Commentary is for information only.
Proposed new language is double-underlined;
Proposed deleted language is stricken.

ORDINANCE NO.

CB 05-23

AMENDMENTS TO VOLUME 1, FINDINGS, AND VOLUME 2, GOALS; POLICIES, AND
ACTION MEASURES, OF THE GRESHAM COMMUNITY DEVELOPMENT PLAN,

REGARDING HOUSING

THE CITY OF GRESHAM DOES ORDAIN AS FOLLOWS:

Section 1. Volume 1, Findings, Section 4.800 Housing Capacity Analysis:

is amended as follows:

Proposed Text Amendment

Commentary

All footnotes will be updated to match their position in the text.

Per Article 2 of GCDC Volume
3 “the manager may
renumber or ..., change
reference numbers to agree
with renumbered articles,
chapters, sections, or other
parts...”

Section 1. Volume 1, Findings, Section 4.800 Housing Capacity Analysis:

Acknowledgements is

amended as follows:

Proposed Text Amendment

Commentary

%k %k

ACKNOWLEDGEMENTS

ECONorthwest prepared this repert section for the City of Gresham in
2021. ECONorthwest and the City of Gresham thank those who
helped develop the Gresham/Housing Capacity Analysis (HCA). This
project is fundediby Oregonigeneral fund dollars through the
Department of Land\Conservation and Development (DLCD). The
contents of this report do not necessarily reflect the views or policies
of the State of Oregon. The City of Gresham thanks all those who
participated and provided feedback in the HCA process, through
public meetings and the online survey. Other participants and
contributors to the HCA include the Planning Commission, State of
Oregon staff, City of Gresham staff, ECONorthwest Consulting Team,
and the members of the public who participated in project outreach

events.
3k %k k

Updating language to reflect
this is part of the plan rather
than a stand-alone report.
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Section 2. Volume 1, Findings, Section 4.800 Housing Capacity Analysis: Executive Summary is

amended as follows:

Proposed Text Amendment

Commentary

* %k %k

What are the key housing needs in Gresham?

%k k%

¢ Gresham lacks enough housing that is affordable, both for
renters and homeowners. About 44% of Gresham’s households
are cost burdened (paying 30% or more of their household
income on housing costs). About 64% of Gresham’s renters are
cost burdened and about 28% of Gresham’s homeowners are
cost burdened. Cost burden rates in Gresham are higher than
those in Multnomah County. Because Gresham has affordable
housing in comparison to other cities in the Portland Region;

Gresham has a larger share of lower income householdsmany of

whom have trouble affording housing costs in Gresham and

could not generally afford housing costs in other parts of the

Portland Region.

o  About 43% of Gresham’s households cannot afford median
rents in Gresham ($1,279). Additionally, about 84% of
Gresham’s households cannot afford the'median housing
sale price ($401,000) in Gresham. Housing sales'prices
increased in Gresham over the last five years. From 2015,to
2020, the median housing sale price increaséd by about
$142,000 (55%), froms@about $259,000 to $401,000.

o  Ahousehold earning 100% of Multnomah County’s median
family income (§92,100) could afford a home\walued
between about $322,000 to $368;000,.which'is less than the
median home sales price of about $401,000 in Gresham,
consistent with sales price growth in Multnomah County
and@ther citiesssuch as Hillsboro, Troutdale, Milwaukie. A
household can'start to affardimedian home sale prices at
about 107% of Multnomah County’s median family income.

e Most Gresham residents live in neighborhoods that are at risk of
gentrification. Gentrification here is used to mean “a process of
neighborhood.change.hat includes economic change in a
historically disinvested neighborhood —by means of real estate
investment and new higher-income residents moving in — as well
as demographic change — not only in terms of income level, but
also in terms of changes in the education level or racial make-up
of residents.”? 22% of Gresham’s households live in areas that
are in the early stages of gentrification with a further
approximately 53% susceptible to gentrification. These areas are
generally those that also have high levels of socioeconomic

Adding information about
the risks of gentrification and
displacement from the
proposed Appendix 19 Trends
in Gentrification and
Displacement Risk in
Gresham (Attachment B).

2 Chapple, K., & Thomas, T., and Zuk, M. (2021). Urban Displacement Project website. Berkeley, CA: Urban

Displacement Project
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vulnerability, which may lead to housing insecurity or
displacement.

* %%

Section 3. Volume 1, Findings, Section 4.800 Housing Capacity Analysis: I. Introduction is amended as
follows:

Proposed Text Amendment Commentary
%k k%
C. ORGANIZATION OF THIS RERORT SECTION Updating language to reflect
The rest of this-repert section is organized as follows: thisds part of the plan rather
Il. Residential Buildable Lands Inventory presents the than a stand-alone report.
methodology and results of Gresham’s inventory of residential
land.
%k %k %

Section 4. Volume 1, Findings, Section 4.800 Housing Capacity Analysis: . Historical and Recent
Development Trends is amended as follows:

Proposed Text Amendment Commentary

Analysis of historical development trends in.Gresham provides
insight into the functioning of the local housing market. The mix of
housing types and densities, in particular, are key variables in
forecasting the capacity of residential land to accommodate new
housing and to forecast future landsneed. The specific steps are
described in Task 2 of the DLED Planning for Residential Lands
Workbook as:

%k %k %k

In Gresham, government assisted (0r income restricted) housing
(ORS 197.303(b)) and housing for farmworkers (ORS 197.303(e)) can | Updating language to reflect
be any of the housingitypes listediabove. Analysis within this repert this is part of the plan rather

section diseusses housing affordability at a variety of incomes, as than a stand-alone report.
requireddn ORS 197.303.
%k %k %k
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A. DATA USED IN THIS ANALYSIS
Throughout this analysis (including the subsequent Section 1V), we

used data from multiple well-recognized and reliable data sources.
One of the key sources for housing and household data is the U.S.
Census. This repert section primarily uses data from three Census

Updating language to reflect
this is part of the plan rather
than a stand-alone report.

sources:
*kk

This repert section uses data from the 2014-2018 ACS 5-year
estimates for Gresham. Where information is available and relevant,
we report information from the 2000 and 2010 Decennial Census.
Among other data points, this repert section also includes data from
Oregon’s Housing and Community Services Department, the United
States Department of Housing and Urban Development, Metro’s
Regional Land Information System (RLIS), and the City of Gresham.?*

The foundation of the Housing Capacity Analysis is the household
forecast for Gresham from Metro’s 2045 Distributed Forecast.>* The
forecasts were developed by Metro staff to inform the upcoming
Urban Growth Report.

It is worth commenting on the methods useddfor.the American
Community Survey.3! The American Community Survey.(ACS) is a
national survey that uses continuous measurement methodsult uses a
sample of about 3.54 million households to produce annually updated
estimates for the same small areas(eensus tracts and block groups)
formerly surveyed via the decennial census long-form sample. It is
also important to keep in mind that all ACS data are estimates that
are subject to sample variability. This variability is referred to as
“sampling error” and is expressed as'a band or “margin of error”
(MOE) around the estimate.

This+repert section uses'€ensus andhACS data because, despite the Ugdqting language to reflect
inherent méthodological limits, they represent the most thorough this is part of the plan rather
and accurate data available to'assess housing needs. We consider than a stand-alone report.

these limitations in making interpretations of the data and have
strived not'to draw conclusions beyond the quality of the data.

In many cases, we eomparé Gresham to Multnomah County and
Oregon. In selected casés, we compare Gresham to other cities within
the Portland region. The comparison cities include Beaverton,
Fairview, Happy Valley, Hillsboro, Milwaukie, Portland, Tigard, and
Troutdale. We chose the comparison cities based on discussion with
City staff and our understanding of the range of characteristics of
cities in the Portland Metro region. These cities are generally near
Gresham or are other cities where people might choose to locate
within the region.

CWP 23-00142 Proposed Text Amendments
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Section 5. Volume 1, Findings, Section 4.800 Housing Capacity Analysis: IV. Demographic And Other

Factors Affecting Residential Development in Gresham is amended as follows:

Proposed Text Amendment Commentary

%k %

A. DEMOGRAPHIC AND SOCIOECONOMIC FACTORS AFFECTING
HOUSING CHOICE33 34

%k k%

Regional and Local Demographic Trends May Affect Housing Need in
Gresham

%k k%

Racial and Ethnic Diversity

Gresham is more diverse than the statewide average, with about 36%
of Gresham'’s residents identifying as a person of color (Asian aloney
Black or African American alone, American Indian and Alaska Native
Alone, Native Hawaiian and Other Pacific Islander Alone, Someé Other
Race Alone, and Two or More Races, and Hispanic or Latino [of any
race]). Housing needs do not generally differ by race oréthnicity, but
other characteristics of households that affect housing needs,(and
the housing choices available to these households) may vary byrace
or ethnicity. For example, Exhibit 42 shows a difference in income by
race and ethnicity. These differences in income resulit.in households
making different choices (often by necessity) based onincome and

the availability of affordable housing. Updating language to reflect

Throughout the repert section, we report housing characteristics by this is part of the plan rather
race. This information represents housing for people of different race | than a stand-alone report.
and ethnicity. To the extent.that characteristics of current housing

situations for people of color are different from the overall average,
these differences are marelikely to réflect:availability of affordable

housing, rather than different\preferences by race or ethnicity.
%k %k %k

Populations with Special'Needs

34 The research in this section isbased on numerous articles and sources of information about housing, including:

e D. Myers and'S. Ryu, Aging Baby Boomers and the Generational Housing Bubble, Journal of the American
Planning Association;Winter 2008.

e Dauvis, Hibbits, & Midghal Research, “Metro Residential Preference Survey,” May 2014.

e L. Lachman and D. Brett, Generation Y: America’s New Housing Wave, Urban Land Institute, 2010.

e George Galster. People Versus Place, People and Place, or More? New Directions for Housing Policy, Housing

Policy Debate, 2017.

e Herbert, Christopher and Hrabchak Molinsky. “Meeting the Housing Needs of an Aging Population,” 2015.

e J. Mcllwain, Housing in America: The New Decade, Urban Land Institute, 2010.

e Schuetz, Jenny. Who is the new face of American homeownership? Brookings, 2017.

e The American Planning Association, “Investing in Place; Two generations’ view on the future of
communities,” 2014.

e Transportation for America, “Access to Public Transportation a Top Criterion for Millennials When Deciding
Where to Live, New Survey Shows,” 2014.
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People Experiencing Homelessness

Gathering reliable data from individuals experiencing homelessness is
difficult precisely because they are unstably housed. People can cycle
in an out of homelessness and move around communities and
shelters. Moreover, the definition of homelessness can vary between
communities. Individuals and families temporarily living with relatives
or friends are insecurely housed, but they are often neglected from

homelessness data. Even if an individual is identified as lacking

- . . . Revising based on new data
sufficient housing, they may be reluctant to share information. Asa p . . .
and analysis done with this

result-information-abeut-people-experiencing-homelessnessin project.
Sres! . " lable.

This section presents information about people experiencing Revising to reflect that data
homelessness in-Multnemah-County based on the followingSources locations are referenced as
of information: applicable in the code.

e Point-in-Time (PIT) count: The PIT count is a snapshot,of
individuals experiencing homelessness on a single nightin a
community. It records the number andcharacteristics (e.g.,
race, age, veteran status) of people who live imemergency
shelters, transitional housing, rapid re-housing, Safe Havens,
or PSH; as well as recording those who are unsheltered. HUD
requires that communitiesrand Continuums.of Care (CoC)
perform the PIT count/during thelast ten days of January on
an annual basis for$Sheltered people and on a biennial basis
for unshelteredqeople. Though the PIT countis not a
comprehensive survey, it serves as a measure of
homelessness at a givenpoint of time and is used for policy
and funding decisions.

e McKinney Vento data: The McKinney Vento Homeless
Assistance Act authorized, among other programs, the
Education for Homeless Children and Youth (EHCY) Program
to support the academic progress of children and youths
experiencing homelessness. The U.S. Department of
Education works‘with state coordinators and local liaisons to
collect performance data on students experiencing
homelessness. The data records the number of school-aged
children who live in shelters or hotels/motels and those who
are doubled up, unsheltered, or unaccompanied. This is a
broader definition of homelessness than that used in the PIT.

Revising based on new data
and analysis done with this

countiesin-Oregon- project.
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Based on the 2022 Point in Time count there were approximately 48

households experiencing unsheltered homelessness in Gresham in
2022.%¢

In addition, 1,106 students in the Gresham-Barlow, Centennial, and

Reynolds School Districts experienced homelessness. The number of
people experiencing homelessness in Multnomah County was 5,228

in 2022.%

EEI ql IEP;':l' pq | g I ’p . . I- ; .
Fimecount of 2018 and 2019
peg.pie S - HUD Pointin-Ti .
experiencing Removingand.replacing with
homelessness 4;615-Persens 4;619-Perseiis more up to datedata.
rerained-stable 2018 2019
from2018to
2019

Between2018and

2019 individual , ’
| I | T : ’

decreased-16%-

4,500 Removing and replacing with
more up to date data.

