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CPA-24-00633

Date: January 2, 2025, REVISED January 8, 2025

ORDINANCE NO. xxx

AMENDMENTS TO VOLUME 1: FINDINGS, VOLUME 2: POLICIES &
VOLUME 3: DEVELOPMENT CODE OF THE GRESHAM COMMUNITY
DEVELOPMENT PLAN, REGARDING UPDATES TO THE PLEASANT

VALLEY PLAN DISTRICT.

THE CITY OF GRESHAM DOES ORDAIN AS FOLLOWS:

Section 1. Volume 1: Findings, Section 1.000 Community Overview, Section 1.800

Regional Framework Plan is amended as follows:

Proposed Text Amendment Commentary

1.800 Regional Framework Plan

*k%x

*k%k

- Central Density provisions
Rockwood has been designated by Metro as a Town Center.in removed as they no longer
addition to the Pleasant Valley Town Center.’ apply in Metro’s Regional

o Framework Plan.

Refer to Aggendlx 42 for the mag of the ugdated boundarles Footnote added for
reference.

Section 2. Volume 1: Findings, Appendix 42 Pleasant Valley plan district plan

is amended as follows:

Proposed Text Amendment

Commentary

CHAPTER 1: SUMMARY

Pleasant Valley is an area that was added to the region’s urban growth
boundary in December 1998 to accommodate forecasted population
growth in the region. Pleasant Valley was is planned as a new, urban

community. It is 1,532 acres located-south-and-east-ofthe-currentcity

limits—for-which has partially been annexed into southwest
Gresham.and-Pertland—The City of Gresham, in partnership with the

City of Portland, has-been-weorking-worked with its regional partners
and the communlty starting in s+nee 1998 to create a plan for future

Language updated
to reflect current
conditions in the
area and the 2024
Plan update.
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Over-thelastfouryears-the_The Pleasant Valley Plan District (Plan

District) was-adopted in 2004 following the creation of the has-been

drafted—twascrafted-during-the Pleasant Valley Concept Plan

(Concept Plan)-project and the fellow-up-Pleasant Valley
Implementatlon Plan (Implementatlon Plan). —pFejeet —|t—was—ereated

Gresham-and-Portland-and-otheragencies—The Concept Plan project

created maps and text that provide a blueprint for future development
of the area located southwest of Gresham and east of Portland. The
Implementation Plan project provided a “bridge” document between the

Concept Plan and the_Plan District that was incorporated into the City’s
se Comprehensive Plan.-Amerdments:

Strateg+es—fer—the—va#ey—The central theme of the plan is to create an

urban community through the integration of land use, transportation,
and natural reseuree-resources-elements. The Concept Plan has-been
was refined into the Plan District. The Plan District consists of a map
of proposed comprehensive plan designations, with associated code
text, and other maps, diagrams and background findings.

The Plan District-wilt was designed to fulfill the goal of the Concept
Plan to create a quality living environment, with a sense of place that is
unique to Pleasant Valley. To achieve this goal, the Plan District will
implements compact mixed-use neighborhoods, a town center,
neighborhood edges and centers, a variety of housing options,
transportation alternatives, pedestrian friendly urban design and the
integration of the natural environment into the design of the community.
Critical to the sense of place in Pleasant Valley are the valley’s natural
resources and extensive network of streams and wetlands. The Plan
District-will allows the valley to develop in such a way that minimizes
impact on these natural features, while allowing these features to
enhance the built environment.

The Pleasant Valley Plan District Pleasant-Valley-Gonceptand
tmplementation-Plansprojects-addresses addressed-the entire 1,532-

acre study area to achieve the overall goal of “creating a complete
community.” -The cities of Gresham and Portland-have agreed to adopt
similar policies and development codes to achieve this goal._In

addition, Gresham and Portland entered into an intergovernmental
agreement that outlined the future annexation area for each city from
Multnomah County. The agreement also outlined which city would
provide urban services (including water, wastewater, and stormwater
facilities) to these areas. The future governance map for the Pleasant
Valley Plan District is included below in Figure 1 and in Appendix F of
the Comgrehenswe Plan. —Iﬁ—addmgq—the—emes—Feaehed—an—agteement

or governance agreement exists in Clackamas County, but—Hewever;
the cities did agree upon a boundary if such an agreement was

Language updated
to reflect current
conditions in the
area and the 2024
Plan update.

Information added
to reflect agreement
with Portland
related to
procurement of
future urban
services.
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reached that provided for Gresham and Portland governance. +-that

Pleasant Valley Plan District Future Governance
m Area A - Future Gresham Annexation Area
i_“ i Area B - Future Porand Annexation Area
Area C - Existing Clackamas County - Future Govemnance To Be Determined .
. Area D - Bxagting and Future Happy Valley

o % . Sensit

~ Streams

Soamowr o =
|| T

ation Area

4171 current iy Limes
aeams County Boundary

y!

e |
“ The GA only apple s o the Multnamah County porion of the map. Shawing a
boundary between Gresham and Portland in Clackamas County (Avea C)is
niended 1o show a desirad boundary between Gresham and Podtland if
fstare agre ements are reachdd conceming govemance m Clackamas County.

Approaching twenty vears after the 2004 Concept Plan’s adoption,

much of what was envisioned for Pleasant Valley, including a variety of
housing and employment opportunities, had yet to be realized. In 2022,
the City initiated the Pleasant Valley Plan District Update (Plan Update)

to re-affirm the vision for the area (engaging a range of local

stakeholders), better align the Plan District with market conditions, and
address unexpected barriers to development. The resultant Pleasant

Language simplified
for conciseness and
Figure added for
reference.

Language added to
reflect Plan Update
project.
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Valley Plan District Comprehensive Plan text, Community
Development Plan map, and Development Code amendments support
the original vision of a complete community.

Chapter removed.
Information
incorporated into
corresponding
chapters to improve
clarity and
conciseness.
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Chapter removed.
Information
incorporated into
corresponding
chapters to improve
clarity and
conciseness.

CHAPTER 32: BACKGROUND
INFRODBUCTION

The background chapter is-divided-into-five-major-topiecs-and-provides a
description of the plan area and the basic framework for how the

Pleasant Valley Plan District was created and refined.

o Pyblic Involvement
o+ ConceptPlan-Goals
o GContext
o Plan Area

PLAN AREA

Pleasant Valley enjoys a unique geographical location within a series
of lava domes and wooded buttes in the southeast portion of the
Portland metropolitan region. The Pleasant Valley site spans the
southeast corner of the City of Portland, portions of unincorporated
Multnomah and Clackamas Counties, and areas in and adjacent to the
southwest of the city of Gresham. The site’s western boundary roughly
follows SE 162nd Avenue. Its northern boundary follows the edge of
developed portions of the City of Gresham and extends north of Foster

Chapter number
updated to reflect
removal of chapter
2.

Edits for clarity and
to reference plan
refinements related
fo the 2025 plan
update.

“Plan Area”
subsection moved
to the beginning of
chapter to improve
Clarity.

Proposed Text Amendments — January 2, 2025
REVISED Proposed Text Amendments — January 8, 2025




Road to include portions of Johnson Creek. The eastern boundary of
the site extends past SE 190th Drive to Rodlun Road, and the southern
boundary generally parallels Sager and Cheldelin Roads.

Pleasant Valley is connected to its surrounding landscape. Powell
Butte, Butler Ridge, and the western ridgeline provide a dramatic
framing of the valley. Kelley Creek and its tributaries are key water
features that connect the surrounding watershed to Johnson Creek and
have influenced historical land use patterns. These features underlie a
strong sense of place for residents of the valley.

The Pleasant Valley plan area comprises approximately 1,532 acres.
When Pleasant Valley was brought into the UGB, agricultural and rural
residential were the primary existing uses within the planning area (see
Figure 2). Other existing uses included the Pleasant Valley Elementary
School, two churches, a grange, a small convenience market, and a

PGE utility structure. There is a 50-foot wide easement for natural gas
and electrical utility lines that runs north to south through the project

area. There were five structures (the grange and four single-detached
houses) listed by Multhomah County as historical resources. Two other
structures, Pleasant Valley Elementary School and Pleasant Valle
Community Baptist Church, have been suggested as historical
resources.

REGI

NAL

The Region 2040 Growth Concept establishes a general policy
direction for managing growth in the region through the year 2040.
Adopted in 1995, the 2040 Growth Concept indicates the preferred
form of regional growth and development, how to protect open
spaces and natural resources, and how to maintain air and water
quality.

NTEXT & METRO 2040 GROWTH CONCEPT

“Plan Area”
subsection moved
to the beginning of
chapter to improve
clarity.

Regional context
content moved up
for logical flow and
clarity of plan are
context; outdated
and redundant
background
information
removed.
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T e
e Metro

When Pleasant Valley was brought into the UGB in December 1998,
the Metro Council generally applied three Region 2040 Growth
Concept Map design districts to the Pleasant Valley area: town center,
inner neighborhood, and transit corridor. One Title 4 Employment Area
was also identified and added to the 2040 Growth Concept Map. The
Metro 2040 Growth Concept Map (Figure 3) shows the Pleasant Valley
area in relation to other town centers and regional centers. Each of the
region’s centers is unigue and Pleasant Valley’s town center will have
its own individual scale and character. New town centers are expected
to accommodate retail and service needs of a growing population while

reducing auto travel by providing localized services to residents within
a two to three-mile radius.

The Region 2040 Growth Concept Map illustrates the Pleasant Valley
Town Center. Pleasant Valley’s Town Center Sub-District also serves
as the Town Center for the Region 2040 Growth Concept. The Town
Center is at the junction of two planned road extensions, Giese Road
and 172" Avenue. The Town Center Sub-District boundary and the
town center boundary identified for the purposes of the Region 2040
Growth Concept are identical and are pictured in Figure 4.

Language and map
added to reflect
coordination with
Metro’s 2040
Growth Concept
map.
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Inner Neighborhood is primarily a residential area accessible to jobs Language updated
and qel_ghborhood_ busmgsses. T_ranS|t Corr_ldors are along good quality | 5 reflect changes
transit lines featuring a high-quality pedestrian environment. The to Metro’s regional

Pleasant Valley residential subdistricts implement this growth concept. | ggsjgnations.

The Employment Area is intended to mix various types of employment
with some residential development and includes limited retail
commercial uses primarily to serve the needs of the people working or
living in the immediate area. The Mixed Employment Sub-district
following the Plan Update) implements this growth concept.

PLANNING PROCESS

Planning for the Pleasant Valley area occurred in four distinct phases:
Governance, Concept Plan, Implementation Plan, and Plan Adoption.

Governance  Concept Draft City
Plan Adoption
Implementation (| egislative
Plan Process)
1998 2000 — 2003 2004 Language added to
2002 reflect Plan Update
project.
In 2025, the City of Gresham made updates related to the Pleasant
Valley Plan District to better support the development of a complete Year added for
community. clarity.
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GOVERNANCE (1998)

In December 1998, Metro Council voted to expand the urban growth
boundary to include the Pleasant Valley area, known as Urban
Reserve Areas #4 and #5. Previous to this decision, a series of

facilitated stakeholder workshops were held at-the-Pleasant-\alley

A ) hao NoD

a¥al\V/Va

the-to develop development of the preliminary Pleasant Valley Urban
Reserve Planning goals. At this time, ir-December1998 Gresham and
Portland City Councils adopted an Intergovernmental Agreement (IGA)
that included ineluding the preliminary goals. The IGA identified those
areas generally where Gresham and Portland would provide future
governance and urban services. At the time, about 65% of the project
area was identified as future Gresham and 17% future Portland, all in
Multnomah County. The rest of the project area (18%) was in is
Clackamas County, where final governance and services decisions
were not made nor was the area included in the IGA. The cities
agreed in the IGA to develop a coordinated urbanization plan with a
comprehensive public involvement process for citizens within the
affected area and in surrounding areas and with affected jurisdictions.

CONCEPT PLAN_(2000-2002)

In the-summer-o£2000; the City of Gresham (in partnership with Metro,
City of Portland, Clackamas and Multhomah Ceunty-Counties, and
other parties); embarked on creating the Pleasant-\falley-Concept Plan
{ConeeptPlan).. The Concept Plan is a guide to the creation of a new

1,532-acre community (see Figure 3). reighberhood-south-of Gresham
and-east-of Portland-:

Updates for clarity
and conciseness.

Year added for
clarity.
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Concept A

A public involvement plan was created to guide the “why” and “how” for
engagement during the Concept Plan planning efforts. The purpose of
this plan was to ensure that current and future residents, visitors,
landowners, businesses, and other stakeholders were fully informed
about the project and had opportunities to provide input throughout the
planning process. The public involvement plan included outreach
goals, identified needed areas of input, and methods for participation.

A Steering Committee was created to guide the development of the
Pleasant Valley Concept Plan. This group of local stakeholders led the
policy discussions and represented the agencies and constituencies
with interests in the project. The Committee served to create
partnerships, to exchange information with stakeholders, and to build a
consensus on a preferred Concept Plan. An Advisory Group was

Concept figures
removed.

Public involvement
subsection updated
to summarize
previous outreach
efforts.
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formed for the Pleasant Valley Implementation Plan project as a
successor to the Steering Committee.

Several community forums (five during the Concept Plan and three

during the Implementation Plan) were held to inform and obtain input
from the public. Community forums were used to involve the public at
different stages of the process and to allow the public to participate in
preparation of project recommendations. The forums featured an open
house display of working maps, presentation and large group
discussion, small group breakouts, and exit questionnaires and
comment cards. Feedback received through the community forums
and other public involvement efforts was used to inform the Concept
Plan and Implementation Plan.

Key public involvement methods included:

A project webpage
Pleasant Valley mailing list

Hardcopy newsletters with project updates
Media releases

Frequently Asked Questions (FAQ) webpage

Stakeholder interviews

Presentations to community groups (including the
Neighborhood Coalition and select Neighborhood Associations)
Focus groups on a variety of topics and strategies

Planning Commission and City Council work sessions

The Concept Plan goals that were endorsed by the Steering
Committee in 2001 are summarized below. They reflect the vision

and values underlying the Plan District.

- Create a community. The Plan will create a “place” that has a
unigue sense of identity and cohesiveness. The sense of
community will be fostered, in part, by providing a wide range of
transportation choices as well as living, working, shopping,
recreational, civic, educational, worship, open space, and other
opportunities. Community refers to the broader Concept Plan
area, recognizing that it has (and will have) unique areas within
it. Community also refers to Pleasant Valley’s relationship to the
region — relationships with Portland, Gresham, Happy Valley,
Multnomah County, Clackamas County, and the unigue
regional landscape that frames Pleasant Valley.

- Integr hools and civi into th mmunity.

Schools and civic uses will be integrated with adjacent
neighborhoods and connected by a system of bicycle and
pedestrian routes. The number, type, and location of mixed-use
centers will be considered as schools and civic uses are

integrated into the Plan.

- ilize “green development” practi . The Plan will

incorporate community design and infrastructure plans that
minimize impacts on the environment.;-ireluding-flooding-and

Public involvement
subsection updated
to summarize
previous outreach
efforts.
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water-qualiby-within-Johnson-Creek-The Plan will integrate
green infrastructure with land use design and natural resource
protection.

- Provide housing choices. A variety of housing choices will be
provided. Housing options will accommodate a variety of
demographic and income needs, including appropriate
affordable choices and housing for older adults. Walkable
neighborhoods will form the organizing structure for residential

land use. Natural features will help define neighborhood form
and character.

- Provide and coordinate opportunities to work in and near
Pleasant Valley. The plan will identify opportunities for home-
based work and employment areas within Pleasant Valley. A
range of employment opportunities will be considered, including
retail and other employment. The plan will also consider the
relationship of Pleasant Valley to existing and potential new
employment centers in the area.

On May 14, 2002, the Concept Plan Steering Committee approved the
Concept Plan, endorsing a plan summary, -recommendations, and a
set of implementation strategies.

Summer 2002, Gresham (Resolution 2559, July 23, 2002), Portland
Metro Councils, and Multnomah and Clackamas County Commissions
all accepted the Concept Plan and resolved to use it as the basis for
developing implementing regulations and actions.

IMPLEMENTATION PLAN_(2003)

In the-Fall 6£2002, Gresham and Portland started the Pleasant-\alley
tmplementation-Plan{Implementation Plan)}preject. The purpose of the
Implementation Plan prejeet was to draft a report that would provide a
“bridge” document between the 2002 Concept Plan and final
comprehensive plan amendments, ordinances, and intergovernmental
agreements.

A twelve-person Pleasant Valley Advisory Group was formed to advise
staff as to the consistency with which the Implementation Plan was

carrylng out the Concept Plan Mest—membe#s—ef—me—Ad-wsew—GFeup

Year added for
Clarity.

Edits for clarity and
outdated/redundant
background
information
removed.
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Pleasant VaIIey Adwsory Group endorsed the Implementatron Plan

*k%x

CITY ADOPTION_(2004)

o lontion s the final o!  slannina for Pl \Vallev_The
Cities of Gresham and Portland must individually adept_adopted the

necessary Comprehensive Plan and code amendments to allow for
eventual annexation of land into their respective cities. The
Comprehenswe Plan Amendments were are processed under the Type

The intent of the legislative process is was for each city to adopt plans
that are consistent with the Pleasant Valley Concept and
Implementation Plans. The cities recognized that the actual
development code and certain policies willwould be tailored to each
city’s code structure, but both cities agreed to create a “complete
community with a unique sense of identity and cohesiveness”
regardless of city boundaries. Land brought into the UGB is subject to
Title 11, Planning for New Urban Areas. Upon adoption in 2004, the
Pleasant Valley plan District satisfied Title 11 requirements of the
Metro Urban Growth Management Functional Plan (UGMFP).

Edits for clarity and
outdated/redundant
background
information
removed.

Year added for
clarity.

Adoption
information updated
and refined for
brevity and
readability.
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Pl nt Valley Plan Distri 202

In 2022, almost two decades after adoption of the Pleasant Valley Plan
District, about 540 acres within the Pleasant Valley Plan area had been
annexed into the City of Gresham. Development in the valley had been
primarily single detached houses with other pieces of the vision
lagging, such as a variety of housing options, businesses, and parks.
In 2022, the City initiated the Pleasant Valley Plan District Update
(Plan Update) project to identify and address unexpected barriers to
achieving the vision of a complete community in Pleasant Valley.

Public involvement for the Plan Update project occurred in two phases:
The first phase focused on re-affirming the vision for the Pleasant
Valley area and the second phase focused on getting input on draft
concepts and strategies for reaching that vision.

The first phase included a project open house, attending large
community events, and having informal conversations with Pleasant
Valley residents and visitors to share information about the project and
hear about desires for the area. This phase included an online survey
(provided in both English and Spanish) with the purpose of learning
what pieces of the original vision for Pleasant Valley are most
important to the community, such as housing, parks, and businesses.
Targeted outreach was done to reach Spanish-speaking communities.

The second phase included two community workshops and a series of
focus groups. The two workshops included a presentation, large and
small group discussions, and capturing written comments to get
feedback on draft concepts and strategies for reaching the Pleasant
Valley vision. Three focus groups were held during the update project
focused on topics including housing, transportation, parks,
infrastructure capacity, wetlands, and potential land use designation
amendments. Feedback from the community workshops and focus

groups was used to inform the recommendations for updates to the
Plan.

Key public information and involvement methods included:

A project webpage
Project interested parties email list
Hardcopy and e-newsletters with project updates

Social media posts
Frequently Asked Questions (FA age

Stakeholder interviews

Presentations to community groups (including the
Neighborhood Coalition and select Neighborhood Associations)
Community events and informal community conversations
In-person open house

Online survey

Community workshops

Information added
related to the 2025
plan update.

Language added to
include public
involvement efforts
from the Plan
Update project.
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Focus groups
Planning Commission and City Council work sessions

Recommendations that came out of the Plan Update public
involvement included:

Removing the 20-acre Master Plan requirement and replacing it
with clear and objective standards.

Shifting the boundaries of the Town Center sub-district to better
correspond to property lines and planned road extensions.
Allowing horizontal mixed-use commercial development in the
Pleasant Valley Town Center sub-district.

Shifting the locations of the Neighborhood Commercial
subdistrict nodes to intersections with stronger visibility, existing
infrastructure, and access.

Reducing the acreage of the overall employment land and
combining the two subdistricts into one flexible, mixed
employment area.

Relocating the Medium- and High-Density residential
subdistricts to align with the Town Center, Neighborhood
Commercial, and Mixed Employment sub-districts to cluster
density around commercial uses.

Updating housing variety standards.

Allowing commercial uses in Medium- and High-Density
residential sub-districts to provide more opportunities for
walkable commercial development.

Language added to
include public
involvement efforts
from the Plan
Update project.
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More detailed
information on
historic public
involvement efforts
is deleted because
the key points are
summarized earlier
in the chapter.
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http://www.ci.gresham.or.us/pleasantvalley
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Metro's 2040 Growth Concept Plan showing

the Pleasant Valley area in relation to other
town centers and regional centers.

Context subsection
deleted.

Subsection moved
to beginning of
document for logical
flow and renamed
to Regional Context
and Metro 2040
Growth Concept
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Subsection moved
to beginning of
document for logical
flow and renamed
to Regional Context
and Metro 2040
Growth Concept

Some outdated
demographic
information in the
Plan Area
subsection is
removed.

Plan Area
subsection
summarized and
moved to start of
the chapter to
improve clarity and
flow.
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Plan Area
subsection
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moved to start of
the chapter to
improve clarity and
flow.

CHAPTER 34: GOALS, POLICIES, AND ACTION MEASURES
INFRODBUCTION

Fhe-following-Goals, Policies, and Action Measures for Pleasant Valley
were initially endorsed as part of the Implementation Strategies for the

Pleasant Valley Concept Plan and then updated during as part of the

Implementation Plan. They were further refined during the Plan

Chapter number
changed to reflect
removal of chapter
2.
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Update, largely for clarity and to consolidate redundancies within the
Pleasant Valleg sectlons and other sections of Volume 2. lhe

Pleasant Valley Goals, Policies and Action Measures are described in
Gresham’s Comprehensive Plan Volume 2 Section 10.700, including:

10.701 Urbanization and Land Use Plan

10.702 Transportation

10.703 Natural Resources

In addition to goals, policies, and action measures, each subsection
has a background_context. Section The background pieee includes a
brief history of Pleasant Valley planning, summarizes key elements or
characteristics of each section and summarizes the major issues that
resulted in the endorsed Pleasant Valley Concept Plan. Taken together
these Goals, Policies, and Action Measures sections provide the basis
for the Pleasant Valley Plan District map and Development Code

develepmem—eedelhey—amend—velume—Q—Gemmum%y—Develepmen{

The Goals_Polici | ActionM included in_this_cl :

Language updated
to reflect changes
made with the Plan
Update and to
maintain
consistency with
Volume 2.

Edits for clarity.

Removed to reflect
changes made with
the Plan Update
and to maintain
consistency with
Volume 2.
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The Concept Plan also resulted in goals for Public Facilities (10.704).
i . H . ’ . y 0

{ Parks (10.724) T I i the Public_Eacilitv Pl
{Chapter-8)—These The goals, policies, and action measure for Public
Facilities Goals;Policies-and-Action-Measures-wereare-adopted-as

Sections10-720-through-10-724-in-2004-and-are located in Volume 2

of the Gresham Community Development Plan.

Some sections are
removed or
consolidated as
regulations are
incorporated in
citywide policies
and standards.

CHAPTER 45: URBANIZATION AND LAND USE
INTRODUCTION

The land use chapter begins-with-a-brief-description-of the Pleasant
Valley-Plan-District-by-summarizing-summarizes:

e The overall vision and future land use patterns for Pleasant
Valley.

e The major elements of the updated Pleasant Valley Plan
District Map (Plan Map). The updated Plan Map is included as
Figure 64 and will amend Volume 2 — Community Development
Plan Policies as map Appendices E.

. : : . :
Iabll_esl that SI'.G“' the-assumptions-used-in-calcuiating-housing

e The major elements of the updatedprepesed Pleasant Valley
Plan District Development Code.

FhisHand-use-chapterthen-includesthe propesed-The Pleasant Valley
Plan District Development Code—Fhis-willamend amended Volume 3 —

Communlty Development Code. Ihe—feFmai—ef—the—pFepesed

FUTURE-LAND USE PATTERNS

The Pleasant Valley Plan District’s provides-the basis-foraland-use

plan-thatis-consistent-with-the-goals-of the Concept-Plan—Fhe-central
theme of creating an a complete urban-community through the

integration of land use, transportation, and natural resource protection
is reflected by the following key elements; of-the-Plan-District:

Chapter number
changed to reflect
removal of chapter
2.

Edits to language
for clarity and
conciseness.

Edits to language
for clarity and
conciseness.
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¢ A mixed-use town center as the focus of retail, civic, and
related uses.

e A variety of housing in eight neighborhoods. The variety
includes low, medium and high-density housing with standards
that guide how variety is planned within neighborhoods.

