ORDINANCE NO. 479

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF NORTH PLAINS,
OREGON, IMPLEMENTING AN UPDATE TO THE ECONOMIC OPPORTUNITIES
ANALYSIS AND COMPREHENSIVE PLAN

WHEREAS, the City of North Plains (“City”) initiated an update to Economic
Opportunities Analysis (EOA) and to Pages 25 and 27 of the Comprehensive Plan;
and

WHEREAS, the City submitted the proposed amendments to DLCD on April 6,
2022;and

WHEREAS, the Planning Commission conducted a duly-noticed public hearing,
and reviewed the proposed EOA, comprehensive plan text amendments and staff report at
its meeting on May 11, 2022; and

WHEREAS, the City Council conducted a duly-noticed public hearing, and
reviewed the proposed EOA and text amendments, Planning Commission
recommendation and staff report at its meeting on May 16, 2022; and

WHEREAS, the City Council considered the application, the evidence in the
record and applicable criteria for the amendments proposed in Application File No. 22-
050 (EOA and Comprehensive Plan Update).

Now, therefore:
THE CITY OF NORTH PLAINS ORDAINS AS FOLLOWS:

Section1. The City hereby adopts the EOA and
Comprehensive Plan Text Amendments
proposed in File 22-050, attached hereto as
Exhibit “A” and incorporates them into the North
Plains Comprehensive Plan.

Section 2. In support of its decision, the City Council
adopts the findings within the Planning
Commission Recommendation for File No.
22-050, dated May 11, 2022 and signed May
12, 2022, attached hereto as Exhibit “B”.

Section 3. This Ordinance shall become effective on the
30" day after its adoption.
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INTRODUCED on the 16" day of May, 2022, ADOPTED on the 6™ day of June,
2022 and EFFECTIVE on the 6™ day of July, 2022.

CITY OF NORTH PLAINS, OREGON

N e led

Teri Lenahan, Mayor

ATTEST:

By:

Lori Lesmeister, City Recorder

Ordinance 479 (22-050 EOA and Comprehensive Plan Amendment ) 2



Ordinance No. 479
Exhibit A

ECcONOMIC OPPORTUNITIES ANALYSIS
(OREGON STATEWIDE PLANNING GOAL 9)

Prepared For:

City of North Plains, Oregon
February 2022

NORTH PLAINS

OREGON




NORTH PLAINS
ity to e Sunset

Acknowledgments

Johnson Economics prepared this report for the City of North Plains. The consulting partners and
the City of North Plains thank the many people who helped to develop this document.

City Staff
Andy Varner, City Manager

Bill Reid, Finance Director

Consultants

Jerry Johnson, Johnson Economics
Brendan Buckley, Johnson Economics
Patrick Ribellia, PR Land Use Strategies

Thanks to the Following for Consultation and Background
Colin Sears, Business Oregon

Mike Thomas, Colliers Portland

Bradford Fletcher, Newmark

Jeff King, City of Forest Grove (retired)

Bret Marchant, Greater Portland Inc.

Mike Grella, Grella Partnership Strategies

Mackenzie

City of Hillsboro, Economic and Community Development
Westside Economic Alliance

Washington County, Large Lot Industrial Assessment Project
City of North Plains Economic Development Committee
North Plains Planning Commission

North Plains City Council

Prepared by
Johnson Economics LLC

621 SW Alder Avenue, Suite 605
Portland, OR 97205
(503) 295-7832

JOHNSON
Economics

CiTY OF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS i



NORTH PLAINS
ity to e Sunset

Table of Contents

I INTRODUCTION ....cuuiieiiiiiiiiiiinnniiieiiiisnniisssisissssssessiisssssiiesiissssssieeeiisssmssiesesisss s 4

. STATEMENT OF ECONOMIC DEVELOPMENT GOALS.......cccoovrvmmmiiiiiiinnnnnnniiniinsnnnneesiinmmmmsseseene 5

. ECONOMIC TRENDS .....ccitiiiiiinntiitiininnniteetinsnenetieesssssssaseesssssssnsssesssssssssssssssssssssssssssssssssssssnnnns 8
NATIONAL TRENDS. ..ccettteeuureteeeesserireeteeeeessrereeeesseunnre et eeesaannreeetesesasnnaeeeeeesansaneeeeesesannnnreeeeeesannnnnnneeesanan