2018 2019

mSheltered ™ Unsheltered

% Due to data availability limitations for the City of Gresham, this PIT count is in households. The rest of the

chapter uses individual counts

57 This is the total count of people experiencing homelessness, sheltered, in transitional housing, and unsheltered.
It includes those who are experiencing chronic homelessness as well as those experiencing temporary
homelessness.
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Revising based on new data

and analysis done with this
2,500 project.
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According to'HUD's 2022 Annual Homeless Assessment Report
(AHAR), across the United States, the number of people experiencing
homelessness increased slightly (less than one percent) between
2020 and 2022. This increase/reflects a two percent decline in people
experiencing sheltered homelessness offset by a three percent
increase in people experiencing unsheltered homelessness. However,
between 2021 and 2022, sheltered homelessness increased by seven
percent, possibly due to the easing of pandemic-related restrictions
that resulted in fewer beds available and declines in the perceived
health risks of staying in a shelter.

Revising based on new data
and analysis done with this
project.
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Exhibit 49 shows the number of persons experiencing homelessness
in Multnomah County in 2017, 2019, 2021% and 2022.

Multnomah Exhibit 49. Number of Persons Homeless

Count¥ s homeless Multnomah County, Point-in-Time Count, Revising based on new data
countolncreased 2017, 2019, 2021, and 2022 and analysis done with this
by 30% from 2019 Source: Annual Homeless Assessment project.

to 2022. Report (AHAR) data. 2017-2021

Source: 2022: News Release: Tri-county
Point in Time Count numbers, Joint Office

of Homeless Services, May 4, 2022

Note: OHCS reported two counts in 2021

— estimated and reported counts. This
section uses the estimated counts.

4,177 4,019 4,555 5,228

Persons Persons Persons Persons

2017 2019 2021 2022
(estimat

=

9 Oregon Statewide Homelessness Estimates report from the Oregon Housing and Community Services presented
two counts in their report — estimated and reported counts. The estimated count was developed to address
concerns that data limitations imposed by the COVID-19 pandemic resulted in an undercount. The estimated count
is actually just the highest shelter count that was reported during the 2019-2021 period. This report uses the
estimated count for 2021. For unsheltered, the 2021 PIT count is not available for all counties, so the report

modeled it by adding the predicted 2019-2021 change, determined through analysis of past trends and other
homelessness data, to the 2019 PIT count.
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The unsheltered
homeless

population in
Multnomah County

has been increasing
since 2017. In 2022

an estimated 3,057
people experienced
unsheltered
homelessness.

About 1,106
students

experienced

homelessness in the

2019-20 school
year. students.

Of these studénts
145 were

unaccefmpanied

% %k %

Exhibit 50. Point-in-Time Homelessness

Estimates for Multnomah County,
Portland/Multnomah Continuum of Care,
2017-2022.

Source: Annual Homeless Assessment
Report (AHAR) data. 2017-2021

Source: 2022: News Release: Tri-county
Point in Time Count numbers, Joint Office

of Homeless Services, May 4, 20227°

Note: OHCS reported two counts in 2021 —

estimated and reported counts. This

section uses the estimated counts.
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mSheltered = Unsheltered

Exhibit 5deStudents Homeless by Living
Situation, Gresham-Barlow, Centennial

and Reynolds School Districts, 2018-2019
and 2019-2020

Source: McKinney Vento, Homeless
Student/Data.

1,600
38

1,200

800

20182019
mDoubled-Up  mIn Shelter

20192020

Motel/Hotel Unsheltered

Revising based on new data
and analysis done with this
project.

70

h

The 2022 PIT count breaks homelessness down into three categories: unsheltered, sheltered, and transitional

housing in Multnomah County.
CWP 23-00142

10 — ORDINANCE NO.

Proposed Text Amendments

Y:\CAO\Council Bills\CB05-23—05/16/23\MA

ousing. In the graph transitional housing is combined with sheltered. In 2022, 686 people were in transitional




B. REGIONAL AND LOCAL TRENDS AFFECTING
AFFORDABILITY IN GRESHAM

This section describes changes in sales prices, rents, and housing
affordability in Gresham since 2015. It uses cities and submarkets in
the Portland Metro, as well as Multnomah County as comparisons. It Reflecting additional

also considers trends in gentrification and displacement risk. information and analysis

done with this project.
Kk ok

Gresham can also have a role in policies to support development of
housing affordable to households with income of 50-80% of MFI that
are cost burdened. The City may adopt policies that support housing
affordable to these households, often called middle-income
households, such as tax exemptions, lowering fees and chargess/and
removing regulatory barriers.

Trends in Gentrification and Displacement Risk Reflecti dditional
Many Gresham residents are at risk of displacement. Substantial . eflec ’”9 aagitiona .
information and analysis

parts of Gresham are in the early stages of gentrification or at-risk of done with this project.
gentrification, especially where there are higher.concentrations of
vulnerable population.”® Gresham, along with portions.of East
Portland, contain large amounts of the Metro region’s most
vulnerable Census tracts. In addition, Powell Bivd/Highway 26 is a
dividing line when it comes to gehntrification and socioeconomic
vulnerability. In general, more vulnerable and gentrifying areas to the
north of the highway, and more stable/areas to the south. The denser
tracts north of Powell Blvd./Highway 26 exhibit Signs.of highest
gentrification risk combined with'high socioeconomic vulnerability to
displacement..By comparison, areas south of Highway 26 (which are
lower density and have a larger share of homeowners) show signs of
low gentrification risk or low levels of socioeconomic vulnerability.
Key insightsiinclude:

e 76% of Gresham heuseholds reside within tracts identified as

at high risk of gentrification (either in early or susceptible
stages). These tracts fall under the level of gentrification
characterized by having high levels of economic vulnerability,

low rates of demographic change, and having either nearby
tracts (called “adjacent” tracts) becoming more valuable

rents and/or sale prices appreciating quickly) or being in an

“appreciated” tract where rent values and home sale prices
rose drastically between 2010 and 2020.

e Nearly two thirds (63%) of Gresham households live in Census
tracts that contain both a high gentrification risk and a high
socioeconomic vulnerability level.

Reflecting additional
information and analysis
done with this project.
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e Tracts showing the highest levels of vulnerability are mainly
clustered around Gresham'’s western and northern boundary.

e Some important trends include a noticeable clustering of
limited English proficiency households along Gresham’s
northwestern boundary, higher POC shares in the Centennial
neighborhood area, and higher clustering of households with
at least person who experiences disabilities around the North
Central neighborhood.

Indicators of higher

include:
Exhibit 72. Composite Gentrification & 4_
Socioeconomic Vulnerability Risk, by Tract o hi h.shares of
Source: ACS 2010, 2015, 2019 (5-year low-income
RLIS, ECONorthwest households,
e changing

socioeconomic

demographics‘as
compared to the
region

e risingprices of
housing for sales
anddent

Higher Gentrif. Risk —

Indicators of higher

social vulnerability
include:

e higher shares of
the region’s POC

e higher shares of
the region’s

population
without a

bachelor’s
degree or higher

Reflecting additional
information and analysis
done with'this project.
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Section 6. Volume 1, Findings, Section 4.800 Housing Capacity Analysis: V. Housing Need in Gresham
is amended as follows:

Proposed Text Amendment Commentary

%k %

Forecast for Housing Growth

A 20-year household forecast (in this instance for 2021 to 2041) is the
foundation for estimating needed new dwelling units. The forecast for
Gresham is based on Metro’s 2050 Household Distributed Forecast
(2019). Gresham city limits will grow from 41,484 households in 2021
to 47,713 households in 2041, an increase of 6,229 households.”’

To accommodate new households, Exhibit 7372 shows that Greshamy | Updating, exhibit number.
will have demand for 6,229 new dwelling units over the 20-year.
period, with an annual average of 311 dwelling units.

Exhibit 734. Forecast of Demand for New Dwelling Units, Gresham .« | \Updating exhibit number.
City Limits, 2021 to 2041

Source: Metro’s 2050 Household Distributed Forecast, 2021. Calculations by
ECONorthwest. Note: DU is dwelling unit.

New DU
City Limits
Household Forecast 2021 41,484
Household Forecast 2041 47,713
Total New Dwelling Units (2021-2041) 6,229
Annual Average of New Dwelling Units 311

Housing Units Needed Over the Next 20 Years

Exhibit 7372 presents a forecast of new housing in Gresham for the Updating exhibit number.
2021 to 204 1period. Thisisection determines the needed mix and
density for'the development.of new housing developed over this 20-
year pefiod in Gresham.

Over the next,20 years the need for new housing developed in
Gresham will'generally include a wider range of housing types and
housing that is more affordable. This conclusion is based on the
following information,found in Section Il and IV:

¥k kk
These factors suggest Gresham needs a broader range of housing
types with a wider range of price points than are currently available in

77 Metro’s 2050 Household Distributed Forecast shows that in 2020, the Gresham city limits had 41,195
households. The Metro forecast shows Gresham growing to 49,067 households in 2045, an average annual growth
rate of 0.7% for the 25-year period. Using this growth rate, ECONorthwest extrapolated the forecast to 2021
(41,484 households). This forecast is based on Gresham city limits’ official household forecast from Metro for the
2020 to 2050 period.
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Gresham’s housing stock. This includes providing opportunity for
development of housing types across the affordability spectrum such
as: single detached housing (e.g., small-lot single detached units, and
“traditional” single detached), accessory dwelling units, townhouses,
cottage housing, duplexes, tri- and quadplexes, and apartments.

Exhibit 7473 shows a forecast of needed housing in Gresham during
the 2021 to 2041 period. The projection is based on the following
assumptions:

e Gresham’s official forecast for household growth shows that
the City will add 6,229 dwelling units over the 20-year period
(Exhibit 7372).

e The assumptions about the mix of housing in Exhibit Z473 are:

Gresham will Exhibit 742. Forecast of Demand for
have demand for New Dwelling Units by Housing Type,
6,229 new Gresham City Limits, 2021 to 20441
dwelling units Source: Calculations by ECONorthwest. DU =
over the 20-year Dwelling unit
perIOd' 45% Of Variabl Mix of New Dwelling
which will be ariavle Units 2021-2041
. Needed new dwelling units (2021-2041) 6,229
S| ngle detached Dwelling units by structure type
H Single-family detached
hOUSIng Percent single-family detached DU 45%
equals Total new single-family detached DU 2,803
Single-family attached
Percent single-family attached DU 9%
equals Total new single-family attached DU 561
Duplex, Triplex, Quadplex
Percent duplex, triplex, quadplex 14%
equals Total new duplex, triplex, quadplex 872
Multifamily (5+ units)
Percent multifamily (5+ units) 32%
equals Total new Multifamily 1,993
Total new dwelling units (2021-2041) 6,229
%k %k %

Exhibit 7574 allocates needed housing to zone district groupings in
Gresham. The allocation is based, in part, on the types of housing
allowed in the zoning designations in each zone district grouping (as
defined in Section ). Exhibit 7574 shows:

* %k k

Exhibit 7675 shows the density assumptions used for each zone.
Zones with a density highlighted in blue used a historic density
assumption, and zones with a density highlighted in orange used an
80% of maximum density assumption.

Updating exhibit numbers.

Updating exhibit numbers.

CWP 23-00142 Proposed Text Amendments

14 — ORDINANCE NO. Y:\CAO\Council Bills\CB05-23—05/16/23\MA




Exhibit 763. Density Assumptions by Zone, Gresham City Limits, Updating exhibit number.
Pleasant Valley, and Springwater, 2021

* %%

Exhibit 7675 presents assumptions about future housing density Updating exhibit numbers.
based on historical densities in Gresham shown in Exhibit 16 or
maximum allowed densities defined in Gresham’s Development Code.
Exhibit 93 in Section VIII converts between net acres and gross
acres.® To account for land needed for rights-of-way and convert net
densities (Exhibit 9392) we used Metro’s methodology of calculating
existing rights-of-way. Metro’s methodology about net-to-gross
assumptions is (1) tax lots under 3/8 acre assume 0% set aside for
future streets; (2) tax lots between 3/8 acre and 1 acre assume a 10%
set aside for future streets; and (3) tax lots greater than an acré
assumes an 18.5% set aside for future streets.

Exhibit 9293 in Section VIII provides the results of this calculation by
zone for Gresham.

NEEDED HOUSING BY INCOME LEVEL

The next step in the Housing Capacity Analysis isto develop an
estimate of need for housing by income and housing type. This
analysis requires an estimate of the'income distribution of current
and future households in the.community. Estimates presented in this
section are based on (1) secondary data from the Census, and (2)
analysis by ECONorthwest.

The analysis in Exhibit 7776 is'baséd on Census data about household
income levels for existing househaolds in Gresham. Income is
distributed into market segments consistent with HUD income level
categoriesy using Multnomah,County’s 2020 Median Family Income
(MFI) of'$92,100. The Exhibit assumes that approximately the same
percentage of households will be in each market segment in the
future, as a'way.to have some understanding of potential future
income based on groupings'of median family income. The income
distribution in Greshamawill likely change over the next 20-years
based on demographic and economic changes but a forecast of future
income is not available for Gresham or Multnomah County. Exhibit
77#6 illustrates that Gresham will have households with very low
income in the future, as well as very high income.?*

Updating exhibit numbers.
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About 43% of Exhibit 754. Future (New) Gresham

Gresham'’s future Households, by Median Family Income Updating exhibit number.
households will (MFI) for Multnomah County ($92,100),

have incomes 2021102041

below 50% of Source: U.S. Department of Housing and Urban

Multnomah Development, Multnomah County, 2020. U.S. Census

County’s median Bureau, 2014-2018 ACS 5-Year Estimates Table

family income (less 19001
than $46,050 in
2020 dollars).

