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NOTICE OF ADOPTED AMENDMENT

12/11/2012

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: City of Vernonia Plan Amendment
DLCD File Number 002-12

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Thursday, December 27, 2012

This amendment was submitted to DLCD for review prior to adoption pursuant to ORS 197.830(2)(b)
only persons who participated in the local government proceedings leading to adoption of the amendment
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local
government. A decision may have been mailed to you on a different date than it was mailed to
DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA
Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Carole Connell, City of Vernonia
Gordon Howard, DLCD Urban Planning Specialist
Patrick Wingard, DLCD Regional Representative
Thomas Hogue, DLCD Economic Development Policy Analyst
Christine Shirley, DLCD Natural Hazards/Flooplain Specialist
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Section 3 Council Clerk’s Duties: ‘The Council Clerk is hereby directed, upon
its adoption and authentication, to number this Ordinance as the next adopted
ordinance of the City of Vernonia,

(Must be read in tull if requested)

Adopted as read by title only this 3" duy ol December, 2012, by the following vote:

AYES: 47 NAYS: & ABSTAIN: /% ABSENT: &

Adopted as read for a second time on this 3rd day of December, 2012 by the tollowing
vote:

AYES: 5 NAYS: X ABSTAIN: & ABSENT: &

Signed by me, Josette Mitchell, Mayor, in autbentication of its adoption this 31 day of
December, 2012

Signed this 3’“/ day of December, 2012

Atlest: % 2L 1,42‘ %Z ,é_Lﬁd/
J¥ann M Glass, City Recorder

Dec. 3, 2012 Amending Comprehensive Plan Rezoning 130 Parcels
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l. Introduction

In 1981 the City of Vernonia adopted its Comprehensive Plan in accordance with
Senate Bill 100 and the statewide planning goals. Since then there were an estimated
eight amendments, and a periodic review update in 1996. The policies, goals and land
use map included in the original Plan are supported by background documents,
inventories, local conditions and development patterns, as well as projected growth and
estimated needs. Some of the data is over thirty years old, but changes to the
community have been relatively minor since then. This analysis will be adopted as a
background inventory updating any preceding economic opportunities analysis(es),
including policy and land use map changes to the Vernonia Comprehensive Plan.

This analysis was predicated on the City’s desire to remove unbuildable land parcels
located in flood hazard areas from the developable land inventory. In turn, parcels
removed from the inventory need to be replaced with buildable parcels. As a result of
the 1996 and 2007 flood incidents in Vernonia 176 structures were damaged. The City
has or is in the process of acquiring and demolishing 42 homes, businesses and school
buildings. Those and other parcels located in the most hazardous flood zones will
become publicly owned and unbuildable. The primary purpose of this report is to
identify parcels in flood hazard areas that are planned for residential or employment
uses and re-designate the zoning to a public/institutional or park recreation category.
Then it is the City's desire to identify land to replace those losses in order to meet the
projected 20-year housing and employment needs for Vernonia.

The amendments are based upon the process outlined in statewide planning Goal 9
that requires an Economic Opportunities Analysis (EQA) for plan amendments that may
affect the local economy and the City- adopted economic policies for Vernonia,

The objectives of the EOA are to comply with the Oregon Statewide Planning Goal 9
Economic Development. This goal requires cities to maintain adequate supplies of
industrial and other employment lands to sustain projected economic activity, as well as
to help determine steps the City can take to better deploy its assets to take advantage
of economic opportunities in a manner consistent with the aspirations of the community

City of Vernonia Economic Opportunity Analysis (December 3, 2012)
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Study Area

The study area is the existing Vernonia Urban Growth Boundary (UGB). There are
1,131 acres in the Vernonia Urban Growth Boundary, of which 1,102 are inside the City
Limits. The City does not intend to expand the UGB since past population projections
have not been realized and there is currently a surplus of residential land. However,
there remains a challenge in identifying land appropriate for industrial and commercial
use inside the UGB. It is the intent of this process to regain lost commercial land in the
downtown area and to re-zone most of the large industrial and commercial parcels, as
well as flood buyout parcels in the flood hazard areas to either Institutional Public (IP} or
Public Recreation {PR).

EOA Process

This EOQA begins with a review of the City's current economic development objectives
and an introduction to the community of Vernonia, including its demographic and
employment characteristics. Using projections from the coordinated population
projection from Columbia County that was adopted by the City in 2009, background
data from the Portland State University Population Research Center and the Cregon
Employment Department, this analysis reports the projected growth patterns and
discusses how they may affect Vernonia. Due to a lack of current data availability, the
base year used throughout most of the analysis is 2008. The projections are further
refined into specific business sectors using information from local and regional data
sources.

With identification of the specific employment sectors and their associated site needs,
an inventory of commercial and industrial lands was completed to look for sites suitable
to accommodate projected needs. This includes deleting land in special flood hazard
areas planned for future industrial and employment uses. Using GIS analysis,
Columbia County Assessor data, flood data, and site visits, industrial land in the
Vernonia UGB were reviewed on a parcel-by-parcel basis to determine buildable areas.
Constrained or developed parcels were removed from the final inventory figures due to
flood constraints. The resulting suitable sites analysis informs policy and code
recommendations found at the end of this report and summarized as follows:

5
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Summary of the Proposed Amendments

This report supports the Comprehensive Plan and Plan/Zone Map amendments that are
tentatively proposed and identified on the draft map and ownership matrix exhibits. [n
summary the amendments will achieve the following:

1.

Ul e

10.

.

12.

13.

Use this report to supplerment outdated housing and employment data in the
existing Comprehensive Plan

Add an Economic Objectives statement for Vernonia to the Comprehensive Plan
Modify existing industrial and commercial Comprehensive Plan policies
Propose new industrial and commercial Comprehensive Plan policies

Rezone public owned floodway parcels and flood buyout parcels to Institutional
Public (iP} or Public Recreation {PR} in order to identify and properly manage
their use

Rezone (b} privately owned unbuildable sites to Institutional Public (IP) or Public
Recreation {PR) (Rice, Nelson, Curtis, Brunsman, DRD Land & Timber, LLC)
Rezone (26) private parcels on Rose & Weed Avenues totaling an estimated
{3.5) acres from General Residential (GR) to Downtown (DT) to alleviate a
shortage of potential commercial sites

Rezone (8) parcels on Rose Avenue of City and WOEC owned land from
General Commercial (GC) to Downtown (DT)

Rezone (7.65) acres of General Residential {GR) on Califorma Avenue to Light
Industrial {LI) to replace flood-prone industrial sites with potential industrial land
Rezone (2) public cemeteries and a sewer pump station from Residential (R) to
Institutional Public (IP)

Rezone the City maintenance shop, water plant and sewer lagoons from Light
Industrial (L) to Institutional Public (IP)

Amend Title 9 Zoning Code Section 9-01.03-70 Public Recreation (PR) and
Section 9-01.03-80 Institutional Public (1P} to describe federal use standards for
flood buyout sites as follows;

s |IP Zone Section B. add "The use of any parcel purchased under federal Hazard
Mitigation Assistance (HMA) shall comply with Federal Regutations 44CFR Part
80",

e PR Zone Section A.6. add "The use of any parcel purchased under federal
Hazard Mitigation Assistance (HMA) shall comply with the Code of Federal
Regulation 44CFR Part 80"

Amend Title 8 Zoning Code Section 9-01.03-50 Downtown (DT) Zone to clearly
allow single family dwellings as a permitted use with no restrictions as follows:

s “A Uses Permitted Cutright — In the Downtown Zone the following uses and
building types are permitted outright;

(1) Detached dwellings {existing-heusing-enly)

City of Vernonia Economic Opportunity Analysis (December 3, 2012)
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ll. Vernonia Economic Development Objectives

To date, economic policy guiding City of Vernonia decision makers has been based on
officially adopted documents including the Vernonia Comprehensive Plan and the 1997
Vernonia Strategic Action Plan. In recent years the City has undertaken several studies
and projects to identify methods to revitalize the town. None of these studies were
adopted nor amended the Vernonia Comprehensive Plan, except for the Vernonia
Transportation System Plan (TSP) Update in 2011. Below is a list of studies that helped
to define the proposed economic objectives and policies at the end of this section.