WASHINGTON COUNTY ECONOMIC TRENDS
CiTY OF NORTH PLAINS ECONOMIC TRENDS
Population ANA WOIKFOICE ..........eeeeeeeeeeeeeee ettt e e ettt e e e e e st a e e e e e s sstasaaaaeeaas
V. COMMUNITY ECONOMIC DEVELOPMENT POTENTIAL ...ccctvveueriiiiniiiennmnnsissniimenssssssssssisssssssssssssnns 26
LOCAL EMPLOYMENT SNAPSHOT ..ieeiuuvtveteeeeeesutrereeesssssunsseeeesssssssssesesessasssnsseesesssasssssssessssssssssseessesssssssneeeses 26
CharacteriStics Of LOCAI FilIMS..........uueeeuieeeeeeeesceeeeeeeeee e e et ea e ettt e e etaa e e esaaaesataaeeesnseaenannees 27
NORTH PLAINS: STRENGTHS, WEAKNESSES, OPPORTUNITIES, AND THREATS ...cevvvvtiieeeeeerererniineeeeeeeerssnnnesessssesnens 29
R =71 1o 1 1 USSP
Weaknesses..............
Opportunities
L= LSS
NORTH PLAINS: COMPETITIVE ADVANTAGES
[ oo [ 1 o] o Ot
TEANSPOIEQLION ACCESS .eeeeeeeeeeee et et ee st sasssssssssasasssas e s stassssssanessnanananssssansnnasasaaans
PUDBIIC FACIITtIES QNO SEIVICES .......evveeeeeeeeeeee ettt eee ettt e e ettt a e e e ettt a e e e e sstaaseaaaeeaaas

o R =3 o =1 OO P PP UUPPUPTTN

Industrial and Commercial Real Estate Prices
(010 1115V A (=2 USSP

ECONOMIC DEVELOPMENT AND REAL ESTATE - EXPERT OBSERVATIONS ...veeveeeieerrreeeeeeesenrrereeeesssssreneeesesssnssenees 36
V. TARGET INDUSTRIES ......cittuuueiiiiiiiininnnnniiiiiiiieemsssisissiissssssssssssssisssssssssssssssssssssssssssssssssssssssssssssns
PROJECTED EMPLOYMENT GROWTH (REGIONAL) ..c..vttieeeitreeesiteeeeetteeeeeteeessteeesastesessseeesssseesassesssnssssssnsseneans
TARGET INDUSTRIES ...eeuttteeeeeeeeitteeeeeeeeesataaseeeesesasssesssaasaaaansaeesaaesaasnsaeassaesaansstssaeeessassssanesassanssasseesanasnn

VL. EMPLOYMENT AND LAND NEED FORECASTS

NORTH PLAINS EMPLOYMENT AND LAND FORECASTS

A. BASELINE EMPLOYMENT FORECAST

JODS-tO-WOIKEIrs BAIANCE. ........ccc.eeeeeeeeieeeeee ettt ettt ta e e tea e stea e s teaeestaaananssaaesaseeaeas
BaSEIINE GIOWLN FOIECAST ........veeeeeeeeeeeeeeee ettt e ettt e e e e ettt aa e e e st st aaaeeesstsaseaaaeeaans
Adjusted Growth Forecast..............
B. TARGET INDUSTRY SITE AND LAND NEED
HELVETIA INDUSTRIAL AREA IN NORTH HILLSBORO — MODEL DEVELOPMENT PATTERN ..ceecuvvveeeeveeeeirreeeeneneeesannens 48
VIl.  RECONCILIATION OF LAND NEED & SUPPLY .....cciiiiiiiiiiiiiiiiisssissssssssssssssssssssssssssssssssssssssssssssssssssnss 54
CONCLUSION OF LAND NEED.....cutteeeuteteeeitreeesuteeestteesesssesessseeaasssessasssseesassessasssesessssssessssssessssesesansssssnnnnes 56
APPENDIX A: GENERAL SITE REQUIREMENTS BY INDUSTRY ....ccitttiiiiinnicninnniinieniinieniisimsssisssessesss 57
APPENDIX B: WESTERN WASHINGTON COUNTY SITE CHARACTERISTICS ....ccccoiteuiirinniininnencninnnesnennnens 60
APPENDIX C: NORTH PLAINS FISCAL ANALYSIS MEMO.......cccceeteuirenerenceenncreecrascrensernssssnsessssssnssssnssssnsens 67

CiTY OF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS iii



NORTH PLAINS
ity to e Sunset

l. INTRODUCTION

This report introduces analytical research presenting an Economic Opportunities Analysis (EOA) for the City
of North Plains, Oregon. This analysis is an update of the prior EOA completed in 2018, which relied on
population growth rate estimates that have since been revised. This revision created the opportunity to
update some of the economic development goals and assumptions underlying the prior analysis. This report
also reproduces some analysis from the prior report where still current.

Cities are required under the Oregon Statewide Land Use Planning system to periodically prepare estimates
of future employment land demand with existing inventories of vacant and redevelopable employment
land within their Urban Growth Boundary (UGB). These estimates and the associated analysis of the local
economy and policy recommendations are collectively known as an Economic Opportunities Analysis (EOA)
and are an adopted ancillary document to the city’s Comprehensive Plan. The principal purpose of the
analysis is to plan for land supply for economic development and employment growth in the community.
Findings on forecasted land need and supply inform land use policies, infrastructure planning, community
involvement, and coordination among local governments and the state.