About 40% will o 1,388 HH
have incomes
between 50% and

1,085 HH 1,124 HH
1,024 HH

Share of Households (HH)

120% of the 20% oo

county’s MFI 3 7% W am
(between $46,050

and $110,520).

v T
This graph shows

as Gresham’s

population grows,

Gresham will

continue to have

demand for

housing across the

affordability

spectrum.

NEED FOR INCOME-RESTRICTED, FARMWORKER,
MANUFACTURED HOUSING, PEOPLE WITH
DISABILITIES, AND PEOPLE EXPERITENCING
HOMELESSNESS

ORS 197.303, 197.307,197:312, and 197.314 requires cities to plan
for income-restricted housing; farmworker housing, manufactured
housing on,lots, and manufactured housing in parks.

Income-restricted housing. Government-subsidies for development
of income-restricted housing can apply to all housing types (e.g.,
single family detached, apartments, etc.). Gresham allows
development of income-restricted housing in all residential zones,
with the same development standards as for market-rate housing.
This analysis assumes Gresham will continue to allow government
housing in all of its residential zones. Because income-restricted
housing is similar in character to other housing (with the exception
being the subsidies), the housing capacity analysis does not present it
with a separate forecast. Exhibit 7776 shows the possible future need
for income restricted housing in the extremely-low- and very-low-

Updating exhibit number.
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income categories based on the existing distribution of households by
income in Exhibit 7069. Updating exhibit number.

* %%

ORS 197.480(2) requires Gresham to project need for mobile home or
manufactured dwelling parks based on (1) population projections, (2)
household income levels, (3) housing market trends, and (4) an
inventory of manufactured dwelling parks sited in areas planned and
zoned or generally used for commercial, industrial, or high density
residential.

o Exhibit 7372 shows that Gresham will grow by 6,226 dwelling
units over the 2021 to 2041 period. Updating exhibit number.

o Analysis of housing affordability shows that about 43% of
Gresham’s new households will be considered very-low or
extremely-low-income, earning 50% or less of the region’simedian
family income. One type of housing affordable to these
households is manufactured housing.

%k %k

Section 7. Volume 1, Findings, Section 4.800Housing Capacity Analysis: VI. Residential Land
Sufficiency in Gresham is amended as follows:

Proposed Text Amendment Commentary
* % %

Gresham Capacity Analysis Results

This section summarizes the capacity analysis for Gresham, based on
the methodology summarized below and described in Exhibit 9392
through Exhibit 9394 in Section VIlI{ This'section shows the results of
the capacity analysis by zoning district groupings, as listed in Section
Il. Exhibit 787%shows that Gresham’ buildable land has the capacity
to accommodate approximately 12,609 dwelling units, based on the
following assumptions:

Updating exhibit
numbers.

e Buildable residential land. The capacity estimates start with the
numberof buildable acres in residential zones and commercial
zones that allow residential uses outright, as shown in Exhibit 10
in Section 1l (and Exhibit 9198 in Section VII).

e Future densities. The capacity analysis estimates the
development potential of vacant residential land to
accommodate new housing, based on the densities shown in
Exhibit 9392 in Section VIII. As described in Section V and Section
VI, we assumed that development would occur at either
historical densities or 80% of maximum allowed densities based
on historical information available for each zone. 8

88 The historical density analysis is based on housing developed between 2000 and 2020 using Q3 2020 data from
Metro RLIS including the Multifamily Housing Inventory and Taxlots data sets.
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e Capacity on commercial land. The estimate of capacity includes
land in commercial zones that allow residential uses in the
medium- and higher-density zone district groupings.?° We did not
assume that all commercial zones would develop as residential.
Exhibit 9594 in Section VIl shows the capacity assumed for all Updating exhibit
zones in Gresham that allow residential uses, including selected numbers.
commercial zones where we assumed 7% of land would develop
as residential. This assumption is based on empirical analysis of
historical development on commercial land in Gresham.

e Average net density. Exhibit 7877 does not show the average
density assumption due to the large number of zones and the
complexity of density assumptions in Gresham. The assumptions
about densities are shown in Exhibit 9493 in Section VIII.

To give an example of how we estimated residential capacity in
Gresham, the Low Density Residential-5 zone (part of the lowér
density zone district grouping) has 362 buildable acres (Exhibit 10)
and an assumed future net density of 7.4 dwelling units‘per acre
(Exhibit 75). The gross densities are applied based on the'size of each
parcel, ranging from 7.4 dwelling units per gross acre for parcels
smaller than 0.38 acres to 6.0 dwelling units per gross acre for parcels
larger than 1 acre (Exhibit 9493). The result is capacity. of 2,327
dwelling units (Exhibit 9594).

Exhibit 7877 shows the following capacity by zoning district grouping:
Lower density zones have afcapacity. of 5,544 dwelling units.

Medium density zonesthave a capacity of 3,966 dwelling units,
including 104 dwelling units in‘fcommercial zones that allow
residential uses.

Higher density zones have a capacity of 3,099 dwelling units,
including 467 dwelling units\in commercial zones that allow
residential uses.

OAR 660-007 requires that Gresham provide opportunity for
development,of housing at an overall average density of 10 dwelling
units per netacre. The average net density of dwelling units in Exhibit
77 is approximately, 11.0 dwelling units per net acre and 9.4 dwelling
units per gross acre.

8 Generally, commercial zones considered for the purpose of this analysis did not include mixed-use zones. The
only mixed use zone included in the commercial capacity calculation was Mixed Use Employment — Pleasant Valley.
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Exhibit 765. Estimate of Residential Capacity on Residential Land
and Selected Commercial Land by Zoning District Grouping, Updating exhibit
Gresham City Limits, Pleasant Valley, and Springwater, 2021 numbers.

Source: Buildable Lands Inventory; Calculations by ECONorthwest.

Note: Dwelling units capacity assumed in commercial zones that allow residential uses are

accounted for in the medium and higher density zoning district groupings, as described in this
Section and Section VIII.

Capacity

Zoning District Capacit
Grfuping (Buildable (Dwell?ng U)rliits)
Acres)
Lower Density 976 5,544
Medium Density 283 3,966
Higher Density 89 3,099
Total 1,348 12,609

RESIDENTIAL LAND SUFFICIENCY

The next step in the analysis of the sufficiency of residential land
within Gresham is to compare the demand for housing by zoning
district groupings from Exhibit 7574 with the capacity of land by
zoning district grouping in Exhibit 7877 is (shown in detail in Exhibit
9594 — Section VIII).

Updating exhibit
numbers.

Exhibit 7978 shows that Gresham has sufficient land to‘accommodate
housing development in all zoning district groupings:

e Lower density. Gresham has‘a surplus of capacity for 3,519
dwelling units in lower density residential zones.

e Medium density. Gresham has a surplus of capacity for 1,941
dwelling units in medium density/residential zones.

e Higher density. Gresham has.a surplus of capacity for 920
dwelling units_in high density residential zones.

Exhibit 796. Comparison of\Capacity of Existing Residential and
Selected Commercial Land with Demand for New Dwelling Units
and Land Surplus or Deficit, Gresham City Limits, 2021 to 2041

%%k %k

C. FINDINGS AND RECOMMENDATIONS

% %k %k

e Finding: Gresham is meeting Metro’s requirements for net
density and housing mix. OAR 660-007-0035 sets specific
density targets for cities in the Metro UGB. Gresham’s
average density target is ten dwelling units per net buildable
acre. Based on the findings in Section IV, Gresham is
exceeding this average density target at an average net
density of 11.0 dwelling units per net acre.
OAR 660-007 also requires that cities within the Metro UGB
“provide the opportunity for at least 50 percent of new
residential units to be attached single family housing or
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multiple family housing.” Exhibit 7473 in Section V shows that
for the 2021-2041 planning period Gresham is assuming that
9% of new dwelling units will be single-family attached, 14%
of new units will be duplexes, triplexes, or quadplexes, and
32% of new units will be multifamily, for a total of 55% of
new units.
o Recommendation: Gresham should continue to monitor
future development to evaluate resulting densities and
housing mix in comparison to the planned units described

in this repert section.

%k %

Updating exhibit
numbers.

Updating language to
reflect this is part of the
plan rather than a
stand<alone report.

Section 8. Volume 1, Findings, Section 4.800 Housing Capacity Analysis:

VIl. Residential Buildable Land

Inventory in Gresham is amended as follows:

Proposed Text Amendment

Commentary

The general structure of the buildable land (supply) analysi$ is based
on the DLCD HB 2709 workbook “Planning for Residential Growth — A
Workbook for Oregon’s Urban Areas,” which specifically addresses
residential lands. The buildable lands inventory uses methods and
definitions that are consistent with Goal 10/OAR 660-008. This section
describes the methodology that ECONorthwiest used.for this report
section, based on the Metro 2018 Urban Growth Report Blland
updated with 2020 data. The results of the BLI'are discussed in
Section Il

%k %k %

Exhibit 8079 shows the residential and commercial'zones included in
the BLI.

Exhibit 80#. Residential Land Base by Zone, Gresham City Limits,
Pleasant ValleyzandiSpringwater; 2020

* k%

ECONorthwest initially identified buildable land and classified
development status using a rule-based methodology consistent with
the DLCD Residential Lands Workbook and applicable administrative
rules. The rules are describéd below in Exhibit 8180.

Exhibit 818. Rules for Development Status Classification

%k k%

Step 3: Identify Ceonstraints

Consistent with OAR 660-008-0005(2) guidance on residential
buildable lands inventories, ECO deducted certain lands with

Updating language to reflect
this is part of the plan rather
than a stand-alone report.

Updating exhibit numbers.
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development constraints from the BLI. We used the following
constraints, as listed in Exhibit 828%. Updating exhibit numbers.

Exhibit 839. Prohibitive and Partial Constraints Included in BLI

%k %k

We treated these areas as prohibitive constraints (unbuildable) as
shown in Exhibit 8382. All constraints were merged into a single
constraint file, which was then used to identify the area of each tax
lot that is constrained. These areas were deducted from lands that
are identified as vacant or partially vacant. Lack of access to water,
sewer, power, road, or other key infrastructure cannot be considered
a prohibitive constraint unless it is an extreme condition. This is
because tax lots that are currently unserviced could potentially
become serviced over the 20-year planning period.

Exhibit 83408. Residential Development Constraints, Gresham.City
Limits, Pleasant Valley, and Springwater, 2021

%k %k

Step 5: Tabulation and mapping

The results are presented in tabular and map format. Section Il Updating exhibit numbers.

includes summarized versions of the tabulated results, a development
status map, and an unconstrained buildable residential land map.
Exhibit 8483 to Exhibit 9198 include tables showing land by zone.

Exhibit 8244. Land Base by Zene, Gresham City Limits, Pleasant
Valley, and Springwater, 20241

*k*

Exhibit 8542. Development Status by Zone, Gresham City Limits,
Pleasant Valley, and Springwater, 2021

%k %k %

Exhibit 8643. Residentialdand by Development Status, Gresham
City Limits, PleasantValley, and Springwater, 2021

%k %k

Exhibit 8744. Buildable Acres in Vacant, Potential Infill and Partially
Vacant Taxlots by Zone, Gresham City Limits, Pleasant Valley, and
Springwater, 2021

%k %k
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Exhibit 8845. Unconstrained Vacant, Potential Infill, and Partially
Vacant Residential Land, Gresham City Limits, Pleasant Valley, and
Springwater, 2021

* %%

Exhibit 8946. Buildable Acres by Site Size and Zone, Gresham City
Limits, Pleasant Valley, and Springwater, 2021

* %%

Exhibit 904+F. Buildable Acres with Partial Constraints Applied by
Zone, Gresham City Limits, Pleasant Valley, and Springwater, 2021

* %%

Exhibit 9148. Buildable Acres (After Partial Constraints Deduction)
by Site Size and Zone, Gresham City Limits, Pleasant Valley, and
Springwater, 2021

*% %

Exhibit 9249. Buildable Acres (After Partial Constraints Deduction)
by Neighborhood, Site Size, and Zoning District Grouping, Gresham
City Limits, Pleasant Valley, and Springwater, 2021

%k %k

Updating exhibit numbers.

Section 9. Volume 1, Findings, Section 4.800 Housing Capacity Analysis: VIll. Residential Buildable

Land Inventory in Gresham is amended as follows:

Proposed Text Amendment

Commentary

* %k ¥

A. DENSITY ASSUMPTIONS

* k¥

Exhibit 9392 shows the density assumptions used for each zone.
Zone highlighted in blue used a historic density assumption, and
zones highlighted in orange 'used an 80% of maximum density
assumption.

Exhibit 9326. Density Assumptions by Zone, Gresham City Limits,
Pleasant Valley, and Springwater, 2021

*k*k

Exhibit 93 shows the net to gross density conversions for each zone
for the historic or maximum density assumption as shown in Exhibit
92.

Updating exhibit numbers.
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Exhibit 9224. Net to Gross Density Conversion by Zone, Gresham
City Limits, Pleasant Valley, and Springwater, 2021 Updating exhibit numbers.

