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FCSGROUP MemorandumSolutions-Oriented Consulting

To: JoeDills, AICP Date: May16, 2011
OTAK, Inc.  

From: Todd Chase, AICP, LEED

CC: Project File #1859

REHappy Valley Town Center TGM Project Market Overview, Task2.4

A. INTRODUCTION
Thismemorandum provides anoverview oftherealestate anddemographic trends inHappy Valley
aspartofTask4RealEstate Market Overview fortheHappy Valley Town Center Plan. Aspartof
thistask, FCSGROUP (subconsultant) performed thefollowing activities:  

Evaluated current realestate trends inretail andoffice landswithin thePortland Metro areaas
wellastheprimary market areaforHappy Valley

Evaluated stateandregional datawhich identifies projected growth patterns inpopulation and
employment inHappy Valley

Utilized census andlocalmarket datatoidentify further demographic andsocioeconomic trends
thatdefine Happy Valley

Incorporated findings fromthe2011Happy Valley Economic Opportunities Analysis (EOA) to
address issues identified inthatreport astheyarepertinent totheRealEstate Market Overview

Thepreliminary findings foreachofthese activities canbefound below.  

B. ECONOMIC OVERVIEW
FCSGROUP conducted aneconomic overview andrealestate market analysis ofcommercial office, 
retail, andhousing development potential inadefined Primary Market Area (PMA) which includes

1theCityofHappy Valley andsurrounding areas. (Figure1) ThePMAisconsidered tobethearea
thatwillprovide theprimary support fornewdevelopment within theHappy Valley Town Center.  
Theemerging Happy Valley Town Centerwillalsoderive market support fromamuch larger
Secondary Market Area (SMA) (notshown) thatextends wellbeyond thePMAtoinclude the
southeast portion ofthegreater Portland Region. Theeconomic andmarket findings areintended to
document near-termandmid-termmarket demand forconceptual redevelopment projects inthe

1Thedefined Primary Market Area includes theareathat iscontained within approximately a10-minute
drive time (30-minute bicycle commute) oftheHappy Valley Town Center study area.  
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Happy Valley Town Center Area. Thisanalysis focuses ontheexpected levelofdemand fornew
commercial (retail andoffice) development andhousing development over thenext25years (2010
through 2035).   

Figure1. Happy Valley Town Center Primary Market Area (areawithin blueboundary)*  

Note: ThePrimary Market Area isdefined asthearea inside theblueboundary. Thisarea iswithina10-minute
drive (30-minute bicycle commute) oftheHappy ValleyTown Center area. Thegreen boundary reflects thearea
that iswithin a5-minute drivetime (10-minute bicycle commute), andtheredboundary reflects theareawithina
3-minute drive (6-minute bicycle commute) oftheTown Center location.   
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NationalandRegionalOverview
Thecurrent economic slowdown, which began inDecember 2007, isnowthelongest onrecord since
WorldWarII. Consumers arenowmorecautious ashome foreclosures riseandcompanies shed jobs
andtriminventories toremain profitable. Oregon posted anoverall jobgainof27,400jobsbetween
March 2010andMarch 2011, asthestate’sunemployment rate fellslightly to10.5percent inMarch
2011. 

TheU.S. andOregon economies arenowpoised forasluggish economic recovery according tomany
business economists. TheApril survey oftheNational Association ofBusiness Economists reported
better (lessnegative) results forindustry demand, profit margins, employment, capital spending, and
credit conditions. National economic growth (asmeasured byGross Domestic Product) isexpected to
increase bybetween 3.1percent and3.4percent annually thisyear, according totheFederal Reserve

2Bank. 

Likemany regions across theU.S., thePortland Region isexperiencing declining home values,  
stagnate income levels, high unemployment, andrelatively highoffice andretail vacancies. However,  
aspopulation increases within thegreater Portland Region andnewhouseholds areformed therewill
beemerging housing development opportunities, especially once thecurrent housing inventory is
absorbed. Commercial development opportunities will likely follow, once firmsbegin tohirenew
workers, andhousehold incomes begin torise.   

National population migration patterns, increases inimmigrant population levels, andnatural
population increases areexpected toresult inurban population growth rates forthegreater Portland
Region thatexceed national averages. Thepopulation ofthePortland-Beaverton-Vancouver Primary
Metropolitan Statistical Area (PMSA) increased from1.9million in2000tonearly2.2million by
2010. According toMetro, theregional government, PMSA population isforecasted toincrease over
theforeseeable future. Metro expects thePMSA toaddbetween 650,000and950,000people over the
next20to30years.  

Within Clackamas County, thehistoric 2000 to2010population growth ratewas1.1percent peryear,  
astheCounty expanded inpopulation from340,000to376,000people. Household sizeisakey
driver inunderstanding housing demand. Anaging babyboom population (U.S. citizens born
between 1945 and1964) combined withchanges insocioeconomic patterns (suchassingle-parent
households andfewer children percouple) aredriving down theaverage household size. Asindicated
inFigure 2, thenumber ofpersons perhousehold within thePortland Region was2.62in2005andis
forecasted todecline to2.49by2020. Asaresultofdeclining household size, therateofhousehold
formations isexpected toexceed population growth over thenext fewdecades.   

2Reported atApril27, 2011press conference inpresentation byFederal Reserve Chairman, Ben
Bernanke. 
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Figure 2Persons perHousehold Estimates andLong-termForecast
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Source: Metro.  

Increasing population within thegreater Portland Region willalsoresult inanexpanding labor force.  
Long-termjobgrowth forecasts byMetro expect anincrease over thenext50years. Metro forecasts
between 167,000and282,000newjobsadded tothePMSA between 2010and2020.  

