
2. The Springwater Community Plan will carefully consider Springwater’s relationship to
adjoining communities and especially its role for economic development as annexations
and extensions of public facilities occur.

Response:

The PMA site is within current City limits. The proposed PMA does not limit the City’s
ability to meet this policy as new areas of the Springwater Plan Area are annexed and
extensions of public facilities within these areas occur.

Section 10.802 Economic Development (Springwater)
Goals:
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1. The Springwater Community will provide industrial land that will generate a variety of
family wage job opportunities.
Response:

The proposed PMA supports this policy by enhancing the marketability of the PMA site to
industries that align with current market demands, thereby increasing the likelihood of
generating family-wage job opportunities for the City and region. Uses allowed under the
existing RTI-SW designation are limited, and all of its permitted uses per Table 4.1520 are
also permitted within the proposed IND-SW designation. The IND-SW designation allows
the site to be developed for a broader array of uses including construction and nonaccessory manufacturing uses, enhancing the potential of the site to be developed and
for family-wage job opportunities.

Policies:
1. Maximize the land area and accessibility for industrial and industry-related jobs.
4. Be forward thinking in identifying Springwater industrial job opportunities in
anticipating viable opportunities in the short, medium and long-term.
6. Provide for a range of job opportunities, catering to various skill sets and building on
the skills of workers in the East Metro region.
11. Provide many diverse opportunities for family-wage jobs.
12. Work to correct the imbalance of jobs to housing within Gresham and the East Metro
region.
Response:

In spite of significant attempts to market the site to employment users over the last 16
years, jobs have failed to materialize on the properties. The proposed PMA directly
responds to the intent of the above policies by recognizing and responding to the market
limitations of the existing RTI-SW designation and adjusting the zoning designation to one
that allows more market soluble uses that will create family-wage jobs.

Section 10.804 Livability (Springwater)
Goals:
1. The Springwater Community shall have a high quality of life provided through compact and
sustainable development; a range of housing choices in close proximity to services and/or
employment areas; walkable neighborhoods; access to natural resource areas, parks, and
greenways for employees in the community; preservation of natural resources; and a
variety of transportation choices.
Response:

The proposed PMA supports this goal by enhancing the marketability of the PMA site’s
vacant and developable parcels to industries that align with current market demands,
which in turn increases the likelihood of generating a viable employment area within the
Brickworks area and the greater Springwater Plan District. Future development of the
PMA site’s vacant parcels can further support this goal through likely westerly extensions
of SE 16th Street and SE 19th Street, which will include sidewalks and bike lanes that
enhance pedestrian connectivity in the area, promote a variety of transportation choices,
and provide more direct pedestrian connections to SE Hogan Road and the Springwater
Corridor Trail to the south for existing residential areas. Frontage improvements to SE
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Palmquist Road will also occur with future development, which will result in a safer bike
and pedestrian road section on SE Palmquist Road.
Future development proposed within the PMA site will have to comply with applicable
GCDC provisions intended to implement this goal. GCDC 4.1500 (Springwater Plan
District) contains various provisions and development standards intended to promote
compact and sustainable development, including district-specific standards for
landscaping, tree planting, stormwater green development, lighting, and green building
practices. Future development within the PMA site will also be required to comply with
existing City environmental overlays including GCDC 5.0100 (Flood Plain Overlay District)
and GCDC 5.0700 (Natural Resource Overlay) as applicable to ensure preservation of any
identified natural resources, such as those associated with Brick and Cedar Creeks.
Compliance with GCDC 9.1000 (Tree Regulations) will also help to ensure that any tree
removal proposed with future development of the PMA site is orderly and promotes good
stewardship of the City’s urban forest.
In addition, the proposed PMA does not limit the City’s ability to achieve goals related to
housing choice given the proposed PMA is limited to a request to change the zoning
designation of eight properties from their current designation of RTI-SW to IND-SW, both
of which are industrial zoning designations, neither of which allow residential uses per
Table 4.1520. Therefore, the proposed PMA does not limit the City’s ability to achieve
goals related to livability within the Springwater Plan District.

Section 10.805 Transportation (Springwater)
Goal: The Springwater Community will encompass a well-planned transportation system that

supports the Springwater Community Plan, while promoting transit, walking and bicycling. The
road and trail network will provide good connectivity within Springwater, with existing
neighborhoods, and with the regional trail network.