Source: ECONorthwest analysis.

Tax Lots Smaller than 0.38 acre Tax Lots > 0.38 and < 1.0 acre Tax Lots larger than 1.0 acre
% for % for % for
MO g DU MDY gy SOOI NSO e DY
Way Way Way

Lower Density (less than 9 du/ac)
Low Density Residential - Gresham Butte 0.8 0% 0.8 0.8 10% 0.7 0.8 18.5% 0.7
Very Low Density Residential - Springwater 29 0% 29 29 10% 26 29 18.5% 23
Low Density Residential - 7 3.7 0% 3.7 3.7 10% 34 3.7 18.5% 31
Low Density Residential - Springwater 5.8 0% 5.8 58 10% 5.3 58 18.5% 4.8
Low Density Residential - 5 7.4 0% 74 74 10% 6.7 7.4 18.5% 6.0
Low Density Residential - Pleasant Valley 82 0% 82 82 10% 7.4 82 18.5% 6.7

Medium Density (9-24 du/ac)
Moderate Density Residential - 12 9.7 0% 9.7 9.7 10% 8.7 9.7 18.5% 7.9
Office Residential 9.7 0% 9.7 9.7 10% 8.7 9.7 18.5% 7.9
Downtown Residential Low-Rise-1 10.0 0% 10.0 10.0 10% 9 10.0 18.5% 8.1
Transit Low Density Residential 10.7 0% 10.7 10.7 10% 9.6 10.7 18.5% 8.7
Moderate Commercial 320 0% 320 320 10% 288 320 18.5% 26.1
Townhouse Residential - Springwater 159 0% 15.9 159 10% 14.3. 159 18.5% 13.0
Moderate Density Residential - Pleasant Valley 16.0 0% 16.0 16.0 10% 14.4. 16.0 18.5% 13.0
Moderate Density Residential - 24 19.2 0% 19.2 19.2 10% 17.3! 19.2 18.5% 15.7
Transition Residential 17.2 0% 17.2 17.2 10% 15.4. 17.2 18.5% 14.0
Corridor Multi-Family 18.0 0% 18.0 18.0 10% 16.2. 18.0 18.5% 147
Corridor Mixed Use 216 0% 216 216 10% 19.5. 216 18.5% 176

Higher Density (more than 24 du/ac)
High Density Residential - Pleasant Valley 24.0 0% 24.0 24.0 10% 216 24.0 18.5% 19.6,
Rockwood Town Center 228 0% 228 228 10% 20.5 228 18.5% 186
Town Center - Pleasant Valley 320 0% 320 32.0 10% 28.8 320 18.5% 26.1
Community Commercial 320 0% 320 320 10% 288 320 18.5% 26.1
Civic Neighborhood Residential Mid-Rise 259 0% 259 259 10% 233 259 18.5% 211
Civic Neighborhood Transit Moderate Density 495 0% 495 49.5 10% 446 495 18.5% 40.4
Downtown Mixed Use 223 0% 223 223 10% 20.1] 223 1815% 182
Downtown Residential Low-Rise-2 278 0% 278 278 10% 25 278 18.5% 226
Downtown Transit Mid-Rise 291 0% 291 29.1 10% 26.2 29.1 18.5% 237
Mixed Use Employment - Pleasant Valley 48.0 0% 48.0 48.0 10% 43.2 48.0 18.5% 39.1
Station Center 36.8 0% 36.8 36.8 10% 33.1] 368 18.5% 30.0
Downtown Commercial Core 445 0% 445 445 10% 40.1] 445 18.5% 36.3
Downtown Commercial Low-Rise 48.0 0% 48.0 48.0 10% 43.2 48.0 18.5% 39.1
Downtown Employment Mid-Rise 48.0 0% 48.0 48.0 10% 43.2 48.0 18.5% 394
Neighborhood Commercial - Pleasant Valley 48.0 0% 48.0 48.0 10% 43.2 48.0 18.5% 39.1
Village Commercial - Springwater 48.0 0% 48.0 48.0 10% 43.2 48.0 18.5% 39.1
Civic Neighborhood Transit High Density 60.0 0% 60.0 60.0 10% 54 60.0 18.5% 489

B. CALCULATE CAPACITY

The final step in the capacity analysis was to'calculate dwelling unit
capacity by zone using the gross density assumptions in‘Exhibit 93
and the number of buildable acres:in Exhibit 90: Forcommercial
zones, we did not assume allf the buildable acres would develop as
residential uses. Using the'data from the historical'density analysis,
we found that about 7% of developed commercial land in Gresham
was developed with commercialdses. Zones included in the
commercial land.capacity calculation were:

e Office Residential

® " Moderate Commercial

e Community Commercial

e Downtown,Commercial Core

e Downtown Commercial Low-Rise

e Downtown Employment Mid-Rise

o Neighborhood Commercial - Pleasant Valley
e Town Center — Pleasant Valley

e Mixed Use Employment — Pleasant Valley

o Village Commercial - Springwater
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Exhibit 9594 shows the dwelling unit capacity by zone. It also
incorporates the additional planned units referenced in Section Il,
owned by Gresham Redevelopment Commission (108 units) and
Albertina Kerr (150 units). Gresham has capacity for 12,609 dwelling
units at an average gross density of 9.4 dwelling units per acre, and
an average net density of 11 dwelling units per acre.

Exhibit 9522. Dwelling Unit Capacity by Zone, Gresham City Limits,
Pleasant Valley, Springwater, 2021

Source: City of Gresham, Metro RLIS, ECONorthwest analysis.

Tax Lot than0.38 acre | _Tax Lots > 0.38 and < 1.0 acre Tax Lots larger than 1.0 acre Total, combined
Buildable Density Buildable  Density Buildaple  Density ity | 2200 pyiganie i
e neres Assumpton R | e Assumption P | % e Assumpton 200 | Plamne UL TR
DU/ gross acre) ou/gre re) U/ ) Units
Lower Density (less than 9 du/ac) 116 6.3 727 109 5.7 621 751 5.6 4196 976 5,544
Low Density Residential - Gresham Butte 1 08 1 1 07 - 7 07 4 ° 5
Very Low Density Residential - Springwater o 29 1 1 26 1 37 23 84 38 86
Low Density Residential - 7 35 3.7 128 31 34 106 73 31 225 139 459
Low Density Residential - Springwater 1 5.8 5 1 5.3 5 110 4.8 529 112 539
Low Density Residential - 5 7 74 571 65 6.7 434 220 6.0 1,322 362 2,327
Low Density Residential - Pleasant Valley 3 82 21 10 74 75 303 6.7 2,032 316 2,128
Medium Density (9-24 du/ac) 11 16.6 187 68 159 1077 204 125 2552 150 283 3,966
Moderate Density Residential - 12 o 9.7 4 o 87 - 1 79 10 2 14
Office Residential o 9.7 - o 87 - o 79 - o -
Downtown Residential Low-Rise-1 2 10.0 15 1 9.0 8 o 81 - 2 23
Transit Low Density Residential 2 10.7 16 9 9.6 88 45 8.7 389 56 493
Moderate Commercial o 320 4 1 288 27 3 26.1 73 4 104
Townhouse Residential - Springwater o 15.9 3 1 14.3 11 14 13.0 184 15 198
Moderate Density Residential - Pleasant Valley 1 16.0 10 3 144 40 109 13.0 1411 112 1,461
Moderate Density Residential - 24 o 19.2 6 8 17.3 140 4 15.7 59 12 205
Transition Residential 2 17.2 34 14 154 221 17 14.0 233 33 488
Corridor Multi-Family 1 18.0 22 15 16.2 244 4 147 63 150 21 479
Corridor Mixed Use 3 216 73 15 195 298 7 176 130 26 501
Higher Density (more than 24 du/ac) 1 ass 492 20 374 734 58 305  1765| 108 8 300
High Density Residential - Pleasant Valley o 240 2 2 216 38 17 19.6 341 19 381
Rockwood Town Center 2 320 67 5 288 138 3 26.1 67 108 10 380
Town Center - Pleasant Valley o 320 - o 288 - 2 26.1 56 2 56
Community Commercial o 320 4] 288 4 1 26.1 15 1 19
Civic Neighborhood Residential Mid Rise o 259 o 233 - 8 211 173 8 173
Civic Neighborhood Transit Moderate Density o 495 - 1 446 53 15 40.4 593 16 646
Downtown Mixed Use 0 480 14 0 432 E o 301 E 0 14
Downtown Residential Low-Rise-2 2 48.0 77 1 432 56 1 39.1 43 4 176
Downtown Transit Mid-Rise 3 480 144 3 432 129 o 391 6 273
Mixed Use Employment - Pleasant Valley o 48.0 - o 432 1 2 39.1 76 2 77
Station Center 3 48.0 163 7 432 306 3 39.1 105 13 574
Downtown Commercial Core: o 48.0 6 o 43.2 4 o 39.1 - 0 10
Downtown Commercial Low-Rise o 48.0 4 4] 432 3 o 39.1 4] 7
Downtown Employment Mid-Rise o 48.0 3 o 432 o 39.1 4 o 7
Neighborhood Commercial - Pleasant Valley o 48.0 - o 432 2 1 39.1 28 1 30
Village Commercial - Springwater o 48.0 - 0 432 1 39.1 49 1 49
Civic. Transit High Density 0 60.0 12 0 54.0 - 4 489 215 5 227
Total 139 1,406 107 — 243 1013 — 8513 1348 12,609

Updating exhibit numbers.

Section 10. VolumeL;Findings, Appendix 19 is amended as follows:

Proposed Text Amendment

Commentary

APPENDIX-19-SUMMARY-OF-ASSISTED-HOUSINGIN-GRESHAM

Repealing this section and
replacing with Appendix 19.
Trends in Gentrification and
Displacement Risk in Gresham
(Attachment B).

Section 11. Volume 2, Policies & Summaries, Section 10.314 Downtown Plan District is amended as

follows:

Proposed Text Amendment

Commentary

% %k %

DOWNTOWN HOUSING ACTION MEASURES

1. Continue to monitor housing development proposals in the
Downtown to ensure that the existing Land Use District regulations
and Design Standards do not present a barrier to desired housing.
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2. Proactively work with developers proposing affordable
housing, special needs housing, ownership opportunities and housing
rehabilitation projects in the Downtown.

3— Developaprocessthatallows potential CDBG/HOME Removing; CDBG/HOME
apphicantsto-meetwith-City-staffto-discussthe City s housinggoals processes have been
ahe-priorities: updated.

53. Review all forms of potential incentives including, but not Renumbering action
limited to, the Transit Oriented Development (TOD) program, fee measure.
adjustments, process adjustments and any other partnership
opportunities that could provide additional impetus for Downtown
housing developments.

Section 12. Volume 2, Policies & Summaries, Section 10.318/Gresham Civic Neighborhood is amended
as follows:

Proposed Text Amendment Commentary

%k k

Housing

Goal: Civic Neighborhood will continue to bé developed with medium=
to high-density, quality housing that complements its mixed-use
transit-oriented character.

Policies:

1. Civic Neighborhood land use regulations will provide for a mix of
housing types that support a transit-oriented mixed-use
neighborhood.

2. Civic Neighborhood'wilhallow forthousingtypes that
accommodate residents with special needs, such as the elderly
and those with.disabilities.

3. New developments will promote.home ownership opportunities
in Civic¢'Neighborhood.

4. Civic Neighborhood land use regulations will encourage the

development of a variety\of housing types for different income Updating language for
levels, including market rate,-werkforce and low and moderate consistency with the
income housing in the neighborhood. amendments, rather than

5. The City of Greshamwill support innovative, high—quality housing | meaning.
developments in‘Civic Neighborhood through the use of practical

incentives.
%k %k %k

Section 13. Volume 2, Policies & Summaries, Section 10.319 Central Rockwood Area is amended as
follows:

Proposed Text Amendment Commentary

% 3k %

ROCKWOOD HOUSING GOAL
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Rockwood will be developed with new high quality housing and
existing good quality housing will be preserved or rehabilitated when
of benefit to Gresham.

ROCKWOOD HOUSING POLICIES

1. Ensure that the Rockwood land use regulations and design
standards provide for a variety of housing types for people of all
income levels that supports a transit oriented mixed use
neighborhood.

2. Allow for housing types that accommodate citizens with special
needs, such as the elderly and those requiring care for
disabilities.

3. Promote home ownership opportunities in Rockwood.

4. Encourage the rehabilitation or redevelopment of Rockwood’s
older housing stock whenever feasible.

5. Incent quality Rockwood housing development through all means
practical.

ROCKWOOD HOUSING ACTION MEASURES

1. Proactively work with developers proposingaffordable housing,
special needs housing, ownership opportunities and housing
rehabilitation projects in Rockwood.

4. Proactively work with:developers proposing all new residential
projécts and rehabilitation projectsiin Rockwood to ensure that
quality.in site design and construction is promoted. Develop an
outreachprogram that will invite property owners and managers
to discuss potential site’and building upgrades with City staff.

. Promote the development of moderately priced housing that can
serve as a mechanism for citizens desiring transition from renting
to home ownership.

63. Review all forms of potential incentives including the TOD
program, fee adjustments, process adjustments and any other
partnership opportunities that could provide additional impetus
for Rockwood’s housing developments.

