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Happy ValleyTownCenter
Needs, Opportunities, Constraints, andToolsReport

June22, 2011

Introduction
TheHappyValleyTownCenter project’sintent istore-locate theCityofHappyValley’stown
centeralongSunnyside Roadandtoprovideregulatory andstrategic toolstosupportaviable town
center. Thenewproposed locationforthetowncenteralongSunnyside Road, between

ndndapproximately 157and172Avenues, isanareapartially servedbytransitanddesignated fora
varietyofhigherdensityhousing, commercial andmixeduses. Thisprojectwillidentifyplan/zone
designations, alongwithotherdevelopment regulations, thatwillprovide theCitywithacentralized
mixofusestosupport thevitalityofthenewHappyValleyTownCenter.   

ThisreportbuildsontheTask2Existing Conditions Report, FutureBaseCaseTrafficMemo, and
RealEstateMarketOverview. Itoutlines thelanduseandtransportation needsthatarenecessary
forcreatingavibrant towncenter. Opportunities andconstraints fortheseidentifiedneedsare
evaluated andasetofimplementation toolsareidentified aspossible strategies andactions thatcan
implement thefinallanduseandtransportation recommendations thatwillbeselected inthenext
phaseofthisproject.   

StudyArea
Thisprojecthastwostudyareas, oneforlanduse, andonefortransportation. TheTransportation
StudyAreamatches theproposed TownCenterBoundary, asoutlined inFigure1below. The
proposed TownCenterBoundary coversapproximately 225acresandincludestwomajorarterials

ndndthSunnyside Roadand172Ave.), threecollector streets (162Ave., 157Ave. andMistyDrive), a
thsmallportionofafuturecollector street – 169Ave. southofSunnyside Roadandtwolocalstreets

HappyValleyTownCenterDriveandKingbird Drive). TheCurrentHappyValleyTSPhasplans
ndthtoextendMistyDriveeastto172Ave. andtobuild169Ave. northtointersectwiththeMisty

Driveextension.   

TheLandUseStudyAreaisasmallerareawithintheproposed towncenterboundary thatfocuses
specifically onparcels thatwillbestudied forapotential newzonedesignation thatprovide
opportunities forcommercial andmixedusedevelopment thatmaynotbepossible underthe
currentzonedesignations. SeeFigure1belowfortheapproximate boundaryoftheLandUseStudy
Area.   
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Figure 1: Town Center Boundary, andTransportation andLand Use Study Area Boundaries

NeedsAssessment
Transportation Needs
TheExisting Conditions ReportandFutureBaseCaseTrafficMemoidentifiedavarietyof
transportation projects locatedwithintheHappyValleyTownCenter thatarelistedintheHappy
ValleyTSPActionPlansandMasterPlans (January2011). TheTSPtakesintoaccount thecurrent
zoning inthestudyarea. Theplannedprojects include thefollowing:   

172ndAve. Widening North: Widento5-lanemajorarterialbetween Sunnyside Roadand
ClatsopStreet including provisionofsidewalks andbicycle lanes.    
162ndAve. Sidewalks: Constructsidewalks onbothsidesof162ndfromSunnyside Roadto
KingRoad. Bicycle lanesarealsoplanned forthisstreet fromSunnyside toHagen Road
according totheHappyValleyBicycleMasterPlan.  
169thAveExtension(segment “L” inFigure2): Construct anew3-lanecollector from

thAve., includingbikeandpedestrian facilities. ItislikelythatSunnyside Roadnorthto177
the169thAve. intersection atSunnyside Roadaswellastheintersection at172ndAve. will
bothneedtobesignalized.   
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MistyDriveExtension(segment “M” inFigure2): Construct anew3-laneeastwestcollector
from162ndAve. to177thAve., including bikeandpedestrian facilities. Itislikelythatthe
newMistyDriveextension’sintersections with162ndAve. and172ndAve. wouldbothneed
tobesignalized.   

Figure 2: Excerpt from Happy Valley Motor Vehicle Master Plan from TSP

ScouterMountainTrail: Regional trailthatwilleventually connect theSpringWaterCorridor
southdowntotheClackamas RiverTrailnearHighway 212/Highway 224split. Aportionof
thistrailalignment isproposed torunalongRockCreekthrough theTownCenter
boundary. SeeFigure3below.    
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Figure 3: Excerpt from Happy Valley Pedestrian Master Plan from TSP

Giventheplanned transportation improvements described above, therewilllikelybefewadditional
transportation needs resulting fromtherecommended landusechanges within theLandUseStudy
Areaboundary. Anevaluation offuturebasecasetrafficvolumes wasconducted inTaskIIandthe
resultssummarized intheFutureBaseCaseTrafficMemo. Sixexisting intersections withinornear
thestudyareawereevaluated fortheirperformance underthefuturebasecasetrafficvolumes.  
BasedonCityandCounty intersection performance standards, allofthestudyintersections would

ndperformwithacceptable operations duringthePMpeakhour, except forSunnyside Road/162
Ave., whichonlybarelyexceeds theCity’srequired Volume/Capacity standard of0.90 (theV/Cfor
thisintersection performedat0.98). Therefore theremaybesomeadditional improvements needed
forthisintersection asdevelopment isphased intothestudyarea.   