AsthePortland Metro areagrows, suburban areaswill experience rising population. Over thelastten
yearsHappy Valley hasbeenoneofOregon’sfastest growing cities. According tothePortland State
University Population Research Center, theCityofHappy Valley hadapopulation of4,930in2001
andby2010ithadgrown to14,100, asshown inFigure3. Over thepastdecade (2000-2010), the
Cityadded 9,581people, morethandoubling itspopulation base.   
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Figure3. Happy Valley Population, 2001-2010

Source: Portland StateUniversityPopulation Research Center.  

U.S. Census data further substantiate thisrapid increase inpopulation. Asidentified inTable1, 
population growth inHappy Valley farexceeded thecounty, regional andstategrowth rates.  

Table1. Population Trends 2000-2010

20002010Change% Change
Happy Valley 4,519 14,100 9,581 212%  
Clackamas County 338,391 375,992 37,601 11% 
TriCounty Region* 1,444,219 1,641,036 196,817 14% 
Oregon 3,421,399 3,831,047 409,648 12% 
TriCounty Region includes Multnomah, Washington andClackamas Counties.  

Source: U.S. Census; Compiled byFCSGROUP. 

Themost detailed demographic data thatisavailable forHappy Valley isprovided bytheU.S.  
Census “American Community Survey” thatwasconducted between 2006and2008. TheAmerican
Community Survey indicates thatHappy Valley’sresidents have thefollowing characteristics:  

Largeamount offamily households inowner-occupied homes. Thevastmajority (86percent of
households) areidentified asfamily households;  

Residents arecomparatively younger; and

Residents aremoreaffluent thanthecounty andstatebyafairly significant margin.  
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Table2. Demographic andSocioeconomic Characteristics Circa 2007

Happy Valley ClackamasOregon
Population 11,239 375,858 3,727,407
Households 3,405 140,370 1,464,196
Family Households 2,936 97,117 935,944
Nonfamily Households 46943,253 528,252
Average Household Size 3.3 2.7 2.5
Average Family Size 3.6 3.2 3.1
Median Age 33.9 39.4 37.7
Median Household Income $ 100,510 $ 62,030 $ 49,033

Median Family Income$ 107,818 $ 74,700 $ 60,025
PerCapita Income  $ 44,731 $ 32,681 $ 25,893

Individuals Below Poverty Level 45533,205 496,433
Note: Income reported in2009 dollars.  
Source: U.S. Census Bureau 2006-08American Community Survey; Compiled byFCSGROUP.  

Market research dataprovided byESRI includes existing 2010 estimated population, ageand
household characteristics andshort-term (2010-2015) growth projections fortheHappy ValleyPMA. 
Asshown inTable3, theHappy Valley PMAcurrently includes anestimated 70,602people that
reside within26,061households. ThePMAisexpected toaddabout2,217households over thenext
fiveyears.  

Table3. Population andHousehold Forecast, Primary Market Area, 2010to2015
2010-2015

2010-2015Annual
200020102015ChangeChange

Population 56776,81. , 1610,6026,8602571% 

Median Age3536.5 36.5 -- 

Households 2 222,71. 1,0576,0618,2782165% 

Average Household Size 2.662.702.71 -- 
Note: Theprimary market areareflects theareawithina10-minute drive (30-minute bicycle commute) of

ndtheexisting Happy Valley Town Center (intersection of162 andSunnyside Road).  
Source: ESRI.  

While Happy Valley residents enjoy relatively highoverall income levels, thePMAhasadiverse
spectrum ofhousehold income levels. Asindicated inTable4, approximately 27percent ofthe
households earn lessthan $35,000peryear; 61percent earnbetween $35,000and $99,000; and12
percent earnover $100,000peryear.   
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Table4. Households byDisposable Income, Primary Market Area, 2010Estimate

HouseholdsPercent

Total 26,062 100.0%  

15,000 1,812 7.0%  

15,000-$24,999 1,956 7.5%  

25,000-$34,999 3,325 12.8%  

35,000-$49,999 5,321 20.4%  

50,000-$74,999 6,497 24.9%  

75,000-$99,999 3,523 13.5%  

100,000-$149,999 2,672 10.3%  

150,000-$199,999 5001.9%  

200,000 + 5011.9%  

Median Disposable Income $ 51,472 - 

Average Disposable Income $ 64,816 - 

Source: ESRI.  

Thehighest income levels are identified forhouseholds inthe45to54agegroup, followed bythe35
to44agegroup, andthe55to64agegroup, asnoted below inFigure 4.  

Figure 4. Disposable Income byHouseholder Age, Happy Valley PMA, 2010

Source: ESRI.  

Since 2000, Happy Valley hasexperienced anincrease inpopulation inallagecohorts, especially
young residents (under theageof25), andmiddle-ageresidents (ages25to54). Older residents (over
theageof64) arealso increasing, albeitatalower rate, asindicated inFigure5. 
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Figure5. Population byAgeCohort, CityofHappy Valley, 2000to2007
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Source: U.S. Census Bureau; Compiled byFCSGROUP.  

ExistingEmployment
There were anestimated 3,028businesses with37,427employees within theHappy Valley PMAin
2010, according toESRIdataestimates. Asshown inFigure 6, thetop10leading employment
sectors (bynumber ofemployees) within thePMAinclude: health services; wholesale trade;  
manufacturing; eating anddrinking places; other; construction; general merchandise; FIRE (finance,  
insurance, realestate); transportation; andmiscellaneous retail.   

TheHappy Valley PMAishome toOregon’slargest health care industry andrelated business
sectors. Someofthelargest county employers arelocated here, including Kaiser Sunnyside Medical
Center, Providence Clackamas Medical Plaza, Providence Medical Office Building, andover two
dozen medical-related businesses.   
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Figure 6. Top10Employment Sectors, Happy Valley PMA, 2010

Source: ESRI. 