74. Implement housing programs which require maintenance of
existing and future residential developments.

yn
IIN

Updating term and clarifying
that preservation of existing
housing is supported where
appropriate (for the quality
of the building and the
context).

Updating to clarify that
rehabilitation of existing
housing is supported where
appropriate (for the quality
of the building and the
context).

Removing action measures;
CDBG/HOMIE processes have
been updated.

Renumbering action
measures.
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. Allow for the highest residential densities within the Rockwood
Town Center district, Station Center, and adjacent to other
existing light rail stations.

Permit and encourage moderate density residential development
along bus transit corridors.

117. Permit and encourage owner-occupied housing throughout
Central Rockwood.

Removing action measure;
superseded by the 2022
Middle Housing Updates.

Renumbering action
measure.

Section 14. Volume 2, Policies & Summaries, Section 10.600 Housing: is amended as follows:

Proposed Text Amendment

Commentary

All footnotes will be updated to match their position in the text.

I. BACKGROUND

INTRODUCTION

Although-primariy-developed-asaresidentialcommunity; Gresham is
now a full-service city#hatis committed to social and economic
development, providing its residents with a variety of amenities and
services. H-Gresham has residential lands, a regional center, two town
centers, and various industrial uses-areas. Gresham is the fourth most

populous city in Oregon and the second most populous city in the
Portland Metropolitan area.

Housing is a key issue in Gresham and the city contains a diverse
range of housing landscapes. From its incorporation, Gresham grew

Per Article 2 of GCDC Volume
3 “the manager may
renumber or ..., change
reference numbers to agree
with renumbered articles,
chapters, sections, or other
parts ...”

Moving to later in the section
and abbreviating.

Clarifying the difference
between uses and plans.

More closely reflecting the
housing situation in Gresham
in 2023.
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gradually over time with neighborhoods around the central core.
Then, the City limits expanded significantly in the 1980s with a series
of annexations from unincorportated Multnomah County. The newly
incorporated areas included a variety of established and emerging
development patterns. Asefduly-1,2012Portland-State University's

andMore recently, new lands have been added to the Urban Growth
Boundary (UGB) that present the potential for future growth in the
Pleasant Valley, Kelley Creek Headwaters, and Springwater areas. In
2000, 1,500 acres were added to the UGB directly south of the west
side of Gresham.-Fhis The development plan for this area, called

Pleasant Valley, was adopted in 2004. It is expected to accommadate
roughly 3,200 dwellings in a mixture of single familyulti-farmiy
multifamily and mixed- use developments in the Gresham portion of
this UGB expansion. In 2002, the Springwater area, comprised of
1,350 acres to the southeast of Gresham, was included in the UGB.
The Springwater plan was adopted in 2005 and.includes employment

and industrial uses predominantly, but also approximately 1,600
residential units. In 2002, 222 acres of land east of Pleasant Valley, arn

area-known as Kelley Creek Headwaters, was brought into the UGB. In
2009, City Council approved an urbanization plan fof this area,
allowing it to be developed witha Low Density-7 designation (LDR-7).
Sinee-it-hasGiven the envifonmental and topographic constraints, this
area is expected to be able to be developed irte-appreximatelywith
about 150 lots. The number of petential housing units in these areas
may be higher folloWing the adoption of state requirements to allow

additional middle housing units onlot:zoned for low density
residential uses.

The city has experienced significant population growth, demographic
shifts, economic transitionsfand changes in the housing market.
Portland State University’s Population Research Center estimated
Gresham’s population to be 105,970 in 2012 and 114,833 in 2022.
Housing sale prices and rental housing costs have increased sharply
from 2010-2020, especially between 2018 and 2021, while incomes
have remained flat or grown slightly. While developers have been
able to build housing that is affordable to households with higher
incomes, building housing affordable to many low- and middle-
income households often requires public intervention. As a result,

Population statistics are now
provided later in the section
for clarity and readability.

Clarifying and.consolidating
the annexation and new
community planning history.

Moving to list annexations in
chronological order.

Clarifying that middle
housing regulations may
impact overall housing
production numbers but that
there is inadequate data to
know how.

Reorganizing information
and additional data to show
the housing issues Gresham
is currently dealing with.
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many low- and middle-income households have unmet housing
needs.

Since 2013, City Council has recognized that addressing housing issues | Acknowledging current and
is fundamental to the success of Gresham, its overall vitality and recent City initiatives.
character. The City has many efforts underway to address unmet
housing needs. The City completed a Housing Capacity Analysis (HCA)
in 2021, updated its Consolidated Plan for the 2021-2025 period, and
City Council made housing a priority in the 2022-2025 Strategic Plan,
among many other ongoing city efforts.

While the City has made progress, there is still work to be done to
ensure that Gresham’s existing and future housing needs are met.
Gresham has a goal of producing and preserving housing considering | ClarifyingtheCity vision and
housing affordability and housing equity. Equitable housing@€omprises | What that means,
reasonably priced, guality homes to buy or rent that arefaccessible
across all ages, household sizes, abilities, and incomes and are
convenient to everyday needs such as schools, childcare, grocery
stores, and parks. The Gresham Strategic Plan'2022-2025 includes the
following goal:

4

‘Everyone in Gresham can live in a secure and reliable place they call
home, and no one experiences housing.uncertainty./All Gresham

community members can aceéss housing that meets their changing
needs and wants.”

Moving to allow annexations
to be listed in chronological
order.

% %k %

The Metro Urban Growth Management Functional Plan
The Metro Urban Growth Management Functional Plan describes the
policies that guide development for cities within the Metro UGB to
implement the goals in the Metro 2040 Plan. Metro’s 204722
Compliance Report concludes that Gresham is in compliance for the
City’s Title 1, Title 3, Title 4, Title 7, Title 11, and Title 13
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responsibilities. Further details on some of these titles related to Adding for clarity.
housing are provided below.

%k %

Senate Bill 1051

Senate Bill (SB) 1051, signed by Oregon Governor Kate Brown on
August 15, 2017, necessitated changes to the Gresham Community
Development Code (Volume 3 of the Comprehensive Plan) regarding

the definitions of “needed housing”, “affordable housing”, and
“qualifying applications.”

Qualifying Applications are land use permits for certain types of
affordable housing developments that must be processed within‘100
days (instead of 120 days) and consequently a change to the
Development Code was required to accommaodate this application

type.

SB 1051 also required changes to Gresham’s current standards for
Accessory Dwelling units.

House Bill 2001

In 2019, the Oregon State legislature passed House Bill’2001 to help
increase the amount and types.of housing available to Oregonians.
The bill required Gresham to'update the Gresham Community
Development Code (Volume 3 of the Comprehensive Plan) to:

Adding recent legislation
(Middle Housing).

e Allow duplexes on anyilot'that allows detached single
dwellings;-and

o Allow triplexes, guadplexes, townhomes, and cottage clusters
in any area zoned to allow detached single dwellings.

Senate Billh458

Senate Bill 458 was adopted'by the Oregon Legislature in 2021. Itis a

follow-up to the House Bill 2001 and requires land divisions for middle . o

housing that enable them to be sold or owned individually. Ad‘,””g recentf legislation
(Middle Housing Land

s’k ok Divisions).

1. HOUSING OPPORTUNITIES

Housing needs are shaped by the characteristics of a city’s current

and expected-population—Gresham;like-many-communitiesinthe
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Bemegraphiefuture population. Gresham is becoming a much more Adding acknowledgement

demographically diverse City. Knowledge of these demographic that frisham’s chc:)ngin.g
trends are important for a thorough understanding of the dynamics of population means housing

needs gre changing.
the Gresham housing market. There has been, and continues to be, a
shift in the make-up of the city’s population relating to overall race
and ethnicity, family size, disability status, and the age of its residents.
This has led to a change in the wants and needs of its community
members regarding housing options.

POPULATION CHARACTERISTICS

Gresham exists in a regional economy; trends in the region.impact the
local housing market. Characteristics such as age and ethnicity.are
indicators of how the population has grown in the past and provide
insight into factors that may affect future growth:

Many demographic and socioeconomic variables.affect housing
choice. However, the literature about housing marketsfinds thatage
of the householder, size of the household, and income are most
strongly correlated with housing choice.

HOUSING TENURE

Housing tenure deseribes whether a dwelling is owner- or renter-
occupied. In2010, 52.5% of Gresham’s housing units were owner

occupieds this representing-represents aidecline from 1990 when Correcting grammar and
58.4% of units were owned. HtheBetween 2014-2018 period updating terms.

homeownership-ownership rates in Gresham were equal to
Multnomah County’s rate and lower than Oregon’s rate. About 54%

of Gresham’s househelds owned their heme-dwelling compared to-tn
comparison; 62% of Oregon’s households. were-homeowners

2014-2018. From 2014-2018 most homeowners (89%) lived in single-
family detached housing. In comparison, nearly 75% of Gresham

households that rented lived in multifamily housing including Relocating from the Trends in
duplexes, triplexes, and quadplexes. Eight percent of renters lived in Housing Tenure Subsection
single-family attached units (e.g., townhouses). Asian and White below.

Non-Hispanics) had the highest rates of homeownership (70% and
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55%, respectively). Native Hawaiian and Pacific Islanders had the
lowest rates of homeownership (0%) followed by American Indian and
Alaska Native (26%), Black or African Americans (27%), and Hispanic

or Latinx (27%).

* %%

HOUSING AFFORDABILITY

A typical standard used to determine housing affordability is that a
household should pay no more than a certain percentage of

household income for housing, including payments and interest or
rent, utilities, and insurance. The Department of Housing and Urban
Development’s guidelines indicate that households paying more than
30% of their income on housing experience “cost burden,”and
households paying more than 50% of their income on housing

experience “severe cost burden.” From-2000-te-the2014-2018pefiod;

The number of cost-burdened and severely cost-burdened households
grew by 29% in Gresham from 2000 to.the 2014-2018 period:

e About 44% of Gresham’s overall households are cost
burdened and 24% are severely cost burdened.

e About 64% of renter houséholds in Gresham are cost

burdened,.compared with 28% of homeowners.
e 34% of renters in Gresham are.severely cost burdened’.

Rents are lower in Gresham'and housing sales prices are generally
lower in Gresham than in nearby communities. In addition, household
incomes are also\lower thandn hearby communities. Rents and
housing sales pricesshavedncreased over the last few years in
Gresham, while incomes have decreased (when adjusted for inflation)
since 2000. As a result, cost burden is higher in Gresham than in

Clarifying cost burden data.

Clarifying cost burden data
and footnote.

1 Cities with populations over 10,000 are required, per HB 4006, to assess “rent burden” if more than
25% of renters are severely cost burdened. In Gresham as of the 2014-2018 ACS 5-year estimate
period, 64% of total renters were cost burdened, 34% were severely cost burdened, and 28% of total

households were cost burdened renters.
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nearby communities. Gresham has a larger share of cost-burdened
households than Multnomah County and Oregon.

%k %

HOUSING NEEDS

The need for new housing developed in Gresham for 2021 to 2041
will generally include a wider range of housing types and housing that
is more affordable based on the following factors:

%k %

e About 43% of Gresham’s households cannot afford median
rents ($1,279) in Gresham. High-cost burden rates for
Gresham renters suggests a need for more affordable housing
types for renters.

e Ahousehold earning 100% of Multnomah County’s median
family income ($92,100) could afford a home valued betwéen
about $322,000 to $368,000, depending on interest rate and
other considerations, which is less thamthe median home
sales price of about $401,000 in Gresham.

* %%

Analysis of the residential land sufficiency for 2021-2041
demonstrates that Gresham has a surplus of land and capacity for all
housing types. Gresham has the highest remaining capacity (after
accounting for demandor new housing).in.the lower density zone.
However, Gresham also has aisurplus of capacity.in the medium
density zones and higher density zones.

MEETING.THE NEEDS*

Proportionately, more Gresham households are low income (less than
80% MFI') than the Portland region as a whole. Housing at this part of

the income spectrum, and housing that meets the special needs of
specific groups, usually requires public intervention.

e Housing Needs for Extremely Low Income (Less than 50%
MFI) Households: This income range includes a projected

3,037 new households (from 2021-2041) and 19,523 existing
households. Meeting the housing needs of these households
will require a combination of preserving existing income-
restricted affordable housing and development of new
income-restricted affordable housing. Development of
income-restricted affordable housing typically requires

Clarification.

This new subsection includes
additional details based on
new information and
analysis.

4 Projected housing needs are based on Gresham’s 2021 income mix.
CWP 23-00142 Proposed Text Amendments
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extensive subsidy, with funding from state and federal
sources, in addition to any support from the city and other
partners.

Housing Needs for Middle Income (80-120% MFI) Households:
This income range includes an estimated 1,097 new
households (from 2021-2041) and 7,056 existing households.
Meeting the housing needs of these households will require a
combination of the development of rental housing and lower-
cost owner-occupied housing. Some ownership opportunities
for this income group will likely be related to housing
developed by nonprofit organizations, possibly with some
subsidy, such as land banking or a community land trust.