Response:

The proposed PMA supports this goal by enhancing the marketability of the PMA site’s
vacant and developable parcels to industries that align with current market demands,
which in turn increases the likelihood of development. Future development of the PMA
site’s vacant parcels will increase the connectivity of the Brickworks area through likely
westerly extensions of SE 16th Street and SE 19th Street to intersections with SE Hogan
Road, which include the provision of bike lanes and sidewalks, which also promote
alternative modes of transportation. Regional trail connections are not envisioned within
the PMA site per Figure 7 (Local Street and Trail Connectivity Map) of the Springwater
Transportation System Plan (2005). However, anticipated public road improvements that
would occur with future development are anticipated to improve bicycle and pedestrian
facilities in the PMA site vicinity consistent with this policy.

Policies:
12. Consider traffic impacts on surrounding rural areas and existing City of Gresham
neighborhoods.
Response:

In support of this proposed PMA, the applicant’s traffic engineer, Kittelson & Associates,
has prepared a preliminary transportation analysis (Exhibit I). This analysis includes
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findings for Oregon Administrative Rule (OAR) 660-012-0060 (TPR), which demonstrates
the proposed IND-SW designation will not result in a materially different land use scenario
than what is permitted under the existing RTI-SW designation, and as such, will not
change the potential trip generation potential of the PMA site. Therefore, traffic impacts
to the transportation system are not anticipated, and the proposed PMA does not limit
the City’s ability to achieve this policy.

Section 10.822 Water System (Springwater)
Goals and Policies:

Response:

Applicable goals and policies that relate to the provision of public facilities in
the existing comprehensive plan for the City of Gresham also apply to the
Springwater PFP.

Section 10.331 (Water Service) of the City’s comprehensive plan is addressed for
compliance within this narrative.

Section 10.823 Wasterwater System (Springwater)
Goals and Policies:

Response:

Applicable goals and policies that relate to the provision of public facilities in
the existing comprehensive plan for the City of Gresham also apply to the
Springwater PFP.

Section 10.332 (Wasterwater System) of the City’s comprehensive plan is addressed for
compliance within this narrative.

Section 10.824 Stormwater Management System (Springwater)
Goal: The City of Gresham shall manage stormwater to minimize impacts on localized and
downstream flooding and protect water quality and aquatic habitat.

Policies:
4. Ensure that the quantity of stormwater after development will be equal to or less than

the quantity of stormwater before development, wherever practicable.

5. Ensure that the quality of stormwater after development will be equal to or better than

the quality of stormwater before development, wherever practicable.

6. Design public stormwater facilities using approaches that integrate stormwater

vegetation such as swales, trees, vegetated planters and wetlands.

Response:

The proposed PMA does not affect the City’s ability to manage and minimize impacts on
localized and downstream flooding and protect water quality and aquatic habitat. Future
development within the PMA site will comply with any protections maintained by the
City, state, and federal governments for natural resources, including area waterways, at
the time of land use submittal. Further, GCDC 4.1500 (Springwater Plan District) contains
various provisions and development standards intended to promote integration of
stormwater vegetation, stormwater green development practices, and green building
practices in support of this goal and these policies.
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5.0 Metro Urban Growth Management Functional Plan
The applicable provisions of the Metro Urban Growth Management Functional Plan are set forth below
with findings demonstrating the project’s consistency with each provision.

Title 1: Housing Capacity
3.07.110 Purpose and Intent
The Regional Framework Plan calls for a compact urban form and a “fair-share” approach to meeting
regional housing needs. It is the purpose of Title 1 to accomplish these policies by requiring each city
and county to maintain or increase its housing capacity except as provided in section 3.07.120.
Response:

The purpose of Title 1 is to address how the City maintains or increases its housing
capacity to meet regional housing needs. Per GCDC Table 4.1520, neither the existing RTISW designation nor the proposed IND-SW designation allow residential uses. Therefore,
the proposed PMA will have no impact on housing capacity or the City’s compliance with
Title 1.

Title 3: Water Quality and Flood Management
3.07.310 Intent
To protect the beneficial water uses and functions and values of resources within the Water Quality
and Flood Management Areas by limiting or mitigating the impact on these areas from development
activities and protecting life and property from dangers associated with flooding.
Response:

The purpose of Title 3 is to address water uses, water quality resources, and flood
management areas. Development is not proposed with this application. The City’s
comprehensive plan includes goals, policies, and implementation strategies that are
intended to address water use, functions and values of water resources, and areas prone
to flooding in conformance with Title 3. These goals and policies are implemented
through the City’s development code, specifically GCDC 5.0100 (Flood Plain Overlay
District) and GCDC 5.0700 (Natural Resource Overlay). Any future development proposed
within the PMA site must comply with these provisions as applicable, and the proposed
PMA will not affect water uses, water quality resources, and flood management areas or
alter the City’s compliance with Title 3.