Outdated language
in this section has
been removed.
Language has been
added for clarity
and to update the
size range of
neighborhood
centers as part of
the Plan Update.

o Nine-Neighborhood parks dispersed throughout_the Plan Area
and a 29-aere community park

centrally-located-between-the
utility-easementsnorth-of Kelley Creek: That serves the broader
area.

o A-reorganization-ofthe-valley’s An arterial and collector street

system to create a connected network that will serve urban
levels of land use and all modes of travel, including providing

opportunities for future transit service to connect to.

e Redesi . 1= Road f il to local
status-between-Jenne-Road-and-Pleasant-Valley Elementary
School The i . I | lined
character-of Foster Road-and-to-support restoration-efforis
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PLEASANT VALLEY PLAN DISTRICT MAP AND CODE
Plan District map

The Pleasant Valley Plan District Map (Figure 6) {Figure-H-serves as
the key regulatory map for land use in Pleasant Valley. The Plan
District Map includes the following land uses types: residential, mixed

use, and-employment areas, gubllc spaee—land and pan‘-leseheets—other

aere—nghllghts of the Plan District map mclude the following:

¢ Residential Lands. The-Goncept-Plan-classified-residential

lands-into-two-generaltypes-Attached-and Detached
Residentiak-The Plan Map refines-this-classification-to-carry-it
one-step-closerto-zoning-by-ereating- includes three types-of

residential sub-districts: Low Density Residential, Medium
Density Residential, and High Density Residential.

¢ Mixed-Use-Commercial and Employment Areas. The Town
Center Sub-District-sub-district is intended to primarily serve the
needs of the local community and to include a mix of retail,
office, civic, and housing opportunities. The Neighborhood
Commercial (previously Neighborhood Center) sub-district is
intended to provide for a mix of local retail and service-office;
and-ive-work-uses for adjacent neighborhoods. The 2004 Plan

District Map included two employment subdistricts: Mixed-Use

Employment sub-district and is-intended-to-previde-support
sepﬂees—iepthe—tewn—eentepas—weu—as—leeal—semee—and—le

be#emgs—'lihe Employment Center sub district. Jrs—pﬁmanly

empteyment—eppelftunmes- n resgonse to the 2022 marke
study, the Plan Update consolidated these into one Mixed
Employment subdistrict. At that time, the total employment land
area was also reduced due to constraints on the marketability
of employment land in Pleasant Valley. Allowed-uses-for-the
The Mixed Employment sub-district sub-district is intended to

provide a flexible range of employment, office, service, and
some retail uses. Were-based-on-the lessrestrictive-standards

between-the-two-historical employmentsubdistricts—Emphasis

Outdated language
in this section has
been removed.
Language has been
added for clarity

Outdated
information has
been removed
based on updates
to land use districts
with the Plan
Update project.

Language removed
to reflect that these
residential types no
longer exist.

Language included
to explain updates

to the employment
area.

Language updated
and outdated
language removed.

Language included
to explain updates

to the employment
area.
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= olaced onbusi tod to hiahonv Ceoal
setting-

e Parks, Schools, and Other Overlays. The Plan Map
established in 2004 included includes four “overlay
subdistricts”: Elementary School, Middle School, Neighborhood

Park, and Communlty Park Fhese-overlays-are-consisientwith

Qeneept—PlanT Subseguentlgg nelghborhood garks and th
community park were integrated into the City’s Parks Master
Plan and Parks System Development Charges Methodology, in
order to support their acquisition and development. With
Pleasant Valley’s planned parks being supported by these City
programs, the Plan Update retired the overlay subdistricts and

applied a public space subdistrict to existing public land held for

future parks, schools, or other public uses to facilitate its
development for those uses.

Language added to
reflect that planned
parks and
acquisition of parks
gets captured in the
citywide Parks
Master Plan and
SDC methodology
and the retirement
of the overlay
subdistricts to be
replaced with a
public lands
subdistrict.

Excess background
information
removed.
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Capacity estimates
for Pleasant Valley
are now integrated
into citywide
analysis; therefore,
are deleted.

Outdated table data
removed.
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Density-Assumptions

Lew = Ran Assy  Distribu  Distibu  Distribe New — Distrby  Ge
Density ge  med  teneof tenof Henef Dweli tenef al
Reside (H Avg Land  Acres Dus  ngs AllBus
Atial =8
62
BliAcre
3
Large 450 8750 3796 128 30% 838 13%
Lot o—

186

s’
Standar 500 5260 63% 248 2 A% 1523 31%
gdlat 0

50

o
LTetal - - 400% 3468 4003 2 2464 44% @ 50

%

I

Outdated table data
removed.

Outdated table data
removed.

Proposed Text Amendments — January 2, 2025
REVISED Proposed Text Amendments — January 8, 2025




Bensity e med udhen  owhenr | ohon Dweli dwier  al
Residential Bus! Awvg  of of ofBus  ngs efAll
{85 Aed  Busf  Lard  Acfes Bus
BAcrey} Ae
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5000
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Outdated table data
removed.
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Outdated table data
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Outdated table data
removed.
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PLEASANT VALLEY
PLAN DISTRICT

FLAN MAF

{ PLeasanT vauey
PLAN DISTRICT

PLAN AP
Decermber 19, 2024

Plan District Code

The draft Pleasant Valley Plan District code implements the Concept
Plan map and associated goals, policies, and action measures. The
format generally follows that of Gresham’s Community Development
Code . ORI
lands-are-annexed.

o The Pleasant Valley Plan District is the term used to describe
the code chapter and the entire Pleasant Valley area. {-has

Old Plan District
map removed and
replaced with
updated map.
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seven lts seven Sub-districts subdistricts (zones) that
correspond to the Plan District Map and were updated during
the 2025 Plan Update. There are three residential Sub-districts
subdistricts (LDR-PV, MDR-PV, and HDR-PV) and Fthree Sub-
distriets are-commercial and mixed-use subdistricts (TC-PV,
NC-PV and ME-PV MUE-PV). The-seventh-Sub-districtis
empJeyment—éEG—R\Q—The seventh subdistrict is Public Land
(PL-PV). A detailed report on the Natural Resource Overlay
(NRO) that was originally proposed as ESRA-PV subdistrict is
contained in the Natural Resources chapter. Each of the
subdistricts includes a purpose and characteristics section.
These statements were eriginally established as part of the
Pleasant Valley Concept Plan Implementation Strategies. They
established a direction for future land uses in each sub-district.

Amendments during the Plan District Update were designed to
remove barriers to the realization of the vision for the Pleasant

Valley area.

e There are “permitted uses” tables and development
standards for the residential subdistricts and for the Town
Center, Neighborhood Commercial, and Mixed

Employment §QQ-D|§;rlg;§ Commercialimixed-use-and

Language added to
specify residential,
commercial, and
mixed-use
subdistricts and to
reflect new Public
Land sub-district as
part of the Plan
Update.

Language removed
to reflect outdated
references to
development
standards for the
different land use
sub-districts and the
removal of overlay
sub-districts that
have been updated
as part of the Plan
Update.

Green development
practices content
removed as these
standards are
included in the
City’s stormwater
management
manual.
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o Cross-references to existing code sections and other
codes/plans plans and codes are incorporated where
applicable. Examples include standards for the street network
plan, green development practices, design review, parking, and
signage.

] £ il . is included.in-the draf I T
. lod deline for devel ords S
example-below-

The Pleasant Valley Plan District is-was adopted as Section 4.1400
of Volume 3 of the Gresham Community Development Plan in
2 nd amen in 2025.

Language removed
to reflect the
removal of the
master planning
requirement as part
of the Plan Update.

Outdated graphic
removed.

Edits to reference
Plan Update
project.
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Natural Resources
section moved
down in document
to support
organization, flow,
and consistency
with other sections
and Comprehensive
Plan Volumes.
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CHAPTER 57TRANSPORTATION SYSTEM-PLAN
INTRODUCTION

When the Pleasant Valley area was brought into the Urban Growth
Boundary (1998), the transportation system served the area’s mainl
agricultural and rural residential land uses. The Pleasant Valley
Concept Plan (Concept Plan) included a goal for a future transportation
system that would serve an urban community with a mix of land uses
and consider natural resource areas. The Concept Plan included a
conceptual transportation plan with a system of local collectors and
arterials to provide sufficient north-south and east-west connectivity.
The basic framework for future streets was provided, allowing for minor
adjustments to minimize impacts on natural resource areas. The
Pleasant Valley Implementation Plan (Implementation Plan) further
defined the area’s transportation system by detailing street
classifications, street designs, connectivity, and plans for

pedestrian/bicycle facilities. This transportation planning work resulted
in Pleasant Valley’s Transportation System Plan (PVTSP).

In 2014, the City updated the City-wide Transportation System Plan
(TSP) and incorporated all the streets of Pleasant Valley into the TSP.
This standardized the cross-sections of streets and clarified how the
street system functioned between the Pleasant Valley area and the
City overall.

In 2019, the TSP was refined with a primary focus on assessing the
need for a planned extension of SE 172™ Avenue north of SE
McKinley Road to SE Jenne Road and reviewing the entire planned
roadway network needs with and without this potential connection. The
network analysis showed that the north-south regional access needs
could be accomplished by the planned 172"9-190" connector in
Clackamas County and that the planned arterials of Pleasant Valley
would function as 3-lane Minor Arterials and did not need to be 5-lane
Standard Arterials. Five different transportation alternatives were
developed, and a preferred concept was selected. The preferred plan
includes bringing SE Foster Road and SE 172" Avenue together at a

roundabout and routing traffic up an extension of SE 172™ Avenue to a
SE Giese Road extension.

The Pleasant Valley Plan District Update (Plan Update) is built on
findings from the 2019 TSP refinement work. The Plan Update work
confirmed that the planned major road network should be retained, but
that potential minor modifications could be made to better support

development by aligning with property lines and natural resources in
the area.

Chapter number
changed to reflect
removal and a re-
order of two
previous chapters

Updated to reflect
reorganization of
chapters and to
include information
on planning efforts
and updates to the
Pleasant Valley
Transportation
System Plan since
2004 adoption.
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Outdated language
is removed.
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Outdated language
is removed.
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Outdated language
is removed.

CHAPTER 6 NATURAL RESOURCES

Significance Determination — This section evaluates and determines
which resources identified in the inventory are significant. A set of

80AR 660-015-0000(5)

mapping criteria was developed, and a computer mapping exercise
was used to assist in the process. Nine different basic functions were
used to provide the foundation for the significance determination.

ESEE Analysis — An ESEE analysis describes the different types of
land uses that impact streamside areas, wetlands, and upland forest.
Specifically, it analyzes the economic, social, environmental, and
ener ESEE) consequences that could result from a decision to
allow, limit, or prohibit certain activities in the Natural Resource
Overlay.

The policies and action measures for natural resources in Pleasant
Valley (in Volume 2, Section 10.703 of the Comprehensive Plan) are
informed by a natural resource inventory, input from local stakeholders,
and standards and processes guided by the goal to preserve, enhance,
and restore natural resources in the Pleasant Valley area.

Natural Resources
section moved for
organizational
consistency.
Content of this
section summarized
and refined for
Clarity.

CHAPTER 78 PUBLIC FACILITIES PLAN
INTRODUCTION

The City’s public facilities plan, Capital Improvement Program (CIP
Parks Master Plan, and Transportation System Plan (TSP) determine

the framework for how necessary urban services, water, wastewater,
stormwater, parks, and streets will be developed and maintained as
urbanization occurs in Pleasant Valley and across the rest of the city.

An intergovernmental agreement (IGA) exists between the cities of
Gresham and Portland to address future governance and future
annexation areas and the provision of urban services.

Chapter number
changed to reflect
removal of a
previous chapter.

Language
consolidated and
simplified.

Language removed
that is contained in
citywide public
facilities plans.
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Language removed
that is contained in
citywide public
facilities plans.
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Language removed
that is contained in
citywide public
facilities plans.
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Language removed
that is contained in
citywide public
facilities plans.
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Language removed
that is contained in
citywide public
facilities plans.

CHAPTER 89-URBAN GROWTH MANAGEMENT FUNCTIONAL
PLAN COMPLIANCE UGMFP-HTLE- 1+

In December 1998, the Metro Council brought the Pleasant Valley area
into the Urban Growth Boundary (UGB)._The Metro Urban Growth

Management Functional Plan (UGMFP) describes the policies that
guide development for cities within the Metro UGB to implement the
goals in the Metro 2040 Plan. This chapter describes how the Plan
Update maintains compliance with Metro’s UGMFP.

The UGMFP protects a supply of sites for employment by limiting the
types and scale of non-industrial uses in Employment Areas illustrated

Chapter number
changed to reflect
removal of a
previous chapter.
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in the Region 2040 Growth Concept Map. In accordance with Section
3.07.440(b) of Title 4, none of the proposed land uses for the
Employment Land in Pleasant Valley would permit commercial uses of
more than 60,000 square feet. In addition, the Plan Update does not
amend water quality protection or flood management requirements.

Title 1 of Metro’s Urban Growth Management Functional Plan is
intended to promote efficient land use within the Metro UGB by
increasing housing capacity. Gresham’s adopted 2021 Housing
Capacity Analysis (HCA) found that Gresham has a surplus of land and
capacity for all housing types across the city, including the areas of the
Pleasant Valley Plan District not yet annexed into the City of Gresham.
The City’s total capacity exceeded the 20-year projected need for new
dwelling units by 6,380 dwelling units.

The Plan Update redesignates publicly owned land (designated as
residential subdistricts with overlays, e.q. Elementary School Overlay —
Pleasant Valley, Middle School Overlay — Pleasant Valley). This land is
designated part of the new Public Land sub-district to address public
concerns about preserving and promoting public and civic spaces to
support a “complete community.” The redesignation is not expected to
affect the future uses of the land, such as schools, being that the land
was not intended for housing. Additionally, the Plan Update introduced
greater flexibility for residential development in the Town Center sub-
district and raised the maximum residential density from 30 to 40
dwelling units per acre in the high-density residential sub-district,
expanding this density limit beyond just the Town Center. Barriers to
housing development are also being removed elsewhere in the plan
district. The Plan Update does not impact Gresham’s ability to meet
housing needs and is consistent with Title 1.

Compliance report
findings deleted as
they are no longer
needed to
demonstrate
compliance with
Title 11: Planning
for New Urban
Areas since the
adoption of the
2004 Pleasant
Valley Plan District.
Additional language
has been added to
demonstrate how
the Plan Update
maintains
compliance with
other provisions of
Metro’s UGMFP.
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needed to
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compliance with
Title 11: Planning
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the Plan Update
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they are no longer
needed to
demonstrate
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Title 11: Planning
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the Plan Update
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compliance with
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Compliance report
findings deleted as
they are no longer
needed to
demonstrate
compliance with
Title 11: Planning
for New Urban
Areas since the
adoption of the
2004 Pleasant
Valley Plan District.
Additional language
has been added to
demonstrate how
the Plan Update
maintains
compliance with
other provisions of
Metro’s UGMFP.
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Small-Lot 3,000- 8 dulae 34 274
5,000SF

Rowhouses/Plexes 15-20-dufac 18-dulac 29 514

Ceondes 20-30-dufac 22 dutac 16 352

Apariments 20-30-dufac 24-dufac 27 857

Senior 20-80-dufac 40 dufac 8 320

Total - - 1141 2,116

High-Density Range Assumed Acres New

Residential Average Dwellings

{Overall-at 25.4

dufacre)

Rowhouses/Plexes 15-20-dufac 18dulac 4 21

GCondos 20-30-dufac 22 dufac 8 179

Compliance report
findings deleted as
they are no longer
needed to
demonstrate
compliance with
Title 11: Planning
for New Urban
Areas since the
adoption of the
2004 Pleasant
Valley Plan District.
Additional language
has been added to
demonstrate how
the Plan Update
maintains
compliance with
other provisions of
Metro’s UGMFP.
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Apartments 20-30-dufac 24-dufac 40 254
Senior 20-60-dutae 40-dufac 3 140
Fotal - - 233 591
TFotal New-Dwellings 484 4,869
{Overallat-10-06

dufacre)
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% of Mortg Actual

Y%of  Aectual  Affordable Home
Debt = Dollarsof  Other  Dollarsof Monthly  Sales
Mortgage  Debt  Other  Payment  Price

Debt Debt
26% $944 0%  $ $4:303 $156;285
26% $944 9%  $326 $977 $447185
26% $944 nla  N/A $944 $442;865
26% $944 15% $543 $760 $91;155

1 Fannie Mae recommends affordable housing based on household debt ranging from

35% to 41%,

2 Standard tending practices = 30 year mortgage at 6.75% annual interest rate and 90% financing.

3 The Fannie Mae mortgage calculator was utilized to identify the range of affordable housing.
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Compliance report
findings deleted as
they are no longer
needed to
demonstrate
compliance with
Title 11: Planning
for New Urban
Areas since the
adoption of the
2004 Pleasant
Valley Plan District.
Additional language
has been added to
demonstrate how
the Plan Update
maintains
compliance with
other provisions of
Metro’s UGMFP.

Section 3. Volume 1: Findings, Appendix 43 Pleasant Valley natural resources, is

amended as follows:

Proposed Text Amendment

Commentary

INTRODUCTION

*k*

Supplementing this report is the Natural Resources Goal
(10.705) that is included in Chapter 4. It was adopted by the
Pleasant Valley Steering Committee, and-then refined during
with the Implementation Plan, and updated as part of the 2024
Pleasant Valley Plan Update project. It includes a background,

Edits for clarity and to
reference 2025 update.
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considerations, a-summary-of-majorissues-and proposed goals,

policies and action measures for natural resources.

In 2020, a comprehensive review of the city’s environmental
areas resulted in updated requirements for natural resources in
Pleasant Valley as identified by the environmental overlays,
including the Natural Resource Overlay (NRO) and Hillside &
Geologic Risk Overlay (HGRO). The Goal 5 and UGMFP Titles
3 and 13 Compliance Report and ESEE Analysis attached
hereto outlines the process by which the NRO was determined
and its compliance with Goals 5, 6 and 7 and Titles 3 and 13.

NATURAL RESOURCE INVENTORY

This section describes the Goal 5 inventory and significance
determination process for Pleasant Valley. The inventory was
conducted by a team of consultants, Metro, cities and counties
as part of the Pleasant Valley Planning process (2000-2002).
The purpose of the inventory is to identify the location, quality
and quantity of significant natural resources within the Pleasant
Valley planning area.?

2 The 2004 Plan Update did not undergo an additional Goal 5 inventory and
significance determination process for Pleasant Valley, nor did it change the
existing analyses provided hereto.

Site Location

*k%k

The Pleasant Valley site is approximately-227 1,532 acres in
size and includes most of the Kelley Creek Basin and a small
area along Johnson Creek. To facilitate the inventory and
analysis process, seven site subareas were created based on
natural subwatershed boundaries.??

23 An eight subarea, Upper Kelley Creek Headwaters, was also surveyed but is
located outside of the Planning Area upstream of the Lower Kelley Creek
Headwaters subarea.

*k%k

ECONOMIC, SOCIAL, ENVIRONMENTAL, AND ENERGY
ANALYSIS: BACKGROUND

INFRODBUCTION

Updated language to
reflect the change of
ESRA to NRO from
Environmental Overlay
Code update project.

Footnote added for
reference.

Correction to Pleasant
Valley plan area total
acreage.

Duplicate language
removed.

Footnote is renumbered.
All footnotes in this section
will be renumbered
accordingly. 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 ...”
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The Pleasant Valley area aims to be a complete community that
protects the area’s unique natural attributes as it
develops/urbanizes. This goal was a Fhe-goal-ofcreating-a
community-that-allows-intensive-urban-development-while

protecting-the-area’s-unique-atiributes-was-a central theme of
the Pleasant Valley Concept Plan and Plan District. According to

the Plan, Critical-to-the“sense-of place”inPleasant-Valley;

acecording-to-the-Plan;-is-the extensive network of streams,

wetlands, and other natural features that define and connect

urban neighborhoods is critical to the “sense of place” in
Pleasant Valley. Plan goals highlighted the importance of

developing the valley ir-sueh-a-way-as-to minimize impact on
these natural features, while maintaining natural features that
enhance the built environment.

Through the Concept Planning process, significant natural
features and their important functions were identified and
mapped. Collectively, this natural system serves as the green
framework for the Concept Plan; and was known as the
Environmentally Sensitive/Restoration Area (ESRA). In 2020

environmental overlays were updated so these areas are now

covered by the Natural Resource Overlay (NRO). The area
within the ESRA/NRO boundaries corresponds to the significant

Goal 5 resource site.

*k*

IMPACT AREA DETERMINATION

*%k%k

Language added to reflect
purpose and vision of the
Pleasant Valley Plan area.

Updated language to
reflect the change of
ESRA to NRO from the
City’s environmental
overlay project.
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Under all three Goal 5 conflicting use scenarios (full protection,
limited protection, and no protection), there are strong inter-
relationships between the significant resource site and its
surrounding impact area. The planned intensive urbanization of

Pleasant Valley will have many a-broad-array-of-potential
impacts on significant natural resources and vice versa.

Because of these mutual impacts, the Goal 5 “impact area” for
the significant resource site is the remainder of the Pleasant
Valley planning area. The ESEE analysis will focus on the
consequences of fully protecting, partially protecting, and not
protecting significant Goal 5 resources within the resource site
and the impact area — in the context of potential urban
development within the Pleasant Valley area-as-a-whele.

CONFLICTING USE ANALYSIS

*kk

Agriculture and rural residential are the most widespread
existing use within the planning area, and within the significant
resource site. Other existing uses include parks, recreational
activities, churches, schools, community services, streets and
utilities. The following lists detail the current Multhomah and
Clackamas County zoning districts that apply to the resource
site and impact area. The list also includes the anticiapted
anticipated zoning districts that will apply to the area as a result
of the Pleasant Valley Implementation Plan.

*k*

Uses Permitted by Zoning

The following discussion identifies allowed land uses in each
applicable County base zone and the uses that are anticiapted
anticipated to be allowed as a result of the Pleasant Valley
planning process.

*k%x

ECONOMIC CONSEQUENCES ANALYSIS

*kk

Economic Consequences of Allowing Conflicting Uses
Fully

*%k%k

There are significant economic costs associated with allowing
conflicting uses fully within the ESRA (allowing significant
stream, wetland, and forest resources to be eliminated). These
resources collectively provide the community’s natural and open
space system, a unique and highly valued feature for the
Pleasant Valley community. The amenity values of the ESRA,

Edits for clarity and
conciseness.

Updated to address
scrivener’s errors.
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including its natural, open space, recreational (local parks and
trails), and scenic values, are expected to grow as the valley
urbanizes. These amenity values will be capitalized into local
property values. These resources also provide community
services with economic benefits, such as flood reduction, clean
water, and slope stabilization. For example, Kelley Creek, its
tributaries and associated wetlands, and Johnson Creek and its
broad floodplain provide pollution assimilation/water purification,
flood attenuation and storage functions. The damage costs
associated with flooding and landslide hazards increase with
development activities and increased soil disturbance in
resource areas. Vegetation loss can have additional economic
costs like inthe-form-of lost air conditioning, erosion control,
stormwater management, and air pollution control services.

*k*

Economic Consequences of Limiting Conflicting Uses

To determine the consequences of “limiting” conflicting uses, it
is helpful to define what limiting means, at least in broad terms.
The basis for these limits comes largely intarge-part from the
Pleasant Valley Concept Plan.

*k%x

Table 4 summarizes the impacts of conflicting uses resulting
from limiting conflicting uses in accordance with the Pleasant
Valley Concept Plan, consistent with the program outlined
above.

*k%x

SOCIAL CONSEQUENCES ANALYSIS

*kk

Recreational and Educational Opportunities

Existing public recreational and educational opportunities are
limited in Pleasant Valley. They include the limited open space
areas, such as Pleasant Valley School, local roads (e.g., biking
use), and the Springwater Trail (part of the 40-Mile Loop). The
Springwater Trail, located in the northern part of the site,
provides recreational and educational opportunities for
pedestrians, bicyclists, and wildlife enthusiasts. Proximity to
Powell Butte Nature Park and to Gresham makes this a popular
section of the trail. Additional open space in and adjacent to the
Pleasant Valley planning area was recently purchased allowing
for recreational and educational opportunities. Metro is
strategically acquiring open space on the buttes surrounding
Pleasant Valley in-an-effort to provide a system of continuous

Edits for clarity and
conciseness of language.

Minor language edit.
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trails, open space, and wildlife habitat. Pleasant Valley will
provide a critical link in the system.

Housing-Oppeortunities Housing and Employment

niti

When the Pleasant Valley plan area was brought into the Urban
Growth Boundary, housing and employment opportunities were
assessed. The Plan District and corresponding development
standards propose housing and employment opportunities that
reflect the current and future needs of the Pleasant Valley area.

*k%k

ENERGY ANALYSIS

*kk

Infrastructure

Locating housing and other development outside of natural
resource areas in a planned and efficient manner normally
results in less infrastructure needed to serve sewer, water,
transportation, and other needs. Development located away
from flood and slope hazard areas can reduce or eliminate the
need for additional construction considerations, hazard control
structures, or emergency repairs. In general, urbanization that
is carefully planned and performed efficiently adjacent to
existing urban centers can help to reduce and manage energy
consumption within the region.

Heating and Cooling of Structures

Energy consumption for the-purpese-of heating and cooling
structures is impacted by resource protection in two ways:

building form and presence of vegetation.

