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Happy ValleyTownCenter
Existing Conditions Report

May24, 2011

Introduction
TheHappyValleyTownCenter project’sintent istore-locate theCityofHappyValley’stown
centeralongSunnyside Roadandtoprovide regulatory andstrategic toolstosupportaviable town
center. Thecurrent TownCenter designation forHappyValley isalongKingRoadanditis
insufficient forHappyValley’stowncenterneedsasithasrelativelypoor transportation accessibility,  
lackscommercial zoning, andhaslittlepotential tosupportanyrezoning foramixofuses. Thenew

ndproposed location forthetowncenteralongSunnyside Road, between approximately 157and
nd172Avenues, isanareaservedbytransitanddesignated foravarietyofhigherdensityhousing,  

commercial andmixeduses.  .   

Thisprojectwillidentifyplanandzonedesignations, alongwithotherdevelopment regulations, that
willprovide theCitywithacentralized mixofusestosupport thevitalityofthenewHappyValley
TownCenter.  

Figure 1: Excerpt from Metro 2040 Growth Concept Map showing existing and new Happy Valley
Town Center Locations
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StudyArea
Thisprojecthastwostudyareas, oneforlanduse, andonefortransportation. Thetransportation
studyareamatches theproposedTownCenterBoundary, asoutlined inFigure2below, andin
Appendix1: Proposed HappyValleyTownCenterBaseMap. Theproposed TownCenterBoundary

ndcoversapproximately 225acresandincludes twomajorarterials (Sunnyside Roadand172Ave),  
ndththreecollector streets (162Ave, 157AveandMistyDrive), andtwolocalstreets (HappyValley

TownCenterDriveandKingbird Drive). Thisareaalsoincludes threeintersections withtraffic
signalsandoneintersection thatisallwaystopcontrolled. Theremaining intersections aretwo-way
stopcontrolled. Moreinformation ontheexisting transportation features isincluded inthenext
sectionofthisreport.   

Thelandusestudyareaisasmallerareaoftheproposed towncenterboundary that focuses
specifically onparcels thatwillbestudiedforapotential newzonedesignation thatprovides
opportunities forcommercial andmixedusedevelopment thatmaynotbepossible underthe
currentzonedesignations. SeeFigure2belowfortheapproximate boundary ofthelandusestudy
area.   

Figure 2: Town Center Boundary, andTransportation and Land Use Study Area Boundaries
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ExistingLandUseandTransportation Features

Existing Land Use
Within theproposed TownCenterBoundary, themajorityoftheproperties arewithinthecitylimits
andhaveamixofzoningdesignations. TheparcelsontheeastsideoftheTownCenter received
newzonedesignations withtheadoptionoftheEastHappyValleyComprehensive PlanUpdate

nd2009 (seeAppendix2). Theparcelsadjacent totheintersection ofSunnyside Roadand172
Avenueweredesignated MixedUseCommercial (MUC), Community Commercial Center (CCC),  
MixedUseResidential – MultiFamilyMedium Density (MURM2), andInstitutional andPublicUse
IPU) through theupdate. Thereisalsoanareadesignated asEmployment Center (EC) onthe

ndnorthendoftheTownCenter along172AveandaparcelnearRockCreekthatisdesignated
SingleFamilyAttached Residential (SFA). Allofthesecurrent landusedesignations support the
creationofatowncenterbyproviding opportunities forbothcommercial usesandarangeof
residential density types.   

TheparcelswithintheTownCenterBoundary, WestoftheEastHappyValleyComprehensive Plan
Boundary, weregivenplandesignations intheRockCreekComprehensive Plan, adopted June5,  

nd2001 (seeAppendix3). Theparcelsthatareeastof162Avenuearemadeupofacombination of
cityresidential zonesandcounty zones. Therearealsoseveral parcels thatarecurrentlyoutside the
citylimits. Thisareaiswithintheproject landusestudyareaandwillbecarefullyconsidered fornew
planandzonedesignations thataremoresupportive ofatowncenter.  

ndTheparcelswestof162Ave, alongSunnyside Road, arecurrentlyzonedlandusedesignations that
support theRockCreekComprehensive Plan. Theparcelscurrently zonedMixedUseCommercial
MUC) aresupportive ofatowncenterandhavealreadybeendeveloped withmixofusesincluding

agrocerystore, adrycleaner, acellularphoneretailstore, acoffeeshop, abank, several restaurants,  
salonsandpersonalcareuses, medicalofficesandclinics, aswellasthenewHappyValleyCityHall.  
Nearbyparcelshavebeendesignated MixedUseResidential – MultiFamilyLowDensity (MURM1)  
andMixedUseResidential – Attached (MURA), providing amixofhousingtypes inthetown
center.   