To this end, this report is organized into the following primary sections:

= Statement of Economic Goals: This is the community’s adopted set of priorities for economic
development that help guide this analysis and its findings.

®  Economic Trends: Provides an overview of national, state, and local economic trends affecting
Washington County and the City of North Plains, including population projections,
employment growth and a demographic profile.

"  Target Industries: Analyzes current and projected representation of major industry sectors in
North Plains, and implications for future growth and land need.

=  Employment Land Needs: Presents projections of demand for industrial and commercial land
based on anticipated employment growth rates by sector.

®  Capacity: Summarizes the City’s inventory of vacant, partially vacant, and redevelopable
industrial and commercial land (employment land) within City of North Plains’ corporate
limits.

=  Reconciliation: Compares the projected short- and long-term demand for employment land
to the existing land inventory to determine the adequacy and appropriateness of capacity over
a five and twenty-year horizon.

®  Conclusions: Presents a summary of findings and policy implications.
Oregon Statewide Planning Goal 9: Economic Development
In addition to providing an analysis of the City’s economic opportunities and needs, this report is intended

to meet the requirements of Oregon Statewide Planning Goal 9 and the requirements for an EOA as
specified in the administrative rules that implement Goal 9 (OAR 660-009).

CiTY oF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS 4



Il. STATEMENT OF ECONOMIC DEVELOPMENT GOALS

The City Council of North Plains adopted a set of economic development priorities to guide the update of
the Economic Opportunities Analysis, other City economic development initiatives, and partnerships with
Washington County and the State of Oregon.

PRIORITY 1: Reverse the worsening trend of bedroom community status for North Plains
with a thriving jobs-housing balance by expanding and diversifying
employment opportunity and industry profile and presence.

PRIORITY 2: Grow business investment in North Plains to encourage expansion and
diversification of the City’s property tax base to reverse the imbalance
created by a growing bedroom community development trend.

PRIORITY 3: Ensure and sustainably fund community-supporting infrastructure,
economy-supporting infrastructure, and expanded City services such as
recreational offerings that enhance community health and diversify the City
economy.

PRIORITY 4: Expand the local presence of important, everyday commercial services for
the residents of North Plains which offers a shorter and safer distance rather
than at extended and costly distance to other cities.

(Resolution No. 2160, September 2021)

As an adopted statement of community priorities, this list provides the underlying framework for the
analysis and recommendations presented in this report.

These priorities derive from and further explain a North Plains Vision for future economic growth adopted
by its City Council in Resolution No. 2160 and attached in the Appendices. Both the Vision and
Implementing Priorities inform the kinds of new, preferred industries (and their job opportunities) the City
wants to pursue and accommodate by providing the kinds of industry-suitable sites they need within an
expanded City UGB boundary.

This visionary UGB expansion approach is rooted in and informed by the EOA work done in this document
in accordance with the following Goal 9 Rules in OAR 660-009-0015. In pertinent parts these Rules require
the following:

e A City EOA must “identify the major categories of industrial and other employment uses that could
reasonably be expected to locate or expand in the planning area based on information about national,
state, regional, county or local trends. A (identified) use or category of use could reasonably be expected
to expand or locate in the planning area if the area possesses the appropriate locational factors for the
use or category of use.” 660-009-0015(1)

CiTY oF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS 5
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e A City EOA must “identify the number of sites by type reasonably expected to be needed . . . based on
the site characteristics typical of expected uses. Cities are encouraged to examine existing firms in the
planning area to identify the types of sites that may be needed for (UGB) expansion. Industrial or other
employment uses with compatible site characteristics may be grouped together into common site
categories.” 660-009-0015(2)

e A City EOA “must include an inventory of vacant and developed lands within the planning area
designated for industrial or other employment use”. 660-009-0015(3)

e A City EOA “must estimate the types and amounts of industrial and other employment uses likely to
occur in the planning area . . . and must consider the planning area’s economic advantages and
disadvantages . . . (that) include but are not limited to . . . availability of transportation facilities for
access and freight mobility; labor market factors; access to suppliers and utilities; ....” 660—009-0015(4)

Finally, cities are “strongly encouraged to assess community economic development potential through a
visioning or some other public input-based process in conjunction with state agencies. Cities . . . are strongly
encouraged to use the assessment of community development potential to form the community economic
development objectives (that will be city comprehensive plan directives to be accomplished by city UGB
amendments that implement those directives).” 660-009-0015(5) and 660-009-0029(1)(a).