Long-termGrowthForecasts
Thelong-term (2005 to2035) growth forecast forhouseholds andemployment fortheHappy Valley
area (generally consistent with thecityboundary), havebeenprepared byMetro andincluded aspart
oftheDraftHappy Valley Economic Opportunities Analysis (May2011). Happy Valley isexpected
toaddapproximately 11,854households and11,298jobsover the2005 to2035 timeframe, as
indicated inTable5. 
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Table5. Forecasts forHouseholds andEmployment, 2005-2035
ProjectedProjected Avg.  Households
ChangeAnnual Change

2005203020352005- 2035(%) 

Happy Valley 4,746 14,665 16,600 11,854 4.2%  
Clackamas
County140,415 241,821 269,594 129,179 2.2%  
TriCounty
Region * 619,266 887,732 955,578 336,312 1.5%  

ProjectedProjected Avg.  Employment
ChangeAnnual Change

2005203020352005- 2035(%) 

Happy Valley 2,471 11,886 13,769 11,298 5.9%  
Clackamas
County 145,581 251,286 280,273 134,692 2.2%  
TriCounty
Region * 908,912 1,407,9771,538,098 629,186 1.8%  
Note, theTri-County Region, includes Clackamas, Multnomah, andWashington Counties.  
Source: Metro adopted housing andemployment growth forecasts, 2007; Metroscope Gen.  
2.3, extrapolated to2035byFCSGROUP.  

TheDraft Happy Valley Economic Opportunities Analysis (May2011) reflects arange injobgrowth
foremployment sectors, forthe2011to2031timeframe, which isreflected inTable6. 

Table6. Happy Valley Employment Growth Forecasts, 2011to2031
LowMediumHigh

Retail 315419524
Services 3,904 5,205 6,507
Industrial/ Other 1,431 1,907 2,384
Government 259345432

Total5,9087,8779,847
Source: Medium forecast consistent withMetroscope 2.3andrelated traffic analysis zone
forecast assumptions fortheHappy Valley areaadopted byMetro Council in2005; medium and
highforecasts vary themedium forecast by25percent. 

TheEconomic Opportunity Analysis also identifies keyemployment clusters forfuture growth,  
including: health care (bio-medical research anddevelopment, andhealth services); specialty
manufacturing, wholesale trade; professional office/business services; andadvanced education.   

C. MARKETOVERVIEW
OfficeMarket
Thedemand foroffice development istypically driven byexisting businesses andemployment
growth within thePMA, aswellastheability ofanareatoattract professional, service-oriented
businesses fromoutside thePMA. Newcommercial development ( retail aswellasoffice) carefully
surveys thestrength ofatrade areabefore expanding orrelocating there. Oneindicator isvacancy
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andlease rates. Additional siteselection considerations include theageandmarket orientation ofthe
existing building space, buying power ofthelocalmarket (forprofessional offices suchaslawyers,  
accountants, doctors, etc.), traffic counts, andinstitutional investment inthearea.  

Realestate brokers consider Happy Valley tobelocated inwhat isknown astheSoutheast market
areaofthePortland Region. According toCOSTAR, Happy Valley’soffice localmarket sub-area is
referred toastheMilwaukie/Clackamas area andiscontained inthebroader theSoutheast market
areaalongwith theMall205,Oregon City, andSEClose-insub-areas.  

Current officemarket statistics (endofthefourth quarter 2010) indicate that theSoutheast areahada
total inventory of7.3million square feetofrentable building area, an8.5percent average vacancy
rate, andaverage lease ratesof $18.16. TheSoutheast market areaexperienced anetdecline in
absorption during 2010ofnegative 95,580square feet. However, thevacancy rates andaverage lease
rates intheSoutheast region arerelatively lowcompared totherestofthePortland Region as
indicated inTable7. 

Table7. Office Characteristics, Portland Region, Q42010

ExistingVacant1st Q. Net Vacancy
InventoryInventoryAbsorption*% Quoted Rates

CBD25,305,630 2,404,026 429,568 9.5% $ 21.40

Clark County 10,618,860 1,390,624 145,281 13.1% $ 19.17

I-5Corridor 9,312,439 1,705,685 ( 103,220) 18.3% $ 22.28

Lloyd District 4,918,027 311,568 75,604 6.3% $ 18.19

Northeast 8,478,255 645,073 197,059 7.6% $ 18.26

Northwest 3,862,627 218,316 ( 15,593) 5.7% $ 18.46

Southeast7,331,361624,133( 95,580) 8.5%$ 18.16

Southwest 11,464,975 1,686,206 23,353 14.7% $ 19.04

Westside 10,090,501 1,293,860 30,929 12.8% $ 17.63

Total91,382,67510,279,491687,40111.2%$ 19.18
thSource: COSTAR Office Report 4Q2010. 

Trends intheClackamas/Milwaukie market sub-areaareabitweaker thantheoverall Southeast market
area. Asindicated inTable8, vacancy rates foroffice buildings arethehighest intheSoutheast market
areaat12.9percent andnetabsorption isnegative 109,309square feetandtherentratesarethehighest in
theareaat $20.15. Theoverwhelming quantity ofbuildings inthesub-market isalsoanegative indicator
offuture development ofoffice buildings.   
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Table8. Office Characteristics, Southeast Market Area, Q42010
Existing Inventory Vacancy Under

Market Area TotalYTD Net YTDConstQuoted
Buildings RBA AbsorptionDeliveriesSFRatesTotal SFVac. % 

Southeast 7687,331,361624,1338.5%( 95,580)--$ 18.16
Clackamas/ Milwaukie 2882,905,512 375,249 12.9% (109,309) --$ 20.15
Mall 205 2231,230,918 68,580 5.6% 8,607 --$ 13.01
Oregon City 83770,162 50,978 6.6% ( 2,861) --$ 16.23
SEClose-in 1742,424,769 129,326 5.3% 7,983 --$ 15.44

thSource: COSTAR Office Report 4Q2010. 