Language added to reflect
analysis of housing and
employment conditions
conducted in the Plan
Area and the
corresponding
development standards
incorporated into the Plan
Update to reflect the
outcomes of the analysis

Content removed due to
out-of-date information.

Minor edits for clarity and
conciseness of language
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Protection of Pleasant Valley’s trees and forested stream
corridors, and other resource areas, can help reduce energy
costs for heating and cooling. Trees and riparian vegetation at
the Pleasant Valley site reduce energy demands for cooling in
the summer by providing shade on nearby structures. Plants
also absorb sunlight and transpire during growing seasons, thus
reducing ambient air temperatures. This moderating effect can
reduce energy needs for cooling of nearby development. Trees
and large shrubs can also act as a windbreak during winter. By
slowing or diverting cold winter winds, heat loss in structures
from convection is reduced, resulting in lower energy needs.

Planned urban densities will generally result in an efficient
compact development form, which includes greater common
wall construction and reduced building surface areas, reducing
heat loss and energy consumption.

Energy Consequences of Allowing Conflicting Uses Fully

*kk

This analysis supports the clustering of housing and jobs served
by an energy efficient transportation system, such as envisioned
in the Concept Plan. However, these benefits are also realized
in the “limited option.” However, allowing conflicting uses within
the ESRA/NRO has negative energy consequences, as does
the lack of green development practices. The ESRA/NRO
resource areas provide important energy benefits for nearby
development and fer the community as-a-whele.

*k*

FUNDING STRATEGY

*%k%k

Sample Funding Sources

*kk

Minor edits for clarity and
conciseness of language

Language moved to the
front of the document for
organizational flow.
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Section 4. Volume 2: Policies, Section 10.700 Pleasant Valley Plan District is amended as
follows:

Proposed Text Amendment Commentary
10.700 PLEASANT VALLEY PLAN DISTRICT This section becomes the

. general background and
STATEWIDE PLANNING GOAL 14: URBANIZATION urbanization goal moves
“To provide for orderly and efficient transition from rural to | to the following section.

urban land use.”

i Language in this section
Introduction Background
updated to reflect current

In summer 2000, the City of Gresham (in partnership with Metro, | conditions in the area and
the City of Portland, Clackamas and Multnhomah Counties, and for clarity and readability.
others), embarked in began planning for a new urban area —
Pleasant Valley. Pleasant Valley, 1,532 acres located in and
adjacent to the southwestern part of Gresham, was added to the
region’s urban growth boundary (UGB) in December 1998 to
accommodate forecasted population for the region. It is 1,532
acres located south and east of the current city limits for
Gresham and Portland.

At the time, agricultural and rural residential were are the most
widespread existing uses in Pleasant Valley. The area includes
a large natural resource area with an extensive network of
streams and wetlands. There were 226 dwellings and a
population of 800 in 2000. Other uses include a grade school, a
grange building, a small convenience store, and a church. The
site encompasses the Kelley Creek Basin, an extensive system
of creeks and wetlands and a major tributary to Johnson Creek.
Johnson Creek is a free flowing creek in the metropolitan region
with natural, historical, and cultural significance. The existing
transportation system was designed primarily to serve the farm-
to-market needs of the agricultural uses that once occupied the
valley. In addition, there were are no public water, wastewater,
or stormwater facilities, and- Fthere are no public parks or trails.

New urban areas must be brought into a city’s comprehensive
plan prior to urbanization with the intent to promote integration
of the new land into existing communities. Planning efforts
began with the Pleasant Valley Concept Plan (Concept Plan)
project.

In May 2002, the PVCP Steering Committee endorsed the
Concept Plan and a set of implementation strategies. The
central theme of the Concept Plan is to create an complete
urban community through with a mix the integration of land
uses, transportation options, and natural resource elements. In

2002, the Concept Plan was adopted to be used as the basis for
implementing the plan for the area. In 2004, the Pleasant Valley
Implementation Plan (Implementation Plan) was then created
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and acted as a “bridge” between the Concept Plan and final
ordinances and intergovernmental agreements adopted by
Gresham and Portland in 2004. The Cities of Gresham and
Portland agreed to adopt similar policies and code and reached
an agreement that Gresham will eventually serve 1,242 acres
and Portland 290 acres. An extensive planning process resulted
in the Pleasant Valley Plan District (Plan District), which became

part of the City of Gresham’s Comprehensive Plan in January
2005. The Gresham, Portland, and Metro councils, and

Multnomah and Clackamas county commissions, by adopting a
resolution at a public meeting, accepted the Concept Plan and
resolved to use it as the basis for developing implementing
regulations and actions.

In the fall of 2002, Gresham and Portland started the Pleasant
Valley Implementation Plan (PVIP) project with a purpose to
draft a report document as a “bridge” between the PVCP and
final ordinances and intergovernmental agreements that may be
adopted by Gresham and Portland in 2004. In February 2004,
the Advisory Group endorsed the PVIP report as being
consistent with and carrying out the PVCP.

Gresham and Portland adopted a revised Intergovernmental
Agreement in 2004. The cities have agreed to adopt similar
policies and code and have reached an agreement that
Gresham will eventually serve 1,242 acres and Portland 290
acres.

An extensive planning process resulted in the Pleasant Valley
Plan District, which became part of the Comprehensive Plan in
January 2005. In September 2009, the Pleasant Valley Plan
District Map was amended to add an 18-acre property from the
Kelley Creek Headwaters (KCH) area that also extended into
Pleasant Valley. This was done because the property owner
requested Pleasant Valley zoning (LDR-PV, ESRA-PV) for the
KCH portion, so the entire property could have the same zoning.

Gresham’s Pleasant Valley Plan District aims to create a quality
living environment with a sense of place that is unigue to
Pleasant Valley. To achieve this goal, the Plan District
implements elements of a “complete community” with a variety
of housing choices, transportation options, schools and parks, a
town center, commercial services, employment opportunities,
and extensive protection, restoration, and enhancement of the
area’s natural resources. The following summarizes the beliefs

about the Pleasant Valley area at the time the Plan District was
established:

The Pleasant Valley Urban Reserve area is a valley surrounded

by lava domes in the southeast portion of the Metro region. It

has slowly evolved into a rural residential area over the last 30
vears, largely displacing the agricultural uses that once

Language in this section
updated to reflect current
conditions in the area and
for clarity and readability.

Language in this section
updated to reflect current
conditions in the area.
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occupied the valley. Now urban development has reached the
borders of this community, and rapid and substantial change is
in this area’s immediate future. As the area is planned for
urbanization, the primary goal is to create a place rather than a
carpet of subdivisions. To accomplish this, the unique attributes
of this area need to be identified and protected, and the limits to
development in the area respected. Importantly, the future town
center needs to be sized and located in a manner appropriate to

the area, and help define the emerging community that will
evolve in this area.

The Pleasant Valley Plan District fulfills the goal that resulted
from the planning process to create a quality living environment,
with a sense of place that is unique to Pleasant Valley. To
achieve this goal, the Plan District implements compact, mixed-
use neighborhoods, a town center, neighborhood edges and
centers, a variety of housing options, transportation alternatives,
pedestrian friendly urban design and the integration of the
natural environment into the design of the community. Critical to
the sense of place in Pleasant Valley is the valley’s natural
resources and extensive network of streams and wetlands. The
Plan District will allow the valley to develop in such a way that
minimizes impact on these natural features, while allowing these
features to enhance the built environment.

This vision for Pleasant Valley was ambitious and, after almost
20 years, the area remained only partially developed with many
of the critical elements of a complete community lagging,
including a variety of housing and businesses. In 2022, the City
of Gresham initiated the Pleasant Valley District Plan Update
project (Plan Update). The intent of this project was to consider
changes in market conditions and reduce barriers to achieving
the full vision for the area. The goal was to update the Plan to
facilitate the original vision, thereby supporting people living,
working, and spending time in Pleasant Valley.

What follows are goals, policies, and action measures for each
of the major land use elements that make up the Pleasant
Valley Plan District. Endorsed by the Steering Committee and
refined during the Implementation Plan phase, these statements
focus on the key concepts and policy directions for subsequent
regulations and implementation efforts to realize the Plan
District to provide for an orderly transition of Pleasant Valley
from rural to urban uses.

(Added by Ordinance 1567 effective 1/6/2005)
(Amended by Ordinance 1679 effective 9/17/2009)

(Amended by Ordinance effective )

Ordinance number to be
included.
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10.701 URBANIZATION STRATEGY AND LAND USE
PLANNING

Background-The Metro Council brought the Pleasant Valley
area into the Urban Growth Boundary (UGB) in December 1998.
When land is brought into the UGB, Title 11 of the Metro Urban
Growth Management Functional Plan (UGMFP) requires that
the added territory be brought into a City’s comprehensive plan
prior to urbanization with-the-intent-to-promete-the in order to
integrate ion-ofthe-new-land the new area into existing
communities. Title 11 of the UGMFP requires a series of
comprehensive plan amendments including maps that address
provisions for annexation; heusing residential, commercial, and
industrial development; employment opportunities;
transportation; natural resource protection and restoration;
public facilities and services including parks and open spaces;

and schools Ln4—998—a—pa¢tnepsh+p—ef—ﬂ+ﬂsd+ehens—spense¥ed—a

Pleasant Valley Concept Plan and Plan District satisfied the Title
11 requirements and established land use components to
support a unique and cohesive community. The subsequent
Plan Update in 2024 honored the foundational elements of the
Plan District while reducing unforeseen barriers to the
development of a complete community.

The following sections provide considerations, goals, policies,
and action measures to support the best use of the land in

Urbanization and land use
sections get consolidated
into one section. This
section incorporates
information for each of the
Pleasant Valley land uses
along with their goals,
policies, and action
measures.

Background information
updated to simplify, re-
organize, and remove
redundancy.
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Pleasant Valley, including the town center, commercial and
employment areas, and residential land use districts.

Background information
updated to simplify, re-
organize, and remove
redundancy.

Key concept plan features
removed and incorporated
in the considerations for
each land use.
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Key concept plan features
removed and incorporated
in the considerations for
each land use.
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Summary-of MajorIssues Pleasant Valley Urbanization and
Land Use Considerations

Fhe I'elllemlnlg are sel e ell H'eF |n|a1e|| ISSHES tlpnalt were Vallov:
Key elements of a complete community include:

Compact mixed-use neighborhoods. Pedestrian-friendly

communities should have a mix of places to live, shop, work,

and recreate, to support access to daily needs. Housing,
businesses,-stores-offices;-homes; and parks placed located

close to each other promote alternative modes of transportation
including walking, biking, public transit, that reduce the number
and Iength of vehlcle trips. Ihe—praeal—eempenenfes—ef—an—ideaJ

“Major issues” is updated
to “considerations’.

Language updated to
clearly describe key
elements of a “complete
community” as per the
vision for Pleasant Valley
as it urbanizes.

Language related to
walkability is removed
here and incorporated in
other elements of a
complete community,
including transportation
options, creating a
pedestrian-friendly
environment, and locating
neighborhoods near
destinations like
businesses and
parks/open space.
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Variety of housing options. Communities should have places
for people of all ages, and-incomes, and abilities to live. Housing

options can be provided by requiring a variety of housing types
such as single detached houses, ‘plexes, townhouses, and

small apartments) in the same nelghborhood and on the same

Increasing Transportation Options. Every community should
provide transportation alternatives-options, such as transit
service, bicycle lanes, and sidewalks. Alternative transportation
provides mobility options for all current and future residents.
When neighborhoods have transportation options, the number
or length of vehicle trips can be reduced. Transportation options
need to be conS|dered with new develogmen Fransitprovides

Language updated to
clearly describe key
elements of a “complete
community” as per the
vision for Pleasant Valley
as it urbanizes.
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I ”e"'l delueﬁlepment SI'G. Hld.be bﬁ'lée |||e||dI5' ISI e;"atlt.ll"ls _
Pedestrian-friendly environment. Pedestrian-friendly building
design, including interesting facades and window placement,
presenting-afriendlyface-to-the streetindividual-buildings can
contribute to a safer, more conducive walking environment. By
creating pedestrian-friendly environments, people are more
likely to spend time in those areas and contribute to
neighborhood vibrancy and safety.

Parks and open space near neighborhoods. Compact
neighborhoods are most livable when they also provide access
to nature, open space, and outdoor recreation near where
people live. Fhe As the Pleasant Valley area develops, we were
will need to integrate be-meore-opportunities-to access to parks
and open space areas near neighborhoods.

Incorporate-the-Integrated natural environment. lnto-the
design-of the-community-—Maintaining existing natural
features, such as streams and wetlands, into the design of the
community contributes to a sense of place and maintains the
ecological and natural functions of those features. The presence
of such features can enhance the built environment and can be
paired with multi-use paths and trails to enhance connection and
access to nature—Critical-to-the “sense-of place”in-Pleasant

Language updated to
clearly describe key
elements of a “complete
community” as per the
vision for Pleasant Valley
as it urbanizes.
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ity with pedestri ions. suct
bridges-

nnection Itural and natural hi . When a new

development can provide connections to the area’s cultural and
natural history, it contributes to a sense of place. The area can

feel more unique through design, scale or type of development

and protecting and enhancing historic structures or places.

Healthy built environment. The built environment includes the
streets, sidewalks, bike lanes, and community designations.
Integrating a variety of uses — such as grocery stores, schools,
parks, and employment centers — near where people live
increases access to food options and opportunities for physical
activity as part of daily life.

Land Use Goals

1. Pleasant Valley will be a “complete community” with

a unique identity that provides a variety of
ties f e to ; i

Language updated to
clearly describe key
elements of a “complete
community” as per the
vision for Pleasant Valley
as it urbanizes.

Updated to one
consolidated land use goal
that incorporates both
previous goals.
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2.

3.

and travel. With-a-unique-sense-of-identity-and
cohesiveness.

Land Use Policies
1.

Provide a mix of land uses that offers opportunities for

people to live, work, shop, and spend time in Pleasant

Valley. The area will includes support the following land

uses:

a. A Town Center as the center of community activity in
Pleasant Valley.

b. Commercial and employment uses at multiple key
nodes throughout the area.

c. A variety of housing options for current and future
residents.

d. Public facilities land for parks, schools, and other
public uses.

e. Natural resource area.

Urbanization of Pleasant Valley will carefully consider

and enhance its relationship to the unigue regional

landscape that frames Pleasant Valley.

Urbanization of Pleasant Valley will carefully consider its

relationship to adjoining communities.

Land use policies updated
to focus on overarching
land use goal for Pleasant
Valley, including land use
within the area, land use
as it relates to the region,
and land use as it relates
to adjacent communities.

Policies specific to
different land uses in
Pleasant Valley are
addressed in the
appropriate subsections.

Outdated information
removed to maintain
consistency with the
updated policies as part of
the Plan Update work.

Goals, policies, and
actions for public facilities
and urban services are
removed from this section
and included in the Public
Facilities section of this
Volume. Updated goals,
policies, and actions will
refer to citywide plans (i.e.,
public facilities master
plans) with the most up-to-
date information.
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ACTHONMEASURES Land Use Action Measures

1. Work with developers and utilize the design review
process to create pedestrian-friendly mix of land uses
with quality design.

2. Focus on attracting commercial development in the
Town Center and commercial areas by fostering
development of key infrastructure, such as streets and
parks.

3. Support the development of Pleasant Valley land uses
and infrastructure, such as streets and parks, that
compliment regional plans and assets.

4. As annexations and extensions of public facilities occur,
evaluate and respond to the connections to adjoining
communities and ;-coordinate with neighboring
jurisdictions.

Action measures updated
to support the policies as
part of the Plan Update
project. Outdated
information and action
measures removed.
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based-on-the-Pleasant-Valley-ConceptPlan-map-and
ol X ios.

10.702 Fown-Center PLEASANT VALLEY TOWN CENTER
Background

The Metro Council designated a “town center” within Pleasant
Valley on the Region 2040 Growth Concept map when Pleasant
Valley was brought into the Urban Growth Boundary (UGB) in
December 1998. New town centers are expected to
accommodate retail and service needs of a growing population
while reducing vehicle aute travel by providing localized services
to residents within a two to three-mile radius. Region 2040 town
centers function as community centers with business,
employment, and civic uses easily accessible from housing.
Town centers play a key role in promoting public transit and
active transportation options as viable alternatives to the
automobile due to their density and pedestrian-oriented design.
Town centers promote complete communities with strong
connections to regional centers and major destinations.

The Pleasant Valley town center is a vital component of the
vision for Pleasant Valley. The town center is intended to be the
civic and commercial heart of the Pleasant Valley community —
a place to shop, get a cup of coffee, and meet neighbors. It will
provide people with a range of community-serving businesses
within a comfortable walk, bike ride, or short drive of housing
(located nearby or as part of a mixed-use development in the
town center).

Language updated to
maintain consistency with
the changes made to
Metro’s regional
designations in the 2040
Growth Plan and to outline
the Pleasant Valley town
center’s role in the vision
of the plan area as a
complete community.
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Preliminary goals are
removed and instead we
refer to final goals for the
town center and other
parts of the plan area.
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Preliminary goals are
removed and instead we
refer to final goals for the
town center and other
parts of the plan area.

Characteristics of the town
center are updated and
captured in the below
considerations, goals,
policies, and action
measures for the town
center area. These
characteristics are also
supported by other plans,
such as the Pleasant
Valley TSP.
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Summary-of MajorIssues Pleasant Valley Town Center
Considerations

Key elements of a successful town center include:

A vibrant mix of businesses. A town center that has at least

20 acres can support grocery-anchored retail use in addition to
other commercial and civic uses. Smaller retail uses could

include a pharmacy, restaurants, coffee shops, and other retail.
Professional offices, medical and dental offices, and offices for
small professional services businesses can easily be integrated
into the town center, alongside other businesses.

Connectivity for all transportation modes. Access to a major
roadwaly is critical and a good intersection is highly desirable to
support retail and commercial services. Access to transit service
and safe environments for active transportation are also critical
for the town center. Commercial uses clustered at key
intersections with high-quality pedestrian crossings and safe
vehicle speeds can provide easy and comfortable access for
many modes.

Integr r adj nt civi . Certain civic an
community service uses such as a library, meeting hall, or other
community uses would benefit from immediate adjacency to the
town center and would help draw people to it. Making public
sector investments in the town center could also stimulate
private sector investment.

Integration of plazas, parks, and open space. Gathering
spaces help commercial areas become the heart of a
community. A community plaza or similar gathering space can
serve as a focal point for the rea. Connection and proximity to
parks that offer active or passive recreation can also enhance
the viability of the commercial area and provide convenient
services for those enjoying the parks.

Denser housing options. Housing density around town centers
provides more opportunity for individuals nearby to support the
town center activities, and if designed correctly, can create a
pedestrian environment that reduces vehicle trips by making it

Changed from “major
issues” to “considerations”.

Updated to include key
elements of a successful
town center.
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easier for more people to access goods and services without a
car.

Market- r nsiv velopment r lations. full

establishing a new town center will require enough flexibility to
allow for a market-responsive mix of uses and development,
while maintaining standards that ensure the mix of uses
includes community-serving businesses and the development is
pedestrian-friendly.

Public/priv nerships. Th li tor can rt

development of a mixed-use town center in multiple ways
beyond establishing appropriate land use regulations. Financial
incentives could help support businesses in locating or
expanding in the town center. Publicly built infrastructure
improvements can facilitate development of the town center.

Updated to include key
elements of a successful
town center and
summarize and
incorporate existing
content.

Stricken information
summarized and included
in the above key elements
of a town center.
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Stricken information
summarized and included
in the above key elements
of a town center.
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nearthetown-center-
GOAL Pleasant Valley Town Center Goal

Pleasant Valley will have a mixed-use town center that will
be the heart of the community.

POLICIES Pleasant Valley Town Center Policies

1. Support a mix of commercial, employment, and civic
uses in the town center that serve the daily needs of the
local community.

2. Locate higher density housing in the town center as part
of a mixed-use development and cluster higher density
housing around the town center area to support a
vibrant, walkable town center.

3. Create a quality pedestrian-friendly town center through
site and building design (i.e., buildings oriented to the
street, one to three-story building heights, storefront
character along key streets) and pedestrian amenities.

4. Support the town center with a multi-modal
transportation system with good access for pedestrians,
bicyclists, public transit users, and vehicles.

5. Include a central green or plaza(s) as a communit
gathering space in the town center as well as strong
connections to nearby parks and open spaces.

Stricken information
summarized and included
in the above key elements
of a town center.

Policies consolidated by
focus to provide clarity.
Policies updated to reflect
changes from the Plan
Update, including the
relocation of mixed-use
and employment areas.
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Policies consolidated by
focus to provide clarity.
Policies updated to reflect
changes from the Plan
Update, including the
relocation of mixed-use
and employment areas.
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ACTHON-MEASURES Pleasant Valley Town Center Action
Measures

1.

Work collaboratively across Gresham’s departments and
neighboring jurisdictions to foster the development of
transportation infrastructure to support the town center.
Utilize Gresham’s design review application process to
foster quality pedestrian-friendly town center design that
includes a plaza, and housing.

Promote and support commercial development in the
town center using Gresham’s economic development
programming.

Align development regulations for the town center to

ensure commercial development is included as part of a
broader mix of uses.

10.703_RESIDENTHAL LAND-USE/NEIGHBORHOOD
PLEASANT VALLEY RESIDENTIAL

Pleasant Valley Plan District is designed to have a range of
housing options that support housing choice for all current and
future residents. The Plan Map includes three types of

Action measures updated
to better support policies.
Action measures added to
support community desires
and the development of a
walkable Town Center.

Residential information
has been updated to
simplify and remove
information that is
outdated or included
elsewhere.
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residential sub-districts: Low Density Residential, Medium
Density Residential and High Density Residential.

Walkable neighborhoods form the organizing structure for
residential land uses and natural features shall be used to help
define neighborhood form and character. Denser housing is
located around the Town Center sub-district. The density
provides customers to the town center and can create a
pedestrian environment that reduces vehicle trips. Residential
use locations and standards in Pleasant Valley aim to facilitate
development of housing options throughout the Plan District that
complement commercial and employment areas.

Residential information
has been updated to
simplify and remove
information that is
outdated or included
elsewhere.

Title 11 of the UGMFP is
included in Volume 1,
Appendix 42.

Proposed Text Amendments — January 2, 2025
REVISED Proposed Text Amendments — January 8, 2025




Housing variety is
densities-
addressed under the

o Fullrange-of housing-typesfromlarge-lot single-family-to | considerations”
small lot single family. row houses, and apartments. subsection.
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HousingType Percentage

Outdated housing
information is deleted.
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Pleasant Valley Residential
Considerations:

Fhe I.ellle"'l' 'S alle se.lnepell the |na1! Ze|”|ssaes. tll'at.”le'e

Key elements for residential areas to include:

. | red higher density h ing. Locating more unit
adjacent to commercial and employment areas will
support a more walkable Pleasant Valley, with
businesses and service close to residential
neighborhoods

Outdated housing
information is deleted.

Changed from “major
issues” to “considerations”.

Updated to include key
elements for Pleasant
Valley’s residential areas.
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Variety of housing types. Communities should have

places for peeple-of all people ages-and-incomes to live.

This housing variety can be achieved made-peossible by
locating different dwelling housing types in the same

neighborhood and even on the same street.

Walkable neighborhoods. Walkable neighborhoods

include a main gathering place, such as parks and civic
buildings, with an environment that is safe and enjoyable
to travel around. In addition to these neighborhood
centers, neighborhoods Neighberheeds should have
edges, such as a natural area, transit stop, or tree-lined
arterial street and-centers—Fhe-edge-ofthe
neighborhood-marks that mark the transition from one
neighborhood to another. Ar-edge-might-be-a-natural
area;-a-transit stop-oratree-lined-arterial-street—The

spaces;-such-as-parks-and-civic-buildings,-should-be
givenpriority- Traveling fFrom the center to the edge of
the neighborhood should be a comfortable walking

distance of %4-one quarter to %% one half mile (5 to 10
minutes).

options. Neighborhood planning and design will support
pedestrian, bicycle, and public transit access in addition

to access for vehicles. Reaching nearby destinations
like businesses, schools, and parks) via all modes will

Updated to include key
elements for Pleasant
Valley’s residential areas.
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be considered. Neighborhoods-should-be-bike-and

¢ Integrated Incorporating-the natural environment.
Neighborhoods should be planned and designed to
incorporate the existing natural features in a way that
enhances the aesthetic environment while minimizing
impacts to the area’s natural resources,—Fhis-is a critical
aspect of Pleasant Valley’s “sense of place”.

Pleasant Valley Residential Goal

Pleasant Valley will provide a wide variety of housing options in
quality, walkable neighborhoods W|th access to amenltles

Pleasant Valley Residential Policies

1. Support a compact community form that provides access to
nearby destinations, including businesses, schools, and
parks, for all modes.

42. Provide a variety of housing ogtlons for all current and future

£ A hous it ehborhood and

Updated to include key
elements for Pleasant
Valley’s residential areas.

Goal updated to support
community desire for
greater housing variety in
residential neighborhoods.

Policies updated and
simplified for clarity.
Policies removed that get
captured elsewhere.

Policies updated to reflect
community feedback
regarding a desire for
more walkable
neighborhoods.
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3. Provide housing design variety to create more interesting
neighborhoods with character that contribute to a sense of
place in Pleasant Valley.