Properties thatarecurrently outside theHappyValleycitylimitswillbegivenalandusedesignation
aspartofthisTownCenterPlanbutwillnotactuallybere-zoneduntil theyareannexed intothe
City.   

Existing Transportation Features

Street Network

Manyoftheexisting roadways intheproposed HappyValleyTownCenterareahavebeenrecently
improved.  Improvements toarterials andcollectors includesidewalks andbikelanesonbothsides

ndoftheroadway.  Theexception is162Avenue, wheretherearenoexistingsidewalks ontheeast
ndside. 172Avenuewasrecently reconstructed southofSunnyside Roadasafivelanearterial

ndroadway. The172Avenue roadway improvements werecarriedafewhundred feetnorthof
Sunnyside Road (exceptsidewalks). ThereisoneTriMetbusroute (Route155) thatservesthe
proposed TownCenter area. Itconnects theproposed HappyValleyTownCenterareaandthe
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thndClackamas TownCenterandtravelsalongSunnyside Road, andloopson157Avenue, 162
Avenue, andMistyDriveandbacktoSunnyside Road. Table1summarizes keyroadways inthe
proposed HappyValleyTownCenterarea.  

Table1ExistingRoadwayNetworkSummary

RoadwayRoadway City LanesSpeed SidewalksBike LanesTransit
JurisdictionFunctional ( mph) 

Classification

Sunnyside Road County Major Arterial 4/5 40 Yes Yes Route
155

nd172Avenue County Major Arterial 4/5 45 Yes Yes No

south of
Sunnyside)  

nd No No172Avenue County Major Arterial 2 45 No

north of ( except at ( except at
Sunnyside) Sunnyside Sunnyside

intersection) Intersection)  

nd162Avenue County Collector 3 40 OneSide Yes Route
155north of ( where developed)  

Sunnyside)  

nd162Avenue City Collector 3 35 Yes Yes No

south of
Sunnyside

th157Avenue City Collector 3 35 Yes Yes No

north of
Sunnyside)  

th157Avenue City Collector 2/3 35 Yes (some aspath) Yes No

south of
Sunnyside)  

MistyDrive City Collector 2/3 35 Yes Yes Route
155ndwestof162

Happy Valley City Local 2 25 One side (atleast) No No
Town Center
Drive

Kingbird Drive City Local 2 25 atintersections No No

Traffic Control

Trafficsignals currently existatthefollowing intersections withintheTownCenter:  
th157Avenue/Sunnyside Road
nd162Avenue/Sunnyside Road
nd172Avenue/Sunnyside Road

Thefollowing intersection isall-waystopcontrolled:  
nd162Avenue/MistyDrive
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Allremaining intersections intheTownCenteraretwo-waystopcontrolled, withthemajorstreet
uncontrolled andtheminorstreetstopsigncontrolled.  

Collision Data

Collision datawasobtained fromtheOregonDepartment ofTransportation’sCrashDataSystem
CDS) forthemost recent threeyearperiod (2007through2009). Onlyintersections locatedwithin

theTownCenterwithrecorded collision datafortheselecttimeperiodareshown. Basedonthe
collision dataavailable andcurrenteveningpeakhourtrafficcounts, collision rateswereestimated at
theintersections withintheTownCenterarea.  Arategreater thanorequalto1.0collisionper
millionentering vehicles (MEV) generally indicates ahigher thanaverage collision rate, andis
generally indicative ofasafety relatedproblem thatshouldbeevaluated further.  AsshowninTable

nd2, theintersection withthehighestcollision rateis162Avenue/Sunnyside Road, however, itscrash
rateis0.10, substantially lowerthan1.0. Therewerenofatalities along thisstretchofSunnyside
Roadoverthecourseofthethreeyearperiod.  