Theoffice absorption intheSoutheast market area increased onaverage by19,400square feetper
quarter between 2005and2010. Asindicated inFigure7, theaverage vacancy ratetrended
downwards between 2006and2008butincreased afterwards to8.5percent asofthefourth quarter
2010. Average annual absorption wasover131,000square feetperyearbetween 2005and2010. As
employment declined after late2008andthevacant office inventory increased to624,133

Figure7. Office Characteristics, Southeast Market Area

ExistingInventoryVacantInventory4thQ. NetAbsorption* 
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Source: COSTAR 2005to2010.  

New planned office developments inHappy Valley include anewmedical officebuilding within the
Happy Valley Town Center area, andplanned lifestyle housing, officeandretail development aspart
oftheEagle’sLanding Planned UnitDevelopment nearI-205.  
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TheCityhasalsobeenworking withClackamas County onplans foranewRockCreek Employment
ndndCenter located between 152and172 Avenues northofHighway 212. Thisareahasbeensubject to

ndrecentCity/County investment inimprovements to172 Avenue, andextension ofwaterandsewer
service tothesite. The176-acreRockCreek Employment Center isplanned toprimarily serve industrial
growth, and isalsothelocation ofwhere Providence isplanning itsnewest hospital campus.   

RetailMarket
Therecently developed Happy Valley Town Center (built in2008byGramor Development) added
170,900square feetofretail space tothelocal inventory, andwasonly6.4percent vacant asofJune
2009. This recent retail addition isonthehigh-endofthemarket withquoted lease ratesof $30per
square footperyear (excluding utilities andcommon areacharges). Itssuccess provides evidence of
thestrength ofthebuying power withinHappy Valley.  

Another major retail center adjacent totheHappy Valley PMA includes the1.2million-square-foot
Clackamas Town Center, which opened in1981. Themalloperator/owner, General Growth
Properties, recently expanded themallbyadding 250,000square feettoaccommodate 40new
stores/restaurants primarily inalifestyle format. Inaddition, anew75,000-square-foot, 20-screeen
multiplex theatre wasadded alongwithexterior building, landscaping, andtraffic/pedestrian
circulation improvements.  

According toCOSTAR, theSoutheast market hasremained abitstronger forretail than foroffice
demand. Theoverall average vacant rate forretail space intheSoutheast market was5.4percent at
theendofthefourth quarter in2010. However, alargeamount ofvacant space (over1million square
feet) waslistedatthat time.  

TheClackamas/Milwaukie sub-market hadatotal inventory of554buildings and4,222,519square
feet, buthasan8.2percent average vacancy rateandaverage leaseratesof $14.59, lower thanthe
Southeast market areaaverage. Itisalsotheonlysub-market intheSoutheast market areawithany
square feetunder construction with15,050square feetscheduled toopenasindicated inTable9.  

Table9. Retail Characteristics, Southeast Market Area, Q42010
Existing Inventory Vacancy

Market Area YTDNet YTDUnderQuoted
BuildingsTotal GLA Total SF Vac. % AbsorptionDeliveriesConst SF Rates

Southeast 2,06620,113,7811,079,2935.4% 70,57739,22615,050$ 16.12

Clackamas/ Milwaukie5544, 222,519 345,979 8.2% 34,388 25,600 15,050 $ 14.59

Mall 205 5992,966,670 67,411 2.3% 40,895 13,626 -$ 13.25

Oregon City 82760,335 58,672 7.7% ( 24,631) --$ 18.90

SEClose-in 4883,168,862 70,658 2.2% 3,925 --$ 16.19
Source: Costar Office Report 4thQuarter 2010. 

Within thePrimary Market AreaforHappy Valley, many industries achieve whatESRI refers toasa
surplus, which means that theretail sector “imports” trade/revenue from outside thePMA. In
contrast, whenaretail sector sells lessthanwhat thepeople within thePMAwould typically spend
onthatcategory ofgoods orservices, thesector haswhat isreferred toasatrade leakage. Table 10
reflects theretail sectors which experienced atrade leakage during 2010. Theretail sectors that
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experienced thatgreatest trade leakage included department stores, general merchandise stores,  
grocery stores andfoodandbeverage stores. Theproximity ofthenearby Clackamas TownCenter
certainly contributes tothetrade leakage fromtheHappy Valley PMA.  

Newdevelopment within theplanned Happy Valley TownCenter study areacould bepositioned to
intercept aportion oftheretail trade leakage andbenefit fromlong-termgrowth inhousehold buying
power thatwouldoccur asadditional people move intoHappy Valley.   

Table 10. Business Sectors withTrade Leakage, Happy Valley PMA
Number of

Industry Group DemandSupplyRetail Gap Businesses

Other Motor Vehicle Dealers $ 14,046,685 $ 19,703,305 $ ( 5,656,620) 17

Food & Beverage Stores $ 129,154,819 $ 185,533,669 $ ( 56,378,850) 49

Grocery Stores $ 117,960,663 $ 176,769,576 $ ( 58,808,913) 24

Clothing & Clothing Accessories Stores $ 22,507,095 $ 71,602,069 $ ( 49,094,974) 96

Clothing Stores $ 17,728,629 $ 59,204,834 $ ( 41,476,205) 62

Shoe Stores $ 2,140,127 $ 2,986,818 $ ( 846,691) 13
Sporting Goods/Hobby/Musical
Instrument Stores $ 6,028,668 $ 9,900,982 $ ( 3,872,314) 31

General Merchandise Stores $ 150,833,695 $ 243,795,483 $ ( 92,961,788) 22
Department Stores Excluding Leased
Depts. $ 80,662,844 $ 219,781,619 $ ( 139,118,775) 16

Miscellaneous Store Retailers $ 12,744,769 $ 15,830,596 $ ( 3,085,827) 61
Office Supplies, Stationary & Gift
Stores $ 2,807,940 $ 4,033,796 $ ( 1,225,856) 15

Used Merchandise Stores $ 894,508 $ 2,317,983 $ ( 1,423,475) 6

Other Miscellaneous Store Retailers $ 7,991,972 $ 9,267,063 $ ( 1,275,091) 35

Direct Selling Establishments $ 7,152,880 $ 7,612,921 $ ( 460,041) 4

Food Services & Drinking places $ 119,995,408 $ 149,441,203 $ ( 29,445,795) 162

Full-Service Restaurants $ 49,321,620 $ 52,686,124 $ ( 3,364,504) 65

Limited-Service Eating Places $ 55,055,795 $ 89,003,283 $ ( 33,947,488) 83

Source: ESRI. 