Existing Reference Documents
In addition to the Vernonia Comprehensive Plan, the following reports and studies of
Vernonia have been complied in the past 15 years:

. Vernonia Community Assessment, E.D. Hovee & Co. 1996
2. Vernonia Visioning Conference, for Periodic Review update, Confluence NW &
Mary Forst 1996
From Vision to Action Strategic Plan for Economic Development, Vernonia
Community Response Team & RDI 1997 (adopted in 2010}
Downtown Revitalization Hardscape Plan, KCM 1998
City of Vernonia Marketing and Business Analysis, Mary Bosch 2001
Design Guidelines for the City of Vernonia, QDDA 2001
Town Hall Meetings on Economic Development, Mayor Sykes 2003
Vernonia Downtown Resource Team Report, ODDA 2005
Community Goals Workshop, 2006
. Vernonia Transportation System Plan TSP Update, CH2M Hilt 2011 (adopted in
2011)

"l

TORPNE N

=

Proposed Economic Development Objectives for Vernonia

The City currently does not have a succinct and official economic development
objective. The following italicized statement is a proposed statement of the City's
current economic objectives:

Vernonia seeks o become a more prosperous and resilient community by
successfully attracting and retaining businesses that will provide
employment and services to the Vernonia trade area. Vernonia's ability to
offer the best of rural living and urban proximity depends on ils
commitment to creating and maintaining a distinctive niche as a full
service community in the expanding Porlland metro region. The Cily
seeks job opportunities that both capture the interest of the cily’'s youth as
well as provide family wage jobs. The City desires fo reverse population
decline by locating new development on land above the area’s
floodplains. The City hopes to affract new families, particularly from
growth in Washington County who may be drawn (o the area’s moderate
housing costs, the friendly small town atmosphere and the modern new
school complex. The economy of the area is currently dominated by
education, forestry/fishing/hunting and retail employment. Utilities,

7
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accommodation and food services, construction, public administration and
tfransportation are other important job sectors. The City seeks to expand
employment opportunities into other areas such as light industry and a
broader natural resource economy based on secondary wood products,
biomass and other alternative energy production, bicycling, camping and
eco-tourism facilities, and farm and ranching associated with both tourism
and food production. Tourism will be enhanced by an expanded park
system that encompasses Vernonia Lake, the re-located Spehcer Park,
an engineered wetland that serves as an outdoor classroom, and a trail
system extension to the Banks-Vernonia and Crown-Zellerbach Trails and
the Anderson Park and equestrian area. Downtown Vemnonia is a historic
hometown shopping district offering small town ambiance, unique goods
and friendly service. The City strives for a vibrant, altractive downtown
district with services and accommodations for residents, employees and
tourists alike.

Existing Comprehensive Plan Goals and Policies

This section describes current adopted policies that guide the City's economic growth
and development. Thereafter are recommendations to modify several policies and
propose additional new policies that better reflect the city’s current economic objectives.

Commercial Activities {(Current Comp Plan narrative and policies)

Plan Narrative:
“The City recognizes the need to provide a "downtown" area or central
business district where intense commercial uses predominate.

The downtown area has ftraditionally developed along Oregon 47 and
forms the existing commercial core. This form of development has made
it inconvenient to park and walk. It is where high volumes of traffic and
other activity are anticipated. Conflicts between through traffic such as
logging trucks and local shopping trips contribute to congestion and traffic
safety problems in the downtown area. The City recognizes that
commercial areas, as indicated in the inventory, are currently developed
and that little area for expansion exists.

The city encourages commercial uses that are "compact" in that people
may walk from one to the other with ease, not having to drive their cars.

The City provides a mix of vital services and retail operations to serve the
whole community and surrounding rural area.”

Commercial Area Policies
Existing Comprehensive Plan policies are listed below with recommended amendments
where policies are no longer relevant.

City of Vernonia Economic Opportunity Analysis (December 3, 2012)
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6.

and East-of the-presemrtcommercial-areatromvacantindustrialHovacant
commercialpropery-forexpansionpurpeses— Delete since this policy has been

accomplished.

fer#u%er&tandrﬁse- Defefe untn‘ thrs reference can be fo und and determrned
relevant.

Residential uses shall be only conditionally allowed in the designated commercial
area. The impact on present and future commercial uses shall be considered
during the review process.

The economy of the City will be improved by encouragement of the city’s tourism,
downtown rehabilitation and location of clean, new light industry.

The City will give appropriate support to efforts to improve communication
systems serving the city as an additional means of improving the City's economy
and livability.

The City supporls improvement of important community facilities including
educatlonal facullttes at all Ievels and commumty health facmtles -and-planning-

Depaptmerﬁ—kbrary—eeurtreom—and—w&&epmformahoneemer— Defefe since City

Hall has been completed

The City will continue to improve its basic infrastructure systems by implementing
an updated water system master plan prepared-in-1894 preparation-ef-a-an_
updated sewer system mast plan, preparation of a plan to manage storm water

drainage and other drainage and erosion control problems, preparation of a

parks master plan and continuing to implement its regular schedule of street

improvements.

Cluster most high intensity uses in and around a revitalized business district,

except for ﬂood orone areas. aﬁer—mederale—e*pan&en—ef—the—urba&grewm
; belt- Delete

since the referenced boundary changes were comp."efed

Industrial Activities Policies

. The City shall seek a diversified industrial base, such as forestry, agriculture,
mineral products, and electronics.

The City shall work with the Chamber of Commerce to actively encourage
industries to locate in Vernonia consistent with the air, land and water policies
outlined in thlS plan

N in n th ¢ h n B -RAaE- De[ete
since reference amendmenfs were compfefed and are proposed fo be rezoned
for public or park use due to flood hazards.

Industries which focate near the flood zone of Rock Creek aor the Nehalem River
shall use flood zone areas for open space, open storage or parking such that
flow restrictions are minimized.

The City shall require annexation of all industrial uses as they are hooked up to
City services.
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6. The City shall work with the county and state economic development committees

7.

to aid the City in industrial acquisition which is beneficial to the City, County and
State.

The City shali work with Pertland Community College to maintain the location of
an extension in Vernonia to upgrade its labor force.

Adopted 1997 Strategic Plan Economic Goals

-2

(]

Business Development Goal 1; Revitalize the downtown Vernonia business
district to enhance/develop tourism and other business opportunities that will
result in the creation of six new commercial/retail businesses. ard-50-rew-full-
time-equivalent{FTEHobs by-the-year 2003~ Delete specific irrelevant or past
target numbers and dates.
Business Development Goal 2: Expand the local economic base increasing jobs
and business opportunities through the addition of-a-minimum-ofthree-new
service/production businesses and high-tech and light industry. thattegether
gross-$10-millior-inrevende-annually-by- theyear2003: Delete specific targef
numbers and add a reference to desired light industrial jobs.
Workforce Goal 1: Increase local opportunities for training in order to encourage
and enhancement the possibility of high wage jobs and career advancement for
the Vernonia work force, including entry level jobs for young adults..
Infrastructure Goal 1: Develop basic improvements in the Vernonia Airport to
allow for future expansion and to enhance the potential for economic
development.
Infrastructure Goal 2: Replace old and undersized watertines public facilities to
improve services to residents and businesses in Verngnia and to readily serve

new or exnandlnq busmesses to-Vernoniaresidencesby-theyear1890-to-

Infrastructure Goal 3: Improve telecommumcatlons service for residents,
businesses and emergency situations.

Proposed New Economic Policy Recommendations
To realize economic objectives and strengthen the guiding policies, the City will
consider adding the following policies to strengthen the Vernonia Comprehensive Plan:

1.

=

T

Marketing: Oredgon is striving 1o be a center for “green” jobs. It is impontant that
firms shopping for a site know about Vernonia. Vernonia should work to attract
green businesses,

Usable Employment Land: Identify parcels of land in the Vernonia UGB which

are zoned industrial or commercial but cannot be built on due to flood hazards.

Remove employment related zoning and designate the unbuildable parcels for

public open space uses only. |dentify other parcels in the UGB that can be re-

zoned for commercial and industrial uses to replace the constrained unbuildable

sites.

Pursue State and Federal money: City staff should pursue grants they deem
beneficial to improve Vernonia's economic condition. Information should be

provided to business owners that may be eligible for grants.

[0

City of Vernonia Economic Opportunity Analysis (December 3, 2012)

City of Vernonia Product Final Payment
TA-U-13-173 01/;07/2013



City of Vernonia Product Final Payment
TA-U-13-173 01/;07/2013



lll. The Vernonia Community and Economy

The City of Vernonia is located in Columbia County, Oregon in the Upper Nehalem
River valley located in the foothilis of the Coast Range. The area is surrounded by
forests and farmland and is bisected by several waterways including the Nehalem River,
Rock Creek and numerous small streams. US Highway 47 passes through downtown
Vernonia connecting Washington County with the Columbia County seat on the
Columbia River. The City was incorporated in 1892.