Another possible transportation needcouldbethefutureplanning andconstruction ofanadditional
east-westconnector southofSunnyside Road. There iscurrentlyalackofeast-westnetwork
plannedsouthofSunnyside Roadpartially because RockCreekandtheprivategreenspace
surrounding Stonybrook Courtcreateadifficult barrier foragridstreetnetwork southofSunnyside
Road. Thesebarriersnotonlyimpactmotorvehicleconnectivity, butpedestrian andbicycle
connections aswell.   

Pedestrian andbicycle facilitiesandnetworks arewellservedbytheHappyValleyBicycleand
Pedestrian MasterPlans. ThePedestrian MasterPlanwilltieintoalarger regional trailsystem
through theScouterMountainTrail. Thisplanned trailwillconnect theTownCenter totheSpring
WaterCorridor tothenorthandtotheClackamas RiverTrailtothesouth. Beyond thepedestrian
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andcycling facilities described bytheHappyValleyMaster Plans, theremaybeaneedforadditional
finergrainbicycleandpedestrian connections withinthestudyareatoensuremaximum walkability
andnon-vehicular transportation issupported.   

Regarding transit, theTownCenterareaiscurrently servedbyTriMet’sbusroute155. Itcurrently
ndhasbusstopsonSunnyside Roadattheintersection of152ndand162Avenues, aswellason

ndMistyDriveneartheintersections of157thand162Avenues. Busservice isprovided Monday
throughFridayevery40minutes fromapproximately 6:00AMto11:00PMandonweekends
approximately every45minutes fromapproximately 7:00AMto11:00PM. Itisabouta15minute

ndbusridefromthe152Ave. andSunnyside busstoptoClackamas TownCenterTransitCenter
whichprovides access totheMaxGreenLine. Therearecurrentlynoplanstoextendbusservice

ndfurtherdownSunnyside Roadtowards theintersection with172Ave. Withtheimplementation of
theTownCenter, therewouldbeaneedtoextendtheTriMetboundary androute155totheeast
endoftheTownCenterwithadditional busstops. Thepossibility ofmorefrequent busservice may
alsoneedtobeexplored. Theloopingofbusroute155providesagoodopportunity fortransit- 
oriented landusealong162ndAve. intheTownCenter.  

Land Use Needs
TheRealEstateMarketOverview memoprovidedapreliminary development programforthe
TownCenter. HappyValleycontinues tobeanattractive location forresidents duetoitsrelatively
lowproperty taxrates, excellent publicschoolsandconvenient accesstohighway andmasstransit
systems. Futureresidential development potential intheTownCenterwilllikelyconsistofamixof
single-familysmall lot “cottage” units, townhomes andmultifamily apartments andmid-riseflats.  
Theproximityofthestudyareatotransit (TriMetbusroute155) aswellastheCity’sdesireto
support transitoriented development promotes higherdensity transit-supportive development
patterns. Table1belowsummarizes thepreliminary market forecast forhousingwithintheTown
Centerarea. Theanalysis assumes thatcurrentmarketconditions improve measurably byyear2012.  

Table 1. Preliminary Residential Development Program, Happy Valley Town Center, 2011 to2035

2011to 2021to
20202035Total

Single family (dwellings) 60to120120 to240180to 360

Townhomes ( dwellings) 120 to210240 to450360to 660

Multifamily (dwellings) 210 to450450 to870660to 1,320

Total NewDwellings 390to780 810to1,560 1,200to2,340
Source: compiled byFCSGROUP.   
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Thepreliminary officeandretail/commercial development programinTable2showsalowand
highrangeofpotentialdevelopment. TheHappyValleyTownCentercouldpotentially be
positioned tocaptureapproximately 10percentoftheexpected netnewofficedevelopment andup
to40percentofthenetnewretail/commercial servicedevelopment potential withintheHappy
Valleyurbanserviceboundary byyear2035.  

Table 2. Preliminary Office andRetail/Commercial Services Development Program,   
Happy Valley Town Center, 2010 to2035 (gross floor area insquare feet)  

LowMedium High

Office237,400 316,500 395,500

Retail/Commercial Services524, 400 699,200 875,200

Total 761,800 1,015,700 1,270,700

Notes: 
Derived fromtheDraftHappyValleyEconomic Opportunities Analysis, May2011

Source: compiledbyFCSGROUP.  

Theofficeandretail/commercial analysis isderived fromtheDraftHappyValleyEconomic
Opportunities Analysis (EOA) - May2011. Thelowtohighrangeofpotentialofficeand
retail/commercial development depicts therangeassumed bytheDraftEOA. Theactualamountof
officeandretail/commercial development willvaryfromyeartoyearandwilldepend uponrelated
strength inemployment growth, household growthandbuyingpower inthearea.  