4. Higher density residential areas will be designed and scaled
in keeping with the desired pedestrian form.

5. Create neighborhoods that support pedestrian, bicycle, and
public transit access in addition to access for vehicles.

68. Design Neighborhoods will-be-designed-to incorporate the
existing natural features in a way that enhances the

neighborhood aesthetic epvirerment-while minimizing
environmental impacts. A-compact-mixed-use-neighborhood
with transit ool . : ;

and-naturalresource-areas. The design and function of

Policies updated to reflect
community feedback
regarding a desire for
variety of housing type
and housing design in
residential neighborhoods.
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2.

3.

4.

5.

neighborhoods will facilitate preserving, enhancing, and
restoring Pleasant Valley’s natural resources.

Pleasant Valley Residential Action Measures
1.

Employ housing variety standards to provide a variety of
housing options, both regarding site and building design and
housing type.

Use the development standards and review processes to
promote neighborhoods where people can access daily
needs close to where they live by 1) clustering higher
density housing around commercial areas, and 2) allowing
flexibility for commercial uses as part of high-density
residential development.

For higher density residential and mixed-use developments,
employ the design standards, guidelines, and review
processes to foster pedestrian friendly design that enhances
the unigue identity of Pleasant Valley.

Work across City departments and with developers to
acquire park land and develop parks dispersed throughout
Pleasant Valley; provide parks that are within walking
distance of housing in different parts of the area.

Support the incremental development of multimodal
transportation options with residential development, such as
bicycle lanes, sidewalks, and trail connections.

Utilize the City’s natural resources overlay provisions to
facilitate public access to natural resources with
development where appropriate.

Action measures updated
to align with the updated
goals and policies above.

Action measures reflect
community desire for
housing variety, walkable
neighborhoods, and more
parks.
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10.704_ PLEASANT VALLEY COMMERCIAL AND
EMPLOYMENT EMPLOYMENT AND OTHER COMMERCIAL

Background

The Pleasant Valley Plan District contains commercial and
employment sub-districts. The Town Center sub-district is
intended to primarily serve the needs of the local community
and to include a mix of retail, office, civic, and housing
opportunities. The Neighborhood Commercial sub-district is
intended to provide for a mix of local retail, service, office, and
live-work uses for adjacent neighborhoods.

The 2004 Plan District Map included two employment
subdistricts: Mixed-Use Employment sub-district and
Employment Center sub-district. In response to a 2022 market
study, the 2024 Plan Update consolidated these into one Mixed
Employment sub-district. At that time, the total employment land
area was also reduced due to constraints on the marketability of
employment land in Pleasant Valley. The Mixed Employment
sub-district is intended to provide opportunities for office,

medical, flex space, employment opportunities, and some
service and retail uses.

Action measures updated
to align with the updated
goals and policies above

Language updated to
describe different sub-
districts, and to replace
“Neighborhood Center”
with “Neighborhood
Commercial” sub-district.

Language included to
explain the consolidation
of the two existing
employment sub-districts
into one combined
employment subdistrict
with reduced overall
acreage.

Outdated and redundant
background information
removed.
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Outdated and redundant
background information
removed.
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Summary-of MajorIssues Pleasant Valley Commercial &

Employmen nsideration

Fhe following-are some of the-major issues-that were
ee|'|s||ell elel ¢ |||Ipla.n|nlngl teasant "I.a”e.’ e:mpleymentand

Outdated and redundant
background information
removed.

“Major issues” change to
“considerations”.
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Key elements for commercial and employment areas include:

Mixed-use Opportunities for commercial near
nNeighborhood cCenters. One to two three-small-smaller

commercial redal-centers-nodes eould-should be strategically

located to provide more opportunities to access daily needs and

provide more walkable destinations near neighborhoods. The
smaller centers would not compete with the larger town center

due to difference in scale, character and type of use. Visibility
from a major street is an important consideration.

nities for employment. The area will provi

employment opportunities, appropriate types of uses, and
consider the local market.

Strong locations. Employment and commercial areas along
corridors, major streets, and/or at strong intersections provide
good visibility and convenient access.

Good transportation access. Transportation is essential and
building an effective and connected road network that supports
different modes should be a high priority for supporting
commercial and employment uses. Transportation

improvements need to be a coordinated effort to effectively
consider and address increased traffic.

uality environment. The quality of the built environment will

be an important contributor to employment opportunities. A high-
quality Town Center and neighborhoods with a mix of housing
types will foster employment opportunities. The quality of the
natural environment will be an asset in Pleasant Valley.

Consideration for surrounding areas. Coordination with
adjacent communities is important for planning for different land
uses, connections, and transportation patterns.

Key elements for
commercial and
employment areas
included.

Content summarized and
incorporated into key
elements for commercial
and employment where
appropriate.
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Content summarized and
incorporated into key
elements for commercial
and employment where
appropriate.
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Content summarized and
incorporated into key
elements for commercial
and employment where
appropriate.
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Pleasant Valley Commercial & Employment Goals

Pleasant Valley will provide for a range of employment
opportunities that support a complete community and-to

provide by providing the opportunity to work and live in the
same community.

Policies Pleasant Valley Commercial & Employment

Policies
1.

II.4>

II.01

I

Allow and encourage hHome-based work
opportunities. Will-be-allowed-and-encouraged-
Support eEmployment opportunities that wilt- include
retail and personal services, professional services,

medical/dental, and other types of businesses.
Busi i busi I relud

focilitios.
Employment-opportunities-will-Consider the

relationship of Pleasant Valley to existing and future
employment centers in the east-Metro-area-and
potential-new-employment-areas-south-{Damasecus
area)y-Surrounding areas.

_Locate A medium- and higher density housing and
pFeweIe a-variety of housing types will-be-located
near the-mixed-use-heighborhood-centers:
Nelghborhood Commercial and-employment areas to
support aetivity-from-nearby-neighborhoods-walkable

access to local services.

Support businesses that contribute to the area’s
character and help make Pleasant Valley a complete

community while maintaining the guality of natural

areas. The-gquality-of the-natural-environment-willbe

an-assetinPleasant-\Valley-Businesseslocated-in
Pleasant-Valley-shall-be-expected-to-be-good
Ie“’"e"“'e'.'t.al stelna_lels I " t'l'z.el glleen plastlse_ s'and

Create a quality built environment that is attractive to
desirable businesses support-employment

Policy language updated
to reflect changes in sub-
district names, locations,
and supported uses.
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Pleasant Valley ACHON-MEASURES-Commercial &
Employment Action Measures

1. Developa-strategy-te Support the siting of commercial
and employment areas in a manner thatisresponsive to
local market demand and Gresham’s economic
development resources. Preserve-employment-center

I it viability in tl | lace Tt

2. Coordinate with surrounding jurisdictions to Lecal
cipating iurisdicti ol I
encouraged-to-participate-in-actions-and-to-take steps to

solve employment issues and develop transportation
infrastructure on a community, and-citywide, basis and

oen-a-regional basis.

Policy language updated
to reflect changes in sub-
district names, locations,
and supported uses.

Action measures updated
to reflect findings from
stakeholder engagement
and market study findings
from the Plan Update
project.
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3 Utilize Gresham’s design review application process to
foster a quality pedestrian-friendly environment that will
attract employment opportunities.

10.705 TRANSPORTATION

When the Pleasant Valley area was brought into the Urban
Growth Boundary in 1998, the transportation system served the
area’s mainly agricultural and rural residential land uses.

The Pleasant Valley Concept Plan (Concept Plan) included a
goal for a future transportation system that would serve an
urban community with a mix of land uses and consider natural
resource areas. The Concept Plan included a conceptual
transportation plan with a system of local collectors and arterials
to provide sufficient north-south and east-west connectivity. The
basic framework for future streets was provided, allowing for
minor adjustments to minimize impacts on natural resource
areas. The Pleasant Valley Implementation Plan
(Implementation Plan) further defined the area’s transportation
system by detailing street classifications, street designs,
connectivity, and plans for pedestrian/bicycle facilities. This
transportation planning work resulted in Pleasant Valley’s
Transportation System Plan (PVTSP).

In 2014, the City updated the citywide Transportation System
Plan (TSP) and incorporated all the streets of Pleasant Valley
into the TSP. This standardized the cross-sections of streets
and made clearer how the street system functioned between the
Pleasant Valley and the city overall.

In 2019, the TSP was refined with a primary focus on assessing
the need for a planned extension of SE 172" Avenue north of
SE McKinley Road to SE Jenne Road and reviewing the entire
planned roadway network needs with and without this potential
connection. The network analysis showed that the north-south
regional access needs could be accomplished by the planned
172md to 190" connector in Clacakamas County and that the
planned arterials of Pleasant Valley would function as 3-lane
Minor Arterials and did not need to be 5-lane Standard Arterials.
Five different transportation alternatives were developed and a
preferred concept was selected. The preferred plan includes
bringing SE Foster Road and SE 172" Avenue together at a

roundabout and routing traffic up an extension of SE 172"
Avenue to a SE Giese Road extension.

The Pleasant Valley Plan District Update (Plan Update) built on
findings from the 2019 TSP refinement work. The Plan Update
work confirmed that the planned major road network should be
retained, but that potential minor modifications could be made to

Transportation section
moved for organization,
flow, and consistency with
other volumes and
sections.

This section updated to
include information on
planning efforts and
updates to the Plan
District and Transportation
System Plan.
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better support development by aligning with property lines and
natural resources in the area.

Pleasant Valley Transportation Considerations

Key considerations for a safe, reliable, and accessible
transportation system in Pleasant Valley include:

Consider all modes. All users and modes will need to be

considered with the buildout of Pleasant Valley streets to
enhance accessibility and foster a safer environment that
encourages active modes and the use of public transit.

Improvements to support development. Construction of
planned transportation infrastructure is important to spur and
support development, especially in the Town Center and
commercial areas. The lack of existing arterial connections, like
the extensions of 172" Avenue and Giese Road, limit access to
developable land in the Town Center, while existing narrow
roads and unsignalized intersections cause near-term traffic
congestion.

Street connectivity within the Town Center. Existing and
future streets should connect to the Town Center and provide
connectivity and better access for pedestrians, bicycles, transit
users, and vehicles. With an interconnected system that
provides multiple routes to local destinations, any single street
will be less likely to be overburdened by excessive traffic.

Address transportation safety. Transportation safety issues
exist for all modes of travel due to topography, awkward
intersections, and high speeds and traffic volume. Walking and
biking are also unsafe due to a lack of facilities for these modes
of travel. Addressing existing transportation issues with short-
and long-term solutions is important.

Transit service access. Pleasant Valley is not currently served
by transit service, but it will be an important part of serving
future travel needs of the area as it continues to develop.
Implementation of more locally-oriented transit service and
connecting local service to regional service will need to be
addressed as part of the transportation plan for the area,
including connections to nearby transit centers.

Access to and from the area. Travel in and out of Pleasant
Valley will need to be improved as the area continues to
develop. Foster Road is an important connection between the
Pleasant Valley area and Damascus to the employment areas in
Portland and the 1-205 corridor. Currently, Foster Road is limited
in its ability to accommodate future growth in traffic. Foster Road
can remain a good connection to the southeast while
construction of new streets (such as the extension of 172"

This section updated to
include information on
planning efforts and
updates to the Plan
District and Transportation
System Plan.

“Access to/from the area”
consideration was updated
to include information that
came out of the 2019
Pleasant Valley TSP
refinement work and
community input.
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Avenue to the future town center) can support additional future
capacity.

nsideration of natural r r reas. Due to the amount

of important natural resources in the area, the network of streets
will need to consider these areas and minimize impacts on
environmentally sensitive areas. Street alignments should follow
natural contours and features as much as possible which can
help optimize the implementation of green street designs that
reduce impervious surface and incorporate on-site stormwater
management. The need to protect Pleasant Valley’s natural
resource areas will also require an emphasis on providing
bicycle and pedestrian connections (complemented by multi-use
paths and trails) where full street connections are not possible.

Pleasant Valley Transportation Goal

Provide an equitable, safe, efficient, and reliable transportation
system for pedestrians, bicyclists, public transit users, and
vehicles to travel to, from, and through Pleasant Valley.

Pleasant Valley Transportation Policies

1. Create a network of arterial, collector, and local streets that

accommodates travel demand and provides multiple routes for
travel.

2. Create a balanced transportation system that serves all
modes of travel and is coordinated with Gresham, Portland
Happy Valley, Clackamas County, Multhomah County, Tri-Met,
ODOT, Metro and other transportation service providers to
provide effective regional connections to the Pleasant Valley
community.

3. Provide a pedestrian and bicycle system that provides for
safe, convenient, attractive, and accessible routes that connect
existing on-street and multi-use paths and trails, transit
connections, and key destinations. The design will consider
connections to existing on-street and multi-use paths and transit
connections. The experience of pedestrians and bicyclists will
be considered to encourage active transportation as an
attractive, safe, and viable travel option.

4 Provide a multi-use trail that serves as the backbone of the

active transportation system. Connections to the multi-use trail
system will be encouraged to provide additional opportunities for
pedestrians and bicyclists to access the system and connect to
schools, parks, commercial areas, and neighborhoods within
Pleasant Valley.

Policies updated to ensure
different transportation
focus areas are addressed
(vehicle traffic, active
transportation modes,
transit, safety, design,
etc.).
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5. Plan for and support future transit service through street
designs, land use types, patterns, and densities, and pedestrian
and bicycle improvements that support transit.

6. Address existing transportation safety issues through street
improvement projects that address safety in the nearer term,
and larger, longer-term capital improvement projects.

7. Facilitate “green” street designs that are an integral part of the
stormwater management system and provide walkable tree-
lined streets that contribute to the aesthetics of the community.
Incorporate stormwater treatment and conveyance within the

right-of-way and maximize the use of street coverage for
stormwater and climatic reasons.

8. Consider natural resource areas when building the
transportation network. Local streets will avoid natural resource
areas (as identified in the NRO) while collector and arterial

streets will minimize impacts on the NRO when crossing those
areas.

Pleasant Valley Transportation Action Measures

1. Identify and pursue alternative City funding mechanisms for
transportation improvement projects in Pleasant Valley to fund
major road extensions in the nearer term (i.e., 172" Avenue and
Giese Road extensions).

2. ldentify and pursue alternative sources of funding for larger

transportation improvement projects in Pleasant Valley when
City funding is not available.

3. Explore how safety concerns can be identified and mitigated
in the interim before longer-term street improvements are built.
Continue to document community safety concerns, coordinate
with appropriate jurisdictions to identify potential solutions, and
identify potential grant and other funding opportunities that
address safety.

4. Refine future road alignments to make minor modifications to
better align with property lines and existing structures and
consider the presence of natural resources in the area.

5. Gresham, in coordination with Portland, will work with Metro

ODOT, Multnomah County, Clackamas County and other
agencies, as appropriate, investigate needed safety and
capacity improvements to address existing and future travel.
identified in Regional Transportation Plan for key gateway

routes, such as Sunnyside Road, Foster Road, Powell
Boulevard, 172" Avenue and 190" Avenue.

6. Continue to partner with TriMet to expand the transit service
boundary to include areas south of Pleasant Valley in

Updated to reflect current
transportation
considerations for the
area.

Action measures added to
reflect community desire
for better cross-
jurisdictional coordination
to address Pleasant
Valley’s transportation
needs.
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Clackamas County to connect transit service through Pleasant
Valley.

7 Allow for and encourage best practices related to parking
management, including the-efficient use of on-street parking to
reduce off-street parking needs, and shared driveways between
denser housing.

8. Continue to work with emergency service providers to
designate emergency access routes.

10.7056 NATURAL RESOURCES

Background

Pleasant Valley contains a wide variety of natural resources,
including wetlands, riparian areas, forested uplands, and
mineral and aggregate deposits. With urbanization of the
Pleasant Valley area, protected natural resource areas will
continue to have intrinsic value and perform a variety of useful
functions in maintaining environmental stability, including
retention of soils, control of pollutants, groundwater recharge,
and flood control. In addition to these important functions, the
noteworthy scenic features contribute to Pleasant Valley’s
unigue sense of place.

With the Pleasant Valley area brought into the Urban Growth
Boundary (UGB) in 1998, Title 11 of the Metro Urban Growth
Management Functional Plan (UGMFP) required the area be
integrated into the city’s comprehensive plan to promote the
integration of new land and natural resources. Related to natural
resource protection and restoration, Title 11 requires:

Natural resources section
updated to consolidate
and simplify information for
clarity. Information
removed that is captured
in Volume 1, Appendix 42.
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Identification, mapping and a funding strategy for protecting
areas from development due to fish and wildlife habitat
protection, water quality enhancement and mitigation, and
natural hazards mitigation. A natural resource protection plan to
protect fish and wildlife habitat, water quality enhancement
areas and natural hazard areas shall be completed as part of
the comprehensive plan and zoning for lands added to the
Urban Growth Boundary prior to urban development. The plan
shall include preliminary cost estimates and funding strategy,
including likely financing approaches, for options such as
mitigation, site acquisition, restoration, enhancement, or
easement dedication to ensure that all significant natural
resources are protected.

Oregon’s Statewide Planning Goal 5 and its administrative rule
require that jurisdictions complete a natural resource inventory.
The inventory is largely based on information collected during
the Concept Planning phase. The inventory’s purpose is to
document the quantity and quality of the characteristic
vegetation, wildlife habitat, streamside areas, sensitive species,
and other natural features in the Pleasant Valley study area.
The planning efforts related to the Pleasant Valley Concept Plan
and Implementation Plan included a natural resource/watershed
work team to designate the Environmentally
Sensitive/Restoration Areas (ESRA) in 2001 which were later
updated to the Natural Resource Overlay (NRO) area in 2021.
These efforts were guided by the goal to preserve, enhance,
and restore natural resources, and included a thorough

inventory of resources in the area and input from local
stakeholders.

Natural resources section
updated to consolidate
and simplify information for
clarity. Information
removed that is captured
in Volume 1, Appendix 42.
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Natural resources section
updated to consolidate
and simplify information for
clarity. Information
removed that is captured
in Volume 1, Appendix 42.
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Pleasant Valley Natural Resources Considerations:
Summary-of MajorIssues

Fhe '.elue“'l' 9 a'le Se.”'eﬁel tpl 'Ie O S”Hes’: that-were

Environmental pr ions m m r n

planning Goal 5 (Natural Resources), Goal 6 (Natural
Resource and Water Quality), and Goal 7 (Natural Hazards).
The administrative rules require jurisdictions to complete a
natural resource inventory, determine resource significance,
analyze resource protection consequences, and develop
resource protection standards. A program (with regulatory and
non-regulatory elements) has been developed and must be
maintained to implement the outcomes of the inventory,

significance determination, and the economic, social,
environmental, and ener ESEE) analysis.

« Wildlife habitats and migration routes must be
preserved. As the area urbanizes and open fields are

developed, traditional wildlife migration routes between
Powell Butte and the surrounding lava domes will be

Natural resources section
updated to consolidate
and simplify information for
clarity. Information
removed that is captured
in Volume 1, Appendix 42.

Major issues” changed to
“considerations”.

Updated for accuracy.
Updated to include
Oregon State planning
goals for natural
resources.

“Issue” items were
consolidated into
considerations based on
focus area.
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disturbed. A fully forested area along the creeks is vital
to provide wildlife with a useable-usable corridor.
Protection for the stream confluence areas in Pleasant
Valley will provide important habitat for migrating wildlife
to use as a resting and nesting area.

A complex “network circuitry” of linkages between
habitats will improve the effectiveness of the network for
species movement. Examples of linkages include north
and south along the utility corridor, linkages between
Kelley Creek and the Metro open space land, and
linkages between riparian corridors created by parks.

The provision of “core” areas or nodes in the
riparian corridor system is key to providing -Ar

corridors-system-is-the-provision-of “core’areas-or-nodes
along-the-corridor-that provide functional habitat and

sufficient spaces for species to rest and breed.
These nodes improve the survival rate for dispersing
wildlife, and increase overall wildlife use of the network.
The stream confluence area near the existing
elementary school provides an important opportunity to
create a centrally located core habitat. Afurthersite

study-to-relocate-the-existing-north-south-section-of
The wetland complex south of Foster and east of
172" has potential for restoration and stormwater
management. This complex is unique in the region in
that it sits at the crest of two creeks flowing in opposite
directions. This-complex-has-great-potential-for
restoration-and-stormwatermanagement.
Lan with n lements, incl
parks and schools, could serve as important buffers
to the habitat network. Depending on their design, both
parks and schools located adjacent to the riparian
corridors could buffer habitat areas alse-serve-as
important buffers-to-the-habitat netwerk-by providing
natural or seminatural area.
Minimizing stream crossings will help maintain the
integrity of the stream system in Pleasant Valley.
Considering these areas with the development of land
uses, transportation routes, and other facilities is
essential. For instance, stream crossings will be
minimized and located to have the least impact. Removal
of decommissioned crossings will improve overall fish
and wildlife passage through the area. The-integrity-of
the-system-will be-enrhanced-by-minimizing-crossings
'E"u'"l' the SG"HIHGS';GG a,lea lellléelleyl Saleldle alnd it
Saddle-subwatershed.

“Issue” items were
consolidated into
considerations based on
focus area.

Proposed Text Amendments — January 2, 2025
REVISED Proposed Text Amendments — January 8, 2025




+ The final site planning and design of urban
development is critical to achieving the natural “Issue” items were
resource goals and policies. Careful consideration of consolidated into
resource issues at the outset of Pleasant Valley planning | considerations based on
demonstrated-suggest a community focused on areund focus area.
the natural resource system of Kelley Creek and its
tributaries. The design of parks, trails, school grounds,
open space, transportation crossings, and other land
uses will need special consideration of design to achieve
the natural resources goal.
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I — tho ESEE oo P i olude botl
regulatory-and-non-regulatory-elements:

Pleasant Valley Natural Resources Goal

As Pleasant Valley develops, the area’s natural resources will
be preserved, restored, and integrated into the urban community
to maintain and enhance the functions of our ecosystems.

Pleasant Valley Natural Resources Policies

1. Urbanization of Pleasant Valley will preserve, enhance, and
restore natural resources by:

a. Protecting riparian areas, locally significant wetlands,
and regulated floodplains for improved hydrology and
flood protection;

b. Protecting identified upland wildlife habitat;

c. Seeking opportunities to limit new effective impervious
areas; and

d. Maintaining high levels of tree protection and
reforestation/revegetation.

2. Use the City’s environmental overlay areas (including the
Natural Resource Area and Hillside & Geologic Risk Overlay) as
the basis for identifying natural resource areas, providing
protection, and minimizing impacts.

. ‘ o . | habitat lity. and
the-agquifer

3. Design Rroad crossings within the Natural Resource Overlay
(NRO) will-be-designed to | [ :

provide-crossings-with-the-least
prevent negative impacts to wildlife/fish passage and floodplain
function.

4. Maintain consistency with Oregon State Land Use Goal 5
policy to protect and enhance riparian corridors, wetlands,
upland habitat, and natural areas in Pleasant Valley.

5. Maintain consistency with Oregon State Land Use Goal 6
policy to maintain and improve the quality of art, water, and land
resources in Pleasant Valley.

6. Maintain consistency with Oregon State Land Use Goal 7
policy to reduce the risk to people and property from natural
hazards through the City’s natural resource inventories and
implementation measures.

Natural resources goal
updated to more explicitly
address action around
natural resources and the
functions of those areas.

Policies updated to
consolidate by focus area
to improve clarity.

Policy 2 added to include
language around the City’s
environmental overlay
areas and regulations.

Policies added to more
explicitly address
Statewide planning goals.
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7. Use protected natural resource areas to highlight the natural
history of Pleasant Valley and provide public amenities, such as
trails, for the community.

\ Urbanization.ct Rl Vallovwill achieve low levels.of

roctive | . | hich lovels of . |
reforestation-

868. Flooding will be addressed by managing the frequency and
duration of water flows in relation to match pre-development
conditions for Kelley Creek and also to reduce downstream
impacts to Johnson Creek.

89. Preserve and restore wildlife habitats and connections for
wildlife with the aim of increasing the quantity and diversity of
wildlife habitats in Pleasant Valley. Wildlife-habitat Ceonnections
between upland and riparian (river) habitats and connections to
surrounding areas will be maintained and restored. Barriers to
wildlife corridors (such as bridges and roads) will be designed to
provide proper opportunities for wildlife migration.

4410. Urbanization of Pleasant Valley will prevent erosion and
control sedimentation through the use of green development
practices, site-sensitive design, appropriate construction
management practices, revegetation of disturbed areas, and

regular maintenance and monitoring. The-use-of-nativeplanis-is
a-priority forrevegetation-and-Green Streets.

Policies updated to
consolidate by focus area
to improve clarity.
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4411. Resource protection and enhancement is a shared
responsibility and partnership of property owners, governments,
community and non-profit organizations, and developers.

Pleasant Valley Natural Resources Action Measures
1—The Pleasant-\Valley Resource-Management-Map-willserve

he basis for identifyi , |
enhance-

1. Use the Natural Resource Overlay (NRO) as the basis for
identifying areas with likely unmapped wetlands that need
additional review prior to development.

2. ldentify opportunities for wetland mitigation.