Table2CollisionData (2006-2009) 

Collisions ( by Severity) 

Annual Average CollisionFatalInjuryProperty Total
CollisionRate* Damage OnlyIntersection

th157Avenue/ Sunnyside 0 0 0 0 0.00.0
Road

th159Avenue/ Sunnyside 0 0 0 0 0.00.0
Road

nd162Avenue/ Sunnyside 0 3 1 4 1.330.10
Road

nd172Avenue/ Sunnyside 0 0 2 2 0.670.04
Road

Collisionrate = averageannualcollisionspermillionenteringvehicles (MEV); MEVestimatesbasedonPMpeakhourtraffic
counts.  
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ImportantConditions andRequirements fromLocaland
RegionalPlans
Keylocalandregional planswerereviewed todetermine whether thereareanyplanned projectsor
policies thatwould impact theproposed HappyValleyTownCenter. Theplanswithprojectsor
policiesdirectlyaffecting thisTownCenter includeMetro’sRegional Transportation Plan,  
Transportation Functional Plan, Regional Transportation SystemManagement andOperations Plan,  
theUrbanGrowthManagement Functional Plan, Metro’sStateoftheCenters ReportandHappy
Valley’sTransportation SystemPlan (including reviewoftheBicycleandPedestrian MasterPlans).  
Otherplansinclude theHappyValleyComprehensive Plan, RockCreekComprehensive Plan, East
HappyValleyComprehensive PlanandtheHappyValleyDevelopment Code. Theprojects and
policies indicated ineacharesummarized belowandorganized byjurisdiction starting fromthecity
levelmoving totheregional level:  

Happy Valley Comprehensive Plan andDevelopment Code

Happy Valley Comprehensive Plan

TheCityofHappyValleyhasdevelopedaseriesofpolicies insupportofOregon’sStatewide
Planning Goals. Thefollowing policieswillbeconsidered astheprojectmovesforwardwith
identifying needsfornewlandusesandtransportation facilities toservetheTownCenter.   

Goal 10: Housing

generally address theprovisionofadequate housingsupply includinga
diversityofhousing types, thusproviding fortheneedsofavarietyofHappyValleycitizensat
various incomelevels.   

Goal2: Land Use

addresses locationofusesinareasthattakeadvantage ofexisting systems andphysical
features tominimize development costsaswellasachievecompatibility andavoidconflicts between
adjoining uses.   

describes theresidential landusedistricts established bytheCitytoprovide forarangeof
housing needs. TheHighDensityResidential Attached districts, including SFA, MUR-A, VTH,  
MUR-MandMUR-Xaremostapplicable totheTownCenterplanandprovide forarangeof
housing typesthatintendtomakeefficient useoflandandpublicservices, reducerelianceonthe
automobile, andprovide directaccess toschools, parks, andneighborhood services.   

addresses theneedtoprovidearangeoflandusetypesforavarietyofcommercial and
employment districts including MixedCommercial Centers (MCC) andCommunity Commercial
Centers (CCC) andprovides guidance onthelocationandcompatibility ofthesecommercial
districts inHappyValley.  

Duetorapidgrowthandstaffing constraints, theCityofHappyValleyhasfoundit
necessary toadoptseveralgeographically specific comprehensive plansor “minicomprehensive
plans” toaidintheoverall landuseplanning fortheCity. Theproject’sstudyareasaresubject tothe
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RockCreekComprehensive PlanandEastHappyValleyComprehensive Plan. Specificpolicies
associated withthese “minicomprehensive plans” havebeenaddedtothegreaterComprehensive
Planpoliciesasasubjection toPolicy56. Policy56Aaddresses policiessupporting theRockCreek
Comprehensive PlanandPolicy56C addresses theEastHappyValleyComprehensive Plan. Bothof
thesesubcategory policieswillbecarefully considered whenmaking landuseorpolicy
recommendations aspartofthisproject.   

Goal8: Recreational Needs

address therecreational needsofthecitizensofHappyValley, thestate, and
visitors. TheTownCenterplanshould seektocreateareasforopenspace, bikeways, trails, and
parks.   

Goal 12: Transportation

provideprovisions toencourage asafe, convenient, andeconomic
transportation systemfortheplannedgrowthandeventual fullurbandevelopment ofHappyValley.  

Figure 3: Current Zone Designations intheproposed Happy Valley Town Center area
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Rock Creek Comprehensive Plan (RCCP)  

TheRCCP, adopted June5, 2001 (seeAppendix3) applies tothestudyareaparcelswestoftheEast
HappyValleyComprehensive Planboundary.  TheRCCPincludes tenlandusetypesbutonlytwo
applytoproperties within thestudyarea: MixedUseResidential andMixedUseCommercial.The

ndndparcelswestof162Ave, andafewparcels southofSunnyside Road, eastof162Avehavealready
beendesignated landusezonesfromHappyValley’sZoningCodethataresupportive oftheRCCP
landusedesignations. Theparcels thatarewithintheTownCenterPlan’sLandUseStudyArea (see
Figure3) arealsowithin theRCCPandaredesignated bythePlanasMixedUse Residentialor
MixedUseCommercial.  Astheseparcelsareconsidered fornewplanandzonedesignations, they
mustbeincompliance withtheRCCPlandusedesignations, orpotential amendments totheRCCP
mustbeconsidered. ThetwoRCCPlandusedesignations aredescribed below: 