HousingMarket
Happy Valley’sresidential development patterns were dominated bysingle-family detached housing
unitsduring thepastdecade, astheCityaddedover1,651single-family dwellings between 2000and
2007, according totheU.S. Census. TheCityalsoadded 80single-family attached homes and308
multifamily dwellings during that timeperiod (seeTable 11). Median home values attheendof2007
wereapproximately $475,000andmedian rent levels were $1,106, according toU.S. Census
estimates.   
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Table 11. Happy Valley Housing Characteristics, 2000tocirca 2007

Census 2000 Census 2006-08 Change

Dwelling Units

Owner-occupied 1,386 2,901 1,515

Renter Occupied 71504433

Vacant12521691

Total UnitCount1,5823,6212,039

Structure Type

Single-Family Detached 1,573 3,224 1,651

Single-Family Attached 98980

Multifamily - 308308

Mobile Home --- 

Total UnitCount1,5823,6212,039

Median Home Value$ 306,600 $ 475,600 $ 169,000

Median Gross Rent $ 734 $ 1,106 $ 372
Source: U.S. Census; Compiled byFCSGROUP. 

Housing vacancy ratesarebeginning tostabilize ordecline inthegreater Portland Metropolitan
Region, asfewnewdevelopments haveoccurred sincetherecent recession. Lowvacancy rates are
especially prevalent inmultifamily developments. According toastudybyNAINorris, Beggs and
Simpson, themultifamily vacancy rateinthePortland market areaforthefirstquarter of2011was
2.7percent, andthevacancy rateintheClackamas sub-area (area includes Happy Valley PMA) hada

3vacancy rateofonly3.24percent.  

FCSGROUP compiled thestatistics fortheHappy Valley residential realestate market through real
estate website www.zillow.com, which reflects realestate salesover thepast12months. Results for
theHappy Valley area indicate thatasofMay1, 2011therewere302homes listed forsale, ofwhich
91percent weresingle family and9percent weremultifamily (condominiums), asindicated inTable
12A. 

3NAINorris, Beggs & Simpson Market Summaries FirstQuarter 2011 Portland Metro Area.  
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Table 12A. Happy Valley Home Listings asofMay1, 2011
Price Range Single Family Multi Family Total

99K or less 75580

100-149K617

150-199K12214

200-249K20323

250-299K28028

300-349K27633

350-399K27633

400K ormore 80484

Total27527302

Percent91% 9% 100% 
Source: Zillow.comCompiled ByFCSGROUP.  

Over thepast12months, there havebeen292recorded home sales intheHappy Valley area,  
including 271single family homes and21multifamily homes, asshown inTable12B. Thispaceof
sales indicates that thecurrent standing inventory ofunsold homes inHappy Valley nowstands at
slightly over12months, which ismore inlinewith “normal” market activity thanthepast fewyears.   

Table 12B. Happy Valley Home Sales (past12months)  
Price Range Single Family Multi Family Total

99Korless 61016

100-149K8210

150-199K13417

200-249K22224

250-299K45146

300-349K47148

350-399K45146

400K ormore 85085

Total27121292

Percent93% 7% 100% 
Source: Zillow.comCompiled ByFCSGROUP.  

Residential building permit dataforthetri-county Metro region, Clackamas County andcityof
Happy Valley wasalsoevaluated overthepast10years toascertain emerging trends innew
construction deliveries (seeAppendices DandE). Over thepast10years, thecityofHappy Valley
hasapproved 210single family residential units, and23multifamily dwelling unitsperyear, (issuing
newbuilding permits). Mostnewdevelopment hasoccurred outside thecurrent Town Center study
areaboundary. Inaddition tobuilding permit activity, thecityhadsignificant levelsofresidential
subdivision activity over thepastdecade. According toanalysis bycitystaff, asofApril25, 2011
included 1,402 “undeveloped” lots, including 353newsingle family detached lots, 545
townhome/condo lots, and304other lotsinpre-engineering planning phases. Almost allofthese lots
arelocated outside theTown Center Study Area.  

90



91

Happy Valley Town Center TGMProject Market Overview, Task2.4

D. PRELIMINARY DEVELOPMENT PROGRAM
Future residential development potential within theHappy Valley PMAlooks favorable inlightofits
relatively lowproperty taxrates, excellent public schools andconvenient access tohighway andmass
transit systems. Thefactthatmultifamily residential vacancy rateshavedropped tobelow4percent
intheHappy Valley PMA, indicates favorable near-andlong-term development potential for
medium-density apartments, mid-riseflats, andtownhomes.   

Future development potential within theHappy Valley TownCenter islikely toconsist ofamixof
single-family (small lot “cottage” units), townhomes, andmultifamily (apartments andmid-riseflat)  
development types. InlightoftheCity’sdesire topromote transit-supportive development patterns,  
thedevelopment capture ratesassume ahigher relative share oftownhomes andmultifamily
development potential thanotherpartsoftheHappy Valley PMA.   

Theoverall development forecast fortheTown Center areaassumes arelatively modest overall
capture rateofthePMAthatranges from6to12percent oftotaldevelopment within thePMA. In
addition tothelevelofgrowth anticipated within theTown Center area, thecitywillalsoexperience
significant development within theplanned 1,402 “unimproved” subdivision lotsandother master
planned area, suchasEagle Landing. Thepreliminary market forecast forhousing within theTown
Center areaisprovided inTable 13. Theanalysis assumes that theTown Center area hasadequate
roads, sewer, water, stormwater andother necessary infrastructure conditions toserve newgrowth,  
andthatmarket conditions improve measurably byyear2012.   