Taking theseeconomic forecasts intoaccount, landusedesignations thatallowamixofresidential
andcommercial withsomelimitedofficeshouldbeprovided intheTownCenter. Theexisting land
usedesignations withintheTownCenter boundary (akaTransportation StudyArea) butoutsideof
the40-acreLandUseStudyAreaboundary willlikelynotchangesignificantly sincetheyarein
compliance withtheRockCreekComprehensive PlanandtheEastHappyValleyComprehensive
Plan, respectively. Thefocusofthenewlanduserecommendations willbefortheLandUseStudy
Area (seeFigure1forboundary) – whichiscurrently zonedacombination ofCityR-10 (1
unit/10,000sq. ft) andClackamas CountyRRFF-5 ( 1unitfive acres). Thefollowing landuseswill
beconsidered andevaluatedfor possible rezoningoflandwithintheLandUseStudyArea
boundary:  

Residential 5,000SquareFeet (R-5). Average lotsizeof5,000sq.ft.   
Housing typology includes singlefamilydetached (cottagehomes), singlefamily
attached, duplexes, andtriplexes.   
Commercial landusesaregenerally notpermitted. Parksandopenspaces arepermitted.  
Institution uses (churches andschools) canbeconditionally permitted.   
Note: R-5isalowdensitydesignation andnotgenerally appropriate forTownCenters,  
exceptasatransitional use.  

Mixeduseresidential – SingleFamily (MUR-S). Minimum densityof6du/netacreand
minimum lotsizeof4,000sq.ft.   

Housing typology includessinglefamilydetached (cottagehomes), singlefamily
attached, duplexes, andtriplexes.   
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Limitedcommercial retailusesarepermitted subject tospecific provisions. Parksand
openspacesarepermitted. Institutional uses (churches andschools) canbe
conditionally permitted.   
Note: MUR-S isalowdensitydesignation andnotgenerally appropriate forTown
Centers, exceptasatransitional use.  

SingleFamilyAttached Residential (SFA). 10to15du/netacre.   
Housing typology includes singlefamilyattached (townhouses/rowhouses).   
Limitedcommercial retailusesarepermitted subject tospecificprovisions. Commercial
officeisconditionally permitted andissubject tospecificprovisions. Institutional uses
suchaschurches andschools areconditionally permitted. Parks, recreation buildings,  
andplaygrounds arepermitted.   
Note: SFAisatthelowerendoftransit-oriented residential density.  

MixedUseResidential – Attached (MUR-A). 10to12du/netacre.   
Housing typology includes townhouses/rowhouses, duplexes, andtriplexes.   
Limitedcommercial retailusesarepermitted subject tospecificprovisions. Commercial
officeisconditionally permittedandissubject tospecificprovisions. Institutional uses
suchaschurches andschoolsareconditionally permitted. Parks, recreation buildings,  
andplaygrounds arepermitted.   
MUR-Aisatthelowerendoftransit-oriented residential density.  

MixedUseResidential – Multi-FamilyLowDensity (MURM1). 15to24du/netacre.   
MixedUseResidential – Multi-Family Medium Density (MURM2). 25to34du/netacre.   

Housing typology includesattached dwellings (townhouses, duplexes, rowhouses),  
seniorhousing, andhigh/medium/lowdensitymulti-familydwellings (apartments).   
Neighborhood retailuseisallowedbutismeanttoprovideservices tolocalresidents
andnotattractoutside traffic. Example allowed usesincludecoffeeshops, cafes,  
florists, grocery, videorental, andothersimilarretailuses. Drivethrough services are
notallowed andtotalcommercial floorareaislimitedto3,000, 5,000or7,000square
feetdepending onthelocationofthebuilding – whether itisneartheintersection of
anarterialandacollector, acollectorandacollector, oracollectorandalocalstreet.  
Professional andmedicalofficeusesareconditionally allowed inthesedistrictsaswell
butaresubject tosimilar restrictions asthecommercial retail. Institutional usessuchas
churches, parksandschoolsareconditionally allowed.   

MixedUseResidential – MixedBuilding (MUR-X). Samedensities rangeasMURM1 and
MURM2 allowed.   

Mixedusebuildingsdesignation isintendedforbuildings withacombination of
residential andretailwiththeprimaryuseofthebuilding beingresidential. Alarger
rangeofretailusesareallowed intheMUR-Xascompared totheMUR-M. Some
examples ofthesebroader ranges includenondriveupbanksandATMs, drug
stores, hotels, postoffices, andrestaurants. Professional andmedicalofficeusesare
allowed inthisdistrict. Institutional usessuchaschurches, parksandschoolsare
conditionally allowed.  
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MixedUseCommercial (MUC).   
Mixedusecommercial districtswillprovide fortheconvenient commercial needsof
residential neighborhoods andofficeworkers inlocations adjacent toandwithin
residential andofficeareas. Thelocationofservices andofficesnearresidential units
andmajor transportation networks shouldpromote useofalternative modesof
transportation suchasbusridership, bicycleandpedestrian activity. Retailuses
shouldbeprimarily located onthegroundfloortoencourage aninteresting and
activestreetscape. Buildings shouldbeoriented towardsthestreetoraccessway with
clearly markedentrances. Blankfrontage wallsatstreetlevelarediscouraged. Awide
rangeofcommercial retailandofficeusesarepermitted. Libraries, postoffices,  
community centersanddaycaresarepermitted whilechurches, parks, andschools
areconditionally permitted.   
Awiderangeofresidential densities areallowed ranging fromminimum lowdensity
of15du/netacretomaximum highdensityof50du/netacre.   