3. Adhere to the resource protection strategies identified in the
2019 PVTSP refinement plan that was based in part on the
need to minimize impacts on natural resources (i.e. strategic
stream crossings).

64. Complete and adopt a Sstate Ggoal 5 raturalresources
process that includes-including an ESEE analysis and

implementing implementation program.

25. Require abandoned water wells to be decommissioned
following Oregon Department of Water Resources accepted
procedures to avoid groundwater contamination.

6-6. The participating cities, area neighborhood associations,
and the Johnson Creek Watershed Council are encouraged to
support revegetation efforts, work to restore fish and wildlife
habitat in the study area and pursue fundlng sources. Qu#med

Policy 15 now addressed
through Policy 2 and the
City’s environmental
overlay protections.

Action Measures updated
to maintain consistency
with updated goals and
policies above, to address
environmental protections
now being covered under
the NRO, and to maintain
consistency with the 2019
PV TSP refinement work.

Action Measure 7 has
been completed.
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Green development
section removed as this
information is now
captured in the City of
Gresham'’s citywide
stormwater manual and
other citywide public
facilities plans that are
updated regularly and
more responsive to City
needs.
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Green development
section removed as this
information is now
captured in the City of
Gresham’s citywide
stormwater manual and
other citywide public
facilities plans that are
updated regularly and
more responsive to City
needs.

Cultural and natural

history section removed as

it has no regulatory
implications
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Cultural and natural
history section removed as
it has no regulatory
implications

Schools section removed
as the City works with
Centennial School District
on a community-wide
basis. Existing schools
and future school capacity
efforts are led by the
School District and the
City supports as-needed
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Schools section removed
as the City works with
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basis. Existing schools
and future school capacity
efforts are led by the
School District and the
City supports as-needed.

Transportation section
edited and moved to
earlier in the document.
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10.720 PLEASANT VALLEY PUBLIC FACILITIES

Background

Public facility needs in Pleasant Valley and across the rest of
the city are identified in the City of Gresham’s most recent public
facilities master plans, Capital Improvement Program (CIP)
projects list, Parks Master Plan, and Transportation System
Plan. This section addresses the goals, policies, and action
measures related to Pleasant Valley public facilities including
water, wastewater, stormwater, and parks as urbanization
occurs. The City’s public facilities master plans include system
descriptions, capacity assessments, and funding plans for public
facilities in the city and future annexation areas. These plans are
responsive to the current and future needs of Gresham and
updated as needed to respond to changing needs. The City’s
CIP is updated annually and provides a 5-year funding plan for
major capital projects. It also includes unfunded projects
forecasted to be built within 6-20 years. Requirements of the
Public Facility Planning Rule (OAR 660-011-010) are met

through the City’s CIP.

When the Pleasant Valley area was added the Urban Growth
Boundary in 1998, a conceptual level Pleasant Valley Public
Facilities Plan (PFP) for the area was developed as a
requirement of Title 11 Metro Urban Growth Management
Functional Plan (UGMFP). The Pleasant Valley PFP also
addressed relevant administrative rule requirements related to
public facilities, as multiple jurisdictions and service providers
share responsibility for delivering public services to Pleasant
Valley. Therefore, ensuring coordination of service delivery was
an important part of this plan.

Transportation section
edited and moved to
earlier in the document.

Public facilities section
updated to simplify and
remove information that is
in citywide public facilities
plans and other plans.
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Pleasant Valley Public Facilities Goal

Pleasant Valley will be a community with a public facility system

that provides adequate and reliable service now and in the
future.

Pleasant Valley Public Facilities Policies

1. Refer to applicable policies related to the provision of
public facilities for the Pleasant Valley plan area in
Citywide plans.

2. Refer to Citywide plans to build and maintain public
facilities in Pleasant Valley, including public facilities
master plans, Capital Improvement Program, Parks
Master Plan, and Transportation System Plan.

3. Encourage partnerships between the City and private
entities to finance, develop, and manage public facilities.

Pl nt Valley Public Facilities Action M r

1. Refer to applicable action measures related to the
provision of public facilities for the Pleasant Valley plan
area in citywide plans.

2. Continue to monitor the public infrastructure needs of
Pleasant Valley and the rest of Gresham’s Urban
Services Boundary area, and adjust plans (includin
system master plans, system development charge
methodologies, Public Works Standards, and the Capital
Improvement program) to best ensure quality and timel
public infrastructure construction and maintenance.

3. Continue to partner with the development community to
best ensure the most efficient extension of public
infrastructure to Pleasant Valley. Continue to provide
and investigate additional methods for assisting the
development community with infrastructure extension

e.g. reimbursement districts, system development
charge credits, grants, easement acquisition, etc.).

4. Identify funding opportunities for the capital improvement
projects currently in the 5-year and unfunded sections of
the Capital Improvement Program.

5. Where land acquisition and easements are needed to
meet public facilities plan requirements (e.qg. parks
natural resource protection and restoration, trails and
streets), establish a variety of tools for ensuring
acquisition.

Public facilities goal
updated to reflect goals,
policies, and action
measures for all public
facilities in pleasant
Valley.

Public facilities action
measures updated to
reflect action measures for
all public facilities in PV.

Proposed Text Amendments — January 2, 2025
REVISED Proposed Text Amendments — January 8, 2025




Public facilities section
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plans and other plans.
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Public facilities maps get
removed and are captured
in citywide public facilities
plans.

Public facilities section
updated to simplify and
remove information that is
in citywide public facilities
plans and other plans.
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Public facilities section
updated to simplify and
remove information that is
in citywide public facilities
plans and other plans.
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Public facilities section
updated to simplify and
remove information that is
in citywide public facilities
plans and other plans.
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Public facilities section
updated to simplify and
remove information that is
in citywide public facilities
plans and other plans.
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Public facilities section
updated to simplify and
remove information that is
in citywide public facilities
plans and other plans.
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Public facilities section
updated to simplify and
remove information that is
in citywide public facilities
plans and other plans.
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xatie Mame p 8  LCost uction ucton sedng A tTotal mi  asible ng
A LtBun 8 Le Contin Cost Ag  Judsdi Sour
Araa Si ngt gancy ction ca
ze h
i &
el
Area LA0OE 8 66 394 3381 HO3. M85 3308 H24 6 PBodla SDCS
1A a0 a 20 34 i 896 20 nd Local
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Area L3005 § 25 478 5536 $232. HM48 3697 3284 6- Gresh SDC/
A - o322 24 382 23 1 e 20 am Lecal
L3e
L2005 1 28 3405 321, 3526; 947 3167 3637, 6. Gresh SDCS
- 2 G5 040 0o sp0 I 95 0ss 20 am  Local
L2e
L2020 & 4.0 3426 3378 63, $29.4 3401 3198 6 Gresh 3DC/
- 55 000 00 800 84 4 198 20 am  Local
L2025
Area $700, $12.9 $022, $166, $27.6 $1H 6 Grosh SDC/
A 32 20 832 QM 80 6408 20 am  Leca
Subto i
tal

Public facilities project lists
removed and are captured
in citywide public facilities
plans.

Proposed Text Amendments — January 2, 2025

REVISED Proposed Text Amendments — January 8, 2025
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Liods
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8 & 040 04 &0 94 5 0gs 20 am  Lesal
L1036 4 62 328 3384 Hes 3299 3400 3201 6 Gresh 2DCJ
2 0 040 04 400 82 2 34 20 am Lesal
L1040 8 90 318 3364 363, F276 460 385 6 Gresh 2DCJ
U LT ] 4000 12 2 G4 20 am Lesal
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Area L406- 8 1.8 3246 3648 3280, 35056 3342 3339, 6 Pegla 3DCJ
1B Ld408 40 000 0p a0 4 53 248 pd Local
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Alain 50 000 04 500 14 5 195 20 pd Local
BEump MR 3384 303 470 L8465 B4 1 RRE3. 5. Bodls SDCOY
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18 448 934 4382 838 21 8203 20 nd Loca
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44 g 45 000 0o &00 08 8 476 20 am Local
L2065 1 48 338 5224 38590 3712 1287 U6 6 Grash SDCY
2 5 00 10 40 &89 8 087 20 am Local
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L2140 & 82 Med, el 3185 E381 3585 32356 6~ Gresh S0CY
4 Qo0 oo 000 oo a 980 20 am Local
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44 00 &0 M0 135 B8 6135 20 am Loca
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L127 4 000 oo 500 30 5 085 20 am Local
21 & 38 3488 5446 3835 A4 H190 FB6S G- Grash SOCY
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map is removed as
projects are captured

in the citywide Parks
Master Plan and SDC
methodology.
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Rarks
A Meighbo 25 $117500 64p20 Gresham SDClloc
rhooad g al
Bark
B Meighbo 25 $1147500 64020 Gresham SDCloc
rhood o al
Park
c Meighbe 25 417500 B4020 Gresham sbClee
rhooad g al
Bark
In} Meighbo 25 $117500 64p20 Gresham SDClloc
rhood o al
Park
E Meighbo 25 $1147500 64020 Gresham/Cla SDCloc
rhood 0 ckamas al
Bark
E Meighbe 25 417500 E4020 Gresham sbClee
rhooad g al
Bark
G Meighbo 25 $1 17500 61020 Gresham SDCloc
rhood o al
Park
H Meighbe 25 417500 B4p20 Borland sbClee
rhood 0 al
Bark
L] hMeighbs 25 3117500 64020 Gresham/Cla SDCllec
rhood 9 ckamas al
Bark
[a] Cogwny 296 $20 524 o G520 Gresham ShCiloc
oibepark 000 al
Space a at
Resoure g ekamas algrants
e-Areas?
g algrants
a} algrants

" Cost includes cost for land acquisition and development:

Assumptions

Neighborhood Park — Acquisition $200,000/acre; Development $270,000/acre
Community Park — Acquisition $200,000/acre; Development $560,000/acre
Open Space — Acquisition $40,000/acre; Habitat Restoration $10,000/acre

Trails — Acquisition $300,000/mile; Development $450,000/mile; Pedestrian
Bridge $250,000 each

Natural Resource Areas — Acquisition $40,000/acre; Habitat Restoration
$10,000/acre

2 Areas in excess of Open Space benchmark standard.

Parks and recreation
system section removed
as it gets captured in the
citywide Parks Master
Plan and SDC
methodology.
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an 9 sham Hdetro
Bridges
Grand Gresham Clackamas Portland
Totals
MNeighbo $¢%¥5—9$¥—9§9—@9$2—359—@9@—9$4—1—15—@9
rhood 0000 alals] g
Parks
Space 000 400
Bridges
Natural mmmm
Resoure 0000 o400 Q
eAreas
TJotals Qo000 0000 0 Qo000

Parks and recreation
system section removed
as it gets captured in the
citywide Parks Master
Plan and SDC
methodology.
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Section 5. Volume 2, Comprehensive Plan, Appendix B Urban services boundary map is

amended as follows:

Proposed Text Amendment

Commentary

Gresham — Urban Services Boundary

City of
Gresham

Old map removed and
replaced with updated
urban services boundary
map. Updates made to the
western boundary to
address overlap and gaps
with Portland boundary

Proposed Text Amendments — January 2, 2025
REVISED Proposed Text Amendments — January 8, 2025




Section 6. Volume 2, Comprehensive Plan, Appendix E Pleasant Valley plan district plan

map is amended as follows:

Proposed Text Amendment

Commentary

Tho Pl Vallov Plan District PlanMan hod
Appendix-E-

Pleasant Valley Plan District Plan Map

n |

5
PLEASANT VALLEY
4| PLANDISTRICT

0]
i

-

162ND AVE

CLATSOP ST

4
7

e A

. ]

f " |

[
b, J
] A

,

\ ¥

i
e
CLACKAMAS COUNTY

Plan map reference
removed and updated map
is included.

Section 7. Volume 3, Development Code, Article 4 Land Use Districts and Plan Districts,
Section 4.1400 Pleasant Valley Plan District is amended as follows:

Proposed Text Amendment

Commentary

General Provisions

4.1401 Purpose

4.1402 Pleasant Valley Plan District Plan Map
4.1403 Pleasant Valley Sub-dBistricts in General

Pleasant Valley Residential Sub-dBistricts

Purpose and Characteristics

4.140410 Low-Density Residential — Pleasant Valley (LDR-PV)
41406511 Medium-Density Residential — Pleasant Valley
(MDR-PV)

4.140612 High-Density Residential — Pleasant Valley (HDR-
PV)

Permitted Uses
41406413 Permitted Uses
41414 Commercial Uses in MDR-PV and HDR-PV

Table of contents updated
to reflect Code section
changes.
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Standards

4.140815 Development Standards Table

4.140916 Building Height and Height Transition Standards
4.1417 Housing Variety in LDR-PV and MDR-PV

4.1418 Open Space

Pleasant Valley Mixed-Use and Employment Sub-dBistricts

Purpose and Characteristics
4.1414620 Town Center — Pleasant Valley (TC-PV)

44447 Mixed-Use-Employment—Pleasant Valley-(MUE-PVY)
4.144821 Neighborhood Commercial Genter — Pleasant Valley

(NC-PV)
4.144922 Mixed Employment Center — Pleasant Valley
(EGME-PV)

Permitted Uses
4.142023 Permitted Uses

Standards

41421424 Development Standards Table
4142325 Setbacks

4.142426 Building Height

4.142627 TFransit-Design Criteria and Standards
4.142628 Landscaping

4142729 Commercial Uses

4:1430 Open Space

Pleasant Valley Overlay-Sub-Districts Public Land Sub-
District

General

:'l : 65 gl SE "Ie'lal.’ S.Hbl d'St'.'ets A SI Eenelall ,

Purpose and Characteristics

41462 Elementary-SchoolOveray—Pleasant-Valley (ESO-
P\H-and-Middle-School-Overlay—Pleasant-Valley (MSO-PV)
41463 Neighborhood-Park-Overlay(NPO-P\/)

41464 Community-Park-Overlay- (CRPO-P\S
4.1440 Public L and — Pleasant Valley (PL-PV)

Permitted Uses
4.1441 Permitted Uses

Standards

4.1442 Development Standards Table
41443 Setbacks

Table of contents updated
to reflect Code section
changes.
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Renewable Energy Standards

4.148%50 Solar Energy Standards for Pleasant Valley Districts
4.148851 Wind Energy Standards for Pleasant Valley Districts
4.148952 Biomass Energy Standards for Pleasant Valley
Districts

4.149053 Geothermal Energy Standards for Pleasant Valley
Districts

4.149154 Micro-Hydro Energy Standards for Pleasant Valley
Districts

Table of contents updated
to reflect Code section
changes.

General Provisions

4.1401 Purpose

This section of the Community Development Code implements
the Pleasant Valley Plan District (Plan District). The purposes of
the Plan District are to: (1) implement the Comprehensive Plan’s
goals, policies, and action measures for Pleasant Valley; (2)
create a complete urban community as defined by the
Comprehensive Plan; and, (3) further the central theme of
Pleasant Valley’s vision to integrate land use, transportation,
and natural resources. Pleasant Valley is intended to be a
complete community made up of neighborhoods, a town center,
neighborhood_commercial centers, an employment districts,
parks and schools, open spaces, paths and trails, a range of
transportation choices, and extensive protection, restoration,
and enhancement of the area’s natural resources.

Language is updated to
reflect changes to the
Pleasant Valley plan and
land use districts.
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The Plan District is intended to:

A. Implement the overall Plan District purposes stated
above,

B. Guide the use, development, conservation, and
environmental restoration of land within Pleasant Valley,

C. Establish standards that are intended to guide individual
land use decisions and development to result in a
cohesive community,

D. Create a harmonious and sustainable relationship
between urban development and the unique natural
landscape of Pleasant Valley and the surrounding
region, and

E. Establish the land use framework from which the logical
and efficient provision of public facilities and services
may occur.

4.1402 Pleasant Valley Plan District Plan Map

The purpose of the Pleasant Valley Plan District Plan Map (Plan
Map) is to establish land use designations for Pleasant Valley.
The Plan Map designations are to be used as the basis for
amending the Community Development Plan Map. The
Community Development Plan Map is amended at time of
annexation.-and-in-conjunction-with-a-masterplan—Once the
Community Development Plan Map is amended it becomes the
basis for all land use decisions and development permits.

The Plan Map identifies the general boundaries for sSub-
districts-and-Overlay-Sub-districts. Circulation and design
elements are also shown to provide context and promote the
integration of land use, transportation, and natural resources,
and implement the goals, policies, and recommended action
measures in the Comprehensive Plan. Amendments to the
Community Development Plan and-masterplans must be
consistent with the Plan Map and other applicable codes and
regulations of the City.

4.1403 Pleasant Valley Sub-dDistricts in General
The Plan District sSub-districts listed below apply to land in the
Plan District. They are intended to work together to result in a

complete community that includes attractive places to live, work,

Language is updated or
removed to reflect removal
of master plan
requirement.

Overlay subdistricts are
removed and captured in
existing or new sub-
districts.
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shop, and recreate, together with natural resource areas that
are integrated into the urban environment, consistent with the
purposes in Section 4.1401 and the Comprehensive Plan.

The sSub-districts in Pleasant Valley are:
Full-Name-(Short-Name/Map-Symbel)
e Low-Density Residential - Pleasant Valley (LDR - PV)
e Medium-Density Residential - Pleasant Valley (MDR -
PV)
¢ High-Density Residential - Pleasant Valley (HDR - PV)
e Town Center - Pleasant Valley (TC - PV)
e Neighborhood Genter Commercial — Pleasant Valley (NC
- PV)
+—Mixed-Use-Employment—Pleasant-Valley- (MUE—PV)
¢ Mixed Employment Center - Pleasant Valley (EGME -
PV)
e Public Land - Pleasant Valley (PL-PV)

Pleasant Valley Residential Sub-districts
Purpose and Characteristics

4140410 Low-Density Residential — Pleasant Valley (LDR-
PV)

This designation affects land primarily intended for single
detached dwellings, manufactured homes, and middle housing
on a wide range of lot sizes. Development in this sSub-district
shall be arranged to form part of an individual neighborhood,
invite walking to gathering places, services and conveniences,
and a neighborhood park, and connects to the larger community
by a pattern of streets, blocks, paths and trails, and pedestrian
ways and linkages to the Natural Resource Overlay.

A mix of lot sizes and housing variety types, forms, and designs
within LDR-PV Ssub-district areas in the Plan District as a whole

and generally in individual neighborhoods is intended.

4140511
(MDR-PV)
The Medium-Density Residential (MDR-PV) Ssub-district
provides a range of detached and attached dwelling units.
Development in this sub-district shall be arranged to form part of
an individual neighborhood, as well as serve as a transition
between low density residential and employment and high-

density housing types and Ssub-districts. The-specific-mixand

Medium-Density Residential — Pleasant Valley

Updated to reflect addition,
removal, and updates to
sub-districts.

Residential sub-district
purpose statements have
been updated to reflect the
removal of the master plan
requirement, the modified
housing variety standards
(see Section 4.1417), and
the revised land use map
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Residential sub-district
be-guided-by-an-approved-masterplan: A mix of housmg types purpose statements have
forms, and designs in the MDR-PV Ssub-district in the entire been updated to reflect the
Plan District and-generally in individual neighborhoods is removal of the master plan
intended. requirement, the modified
housing variety standards

red-m v , ity (see Section 4.1417), and
of 12-20-dwelling-units-per-netresidential-acrefor-single the revised land use map
otachod. dwellinas in this Sub-distri . it 1
4140612 High-Density Residential - Pleasant Valley
(HDR-PV)

The High Density Residential (HDR) Ssub-district is intended to
accommodate the highest density housing in Pleasant Valley.
As with the LDR-PV and MDR-PV Sub-districts, HDR-PV
contributes to completing a variety of housing within, and as part

of individual nelghborhoods Iwe—types—ef—HDR—ll\LaFeas-

ema%e—a—eemplete—eemmam%y The HDR PV sub dlstrlct allows
higher development intensities than in LDR-PV and MDR-PV,
with residential densities ranging from 25 to 40 dwelling units

per acre, and with housing choices that reflect differing needs

and opportunltles W|th|n Pleasant VaIIey Etde#l—y—heusmg—ls

feuewmg- A mix of housmg tgges in the HDR PV sub district

across the entire Plan District and in individual neighborhoods is
intended.
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Permitted Uses

4.140713 Permitted Uses
Table 4.140713 lists the types of land uses which-are permitted
in the Pleasant Valley Residential Ssub-districts.

e P =Permitted use
e L =Use is permitted, but is limited in the extent to which
it may be permitted
¢ NP = Use not permitted
e SUR = Use permitted subject to a Special Use Review

Each use efthese-uses-must comply with the land use district
standards of this section and all other applicable requirements
of the Community Development Code.

Table 4.140713: Permitted Uses in the Pleasant Valley

District — Residential

USES | LDR-PV | MDRPV | HDR-PV
RESIDENTIAL

Single Detached Dwelling | P P NE LT
Duplex P P P
Triplex P P &
Quadplex P P P
Townhouse P P P
Cottage Cluster P P P
WMultifamily++2 NP P P
Elderly Housing NP SUR SUR
Manufactured Dwelling NP NP NP
Park

Residential Facility P P P
Residential Home P P NP
Affordable Housing L+ p2i p2d
COMMERCIAL

Auto-Dependent Use NP NP NP
Business and Retail NP MRS NE S
Service and Office

Clinics NP NP|S NP S
Commercial Parking NP SUR SUR
Daycare Facilities SURP SURE SURP
Live-Work*£ NP P P
Major Event NP NP NP
Entertainment

Mini-Storage Facilities NP NP NP
QOutdoor Commercial NP NP NP

The updates to the
permitted uses table
reflect the following code
concepts:

Allow small amounts of
commercial in MDR-PV
and HDR-PV to promote
desired services and
amenities within walking
distance of residences,
specifically: 1) Allow
daycare outright in all
residential sub-districts,
and 2) allow small
amounts of commercial as
part of a mixed-use
development in MDR-PV
and HDR-PV (see note 5
and proposed Section
4.1414).

In HDR-PV, allow limited
single-unit detached as
part of a development that
includes middle housing or
multifamily provided
minimum density is met
overall (see note 1).

Footnotes for Table
4.1413 have also been
renumbered and reordered
so they appear in numeric
order in the table.
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Footnotes for Table

Table 4.140713 Notes

AL | d i A nie AP[ i
affordable housing under Section 10.1700.

+3Affordable housing shall be owned by a public body (ORS 174.109) or a
nonprofit corporation that is owned by a religious corporation, when the

INDUSTRIAL
Construction NP NP NP 4.1413 have also been
Exclusive Heavy Industrial | NP NP NP renumbered and reordered
Uses so they appear in numeric
Industrial Office NP NP NP i
rder in the table.

Information Services NP NP NP orde 6 table
Manufacturing NP NP NP
Miscellaneous Industrial NP NP NP
Trade Schoals NP NP NP
Transportation/Distribution | NP NP NP
Warehousing/Storage NP NP NP
Waste Management NP NP NP
Wholesale Trade NP NP NP
INSTITUTIONAL USES
Civic Use SUR SUR SUR
Community Services SUR SUR SUR
Medical NP NP NP
Parks, Open Spaces and SUR SUR SUR
Trails
Religious Institutions L/SUR*L SUR SUR
Schools SUR SUR SUR
RENEWABLE ENERGY*#&
Solar Energy Systems L &2 L/ISUR#*2 L/ISUR®2
Wind Energy Systems L& [ &1 L &10
Biomass Energy Systems | L/ISUR®L L& [
Geothermal Energy [ear™ L/ISUR*L2 L/SUR+L2
Systems
Micro-Hydro Energy | =1d L= (&3
Systems
OTHER
Basic Utilities

Minor basic utilities P P P

Major basic utilities L/ISURS1 L/SUR%L L/ISUR%L
Heliports®i2 NP NP NP
Wireless Communication SUR SUR SUR
Facilities
Temporary, Intermittent & | P P P
Interim Uses
Marijuana Businesses NP NP NP
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proposed residential use is only permitted in the land use district under the
affordable housing provisions. See Section 10.1700.

24 Affordable housing development is permitted. See Section 10.1700.

5¢ . bi he Use Limitations in Section 41414

36 The commercial portion of the structure shall face the street front; and is
limited to the first floor;-and._Where a live-work unit has an individual garage,
vehicle access fo the garage must be from the-an alley. A fascia, awning, or
painted wall sign limited to 32 square feet is permitted per each unit.

I |imited to facilities used for religious worship with eating for 300 or fewer
persons within the principal place of assembly.

#8 See Section 10.0900 for additional standards that apply.

&9 For limitations, see Section 4.148750 Solar Energy System Standards for
Pleasant Valley Districts.

910 For limitations, see Section 4.148851 Wind Energy System Standards for
Pleasant Valley Districts.

1 For limitations, see Section 4.148952 Biomass Energy System Standards
for Pleasant Valley Districts.

12 For limitations, see Section 4.149053 Geothermal Energy System
Standards for Pleasant Valley Districts.

*218 For limitations, see Section 4.149454 Micro-Hydro Energy System
Standards for Pleasant Valley Districts.