Table13. Preliminary Residential Development Program, Happy Valley Town Center, 2011to2035
2011
to2021 to
20202035Total

Single family (dwellings) 60to120 120 to240 180 to360

Townhomes ( dwellings) 120 to210 240 to450 360 to660

Multifamily ( dwellings) 210 to450 450 to870 660 to1,320

Total NewDwellings 390 to780 810to1,560 1,200to2,340
Source: compiled byFCSGROUP.   

Thepreliminary office andretail/commercial services development program fortheHappy Valley Town
Center areaisderived fromtheoffice andretail employment andbuilding development projections
contained intheDraftHappy Valley Economic Opportunities Analysis, May2011. The forecast usedfor
theHappy Valley Town Center isbased ontheexpected levelofvacant andredevelopment activity
expected tooccur over thenext2010 to2035 timeframe. (Table14and Appendix G). 

Thelowtohighrangeofpotential office andretail/commercial development depicts therange assumed
bytheDraftHappy Valley Economic Opportunities Analysis, May2011 – which includes a25percent
variance intheMetrogrowth forecasts fortheHappy Valley area. Thisanalysis assumes that theHappy
Valley Town Center could potentially bepositioned tocapture approximately 10percent oftheexpected
netnewoffice development andupto40percent ofthenetnewretail/commercial service development
potential within theHappy Valley urban service boundary byyear2035. Theactual amount of
development willvary fromyeartoyear, andwilldepend upon related strength inemployment growth
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business investment) andhousehold growth andbuying power inthearea. However, these long-range
forecasts aregenerally inlinewith theHappy Valley EOAandMetro growth forecasts forthearea.  

Table 14. Preliminary Office andRetail/Commercial Services Development Program,   
Happy Valley Town Center, 2010to2035 (gross floorareainsquare feet)  

LowMediumHigh
Office 237,400 316,500 395,500
Retail/Commercial Services 524,400 699,200 875,200

Total 761,800 1,015,700 1,270,700
Notes:  
Derived fromtheDraftHappy Valley Economic Opportunities Analysis, May2011; and

assumptions shown inAppendix G.  
Assumes 10percent capture ofoffice demand and40percent capture ofretail demand.  

Source: compiled byFCSGROUP.  

E. NEXTSTEPS
These preliminary Happy Valley Town Center development program recommendations should be
incorporated intotheurban design framework options fortheTown Center, andincorporated intothe
FinalHappy Valley Economic Opportunities Analysis toensure thatsurrounding vacant commercial
zonescomplement (notcompete with) Town Center development potential. Task3oftheTGM project
willfocusonstrategies andpublic investments thathelp implement andfacilitate desired Town Center
development.   
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APPENDIXA – HOUSEHOLDS BYINCOMELEVEL,  
HAPPYVALLEYPMA, 2010

93



94

Happy Valley Town Center TGMProject Market Overview, Task2.4

Number ofHouseholds

2525-3435-4445-5455-6465-7475+ 

Total 1,551 4,388 4,859 5,897 4,963 2,380 2,025

15,000 233 264 165 165 254 312 418

15,000-$24,999 284 443 149 182 241 218 438

25,000-$34,999 407 808 471 442 620 367 212

35,000-$49,999 362 1,210 910 1,004 955 591 290

50,000-$74,999 131 1,048 1,452 1,678 1,336 484 368

75,000-$99,999 53 347 916 1,324 567 201 116

100,000-$149,999 59 182 610 818 731 126 100

150,000-$199,999 6 53 104 125 126 45 40

200,000 +  16 33 82 159 133 36 43
Median Disposable
Income  $ 30,337   $ 41,731  $ 59,526  $ 64,525  $ 55,282   $ 40,845   $ 31,835
Average Disposable

72,056  $ 78,819  $ 73,378   $ 54,122   $ 48,831Income  $ 39,925   $ 51,468
Note: Theprimary market areareflects theareawithina10minute driveoftheexisting Happy Valley

ndTownCenter (intersection of162 andSunnyside Road).  
Source: ESRI.  

94



95

Happy Valley Town Center TGMProject Market Overview, Task2.4

APPENDIXB – BUSINESSES ANDEMPLOYMENT
INHAPPYVALLEYPMA, 2010
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Happy Valley 10-Minute Businesses

BusinessesEmployees
Business Type

NumberPercentNumberPercent

Agriculture & Mining 57 1.9%  607 1.6%  

Construction 397 13.1%  2,219 5.9%  

Manufacturing 181 6.0%  3,687 9.9%  

Transportation 72 2.4%  1,597 4.3%  

Communication 23 0.8%  179 0.5%  

Utility 12 0.4%  70 0.2%  

Wholesale Trade 237 7.8%  3,921 10.5%  

Retail trade Summary 684 22.6%  10,262 27.4%  

Home Improvement 62 2.0%  913 2.5%  

General Merchandise Stores 21 0.7%  1,870 5.0%  

Food Stores 69 2.3%  1,342 3.6%  

Auto Dealers, Gas Stations, Auto Aftermarket 50 1.7%  358 1.0%  

Apparel & Accessory Stores 75 2.5%  829 2.2%  

Furniture & Home Furnishings 82 2.7%  519 1.4%  

Eating & Drinking Places 170 5.6%  3,048 8.1%  

Miscellaneous Retail 155 5.1%  1,365 3.6%  

Finance, Insurance, Real Estate Summary 300 9.9%  1,668 4.5%  

Banks, Savings & Lending Institutions 73 2.4%  427 1.1%  

Securities Brokers 27 0.9%  37 0.1%  

Insurance Carriers & Agents 57 1.9%  244 0.7%  

Real Estate, Holding, Other Investment Offices 143 4.7%  960 2.6%  

Services Summary 941 31.1%  12,040 32.2%  

Hotels & Lodging 8 0.3%  274 0.7%  

Automotive Services 88 2.9%  330 0.9%  

Motion Pictures & Amusements 56 1.8%  294 0.8%  

Health Services 136 4.5%  6,146 16.4%  

Legal Services 10 0.3%  31 0.1%  

Education Institutions & Libraries 39 1.3%  1,032 2.8%  

Other Services 604 19.9%  3,933 10.5%  

Government 32 1.1%  1,092 2.9%  

Other 92 3.0%  83 0.2%  

Totals 3,028 100.0%  37,427 100.0%  
Note: Reflects trends forareawithin tenminutes ofexisting Town Center.  
Source: ESRI.  
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APPENDIXC – HAPPYVALLEYPMARETAIL
MARKETINFLOW/OUTFLOW, 2010
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Happy Valley PMARetail Market Inflow/Outflow, 2010