Besides residential andcommercial uses, another possible needfortheTownCenter isasitefora
civicuse. Thecivicusecouldrangefromacommunity centerbuilding toaplaza, central green
space, orpark. RockCreekanditsprotective ripariancorridor arecurrently almost inaccessible by
thepublicwithinthestudyarea. Plansforaregional trailalignment alongRockCreekcouldbe
augmented byadditional pedestrian connections between thenewcivicsite, theexisting Happy
ValleyCityHallandtheregional trailsystem. Theadditionofacivicuseandafinegrainpedestrian
networkwouldsupportHappyValley’sComprehensive PlanGoals8 (Recreational Needs) and12
Transportation).   

Opportunities andConstraints Analysis
Transportation – Opportunities

Improve connectivity ofstreetnetwork through implementation ofplannedTSP
infrastructure investments aswellasadditional finegrainlocalstreetnetworks.Key

ndimprovements include theMistyextension andmulti-modal improvement of162Ave.  
ProvidepublicaccesstoRockCreekandincrease overallwalkability ofareathrough public
realmimprovements thatfocusonapedestrian oriented streetscape andarobust trail
network thattiesintotheregional trailsystem.   
Increase bicyclenetwork throughtheplanned streetscape improvements (including bike
lanes) andtrailsystem.   
Transportation optionsbuildingontheexisting transitconnections throughexistingTriMet
busroute155’sconnection toregional lightrailsystem.    
Existing landusesfromtheEastHappyValleyComprehensive Planeastoftheplanned
extension ofMistythatwillprovideopportunity foremployment andcommercial
development.  

57



58

Transportation – Constraints

Steepslopesandprotected waterqualityareas (RockCreekandavarietyofwetlands) aswell
ashabitatconservation areaswillconstrainnewroadway extensions andincrease costsdue
totheneedforbridgestocrosstheseslopedandnatural resource lands.   
Existing landparcelization inthestudyarea, especially intheLandUseStudyArea, will
present challenges toidentifying andimplementing newroadwayalignments.   
Lackofeast-westroadnetwork plannedsouthofSunnyside Roadpartiallyduetosteep
slopesandRockCreekandpartiallyduetotheprivategreenspace surrounding Stonybrook
Court. Thiscreatesadifficult barrier forimplementing agridstreetnetwork southof
Sunnyside Roadforbothmotorvehicles aswellaspedestrian andbicycleconnections.   

Figure 4: Excerpt from Happy Valley Steep Slopes and Natural Resource Overlay Zone Map

Land Use – Opportunities

Existing development alongHappyValleyTownCenterDriveaswellastheHappyValley
CityHallalready provides activeplacesforthecommunity. Thereisanopportunity to
leverage theenergyandidentity thathasbeguntoestablish inthisareathrough integration
ofnewlanduses, pedestrian-oriented streetscapes, andinvestments inthepublic realm. 
Newtransit-oriented residential, officeandretaildevelopment inthe40-acrelandusestudy

ndareaeastof162Ave.  
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Locationofananchorcivicuseandcentral publicgathering areawithinthe40-acrelanduse
ndstudyareaeastof162Ave.  

RockCreekanditsassociated ripariancorridorprovideaunique opportunity foranatural
parkaswellastheplanned ScouterMountain Trailalignment – akeypedestrian feature for
theTownCenter.   
Existing landusedesignations fromtheHappyValleyComprehensive Plansupport the
economic program forecasted forthestudyarea.   
Avarietyoflandusedesignations available intheHappyValleyZoningCodewillprovide
theopportunity todesignate landusesintheTownCenter’sLandUseStudyAreathatwill
furthersupport theeconomic program forecasted fortheTownCenteraswellassupporting
transitorientedmixeduses, civicuses, parks, andopenspaces.  
Overthelongterm, thereareopportunities forinfillandredevelopment oflandwestof
162ndincluding redevelopment ofsurfaceparking.   

Land Use – Constraints

Steepslopesandprotected waterqualityareas (RockCreekandavarietyofwetlands) aswell
ashabitat conservation areaswillconstrain newdevelopment anddecrease thetotal
buildable landsarea. Thismaylimitthe studyarea’sability tomeettheeconomic demand
forecasts.  
Existing landparcelization andcommitted development inthestudyarea, especially inthe
LandUseStudyArea, willpresent challenges todeveloping complete communities witha
wellconnected streetandpedestrian network asprojects maybeimplemented piecemeal. In
addition, existingproperty ownerswithhighvaluehomesmaynotbeinterested in
redeveloping theirproperties withhigherdensities andmixedusesasenvisioned bytheplan
forquitesometime, slowing theimplementation oftheTownCenter.   