The Oregon-American Sawmill opened in 1920 and was said to the largest in the world
at that time. The company was from the southern US states and brought southern
settlers who named streets in the boom town after the old Confederacy. By 1950 the
mill closed and the virgin timber was gone. But the timber has grown back and although
Jogging activity has diminished, it is still an important economic activity in the area.
Other important industries include The West Oregon Electric Cooperative headquarters,
educational services, agriculture, forestry, fishing and hunting and retail trade.

Population and Demographic Trends

Poputation Growth

In 2011 the estimated population of Vernonia was 2,110 (PSU Population Research
Center). Population has changed very little since 1980 when there were 1,800 city
residents. The population peaked in 2009 at 2,340 people. Population growth has not
kept pace with annual increases seen elsewhere in the state or original city estimates.
The City revised and lowered their population projections in 2009 by adopting an
estimated population growth that is coordinated with Columbia County’s county-wide
projections for all its jurisdictions.

The City of Vernonia is the third largest City in Columbia County. Vernonia’'s most
current estimated population for 2011 was 2,110. The twenty year projection puts the
growth rate at just under 1%. Columbia County is projected to grow by 1.1% from 2010-
2020 and 0.8% from 2020-2030 with the highest growth percentages occurring in St.
Helens and Scappoose.

Historical and Projected Population Data

The following figure summarizes actual and projected Vernonia population figures
compiled by the city from various sources. As indicated. in 2009 new projections were
adopted by the City in coordination with the Columbia County estimates and are the
current official estimate.

Figure 1 - Vernonia Population

Year |Actual Population Projected Population
1980 (1900

1990 |1808

2000 | 2228 (census) 4000 1980 Plan slow growth
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IV. Economic Trend Analysis

Introduction

The trend analysis section is the foundation of economic information. This base
information will be used to project the economic potential for the study area. In
conducting the analysis, the current economic climate must be considered. The
economic conditions at the global, national, state and local levels have shifted
significantly since April 2008°. Although the US recession officially ended in June 20089,
what became a significant global economic downturn is still stubbornly apparent in
2012.

In an effort to offset a declining economy the Federal Government took several
measures including the $850 billion American Recovery and Reinvestment Act. But
despite optimistic recovery projections and government stimulus programs, job growth
in the US has still not reached levels that signal job opportunities are replacing the
millions of jobs lost since 2008, or that add new jobs needed to match population
growth.

National Economic Trends

Economic uncertainty is expected to continue in the short term. Many factors play a
role in the poor economy. The burst of the housing bubble contributed to a decrease in
consumer spending and a decrease in residential construction. In addition, home
foreclosures and delinquencies have been a burden on banks, which have significantly
decreased the amount of money available for mortgages, consumer and business
loans. While the housing and banking industries have somewhat stabilized, instability in
Europe and an uncertain euro, as well as slower growth in China and India have
reduced trade worldwide and dampened the US economic recovery. The U.S. relies on
20% of its exports going to Europe, second to Canada who receives most U.S. exports.

Several years of increasing commodity prices such as food, petrol and energy prices
has decreased consumer purchasing power. As a result consumers are spending a
higher percentage of their income on "necessity” items leaving less for “non-necessity
items” thus putting more pressure on consumer prices.

These circumstances with the addition of a declining dollar have put the country into a
long period of slow economic growth. The Federal Reserve again reported in April 2012
a projection for stronger growth, at 2.4% to 2.9% for the year. But in June 2012 that
projection was reduced to below 2%. Benchmark federal lending remains at near zero,
unchanged since 2008. U.S. unemployment that peaked at a high of over 10% was
8.2% in early 2012 with a projection at year end for little change. The Fed'’s indicate that
hiring is expected to remain sluggish, but there is a subdued outlock for inflation and
there will be continued low interest rates through 2014. ¢

* April 2008 is when the housing bubble burst and a significant cause of the national recession.
“ Federal Reserve Meetings of March and fune 2012 as summarized by e Oregonion

City of Vernonia Ecanomic Opportunity Analysis (December 3, 2012)

City of Vernonia Product Final Payment
TA-U-13-173 01/;07/2013



State and Regional Economic Trends

Oregon experienced a high rate of growth from 2003-2007, but since the 2008
recession Oregon has experienced the same national economic slowdown. Generally,
the same sectors that are dragging the national economy are also dragging the Oregon
economy including housing starts, construction, finance, wood products, nursery sales,
manufacturing, retail trade, leisure & hospitality. In June 2009 Oregon reached an
unemployment rate of 12.1% up from 5.6% a year earlier. In March 2012 the
unemployment rate in Oregon was an average of 8.6%, when the state was tied at a
ranking of the 38™ highest unemployment rate of the 51 states.

Beyond 2010, Oregon’s economic growth was expected to outpace national growth,
where optimistic projections indicated that by 2016 Oregon employment would grow by
14%. Although these projections may not be realized, as of June 2012 Oregon has the
second fastest growing Gross Domestic Product (GDP) in the country at 4.7% which is
three times the national average. This is due to growth in durable goods industries
lead by Intel in Oregon.’ But in many other categories of economic health in 2012
Oregon does not score above average. In the longer term, Oregon has economic
advantages that may improve our ranking and provide growth advantages. These
factors include:

Population growth,

Location, relative proximity to Canada and Asia

High commodity prices

Export growth

Affordable housing

Quality of life

State tax incentives, including the Single Sales Factor Tax

In addition to the factors listed above are several state initiates which may help to drive
growth in several sectors:

Manufacturing Competitiveness - In the 2007 Oregon Inngvation Plan, the Oregon
Innovation Council proposed a State investment of $5.37 million between 2007-2009 to
expand workforce training programs and the Oregon University System’s ability to
enhance manufacturing industry innovation through equipment, top-notch faculty and
partnerships with Oregon companies. As of the 2008 Oregon Business Plan Annual
report, $2.872 million had been invested into this initiative.

Innovation Accelerator Fund - This plan calls for $5 million to be invested in the
“cultivation” of innovative ideas which arise every year from established and emerging
firms, entrepreneurs and academic institutions.

Oregon Nanoscience and Microtechnology Institute (ONAMI) - This proposal
recommends an additionat $10 million investment between 2007-2009 for the continued
support of this public private partnership between the State’s top public universities and
leading Oregon high-technology companies. In addition to creating jobs and allowing

" Bureau of Labor Statistics 2011
15
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Oregon to recruit talented researchers, already the State is realizing sizeable returns
from ONAMI as technologies are transferred to the marketplace. To date an additional
$9 million has been invested into ONAML.

Oregon Translational Research and Drug Development Institute (OTRADI) - This
public-private partnership seeks to support health care and biomedical research in the
State by focusing on drug research and development for the treatment of infectious
diseases which will feed into a separate accelerator intended to support
commercialization of products by Oregon companies. The State has invested $5.25
million to date.

Bio-Economy and Sustainable Technologies (BEST)} Center - This public-private
partnership intends to research and develop innovations related to bio-based
technology, green buildings and clean energy. BEST is intended to enhance Oregon's
competitive advantage in the growing "green” industry sector. To date, $2.5 million has
been invested.

Senate Bill 582 - The first of two Oregon Senate bills intended to promote innovation
and emerging industry in the State, Senate Bill 582 increased the amount of allowable
contributable funds University’'s may accept in order to establish the University Venture
Development Fund. The Fund supports entrepreneurial training, education, research
and startup companies.

Senate Bill 579 - Senate Bill 579 expanded the authority of the Oregon Growth
Account allowing the Board to investment in emerging firms in early stages of
development. in essence, the Senate Bill promotes growth in key target industries by
providing early stage funding.

Transportation/Infrastructure - Lastly are initiatives at the state and regional level to
improve the state's transportation infrastructure including port districts, rail lines and
airports. Included in this are highway expansion plans. Widening of Highway 217 has
been approved by Metro and expansion plans are on-going for Highway 26,

Targeted Industry Cluster Trends

High Tech - Oregon’s high tech cluster was formed during the 1880's and boomed until
2000. The cluster went through a steep decline after the dotcom bust but since 2003
has been steadily increasing. The high tech cluster is primarily electronic manufacturing
and system design. Electronic manufacturing consists of 68% of the State’s high tech
cluster. 66% of that employment is located in Washington County. System design is
16% of total high tech employment or 9,200 jobs. The overall high tech outlook is
mixed. Manufacturing is expected to decrease 3% by 20186, but system design and
publishing will increase by about 156%.

Health Care - Oregon’s health care industry has grown rapidly adding 61,000 jobs in
the last 13 years. It is now one of Oregon’s largest sectors capturing 11.5% share of
employment. This makes it roughly similar to Manufacturing, Retail Trade and
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Professional & Business Services. Health care is also projected to capture the highest
percentage of job growth through 2016. Demographic changes, specifically an aging
population requiring more care is the primary driver of job growth in this cluster.