Number of
Industry Summary DemandSupplyRetail Gap Businesses

Total Retail Trade and Food & Drink  $ 834,971,505  $ 861,837,585 $( 26,866,080) 637

Total Retail Trade  $ 714,976,097  $ 712,396,382  $ 2,579,715 475

Total Food & Drink  $ 119,995,408  $ 149,441,203 $( 29,445,795) 162

Number of
Industry Group DemandSupplyRetail Gap Businesses
Motor Vehicle & Parts Dealer  $ 180,459,027  $ 43,615,170 $ 136,843,857 41

Automobile Dealers  $ 153,766,819  $ 11,836,881 141,929,938 8

Other Motor Vehicle Dealers  $ 14,046,685  $ 19,703,305  $( 5,656,620) 17
Auto Parts, Accessories and Tire 12,645,523  $ 12,074,984  $ 570,529 16Stores

Furniture & Home Furnishings Stores  $ 23,747,107  $ 18,712,739  $ 5,034,368 40

Furniture Stores  $ 12,642,469  $ 9,710,589  $ 2,931,880 17

Home Furnishings Stores  $ 11,104,638  $ 9,002,150  $ 2,102,488 23

Electronics & Appliance Stores  $ 22,385,098  $ 13,100,036  $ 9,285,062 18
Bldg Materials, Garden & Supply 31,093,392  $ 16,551,144  $ 14,542,248 50Stores

Building Material & Supply Dealers  $ 26,468,570  $ 15,607,008  $ 10,861,562 39
Lawn & Garden Equipment & Supply 4,624,822  $ 944,136  $ 3,680,686 11Stores

Food & Beverage Stores  $ 129,154,819  $ 185,533,669 $( 56,378,850) 49

Grocery Stores  $ 117,960,663  $ 176,769,576 $( 58,808,913) 24

Specialty Food Stores  $ 6,580,772  $ 5,851,393  $ 729,379 23

Beer, Wine & Liquor Stores  $ 4,613,384  $ 2,912,700  $ 1,700,684 2

Health & Personal Care Stores  $ 19,215,079  $ 14,620,427  $ 4,594,652 38

Gasoline Stations  $ 95,721,051  $ 64,142,509  $ 31,578,542 19

Clothing & Clothing Accessories Stores  $ 22,507,095  $ 71,602,069 $( 49,094,974) 96

Clothing Stores  $ 17,728,629  $ 59,204,834  $(41,476,205) 62

Shoe Stores  $ 2,140,127  $ 2,986,818  $( 846,691) 13
Jewelry, Luggage & Leather Goods 2,638,339  $ 9,410,417  $ 6,772,078 21Stores

Sporting Goods, Hobby, Book & Music 10,618,064  $ 14,091,250  $ 3,473,186 35Stores
Sporting Goods/Hobby/Musical 6,028,668  $ 9,900,982  $( 3,872,314) 31Instrument Stores
Book, Periodical & Music Stores  $ 4,589,396  $ 4,190,268  $ 399,128 4

General Merchandise Stores  $ 150,833,695  $ 243,795,483 $( 92,961,788) 22
Department Stores Excluding Leased 80,662,844  $ 219,781,619 $(139,118,775) 16Depts.  
Other General Merchandise Stores  $ 70,170,851  $ 24,013,864  $ 46,156,987 6
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Happy Valley PMARetail Market Inflow/Outflow, 2010 (continued)  

Number of
Industry Group DemandSupplyRetail Gap Businesses
Miscellaneous Store Retailers  $ 12,744,769  $ 15,830,596  $( 3,085,827) 61

Florists $ 1,050,349  $ 211,754  $ 838,595 5
Office Supplies, Stationary & Gift 2,807,940  $ 4,033,796  $( 1,225,856) 15Stores
Used Merchandise Stores  $ 894,508  $ 2,317,983  $( 1,423,475) 6

Other Miscellaneous Store Retailers  $ 7,991,972  $ 9,267,063  $( 1,275,091) 35

Non-store Retailers  $ 16,496,901  $ 10,801,290  $ 5,695,611 6
Electronic Shopping & Mail-Order 5,608,856  $ 2,946,436  $ 2,662,420 1Houses
Vending Machine Operators  $ 3,735,165  $ 241,933  $ 3,493,232 1

Direct Selling Establishments  $ 7,152,880  $ 7,612,921  $( 460,041) 4

Food Services & Drinking places  $ 119,995,408  $ 149,441,203  $(29,445,795) 162

Full-Service Restaurants  $ 49,321,620  $ 52,686,124  $( 3,364,504) 65

Limited-Service Eating Places  $ 55,055,795  $ 89,003,283  $(33,947,488) 83

Special Food Services  $ 6,438,950  $ 4,586,870  $ 1,852,080 8
Drinking Places - Alcoholic 3,164,926  $ 6,014,117 69,179,043Beverages

Note: Reflects thearealocated withina10-minute drive time (20-minute bicycle commute) oftheexisting
Town Center.  
Source: ESRI.  
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APPENDIXD – RESIDENTIAL BUILDING PERMIT
TRENDS, 2001-2009, CLACKAMAS COUNTY

ANDPORTLAND REGION
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Residential Building Permit Trends, ClackamasCounty andTri-County Region, 2001to2009

2001 2002 2003 2004 2005 2006 2007 2008 2009 Ave.  