As enabled by these Rules, North Plains’ pursuit of future, preferred economic development and growth
focuses on identifying, attracting, and accommodating the types of new and expanding tech-based and
supporting industries and businesses that already successfully exist nearby in the City of Hillsboro and
Washington County and continue to seek more sites in the County and Portland Area. North Plains’ border-
like proximity to a fairly-massive cluster/agglomeration of such businesses and industries in
Hillsboro/Washington County support applicability of much of the Goal 9 Rules cited above because that
proximity makes it reasonable to expect like-kind businesses and industries to locate — and successfully
thrive - at suitable sites within an expanded North Plains UGB.

North Plains’ pursuit of such like-kind businesses and industries is driven by the City’s “Livability” needs of
its current residents and a rapidly growing population and expanding residential neighborhoods. Those
needs obligate the City to have the adequate fiscal resources — to be generated largely by such new
industrial growth - that will enable the City to provide the full array of municipal services needed by its
residents and businesses going forward.

CiTY OF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS 6
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West Washington County Cities Services Delivery Cost
vs. North Plains (per Household)

North Plains wants to reverse its

declining service levels and provide

its current and future households $2700
with the breadth of municipal ' $2,525
services and, thus, urban quality of $2,500 '
life on par with the services and = $2,300
resulting livability now provided by $2,100

its four closest City neighbors - ‘

Banks, Cornelius, Forest Grove, and 51,900 31'859 $1,785
Hillsboro — largely due to their  $1,700 .
broader revenue base. To do that,  §1500 ‘ |

the City needs enough business West County Neighbors North Plains Cost North Plains Revenue

Cost
investment to compensate for an

almost $800-per-household deficit in City cost-of-services to residents versus property tax revenues from
each household that will exist at full development of all City residential neighborhoods designated in its
acknowledged Comprehensive Plan (see fiscal analysis in Appendix C.)

North Plains Livability needs demonstrates satisfaction of Oregon’s Planning Goal 14, Factor 2 requirement
that its proposed employment (and housing) land UGB expansion(s) derive from the City’s current and
future “livability” status and conditions. These priorities guide the discussion of target industries and site
needs in North Plains as laid out in this report.

To be clear, this EOA describes and supports North Plains’ UGB expansion pursuit of two (2) distinct
categories of like-kind businesses in response to OAR 660-009-0025 and 660-024-0040(5):

e  Successful, tech-based, large-employment, large-sites businesses that occupy land in the adjoining
Hillsboro North Industrial Area to address both short-term and long-term City industrial land need; and,

e An agglomeration of mixed small- and mid-sized businesses that occupy sites directly north of that
Industrial Area along NW West Union Road to address its short-term land needs. Some of these small
and mid-size businesses support production, manufacturing and distribution/shipment of products
made by some larger nearby employers in Hillsboro; others are independent producers of goods and
services marketed locally and within and outside Oregon.

The average site size of such existing, nearby businesses in the first category, and the total land area within

the second category are templates that can inform and guide the aggregate North Plains’ UGB expansion
employment land estimate.

CITY oF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS 7
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I1l. ECONOMIC TRENDS

This section summarizes long and intermediate-term trends at the national, state, and local level that may
influence economic conditions in the City of North Plains over the 20-year planning period. It focuses on
potential changes in structural socioeconomic conditions both nationally and globally and considers local
growth trends, demographics, and economic performance.

NATIONAL TRENDS

Coming out of the prior recession, the United States enjoyed a sustained economic expansion beginning in
2011, which was sharply curtailed by the Covid-19 pandemic beginning in March 2020. The economic
climate of 2020 and 2021 has been volatile. However, as of the time of this report, widespread vaccination
and the re-opening of the economy point towards recovery. Remaining challenges include periods of Covid
resurgence, and disruptions to the global supply chain which have exacerbated inflation in 2021.

Specific observed and anticipated impacts of the pandemic on the economy will be addressed later in this
report. Because of the temporary and extreme nature of the pandemic, much of this discussion focuses on
longer-term trends that were in place before this period of disruption. The extent to which the economy
will revert to long-term trends, and on which economic measures, is still unresolved at the time of this
study.

At a national level there has been an on-going long-term shift within the economy from consumption of
domestically produced goods to consumption of services, especially services oriented around personal well-
being (health, private education, finance). At the same time, growth in fixed investment (equipment and
structures) and government defense spending is moderating.

A measure of economic prosperity is real gross domestic product (GDP). Real GDP is essentially a measure
of national wealth adjusted for inflation U.S. real GDP expanded at an average annual rate of 2.3% from
2010 through 2019, before falling 3.5% in 2020 due to the pandemic. To date in 2021, GDP has rebounded
strongly from the prior year.