Solar Manufacturing - Oregon has put itself in a strong position to be one the leading
Solar Photovoltaic manufacturers. Oregon has successfully recruited four
manufactures, predominantly in Hillsboro. Oregon holds a competitive advantage due
to its unique combination of semi conductor manufacturing, significant electrical power
capacity, water capacity and the ability to site large industrial facilities. The future of
solar manufacturing is dependant on several factors. For one, it must become more
cost effective. Currently, wind energy is more efficient. Growth is also dependant on
federal investment tax credits. {Congress extended tax credits for another eight years)
Not only do credits help the solar industry but they create solar installation jobs too.
The solar industry is projected to add 62,000 jobs nationally by 2015 and 10 million
woridwide by 2030. Oregon is projected to capture 15,000 jobs by 2035, most of which
occurring in the next ten years.

Bio-Tech -In 2006, Oregon’s biotech sector employed about 9,500 employees and
averaged a 19.4% increase from 2001. Currently, Oregon's share of the bio-tech
industry is small; there are possibilities for future growth. One such venture is the
addition of Genentech which may lead to other potential growth in the Bio-Tech
cluster.”™

Columbia County Economic Development Trends

Columbia County growth has stalled along with the state and the nation due to the
stubborn recession that started in 2008. But population growth is still projected in the
future consistent with historical trends, albeit at a decreasing rate than the past. The
unemployment rate in the County was 9.9% in December 2011.* Median household
income has historically been higher than national and Oregon levels, despite lower
college attainment levels.’® This is due to workforce specialization in construction and
goods producing industries. The proportion of the resident workforce to total population
has remained close to 50% since the 1990's. Columbia County's resident workforce
commutes throughout the Portland metro and has a worker export/import ratio of 3:1.
Data indicates that the availability of desirable or appropriate local job opportunities for
the resident workforce is becoming increasingly unbalanced. Columbia County
residents have a high degree of occupational specialization in natural resources, health
technology, construction, maintenance, production, and transportation categories.

Wages in Columbia County dropped about 12% in the pericd of 2000 — 2010 and are
less than the statewide average. But per capita personal income rose by 32% from
1999 — 2009, but after adjusting for inflation these rates are adjusted to 2%. Transfer
incomes such as pensions, Social Security and Medicare payments increased by 45%
from 2001 - 2009 because the County is gaining workers and losing children. In
conclusion, jobs in Columbia County pay less than the state average, but its population

N Keanomic Opporiunities dnafvsis & Loog Teem Urban Land Needs Assessment. Johnson Reid, March 2009
“OLMIS Region , February 2012
" Columbia County Economic Team Baseline Conditions and IMistorical Trends 2715712 draft
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is closer to average financially because many people are working or receive money
from pensions and social security programs.”’

Vernonia Economic Trends

Location and Transportation - The City of VVernonia is located along highway 47 in
Columbia County. It is 30 miles west of the County seat of St. Helens and 45 miles
from the Portland Metro Area. Vernonia is 15 miles from Highway 26 and about 45
miles from I-5, [-205 and |-84. Vernonia is in the foothills of the Pacific Coast Range and
55 miles from the Oregon coast. Vernonia is also home to the Vernonia airport, which
primarily serves recreational aircrafts. The airport has about 4,000 annual take off or
landings generated primarily from flying instruction.

Utilities - The City of Vernonia has a number of utility problems inciuding water pipe
leakage, sewage lagoon location in the floodplain and no formal storm water system.
Residents pay some of the highest prices in the state for water, sewer and electricity.
Vernonia is currently in the process of updating its Capital Improvement Plan for public
facilities. With lower population projections the City may be able to benefit from
installing a hyphoreic discharge system, as opposed to moving or planning a new
sewage treatment system. Earlier wastewater plans included moving the sewage
lagoons, but instead there is a planned dike elevation recommended in the wastewater
redesign plan. The City has many areas of insufficient water pipes that need to be
upgraded. This will be especially important to fulfill the need of potential industrial
development at the Knott Street Light Industrial Park. The City's water storage capacity,
however, is sufficient for the projected population through 2031.

Employment Trends - Vernonia finds itself in a unique geographic location. Although,
the City is a part of Columbia County and shares a similar economy, Vernonia workers
are more dependent on Washington County and Portiand metro employers. Beginning
with the technology boom in 2003 Washington County experienced a 13.1%%
employment increase. Many Vernonia residents took advantage of the high paying jobs
and commuted into Washington County for work. As jobs in Vernonia became more
scarce Vernonians became increasingly more dependant on the Portland metro area for
work. This trend is expected to continue as an estimated 80% of the resident work
force leaves Vernonia for employment elsewhere. Vernonia’'s economic growth has
been nominal with littte change in the last 30 years.

In 2010 the unemployment rate for Vernonia was 7.8%. Median household income was
550,096 and median family income was $54,091. The percentage of people whose
income in the past 12 months is below the poverty level is 7.5%. The percentage of
families with a female householder, no husband and with related children under 18
having an income below the poverty level is 35.4%." Other economic data indicates
that 61.9% of Vernonia residents 16 years and older were in the work force in 2009, but

" Lrik Knoder, Oregon Labor Market Information system. June 2011
" Feonomic Opportinities  advsis & Lewg-Teem Frban Lund Necds Bssessment by Johnson & Reid, March. 2009
" LS. Census Data 2010
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the average travel time to work was 41.5 minutes as compared to 25.2 minutes in the
nation as a whole.™

Vernonia - Economic Strengths and Weaknesses

In 1996 E.D. Hovee & Company prepared a Community Assessment for Vernonia.'
Although that was many years ago, the firm prepared a good summary of the city's
strengths and weaknesses, many of which still apply today and have been updated to
reflect today's circumstances.

Figure 2 - Vernonia Economic Strengths & Weaknesses

Economic Strengths Economic Weaknesses
1. Compact & intact downtown business 1. Small population base and out-commuting
district constrains local retail and service businesses
2. Forest products continue to be viable 2 Vernonia is not capturing value-added forest
source of employment and payroll _products bugsiness opportunities
3. Information highway, Washington County 3. Isolation and inconvenient transportation
commuters & cottage industnes provide limit business confidence and investment
opportunity activity
4. Recreational amenities close to the 4. Public and private utilities are expensive
Portland metro area stimulates local business
activity
5. New K-12 public school compiex opens in | 5. Flood potential and damage is a repeated
2012 with educational tools for a modern threat
workforce
6. Rural quality of life and ocutdoor 6. Weak national and regicnal economies
recreational activities significantly affect local economy
7. Affordable housing 7. Some infrastructure inadequacies
8. Expanded park and recreation facilities on | 8. Lack of vacant employment land inside the
the old schocl and mill sites LIGB and outside the floodplain

9. Few high wage jobs

" Factifinder.census.gov 5-31-11
S Uernonia  Ovegon Communine Assesswicnt by LD, Hovee & Co. 1996
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V. Vernonia Land Inventory

Introduction and Purpose

This section presents land uses and land availability within the VVernonia Urban Growth
Boundary (UGB). The purpose of this section is to evaluate City lands as they pertain
to Statewide Planning Goa! 10. Housing Goal 10 is meant “to provide for the housing
needs of the state.” The goal requires municipalities to inventory buildable lands for
residential use. Cities must also develop plans to fulfill the housing needs of all
residents including single family residential dwellings, multi-unit dwellings, rentals or
low-income housing.

This section also provides land inventory data pertaining to commercial and industrial
employment land. Statewide Planning Goal 9 and Oregon Statutes and Administrative
Rules require Comprehensive Land Use Plans to also include an inventory of vacant
and developed land designated for industrial, commercial and other employment land
within the UGB. Land inventories are used to determine the size of the UGB based on
a projected need of adequate capacity to accommodate a 20-year need.

The Buildable Lands Inventory was completed by RARE intern, Seth Lenaerts, in 2009
using the best available data, including parcels, the January 2008 Draft Flood Hazard
data, and The City of Vernonia Local Wetland Inventory and Riparian Assessment.”® At
the same time the City began to build its geographic information system (GIS), with the
support of KLS Surveying, Inc.

Since the completion of the Buildable Lands Inventory, the accuracy of the parcel data
set has been greatly improved by Columbia County, FEMA has adopted new flood
zones, and municipal boundaries and zoning have been updated by meticulously
reviewing city records. As a result, there are small discrepancies between the Buildable
Lands Inventory (2009) and the Vernomia Land Inventory (2012) included in this report.
However, these discrepancies are insignificant in terms of the conclusions of the
Buildable Lands Inventory, i.e. plenty of residential lands and not enough commercial
lands.