Clackamas County
Single Family
Detached Units 1,742 1,519 1,606 1,971 2,450 2,212 1,942 8655801,654

Two Family Units 126618284280015

3-4Family Units 4201720040078

5ormore Family Units 327208811812265641000128202

Subtotal 2,0851,8131,7222,2002,6802,7822,0508657151,879

Portland Tri-County Region Total
Single Family
Detached Units 6,635 6,405 6,292 6,915 7,917 6,741 5,653 2,804 1,970 5,704

Two Family Units 1621982441742101942048422166

3-4Family Units 2023242773513972301585949227

5ormore Family Units 2,057 2,423 3,976 3,371 3,402 4,025 3,632 2,699 9172,945

Grand Total 9,0569,35010,78910,81111,92611,1909,6475,6462,9589,041

Clackamas County Share ofRegional Permits
Single Family
Detached Units 26% 24% 26% 29% 31% 33% 34% 31% 29% 29% 

Two Family Units 7% 33% 7% 16% 2% 1% 4% 0% 0% 9% 

3-4Family Units 2% 6% 6% 6% 0% 2% 0% 0% 14% 4% 

5ormore Family Units 16% 9% 2% 5% 7% 14% 3% 0% 14% 7% 

Average Capture 23% 19% 16% 20% 22% 25% 21% 15% 24% 21% 
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APPENDIXE – HAPPYVALLEYRESIDENTIAL
BUILDING PERMITS, 

FY2000/01TOFY2010/11
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Residential Permit Activity (Dwellings Approved), CityofHappy Valley, FY
2000/01toFY2010/11 (preliminary)  

Single family MultifamilyTotal
FY2000/01 1070107
FY2001/02 1970197
FY2002/03 1740174
FY2003/04 2130213
FY2004/05 4120412
FY2005/06 5958603
FY2006/07 22014234
FY2007/08 163228391
FY2008/09 60060
FY2009/10 91091
FY 2010/11* 78078
Avg. Annual 21023233
Note; FY2010/11datadepicts permit activity upuntilMay1, 2011

excludes MayandJune). Data formultifamily reflects dwelling unitsnot
permits.  
Source: CityofHappy Valley.  
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APPENDIX F – HOUSING DEVELOPMENT FORECAST,  
HAPPYVALLEYTOWNCENTER, 2010-2035
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Happy Valley Primary Market Area Population Forecast, 2010-2035
Change: Change: 

2010Est. 2015 Est. 2035 2010-05015-35
Population 70,602 76,860 114,210 6,258 37,350

Source: ESRI (2010and2015), andFCS (2035consistent withMetro forecasts).  

Happy Valley PMA Population Change/Capture, 2010-2035
2010-152015-252025-35Total

Happy Valley PMA Pop. Change 6,258 18,675 18,675 43,608
HappyValleyTownCenterCapture
Low Capture 6% 6% 6% 2,616
Medium Capture 8% 8% 8% 3,489
High Capture 12% 12% 12% 5,233

Projected Potential Town Center Housing Demand, 2010-2035
LowMedHigh

Pop. Change 2,616 3,489 5,233
Avg. HH Size 2.4 2.4 2.4
Occupied Dwellings 1,090 1,454 2,180
Vacancy Allowance (@4%)  5777115

TotalNewDwellings1,1481,5302,295

Projected Potential Housing Demand byType, 2010-2035 (Dwellings) 
DwellingMix

LowMedHighAssumptions
Single Family Detached 17223034415% 
Townhomes 34445968930% 
Multifamily 6318421,262 55% 

Total New Dwellings1,1481,5302,295100%  

Likely Town Center Capture Rates byTime Period (Dwellings)  
2011-20202021-20252025-20302025-2035Total

Single family (dwellings) * 60to120 40to80 40to80 40to80 180 to360
Townhomes ( dwellings) * 120 to210 80to150 80to150 80to150 360 to660
Multifamily (dwellings) * 210 to450 120 to290 130 to290 140 to290 600 to1,320

Total NewDwellings * 390 to780 240to520 250to520 260to520 1,140to2,340
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APPENDIXG – OFFICEANDRETAIL/COMMERCIAL
DEVELOPMENT FORECAST,   

HAPPYVALLEYTOWNCENTER, 2010-2035
GROSSFLOORAREAINSQUARE FEET)  
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Projected NetNewDevelopment InHappy Valley, 2010-2030* (floorarea inSF.)  
LowMediumHigh

Office 1,899,000 2,532,000 3,164,000
Retail/Commercial Services 1,049,000 1,398,000 1,750,000

Total 3,091,000 4,122,000 5,152,000

Projected. Avg. Annual NetNewDevelopment InHappy Valley, 2010-2030* (floorarea inSF.)  
LowMediumHigh

Office 94,950 126,600 158,200
Retail/Commercial Services 52,450 69,900 87,500

Total 147,400 196,500 245,700

Projected NetNewRedevelopment inHappy Valley: 2010 to2035 (floorarea inSF.)  
LowMediumHigh

Office 2,374,000 3,165,000 3,955,000
Retail/Commercial Services 1,311,000 1,748,000 2,188,000

Total 3,685,000 4,913,000 6,143,000

Potential TownCenter Floor AreaCapture, 2010 to2035 (floorarea inSF.)  
LowMediumHigh

Office 237,400 316,500 395,500
Retail/Commercial Services 524,400 699,200 875,200

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

Notes:  
Derived fromtheDraftHappy Valley Economic Opportunities Analysis, May2011.  

Assumes 10percent capture ofoffice demand and40percent capture ofretail demand.  
Source: compiled byFCSGROUP.  
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