Footnotes for Table
4.1413 have also been
renumbered and reordered
so they appear in numeric
order in the table.
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4.1414 mmercial in MDR-PV and HDR-PV

Commercial uses subject to Table 4.1413, Note 5§ must meet
the following standards:

A. Location. New uses are permitted only on corner lots.
B. Mixed-Use. New uses are permitted only on lots with at
C. Eloor Area. The floor area occupied by a commercial use
or uses on a site shall not exceed 4,000 sq. ft.
D. Outdoor Activity. On-site outdoor activity associated with
the commercial uses shall be limited to the following:
1. Outdoor dining areas associated with eating and
drinking establishments.
a. Outdoor dining shall be allowed in the front
and street side yards with no size limit.
b. Outdoor dining areas, or portions thereof,
outside the front and street side vards shall
not exceed 1,000 sq. ft.

Accessory open-air sales and/or display uses shall be allowed

only within the front yard and shall not exceed 150 sq. ft. per
site.

Standards

4.140815 Development Standards Table

The development standards listed in Table-4.1408 Tables
4.1415A and 4.1415B are applicable to all development within
the Pleasant Valley Residential Ssub-districts. Development
within these Ssub-districts shall also be consistent with all other
applicable requirements of the Community Development Code,

including applicable residential design standards in Section
7.0400.

Table 4.1408415A Development Standards in Pleasant Valley

Residential Sub-districts

LDR-PV | MDR-PV HDR-PV
A. Minimum Buildable Lot Size* (square feet)
Single Detached 5,000 =q. ft. 3,000 =q. ft. MNA-npone
Duplex, Triplex, 5,000 sq. ft. 3,000 sq. ft. none
Quadplex,
Cottage Cluster
Townhouses rorel 500 norel 500 sg nerel.500 sq. fi
sq. ft. fi.
Live-Work units NA 1,600 sq. ft. none
All other uses 10000 5,000 =q. ft. none
£.000 sq. ft.
B. Minimum Net Density*! (See definition of Net Density in Article 3)
All residential 53 12 20
uses 30-inthe Town
Center25

Section 4.1414 has been
added to allow small
amounts of commercial
development in MDR-PV
and HDR-PV as part of
mixed-use development.
The standards provide
limitations on the following
aspects of commercial
uses: allow only on mixed-
use sites; allow only on
corner lots; limited floor
area; and limit on outdoor
activity.

Development standards
table updated to reflect the
following code concepts
and proposed changes:

In MDR-PV, increase
maximum density for
multifamily to at least 25
units per acre to be
comparable to the allowed
density for townhouses.

In HDR-PV maximum
density and maximum
height adjusted so they do
not present a barrier for
multifamily development.
The land use code audit
suggested increasing
flexibility for density
ranges to facilitate 3-story
walk-up development
which typically falls
between 28-35 units per
acre.
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C. Maximum Net Density*2 (See definition of Net Density in Article 3)

Single Detached 8 units per 20 units per 20-40 units per acre
acre acre 40 inthe Town
Center
Duplex, Triplex, none none 20-40 units per acre
Quadplex, 40in the Town
Center
Townhouses 25 units per 25 units per 20-40 units per acre
acre acre 40 in the Town
Center
Cottage Cluster none none 2040 units per acre
40 in the Town
Center
All other uses 8 units per 2025 units per | 3840 units per acre
acre acre 40 in the Town
Center
DM Lot Wit
I Wide building line: 1 ror]
Townhouse Live | 16§ 164 Rone
Weork
Allotheruses 254 164 Rone
T
Wark
Allotheruses AQf 258 none
E Wini Lot Depth § i o9
Adbuses o8 RoRe Rone
ED. Minimum Lot Width / Depth Ratio
Single Detached, none none none
Duplex, Triplex,
Quadplex,
JTownhouse,
Cottage Cluster
All other uses none 0.5:1 0.5:1
GE. Minimum Street Frontage+52
1. Interior lot
Single Detached, | 351t 35 ft. Mot apphcable None
Duplex, Triplex,
Quadplex,
Cottage Cluster
Townhouse—tive- | 15-18 ft. 1518 ft. 1618 ft.
Waork
Live-Work NA pEin 158ft
351t Nonel8 ft. None

All other uses

The distinction between
HDR-PV areas near the
Town Center and in other
areas is proposed to be
removed.

Other concepts
implemented in the
proposed changes include:
- In the LDR-PV sub-
district, reduce minimum
lot sizes for “all other uses”
to reduce barriers to
daycare facilities, civic
uses, and other non-
residential uses that may
be allowed.

- Instead of requiring both
minimum street frontage
and minimum lot width,
rely only on street frontage
(in combination with
minimum lot size).

- In the LDR-PV sub-
district remove the
minimum lot depth
requirement to increase
flexibility for lots created
through a standard
subdivision.

- In the MDR-PV and
HDR-PV sub-districts,
exempt townhouses from
the minimum lot width /
depth ratio of 0.5:1.

- Where alley access is
required for garage
entrances, clarify how this
is intended to be
implemented in the case of
a larger multifamily
development where
shared parking areas are
typically served by
driveways (see Note 6).
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2. Corner lot

Single Detached, | 40 ft. 40 ft. 20 ft.

Duplex, Triplex,

Quadplex,

Cottage Cluster

Townhouse, bive- | 20 ft. 20 ft. 32 ft.

Werk

Live-Work NA 201t 321t

All other uses 40 ft. None None
HE. Maximum Building Heights2

All uses 351t 351t 4045 ft £

1G. Modifications to Maximum Height Standards - Section 7.0400 Rear
Height Limits

Single Detached, | See Section | NA NA

Duplex, Triplex, 7.0400 for

Quadplex applicability.

All other uses NA NA NA
JH. Maximum Floor Area Ratio

Single Detached, 1.0 MNA MNA

Duplex, Triplex,

Quadplex

All other uses NA NA MNA
Kl. Maximum Number of Attached Townhouses

Townhouse 4 units 24 units NA

All other uses NA NA NA

LJ. Minimum and Maximum Off-Street Parking Required

All Uses As provided in Section 9.0851
MK. Alley Access Required for Garage Entrances®4

Townhouse No No Yes

All other uses No Yes, if lot Yes

width is less
than 60 ft.

ML. Buffering Required

All Uses See Buffer Matrix, Section 9.0100
OM. Clear Vision Area Required (Section 9.0200)

All uses Yes Yes Yes
N. Housing Vari

uses
Q. Design Standards

Duplex. Triplex,

Quadplex.

Townhouse,

Cottage Cluster

- - - =

PG S A R ired (Section 4.1418

All residential Yes Yes Yes

uses

Amend the maximum
number of attached
townhouses allowed in the
MDR-PV sub-district for
uniformity across the city
and to manage the total
size and bulk of
townhouse structures.

Table note numbering
formatting update to be
consistent with other parts
of the code.
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- 7 I - loulat e,
21 Minimum net density does not apply to affordable housing
development. See Section 10.1700.

3-2_A density bonus applies to affordable housing development. See
Section 10.1700.

4-3 A reduction in the minimum street frontage may be approved when
the applicant can document compliance with Section 10.1520 of the
Community Development Code.

64 A height bonus applies to affordable housing development. See

Section 10.1700.

Bu g ght transition standards apply
LDR-PV sub-district. See section 4.1416.

Table 4.140815B Setbacks
FRONT SIDE REAR

ront

acade/Wall
Front Porch
Garage
Interior Side
Common Wall
Zero Lot Line
Option
Street Side Wall
Street Side
Porch
Street Side
Garage Access
Rear No Alley
Rear With
Alley

F
F

1. Minimum Setbacks

Single Detached, Duplex, Triplex, Quadplex

6in. on Added HDR-PV to the
LDR-PV, |10 zero / 10 table for clarity, since

8ft 20t |5ft 0ft 10f |6t 201t g ft. A

MDR-PV ft o ft. single detached, duplex,
I triplex, and quadplex are

HDR-PV Sft |5ft 201t |Gft Oft NA oft |&f Bf i aft permitted in HDR-PV.

Townhouse

LDR-PV (10 |8ft |20ft |5ft Oft NA 8ft. |8ft |20t (10 |81t

ft. t.

MDR-PV (10 |5ft |20ft |5ft Oft NA 5f |5ft |20ft (10 |8ft
ft. fi.

HDR-PV  (5ft 5ft |20ft |5ft Oft NA 5ft. |5ft |20ft (10 |51t
ft.

Cottage Cluster

LDR-PV (10 |8ft |20ft |5ft NA |NA 10f. 8ft 20ft |10 B8ft

ft. ft.

MDR-PV  (10f 8ft |20t |5ft. NA NA 104t |8ft 20ft |10 |Bft
t ft.

HDR-PV  (5ft 5ft |20t |5ft NA NA 5ft. |5ft |20ft [10 |51t
ft.
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Live-Work

LDR-PY  [NA |NA |[NA |NA |[NA [NA NA  |NA [NA |NA |NA

MDR-PV  (5ft 5ft |201ft |5ft Oft NA 5ft |5ft |20ft [10 |5ft
ft.

HDR-PV  (5ft 51t (8201 |5ft Oft NA 5ft |5ft |5ft |15 |51t
ft i

All other uses

LDR-PV |10 |81t

MDR-PV

HDR-PV

20ft |5t Ofl NA 10ft. |8ft 20ft |15 |Bft
ft. ft.

5f |6ft 6ft |5t O NA 5ft |5ft |5ft. [156 |&6fL
ft.

5ft |6ft 520" [5ft Of NA 5ft |5ft |5ft. [156 |6ft
ft. it

2. Maximum Setbacks

All other uses+2

LDR-PV ‘NA NA [NA

‘NA NA |NA NA |NA |NA ‘NA NA
MDR-PV [20 [20 [NA [NA [NA [NA  [NA  [20 [20f [NA [NA
ol ft.
20 (201t

HDR-PV ‘20 20 |NA

NA |NA
ft.

ft. i

Table 4.1415B Notes

2 The maximum front or street side setback from a building that contains
containing-dwelling units and that abuts abutting an Principal-Major;
Standard-or-Minor Aarterial street is 30 feet. For any development, Tthe
maximum front or street side setback may be exceeded when enhanced
pedestrian spaces and amenities are provided.

4.140916 Building Height and Height Transition Standard
A. Where Applicability. The following standards apply to

B.

buildings arerequired-to-step-down-in-elevation-adjacent
to be built on lots in the HDR-PV, TC-PV, NC-PV, and

ME-PV sub-districts when an abutting lot is zoned LDR-
PV;.

At the minimum building wal setback from the lot line
abutting a lot zoned LDR-PV, the maximum building
height shall be setback 35 feet. For every one (1) foot of
additional building setback beyond 35 feet, the maximum
building height shall increase by one (1) foot, up to the

maximum total building height for the sub-district as
illustrated in Figure 4-4409-below-4.1416:

Note 1 applies to live-work
uses. Proposes a
minimum 20-foot garage
setback but allow for 5 feet
with exceptions.

Updated Note 2 to add
clarity and because the
City no longer has
Principal Arterials.

Added language to clarify
the building height
transition standards. Also
changed the 30-foot height
limit to 35 feet, to reflect
that the maximum height
in LDR-PV is 35 feet.
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Figure 4.146916 Building Height Transition

1" Acfidibional Setbach for Ench T°
Arkckiinral Bedding Hesghl Up o
o asimim &l brwesd Hsagin

B Bl chirey Hedgghl Miaminiam
i Minmuym Stk

Proparty Lam

[ W T Sasitaack; froem
LiH-+¥

4.1417 Housing Variety in LDR-PV and MDR-PV

Where applicable, the housing variety standards require a
minimum amount of different building forms on a development
site and that adjacent residential structures have either different
building forms or different prominent design features. The
purpose of these standards are to promote a wide range of
housing choices in Pleasant Valley, and to ensure that

residential neighborhoods include a mix of housing types, sizes,
and forms.

A. Building Form Variety

1. Applicability. The building form variety standards
apply when the following criteria are met:

a. The development site includes at least 1.5
gross acres of land within the LDR-PV and
MDR-PV sub-districts or a combination
thereof, except for areas within the Resource
Area, High Value Resource Area, Highly
Sloped Subarea, and Floodplain; and

b. The proposed development includes a Type |l
or Type lll tentative partition or subdivision
plan.

2. For each proposed lot, the applicant shall designate
one or more building form categories per subsection
4.1417(A)(3). The development site must meet the
applicable minimum requirements in Table 4.1417.

Updated figure to reflect
change from 30’ to 35’
because the adjacent sub-
districts have a 35’
maximum building height.

Housing variety section
added to include
requirements as part of a
development application,
as the master plan
process is being
eliminated.

New standards aim to
achieve greater variety in
housing type and design
by:

Requiring a variety of
housing types and forms;

Scaling requirements for
variety of housing types by
size of development; and

Establishing requirements
for design variety in new
developments, addressing
factors such as rooflines,
setbacks, and garage
location/configuration.
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Table 4.1417 Building Form Category Requirements

Devel Area G Bullding F sl ion 21417(A)3)

Acres)!

Less than 1.5 acres No more than 80% of lots shall be
designated for anv one category.

15 acres to 5 acres No more than 60% of lots shall be
designated for anv one category.

More than 5 acres No more than 60% of lots shall be
designated for anv one category.

, ,

categories.

Table Notes

3. The following categories shall be used to apply the

building form variety requirements in the LDR-PV
and MDR-PV sub-districts:

a. 2+ story detached. Qualifying structures

include single detached dwellings; detached
forms of duplexes, triplexes, or quadplexes;

or cottage clusters; provided each structure
has at least two stories.

b. Single-story detached. Qualifving structures

include single detached dwellings; detached
forms of duplexes, triplexes, or quadplexes;
or cottage clusters; provided each structure
has only one story.

c. Small detached. Qualifying structures include
single detached dwellings; detached forms of
duplexes, triplexes, or quadplexes; or cottage
clusters; provided each structure has a floor
area less than 1,400 square feet, excluding

garages.
d. Rowhouse-style attached. Qualifyin

structures include townhouses; townhouse-
style multifamily units (only available in the

MDR-PV sub-district); or attached duplexes,

triplexes, or quadplexes. Structures must be
constructed in a row of attached units where

each unit shares at least one common side

Subsection (3) defines the
building form categories
that can be used to fulfill
the requirements. Most
categories can be fulfilled
with several different
housing types, providing
flexibility.
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wall with an adjacent unit, but does not share
a common floor/ceiling with any units.

e. Non-rowhouse-style attached (2-4 units).
Qualifying structures include duplexes,
triplexes, or quadplexes, provided the units
are attached in any configuration other than
rowhouse style, as provided in (A)(3)(d) (e.g.,
stacked units).

f. MDR-PV sub-district only: Non-rowhouse-
style attached (5+ units). Qualifying structures
include attached multifamily buildings other
than rowhouse-style units, as provided in
(A)(3)(d).

4. Demonstrating Compliance. Applicants shall submit
evidence demonstrating compliance with the
standards in this section as provided below.

a. In the tentative land division plan, the
applicant shall designate for each lot a
building form category(ies) from the list in
subsection 4.1417(A)(3). A tentative lot may
be designated to fulfill more than one building
form category provided:

i. The applicable minimum requirements
in Table 4.1417 are met (e.g., 80% of
lots may be designated as category a,
b, or c and 20% of lots designated as
category d); and

ii. Buildings that can meet two
categories (e.g., both a and c or both
b and c) shall not be used to fulfill the

b. As a condition of approval, it shall be required
that any subsequent building permit
application is consistent with the building form
category or categories designated on the
corresponding lot in the tentative land division
plan.

c. If more than one building form category is
permitted to be built on a single lot, the
applicant may choose which category to

designate the lot at time of building permit
submittal.

Subsection (3) defines the
building form categories
that can be used to fulfill
the requirements. Most
categories can be fulfilled
with several different
housing types, providing
flexibility.
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& Phased development: If an application to
develop a site proposes to do so over multiple
phases, after each phase is completed, the
overall development site must meet the
building form variety standards in subsection
4.1417(A).

B. Building Design Feature Variety
1. Applicability. The building design feature variety

standards apply to building permit applications for
new residential structures in the L DR-PV and MDR-

PV sub-districts.

2. Definitions. For the purposes of these standards, the
following definitions shall apply:

a. ‘Residential structure” means one of the
following: a single detached dwelling on a lot;
a duplex, triplex, or quadplex on one lot; a
cottage cluster on one lot; or a structure
containing attached townhouse units.

Multifamily structures are excluded from the
definition of “residential structure.”

‘Lot” refers to a parent lot, not a Middle
Housing Lot, in the case of a Middle Housing
Land Division.

“‘Nearby residential structures” means
residential structures that face the same
street as the subject structure and that are on
lots within 200 feet of the subject lot.

=

e

3. Each residential structure in the L DR-PV and MDR-

PV sub-districts shall differ from nearby residential
structures in at least one of the following ways:

a. A different building form pursuant to
subsection 4.1417(A)(3); or

b. At least one different building design feature
listed in subsection 4.1417(B)(4).

4. The following design feature categories shall be
used to apply the design feature variety

a. Building lot coverage. Lot coverage does not
exceed 50%.

b. Front yard depth. Front yard is at least 5 feet
deeper than the required minimum front yard.

In addition to providing
building form variety,
developments also need to
provide design variety,
with nearby structures
being differentiated by
various design features.

Subsection (4) identifies
the various ways that
building designs can be
differentiated from one
another.
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c. Side yard width. At least one side vard is at
least 5 feet wider than the minimum required
side yard as measured at the front building
line.

d. Roof style. Roof style options, include gable
with end facing front, gable with end facing
side, hip, gambrel, shed, or flat or
combination thereof.

e. Garage configuration. Options include the
following (carports shall not be considered

garages for the purpose of this standard):

i. Presence of garage (i.e., garage versus no

garage);
ii. Size of garage (i.e., 1-car versus 2+ car
arage); or

iii. Detached versus attached garage.

f. Garage door orientation. Options include the
following (carports shall not be considered
garages for the purpose of this standard):

i. Garage door facing the front of the lot;
ii. Garage door facing the side of the lot; or
iii. Garage door facing the rear of the Iot.

5. Within each block, applicants must use at least three
(3) of the design feature categories in subsection
4.1417(B)(4) to differentiate residential structures.
However, each different building form category
proposed on a block pursuant to subsection
4.1417(B)(3)(a) may be used in lieu of one design

feature.

a. For the purposes of this standard, “block”

refers to all the lots with frontages on the
same street between two consecutive street

intersections.

6. Demonstrating Compliance. Applicants shall submit
evidence demonstrating compliance with the
standards in this section as provided below.

a. At building permit submittal, the applicant

shall indicate the applicable building form
t r ion 4.1417(A )

b. At building permit submittal, where nearby residential
structures are the same building form category, the applicant shall

In addition to nearby
structures being
differentiated, each block
needs to provide a mix in
terms of building form or
design features. This helps
ensure that the same
features are not repeated
excessively within a block.

This section indicates how
an applicant demonstrates
compliance at the time of
building permit submittal.
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indicate the applicable design feature category (subsection
4.1417(B)(4)) to demonstrate that nearby residential structures have
either a different building form or different design features.

This section indicates how
an applicant demonstrates
compliance at the time of
building permit submittal.
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4.1418 Open Space

A. Purpose. The purpose of requirements in this section is
to ensure that residential development in Pleasant Valley

provides adequate common open space consistent with
the Plan District.

B. Applicability. Except as provided in subsection (3), the
requirements of this section apply if criteria (1) and (2
below, are met. Deviations from the open space
standards this section shall be subject to review through
a Planned Development application.

1. The development site includes at least 1.5 acres
within the LDR-PV, MDR-PV, and/or HDR-PV sub-

district; and

2. The proposed development includes single-detached

dwellings, duplexes, triplexes, quadplexes, or
townhouses.

3. Section 4.1418 does not apply to the development of
multifamily uses, manufactured dwelling parks, or
cottage clusters (or that portion of a site devoted to
those uses). The open space provisions in Section
7.0100 apply to multifamily uses. The interior open
space design standards in Section 7.0410(C) appl
to manufactured dwelling parks. The common
courtyard design standards in Section 7.0400(C)
apply to cottage clusters.

C. Area required. Open space shall be provided as follows:
1. A minimum of 15% of the gross land area of the

development site that meets the applicability criteria in
subsection (B) (excluding land within a Resource

Area, High Value Resource Area, and Hillside and
Geologic Risk Overlay) shall be allocated as common
open space area.

2. The amount of open space in the following categories
shall not exceed 50% of the total required open
space:

a. Land within a Resource Area or High Value
Resource Area; and
b. Land with slopes over 10%.
3. If Resource Area on the site is required to be placed

in a separate tract, pursuant to subsection
5.0700(G)(5). the area within the Resource Area tract

Open space subsection
added to create a clear
and objective requirement
for open space within a
development. The
proposed amendments
require that a percentage
of a residential
development site be set
aside as open space that
benefits the occupants of
the development.

Because multifamily uses,
manufactured dwelling
parks, and cottage clusters
have their own open space
requirements, these
housing types are
excluded.

Areas subject to natural
resource or geologic
hazard protections are
excluded from the total
area from which the 15%
open space requirement is
calculated.
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may count towards meeting the required common
open space area, pursuant to subsection
4.1418(C)(2).
D. Common Open Space Requirements. Required common
open space shall comply with the following standards:

1. Required common open space shall be placed in one
or more tracts of land. Prior to final plat approval,
ownership of the open space tract shall be identified
to distinguish it from lots intended for sale. The tract
may be identified as one of the following:

i._Common open space held by a homeowners’
association by a restrictive covenant or
easement; or

ii. At the owner’s option and if accepted by the
City, a public park where the tract has been
dedicated to the City. Lands accepted by the
City for dedication to the public are not subject
to the limits in subsection (C)(3) or the
remaining standards in subsection (D).

2. There shall be a financial mechanism that ensures
maintenance of any common open space area.

3. Size and dimensions. Each common open space
tract must be at least 4,500 square feet in area and
must include a portion with minimum dimensions of
65 feet by 65 feet.

4. Access. Except where each lot or parcel in the
development abuts one or more of the common open
space area(s), common open space tracts must have
a minimum of 10 feet of lot frontage along an existing
or proposed public street.

5. Improvements. Prior to the issuance of building
permits for the development, required common open
space areas shall be entirely improved with a
combination of the following amenities:

a. Lawn; landscaped areas with trees and shrubs
(may include areas of lawn); or community
gardens (irrigation must be available for use by
the residents). Such areas shall include seating
including but not limited to picnic tables or
benches. Bark mulch is not permitted as a ground
cover except under trees and shrubs and within
children’s play areas.

b. Children’s play areas. If provided, the children’s
play area shall have a minimum of four (4) of the

Open space can be
reserved for the use by the
residents of the
development, or it can be
dedicated to the City as a
public park (only if the City
accepts the dedication).

The proposed
amendments provide
minimum standards in
terms of open space area,
dimensions, and
improvements.
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following types of play equipment: a swing
structure with at least three (3) swings; a slide; a
jungle gym or climbing structure; a permanent
sand box; natural play elements including
boulders, logs, and turf mounds; or other
children’s play equipment approved for use in a
public playground. Required play equipment may
or may not be attached to the primary play
structure. Equipment must be manufactured to
ASTM International (formerly known as American
Society for Testing and Materials) F1487-11, or
most current standards or other comparable
standards applicable to public playground
equipment. The children’s play area shall be
outside of the required building setbacks and
buffer areas. Each children’s play area must be
enclosed along any perimeter that is within 10 feet
of a street, alley, property line, or parking area.
The play areas shall be enclosed by one or a
combination of any of the following: a 2.5-feet to
3-feet high wall, planter, or fence; or by 18-inch
high benches or seats.

c. Hardscaped improvements, including but not
limited to the following, provided the total of
hardscaped areas does not exceed 50% of the
required open space area:

i. Inground permanent swimming pools, spas or
hot tubs.

ii. Sports courts for tennis, pickleball, handball,
volleyball and badminton courts and/or
basketball.

iii. Pathways, decks, or other hard surface areas.
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Pleasant Valley Mixed-Use and Employment Sub-districts
Purpose and Characteristics

4.141620 Town Center - Pleasant Valley (TC-PV)

A. Purpose. The town center is intended to be the heart of
the Pleasant Valley community. It will contain a mix of
retail, office, and civic uses, and housing opportunities in
a pedestrian oriented area. The town center shall be the
focus of retail, civic, and office related uses, and services
that serve the daily needs of the local community. It shall
be served by a multi-modal transportation system with
good access by vehicular, pedestrian, bicycle, and
transit traffic.

B. Characteristics. The Town Center (TC-PV) Ssub-district
shall-have-has the following characteristics:

1.  The Town Center Ssub-district permits a wide
range of housing types, including live-work uses,
mixed-use buildings, and adjacent townhouses and
apartments.

2.  Streets and buildings shall-be-are designed to
emphasize a lively, pedestrian-oriented character
where people feel safe by day and night.

“ H L]

.P
[[28)

. A central green or plaza(s) shallbeprovided-asa
provides a community gathering space(s).on large
development sites. One-potentiaHocationfora

s il {on Fi 4 1446,

84. The town center shall-have-has strong connections
to adjacent neighborhoods and includes
commercial services that are centralized and
convenient to pedestrian-oriented shopping.

The proposed
amendments are intended
to make it easier to deliver
community-serving
businesses and uses
within Pleasant Valley to
maximize walk / bike
access to these services.
Existing code
requirements for the Town
Center include a specific
mix of uses that do not
align well with market
demand.