Housing Needs of People of Color: About 15% of Gresham’s

population identify as non-Hispanic Black, Asian, American
Indian or Alaska Natives, Native Hawaiian or Pacific Islanders

two or more races, or another race. About 21% of Gresham’s
population identify as Latino (any race). Black, Latino,
American Indian or Alaska Natives, and Native Hawaiian or
Pacific Islanders are more likely to rént theirhomes and to
live in multifamily housing than the overall averagesin
Gresham. People of Color are cost burdened more freguently
than the average household.in Gresham.? Addressing the
affordability issues, dis€ussed above, as well as ensuring that
people of color havé access to housing without
discrimination, will require incfeasing awareness of Fair
Housing rules for property.owners and managers, tenants,
City decision makers, and City staff. It will also require careful
decision making:to change policies that have created barriers
to.access housing by.people of.color.

Housing Need of Peaple with Disabilities: The Census reports
that about 13% of Gresham’s population have one or more
disability, such as ambulatory, vision, hearing, cognitive, self-
care, or independeént living disabilities. Addressing the
affordability.issues as well as ensuring that people with
disabilities have access to housing that addresses their
disability and that they have access to housing without
discrimination, will require increasing awareness of Fair
Housing rules for property owners and managers, tenants,
City decision makers, and City staff. It will also require

® People of Color includes Black, Latino, American Indian or Alaska Native, Asian, Native Hawaiian and Pacific
Islanders, and people of another or multiple races. These categories were combined due to limited data
availability.
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approaches that encourage development of housing with
specialized design standards to accommodate special needs.

Housing Need of People Experiencing Homelessness: The
2022 Point-In-Time Count describes approximately 48
households experiencing unsheltered homelessness in
Gresham in 2022.° In addition, 1,106 students in the
Gresham-Barlow, Centennial, and Reynolds School Districts
experienced homelessness’. The number of people
experiencing homelessness in Multnomah County was 5,228
in 2022. 8 These numbers may be underestimates, especially
because people experiencing homelessness may move
between cities in the Portland region. Strategies to support
the needs of these households and individuals will rangefrom
emergency assistance (including rent and utility assistance),

ermanent supportive housing (including supportive housin

with services), and improved access to an affordable unit.

HOUSING TRENDS

% %k %

Trends in Demographic and Socioeconomic Factors Affecting
Housing Choice

Many demographic and socioe€onomic variables affect housing
choice. However, the literature about housing markets finds that age
of the householder, size'of the household, and income are most
strongly correlated with housing choice. Gresham exists in a regional
economy; trends in the region impact the local housing market.
National andstate trendsiare also relevant to Gresham. These trends
include:

* ¥ %k

e Income for residents living in Gresham is lower than the
Multnomahy,County median household income and Oregon
median household income. Over 2014-2018, Gresham’s MHI
was $52,303. Multnomah County’s MHI was $64,337 and
Oregon’s MHI was $59,393.

62022 Point-In-Time Count, Count of people experiencing HUD homelessness in Portland/Gresham/Multnomah
County, Oregon on January 26, 2022, Joint Office of Homeless Services.

7 School district boundaries do not match City boundaries. Gresham-Barlow, Centennial, and Reynolds all extend
beyond City boundaries to differing extents.

8 This is the total count of people experiencing homelessness, sheltered, in transitional housing, and unsheltered. It
includes those who are experiencing chronic homelessness as well as those experiencing temporary homelessness.
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e 22% of Gresham’s households live in areas that are in the Adding details based on new
early stages of gentrification with a further approximately information and analysis.
53% susceptible to gentrification. These areas are generally
those that also have high levels of socioeconomic
vulnerability, which may lead to housing insecurity or
displacement.

% %k %

Trends in Housing Density

Housing density is the density of residential structures by structure
type, expressed in dwelling units per net or gross acre.’ From 2000 to
2020, 7,401 new dwelling units were built in Gresham. Of these, 4,440
units were single-family (60%)%° and 2,961 units were multifamily
(40%). During this time, housing in Gresham developed at an@average
net density of 10.4 dwelling units per net acre. Single-family housing
developed at 7.5 dwelling units per net acre and multifamily housing
developed at 25.0 dwelling units per net acre.

Frends-in-Housing Fenure? The third bullet point is

relocated to the Housing

Tenure subsection. The

' ) ) ' i o remainder of this section is
; 627 repetition and doesn’t
of-Oregon-heuseheldsare-homeewners: demonstrate a “trend”,
s Homeownershipratesin-Gresham-remainedrelatively therefore, is deleted.

Housing Needs Projections

9 Density analysis is based on Quarter 3 2020 data from Metro RLIS including the Multifamily Housing Inventory
and Tax lots data sets.

10 Single-family includes single-family detached and single-family attached, as this database does not clearly
distinguish between these two types of housing.
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A 20-year household forecast (in this instance for 2021 to 2041) is the
foundation for estimating needed new dwelling units. The forecast for
Gresham, based on Metro’s 2050 Household Distributed Forecast
(2019), estimates that Gresham city limits will grow from 41,484
households in 2021 to 47,713 households in 2041, an increase of
6,229 households.'> Gresham will have demand for 6,229 new
dwelling units over the 20-year period, with an annual average of 311
dwelling units. The assumed mix of new housing is approximately 45%
single-family detached, 9% single-family attached, 14% duplexes,
triplexes, and quadplexes, and 32% multifamily.

Volume 1 Section 4.800, 2021-2041 Housing Capacity Analysis
deseribes-that outlines how Gresham has sufficient land to )
e . . - ; Correcting grammar.
accommodate housing development in all zoning district groupings.
Gresham has a total surplus of capacity for 6,380 dwellingdunits. After
accounting for demand for new housing, Gresham has a remaining
capacity for 3,519 dwelling units in lower density residential zones; a
surplus of 1,941 remaining dwelling units in the medium density
zones and a surplus of 920 remaining dwelling units,in the higher

density zones.

Of Gresham’s total capacity for dwelling units (12,609dwelling units),
about one-third is located in Pleasant Valley residential zones (3,970
units) and about 7% is located in Springwater (823 units). These areas
are located at the southern boundary of Gresham’s city,limits and the
City is in the process of planning infrfastructure to'serve these areas to
accommodate this estimated capacity. Further infrastructure
development.will be necessary in Pleasant Valley, and to a greater
extent in Springwater, to.accommodate the potential demand for
housing in these areas.

Gresham will have a need for housing affordable to all income levels,
particularly forextremely low to middle income households. Abeut
Utilizing the current income distribution, about 43% of Gresham’s
estimated future households will have incomes below 50% of Clarifying the basis of the
Multnomah County’s median family income (less than $46,050 in projections.

2020 dollars). Homes sales are very rarely affordable to households
with extremely low and very-low incomes. Development of housing
affordable to these households rarely occurs without government
subsidy or other assistance. Additionally, about 40% of Gresham’s
future households will likely have incomes between 50% and 120% of | ciarifying that these are
the county’s MFI (between $46,050 and $110,520). Households in this | projection.
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income category can likely afford the average rent in Gresham, but
middle-income households at less than 120% eannet may not be able
to afford to purchase owner-occupied housing at Gresham’s median
home sales price in 2020 of $401,000.

Updating language for
accuracy.

Removing outdated
information.

ik ion, busi _ il ices, ed ion_and-healt
G I 5 i :
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Much of the relevant content
Livability is addressed elsewhere in the
“); 7 i comprehensive plan.

Much of the content is
addressed elsewhere in the
comprehensive plan.

CWP 23-00142 Proposed Text Amendments
39 — ORDINANCE NO. Y:\CAO\Council Bills\CB05-23—05/16/23\MA



Much of the content is
City-Roles addressed elsewhere in the

: tinits future housing by-its comprehensive plan.
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Issues are discussed earlier in

SUMMARY-OFISSUES the section. The new policies
L Gras) ic ol tarizad | dentialland . | w below are themed based on
. iallands. the current.issues.
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Based on current data,
trends, and context this
section is being updated with
one goal that aligns with the
2022-2025 Strategic Plan’s
Housing for All Priority.

All policies in this section are
being revised to more
closely reflect current needs.
All action measures in this
section were evaluated and
either proposed for removal
because they are no longer
needed (for example, the
project was completed or
the data shows City focus is
not required), or proposed
for refinement/
incorporation into the newly
proposed actions.

No longer needed due to
Middle Housing revisions.
Much of this action was
taken care of by Middle
Housing revisions. Other
portions are reflected in
Affordable Ownership and
Housing Choice and Location.

Reflected in the new Housing
Choices and Location and
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Affordable Ownership
policies and action measures.

Reflected in Housing Choices
and Location and Affordable
Ownership.

Partially taken care of other
portions are reflected in
Housing Choice and Location.

Editing for consistency with
the updated housing policies
and plans.

Editing for consistency with
the updated housing policies
and plans.

Reflected in Housing Choices
and Location.

> Poremi iate housi i locati
benefit the viabilitv of ¢ e N .
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1.—Review-the-Development Code-to-determine-if thereare Reflected in Housing Choice
barriers-to-the-permissibility- of desifed heusing types-within | and Location and Equity.

housine devel ithin Gregharm.
. . . Reflected in Equity and the
i 6 ’ Housing Production Strategy
gefa trent of E'l" FORMESe "Eel sl E"E'.;EE’: (HPS).

3.—nitiate-an-OpportunityMapping project-that-weould Refined in Housing Location
determifie-thesbest locations-forhousing-of varying-typesand | and Choice.

L i fami et . I intai £ This project has been
hatd : N ’ intended ongoing through the
‘ ot idelines. This inf ’ Development Code

can-serveasthebasisforfuture-codeamendmentsand Improvement and
ensure that quality-developments are constructed: subsequent Development
) . L ' Code and Process Update
S-—vardeaewqandea{—dﬂ*mg—ﬂqe-pre—appheaaeﬂ projects.
conferences-foral-multi-family projects- Livability Aciton Measures 5

S—BemeFe—the—pesabﬂ%wef—Feqwmg—the—use—e#swm and 6 have been
develepme&aﬂ-bu#éag—eens%&%%best—p#&eﬂees—fapau incorporated into the design
types-ofresidential-development: codes.
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ity Roles Action M

Reflected in Housing Stability
and the HPS.

Reflected in Housing
Stability.

Removing because this is not
closely land use related and,
therefore, not appropriate
for this section.

Reflected in Affordable
Rental Housing.

The City’s role is an inherent
part of all documents, but an
explicit goal is not needed for
this land use section.
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This is more appropriately
reflected in the HPS.

This is no longer needed as
the design standards have
been fully implemented.

This4ds more appropriately
reflected in the HPS.

This is more appropriately
reflected in the HPS.

This is no longer needed as
the CDBG/HOME processes
have been refined.

This is no longer needed as
the CDBG/HOME processes
have been refined.

Work has already been done
to this end and is more
appropriately reflected in the
HPS.

City Roles Action Measures 8
and 9 are updated in the
HPS.

1 GOALS, POLICIES AND ACTION MEASURES

HOUSING GOAL

Everyone in Gresham can live in a secure and reliable place they call
home, and no one experiences housing uncertainty. All Gresham

community members can access housing that meets their changing
needs.

HOUSING EQUITY POLICY

All housing related policies and actions will affirmatively further fair
housing for all state and federal protected classes and other
underserved populations by: addressing disproportionate access to
housing, furthering patterns of integration and lessening racial or

Refining to more closely
reflect community vision and
the Gresham 2022-2025
Strategic Plan.

Policies and action measures
are being updated to more
closely reflect current needs.
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ethnic segregation, deconcentrating areas of poverty and wealth, and
decreasing disparities in access to housing services and opportunity.

Housing Equity Action Measures
Support outreach and education about Fair Housing.

Allow a variety of uses in each plan designation to further
patterns of integration and reduce concentrations of poverty.

Ensure residential development can be accessed by a variety
of transportation types in order to allow people of different
incomes and abilities to access housing throughout the City.

Support climate-adaptive and sustainable development to
reduce and prevent climate inequity.

HOUSING STABILITY POLICY

Increase housing stability for residents; mitigate the impacts of
gentrification and the economic and physical displacement of existing
residents resulting from investment or redevelopment.

Housing Stability Action Measures

Preserve and stabilize existing regulated affordable housing
through implementing public-private partnerships.

Support the rehabilitation of existing low-cost market rate
property in exchange for affordability agreements.

Explore the use of tax incrementfinancing.to support the
preservation of existing affordable housing and development
of new.afferdable housingin neighborhoods that are
experiencing or arewulnerable to gentrification.

HOUSING CHOICE AND LOCATION POLICY

Facilitate housing choice for all, particularly for state and federally
protected classes, . communities of color, low- income communities,
people with disabilities4and other under-served populations. Foster
access to existing or new guality housing that is located in
neighborhoods with high-quality community amenities, schooling,

employment and business opportunities, and a healthy and safe
environment.

Housing Choice and Location Action Measures

e Encourage diverse housing types and sizes by exploring and
reducing barriers to affordable home ownership models and

Policies and action measures
are being updated to more
closely reflect current needs.

Policies and action measures
are being updated to more
closely reflect current needs.
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to housing development with a focus on middle housing and
multifamily development.

Support affordable housing preservation and development
goals in resource-rich neighborhoods by employing incentives
supported by tax increment financing and HOME/CDBG

funds, as well as other funds that become available from the
State or other sources.

Encourage the development of housing types that are
responsive to unigue neighborhood and socioeconomic
conditions and character through development standards and
permitting incentives.