MixedUseResidential: Overall densityofthislanduseaverages 12unitsperacreandsupportsa
rangeofhousing including apartments, seniorhousing, townhomes, andavarietyofsingle- 
familydetached housing densities. Neighborhood retailusesarepermitted andintended to
provideemployment andneighborhood shopping opportunities. Somecharacteristics ofthis
landusetypeare: 

Varietyofhousing withsimilar residential typesfacingeachother
Networkofconnected localstreetswithaclearblockpattern
Orientation ofbuildings andentriestostreetsandpublicspacesaswellastheuseofallies
andrecessed garages.   
Anetworkofpedestrian pathsinaddition tothesidewalk system andanoverall priority for
pedestrian orientation
Civicusesandparksasfocalpointsforthecommunity linkedbytrailsandpedestrian/bike
paths

thndApartment building typesshouldbeclustered neartheintersections of157and162Avenues
andSunnyside Roadwhileresidential usesshould transitionawayfromtheapartment areas.  
Alleysshouldbeencouraged inallneighborhoods toprovide accesstolotsthatwill fronton
ndthndAve, 157AveandSunnyside Road. On-streetparkingshouldbeallowedon162 and162

th157Avenues, southofSunnyside Road. Stormwater facilities shouldbeintegrated intothe
neighborhood designs, particularly intheareasneartheRockCreekcorridor.   
MixedUseCommercial: Thislanduseapplies primarily toparcelsnorthofSunnyside Road

thndbetweenSE157and162Avenues. Itisenvisioned asamixedusedistrictwithofficeand
retailusespermitted andintended toprovideemployment andneighborhood shopping
opportunities serving thearea. Various attached housing isallowedwithanoverallmaximum
densityof24unitsperresidential acre. Acivicuseandcommunity “green” orplazawould
anchor thedistrictbyprovidingakeypublicspaceforthearea. Pedestrian qualitiesofthestreets
inandaroundthedistrictshouldbeenhanced.   

Happy Valley Development Code

TheHappyValley landusedistricts thatwillbeconsidered whenrecommending landuse
designation changes intheproposed TownCenter include thefollowing Residential, MixedUse
Residential, MixedUseCommercial, Commercial, Institutional, andIndustrial landusedistricts.  
Eachoneofthesebasezonesisdiscussed ingreaterdetailbelow. TheEastHappyValley
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Comprehensive Plan’slandusedesignations areinaccordance withthecurrentHappyValley land
usedistricts:  

Residential LandUseDistricts
Residential 10,000squarefeet (R-10): Thisdistrict isintended toefficiently uselandand
services inasingle-familydwelling environment. Thiszoneallowsforavarietyofdwelling
typesincluding singlefamilydetached, singlefamilyattached, andduplex – aslongasthe
resulting densitydoesnotexceed themaximum ofoneunitper10,000squarefeetoflot
area.   
SingleFamilyAttachedResidential (SFA): Thisdistrict isintended topromote thelivability,  
stabilityandimprovement ofHappyValley’snewneighborhoods andtoprovide
opportunities foravarietyofmedium density residential housing typeswithadensity range
oftentofifteendwellingunitspernetacre, aswellascertainneighborhood commercial
uses. Thedistrictaccommodates arangeofhousing needs, including owner-occupied and
rentalhousing, provides forcompatible buildingandsitedesignatanappropriate
neighborhood scale, andreduces relianceontheautomobile forneighborhood travelwhile
providing options forwalkingandbicycling anddirectandconvenient accesstoschools,  
parksandneighborhood services.   

MixedUseResidential LandUseDistricts:   
Mixeduseresidential landusedistrictswillpromote compact formandresidential andallowfor
commercial, residential andofficeusesmixedvertically. Thesedistrictswillalsoprovideoptions
forwalkingandbicycling andwillprovidedirectandconvenient accesstoschools, parksand
neighborhood services. Thegeneraldensityrequirements andbuilding typologies foreachmixed
useresidential district typeconsidered fortheTownCenteraresummarized asfollows:  

MixedUseResidential - Attached (MUR-A): thisdistricthasamaximum densityoftwelve
unitspernetacreandaminimumdensityoftenunitspernetacre. Thedensityrequirements
areintended tobeguidelines anddensitywillvarybasedontheamountofunbuildable lands
removed fromgrossacres. Housing typesmayincludesingle familyattacheddwellings
townhouses, rowhouses), twofamilydwellings (duplex), andthreefamilydwellings (triplex).   