Tables 2a-2c reflect the 2012 Vernonia Land Inventory, while Tables 3-4,6, 8-10 reflect
the results of the 2009 Buildable Lands Inventory.

LAND INVENTORY GOALS"
The goals of the Vernonia land inventory are:

1. To create a land inventory system that is accurate and straightforward as
possible, easy to update and consistent over time for accurate comparisons.

2. To inventory all land within the UGB using the City’s zoning classifications:
LDR - Low Density Residential
R — Residential

" Prepared by Shapiro and Associates, Inc. June 2000
" Land [nventory Goals adapled Trom City of Medlord’s Comprebensive Plan, February 21, 2008
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Additional information about Constrained Lands

Vernonia is located where Rock Creek and the Nehalem River meet. Due to the small
area of the Nehalem watershed the river is prone to flooding. Vernonia has
experienced two 100 year flood events in the past 11 years. In addition to actual
flooding events Vernonia has gone through a number of “close calls™.

Since the 2007 flood, government, quasi-government, husinesses and private citizens
have taken significant steps in natural hazards planning and other flood mitigation
steps, with the understanding that the best mitigation practice is to move out of flood
prone areas, The Federal Emergency Management Association (FEMA) and the
Community Action Team (CAT) worked with homeowners, the school district and other
properties in flood prone lands to buy-out their properties demolish many buildings and
give title of the land to the City. With title comes a restriction for no future development
on the subject 42 parcels.

The City has developed more restrictive ordinances to control future development in the
floodplain in compliance with FEMA rules, such as prohibition of new development in
the floodway or improvements that would cause a rise in flood waters. The City has
established new standards to better manage the floodplain by restricting practices that
would increase flood water. Although there are no plans to fully restrict development in
the floodplain, Columbia County Flood Relief has made it a goal to voluntarily move all
development outside of the floodplain in Vernonia by 2050.

The Vernonia floodplain makes up about 550 acres of which 133 are in the floodway.
Much of this land is not developed and will not be developed in the foreseeable future.
There is however, a significant amount of property that is currently developed in the
floodplain. To meet CCFR goals of no development in the floodway and floodplain,
current development will be displaced and moved into new undeveloped parts of the
Vernonia. The impact of displaced development plays a role in the Vernonia Buildable
Land Inventory.

Proposed Floodplain Management District — The City is in the process of developing
a Floodplain Management District in order to assure safety and on-going compliance
with FEMA regulations. The District will define managed floodplain lands, provide city
administration and GIS mapping procedures, and implement the Community Rating
System to reduce insurance rates by as much as 25%.
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VIl. Employment Forecast for Vernonia

Total Current Employment

Current employment was determined using both business licenses and information from
the Vernonia Chamber of Commerce. Estimates were based on regular market
conditions. Therefore, actual employment at the time of publication is lower than listed
in Figure 3.

Figure 3-Current Employment
#of Employees

NAICS® Firms 2008
Natural Resource 5 20
Construction 24 11
Manufacturing 12 22
Wholesale Trade 0 0
Retail Trade 43 100
Tw.u g 40
Information 3 5
Financial Activities 8 21
Professional &

Business Services 30 48
Education Services 1 85
Healthcare and

Social Assistance 13 3z
Leisure &

Hospitality Services 15 65
Other Services 17 44
Pubiic

Administration & 32
Total observed 185 555

Anticipated Growth by Industry Sectors

Population forecasts rely on national growth factors, migration trends and birth/death
rates. Since employment is assumed to be correlated with population growth it is
possible to forecast future employment as a function of population.

Based upon the 2009 population forecast the Vernonia population is not expected to
grow beyond an annual rate of 1%. This growth rate coincides with the ODOT projected
growth based on an estimated traffic count increase of 0.8 to 1.0%.%# Therefore .08%
will be the base growth rate for the Vernonia Economic Analysis. But there are other
applicable sources that can also be used to project growth. For example County and
State growth as well as sectors of the economy where Vernonia may be able to capture
extra growth should be considered. For this reason a medium and high growth rate are
also presented.

T NAICS- North American Industry Classilication System
“ T.W.LL -Transportatiorr, Warehouse and Litilities
“ADOT 2014 Traltic Counts and Vernonia TSP 201 |
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Figure 4-Baseline Analysis

Base Growth 2008-2028 Growlh
#of Employees

NAICS Firms 2008 2010 2015 2020 2025 2030 2035 Jobs AAGR®

Natural

Resource 5 20 20.3 211 220 229 23B 248 45 0.8%

Construction 24 41 a7 43.4 451 46.9 489 50.8 92 0.8%

Manufacturing 12 22 224 236 248 2611 274 288 6.3 0.8%

Wholesale Trade 0 1} 0.0 0.0 0.0 0a a0 oo 00 08%

Retail Trade 43 100 1016 1057 1100 11456 1192 1240 22.4 0.8%

T.W.LU, B 40 40.6 423 440 458 477 4986 30 0.8%

Information 3 5 51 53 [ 57 6.0 6.2 11 0.8%

Financial

Activities 5 21 21.3 222 239 240 250 26.0 47 0.8%

Professional &

Business

Services 30 48 498.0 515 541 56.8 597 628 138 1.0%

Education

Services 1 a5 B854 A99 935 97.3 1013 1054 18.0 0B%

Healthcare and

Social

Assistance 13 32 325 338 352 366 38.1 87 7.2 08%

Leisure &

Hospitality

Services 15 78 72.3 825 858 893 929 9.7 17.5 08%

Other Services 17 44 447 465 a8.4 504 524 546 99 .08%

Public

Adminigtration 6 36 386 3814 39.6 41.2 429 446 8.1 .08%

Total observed 1585 572 5815 BO58 6312 6577 6853 7141 132.8 08%

Figure 5-Medium Growth Analysis

Medium Growth 20008-2035 Growih
#of Employees

NAICS Firms 2008 2010 2015 2020 2025 2030 2035 Jobs  AAGR

Natural

Resource 5 20 203 21.1 220 229 238 248 4.5 0.8%

Construction 24 41 41.8 44.0 46.2 48 & 51.0 5386 1.8 1.0%

Manufacturing 12 22 225 239 254 268 288 30.4 7.8 1.2%

Wholesale Trade 0 i} 0.0 0.0 0.0 0.0 0.0 oo 0.0 0.8%

Retail Trade 43 100 1024 1087 1154 1225 130.0 138.0 356 1.2%

T.W.U. ] 40 407 42.4 44,3 462 4872 50.3 9.6 1.85%

Information 3 5 51 53 55 58 6.0 6.3 1.2 0.B5%

Financial

Activities 8 21 214 223 232 242 253 26.4 50 0.85%

Professional &

Business

Services 30 48 495 53.3 574 §1.8 666 71.8 223 16%

Education

Services 1 85 B7 6 943 16 1085 1179 1271 395 1.5%

Healthcare and

Social

Assistance 13 32 330 355 383 412 44.4 47.8 149 1.5%

Leisure &

Hospitality

Services 15 78 79.6 8386 H7 9 92 4 971 1020 225 1.0%

T AAGR-Average Annual Growth Rate
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Other Services 17 44 447 465 484 504 524 546 09 0 B%

Public

Administration [ 36 366 38.1 396 412 429 4446 B.1 0.8%

Total ohserved 185 572 5851 6191 6552 6936 7343 V76 1926 1.2%
Figure 6-High Growth Analysis

High Growth 2008-2035 Growih

#of Employees

NAICS Firms 2008 2010 2015 2020 2025 2030 2035 Jobs  AAGR
MNatural Resource 5 20 203 211 220 229 238 248 4.5 0.8%
Construction 24 41 a2 2 455 49.0 528 56.9 613 19.0 1.5%

anufacturing 12 22 227 24 .4 26.3 283 305 328 10.2 1.5%

holesale Trade 0 1} 0.0 0o 0.0 0o 0.0 0.0 0.0 0.8%
Retail Trade 43 100 102 6 1095 1188 1248 1329 1417 391 1.3%
T.W.L. 8 40 411 44.1 473 m07 543 58.2 1714 1.4%
nformation 3 5 5.1 54 56 59 62 6.5 14 1.0%

inancial Activities ) 21 214 223 232 242 2513 264 50 0 B5%,

rofessional &

usiness Services an 48 496 540 588 639 69.6 757 25.0 1 7%

ducation Services 1 85 aa1 96.3 1053 1151 1259 1376 49 5 1.8%

ealthcare and

ocial Assistance 13 32 330 356 8.5 a16 44 9 48.5 15.5 1.55%

eisure &

ospitality

ervices 15 &5 666 07 750 796 845 897 231 1.2%
iIDther Services 17 44 451 47.8 50.8 53.9 572 60.7 15.7 1.2%
Public
Administration 6 32 326 34.0 35.5 370 386 40.3 7.8 0.86%
Total observed 185 555 570.3 6107 6540 7006 7508 8043 234.0 1.5%

Vernonia Target Industries

Based on current employment characteristics, community assets, goals and objectives

Vernonia is best suited to the following:

¢ Small business entrepreneurs. \ernonian's are entrepreneurial. The majority
of the firms in Vernonia are managed and owned by pariners. Vernonia's
policies are pro-small business. With the use of the internet and proximity to
Portland metro Vernonian’s can fill niche markets, either online or with an actual

store.