Encourage mixed-use development, especially in areas with
frequent transit, such as urban renewal districts.

Reduce concentrations of the same housing typethrough
policies and development standards.

HOUSING FOR INDIVIDUALS EXPERIENCING
HOMELESSNESS OR HOUSING INSECURITY.POLICY

Reduce the number of individuals experiencing homelessness or
housing insecurity by supporting the development of housing options
and housing services.

Housing For Individuals Experiencing Homelessness or
Housing Insecurity Action Measures

Implement a rent assistance program for pecple experiencing
homelessness.

Explore partnerships to address and prevent homelessness
ahd housing insecurity.

Continue and expand existing homelessness services based on
funding.availability.

AFFORDABLE HOUSING OWNERSHIP POLICY

Encourage opportunities for housing stability and wealth creation via
housing ownership with particular focus on state and federal
protected classes that have been disproportionately impacted by past
ineguitable housing policies.

Affordable Housing Ownership Action Measures

Policies and action measures
are being updated to more
closely reflect current needs.

Policies and action measures
are being updated to more
closely reflect current needs.
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Explore and reduce barriers to affordable housing ownership
models (such as land trusts, co-ops, condominiums, and
cottage cluster-style housing).

Evaluate and pursue partnerships for affordable housing
ownership development.

Leverage Federal (such as HOME/CDBG), State, and local . .
) ) . Policies and action measures
funds as they become available to effectively and creatively .
are being updated to more

foster the development of affordable housing ownership
- closely reflect current needs.
units.

AFFORDABLE RENTAL HOUSING POLICY

Encourage the production, preservation, and rehabilitation of
affordable rental housing with a focus on access for state and.federal
protected classes that have been disproportionately impacted by past
housing policies.

Affordable Rental Housing Action Measures

Continue the existing rental housing inspection program to
help ensure existing naturally occurring affordable housing
units are maintained up to fire, life, and safety building.codes.

Explore methods to lower costs for newaffordable rental
housing development,such as (but not limited to) land
banking, targeted System Development Charge reductions
and/or waivers, and a state enabled tax abatement.

Pursue the use of taxiincrement financing to support
affordable rental housing development in targeted locations.

Support the preservation andirehabilitation of existing
regulated affordable housing.

Section 15. Volume 2, Policies & Summaries, Section 10.703 Pleasant Valley Plan District: Residential
Land Use/Neighborhoods isamended as follows:

Proposed Text Amendment Commentary

%k %k %k

A variety of housing will be planned for, with a wide array of

densities.

¢ Full range of housing types, from large lot single family to small lot
single family, row houses, and apartments.

¢ Highest densities will be concentrated along transit lines and in
close proximity to commercial services, transitioning to lower
density housing at the edges of the area and in both the foothills
of the steeper slopes.
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¢ Highg-Quality design will be important to achieve both density Updating language for
and aesthetic goals. consistency with elsewhere in
e Affordable housing will be planned. Existing amounts of the plan.
affordable housing in the south and eastern parts of the region
will be considered in determining the share and percentage in this
area.
e The focus of meeting affordability goals in this will be on home

ownership options.
%k k%

Section 16. Volume 2, Policies & Summaries, Section 10.804 Springwater Plan District: Livability is
amended as follows:

Proposed Text Amendment Commentary

* % %

POLICIES Updating language for

1. Provide a variety of kigh-quality housing choices to include consistency with elsewhere
opportunities for large-lot housing within compact and walkable in the plan.
neighborhoods.

%k %k %

First reading:

Second reading and passed:

Yes:

No:

Absent:

Abstain:

Nina Vetter Travis Stovall
City Manager Mayor

Approved as to Form:

Kevin R. McConnell
City Attorney
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Appendix 19 - Trends in Gentrification and Displacement Risk

in Gresham
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I. INTRODUCTION

Information about the current trends in gentrification and displacement risk in Gresham should be
used to inform potential actions that the City could take to mitigate the risk that the city’s most
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vulnerable populations would be displaced from their housing. ECONorthwest completed this analysis
in 2022 building on their 2015 Gresham Neighborhood Change report.?

Gentrification has many definitions such as “a process of neighborhood change that includes economic
change in a historically disinvested neighborhood —by means of real estate investment and new
higher-income residents moving in — as well as demographic change — not only in terms of income
level, but also in terms of changes in the education level or racial make-up of residents.” 3

The high-level results of our analysis reveal that:

e Powell Blvd/Highway 26 is a dividing line when it comes to gentrification and socioeconomic
vulnerability. In general, more vulnerable and gentrifying areasfare to the north of the highway,
and more stable areas to the south.

e Most Gresham residents live in neighborhoods that are‘at risk of gentrification.
Approximately 75% of households live in areas that are either susceptible to gentrification or in
the early stages of gentrification. These areas are generally those that also have high levels of
socioeconomic vulnerability, which may lead to housing insecurity or displacement.

e Gresham has a substantial number of households that are at-risk of displacement and
vulnerable, especially in the northern parts of the city. Gresham has higher concentrations of
vulnerable populations such as people with léss.than a bacheler’s degree, Hispanic/Latinx
population, and Black, Indigenous, and other People of.Color (BIPOC).

In the following sections, we will examine results and trends in further detail. An overview of the
methodologies used in this analysi$ are within this memorandum.

II. ANALYSIS METHODOLOGY

ECONorthwest conducted this analysis by combining two parallel models that look at (1) where the
city’s most socioeconomically vulnerable populations are currently clustered and (2) where
gentrification has been most rapidly advancing within Gresham since 2010. While the causal
relationship’between gentrification and displacement is complicated, this analysis considers both
gentrification'and socioeconomic vulnerability, which are markers that can help planners and elected
officials identify neighborhoods where policy interventions should be prioritized. Some research has
shown that displacement comes before gentrification.

”

There are very few investigations into gentrification and displacement that have resulted in “accurate
predictors of displacement, as there is no real way to measure whether or not the predictors captured

1 Appendix E of the 2023 Housing Production Strategy from Beth Goodman, Emmanuel Lopez, and Justin Sherrill
2 Gresham Neighborhood Change Analysis. 2015. ECONorthwest. https://greshamoregon.gov/WorkArea/DownloadAsset.aspx?id=1409

3 Chapple, K., & Thomas, T., and Zuk, M. (2021). Urban Displacement Project website. Berkeley, CA: Urban Displacement Project
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the events. This analysis is to be used to recommend how to target the location of policy approaches to
the specific characteristics and needs of neighborhoods.

Within the socioeconomic model, we designed a model that identified the Portland Metro region’s
most disproportionately cost-burdened demographic groups (such as households with children present
or households with people of color, or households with people with a disability) using 2016-2020 ACS
PUMS data, then compiled Census tract-level estimates of these demographic groups.

Within the gentrification model, we used Dr. Lisa Bates’ 2018 gentrification methodology that the
Portland Bureau of Planning and Sustainability (BPS) used for the city of Partland, which identifies
areas in different stages of gentrification, from stable (low risk of gentrification) to early-stage
gentrification to late-stage gentrification. The data we used was similar to the.data Dr. Bates used but
shifted over a few years for ease of accessibility, for example: ratherthan using decennial census, we
used American Communities Surveys for the years of 2006-2010, 2011-2015, and 2016-2020. For
housing market conditions, we utilized RLIS data to capture‘median sale prices within aicensus tract for
the years of 2010 and 2020.

Exhibit 1. Bivariate Analysis Outline

Socioeconomic + Gentrification = Bivariate
vulnerability risk results

SOCIOECONOMIC VULNERABILITY METHODOLOGY

In this part of the analysis, ECONorthwest answers the question, “Who is most likely to be displaced if
housing market conditions were to further appreciate in price or stay the same?”

We began with identifying groups that are inequitably burdened by housing costs, meaning that these
groups have higher rates of cost burden compared to all households. First, we developed a weighted
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vulnerability indexing analysis, based on Oregon’s 2019 Public-Use Microdata Survey (PUMS) data at
the state level to identify demographic groups that are unequally burdened by housing costs. This
means that a given group’s share of the state’s cost-burdened households is greater than its total share
of all state households. For example, households with a Hispanic/Latinx head comprise 8.6% of the
state’s households, but 13.4% of the state’s cost-burdened households — a difference of 4.8% points.

Our analysis identified six demographic groups that were most disproportionately burdened:
e Households with children present

e Black, Indigenous and People of Color (neither White non-Hispanig;, nor Hispanic/Latino people
are included in this group)

e People of Hispanic/Latino origin, any race

III

e People five years and older who speak English “not wel
e People with one or more disabilities
e People 25 years and older who have an educational attainment of less than a bachelor’s degree

Disproportionate cost burdening varies across the state. To capture this variation, ECONorthwest
compared disproportionate cost burdening among.these groupsforssix geographic areas of the state
and compared levels of disproportionate cost burden among the demographic groups for Census tracts
in Gresham with state and regional results.*

The result of this analysis is identification of Census tracts with lower and higher percentages of people
in vulnerable groups. Census tracts with higher vulnerability levels would indicate places where it is
more likely that not only curfent, but where future housing cost burdening and possible displacement
are more likely to occur.

GENTRIFICATION & DISPLACEMENT METHODOLOGY

Displacementtakes many forms and does not have a singular definition. The researcher
operationalizes displacement differently within their analytical approach. Displacement is caused by
many factors andithere is not a clear causal relationship between displacement and gentrification. Put
another way, investment in anfarea does not need to lead to residents leaving the area, especially if
the city takes actions toavoid displacement. This awareness of the potential for displacement with
neighborhood investment can allow a city to prevent or reduce displacement associated with
investments. The analysis identifies Census tracts in Gresham where gentrification is taking place or
may take place in the future. These tracts where place-specific ordinances and location-specific

4 ECONorthwest rank-ordered vulnerable demographic groups by six geographic areas of the state. We used the rank (1 through 6) as a
weighting factor. Based on this rank-ordered list, we next used tract-level 2019 ACS estimates of all six demographic groups to calculate
each tract’s percentage of its region’s total number of vulnerable groups. This share was then converted to decile ranks, and each decile
rank was multiplied by the rank-ordered weighting factor. These “scores” were then summed for each tract, with total scores ranging
between 21 to 210. Lastly, this score was then divided by the maximum possible value to compute a more intuitive percentage value,
with “100%” indicating tracts with the highest levels of all vulnerable demographic groups.
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research can serve to protect vulnerable populations and determine how much the data matches the
lived experience of residents on the ground.

The Gentrification and Displacement Risk Analysis methodology used in this analysis mirrors closely to
what BPS and Dr. Lisa Bates utilized in 2018 with an additional typology, explained below.> The analysis
considers the following characteristics:®

A. Vulnerable populations are ones with:

e High rates of renting households relative to the region

e Large shares of communities of color relative to the region

e Large shares of adults (25 years and older) without a four-year degree relative to the
region

e Llarge shares of low-income households (below 80%Median Familylncome) relative to the
region

B. Demographic changes (over the last decade or so) require thiree of the following four
conditions being true or the two bolded were true:

e Share of homeowners increased or decreased slower than the regional average

e Share of white population increased or.decreased slower than the regional average

e The share of adults with a four-year degree increased faster than the regional average
e Median household income increased faster thanthe regional average

C. Housing market conditions are Census tracts with the following conditions:
e Adjacent tracts:

e Had low or moderate2010"home. values/rents

e Experienced lowror moderate 2010-2020 appreciation (or 2015-2020 rental
appreciation)

e < Touched the boundary of at least one tract with high 2020 values and/or high 2010
appreciation (or2010-2020 rental appreciation)

e Accelerating tracts:

e Had low or moderate 2020 home values/rents
e  Experienced high 2010-2020 appreciation (or 2010-2020 rental appreciation)

e Appreciated tracts:

e Had low or moderate 2010 home values/rents

5 The methods used by ECONorthwest draw from the work of Dr. Lisa Bates and BPS, but used the observation years of 2010, 2015, and
2020 for both Census and American Communities Surveys years.

6 More information about the definitions for the “Vulnerable Population”, “Demographic Change”, and “Housing Market Condition” can
all be found in the 2018 report here.
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e Had high 2020 home values/rents
e Experienced high 2010-2020 appreciation

This analysis of change (in populations, demographics, and housing markets) over time is completed at
the regional and Census-tract levels, rather than at the household level. A basic limitation of census
and ACS data is that they cannot provide longitudinal data on individual households between surveys
(e.g., over +10-year spans of time). Whether or not low-income families in Gresham have been
displaced from other neighborhoods in that time (tracts labeled Late: Type 1 or Dynamic) requires a
much deeper level of analysis and qualitative analysis done by either academiics or the City.