Title 4: Industrial and Other Employment Areas
3.07.410 Purpose and Intent
The Regional Framework Plan calls for a strong regional economy. To improve the economy, Title 4
seeks to provide and protect a supply of sites for employment by limiting the types and scale of nonindustrial uses in Regionally Significant Industrial Areas (RSIAs), Industrial and Employment Areas. Title
4 also seeks to provide the benefits of "clustering" to those industries that operate more productively
and efficiently in proximity to one another than in dispersed locations. Title 4 further seeks to protect
the capacity and efficiency of the region’s transportation system for the movement of goods and
services and to encourage the location of other types of employment in Centers, Corridors, Main Streets
and Station Communities. The Metro Council will evaluate the effectiveness of Title 4 in achieving these
purposes as part of its periodic analysis of the capacity of the urban growth boundary.
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The purpose of Title 4 is to address how the City provides and protects an adequate supply
of sites for employment uses in support of a strong regional economy. The PMA site is
identified as an industrial area on the Title 4 Industrial and Other Employment Areas map
and is not identified as employment land or a Regionally Significant Industrial Area. The
proposed PMA does not alter these designations as both the existing RTI-SW designation,
and the proposed IND-SW designation, are industrial zoning designations that provide for
a variety of industrial uses in support of Title 4.

Title 6: Centers, Corridors, Station Communities and Main Streets
3.07.610 Purpose
The Regional Framework Plan identifies Centers, Corridors, Main Streets and Station Communities
throughout the region and recognizes them as the principal centers of urban life in the region. Title 6
calls for actions and investments by cities and counties, complemented by regional investments, to
enhance this role. A regional investment is an investment in a new high-capacity transit line or
designated a regional investment in a grant or funding program administered by Metro or subject to
Metro’s approval.
Response:

The purpose of Title 6 is to address how the City supports the Regional Framework Plan
and policies intended to make Centers, Corridors, Main Streets and Station Communities
principal centers of urban life and employment. The PMA site is not within the boundaries
of an identified regional center, town center, station community, or corridor area within
the City as identified on the 2040 Growth Concept Map. The proposed PMA does not alter
the boundaries of any of these designations within the City.

Title 7: Housing Choice
3.07.710 Intent
The Regional Framework Plan calls for establishment of voluntary affordable housing production goals
to be adopted by local governments and assistance from local governments on reports on progress
towards increasing the supply of affordable housing. It is the intent of Title 7 to implement these
policies of the Regional Framework Plan.
Response:

The purpose of Title 7 is to identify goals and incentives to help establish and increase the
supply of affordable housing. Because the proposed PMA involves two industrial zoning
designations and is intended to help facilitate development that will result in family-wage
jobs, no impact on the supply of affordable housing is expected to result from the
proposal.

Title 8: Compliance Procedures
3.07.810 Compliance With The Functional Plan
(a) The purposes of this chapter are to establish a process for ensuring city or county compliance
with requirements of the Urban Growth Management Functional Plan and for evaluating and
informing the region about the effectiveness of those requirements. Where the terms
"compliance" and "comply" appear in this title, the terms shall have the meaning given to
"substantial compliance" in section 3.07.1010.
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Title 8 establishes a process for determining whether City or County comprehensive plans
and land use regulations substantially comply with the requirements of the Metro Urban
Growth Management Functional Plan. This application proposes an amendment to
Gresham’s comprehensive plan map (Community Plan Map) and will be processed in
accordance with the requirements of the GCDC and Title 8 of the Metro Urban Growth
Management Functional Plan.

Title 12: Protection of Residential Neighborhoods
3.07.1210 Purpose and Intent
Existing neighborhoods are essential to the success of the 2040 Growth Concept. The intent of Title 12
of the Urban Growth Management Functional Plan is to protect the region’s residential neighborhoods.
The purpose of Title 12 is to help implement the policy of the Regional Framework Plan to protect
existing residential neighborhoods from air and water pollution, noise and crime and to provide
adequate levels of public services.
Response:

Title 12 focuses on providing protection to existing residential neighborhoods. The City’s
comprehensive plan includes goals, policies, and implementation strategies that are
intended to address air quality, water resources quality, noise pollution, and crime
prevention in conformance with Title 12. These goals and policies are implemented
through the City’s development code, and any future development proposed within the
PMA site must comply with these provisions as applicable to ensure existing residential
neighborhoods, such as those to the north and east of the PMA site, are not inordinately
impacted by proposed uses and development.
The City also requires that PMA applications demonstrate that the proposed zoning
designation will not negatively impact existing or planned public facilities and services,
such as public utilities (water, sanitary sewer, stormwater) and the transportation
network. Impacts to existing and planned public facilities were evaluated within the
provided public facilities analysis (Exhibit J), which concluded these public facilities have
sufficient capacity to serve industrial uses allowed by the proposed IND-SW designation,
and would only require standard extensions of these services to serve future
development, as well as modifications to the regional stormwater facility within tax lot
9300 that were envisioned with its design and construction. Further, a preliminary
transportation analysis (Exhibit I) demonstrates that the proposed IND-SW designation
will not result in a materially different land use scenario than permitted under the existing
RTI-SW designation, and as such, will not change the trip generation potential of the PMA
site. Therefore, no significant affects to public services are anticipated, including any
affects that would alter the existing levels of these services to adjacent residential
neighborhoods.

Title 13: Nature in Neighborhoods
3.07.1310 Intent
The purposes of this program are to (1) conserve, protect, and restore a continuous ecologically viable
streamside corridor system, from the streams’ headwaters to their confluence with other streams and
rivers, and with their floodplains in a manner that is integrated with upland wildlife habitat and with
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the surrounding urban landscape; and (2) to control and prevent water pollution for the protection of
the public health and safety, and to maintain and improve water quality throughout the region. [...]
Response:

Title 13 focuses on the protection, conservation, and ecological viability of stream and
river corridors. The City’s comprehensive plan includes goals, policies, and
implementation strategies that are intended to conserve, protect, and restore stream and
river corridors in conformance with Title 13. These goals and policies are implemented
through the City’s development code, specifically GCDC 5.0100 (Flood Plain Overlay
District) and GCDC 5.0700 (Natural Resource Overlay). In addition, GCDC A5.200 includes
provisions for surface water management systems that development must comply with
as applicable, which is intended to control and prevent polluted surface water from
entering streams and rivers within the City. Any future development proposed within the
PMA site must comply with these provisions as applicable, and the proposed PMA does
not alter the City’s compliance with Title 13.
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6.0 Statewide Planning Goals
The applicable Statewide Planning Goals are set forth below with findings demonstrating the project’s
consistency with each Goal. Goals 3, 4, 7, 8, 13, 14, 15, 16, 17, 18, and 19 are not applicable to the
proposed plan map amendment.

Goal 1: Citizen Involvement
To ensure opportunities for citizens to be involved in the development of public policies and all phases
of the planning process.
Response:

The proposed PMA is subject to a Type III quasi-judicial procedure to amend the City’s
acknowledged comprehensive plan map (Community Plan Map), which requires public
notification and public hearings before the Gresham Planning Commission and Gresham
City Council. Per GCDC 11.0502(E), the City’s Type III quasi-judicial procedure also requires
public notice in the form of written mailed notice, posted noticed, and published notice
within a newspaper. Both public hearings will provide opportunities for citizen
involvement, and public notices will encourage public commentary on the proposal
consistent with Goal 1.
In addition, the applicant held a virtual neighborhood meeting via Zoom on August 3,
2021, in compliance with current City requirements for neighborhood meetings during
the Covid-19 pandemic. Documentation of this neighborhood meeting is included with
this submittal as Exhibit D, which includes all items necessary to demonstrate compliance
with GCDC 11.0803(G). This meeting was attended by 11 neighbors in the vicinity of the
PMA site, including the president of the Hogan Cedars Neighborhood Association
(Matthew Callison), and the Land Use Chair of the Historic Southeast Neighborhood
Association (Allan Krim). Various questions asked by neighbors regarding the proposal,
and the answers provided, are identified within the neighborhood meeting summary
included with the neighborhood meeting documentation (Exhibit D).

Goal 2: Land Use Planning
To maintain a transparent land use planning process in which decisions are based on factual information
and reviewed in accordance with implementing ordinances.
Response:

Applicable provisions of the GCDC, goals and policies of the City’s comprehensive plan,
the Metro Urban Growth Management Functional Plan, and the Statewide Planning Goals
are addressed throughout this narrative, including technical and fact-based findings
regarding the adequacy of public facilities under the proposed zoning, consistent with
Goal 2.

Goal 5: Natural Resources, Scenic and Historic Area, and Open Spaces
To protect and maintain unique scenic, open space and natural areas.
Response:

The City’s acknowledged comprehensive plan maintains protections for Goal 5 resources.
Historic and cultural resources are inventoried by the City and are subject to an overlay
implemented through the GCDC that serves to protect and preserve them. Historic and
cultural resources are not shown to exist within the PMA site. In addition, the City’s
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comprehensive plan includes goals and policies that are intended to conserve and protect
unique scenic, open space, and natural areas. These goals and policies are implemented
through the GCDC, which serves to protect and preserve these areas. Two drainages,
Cedar Creek and Brick Creek, cross the site and the City has designated areas adjacent to
these drainages as resource area and high value resource area (HVRA). The proposed PMA
will not alter protections that currently exist within the GCDC; future development within
the PMA site will be required to demonstrate compliance with existing protections
maintained by the City, consistent with Goal 5.