Potential GDP growth indicates future long-term growth at around 2.0% per year (correcting for volatility
in inflation). Over the last century, the average annual growth rate has been 1.8%, 2.0% growth would
represent a reversion to this mean, after a period of stronger growth over the second half of the 20%
Century. Long-term economic growth is more related to broad trends, such as population growth and
investment in physical and human capital, than temporary economic fluctuations.

CiTY OF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS 8
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FIGURE 3.01: NATIONAL GROSS DOMESTIC PRODUCT TRENDS
PERCENT CHANGE IN REAL GROSS DOMESTIC PRODUCT
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SOURCE: US Bureau of Economic Analysis
The pandemic brought growth to an unprecedented halt in March 2020. Real GDP at the national level

declined 5% during the first quarter, and then 31.4% in the second quarter of 2020, before rebounding
strongly for the remainder of the year and in to 2021.
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FIGURE 3.02: REAL GDP GROWTH BY CONTRIBUTING SECTOR
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Employment growth ranged between 1.4% and 2.2% (year-over-year) in the most recent expansion cycle

from 2011 but declined an unprecedented 13.5% in Spring of 2020 as many businesses were forced to close.

A significant amount of this loss has been recovered as the economy reopens, with recent growth of nearly

11% year-over-year compared to the lows.

FIGURE 3.03: YEAR OVER YEAR EMPLOYMENT GROWTH, UNITED STATES
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SOURCE: US Bureau of Labor Statistics, CES Data

At a national level, transportation and warehousing, professional services, tourism-related business,

construction, and health care have seen some of the fastest growth over the last decade. Professional

services and healthcare are now the sectors with the highest employment and are projected to provide the

CiTY OF NORTH PLAINS | ECONOMIC OPPORTUNITIES ANALYSIS 10
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most new employment going forward, but at a more moderate growth rate. The aging of the population is
expected to drive the healthcare sector over the next few decades.

FIGURE 3.04: NATIONAL EMPLOYMENT GROWTH BY SECTOR, HISTORIC AND PROJECTED

EMPLOYMENT BY INDUSTRY, HISTORIC AND PROJECTED AVERAGE ANNUAL GROWTH RATE
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SOURCE: US Bureau of Economic Analysis

E-Commerce Trends: A national trend that is expected to have significant implications for the commercial
and industrial real estate market is the anticipated growth in e-commerce. Online shopping is rapidly taking
market share from brick-and-mortar retailers. In 2020, the market share of e-commerce jumped
dramatically to more than 16% of all sales. It has since fallen to roughly 13% but is likely to remain higher
than pre-pandemic levels. In 2020, consumers spent $787.9 billion online with U.S. retailers, up 32% from
2019%.

This shift toward e-commerce is contributing to an increase in storage needs from retail stores to
warehouses and distribution centers. At the same time, increased automation is driving consolidation
within the warehousing and distribution industry and increasing the reliance on larger third-party operators
able to make heavy investments in warehousing capital and expertise. Automation is also impacting the
manufacturing industry, though to a lesser extent and primarily among large industry leaders. Increased
productivity through automation continues to reduce the reliance on human labor over time.

US Department of Commerce
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FIGURE 3.05: E-COMMERCE AS A PERCENT OF TOTAL RETAIL SALES, UNITED STATES
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SOURCE: Retail Indicators Branch, US Census Bureau, JOHNSON ECONOMICS

Finally, changes in the use of mobile devices and growth in online services have caused a shift in the tech
sector, from hardware manufacturing to software development. This pattern has been reflected in the State
of Oregon, with e-commerce employment increasing at the expense of brick-and-mortar retail
employment.

Work from Home Trends: A major and sudden shift caused by the shutdown of many workplaces during
the Covid-19 pandemic. Many employers and employees were forced to adapt to a work-from-home model.
This trend differed greatly across industries and job classification. On-going trends towards increased e-
commerce and automation also accelerated.

A national poll conducted by Pew Research? in October of 2020 found that those with higher incomes and
educational attainment level reported being able to work from home at a much higher rate than those with
less education and lower incomes. However, most economists seem to agree that remote work is unlikely
to remain at the peak level seen during the pandemic and may even fall significantly.

There is also widespread agreement that the nature of work for many workers has permanently changed,
and many of the shifts seen since spring of 2020 will persist at much higher levels than seen before the
pandemic. 54% of remote workers in the Pew poll reported that they would like to continue to work
remotely, and a larger majority of the respondents reported that most aspects of the transition were easy.

The following are a few of the major trends and implications that are broadly predicted resulting from this
unusual period:

e Professional work that typically took place in an office environment is anticipated to remain more
flexible for many workers. The expectations of individual employers will matter greatly in whether
workers remain remote, hybrid or return to the office full time. How this trend settles out in the

2 Parker, Kim, Juliana Horowitz, and Rachel Minkin. “How the Coronavirus Outbreak Has - and Hasn’t - Changed the
Way Americans Work.” Pew Research Center. 9 Dec. 2020.
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long term is unknown, but it seems a near certainty that many more professional workers will be
working remotely or on a hybrid remote/on-site schedule.