Implementation Tools
Arangeofimplementation “ tools” havebeen identified toprovide strategies andactionstomeet
projectobjectives forlanduseandtransportation inthestudyareaswhilemaximizing opportunities
andavoidingorminimizing constraints. Thesemarketandredevelopment tools includepotential
revenue sources aswellasimplementation toolssuchaspoliciesandregulations.   

Funding Tool Options
Theimplementation ofatowncenterplanwillrequire improvements tovirtuallyallpublic
infrastructure facilities, inaseriesofnear-termandlong-termcapital improvement projects.  The
planned infrastructure improvements necessary toservetheHappyValleyTownCenter areaarea
significant financial expenditure forthecommunity. Someoftheinfrastructure enhancements (such

ndastheSE162Ave. connection, localpedestrian/bicyclesystemimprovements) willprovidea
directbenefit toon- andoff-sitebusinesses, worker, andresidents; thereforeamixoflocalcityand
county funding techniques wouldbeappropriate tohelpspreadthecostoftheimprovements to
thosewhobenefit.    
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Theprimarypurpose ofthissection istoconsider waystheCityofHappyValleycan workwith
existingandfutureproperty ownersandprivate investors/developers/tenants togenerateadequate
revenues required toconstruct orfundnecessaryon-siteinfrastructure. Potential fundingoptions
thathavebeenevaluated include:  

SystemDevelopment Charges (SDC) 
Supplemental StreetSDCs
UrbanRenewalProgram, TaxIncrement Financing
Local Improvement Districts (LID)  
ZoneofBenefitorReimbursement District (ZBD)   
Economic Improvement District (EID)  
GeneralObligation and/orRevenue Bonds
LoansandGrants
Dedications

Abriefsummaryoflocalfundingtechniques usedinOregon includes:  

System Development Charges

ORS223.297 – 223.314provides “auniform framework fortheimposition ofsystemdevelopment
chargesbygovernmental units” andestablishes “thatthechargesmaybeusedonlyforcapital
improvements.” AnSDCcanbeformulated toincludeoneorbothofthefollowing components:  
1) areimbursement fee, intendedtorecoveranequitableshareofthecostoffacilities already

constructed orunderconstruction and (2) animprovement fee, intendedtorecoverafairshareof
future, planned, capital improvements neededtoincrease thecapacityofthesystem.  ORS222.299
defines “capital improvements” asfacilitiesorassetsusedfor: 

Watersupply, treatment anddistribution;  
Wastewatercollection, transmission, treatment anddisposal;  
Drainage andfloodcontrol;  
Transportation; or
Parksandrecreation. 

SDCsmayinclude an “improvement fee” fornewfacilities anda “reimbursement fee” associated
withcapital improvements alreadyconstructed.  SDCscannotbeusedforoperation orroutine
maintenance.   

SincetheTownCenter islocatedwithinClackamas County, thejointcity/county transportation
SDCordinance andmethodology willneedtobeupdated toincludeeligible roadway elements, such

ndasimprovements to162Ave.  Note, thecityandcounty intendtoupdate thetransportation SDC
methodology uponcompletion oftheCountyTransportation System Plan (scheduled for2012).    
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Inordertoenhance SDCrevenues andallocateSDCfunds, thecityshouldconsider revisiting and
updating itsSDCmethodology reports fortransportation, parksandstormwater facilities. This
wouldentailanupdatetothecapital facilities program list, costestimates, andcalculation of
improvement feeandreimbursement feecalculations.  Keyobjectives oftheSDCupdatescould
focuson:   

FullCostRecovery (theuseofthecurrentTownCenterareacapital facilities plan, with
consideration ofareimbursement fee, improvement fee, andplanning/permitting
component, annualescalations).  
Bike, pedestrian andtransit facilities elements (relatestoFullCostRecovery forstreet
andpedestrian, bicycleandtransit facility improvements). 
Incentive-BasedSDCs (SDCadjustment/reduction forfuturemixed-usedevelopments in
theTownCenterthatprovideon-sitetraveldemand management techniques whichlower
peaktripgeneration).   
Variable SDCsforhigherdensityand “green” design (specialSDCreductions canbe
provided fordevelopments thatmeetcertainpolicyobjectives, suchasdensity targetsor
greendesign” standards).  

Supplemental Transportation System Development Charges

HappyValleymayconsider working withClackamas County tocreateanSDCoverlaydistrict for
theTownCenterarea.  Sincetransportation elements usuallyaccount forover ¾ ofthetotal
infrastructure costs, theprimary emphasis inanSDCoverlay districtwould likely includestreets,  
pedestrian, bicycleandtransit facilities. Whilesupplemental SDCs intargeted locations canresultin
additional funding forcapitalprojects, thepotential downsides ofsupplemental SDCsinclude: risk
ofhigher impact feesinthetowncenterarearelative toother locations whichmaydissuade private
investment; andhigher administrative costsinmanaging multipleSDCfundingaccounts.  These
riskscanbemitigated byadoptingclearandobjectiveSDCadministrative standards, andapplication
ofincentive-basedSDCpolicies (suchasratereductions formixed-usedevelopments).   