Exhibit2 shows a summary of the typologies used in this analysis. They are:

e Early-Stage Gentrification. These tracts have not started togentrify or show early signs that
they could be gentrifying.

e Susceptible. These tracts have higher shares of vulnérable populations but have,not yet
experienced demographic changes. Their housing market sales and rents were low or moderate
in costs, but they are adjacent to tracts whose housing costs are already high or are increasing
rapidly.

e Early: Type 1. These tracts have higherShares of vulnerablepopulations but have not yet
experienced demographic changes. Their housing.market isstilhlow or moderate in cost but has
experienced high appreciation since 2010.

e Early: Type 2. These tracts have higher shares.of vulnerable populations but have experienced
demographic changes shewingtheiloss of vulnerable populations. Their housing market is low
or moderate in costs, but they are adjacent to tracts whose housing costs are already high or
are increasing rapidly.

e Mid-Stage Gentrification.

e Dynamic..These tracts are currently undergoing gentrification. They have higher shares of
vulnerable populations and have experienced demographic changes by losing vulnerable
populations. Their housing market is still low or moderate in costs but has experienced high
appreciation since 2010,

e Late-Stage Gentrification. These tracts have mostly gentrified but vulnerable populations may
still reside in theredThe housing market has completely shifted from low or moderate to high
housing costs.

e Late: Type 1. These tracts have higher shares of vulnerable populations but have experienced
demographic changes by losing vulnerable populations proportionally. Their housing market
used to be low or moderate in 2010 but has appreciated rapidly since, and now values are high.

e Late: Type 2. These tracts no longer have high shares of vulnerable populations like they used
to in 2010. They have experienced demographic changes by losing their once-high share of
vulnerable populations. Their housing market is still low or moderate but has experienced high
appreciation since 2010.
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e Continued loss. These tracts no longer have high shares of vulnerable populations like they
used to in 2010 or in 2015. The share of white people is growing and/or the share of people
with a four-year degree is growing. Their housing market used to be low or moderate in 2010
but has appreciated rapidly since, and now values are high.

e Stable Low-Vulnerability Communities. These tracts are ones that have had historically low
levels of vulnerable populations relative to the region (from 2010-2020).

Exhibit 2. Gentrification/Displacement Methodology

Early-Stage Gentrification

Susceptible Yes No Adjacent

Early: Type 1 Yes No Accelerating

Early: Type 2 Yes Yes Adjacent
Mid-Stage Gentrification

Dynamic Yes Yes Accelerating
Late-Stage Gentrification

Late: Type 1 Yes Yes Appreciated

Used to be in 2010 or
Late: Type 2 2015 Yes Accelerating

Increasing share of white
Used to be in 2010 or' | people and adults with
Continued Loss 2015 bachelor's degree Appreciated
Stable - Low Vulnerability ** No No Any**

I1l. WHAT NEIGHBORHOODS ARE AT MOST RISK OF
GENTRIFICATION'AND DISPLACEMENT?

THE MOST AT-RISK NEIGHBORHOODS ARE IN THE NORTHERN, DENSER
AREAS OF GRESHAM, WHILE THE MORE STABLE, LOW-RISK
NEIGHBORHOODS ARE LOCATED SOUTH OF US 26.

Most households (¥53%)live in Census tracts that are susceptible to gentrification, with 22% of
households in the early stages of gentrification, while around 25% are in low-risk areas (see Exhibit 4).

Most tracts north of Powell Blvd/Highway 26 are classified as Early: Type 2 or Susceptible (see Exhibit
3). Demographic changes and housing price increases suggest that these areas are in the early stages
of gentrification. This indicates that economically vulnerable neighborhoods may be at-risk of
experiencing gentrification which ultimately leads to rising housing costs, and potentially displacement.
Early: Type 1 may indicate that some areas are already experiencing gentrification to some degree,
while Early: Type 2 indicates demographics of the neighborhood are changing relative to the Metro
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area while also being in close proximity to tracts that are increasing in housing value (both rent and
sale value).

Areas south of Highway 26 are generally classified as Stable — Low Vulnerability (see Exhibit 3). In
these neighborhoods, incomes and housing prices are generally higher and have not changed over the
study period (2010-2020). However, some pockets of Susceptible tracts are found in this area around
Hogan Butte and Hogan Cedars.

Exhibit 3 shows Gresham’s gentrification typology by census tract.

Exhibit 3. Gentrification Typology by Tract
Source: ACS 2010, 2015, 2019 (5-year), RLIS, ECONorthwest, Bates/BPS

Gentrification

typology

I susceptible

[ Early: Type 1

[] Early: Type 2

[ ] Dynamic

[ Late: Type 1

B Late: Type 2

[ continued Loss

[ stable - Low Vulnerability

I NA

[ Gresham

About three-fourths (~75%) of households in Gresham live in tracts that are in the early or susceptible
stages of gentrification, as shown in Exhibit 414Error! Reference source not found.. While this does
not necessarily indicate that three-fourths of all households are at risk of gentrification, it indicates that
the majority of Gresham shows signs of housing instability relative to the Metro region.”’

7 Gresham'’s tracts are small enough that they cannot be compared to each other. As a result, the methodology used in the analysis
compares Gresham to the Metro region, which makes additional examination of regional differences difficult.
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Exhibit 41. Total Gresham Households by Tract Gentrification Typology
Source: ACS 2010, 2015, 2019 (5-year), RLIS, ECONorthwest

Stable - Low Vulnerability - 11,649 (25%)

Continued Loss 40 (0%)

Late: Type 240 (0%)

Late: Type 140 (0%)

Dynamic 40 (0%)

Gentrification typology

Early: Type 2 1 8,605 (18%)

Early: Type 1 1,902 (4%)

Susceptible 25,072 (563%)

0 10,000 20,000 30,000 40,000
Households (2019)

NEIGHBORHOOD-LEVEL'OBSERVATIONS RESULTS

Gentrification can be quite'a huanced topic. While the data presents one story about an entire census
tract, Gresham’s neighborhoods that are in the process of being gentrified may be a much smaller
portion of that Census tract.

For Gresham, most tracts and households within those tracts fall under the definition of Early: Type 2
and Susceptible. These'typologies are characterized by having high levels of economic vulnerability,
low rates of demographic change, and having either nearby tracts (called “adjacent” tracts) becoming
more valuable (rents and/or sale prices appreciating quickly) or being in an “appreciated” tract where
rent values and home sale prices rose drastically between 2010 and 2020. These tracts are ones where
the City may want to focus active monitoring to make sure that residents who are already cost-
burdened are not forced to leave due to gentrifications.
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IV. WHERE DO GRESHAM’S MOST VULNERABLE RESIDENTS
LIVE?

While the previous section provides information on how tracts in Gresham have or have not gentrified,
based in part on the Dr. Bates/BPS methodology, this does not answer the question of which
neighborhoods and demographic groups are most disproportionately burdened by housing costs. To
address this issue, ECONorthwest developed a separate model (described on page 3) using ACS/census
datasets to determine which tracts in Gresham are most acutely and unequally burdened by housing
prices —the implication being that, should trends hold, the most burdened households today will likely
be the first to be displaced tomorrow.

TRACTS SHOWING THE HIGHEST LEVELS OF VULNERABILITY ARE MAINLY
CLUSTERED AROUND GRESHAM’S WESTERNAAND NORTHERN BOUNDARY.

Exhibit 25 shows the results of the Socioeconomic Vulnerability model. These “high-vulnerability”
tracts contain the combined largest shares of the Metro region’s most disproportionately cost
burdened demographic groups, such as people without a bachelor’s degree or higher, people of color,
and people living with one or more disabilities. Low-vulnerability tracts in Gresham are mostly found in
the south central areas of the city, around Hollybrook neighborhood and southwards. Most vulnerable
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tracts are clustered in the northern portion of Gresham, but the unique groups that make up those
tracts vary around the city.

Exhibit 2. Overall Socioecono
Source: ACS 2010, 2015, 2019 (5-ye
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Vulnerabile group
concentration
Very high

High

Medium

Low

[] Gresham

DISPLACED IF HOUSING
NS HOUSING MARKET CONDITIONS

neighborhood. Exhibit
each demographic group examined.

ows the results of our Socioeconomic Vulnerability analysis, broken out by

Across the state of Oregon, having less than a bachelor’s degree was the strongest determinant of
cost-burdened households. Gresham largest vulnerable group is Less than a bachelor’s degree, though
this group can also include relatively more financially secure elder or retired residents.

Appendix 19 - Trends in Gentrification and Displacement Risk in Gresham, July 18, 2022
(rev. XX/2023) DRAFT Appendix 19-12



CB 05-23 ATTACHMENT B

Gresham Community Development Plan Volume 1: Findings

Exhibit 3. Vulnerable Group Concentration by Tract
Source: ACS 2010, 2015, 2019 (5-year), RLIS, ECONorthwest
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Exhibit 47 depicts the combined Socioeconomic Vulnerability model results in terms of number of
households'that reside in tracts with intersecting gentrification typologies and socioeconomic
vulnerability groupings. For instance, we find that the most common intersection of our model are the
36,708 households living in a Susceptible to gentrification tract and having a head of household
educational attainmentyof less than a bachelor’s degree. These demographic groups are not mutually
exclusive, so many households would be counted in multiple groups (i.e., a BIPOC head of household,
with children present, and with someone in the household having a disability).
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Exhibit 4. Estimated Households or Population by Vulnerability Group and Gentrification

Typology
Source: ACS 2010, 2015, 2019 (5-year), RLIS, ECONorthwest
Note: The colors in the graph indicate total number of households facing a level of vulnerability to a typology of

gentrification. The darker the color, the higher the number of households.
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Most socioeconemically vulnerable residents in Gresham are in the “Less than bachelor’s degree”
group, which falls in line with'high degrees of housing cost-burdening across the state of Oregon. This
sub-group is concentrated in tracts that are susceptible gentrification, or have started the process of
gentrifying, thus placing them even more at risk. Interestingly, there are also pockets of neighborhoods
in Gresham that are stable with low levels of vulnerability for their neighborhood gentrifying, while
also having a high number of households without a bachelor’s degree.

VI. WHERE DO AREAS WITH HIGHER GENTRIFICATION RISK
AND VULNERABLE POPULATIONS INTERSECT?
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POWELL BLVD/HIGHWAY 26 IS A DIVIDING LINE WHEN IT COMES TO
GENTRIFICATION AND VULNERABILITY.

Gresham, along with portions of East Portland, contain large amounts of the Metro region’s most
vulnerable tracts when considering both gentrification and displacement risk. The denser tracts north
of Powell Blvd./Highway 26 exhibit signs of highest gentrification risk combined with high
socioeconomic vulnerability to displacement. By comparison, areas south of Highway 26 (which are
lower density and have a larger share of homeowners) show signs of low gentrification risk or low
levels of socioeconomic vulnerability.

Exhibit 88 shows areas with higher gentrification risk and areas with higher social vulnerability.

Exhibit 8. Composite Gentrification & Socioeconomic Vulnerability Risk,

by Tract Indicators of higher

Source: ACS 2010, 2015, 2019 (5-year), RLIS, ECONorthwest gentrification risk include:

e high shares of low-
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e changing
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Higher Gentrif. Risk —
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; Indicators of higher social
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region’s BIPOC
e higher shares of the
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without a bachelor’s
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g nagy

Exhibit 5 provides more context about the risk for gentrification and the level of social vulnerability in

Exhibit 8. The following describes the gentrification risk and social vulnerability at each corner of the
matrix.
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o Top row left side — in blue. These areas are at risk of displacing existing populations but the
populations in these areas are generally less vulnerable as compared to the region. This may also
indicate that neighborhoods nearby are experiencing appreciations in home sales and rents.

e Top row left side — in dark grey. These areas are the highest risk of displacement of existing
vulnerable population, such as lower-income households, people of color, Latino households, or
other vulnerable populations.

e Bottom row left side —in light grey. These are areas with little risk of displacement and few
vulnerable populations.

e Bottom row, right side — in pink. These areas have little existing ris isplacement but are home

to vulnerable populations.

Exhibit 5. Gentrification & Socioeconomic Vulnerability Risk M‘
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MOST GRESHAM RESIDENTS LIVE IN NEIGHBORHOODS THAT ARE AT RISK
OF GENTRIFICATION
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Many Gresham residents are at risk of displacement. The analysis describes the households and tracts
that may be at most risk of displacement or additional cost-burdening if the City continues business as
usual. Nearly two thirds (63%) of Gresham households live in Census tracts that combine a high
gentrification risk and a high socioeconomic vulnerability level.

Exhibit shows the percentage of population in Gresham in each of the groupings shown in Exhibit 8 and
Exhibit 9.

e 76% of Gresham households reside within tracts identified as at high ri
(either in early or susceptible stages).

of gentrification

e 85% of households reside in tracts identified as at high socioec
displacement.

ic risk of housing

Exhibit 10. Gresham Households Within Composite Gentrification & Socioeco

Vulnerability Groups
Source: ACS 2010, 2015, 2019 (5-year), RLIS, ECONorthwest
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VIl. IMPLICATIONS AND NEXT STEPS FOR THE HOUSING
PRODUCTION STRATEGY

This analysis shows that substantial parts of Gresham are in early stages of gentrification or at-risk of
gentrification, especially where there are higher concentrations of vulnerable populations. As
neighborhoods that were once low-income begin to appear appealing to new residents, it is important
to recognize that the people living in those neighborhoods may not have the same economic
opportunities as the people moving in.

For the City of Gresham to validate what is happening on the ground, it.is important to consider
neighborhood characteristics and design community outreach to accudrately represent what change
looks like to the residents there now. Gresham may want to take steps to furthernunderstand potential
for gentrification and potential displacement of vulnerable populations, such as conducting additional
research about areas at risk for gentrification to better undérstand the demographic characteristics of
people who may be displaced. This could include an analysis of whether existing and new regulated
housing reduces gentrification risk.
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