MixedUseResidential – Multi-FamilyLowDensity (MURM1) andMulti-FamilyMedium
Density (MURM2): Themulti-familysub-areaprovides forarangeofdensities andallows
forretailusesthataremeanttoprovideservices tolocalresidents, notattractoutsidetraffic.  
Thedensity requirements andminimum/maximum lotsizesaremeantasaguide, andwill
varybasedontheamountofunbuildable landsremoved fromgrossacres. ForMURM1, the
minimum density is15du/netacreandthemaximum is24du/netacre. ForMURM2, the
minimum density is25du/netacreandthemaximum is34du/netacre. Housing typesmay
includeattached dwellings (townhouses, attached duplexes, rowhouses), seniorhousing, and
high, medium, andlowdensitymulti-familydwellings (apartments).    
MixedUseResidential – MixedBuilding (MUR-X): Themixedusebuildings designation is
intended forbuildings withacombination ofresidential andretailwiththeprimaryuseof
thebuildingbeingresidential.   

MixedUseCommercial LandUseDistricts:   
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Mixedusecommercial (MUC): Mixedusecommercial districtswillprovide forthe
convenient commercial needsofresidential neighborhoods andofficeworkers inlocations
adjacent toandwithinresidential andofficeareas. Thelocationofservices andofficesnear
residential unitsandmajor transportation networks shouldpromote useofalternative modes
oftransportation suchasbusridership, bicycleandpedestrian activity. Retail usesshouldbe
primarily locatedonthegroundfloortoencourage aninteresting andactivestreetscape.  
Buildings shouldbeoriented towards thestreetoraccessway withclearlymarkedentrances.  
Blankfrontage wallsatstreetlevelarediscouraged.  

Commercial LandUseDistricts:   
Community Commercial CenterDistrict (CCC). TheCommunity Commercial Centerdistrict
isintended toprovide locationsor “nodes” forarelatively widerangeofsmallbusinesses,  
services andmixedusesadjacent toresidential areasasaconvenience tonearbyresidents. In
ordertolimit impactstoresidential areas, newCommunity Commercial Centernodesare
intended tobelimited insizetonotmorethanfiveacresofcontiguous land. Building sizeis
alsolimitedtoathirtythousand (30,000) square feetfootprint. Appropriate locations for
Community Commercial Centernodesareattheintersection oftwoarterial streets (major
andminor), anarterialstreetandacollector street, ortwocollector streets.   
MixedCommercial CenterDistrict (MCC). Thiszoneisintended toestablish locations for
thedevelopment ofmixedusecommercial centersproviding abroadrangeofshopping and
service requirements tomeetneighborhood andcity-wideneeds. TheMixedCommercial
Center (MCC) district, asapplied intheEastHappyValleyComprehensive Planarea,  
corresponds totheDamascus/BoringConcept Plan’sdesignation ofNeighborhood Centers.  
Thesemixedusecenters intheEastHappyValleyComprehensive Planareaaccommodate
retail serviceswithafocusonmeeting resident’sdailyshopping needs. Theyareplanned to
bewellservedbytransitandbeintegrated withmixeduseandhigherdensityhousing – thus
supporting lessauto-dependent lifestyles. Thesecentersarealsoappropriate locations for
civicusessuchaspostofficesandbranch libraries. Theirdesign isintended tobehighly
pedestrian-oriented.   
NewMixedCommercial Centersarelimitedtoanareaofuptofifteenacresofcontiguous
landandshallbedeveloped inamannerconsistent withtheComprehensive Plan, exceptas
described inTable16.23.030-2 (Footnote6) oftheCityofHappyValleyDevelopment
Code, withintheEastHappyValleyComprehensive PlanArea. Single-useretailbuildings are
limitedtoamaximum squarefootageofsixty-thousand (60,000) squarefeetasspecified in
Table16.23.030-2 (Footnote 6)oftheCityofHappyValleyDevelopment Code.  
Appropriate locations formixedcommercial centers areattheintersection oftwoarterial
streetsoranarterial andamajorcollector, preferably onstreetsservedbytransit.   
IntheMCCdistrict, buildings shouldbeoriented towardsthestreetoraccessway with
clearlymarkedentrances. Blankfrontage wallsatstreet levelarediscouraged. Development
boundaries andpatterns arenotdefinedbytypeofuse (forexample, retailandoffice);  
instead thedistrictallowsavarietyofpermitted usestooccurthroughout thecommercial
district. Thecommercial usesaremeanttoprovideaconcentration ofcommercial andoffice
usestocreateanactivearea.  
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Institutional LandUseDistricts:   
Institutional andPublic Use (IPU) District: TheIPUdistrictprovides areaforinstitutional
usessuchasschools andchurches, andpublicandsemi-publicusessuchasparks, alocal
government centerandothergovernmental andpublicserviceuses. Thisdistrictmaybe
locatedatanyplacethroughout thecity, basedonadetermination bythecitythatsuchareas
arerequired.   