The difference between fully remote work and a hybrid schedule is important because hybrid
workers must remain within a manageable commute distance from their external workplace.

These trends are expected to put downward pressure on office rents. More available space and
depressed rents would likely translate into less production of new office space in coming years as
the existing supply is reabsorbed.

The pandemic has accelerated workplace automation as companies have adopted new technology
and software to adapt to the new reality. Many of these adaptations have created permanent
efficiencies and will change the job responsibilities for some workers and potentially eliminate
some jobs.

Service industries that were not amenable to remote work, such as dining, entertainment, and
retail have faced a very challenging period during the “occupancy and use” restrictions stemming
from the pandemic. These industries all lost businesses and the accompanying jobs over this
period.

As the economy has rebounded, many businesses in these service industries have struggled to find
sufficient new staff with the proper skills to return to full capacity. It appears that many prior
workers in these industries transitioned to new types of employment, are hesitant to return to
work, or have left the workforce altogether.

economy reopens and recovers, there is expected to be more vacant commercial real estate

available, including spaces that retain full tenant improvements such as those for restaurant use. The
misfortune of some businesses over the prior year may provide affordable opportunities for new businesses
to grow in their place. Some large-format spaces, such as big box stores, movie theaters and shopping

centers

may face long term vacancies as they are more difficult to re-tenant.

Statewide Employment Projections: pandemic triggered an unprecedented contraction of economic

activity.

While over 70% of employment losses in the state have been reversed, the short- and mid-term

prospects for the economy will be heavily dependent upon the speed of the continuing recovery. As of Fall
2021, trends in employment growth, consumer, and travel spending, shrinking unemployment rolls, and
vaccination rates continue to point to a potentially robust reversal of the prior year’s losses.

FIGURE 3.06: EMPLOYMENT PROJECTIONS, STATE OF OREGON
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The State of Oregon projects a return to pre-pandemic employment levels will be achieved by Spring or
Summer of 2022, but there is increased uncertainty regarding this forecast. One potential scenario is that
most of the prior employment is recovered relatively quickly, while restoring the final 5% to 10% takes
longer.

WASHINGTON COUNTY ECONOMIC TRENDS

GDP: Washington County recorded strong growth during the recent expansion cycle, with the annual rate
of GDP change in the County averaging nearly 5% since 2014. After rebounding strongly from the recession
of 2009, the County experienced flat growth in 2012 and 2013. In general, the 2010’s experienced more
moderated GDP growth than the 2000’s which experienced some years of double-digit expansion.

FIGURE 3.07: ANNUAL RATE OF GDP CHANGE, WASHINGTON COUNTY
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SOURCE: US Bureau of Economic Analysis

These data do not yet reflect the recession of 2020, in which the County is presumed to have experienced
highly negative GDP in keeping with the national trend. While the impacts of the prior year are important,
there currently is no reason to assume that broad economic trends will not revert to prior trendlines as the
recovery takes hold and returns the country to low unemployment and economic growth. Given the long-
term planning horizon of this analysis, a longer-term focus is ultimately more appropriate.

County Employment: Over the last two decades, Washington County has generally experienced a higher
employment growth rate than the state or nation. The County also experienced a greater rate of job loss in
the major recessions of 2001 and 2009, but the downtrends were short-lived. (Figure 3.08)

The cumulative impact of this growth was an over 50% expansion in the local employment base since 1998
in Washington County by 2019 (from 246k jobs to nearly 400k jobs). The County’s cumulative growth was
twice the relative growth in state or national employment (Figure 3.09). However, employment was
estimated to fall by 6% in the County in 2020 due to the disruption of the pandemic, losing roughly 40,000
jobs. Since the low, it is estimated the county has regained nearly 30,000 jobs as of Fall of 2021.
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FIGURE 3.08: COMPARISON OF ANNUAL EMPLOYMENT GROWTH RATES
(COuNTY, STATE, NATION)
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FIGURE 3.9: CUMULATIVE EMPLOYMENT GROWTH (1998 = 100)
(CouNTyY, STATE, NATION)
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The employment base in Washington County has a lower share of self-employed workers than the state
and national averages, at roughly 20%, compared to 22% and 23% respectively. The somewhat lower level
of self-employment in Washington County is likely due to the number of large established employers in the
county. Wage and salary employment accounts for roughly 80% of overall estimated employment in the
county, compared to roughly 77% statewide and nationally.
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FIGURE 3.10: % OF TOTAL EMPLOYMENT REPRESENTED BY SELF-EMPLOYMENT
(COuNTY, STATE, NATION)
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Countywide employment growth was robust over the last decade through 2019, with the county recovering
the total job losses from the 2008 national financial crisis within three years (Figure 3.11). From 2011
through 2019, the County averaged 3% job growth per year, outpacing the average annual population
growth in that period (1.2%).
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FIGURE 3.11: WASHINGTON COUNTY EMPLOYMENT TRENDS