Local Improvement District

CitiesinOregon havethestatutory authority toestablish local improvement districts (LID) andlevy
special assessments onthebenefited property topayforimprovements. LIDsresult inupfrontor
annualpayments fromaffectedproperty ownerswithinadistrict.  LIDsarepayable inannual
installments forupto30years. LIDsaregenerally usedforcapital improvement projects thatbenefit
numerous large tenantsand/orprivateproperty owners. Thefuturerevenue stream generatedby
LIDscanbeusedbylocalgovernments toobtain financing throughtheuseofloans (e.g., Oregon
PublicWorksTrustFund) orbonds (e.g., issuanceofrevenue bonds).   

TheformationofLIDdistrictscouldbeapotential primarysourceoffunding fortowncenter
streetscape improvements because therewillbedirectbenefits tomultipleproperty owners. New
LIDsrequireapprovalbyatleast51% oftheaffected properties within thedistrict. Inrecentyears,  
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HappyValleyutilizedLIDsinconjunction withtransportation systemdevelopment charge funding
ndtopayfornewroadways withinthetowncenterarea, suchas152Ave.  and MistyDrive.  

Theprimary advantage ofLIDsfromthecity’sperspective istheabilitytoobtainaconsistent level
ofrevenue generation earlyinthedevelopment process. Financial intermediaries, suchasbanks,  
nowviewLIDsasamorereliable funding sourcethansomefunding sources (suchasSDCs) and
therefore aremoreapttoprovide loansbasedonfutureLIDrevenue streams.  However, the
financing termsfor “rawland” LIDshavebecome farmorestringent sincethe2007 “financial
crisis,” andarenowfarlessfavorable thanthefinancing termsgiventomunicipal bondissuesor
stateinfrastructure loans. 

Zone ofBenefit orReimbursement District

Similar toLIDs, citiescannegotiate public/privateadvance financing arrangements withdevelopers,  
whereadeveloper agreestofrontcapital improvements/investment (suchasanewtrafficsignal)  
withinadesignated zoneofbenefitdistrict (ZBD). Thelocal jurisdiction thatadoptsazoneof
benefitappliesaspecialdevelopment impact feethatischarged basedonaproportional benefit to
properties forthecapital infrastructure. Thedeveloper isthenpartially reimbursed asnewlanduse
development approvals aregrantedwithintheZBDoveraperiodthatusuallyextends 10-15years.  
WhileZBDshavebeensuccessfully utilized inurbanClackamas County inthepast; however thereis
noguarantee thatfuturerevenues willbeassteadyandreliableaswiththeLIDorproperty tax
assessments.   

Economic Improvement District

CitiesmayestablishanEconomic Improvement District (EID) orbusiness improvement district
BID) tocreateadditional revenue fortargeted infrastructure improvements orenhanced

operating/advertising services (e.g., publicsafetyormarketing withindowntown).  Revenue from
EIDscanbegenerated usingannualassessments basedonbuilding area, parkingstalls, orassessed
valuation. Theformation ofaspecialbenefitdistricts requires theidentification ofimprovements
andservices tobefunded, alongwithanassessment mechanism andmethodology report thatis
subject toapproval bythemajorityofproperty owners withinthedistrict.  InOregon, mostEIDs
arelimitedtorelatively smallannualassessments andusedtoenhance maintenance andmarketing
activities, ortooperateandmanage specialparkingdistricts. 

Urban Renewal District

Theremaybeopportunities toutilizefunding fromthecreationofanewUrbanRenewal District
URD) foreligibleeconomic development improvements.  Inmanycases, URDfundsarecombined

withother localfundingsources (e.g., LIDs) toleveragenon-localgrantsorloans.  Basedon
discussions withcitystaff, theexisting URDfundingpotential islimitedbycurrentURDs (whichare
approaching themaximum allowed landarealevels).  Hence, anewURDisnotalikelynear-term
fundingoption.  Theestablishment ofaURDcouldberevisited inafewyears.  Thecitymay
consider eithercreatinganewURDorexpanding anexistingURD.    
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Maximum Indebtedness Requirements

AfterthepassageofHouseBill3056 (passedbytheOregonLegislature in2009) urban
renewal agencies havenewlimitsontheamountsofmaximum indebtedness (MI) inan
urbanrenewalplanadoptedafterJanuary1, 2010.   

Ifthetotal “frozentaxbase” is $50millionorless, thetotalMImaynotexceed $50
million.    
Ifthefrozen baseismorethan $50million, butlessthanorequalto $150million,  
thenMImaynotexceed $50million, plus ½ ofthedifference between $50million
and $150million.   
Ifthetotalfrozenbaseisgreater than $150million, thetotalMImaynotexceed
100million, plus35% oftheamountover $150million.   