Industrial LandUseDistricts:   
Employment Center (EC): TheEmployment Centerdistrictprovides foramixof
employment opportunities, located wheretheyareaccessible byavarietyoftransportation
modes, including transit services andsafeandconvenient pedestrian connections. These
areasprovidesitessuitable forbusiness andofficeparks, campusandlightindustrial uses,  
professional andcorporate offices, medicalofficesandclinics, tech/flexbusinesses, creative
artsandservices, technical/vocational schoolsandotherrelatedbusinesses. Building types
rangefromlargesingleusercampuses, multiple tenant business parkstomultistory mixed- 
usebuildings. Qualitydesignandaconnected andwalkable character ofthesurrounding
environment willbeprovided. Housing isallowedwhencombined invertical mixed-use
buildings.   

Happy Valley Transportation System Plan (TSP)  
Thefollowing projects, locatedwithintheproposed TownCenterarea, arelistedintheHappy
ValleyTSPActionPlans:  

nd172AvenueWidening North:  Widento5-lanemajorarterialbetween Sunnyside Roadand
ClatsopStreet (MotorVehicle, Pedestrian, andBicycleActionPlans) 

nd162AvenueSidewalks:  Construct sidewalks onboth (onlyeastsideremains) sidesofthe
street fromSunnyside RoadtoKingRoad (TownCenternorthern limitwouldbejustnorth
ofMistyDrive) (Pedestrian ActionPlan) 

Thefollowing projects, locatedwithintheproposed TownCenterarea, arelistedintheHappy
ValleyTSPMaster Plans: 

thth169AvenueExtension: Construct anew3-lanecollector fromSunnyside Roadto177
Avenue (MotorVehicle, Pedestrian, andBicycleMasterPlans) 

ndMistyDriveExtension: Construct anew3-laneeast-westcollector from172Avenueto
th177Avenue (MotorVehicle, Pedestrian, andBicycleMaster Plans)  

RockCreekTrail: Springwater TrailnorthofClatsop ButteParktoClackamas RiverTrail
nearHighway 212/Highway 224split (Pedestrian MasterPlan – seeAppendix4)  

Inaddition tothesespecificActionPlanandMasterPlanprojects, allCitystandards andpolicieswill
needtobeaddressed astheTownCenterareadevelops, including accessspacing standards, traffic
signalspacing, localstreetconnectivity, functional classification, roadway cross-sectionstandards
andintersection performance standards. TheCity’stransportation relatedGoalsandPolicies should
alsobeconsidered astheTownCenterareadevelops.  
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Metro’sRegional Transportation Plan (RTP)  
Metro’s2035RTPproject listincludes thefollowingprojects thatarelocatedwithintheproposed
HappyValleyTownCenter:  

ndthMistyDrivefrom162 Avenue to177Avenue:  Construct anew3-laneroadway with
sidewalks, bike lanes, trafficsignalsandabridgeoverRockCreek
ndth172Avenue improvements fromFosterRoad/190AvenuetoSunnyside Road:  Widento

th5-lanesincluding newbridge. Construct connection to190.  
Scouter’sMountain Trail:  Buildtrailto/onScouter’sMountain.  

Regional Transportation Functional Plan (RTFP)  
TheRTFPprovides guidanceonseveralareasincluding roadway designforvariousmodal facilities,  
systemplans, regional parking management plansandamendments tocomprehensive plans. The
following indicateelementsoftheplanspecifically pertaining totransportation and/oraTown
Center:  

Implement regional streetdesign, greenstreetdesignandtransit-supportive streetdesign
Implement localstreetdesignregulations with: 

Pavement widthscurbtocurb28feetorless
Sidewalks withaminimumoffivefeetofthroughzonewidth
Landscape orfurniture zoneoffivefeet
Traffic calmingelements todiscourage infiltration andexcessive speeds
Directpathsforpedestrians
Opportunities toprovideagridstreetsystem

Providearoadway network withone-milearterial spacingandhalf-milecollector spacing
Development parkingstandards forTownCenters