PERCENTAGE CHANGE IN EMPLOYMENT BY YEAR, WASHINGTON COUNTY
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Monthly Current Employment Statistics (CES) data and unemployment data provide a more current picture
of the economic impacts of the pandemic in Washington County. Following the national trend, the impacts
on employment were pronounced.

Initial estimates are that the county lost nearly 40,000 jobs (13%) from the high point in February 2020 to
April 2020. Tepid job growth resumed the next month and has continued since, other than a small dip in
December. (CES data excludes government, farm, and self-proprietor employment and therefore the total
employment shown here differs from the total employment shown in the prior tables. Therefore, CES trends
may best be seen as an indicator of the magnitude of employment trends, rather than quantity.)
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FIGURE 3.12: WASHINGTON COUNTY EMPLOYMENT LEVEL BY MONTH
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FIGURE 3.13: COMPARISON OF UNEMPLOYMENT RATE TRENDS

UNEMPLOYMENT RATE COMPARISON

18% T I I T I I
—U.S.
16% -+
= Qregon l
14% + .
0 «===\Nashington County
W 12%
2 ~
510%
E 8% 7N \\\bﬂk\ B
>
(@] _——
2 o \ ,_:§\‘ \‘K \
: 1 N I N
2 i e e
N
2%
0%
o - (o] o < wn Yo} ~ (o] [e2] o - o~ (42} < wn o ~ [ee] ()] o —
o o o o o o o o o o — — — — — — — — — — (] o
o o o o o o o o o o o o o o o o o o o o o o
(g} (o] N (o] N (o] o (o] N (o] o (o] (o} (o] N (o] o o (o] (o} (o] N

SOURCE: St. Louis Federal Reserve, JOHNSON ECONOMICS

Unemployment: After climbing to nearly 10% in 2009, the unemployment rate in Washington County fell
steadily to 2.7% by early 2020, lower than the statewide or national rates. The sudden economic impact of
the pandemic caused the unemployment rate to suddenly spike in April 2020 to nearly 11%, still lower than
the rate at the state (13%) and national level (15%). At the peak of unemployment, over 25,000 Washington
County workers claimed unemployment benefits.
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Since then, unemployment has steadily fallen to an estimated at 4% (seasonally adjusted) by September
2021. This is a swift recovery, and an unemployment rate of 4%, while higher than the historically low pre-
pandemic rate, is approaching what would be considered a healthy rate even in a strong economy. As the
economic recovery continues, this rate should be expected to continue falling, while the recently reported
hiring woes of employers indicate that many of these workers will return to employment at higher wage
levels.

Industry Growth Forecast (Metro): The State of Oregon employment forecasts groups Washington County
with Multnomah and Clackamas Counties into the broader Metro area. The most recent forecast anticipates
a gain of over 173k jobs from 2020 through 2030, reflecting an average annual growth rate of 1.6% during
the period. The forecasted rate would seem low considering recent growth in Washington County, a year
of growth has been lost due to the pandemic.

FIGURE 3.14: PROJECTED EMPLOYMENT GROWTH BY SECTOR (2020-2030)
WASHINGTON, MULTNOMAH & CLACKAMAS COUNTIES

PROJECTED EMPLOYMENT CHANGE BY INDUSTRY, 2019-2029 AVG. ANNUAL PROJECTED GROWTH RATE
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All industry sectors are forecast to expand over the next decade. Those forecast to grow at a higher-than-
average rate are leisure and hospitality (tourism), professional services, education and health services,
information, and transportation, warehousing and utilities. Sectors projected to grow slower than the
average rate of 1.6% include construction, manufacturing, retail, and government.

On an absolute basis, the greatest number of new jobs are forecast in tourism-related industries,
professional services, education and health services. The strong growth in tourism is mostly due to the
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depressed starting point during the 2020 pandemic, when this industry was particularly devastated by

business and travel shutdowns.

CiTY OF NORTH PLAINS ECONOMIC TRENDS

Employment Distribution & Commuting (City): The distribution of employment in Washington County is
concentrated within the UGB of the Portland Metro area. The greatest shares of county employment are
found in Hillsboro (29%) and Beaverton (25%) which are home to the county’s largest employers. North
Plains is home to less than 1% of county employment.