Increases inMImaynotexceedanaggregate of20% oftheoriginalMIoftheUR
Plan, butwithan “indexing” oftheoriginalMIfromJuly1, 1999oroneyearafter
theplanwasinitiallyapproved, whichever islater. Indexing mayonlyhappenonce.  

Revenue Sharing Possibilities

Therearealsonewpossibilities forrevenue sharingwithoverlapping districts forplans
adoptedorsubstantially amended toincreaseMIafterJanuary1, 2010.   

thRevenue sharingamongoverlapping taxdistricts beginsinthelaterofthe11year
aftertheinitialplanwasadopted, orwhentaxincrement finance (TIF) collections
equalorexceed10% oftheinitialMI.  
ForanyyearwhenTIFcollections equalorexceed10% oftheinitialMI, butareless
than12.5% oftheinitialMI, theURagency receives the10%, plus25% ofthetax
increment between10% and12.5%. Overlapping taxdistricts receive75% ofthetax
increment between10% and12.5%.  
ForanyyearwhenTIFcollections equalorexceed12.5% oftheinitialMI, theUR
agency receives the12.5% taxincrement, andanytaxincrement collections greater
than12.5% aredistributed tooverlapping taxingdistricts.  

Concurrence Waivers

Variations inthemaximum indebtedness requirements andtherevenues sharing
provisions canoccurifthemunicipality obtains thewritten concurrence oftheoverlapping
taxdistricts thatimposeatleast75% ofthetaxesimposed underthepermanent ratelimits
intheURD.    

InlightoftheseandotherURDprovisions, thecityofHappyValleymayconsider anexpansionof
anexistingURDorthecreationofanewdistrict.   

Issuing Bonds

Atpresent, theCityisnotinafinancial position topayforneededcapital improvements with
existing fundreservesortaxes. Absentexisting available fundingandlow-costloanprograms (which

63



64

maybeavailable fromtheOregonSpecialPublicWorksFundorothersourcemanaged bythe
Business Oregon, Infrastructure FinanceAuthority), theCitymayrelyonconventional municipal
bonddebttofinance theconstruction ofitsproposed capital program.  Therearesomebenefits to
thisformoffinancing.  First, aswithalldebt, itspreadscapitalcostsoverthetermofthebonds.   
Furthermore, bonds implementalevelofequitybydissipating theburdenamongcurrentandfuture
customers.  Finally, bondsallowflexibility thattheaforementioned assisted programs donot
through repayment options.    

General Obligation Bonds

General Obligation (G.O.) Bondsofferattractive conditions relative torevenue bonds.   
G.O. bondsareissuedagainst theCity’sgeneral fundandtaxingauthority.  G.O. bonds
offerslightly lower interest ratesthanrevenue bonds, beingbackedbytheCity’staxbase.   
Fromtheinvestor’sperspective, taxbackeddebtismoresecure.  Thesebondsalsocarry
noadditional coverage requirement, allowing theCitytocollectrevenues necessary to
meetannualdebtservicewithnoadditional financial consequences.  G.O. bondscanbe
politically unpalatable ifthemunicipality’sconstituency doesn’tsupport theproject
purpose.    

General obligation bonds, while issuedagainst thetaxingauthorityoftheCity, maybe
repaidbyotherdedicated revenues. Thisarrangement takesadvantage ofthemore
favorable terms, whilestillrequiring systemuserstorepaythedebt.  TheGeneralFund
wouldultimately remain responsible fordebtrepayment shouldraterevenues prove
insufficient.    

Revenue Bonds

Revenue Bondsare, bydefinition, backed bytherevenue ofautilityorenterprise fund, or
someotherdedicated revenuesource.  Because thepayment streamislesssecured thantax
backedbonds, revenue bondscarryhigher interest ratesthanG.O. bonds.  This
differential, however, maybeminimal.   

Revenue bondsareperhapsthemostcommon sourceoffundingforconstruction of
majorpublic facilityorutilityprojects. Toissuerevenuebonds, theCitywillberequired to
commit tocertainsecurity conditions relatedtorepayment, specifically reserveand
coverage requirements forannual raterevenues.  Theseconditions areincluded inthe
bondresolution tobeadoptedbytheCityandessentially imposecertainconservative
financial practices ontheCityasawayofmaking thebondsmoresecure.   

Thereserve requirement commits theCitytomaintain abondreserve, whichcouldbe
usedtomeetpayments iftheutility isincapable ofdoingso.  Thisreserve isoftensetat
theleastof (a) 10percentoftheissuepriceofallnewandoutstanding paritybonds, (b)  
maximum annualdebtserviceonallnewandoutstanding paritybonds, and (c) 1.25times
average annualdebtserviceonallnewandoutstanding paritybonds.  Thereserve
requirement isdictated bythetermsofthebondresolution.  Sincethereservecanbe
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invested andearninterest, thenetcostofproviding thereserve isrelatively small.  The
Cityhastheoptionofborrowing thereserve requirement aspartofthetotal loanamount,  
orcanfunditoverafive-yearperiodthrough ratesandinterestearnings.  