Regional Transportation System Management and Operations Plan (TSMO)  
TheTSMOprovides regional strategies tocreateanefficient transportation systemandsupport
regional transportation goalssuchasreduced traveldelay, improved safety, reduced fueluseand
improved transit reliability. TheTSMOplanincludes thefollowing projects thatarelocated within
theproposed HappyValleyTownCenter:  

Planned Investments for2020:  
ndndAvenue to172Avenue: ArterialCorridor Management withSunnyside Road from82

TransitPriorityTreatment andAdaptive SignalTiming

Metro’sUrban Growth Management Functional Plan
Metro’sUrbanGrowthManagement Functional Planprovides toolsthathelpmeetgoalsinthe2040
GrowthConcept, Metro’slong-rangegrowthmanagement plan.  Thefollowing indicate elementsof
theplanspecifically pertaining totransportation and/oratowncenter:  
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Title 2 – Regional Parking Policy

TheMetro2040GrowthConceptcallsformorecompact development toencourage moreefficient
useofland, promote non-autotripsandprotectairquality. Inaddition, thefederally mandated air
qualityplanadoptedbythestatereliesonthe2040GrowthConcept fullyachieving its
transportation objectives. Thistitleestablishes regionwideparking policies thatsettheminimum
numberofparkingspaces thatcanberequiredbylocalgovernments forcertain typesofnew
development. Itdoesnotaffectexisting development. Parking maximums arealsospecified. Bynot
creatinganoversupply ofparking, urbanlandcanbeusedmoreefficiently.  

Title 6 – Central City, Regional Centers, Town Centers andStation Communities

TheintentionofTitle6istoenhance theCenters designated onthe2040GrowthConcept Mapby
encouraging development intheseCenters toenhance theirroleastheprincipal centers forurban
life. Metroworkswithcitiesandcounties toimplement development strategies whichwillincludean
analysisofthebarriers tomixed-use, pedestrian-friendlyandtransit-supportive development, an
accelerated reviewprocess forpreferred typesofdevelopment, ananalysisofincentives to
encourage development andaprogramtoadopt theincentives. Theplanofactionandinvestment
toenhance thecentermustalsoincludeaplandotachieve thenon-SOVmodesharetargetsadopted
bythecityorcounty pursuant totheRegional Transportation Functional Plan.   

Title6alsooutlineshowacityorcountycanbeeligible forlowermobilitystandards andtrip
generation rateswhencalculating theeffectnewdevelopment inthetowncentermayhaveonthe
existing transportation systemplan (TSP). Amongtherequirements forbecoming eligible forthis
mobility standard reduction istheadoption ofcodelanguage thatprohibitsauto-dependent usesthat
relayprincipally onautotrips (suchasgasstations, carwashes, andautosaleslots) inthetown
center’slandusedesignations. Furtherstudywilloccurthrough thesubsequent phasesofthis
project todetermine ifHappyValleywillseekthe30% mobility standard reduction.    

Otherrecommendations andguidance fromMetro’sTitle6include thefollowing. Asdefinedby
Metro, TownCentershaveanaverageof40residents and/orworkers peracre. Title6alsostates
thatCenters needamixofusestobevibrantandwalkable. Thismixofusesisfurtherdefined in
Metro’sStateoftheCenters Report. Centersalsoneedamixofhousing typestobesuccessful. Cities
andcounties areencouraged tolocategovernment offices inCentersandarerequired toreporton
theprogress madeintheirCenters toMetroeverytwoyears. 

Metro’sState oftheCenters Report: Investing inOur Communities
Metro’sStateoftheCentersReport, published inJanuary2009, isanassessment ofthePortland
MetroArea’scenters asidentified intheMetro’sadopted 2040GrowthConcept Plan. Itprovides
basicdemographic information foreachCenter, describeshoweachCenterhasdeveloped andlists
thetypesofamenities eachCenteroffers.  Thereport isintendedtofacilitate discussions across the
regionabouttheaspirations ofeachcommunity forfocusing housingandemployment growthin
theirCenters. Italsodescribes anactivityspectrum andtypologies thatprovideexamples of
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successful Centers inthePortland areainordertobetterunderstand therelationships between
transitavailability, thenumberofpeopleperacre, urbanformandthediversityofbusinesses
required tomakeacommunity vibrant. Morespecifically, thisanalysis looksatcertainbusinesses as
urbanamenities" thathelpcreatedesirable localdestinations andenhancetheamountofeconomic

andsocialactivity inCenters.Theseurbanamenities listedinthereport include: bakery, bar, bike
shop, bookstore, brewpub, childcare, cinema, clothingstore, coffeeshop, deli, drycleaner, fast
foodrestaurant, fitnessgym, fullservice restaurant, gardenstore, grocerystore, limitedservice
restaurant, musicstore, andwinebarsalesandusetypes.   
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Comparable TownCenters
Several towncenters fromaroundthemetroareawereexamined inordertoprovideexamples and
toillustrate thephysical attributesofthetowncenterenvisioned forHappyValley. Eachofthetown
centersdescribed belowhasspecific features thatwereconsidered ascomparable anddesirablefor
HappyValley’sscaleandchallenges.  