Within North Plains, employment tends to be concentrated along the NW Commercial St. and NW Glencoe
Rd. corridors, though recent employment growth in North Plains has been focused on industrial land along
West Union Road towards Jackson School Road.

FIGURE 3.15: DISTRIBUTION OF EMPLOYMENT, WASHINGTON COUNTY, 2019
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Figure 3.16 shows the inflow and outflow of commuters to North Plains according to the Census
Employment Dynamics Database. These figures reflect “covered employment” as of 2019, the most recent
year available. Covered employment refers to those jobs where the employee is covered by federal
unemployment insurance. This category does not include many contract employees and self-employed and
therefore is not a complete picture of local employment. The figure discussed here is best understood as
indicators of the general pattern of commuting and not exact figures.
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FIGURE 3.16: COMMUTING PATTERNS (COVERED EMPLOYMENT), CITY OF NORTH PLAINS, 2019
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As of 2019, the most recent year available, the Census estimated there were roughly 955 covered
employment jobs located in North Plains. Of these, only an estimated 20 or 2%, are held by City residents,
while over 900 employees commute into the city from elsewhere. The near total turnover of the local
workforce is particularly stark here. The most common homes of workers commuting into the city are
Hillsboro, Portland, and Beaverton.

Similarly, of the estimated 1,140 employed North Plains residents (covered employment), 98% of them
commute elsewhere to their employment. The most common destinations for North Plains commuters are
also Hillsboro, Portland, and Beaverton, followed by Tualatin and Forest Grove. Over a quarter of these
workers commute to Hillsboro (27%), and nearly a fifth commute to Portland (18%).

Implications: Commuting patterns are an important element in the local economy. Based on these Census
estimates, North Plains experiences nearly total turnover of its working population, with local residents
commuting to find appropriate employment, and the local workforce commuting from elsewhere. This
pattern indicates why encouraging a range of local employment and transitioning from being a purely
bedroom community is the first listed economic development priority adopted by local officials.

Local Employment Compared to Local Workers (City): Figure 3.17 shows a comparison of the estimated
distribution of locally available employment by industry sector, and the estimated distribution of jobs that
local North Plains residents hold (inside and outside the community) by industry sector.

This employment data includes non-covered employment, and therefore these figures present a more

complete picture of total employment in North Plains. The profile of local jobs by industry is based on
Quarterly Census of Employment and Wages (QCEW) data provided by the Oregon Employment
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Department for the year 2020. Estimates of the industries in which local residents work (inside and outside
the city) are based on Census data from 2019.

The data show that the employment available locally trails the number of local residents who work in those
industry sectors. The exceptions are in construction, wholesale trade, real estate, and waste management
where the local employment exceeds the number of local residents who work in those sectors. Industries
in which residents work that are relatively unavailable in North Plains are manufacturing, professional
occupations, health care, retail, and tourism. As we’ve seen, it is most common for workers to commute to
employment outside of the city, in part because in many industry sectors local employment is unavailable
closer to home.

FIGURE 3.17: COMPARISON OF NUMBER OF LOCAL JOBS TO LOCAL WORKFORCE, BY INDUSTRY
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The characteristics of the workforce commuting into and out of North Plains were similar in terms of
incomes and age (Figure 3.18). Working North Plains residents are slightly more likely to be 30 years or
older, and more likely to earn more than $40,000. (These are the broad categories provided by this Census
data set.)
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FIGURE 3.18: NET INFLOW-OUTFLOW DETAIL, CITY OF NORTH PLAINS AND WASHINGTON COUNTY, 2019
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Jobs-to-Worker Ratio: There are an estimated 1,150 total local jobs (covered and non-covered3), and 1,730
working North Plains residents. This indicates a ratio of 0.65 local jobs for each local working resident. Or
stated conversely, there are 1.5 local workers for each available local job. This indicates that to achieve a
jobs-to-worker balance of one-to-one in the community today, there is a current deficit of roughly 580 jobs
in North Plains. However, eliminating that deficit will require providing new local jobs for residents who
commute to work outside of the city, jobs that are at least similar or comparable in type and salary to the
jobs they currently hold elsewhere.

Jobs-to-Household Ratio: North Plains has an estimated 1,075 households, indicating a jobs-to-household
ratio of 1.1 jobs per household, or roughly one job per household. However, in North Plains, each household
has an average of 1.6 working members.

POPULATION AND WORKFORCE
The City of North Plains has an estimated population of 3,360 as of 2020 according to the PSU Population
Research Center (Figure 3.19).

Population growth as tracked by PSU is very irregular year-to-year which is attributable to a reporting error
that undercounted population growth for many years. The mistake was corrected in the 2017 estimate
showing a jump in population of over 900 residents in one year, that was in fact spread over many years.
Therefore, the data presented in Figure 3.19 is greatly distorted.

Comparing decennial Census estimates prov