Goal 6: Air, Water and Land Resource Quality
To maintain and improve the quality of air, land, and water resources consistent with state and federal
regulations.
Response:

The City’s acknowledged comprehensive plan maintains protections for air, water, and
land resources consistent with state and federal regulations. The proposed PMA will not
alter protections that currently exist within the GCDC. Future development within the
PMA site will have to comply with existing protections maintained by the City, state, and
federal governments, consistent with Goal 6.

Goal 9: Economic Development
To inventory commercial and industrial lands, identify future demand, and plan for ways to meet that
demand.
Response:

The purpose of Goal 9 is to ensure that jurisdictions maintain an adequate supply of land
for economic development and employment growth. Gresham relies on Metro’s
periodically updated Urban Growth Report to comply with Goal 9. The 2018 Urban
Growth Report is the most recently adopted version of this document assessing the
region’s land needs for the 2018-2038 planning period. As the proposed PMA is limited
to a request to change the zoning designation of eight from properties from their current
designation of RTI-SW to IND-SW, both of which are industrial zoning designations that
are intended to contribute to the region’s economic development and employment
growth, the proposed PMA will have no impact on the City’s supply of land intended for
employment.
The proposed IND-SW designation allows the site to better meet current market demands
for manufacturing, and as described in Section 4.0 of this narrative, better meet the City’s
goals for economic development and family-wage job growth. As on-shoring of
manufacturing continues, demand for ready-to-develop industrial parcels will continue to
increase. The PMA site provides approximately 21 acres, 13 of which are undeveloped
vacant land suitable for industrial development. Therefore, the proposed PMA also
promotes Goal 9 by better meeting current market-driven industrial demands that can
support family-wage jobs for the City and region.

Goal 10: Housing
To plan for and accommodate needed housing types based on residential land inventories.
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The purpose of Goal 10 is to ensure that jurisdictions maintain an adequate housing
supply to meet anticipated growth. Gresham relies on Metro’s periodically updated
Urban Growth Report to comply with Goal 10. Both the existing and proposed zoning
designations are industrial. Per GCDC Table 4.1520, neither the existing RTI-SW
designation nor the proposed IND-SW designation allow residential uses. Therefore, the
proposed PMA will have no impact on the City’s ability to meet housing objectives in
compliance with Goal 10.

Goal 11: Public Facilities and Services
To plan, develop, and maintain public facilities and services that serve the needs of the community in
an orderly and efficient manner.
Response:

The City has acknowledged public facilities plans that address water, sanitary sewer,
transportation, and stormwater services that show how the City’s current needs are met
and how their long range needs can be met. These plans can be used in guiding future
industrial development of the PMA site. The PMA site is also well served by numerous
existing public facilities both within and immediately adjacent to the site, as shown on the
existing utilities map (Exhibit H), including sanitary sewer mains, water mains, and
stormwater mains. The impact of the proposed PMA on existing and planned public
facilities, including public water, sanitary sewer, and stormwater utilities, is addressed
within the public facilities analysis (Exhibit J). As concluded within this analysis, these
public facilities have sufficient capacity to serve industrial uses allowed by the IND-SW
designation and would only require standard extensions of these services to serve future
development. The proposed PMA site’s serviceability and adjacency to existing public
facilities will, therefore, facilitate orderly and efficient development of public facilities in
support of Goal 11.

Goal 12: Transportation
To provide a safe, convenient, and economic transportation system.
Response:

For instances involving amendments to acknowledged land use designations, Goal 12 is
implemented by the Transportation Planning Rule (TPR) per OAR 660-012. As
demonstrated in the preliminary transportation analysis (Exhibit I), which includes
findings for OAR 660-012-0060, the proposed IND-SW designation will not result in a
materially different land use scenario than what is permitted under the existing RTI-SW
designation, and as such, will not change the potential trip generation potential of the
PMA site. Therefore, “no significant affects” to the transportation system are anticipated.
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7.0 Conclusion
As evidenced through this narrative and associated documents, the applicant’s proposed PMA request is
consistent with the applicable local, regional, and state policies and regulations governing the allowance
of this request. Therefore, the applicant respectfully requests City of Gresham approval of this application.
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