Troutdale Town Center
TheTroutdale TownCenter, asidentified by
Metro, encompasses 301acres. Thecenterhas
directaccesstoI-84andisserviced bythree
separate buslines. Themajorityofthecenteris
autoorientedwiththeexceptionofthe
downtown mainstreet (whichispictured here).  
Similar toHappyValley, Troutdale’stowncenter
hasalowaverage ofpeopleperacreandhas
several commercial areasdispersed throughout
theCity. Troutdale hasmadeinvestments inthe
downtown areatoimprove thepublic realm,  
walkability andactivecommercial usesinorder
tostrengthen theTownCenter.   
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Lake Oswego Town Center
LakeOswego’sTownCentercovers153acres
andincludesamixofemployment, housing
andcommercial uses. Italsoincludesagood
mixofurbanamenities suchasrestaurants,  
coffeeshops, grocerystores, bikeshops,  
bakery, bars, gardening stores, andafitness
gym. Ithasgoodtransportation accesswith
Highway 43andCountryClubRoad
connecting tothe205andI-5interstate
systems aswellasbusservice fromthreebus
linesthatconnect theCenter toPortland and
Washington County.   

LakeOswego’sTownCenterislocated ina
suburban contextwithasinglefamily
residential feel. Similar toHappyValley, italso
hasahigher thanaverage median income. Lake
Oswego’smixofuses, density, andscaleof
buildings illustrateagoodtowncenterexample
forHappyValley.   
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Bethany Town Center
Bethany’sTownCenter islocated in
unincorporated Washington Countyand
encompasses 104acres. Itfunctions asalocal
retailshopping destination andmulti-family
housing location. Theareahasaccess to
Highway 26viaBethany Boulevard. Thecenter is
servicedbyonelimited servicebuslinealong
Bethany Roadandischaracterized bya
curvilinear streetnetwork. Bethany hasoneof
thehighestmedian incomes, highesthome
ownership rateandlowest jobstohousing ratio
ofallthetowncentersevaluated byMetroinits
StateoftheCentersReport.  

Similar toHappyValley’sTownCenter,  
Bethany’sTownCenterwascreatedveryrecently
withnohistorical significance toitslocation.  
Through creative planninganddevelopment, a
centerwascreated toprovideamixofusesthat
support localretailneedsandworkstowards
limiting thenumberofvehiclesmilestraveledby
nearby residents.    

Senior Housing
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Orenco Town Center

TheOrencoTownCenter inHillsboro is174
acresandincludes retailandmedium density
housing. ThisTownCenter islocatedonone
sideofamajorarterial, CornellRoad. Cornell
provides accesstoStateHighway 26. Multiple
buslinesandaMAXstopislocatedwithin the
southern portionofthiscenter. Nearbyhigh
densityhousingandlargeemployers utilizethese
transitconnections andtheservices inthe
OrencoTownCenter.   

OrencoTownCenter isagoodexampleofa
mixedusecenteralongamajorarterial that
includes bothlarger format retailusesanda
more “mainstreet” mixeduseretail format
successfully.   
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Hillsdale Town Center

TheHillsdale TownCenter hasasuburban,  
single-family residential feelandisprimarily
geared towardserving thelocalpopulation. Itis
bisectedbyastatehighway, creatingachallenge
forpedestrian accesstobothsidesofthecenter.  
Significant effortshavebeenmadetoimprove
thepedestrian environment throughavarietyof
pedestrian infrastructure investments. Despite
thesechallenges, theHillsdale TownCenter isa
thrivingcenter forthelocalcommunity and
includes manyviablebusinesses andurban
amenities aswellasaweekly farmersmarket.  
Civicusessuchasalibrary, highschool, and
community centeralsoaddtotheviabilityofthis
center.   

Hillsdale iscurrently accessed predominantly via
theautomobile asmanyofthesurrounding street
networks lacksidewalksandefficient
connections. Parking isprimarily provided by
surface lotsandonstreetsastheuseofparking
structure islimitedduetolandvaluesandusesin
thiscenter. ManybuslinesserveHillsdale,  
providing public transittothiscenter.   
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