The “characteristics” are
updated to read more like
a statement of intent for
the TC-PV sub-district,
rather than standards.
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||-|<:

. The expectation for the town center is a highly
pedestrian-oriented place with a dense mix of
shopping, service, and civic and mixed-use
buildings.

#-The town center is anchored (at least) by a
grocery store. Smaller buildings for retail and
service uses, civic uses and mixed
commercial/residential uses will-be-are oriented on
pedestrian main streets(s) and plaza(s).

©
IN

. 1willbe-The town center is an easy and attractive
place to walk, bike, and use transit. It willbe is
also a convenient and attractive place to drive.

Minimum = Maximum
Residential 10% 50%
Retail 20% 60%

The “characteristics” are
updated to read more like
a statement of intent for
the TC-PV sub-district,
rather than standards.

The amendments increase
flexibility by eliminating the
minimum and maximum
percent requirements for
residential, retail, office,
and other uses.
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Figure 4.1416

Figure 4.1416 removed as
it is no longer relevant due
to mapping changes and
removal of the master plan
process.

The proposed
amendments consolidate
the two employment sub-
districts into a single, more
flexible, Mixed
Employment sub-district.
The proposed
consolidated sub-district is
addressed in Section
4.1422, below.
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4141821 Neighborhood Center Commercial — Pleasant
Valley (NC-PV)

Purpose and Characteristics

The Neighborhood GenterCommercial (NC-PV) Ssub-district
provides for a mix of local retail, service, office, and live-work
uses that encourages short walking, biking, and driving trips

from adjacent neighborhoods.

The Neighborhood GenterCommercial Ssub-district shall have
the following characteristics:

A. Neighborhood commercial centers are small
(approximately 3-5 acres) and provide uses that serve
the adjacent neighborhoods.

B. The retail, service and office uses are concentrated
(nodal form) and located on or near transit streets with
opportunities for good retail corners.

C. Site design supports compatibility with the adjacent
neighborhood through the orientation of buildings along
streets, provision of pedestrian amenities, and design of
a pedestrian-friendly streetscape, and other techniques.

D Lol bl . ided £ bii
gatherings-

4141922 Mixed Employment Center — Pleasant Valley

(EGME-PV)

Purpose and Characteristics
The Mixed Employment Center (ECME-PV) Ssub-district is

primarily intended to provide business/office-park-and-medical
and-other a range of employment opportunities as well as

commercial uses that meet local needs for goods and services.
Primary uses shall include offices, services, retail, knowledge-
based industries (graphic communications, creative services,
etc.), research and development facilities, effice-uses; medical

facilities, and other businesspark-uses businesses that provide
on-site employment and contribute to a complete community.

Emphasisisplaced business-suited-to-a-high-environmental
quality-setting- Housing shall be allowed within a mixed-use
building.

Characteristics for the Mixed Employment Center Ssub—district
include:

A. ECME-PV areas shall be located en-a-major-or-standard

an arterial or collector street where there is access to
transit.

Updated to reflect
renamed Neighborhood
Commercial sub-district.

The proposed
amendments consolidate
the two employment sub-
districts (MUE-PV and EC-
PV) into a single, more
flexible, Mixed
Employment sub-district
(ME-PV). The new ME-PV
Sub-district would
generally allow uses
based on the less
restrictive treatment
between the two existing
employment sub-districts.
This would include
allowing a wide range of
businesses including
small- and medium-format
commercial development,
auto-dependent uses up to
a certain size, applying a
relatively high square
footage limit for retail, and
allowing residential uses
as live/work or above the
ground floor.
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B. ECME-PV areas shall be near a neighborhood Lettering updated to reflect
commercial center or the town center. removal of characteristics

- | : lod ; : e fi
approximately20-acres-

D EC-P\/areas-shallhave-access-to-high-speed-internet

E-C. ECME-PV areas adjacent to Resource Areas areas shall

be designed to provide a compatible relationship to the
Resource Areas.

ED. Design will create pedestrian-friendly areas and utilize cost
effective green development practices.
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Permitted Uses

4142023 Permitted Uses
Table 4.142023 lists the types of land uses that are permitted in
the mixed-use and employment sub-districts of Pleasant Valley.

e P =Permitted use
e L =Use is permitted, but is limited in the extent to which
it may be permitted
e NP = Use not permitted
e SUR = Use permitted subject to a Special Use Review
Each of these uses must comply with the land use district

standards of this section and all other applicable requirements
of the Community Development Code.

Table 4.142023: Permitted Uses in the Pleasant Valley District Mixed
Use and Employment

USES MUE- ECME-
TC-PV NC-PV PV PV

RESIDENTIAL

Single Detached Dwelling | NP NP hE NP
Duplex NP NP MNE NP
Triplex NP NP MNE NP
Quadplex NP NP NP NP
Townhouse L L LB NP
Cottage Cluster NP NP hE NP
Multifamily L3 L3 == [ 23
Elderly Housing SUR SUR SUR NESLUR
Manufactured Dwelling NP NP ME NP
Park

Residential Facility L L L2 NP2
Residential Home NP NP MNP NP
Affordable Housing p# p# p* p#
COMMERCIAL

Auto-Dependent Use NP L# L NEP
Business and Retail P L5 L8 (R
Service and Trade

Clinics P L5 L8 P
Commercial Parking SUR SUR SUR NRSUR
Daycare Facilities P P e Lep
Live-Work®Z P P B NEP
Major Event L/ISUR*E | LISUR*E | LSUR* | SUR
Entertainment
Mini-Storage Facilities NP NP B NEP
Qutdoor Commercial L+ P L2 NE o

The proposed
amendments to permitted
uses are intended to
accomplish the following:

- Town Center: Allow
horizontal mixed-use
within the TC-PV Sub-
district. Increasing
flexibility for stand-alone
single-story commercial
development with
pedestrian-friendly design
will make building
commercial uses within
Pleasant Valley easier.
This type of development
would be complemented
by adjacent multifamily
that may be in separate
development. The
amendment would allow
multifamily on the ground
floor after substantial
commercial development
is proposed or built in an
earlier phase.

- Neighborhood
Commercial: Remove
allowances for auto-
dependent uses; instead
allow these uses in the
combined ME-PV sub-
district. The proposed
amendments would allow
small amounts of
commercial with mixed-
use development and
increase maximum
footprint limitation to
15,000 SF (see Note 5).
- Mixed Employment:
Allowed uses are generally
based on the less
restrictive treatment
between the two
subdistricts that were
combined (MUE-PV and
EC-PV), including:
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INDUSTRIAL
Construction NP NP ME NEL™
Exclusive Heavy Industrnal | NP NP kB NP
Uses
Industrial Office NP NP MNE P
Information Services NP NP NE P
Manufacturing NP NP NE =12
Miscellaneous Industrial NP NP NE NP
Trade Schools NP NP ME NEL™
Transportation/Distribution | NP NP 1= NP
Warehousing/Storage NP NP NE NP
Waste Management NP NP MNE SUR
Wholesale Trade NP NP kB NP
1 | | 1

INSTITUTIONAL USES
Civic Uses SUR SUR SUR SUR
Community Services SUR SUR SUR LISUR+
Medical SUR SUR SUR NESUR
Parks and Open Spaces L/SUR*LE | L/SURLE | LISURS | | SUR*SL
Religious Institutions P LISURS HSUR® | L/SUR*®
Schools P/SUR*1E | SUR RISUR* | L/SUR'®
RENEWABLE ENERGY*#12
Solar Energy Systems L/SURSL | /SURSL | HSUR=s | [/SUR=RLL
Wind Energy Systems L/SUR3E | L/ISUR3#2 | HSUR* | /SUR2+2
Biomass Energy Systems | 222 | =218 = | 2218
Geothermal Energy L/SUR®=2L | L/SUR=2E | HEUR= | /SUR=:2
Systems
Micro-Hydro Energy [+ [ 242l 2 [ 2421
Systems
OTHER
Basic Utilities

Minor basic utilities P P B P

Major basic utilities LISUR¥ZE | L/SURFLE | USURY | SUR
Heliports SUR SUR SUR SUR
Wireless Communications | SUR SUR SUR SUR
Facilities

Temporary, Intermittent & | P P B P
Interim Uses

Marijuana Businesses NP | 2522 NE [ 2822

Table 4.142023 Notes

ing—In TC-PV and NC-PV on SE Giese
E 190th Avenue, any ground floor street-facin

Road, SE 172nd Avenue, or

(1) Limiting retail to 60,000
sf (per Note 6);

(2) Allowing auto-
dependent uses; and

(3) Allowing residential in
live/work and above
ground floor (per Note 2).
In addition, the proposed
amendments would allow
a wider range of industrial
uses (e.g., Construction,
Trade Schools, etc.)
provided the activities and
storage are indoors or
screened, in order to
improve the marketability
of employment land.
Proposed changes update
the Construction and
Trade School uses to
permit them in the ME-PV
sub-district subject to
limitations in new Note 11.

Footnote formatting
updated to match the rest
of the code section.
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facade within 40 feet of the street shall be commercial or institutional uses

for lobbi . he build

2. Residential uses permitted only as part of a mixed-use building and are not
permitted on ground floor.

3. Conversion of a hotel or motel to an emergency shelter or to affordable
housing is permitted. See Section 10.0420.

4. Affordable housing development is permitted. See Section 10.1700.

5. The maximum building footprint for any building occupied entirely by a
commercial use or uses, or other use subject to this footnote, shall be
4015,000 square feet. Larger religious institutions may be pursued through a
Special Use Review.

9 Retall uses
which include the sale, lease or rent of new or used products to the general
public, or the provision of product repair or services for consumer and
business goods, are limited to a maximum of 60,000 square feet of gross
leasable area in a single building or a single lot or parcel, or on contiguous lots
or parcels, including those separated only by transportation right-of-way. A
variance from this size limitation is prohibited. Where this size limitation
conflicts with the commercial service and retail total floor area allowances of
this table, the more restrictive size limitation shall govern.

97. The commercial portion of the structure shall face the street front; and is
limited to the first floor..-and Where a live-work unit has an individual garage,
vehicle access {o the garage must be from an alley. A fascia, awning, or
painted wall sign limited to 32 square feet is permitted per each unit.

408. Theme parks are not permitted.

449. Limited to mixed use buildings (retail and non-retail or residential uses).
Retail may be no more than 50% of the total floor area of the building.

4210. The maximum site size for an Outdoor Commercial Use is two acres.
See also Section 4.142729.

11. Industrial uses are allowed only if the activities and storage are indoors or
screened from view by a sight-obscuring fence or wall.

4312. For purposes of this table, the following uses are permitted: building

ty-pes—that—ma—y—melade—any combination of administrative, research and

development, production, assembly, and testing functions.

4513. Golf courses are not permitted. The following additional Pparks, Ogopen
Sspaces and Frails are not permitted in the EGME-PV district: public urban
plazas, public neighborhood parks, and public community parks. However,
public urban plazas, public neighborhood parks, and public community parks
are permitted in the ECME-PV district when an applicant demonstrates that

Footnote formatting
updated to match the rest
of the code section.
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title for the parcel(s) where the facility is to be developed was held by the
governing body for the applicant as of April 2, 2009.

4714. Electrical generating facilities are not permitted.

4815. Schools are permitted without a Special Use Review if they are
occupying an existing commercial space. Schools must pursue a Special Use
Review if they are proposing new construction.

4916. See Section 10.0900 for additional standards that apply.

2017. For limitations, see Section 4.148750 Solar Energy System Standards
for Pleasant Valley Districts.

2418. For limitations, see Section 4.148851 Wind Energy System Standards
for Pleasant Valley Districts.

2219. For limitations, see Section 4.148952 Biomass Energy System
Standards for Pleasant Valley Districts.

2320. For limitations, see Section 4.1490853 Geothermal Energy System
Standards for Pleasant Valley Districts.

2421. For limitations, see Section 4.1491454 Micro-Hydro Energy System
Standards for Pleasant Valley Districts.

2522. For limitations, see GRC 9.63.090.

Standards

4.142124 Development Standards Table

Table 4.142424 summarizes development standards, which
apply within the Pleasant Valley Town Center, Neighborhood

CommercialGenter, Mixed-Use-Employment; and Mixed
Employment Genter-Ssub-districts. The standards contained in

this table are supplemented by the referenced subsections,
which provide additional clarification and guidance.

Table 4.142124 Mixed-Use and Employment Sub-districts

TC-PV NC-PV MUE PY MEC-PV
A. Minimum Lot Size None None Nons None
Eloor ArsaRatio
{EAR){Section4.1422}
CB. Minimum Mot Applicabla
Residential Density None None Nens Naone
BC. Maximum Mot Applicabla
Residential Density None None Mana None
ED. Minimum Building 15 faat front- 10
Setbacks (Section foat rear 0 faat
4.142325) 0 feet 0 feet O iast interior cida- 15

strast sidal feet

Footnote formatting
updated to match the rest
of the code section.

The proposed
amendments to the
development standards
are intended to accomplish
the following:

- All sub-districts: Add
development flexibility by
eliminating the minimum
FAR and minimum
building height
requirements. Apply
Corridor Design District
standards instead of the
discretionary Architectural
Design Guidelines.

- Mixed Employment:
Consolidate MUE-PV and
EC-PV sub-districts into
new ME-PV subdistrict.
Standards proposed are
generally based on the
less restrictive standard of
the two merged sub-
districts.
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EE. Maximum 20 feet front and
Building Setbacks 10 feet front street side on
(Section 4.1425) 5 feet front and street 10 feat front arterial or
and street side: none and strast collector
side; none for forinterior sida-ponafor frontage; 8
interior side side and interiorside fastnone on all
and rear. rear.! andrear? other frontages;
. for interi
ey re—
ISII .M'I"'"s'“"'.Bu'ld'"q 2 land I 2 land 225
4.1424)
HE. Maximum
Building Height 45 feetd? 45 feetd? 45 foat® 45 feets’
(Section 4,142426)
1G. Minimum Off- I spacelunit I spacelunit
Street Parking forresidential: As provided forresidential
Required in Spection all others as As provided in
provided in 9.0851 provided-in Section 9.0851
Section ) Section
9.0851 9.0851
JH. Maximum Off- As provided in | As provided As provided in A ided i
Street Parking Section in Section Ssection Sz;;z\: geu !;21
Permitted 9.0851 9.0851 9.0851 :
K. Transit Design
Criteria and e A ‘)
Standards Apply Yes Yes Yas Yes
(Section 4.14237)
L. Screening & Mo, except
Buffering Required NE’ excipt . where o-except \ NE’ excipt .
(Section 9.0100) where abutting abutting whera-abutting | where abutting
LDR-PV LDR-PV LDR-PY LDR-PV*
MK. Landscaping
(Section 4.14268) Yes Yes Yes Yes
Nl. Commercial Uses
(Section 4.14279) Yes Yes Yes Yes
M. Open Space
(Section 4.1430) Les fo = fo
Q. Architectural Yas fortha
- : ci D ite:
Gui Igl' Secti Yas Mo Yas Mok 72
4.1423) Avenus-site®

Table 4.142124 Notes:
" The maximum front or street-side setback of up to 20 feet may be
permitted when enhanced pedestrian spaces and amenities are provided.

) l
tandalone reS|dent|aI buﬂdmgs are germitted! the maximum setback
requirement does not apply.
24 . idi bi oo
32 A height bonus applies to affordable housing development. See Section
10.1700.

83 Building height transition standards apply when the abutting lot is in the
LDR-PV sub-district. See Section 4.1416.

Reference added to
indicate applicability of the
building height transition
standards in Section
4.1416.

4 For the purposes of screening and buffering a use permitted in the ECME-
PV shall be considered an office use.
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4.142325 Setbacks
Required minimum and maximum setback standards are
specified in Table 4.14214(A).

A. Minimum setback distances shall be determined in
conformance with the definition for “Setback” as
specified in Section 3.0103.

B. Conformance with maximum setback distance is

achieved for a commercial or mixed-use building when at

least one primary entrance located on the fagade facing
the street is placed no farther from the property line than
the distance specified for Maximum Building Setback in
Table 4.14244(A). Maximum building setbacks may be
exceeded when a development incorporates enhanced
pedestrian spaces and amenities in the setback area.
Enhanced pedestrian spaces and amenities consist of
features such as plazas, arcades, courtyards, outdoor
cafes, widened sidewalks, benches, shelters, street
furniture, public art, or kiosks. In addition, on sites with
more than one building, the maximum setback may be
exceeded, provided conformance is achieved with the
maximum setback distance for at least one building.

When phased development is proposed, buildings
constructed during the initial phase(s) are exempt from
this standard, provided the applicant demonstrates that
buildings proposed for a later phase(s) will fulfill the
maximum setback requirement.

4.142426 Building Height
Mmmam—and—mMaxmum building heights are specified in

Table 4. 14244(A) - Any required building story must contain a
habitable-floor-

The proposed
amendments are intended
to clarify that in a phased
development, the applicant
can meet the maximum
setback standards during

a later phase.
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The maximum building height fer-any-building-containing
dwelling-units-shall be reduced when located adjacent to

the LDR-PV district, as provided in Section
7-0432(P)4.1416.

4.142527 Transit Design Criteria and Standards

These Ssub-districts are pedestrian districts. As such, new
development must have a strong orientation to the pedestrian
and be transit-supportive, as well enhance the appearance and
functioning of these Ssub-districts.

A. In order to achieve these purposes, the provisions-of

following design regulations apply:

1. Section 7.0103 and_applies to new multifamily,
Elderly Housing, Residential Facilities, commercial,

mixed-use, and industrial development requiring

design review approval. The commercial design

standards in Section 7.0103 shall apply to industrial

development.

Section 7.04342 applyies to new residential

developmenttownhouse projects.;and-Section

'el"'e" aplp_lelual HR tllelse ISub dl's“.'ets. .aleng with

B. Incidental Drive Through Uses.
Drive through uses as defined in Section 3.0103 are not
permitted in TC-PV, except when such use is incidental
to a primary site use and when the incidental drive
through use is limited to one service window, which is
part of a primary use structure, and to no more than two
queuing lanes. Vehicular service bays or islands are not
permitted.

g

By eliminating the
minimum height
requirement, the
amendments are intended
to allow for single story
development. Maximum
building heights will
continue to apply.

Currently, development in
the mixed-use and
employment sub-districts
is subject to the
Architectural Design
Review guidelines in
Section 4.1428. These
guidelines are
discretionary can cannot
be applied to the
residential portion of
mixed-use development.
Further, because they are
So open to interpretation,
they may pose a barrier to
development and reduce
certainty for applicants.
The proposed
amendments replace
these guidelines with clear
and objective standards
for pedestrian-friendly
commercial development.

The amendments also
apply the Corridor District
Design Standards and
Guidelines in Section
7.0103 to commercial,
mixed-use, and
employment development.
The Corridor standards
already apply to residential
development in the mixed-
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4.142628 Landscaping
A. Section 7.0310(A) regarding design review landscaping
criteria and standards for commercial and mixed-use
development is amended as follows:

1. A minimum of 15% of the net acreage site area:
MUE-P\VA-NC-PV, ME-PV.

EC-P\L

Setback areas shall be landscaped or provided
with enhanced pedestrian spaces such as benches
and drinking fountains: TC-PV, MUE-P\; NC-PV.

.P
[[28)

. Any site area not developed for structures, paving,
or enhanced pedestrian spaces shall be improved
with landscaping: TC-PV.

B. Landscaping for stormwater management shall count
towards total percentage of required landscaping.

4.142729 Commercial Uses

A. Atleast 85% of business activities in connection with
commercial uses permitted in Table 4.14204 shall be
conducted within a completely enclosed structure,
except for outdoor commercial uses. No more than 15
percent of the area devoted to buildings may be used for
outdoor business activities, product display, or storage.
However, in the TC-PV Sub-district, the amount of site
area used for outdoor business activity, product display,
or storage may be up to 50 percent of the amount of
floor area on the site.

B. No outdoor business activities, product display, or storage
shall be located within yard setback or buffering and screening
areas. Areas devoted to on-site outdoor business activities,
product display, or storage shall be located so that they do not
interfere with pedestrian circulation.

use and employment
districts, so this update
would be generally
consistent with the current
code.

In addition, the
amendments clarify the
applicability of residential
design standards in these
sub-districts.

Minor updates here to
reflect merged
employment subdistricts.

4.142830 Town Center Open Space

In the TC-PV sub-district, proposed commercial and institutional
development on sites larger than 20,000 sq. ft. shall meet the
Rockwood Design District standards for publicly accessible
open space as provided in Section 7.0503(A)(5)(S3)-(S6).

In the current code, the
TC-PV “characteristics”
section calls for a central
green or plaza that serves
as a community gathering
space. To implement this
vision without the master
planning process, the
proposed approach
applies the open space
standards in the
Rockwood Design District
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to the TC-PV sub-district.
Those standards call for
publicly accessible open
spaces, similar to what’s
intended in the current
code.
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In the current code, the
TC-PV “characteristics”
section calls for a central
green or plaza that serves
as a community gathering
space. To implement this
vision without the master
planning process, the
proposed approach
applies the open space
standards in the
Rockwood Design District
fo the TC-PV sub-district.
Those standards call for
publicly accessible open
spaces, similar to what’s
intended in the current
code.
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In the current code, the
TC-PV “characteristics”
section calls for a central
green or plaza that serves
as a community gathering
space. To implement this
vision without the master
planning process, the
proposed approach
applies the open space
standards in the
Rockwood Design District
fo the TC-PV sub-district.
Those standards call for
publicly accessible open
spaces, similar to what’s
intended in the current
code.
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Pleasant Valley Overlay Public Land Sub-districts

Currently, the park and
school overlay zones are
advisory rather than
regulatory, identifying
preferred locations and
locational criteria for these
facilities. This has not
been effective.

The proposed
amendments establish a
Public Land Sub-district to
apply to existing public
land held for future parks,
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king.and ot} il cioncios.
4.1440 Public Land — Pl nt Valley (PL-PV

A. Sub-district Purpose and Characteristics

1.  The Public Land sub-district may be applied to
major parcels of land serving the cultural,
educational, recreational and public service needs
of Pleasant Valley and the larger community,
including parks, open spaces, public schools, and
other public uses. This sub-district is reserved for
designated public facilities and shall only apply to

lands owned by governmental agencies for public
use or benefit.

2. The PL-PV sub-district is intended to provide public
awareness of the possible uses of public land;
accommodate community-serving uses; and

schools, or other public
uses to facilitate its
development for those
uses. (Parks and schools
would continue to be
allowed in most sub-
districts, subject to Special
Use Review.)
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provide minimum standards for development of
arks and schools.

3.  Other publicly owned lands not included within the
PL-PV subdistrict shall be subject to the
development standards of the sub-district in which
they are located.

Permitted Uses
4.1441 Permitted Uses

Table 4.1441 lists the types of land uses that are permitted in
the Public Land sub-district of Pleasant Valley.

e P = Permitted use

e L = Use is permitted, but is limited in the extent to which
it may be permitted

e NP = Use not permitted

e SUR = Use permitted subject to a Special Use Review

Each of these uses must comply with the land use district
standards of this section and all other applicable requirements
of the Community Development Code.

Table 4.1441: Permitted Uses in the Pleasant Valley District

USES PL-PV
RESIDENTIAL

Single Detached Dwelling NP
Duplex NP
Triplex NP
Quadplex NP
Townhouse NP
Cottage Cluster NP
Multifamily NP
Elderly Housing NP
Manufactured Dwelling Park NP
Resi ial Facili NP
Residential Home NP
Affordable Housing P
COMMERCIAL

Auto-Dependent Use NP
Busi Retail Servi T NP
Clinics NP
Commercial Parking NP
Daycare Facilities NP
Live-Work® NP
Major Event Entertainment NP
Mini-S Facil NP
OQutdoor Commercial NP

As indicated in Section
4.1440 the PL-PV sub-
district would apply to land
owned by public agencies,
and could include parks,
open spaces, public
schools, and other public
uses.

The amendments include
use-specific design and
development standards for
each use allowed in the
PL-PV sub-district.
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INDUSTRIAL
Construction
Exclusive Heavy Industrial Uses
] ial Off

Information Services

NP

NP

NP

NP

Manufacturing NP
Miscellaneous Industrial NP
NP

NP

NP

NP

NP

Trade Schools
—I ion/Distribufi
Warehousing/Storage
Waste Management

Wholesale Trade
INSTITUTIONAL USES
Civic Uses UR
—; ity Servi

Medical

SUR
NP
Parks and Open Spaces SUR
NP
P

Religi Insitufi
Schools
RENEWABLE ENERGY?
Solar Energy Systems L/SUR3
Wind Energy Systems L/SUR*
Biomass Energy Systems L®
Geothermal Energy Systems L/SUR®
Micro-Hydro Energy Systems L
OTHER
75 ic Ut
Minor basic utilities P
Major basic il L/SUR
Heliports NP
i SUR
P
NP

Wirel C —— Facilit
Temporary, Intermittent & Interim Uses

Affordat Jsing development is [ itted. See Secti

2. See Section 10.0900 for additional standards that apply.

. __For limitations, see Section 4.14 olar Ener stem Standards for
Pleasant Valley Districts.