» Natural resource related. Timber is still an important part of the economy.
Vernonia is well suited for timber related industry, such as a bio-mass plant and

other natural resource employment.

¢+ Government, quasi-government. As of fall 2012, Vernonia has a new K-12
school. The new schoo! may pull in other educational agencies as well as

additional school staff.

» Local and Professional Services Vernonia has a number of financial and other
service firms. These can be expanded on and new services could be started.

¢ Light industrial. Vernonia offers some high quality industrial land, although it
continues to be unavailable. Vernonia would be ideal for small scale

manufacturing.

City of Vernonia Economic Opportunity Analysis (December 3, 2012)

City of Vernonia Product Final Payment
TA-U-13-173 01/;07/2013



City of Vernonia Product Final Payment
TA-U-13-173 01/;07/2013



City of Vernonia Product Final Payment
TA-U-13-173 01/;07/2013



One problem when forecasting for a small community like Vernonia is that the addition
of one firm, even a smali firm can significantly changes the projections. Therefore an
analysis was done to determine the carrying capacity of the light industrial land in
Vernonia. The purpose of this analysis was to determine the number of employees that
the current amount of industrial land could suppori. Table 8 shows that if Vernonia were
to develop all of the 28.2 acres of buildable industrial property, at the current
employment density of 2.9 jobs per acre, a total of 28 new jobs could be attained.

Site requirements - It is assumed that most future industrial employment growth in
Vernonia will take place in small or medium sized development. (Under 25 employees)
Target industries for Vernonia include bio-mass, renewable energy industry, high tech
and clean industrial. The Vernonia Light Industrial area has the following strengths:

s Located on Highway 47, close to Portland, St. Helens and the coast.

e Limited environmental restraints

» Limited development allows purchaser to create a site they want

s Space to expand, if vacant land becomes available

To become more competitive the light industrial area at Knott Street could upgrade to
include:

» A light industrial park with pre-fabricated flex buildings

+ Increase broadband internet potential

» Utility upgrades

However, the Knott Street industrial area continues to be unavailable and
undevelopable without extensive utility improvements. The sewer pump station on this
side of town is inadequate and often fails and the water pressure is low. System wide
improvements to this section of town will be required for new industrial development on
the vacant land in Knott Street. Further, the remaining industrial parcels in that area are
partially in the Nehalem River floodway where they adjoin the highway. Full
development of those parcels will be constrained by floodway restrictions. Therefore, in
this analysis the City found that a 7.65 acre parcel currently zoned residential that is
focated above the 100 year floodplain {due to an old elevated planar shed foundation
and fill from the new school site} should be re-zoned light industrial in order to
accommodate an important local business (Photo Solutions) that was flooded and will
be forced to move.

Vemnonia's industrial area is very conducive to medium and small business
development. It can potentially create flex buildings that could be used for small and
medium industrial firms. Flex buildings are a good choice for Vernonia since they can
be used for a variety of uses such as light manufacturing, repair, food processing,
showrooms, office space and more. Flex space allows both the owner and tenant
flexibility in the types of business that can occur in each building.

Commercial Land - The 2009 land inventory indicates a lack of retail and commercial
land. Expanding the commercial land inventory and replacing the flood constrained
parcels with viable sites is important for Vernonia to retain, capture and encourage local
business opportunities.
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VIIl. Conclusion and Recommendations

Vernonia is a small town that primarily consists of Mom and Pop service businesses serving the
residents of Vernonia and the surrounding rural area. Poputation and economic projections are

forecasting very little growth for Vernonia. But Vernenia's close proximity to the Portland Metro

Area, Washington County high-tech jobs and the possibility of green and other firms moving into
Qregon could offer Vernonia a chance to capture more economic growth,

The EQA demonstrates that Vernonia has an oversupply of buildable residential land and that
there is sufficient vacant industrial land available. However the usable vacant industrial areas
are unavailable and very expensive to provide services. Other industrial lands need to be
removed from the inventory due to flood hazard locations and cuirent use by city shops and
utilities. To make the light industrial land more attractive to potential users, infrastructure and
technological improvements should be made to the site. If not, identification of additional
industrial tand should be considered. Therefore, the City is adding 7.65 acres to the light
industrial inventory for an existing business that needs a new site now.

As a result of the significant amount of constrained land, the City proposes to remove residential
and employment zones from all parcels in floed hazard locations. Those parcels will be
designated either Public Recreation or Institutional Public with standards to better manage and
regulate development in those hazard areas.

This study shows there is a shortage of 3.9 acres of commercial land available. Consideration
should be given to rezoning certain residential lands cutside the floodplain and adjacent to
existing commercial areas in order to accommodate commercial growth. Therefore, the City is
adding 3.5 acres of commercial land adjacent to downtown.

This analysis creates a more current and comprehensive econemic develoepment strategy as
well as more current and specific economic goals and policies. Adoption of the strategies and
policies will guide the city toward a more prosperous future.

Finally, Vernonia must relinquish its Pocket in the Woods mentality. Vernonia has a proud
tradition of independence and adventure that dates back to its founding days. The citizenry has
proven to be resilient and resourceful to keep afloat. However, for Vernonia to move from a
small community “getting by” to a healthy vibrant community the City must work with County,
State and Federal programs where applicable. Grants, leans, workshops, organizations and
other programs are available to help promote local business and to aid the City attract and
promote growth.

Conclusion
FProposed adjustments to the Fian/Zone Map Land Designations — See Appendix A for
additional explanatory inventory tables and maps:
« Remove flood constrained lands from the housing and employment land inventories
« Rezone flood constrained Jands to an institutional or public recreation designation
¢ Add area to the downtown commercial zone for additional retail and service business
opportunities
s Rezone a portion of a residential parcel on California Avenue to light industrial for
additional industrial business opportunities
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Vernonia PAZC12-02
Appendix A

Contents

o Current Zone Inventory

o Rezone Areas and Net Zone Change

» Maps

e Municipal Boundaries and Zoning Map

s Flood Map

« Proposed Rezone Parcels Map

¢ Proposed Rezone Parcels Downtown Map

s City of Vernonia Comprehensive Plan Plan/Zone Map
Field Key for Rezone Parcels Data Matrix
Rezone Parcels Data Matrix
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Field Key for Rezone Parcels Data Matrix

PID The parcel ID is the unigue identifier used by Columbia County and the City of Vernonia
for each parcel of land. Some “properties” may have more than one associated parcel.

REZONE_ID This is a unique identifier used by the City of Vernonia for parcels being
rezpned. There are gaps in the R numbers due to parcels which have been removed from this
project.

ZONE_1 The primary current zone designation of the parcel.

AREA_1 The area in acres of ZONE_1.

ZONE_2 The secondary current zone designation of the parcel (if applicable).
AREA_2 The area in acres of ZONE_2 (if applicable).

ZONE_3 The third current zone designation of the parcel (if applicable).

AREA_3 The area in acres of ZONE_3 (if applicable).

AREA_T The total area in acres of the parcel.

PROP_ZONE The proposed zone designation of the parcel.

OWNER The current owner of the parcel. This information is based on Columbia County tax
data and may have changed since the data contained in this packet was compiled.

ADDRESS The current site address of the parcel. This information is based on Columbia
County tax data. There are known issues between tax data and the actual site addresses.

OWNERSHIP City, county, state, private, etc.

CURRENT_USE The current land use of the parcel. This information is very general and may
not accurately reflect the actual use of the parcel.

BUYOUT The flood buyout status of a parcel.

PURPOSE The reason for the proposed zone change.

NOTES Notes used by city staff.