Revenue bondcoverage isalegalrequirement bindingautilitytodemonstrate thatannual
revenues exceedexpenses byamultipleofthedebtservicepayment.  Thisfactor isusually
atleast1.25, andishigherforagencies withunratedbondsorlowbondratings.  Revenue
bondcoverage factorscanrequirehigherutilityratesthanotherwise necessary inorderto
meetthecoverage target.  Anyaccumulated assessment reservesorotheravailable fund
reserves maybeusedtopayoffallorsomeoftheoutstanding principal.    

Double Barreled Bonds orHybrid Bonds

Doublebarreled bondsorhybridbonds includemunicipal bondsthatarebacked bytwo
ormorerevenue sources. Thesebondinstruments maybeviewedaslessriskythan
revenue bonds, since therearemultiple revenue streams thatarededicated tobond
payments.  

Loans andGrants

Federal, stateandregional (Metro) grantprograms, oncereadily available forfinancial assistance,  
weremostlyeliminatedorreplacedbylow-costloanprograms.  Remaining grantprograms are
generally limited inapplication, lightly fundedandheavilysubscribed.  Nonetheless, theeconomic
benefitofgrantsandlow-interest loanscanmaketheeffortofapplying worthwhile.    

Common specialprograms identified aspotential fundingsourcesaresummarized below:  

BankandStateLoans:Thecitymayutilizeprivatebankloansorstateloanstomake
strategic capital facilityupgrades.  GiventhecityofHappyValley’slimitedoperating
revenues, bankloanswouldonlybeviable forsmaller budget improvements thatpromise
rapidreturnontheinvestment. Stateloanfundsavailable fromBusiness Oregoncurrently
include theSpecial PublicWorksFund, andtheOregonBondBank. SpecialPublicWorks
fundsareavailable onacompetitive basistopublic jurisdictions andcanfundprojectsupto
3.0million insize, butrequirewell-secured loanguarantees fromtheapplicants.  Oregon

BondBankorOregon Infrastructure FinanceAuthority loanfundsmaybeavailable ifthe
project iswellsecuredandotherfundingalternatives arenotavailable.  
GrantsandLow-InterestFinancing:  Grantsoffersomepotential forthecapital
improvement projectsandinitiatives thatthecityisconsidering. Thecitymaybeableto
leverage non-localdollars usingdedicated localfunding.  Thereareseveral regional, stateand
federalgrantandloanprograms thatmaybeavailable fortransportation, water, sewer, and
stormwater improvements.  PleaserefertoMetroandBusiness Oregoncontacts forcurrent
grantandloanfundingopportunities.   
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Dedications

Jurisdictions canrequiredevelopers todedicate right-of-wayorpubic improvements (suchastrail
easements orstreet improvements) asaconditionoffuturedevelopment approval ifthosepublic
facilities areidentified inanadopted subareadevelopment plan, transportation systemplanorpublic
facilityplan, andthevalueoftherealestateandimprovements iscommensurate withthelevelof
impactgenerated bytheproposed development. Incaseswherededicated public facilitiesareeligible
forSystemDevelopment Chargecredits, thedeveloper maybeentitledtoanamountofSDCcredit
basedontheamountoftheSDCimprovement chargeandthevalueofthelandand/orcapital
facilityprovided.   

Implementation Tool Options

Public Policies

Comprehensive PlanAmendments – Newpolicies shouldbeconsidered to:  
Recognize theTownCenterAreaasfulfillingMetrorequirements forTownCenters. 
Establish theoverall vision fortheTownCenter asthefocusofmixeduseservingallof
HappyValley.  
Require thatalldevelopment intheTownCenterbedesigned tocreateawalkable,  
pedestrian-oriented character. 
Recognize theimportance ofintegrating transportation andlanduseintheTownCenter to
support transit, walkingandbiking.  
Prioritize theTownCenterasthelocation forcivicuses.  
Promote shared-parkingandotherparkingmanagement strategies toreducethedominance
ofparkingareas.  
Support greeninfrastructure andothersustainable development practices thatareintegrated
withurbandevelopment.  
Minimize theimpactofurbandevelopment onthewaterqualityandresourcevalueofRock
Creek.  
Promote stewardship ofRockCreekandotherresourceareasbyproviding publicaccessand
environmental education.  
Ensure thatawalkable networkofstreetsandtrailsareestablished withstrongconnections
totheregional trailsystemandRockCreek.  

Note: theabove-listedpoliciesareaninitialsetofideasandwillbedeveloped further inTask
4: Solution Identification.  

Regulations
ndPlan/ZoneDesignation Changes – establish newdesignations eastof162Ave. that

implement theabove-listedpolicies.  
Implement HappyValleyStyletoensurequalitydesign.  
Require masterplanning toensure cohesive development.  
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Consider implementing newroadway sectionsandspacing standards fortheTownCenter
area.   
Fordiscussion andevaluation – consider preparing aspecificareaplanfortheareaeastof

nd162Ave. toprovideavisionaryplanthatstreamlines development approvals, guidespublic
investment, andensures cohesive development.  

Other Mechanisms

Landassembly toovercome thepotential forpiece-mealdevelopment.  
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