. For limitafi Secti 41451 Wind E S S ! f

==
5 E@M,%E PSTOT Secti 41452 Bi E S S lard
. __For limitations, see Section 4.14 eothermal Ener stem
Standards for Pleasant Valley Districts.
7. For limitations, see Section 4.1454 Micro-Hydro Ener stem

Standards for Pleasant Valley Districts.
8. E " ing facilit itted

The amendments include
use-specific design and
development standards for
each use allowed in the
PL-PV sub-district.
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Standards

4.1442 Development Standards Table

Table 4.1442 summarizes development standards, which apply
within the Pleasant Valley Public Land sub-district. The
standards contained in this table are supplemented by the
referenced subsections, which provide additional clarification
and guidance.

Table 4.1442 Development Standards in Public Land Sub-district

PL-PV
A. Minimum Lot Size None
M@. XTTE As provided in Section 4.1443
 C. Maximum Building Height 45 feet!
D. Minimum Off-Street Parking As provided in Section
Required 9.0851
E. Maximum Off-Street Parking As provided in Section
Permitted 9.0851
E. Transit Design Criteria and No
. Screenin Buffering Required Yes, except as provided in
(Section 9.0100) Section 8.0114(C)(3)
H. Landscaping (7.031 School use: As provided In
Park use: No
Table 4.1464 Notes:

1 When the abuttlng lot is zoned LDR- PV or MDR PV! the maximum

4.1443 Setbacks

Required minimum setbacks are as specified below.

A. Building setbacks. Buildings must be set back from all
property lines a minimum of 20 feet.

B. Outdoor activity facility setbacks. Outdoor activity
facilities, such as swimming pools, basketball courts,
tennis courts, or baseball diamonds must be set back at
least 50 feet from abutting residentially zoned properties.
Playground facilities must be set back at least 20 feet
from abutting residentially zoned properties. Where the
outdoor activity facility abuts a residential property

occupied by a school use, the required setback is
reduced to zero.

The amendments include
use-specific design and
development standards for
each use allowed in the
PL-PV sub-district.
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The park overlay zones
are struck out as they will
no longer be applicable.

The amendments include
use-specific design and
development standards for
each use allowed in the
PL-PV sub-district.
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The Master Plans section
has been entirely struck
out. The current Master
Plan process in Pleasant
Valley is intended to
provide a link between the
planning level concepts
shown on the Plan Map
and site-specific
implementation. However,
this system has been
identified as a potential
barrier that puts
developers in Pleasant
Valley at a relative
disadvantage compared to
other areas within
Gresham. The master plan
requires an extra
application process that
adds time and expense for
Pleasant Valley
developers. The
requirement for a minimum
of 20 acres to be master
planned together makes it
difficult for smaller
property owners to
develop their land and for
incremental development
to occur. To date, it has
not led to lot consolidation
to achieve 20-acre sites. In
addition, provisions related
to planning for park sites,
circulation, stormwater,
and other infrastructure
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neighborhood
(visual terminus
to entry street)
Existing homes
Realignment of
Richey Road

center

é
:

Day care
Townhomes

Mixed-use

Senior housing

ARV Y1064

S

Aial
pedestrian way

Neighborhood park
Nursery Neighborhood lllustratife Plan

(adjacent to Kelley Creek)

Environmental
learning center

Restored tributaries

Giese Road and 182nd Avenue)
to Kelley Creek

Townhomes (front doors face

may be problematic for
master plans that
encompass adjacent
properties that are not
likely to develop in the
near-term and may allow
developers to make
adjustments that the City
does not support.

The proposed
amendments replace the
master plan system with
clear and objective
Standards that align with
citywide requirements
where possible and
providing a discretionary
process as a “second
track” for some standards.
This is intended to allow
smaller properties to
develop independently,
with standards ensuring
connectivity between
adjacent developments.
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The Master Plans section
has been entirely struck
out.

The current Neighborhood
Design Guidelines are
highly discretionary and
cannot be applied to
residential development.
Some requirements, such
as neighborhoods having
a defined center and
edges (subsection (A)),
are too undefined to be
replaced by clear and
objective standards. Some
other requirements are
already effectively
implemented by existing
standards in the code.

Proposed Text Amendments — January 2, 2025
REVISED Proposed Text Amendments — January 8, 2025




A—Pleasant-Valley-shall-have-walkable-neighborhoods-with | The current Neighborhood
a-defined-center-and-edges—The-edge-of the Design Guidelines are
neighborhood-marks-thetransitionfrom-one highly discretionary and
neighborhood to another. An edge might be a natural cannot be applied to
area;-a-transit stop,oratree-lined-arerial-street—The residential development

resource areas.
E—Parks- must be-designed-consistentwith-the Gresham See commentary in
Public\Works-Standards- Section 4.1417 for

discussion of the relocated

F—Neighbeorhoods-shall-have-strong-connectionsto-the housing variety standards.
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See commentary in
Section 4.1417 for
discussion of the relocated
housing variety standards.
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The block length
standards in Section
Ab.402 (maximum 400
feet for local streets) are
consistent with the
recommendations in the
Pleasant Valley
Transportation System
Plan (Appendix 2 of the
Gresham TSP) and would
continue to apply to help
ensure connectivity.

See Section 4.1418 for
proposed open space
standards to replace this
section.
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The City’s existing
standards for stormwater
and other public facilities
systems, which are
provided in GCDC
Appendix 5, Public
Facilities, as well as in
facility master plans will
continue to apply.
Master plan procedures
will no longer apply.

Master plan procedures
will no longer apply.
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Master plan procedures
will no longer apply.
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Renewable Energy Standards

4.148750 Solar Energy Standards for Pleasant Valley
Districts

Solar energy systems are limited in Pleasant Valley districts as
follows (these standards may be restricted by 5.0700 Natural
Resource Overlay):

A. Scale.

1. LDR-PV: Small scale solar energy systems are
permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\/and
EC-PV. ME-PV, and PL-PV: Small and medium
scale solar energy systems are permitted in these
districts. Large scale systems are permitted with a
Special Use Review.

B. Type.

1. LDR-PV: Roof-top, flat-roof, integrated and
ground-mounted solar energy systems are
permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\.and
EC-PVY ME-PV, and PL-PV: Roof-top, flat-roof,
integrated and ground-mounted solar energy
systems are permitted in these districts.

C. Height.

1. LDR-PV: The following limitations on maximum
height apply to all solar energy systems in these
districts:

a. Roof-top, Flat-roof and Integrated. Solar
energy systems shall not exceed the
district height limit in which they are
located and shall not exceed the roof
height on which the system is installed.

b. Ground-mounted. Ground-mounted solar
energy systems shall not exceed 6 feet in
height.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\-and
EC-PV_ME-PV, and PL-PV: The following
limitations on maximum height apply to solar
energy systems in these districts:

a. Roof-top, Flat-roof and Integrated.

No substantive revisions to
the Renewable Energy
Standards are proposed.
The proposed new Public
Land sub-district is added
to the lists for each type of
energy system and the
merged MUE-PV and EC-
PV are replaced the
consolidated ME-PV.
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i. For roofs that are flat or the
horizontal portion of mansard roofs,
the solar energy systems on frames
shall not exceed 10 feet above the
roof height on which the system is
installed.

ii. For pitched, hipped or gambrel roofs,
the solar energy system panels shall
not exceed 18 inches in height from
the surface of the roof on which the
system is installed.

b. Ground-mounted. Ground-mounted solar
energy systems shall not exceed 20 feet
in height.

D. Setbacks and Yards.

1. LDR-PV: Solar energy systems are not allowed in
the required front, street-side or side setbacks and
are not allowed in the front yard between the
building and the street in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\/and
EC-PV._ME-PV, and PL-PV: Solar energy systems
are not allowed in the required front or street-side
setbacks.

4.148851 Wind Energy Standards for Pleasant Valley
Districts

Wind energy systems are limited in Pleasant Valley districts as
follows (these standards may be restricted by 5.0700 Natural
Resource Overlay):

A. Scale.

1. LDR-PV: Small scale wind energy systems are
permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\.and
EC-PV_ME-PV, and PL-PV: Small and medium
scale wind energy systems are permitted in these
districts. Large scale systems are permitted with a
Special Use Review.

B. Type.

1. LDR-PV: Roof-top wind energy systems are
permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\-and
EC-PV_ ME-PV, and PL-PV: Roof-top and ground-

No substantive revisions to
the Renewable Energy
Standards are proposed.
The proposed new Public
Land sub-district is added
to the lists for each type of
energy system and the
merged MUE-PV and EC-
PV are replaced the
consolidated ME-PV.
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mounted wind energy systems are permitted in
these districts.

C. Height.

1. LDR-PV: The following limitations on maximum
height apply to all wind energy systems in these
districts:

a. Roof-top. Wind energy systems shall not
exceed the district height limit in which
they are located and shall not exceed 10
feet above the height of the roof on which
the system is installed.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\/and
EC-PV_ME-PV, and PL-PV: The following
limitations on maximum height apply to all wind
energy systems in these districts:

a. Roof-top. The height of roof-top wind
energy systems shall not exceed a value
equal to the building height when the
building height is 45 feet or less. For
buildings which exceed 45 feet in height,
the wind energy system shall not exceed
45 feet maximum.

b. Ground-mounted. The height of ground-
mounted wind energy systems shall not
exceed 45 feet as measured from the
grade at the base of the equipment to the
top of the system. The height limit of 45
feet can be exceeded up to 110 feet with
a Special Use Review.

D. Setbacks and Yards.

1. LDR-PV and-ESRA-PV: Wind energy systems are
not allowed in the required front, street-side, side or
rear setbacks or in any yards in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\/ gnd
EC-PV_ ME-PV, and PL-PV: Wind energy systems
are not allowed in the required front, street-side,
side or rear setbacks and are not allowed in the
front or street-side yard between the building and
the street in these districts.

No substantive revisions to
the Renewable Energy
Standards are proposed.
The proposed new Public
Land sub-district is added
to the lists for each type of
energy system and the
merged MUE-PV and EC-
PV are replaced the
consolidated ME-PV.

Removal of outdated
ESRA-PV language.
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4.148952 Biomass Energy Standards for Pleasant Valley
Districts

Biomass energy systems are limited in Pleasant Valley districts
as follows (these standards may be restricted by 5.0700 Natural
Resource Overlay):

A. Scale.

1. LDR-PV: Small scale biomass energy systems are
permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\-and
EC-PV._ME-PV, and PL-PV: Small scale biomass
energy systems are permitted in these districts.

B. Type.

1. LDR-PV: Non-hazardous biomass systems are
permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\.-and
EC-PV_ME-PV, and PL-PV: Non-hazardous
biomass systems are permitted in these districts.

C. Height.

1. LDR-PV: Biomass energy systems shall not
exceed the maximum district height limits in these
districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\.and
EC-PV_ME-PV, and PL-PV: Biomass energy
systems shall not exceed the maximum district
height limits in these districts.

D. Setbacks and Yards.

1. LDR-PV: Biomass energy systems are not allowed
in the required front, street-side, side or rear
setbacks, and are not allowed in front or street-side
yards between the building and the street, or in
side yards in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\-and
EC-PV_ME-PV, and PL-PV: Biomass energy
systems are not allowed in the required front,
street-side, side or rear setbacks, and are not
allowed in the front or street-side yards between
the building and the street in these districts.

No substantive revisions to
the Renewable Energy
Standards are proposed.
The proposed new Public
Land sub-district is added
to the lists for each type of
energy system and the
merged MUE-PV and EC-
PV are replaced the
consolidated ME-PV.
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4.149053 Geothermal Energy Standards for Pleasant Valley
Districts

Geothermal energy systems are limited in Pleasant Valley
districts as follows (these standards may be restricted by 5.0700
Natural Resource Overlay):

A. Scale.

1. LDR-PV: Small scale geothermal energy systems
are permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\/-and
EC-PV_ME-PV, and PL-PV: Small scale
geothermal energy systems are permitted in these
districts. Large scale systems are permitted with a
Special Use Review.

B. Type.

1. LDR-PV: Closed-loop geothermal energy systems
that are not in any well field protection areas are
permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\-and
EC-PV/ ME-PV, and PL-PV: Closed-loop
geothermal energy systems that are not in any well
field protection areas are permitted in these
districts.

C. Height.

1. LDR-PV: Geothermal systems shall not exceed
the maximum district height limits in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\-and
EC-PV._ME-PV, and PL-PV: Geothermal systems
shall not exceed the maximum district height limits
in these districts.

D. Setbacks and Yards.

1. LDR-PV: Geothermal systems are not allowed in
the required front, street-side, side or rear setbacks
in these districts, except that small geothermal
heating and cooling units such as heat pumps can
project into the setbacks per Section 9.0900
Projections.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\Land
EC-PV_ ME-PV, and PL-PV: Geothermal systems
are not allowed in the required front, street-side,
side or rear setbacks in these districts, except that
small geothermal heating and cooling units such as

No substantive revisions to
the Renewable Energy
Standards are proposed.
The proposed new Public
Land sub-district is added
to the lists for each type of
energy system and the
merged MUE-PV and EC-
PV are replaced the
consolidated ME-PV.
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heat pumps can project into the setbacks per
Section 9.0900 Projections.

4.149154 Micro-Hydro Energy Standards for Pleasant
Valley Districts

Micro-hydro energy systems are limited in Pleasant Valley
districts as follows (these standards may be restricted by 5.0700
Natural Resource Overlay):

A. Scale.

1. LDR-PV: Small scale micro-hydro energy systems
are permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\/and
EC-PV. ME-PV, and PL-PV: Small scale micro-
hydro energy systems are permitted in these
districts.

B. Type.

1. LDR-PV: In-pipe micro-hydro energy systems such
as systems within water, stormwater or wastewater
pipe are permitted in these districts.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\-and
EC-PV. ME-PV, and PL-PV: In-pipe micro-hydro
energy systems such as systems within water,
stormwater or wastewater pipe are permitted in
these districts.

C. Height.

1. LDR-PV: Generally the district height limits apply in
these districts. However, in-pipe systems may
exceed the district height limit as allowed for
mechanical equipment. If supplemental equipment
structures accompany the in-pipe systems, then
the district height limit would apply.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\.and
EC-PV._ME-PV, and PL-PV: Generally the district
height limits apply in these districts. However, in-
pipe systems may exceed the district height limit as
allowed for mechanical equipment. If supplemental
equipment structures accompany the in-pipe
systems, then the district height limit would apply.

D. Setbacks and Yards.

1. LDR-PV: Micro-hydro energy systems contained
within piping are allowed and pipe can run within
the required setbacks in these districts. However, if

No substantive revisions to
the Renewable Energy
Standards are proposed.
The proposed new Public
Land sub-district is added
to the lists for each type of
energy system and the
merged MUE-PV and EC-
PV are replaced the
consolidated ME-PV.
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supplemental equipment structures accompany the
in-pipe systems, then the district setback limits

apply.

2. MDR-PV, HDR-PV, TC-PV, NC-PV, MUE-P\/and-EC-PV
ME-PV, and PL-PV: Micro-hydro energy systems contained
within piping are allowed and pipe can run within the required
setbacks in these districts. However, if supplemental equipment
structures accompany the in-pipe systems, then the district
setback limits apply.

No substantive revisions to
the Renewable Energy
Standards are proposed.
The proposed new Public
Land sub-district is added
to the lists for each type of
energy system and the
merged MUE-PV and EC-
PV are replaced the
consolidated ME-PV.

Section 8. Volume 3, Development Code, Section 7.0300 Commercial, Institutional, and

Industrial Design Standards is amended as follows:

Proposed Text Amendment Commentary
7.0310 COMMERCIAL (EXCEPT THOSE IN A DESIGN
DISTRICT), INSTITUTIONAL, AND MIXED USE
DEVELOPMENTS (NON-RESIDENTIAL COMPONENT)
Language added to

Except those developments in and reviewed under a Design
District, the following design review criteria and standards shall
apply to Commercial, Institutional, and the non-residential
portions of Mixed Use Developments. The Downtown Plan
District, Civic Neighborhood Plan District, and the Corridor
Design District are exempt. Industrial development in the
Pleasant Valley Plan District is exempt. In designing the site
development plan and landscaping plan the following design
criteria and standards shall apply:

7.0320 INDUSTRIAL DEVELOPMENTS

*k%k

The following design review criteria and standards shall apply to
Industrial developments, unless stated elsewhere in the
Development Code. Industrial developments in the Downtown
Plan District, and Civic Neighborhood Plan District, and
Pleasant Valley Plan District are exempt.

exempt industrial
development in Pleasant
Valley from these design
standards. Commercial
design standards in
Section 7.0103 would
apply to industrial
development (proposed in
Section 4.1427).

Language added to
exempt industrial
development in Pleasant
Valley from these
standards.
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Section 9. Volume 3, Development Code, Section 7.0400 Residential Design Standards is

amended as follows:

Proposed Text Amendment

Commentary

7.0420 DESIGN STANDARDS FOR SINGLE DETACHED
DWELLINGS, DUPLEXES, TRIPLEXES, AND QUADPLEXES

*k%k

D. Open Space

A minimum of 15% of the gross area of the lot shall be included
as outdoor open space.

a. No greater than 50% of the required open space area
shall be covered in hardscaping such as paths, patios,
and decorative pavers.

b. Areas counting toward the open space requirement shall
include one or more of the following:
i. An attached and directly accessible porch or balcony.
The porch or balcony shall be covered, have a railing,

and be 64 sq. ft. or larger with minimum dimensions of 6
ft. in each direction;

ii. An attached and directly accessible landscaped yard
space of 100 sq. ft. or larger with minimum dimensions
of 8 feet in each direction;

iii. Preserved natural areas (per Article 5);
iv._Private gGardens; or
v. A combination of the spaces listed above.

*k*

Language added to clarify
these standards apply to
private gardens, not
common gardens.

Language added to clarify
these standards apply to
private gardens, not
common gardens.

7.0431 RESIDENTIAL DISTRICT TOWNHOUSE DESIGN
STANDARD

*k%k

The following design standards shall apply to townhouse
projects in the following districts: LDR-7, LDR-5, TR, TLDR,
MDR-12, MDR-24, OFR, LDR-PV, MDR-PV, HDR-PV, VLDR-SW,
LDR-SW, THR-SW, those portions of CMF along the NE Glisan
and NE 162" Avenue corridors, DRL-1, and DRL-2. In the LDR-
PV, MDR-PV, and HDR-PV sub-districts, areas counting toward

7.0431(D) Open Space are limited to one or more of the
following: 7.0431(D)(1)(b)(i), (ii), and (iii).

*k%

Language added to clarify
and maintain consistency
with updates to Section
4.1400.
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Section 10. Volume 3, Development Code, Appendix 1 Annexations is amended as

follows:
Proposed Text Amendment Commentary
A1.001 Purpose
The purpose of this section is to establish procedures and
criteria under the provisions of Metro Code Chapter 3.09 and
Oregon Revised Statutes including, but not limited to, ORS
Chapter 222. The provisions of this section are adopted in-order Edits for brevity

to achieve the orderly and efficient annexation of lands to the
City that will result in providing a complete range of urban
services and consistency with the Community Development
Plan.

*k*

For the purpose of this section, the term “annexation” means a
“boundary change” as used in Metro Code Chapter 3.09. The
term includes a “major boundary change”, the formation,
merger, consolidation, or dissolution of a city or district; and a
“minor boundary change”, the annexation or withdrawal of
territory to or from a city or district, or from a city/county to a city;
city-or-district. A petition for any type of boundary change, other
than annexation, shall be processed as provided by state law
and Metro Code Chapter 3.09.

*k%k

Procedures

A1.002 General Procedures

General procedures apply to all annexation proposals except as
modified by Section A1.004 — Expedited Annexation
Procedures.

A. A pre-application conference pursuant to Section
11.0700 is required prior to the submittal of an
annexation petition. Early neighborhood involvement as
provided in Section 11.0800 is not required. At the pre-
application conference, requirements of annexation will
be explained and the appropriate forms as specified in

Section A1.005 will be provided.
A- B. Annexation proposals shall be considered by the City

Council pursuant to Section 11.0600, the Type IV
legislative process except there shall be no Planning
Commission hearing or recommendation. The Council

Metro no longer requires
annexation for
extraterritorial utility
connection. Gresham
revised code was updated
via Ordinance 1822 with
direction to subsequently
update this section as
shown.

Applications are now
submitted and reviewed
electronically; no paper
copies needed. Proposed
language allows for further
changes in submittal
requirements as
technology evolves.
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decision on the proposal shall be considered the “Final
Decision” for purposes of compliance with Metro Code
Chapter 3.09.

B- C. Notice of the Council hearing to consider the boundary
change proposal shall follow the notification procedures
as required for a Type IV Vacations and/or Historic
Designations, as well as the uniform notice requirements
provided in Metro Code Section 3.09.030.

C- D.A staff report shall be issued prior to the hearing
pursuant to the requirements of Metro Code 3.09.050(b).

D: E. The Council shall make, by resolution or by ordinance,
the final decision after the public hearing. The decision
shall be in writing and shall follow the uniform notice
requirements of Metro Code Section 3.09.030(e).

A1.003 Initiation Procedures

Initiation Procedures apply to annexation proposals except as
modified by A1.004 — Expedited Annexation Procedures.
A. An annexation proposal may be initiated by petition of
property owner(s) of the area to be annexed as set forth
in this section.

1.When all ef-the-owners of land in the territory to be
annexed and not less than 50% of the electors, if
any, residing in the territory to be annexed, consent
in writing to the annexation of their land in the
territory and file a statement of their consent with

the City.

*kk

Edits for brevity.

Moved, with minor edits, to
A1.002(A).
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Requirements and Criteria

A1.005 Submittal Requirements

An applicant for annexation shall submit six-cepies-of the

following application materials in the format and guantity
required at the time of submittal. Fhe-City-may-require
additional-copies-if deemed-necessary—The application

materials shall include:
*%k%

D. A map showing the affected territory, any public streets to
be annexed and parcels within 300 feet of the affected
territory including any public streets. The affected
territory shall be identified on the map. The map shallbe

bmitted 8-1/2 % 11 incl { % 17 inck I

shall show scale and a north arrow.

*kk

A1.006 Approval Criteria

The City Council shall approve or deny an annexation proposal
based on findings and conclusions addressing the following
criteria:
A. The affected territory must be located within the City’s
Urban Services Boundary.

B. The affected territory must be subject to an adopted plan
map or land use designation table in Volume 2 of the

Community Development Plan. Fheseplan-map-orland

4.For annexations that are not within an adopted plan
map, the adopted Multnomah County - City of
Gresham Land Use Conversion table shall apply.

C. The affected territory is contiguous to the existing city limits.

Applications are now
submitted and reviewed
electronically; no paper
copies needed. Proposed
language allows for further
changes in submittal
requirements as
technology evolves.

The Pleasant Valley,
Springwater and Kelley
Creek Headwaters are
now all shown on the
adopted plan map.
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D. Ferallbeundary-changes;the The proposal complies with
the criteria of Metro Code Sections 3.09.045(d) and (e)

and 3.09.050(d) if applicable. For purposes of this
section, public facilities and services mean “urban
services” as defined by Metro Code 3.09 to include
sanitary sewers, water, fire protection, parks, open
space, recreation and streets, roads and mass transit. It
shall also mean police protection and storm water utility
services.

E. A Covenant of Waiver of Rights and Remedies City form
has been executed by all owners of the property to be
annexed and all owners of any interest in the property to
be annexed regarding waiver of any statutory or
constitutional regulatory provisions, including but not
limited to, Ballot Measure 37 (effective December 2,
2004) as amended by Ballot Measure 49. This
subsection only applies to those property owners who
have consented in writing to annexation.

G: F. That either

4.That funding mechanisms required to construct
transportation, wastewater, water, stormwater and
park facilities consistent with their associated

adopted master plans adepted-Public Facility-or
Utility MasterPlans;-Parks and/or Transportation

System Plans are in place or;

2.1nlieu—a-Public Eacilities._Parks. and T .
An agreement is executed that funding will be in
place prior to or concurrent with a development
permit application.

H.G. Thatareaspecific-System-Development-Charges;
T o | £ o Utility R
identified for-an-adoptedplan-area-are-in-effect. That an
agreement is executed to convey to the City any land,
within the annexation area designated in the adopted

Edits for brevity.

Clarification.

Language removed due to
removal of the master
planning requirement.

Correcting and
generalizing language.

Generalizing.

Removing unnecessary
requirements. Replacing
with a mechanism to
require master planned
park land as a condition of
annexation.
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Parks Master Plan, concurrent with a development
permit application.

LH. That the public interest would be furthered by the
annexation.

Section 11. Volume 3, Development Code, Appendix 5 Public Facilities is amended as

follows:

Proposed Text Amendment

Commentary

A5.402 General Design Requirements
D. For Residential Subdivisions and for Multifamily

The primary local street shall be the local queuing street. The
local transitional street shall be used only when consistent with
Section A5.501(B) or when exceptions are allowed to the
maximum 400-foot block length due to topographic or physical
constraints; or existing development patterns.;

. =

*k*

Removal of master plan
language.

Language removed as the
Pleasant Valley TSP and
Springwater TSP have
been incorporated into the
citywide TSP.
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