Note: R138 is the only parcel being rezoned with two resulting zones. R138 has two current
zones. There are two entries for this parcel. The areas of the current zones are represented in

entry R13BA, while the resuiting zone areas are represented in R138A and R138B
respectively.
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Section 3 Council Clerk’s Duties: The Council Clerk 1s hereby directed. upon
its adoption and authentication, to numbcr this Ordinance as the next adopted
ordinance of the City of Vernonia,

(Must be read in full if requested)

Adopted as read by title only this 3" day of December, 2012, by the following vote:

AYES: 47 NAYS: A ABSTAIN: A ABSENT: &

Adopled as read for a second time on this 3rd day of December, 2012 by the following
vote:

AYES: 5~ NAYS: 4 ABSTAIN: & ABSENT: &

~rd

Signed by me, Josette Mitchell, Mayor, in authentication of its adoption this 3 day of

December, 2012

Signed this  F 4 day of December, 2012

;Lﬁ,d/' TN Ml Cidd

W osette Mitchell, Mayor

Attest\,ﬁaﬁmdgf// @W

@ann M Glass, City Recorder

Dec. 3,202 Amending Comprehensive Plan Rezowng 130 Parcels
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I. Introduction

In 1981 the City of Vernonia adopted its Comprehensive Plan in accordance with
Senate Bill 100 and the statewide planning goals. Since then there were an estimated
eight amendments, and a periodic review update in 1986. The policies, goals and land
use map included in the original Plan are supported by background documents,
inventories, local conditions and development patterns, as well as projected growth and
estimated needs. Some of the data is over thirty years old, but changes to the
community have been relatively minor since then. This analysis will be adopted as a
background inventory updating any preceding economic opportunities analysis{es),
including policy and land use map changes to the Vernonia Comprehensive Plan.

This analysis was predicated on the City's desire to remove unbuildable land parcels
located in flood hazard areas from the developable land inventory. In turn, parcels
removed from the inventory need to be replaced with buildable parcels. As a result of
the 1896 and 2007 flood incidents in Vernonia 176 structures were damaged. The City
has or is in the process of acquiring and demolishing 42 homes, businesses and school
buildings. Those and other parcels located in the most hazardous flood zones will
become publicly owned and unbuildable. The primary purpose of this report is to
identify parcels in flood hazard areas that are planned for residential or employment
uses and re-designate the zoning to a public/institutional or park recreation category.
Then it is the City’s desire to identify land to replace those losses in order to meet the
projected 20-year housing and employment needs for Vernonia.

The amendments are based upon the process outlined in statewide planning Goal 9
that requires an Economic Opportunities Analysis (EOA) for plan amendments that may
affect the local economy and the City- adopted economic policies for Vernonia.

The objectives of the ECA are to comply with the Oregon Statewide Planning Goal 9
Economic Development. This goal requires cities to mainfain adequate supplies of
industrial and other employment lands to sustain projected economic activity, as well as
to help determine steps the City can take to better deploy its assets to take advantage
of economic opportunities in a manner consistent with the aspirations of the community.
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Study Area

The study area is the existing Vernonia Urban Growth Boundary (UGB). There are
1,131 acres in the Vernonia Urban Growth Boundary, of which 1,102 are inside the City
Limits. The City does not intend to expand the UGB since past population projections
have not been realized and there is currently a surplus of residential land. However,
there remains a challenge in identifying land appropriate for industrial and commercial
use inside the UGB. [t is the intent of this process to regain lost commercial land in the
downtown area and to re-zone most of the large industrial and commercial parcels, as
well as flood buyout parcels in the flood hazard areas to either Institutional Public {IP} or
Public Recreation (PR).

EOA Process

This EOA begins with a review of the City's current economic development objectives
and an introduction to the community of Vernonia, including its demographic and
employment characteristics. Using projections from the coordinated population
projection from Columbia County that was adopted by the City in 2009, background
data from the Portland State University Population Research Center and the Oregon
Employment Department, this analysis reports the projected growth patterns and
discusses how they may affect Vernonia. Due to a lack of current data availability, the
base year used throughout most of the analysis is 2008. The projections are further
refined into specific business sectors using information from local and regional data
sources.

With identification of the specific employment sectors and their associated site needs,
an inventory of commercial and industrial lands was completed to look for sites suitable
to accommodate projected needs. This includes deleting land in special flood hazard
areas planned for future industrial and employment uses. Using GIiS analysis,
Columbia County Assessor data, flood data, and site visits, industrial land in the
Vernonia UGB were reviewed on a parcel-by-parcel basis to determine buildable areas.
Constrained or developed parcels were removed from the final inventory figures due to
flood constraints. The resulting suitable sites analysis informs policy and code
recommendations found at the end of this report and summarized as follows:
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Summary of the Proposed Amendments

This report supports the Comprehensive Plan and Plan/Zone Map amendments that are
tentatively proposed and identified on the draft map and ownership matrix exhibits. In
summary the amendments will achieve the following:

1.

U bty

8.

9.

Use this report to supplement outdated housing and employment data in the
existing Comprehensive Plan

Add an Economic Objectives statement for Vernonia to the Comprehensive Plan
Modify existing industrial and commercial Comprehensive Plan policies

Propose new industrial and commercial Comprehensive Plan policies

Rezone public owned floodway parcels and flood buyout parcels to Institutional
Public (IP) or Public Recreation (PR) in order to identify and properly manage
their use

. Rezone (9) privately owned unbuildable sites to Institutional Public (IP) or Public

Recreation (PR) (Rice, Nelson, Curtis, Brunsman, DRD Land & Timber, LLC)
Rezone (26) private parcels on Rose & Weed Avenues totaling an estimated
(3.5) acres from General Residential (GR) to Downtown {DT) to alleviate a
shortage of potential commercial sites

Rezone (9) parcels on Rose Avenue of City and WOEC owned land from
General Commercial (GC) to Downtown (DT)

Rezone {7.65) acres of General Residential (GR) on California Avenue to Light
Industrial {LI) to replace flood-prone industrial sites with potential industrial land

10.Rezone (2) public cemeteries and a sewer pump station from Residential (R} to

Institutional Public {IP)

11.Rezone the City maintenance shop, water plant and sewer lagoons from Light

Industrial (LI} to Institutional Public (IP)

12.Amend Title 8 Zoning Code Section 9-01.03-70 Public Recreation (PR) and

Section 9-01.03-90 Institutional Public (IP) to describe federal use standards for
flood buyout sites as follows:
« |P Zone Section B. add "The use of any parcel purchased under federal Hazard
Mitigation Assistance (HMA) shall comply with Federal Regulations 44CFR Part
80",
« PR Zone Section A.G. add "The use of any parcel purchased under federal
Hazard Mitigation Assistance (HMA) shall comply with the Code of Federal
Regulation 44CFR Part 80"

13.Amend Title 9 Zoning Code Section 8-01.03-50 Downtown {DT) Zone to clearly

allow single family dwellings as a permitted use with no restrictions as follows:
s “A Uses Permitted Outright — In the Downtown Zone the following uses and
building types are permitted outright;

(|} Detached dwellings fexisting-heousing-onhy
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Il. Vernonia Economic Development Objectives

To date, economic policy guiding City of Vernonia decision makers has been based on
officially adopted documents including the Vernonia Comprehensive Plan and the 1997
Vernonia Strategic Action Plan. In recent years the City has undertaken several studies
and projects to identify methods to revitalize the town. None of these studies were
adopted nor amended the Vernonia Comprehensive Plan, except for the Vernonia
Transportation System Plan (TSP} Update in 2011. Below is a list of studies that helped
to define the proposed economic objectives and policies at the end of this section.

Existing Reference Documents
in addition to the Vernonia Comprehensive Plan, the following reports and studies of
Vernonia have been complied in the past 15 years:

. Vernonia Community Assessment, E.D. Hovee & Co. 1996
2. Vernonia Visioning_Conference, for Periodic Review update, Confluence NW &
Mary Forst 1996

3. From Vision to Action Strategic Plan for Economic Development, Vernonia

Community Response Team & RDI 1997 (adopted in 2010)

Downtown Revitalization Hardscape Plan, KCM 1998

City of Vernonia Marketing and Business Analysis, Mary Bosch 2001

Design Guidelines for the City of Vernonia, ODDA 2001

Town Hall Meetings on Economic Development, Mayor Sykes 2003

Vernonia Downtown Resource Team Report, ODDA 2005

Community Goals Workshop, 2006

(. Vernonia Transportation System Plan TSP Update, CH2M Hill 2011 (adopted in
2011)

L =

S©o N

Proposed Economic Development Objectives for Vernonia

The City currently does not have a succinct and official economic development
objective. The foltowing italicized statement is a proposed statement of the City's
current economic objectives:

Vernonia seeks to become a more prosperous and resilient community by
successfully attracting and retaining businesses that will provide
employment and services to the Vernonia trade area. Vernonia’s ability to
offer the best of rural living and urban proximily depends on its
commitment to creating and maintaining a distinctive niche as a full
service community in the expanding Portland metro region. The City
seeks job opportunities that both capture the interest of the city’s youth as
well as provide family wage jobs. The City desires to reverse population
decline by locating new devefopment on land above the area’s
floodplains. The City hopes to attract new families, particularly from
growth in Washington County who may be drawn lo the area's moderate
housing costs, the friendly small town atmosphere and the modem new
school complex. The economy of the area is currently dominated by
education, forestry/ffishing/hunting and retail employment.  Ulilities,
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accommodation and food services, construction, public administration and
fransportation are other important job sectors. The City seeks o expand
employment opportunities into other areas such as light industry and a
broader natural resource economy based on secondary wood products,
biomass and other alternative energy production, bicycling, camping and
eco-tourism facilities, and farm and ranching associated with both tourism
and food production. Tourism will be enhanced by an expanded park
system that encompasses Vernonia Lake, the re-located Spencer Park,
an engineered wetland that serves as an outdoor classroom, and a trail
system extension to the Banks-Vernonia and Crown-Zeflerbach Trails and
the Anderson Park and equestrian area. Downtown Vernonia is a historic
hometown shopping district offering small town ambiance, unique goods
and friendly service. The City slrives for a vibrant, aftractive downtown
district with services and accommodations for residents, employees and
tourists alike.

Existing Comprehensive Plan Goals and Policies

This section describes current adopted policies that guide the City's economic growth
and development. Thereafter are recommendations to modify several policies and
propose additional new policies that better reflect the city’s current economic objectives.

Commercial Activities (Current Comp Plan narrative and policies)

Plan Narrative:
“The City recognizes the need to provide a "downtown” area or central
business district where intense commercial uses predominate.

The downtown area has traditicnally developed along Oregon 47 and
forms the existing commercial core. This form of development has made
it inconvenient to park and walk. It is where high volumes of traffic and
other activity are anticipated. Conlflicts between through traffic such as
logging trucks and local shopping trips contribute to congestion and traffic
safety problems in the downtown area. The City recognizes that
commercial areas, as indicated in the inventory, are currently developed
and that little area for expansion exists.

The city encourages commercial uses that are "compact" in that people
may walk from one to the other with ease, not having to drive their cars.

The City provides a mix of vital services and retail operations to serve the
whole community and surrounding rural area.”

Commercial Area Policies
Existing Comprehensive Plan policies are listed below with recommended amendments

where policies are no longer relevant.
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and-Eastefthe-presentcommercial areafromvacantndusiralto-vacant-
commercial-properly-for-expansien-purpeses— Delele since this policy has been

accomplished.

!-..I

fopiu%ure—land—use- De!ere unrn‘ th:s reference can be found and derermrned
relevant,

3. Residential uses shall be only conditionally allowed in the designated commercial
area. The impact on present and future commercial uses shall be considered
during the review process.

4. The economy of the City will be improved by encouragement of the city's tourism,
downtown rehabilitation and location of clean, new light industry.

5. The City will give appropriate support to efforts to improve communication
systems serving the city as an additional means of improving the City's economy
and livability.

6. The City supports improvement of important community facilities including
educational facmtles at all levels and communlty hea!th facﬂltles —aﬂd-p-iﬂﬂﬁ-lﬂg-

Deparkneni—kbﬁary—eeurtreom-and—w&rteem#eﬁnahen—eemer— Delete since City

Hall has been completed
7. The City will continue to improve its basic infrastructure systems by implementing
an updated water system master plan preparecHn1994 preparation-ef-a-an_
updated sewer system mast plan, preparation of a plan to manage storm water
drainage and other drainage and erosion control problems, preparation of a
parks master plan and continuing to implement its regular schedule of street
improvements.
8. Cluster most high intensity uses in and around a revitalized business district,_

except for ﬂood Drone areas. a#er—mederate—e*pa-nﬁen—ef—the-urbaﬂgfewm
’ - Delete

since the referenced boundary changes were compreted

Industrial Activities Policies
1. The City shall seek a diversified industrial base, such as forestry, agriculture,
mineral products, and electronics.
2. The City shall work with the Chamber of Commerce to actively encourage
industries to locate in Vernonia consistent with the air, land and water policies
outlined in thls plan

since reference amendmenrs were comp!eted and are proposed fo be rezoned
for public or park use due to fiood hazards.

4. Industries which locate near the flood zone of Rock Creek or the Nehalem River
shall use flood zone areas for open space, open storage or parking such that
flow restrictions are minimized.

5. The City shall require annexation of all industrial uses as they are hooked up to
City services.
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6. The City shall work with the county and state economic development committees
to aid the City in industrial acquisition which is beneficial to the City, County and
State.

7. The City shall work with Portland Community College to maintain the location of
an extension in Vernonia to upgrade its labor force.

Adopted 1997 Strategic Plan Economic Goals
1. Business Development Goal 1: Revitalize the downtown Vernonia business

district to enhance/develop tourism and other business opportunities that will

result in the creation of si% new commercial/retail businesses. and-50-rew-ful-
time-equivalent-(FHE)-Hobsby-the-year2003- Delete specific irrelevant or past
target numbers and dates.

Business Development Goal 2: Expand the local economic base increasing jobs

and business opportunities through the addition of-a-mirimum-ofthree-new

service/production businesses and high-tech and light industry. thattegether
gross $10 million in reverue-anmually by-the year 2003: Delete specific target
numbers and add a reference to desired light industrial jobs.

3. Workforce Goal 1: Increase local opportunities for training in order to encourage
and enhancement the possibility of high wage jobs and career advancement for
the Vernonia work foree, including entry level jobs for young adults..

4. Infrastructure Geal 1: Develop basic improvements in the Vernonia Airport to
allow for future expansion and to enhance the potential for economic
development.

5. Infrastructure Goal 2. Replace old and undersized waterlines public facilities to
improve services to residents and businesses in Vernonia and to readily serve

new or exnandlnq busmesses M ermreais—residersesty-the—vear 000t

6. Infrastructure Goal 3: Improve telecommumcatlons service for residents,
businesses and emergency situations.

[§]

Proposed New Economic Policy Recommendations
To realize economic objectives and strengthen the guiding policies, the City will
consider adding the following policies to strengthen the Vernonia Comprehensive Plan:
(. Marketing: Qreqon is striving to be a center for "green” jobs. It is important that
firms_shopping for a_site know about Vernonia. Vernonia should work to attract
green businesses.

!-J

Usable Employment Land: Identify parcels of land in the Vernonia UGB which
are zoned industrial or commercial but cannot be built on due to flood hazards.
Remove employment related zoning and designate the unbuildable parcels for
public open space uses only. ldentify other parcels in the UGB that can be re-
zoned for commercial and industrial uses to replace the constrained unbuildable
sites.

3. Pursue State and Federal money: City staff should pursue grants they deem
beneficial to improve Vernonia's economic condition. Information should be
provided to business owners that may be eligible for grants.

I}
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IV. Economic Trend Analysis

Introduction

The trend analysis section is the foundation of economic information. This base
information will be used to project the economic potential for the study area. In
conducting the analysis, the current economic climate must be considered. The
economic conditions at the global, national, state and local levels have shifted
significantly since April 2008°. Although the US recession officially ended in June 2009,
what became a significant global economic downturn is still stubbornly apparent in
2012.

In an effort to offset a declining economy the Federal Government took several
measures including the $850 billion American Recovery and Reinvestment Act. But
despite optimistic recovery projections and government stimulus programs, job growth
in the US has still not reached levels that signal job opportunities are replacing the
millions of jobs lost since 2008, or that add new jobs needed to match population
growth.

National Economic Trends

Economic uncertainty is expected to continue in the short term. Many factors play a
role in the poor economy. The burst of the housing bubble contributed to a decrease in
consumer spending and a decrease in residential construction. In addition, home
foreclosures and delinguencies have been a burden on banks, which have significantly
decreased the amount of money available for mortgages, consumer and business
loans. While the housing and banking industries have somewhat stabilized, instability in
Europe and an uncertain euro, as well as slower growth in China and India have
reduced trade worldwide and dampened the US economic recovery. The U.S. relies on
20% of its exports going to Europe, second to Canada who receives most U.S. exports.

Several years of increasing commodity prices such as food, petrol and energy prices
has decreased consumer purchasing power. As a resuit consumers are spending a
higher percentage of their income on “necessity” items leaving less for “non-necessity
items” thus putting more pressure on consumer prices.

These circumstances with the addition of a declining dollar have put the country into a
long period of slow economic growth. The Federal Reserve again reported in April 2012
a projection for stronger growth, at 2.4% to 2.9% for the year. But in June 2312 that
projection was reduced to below 2%. Benchmark federal lending remains at near zero,
unchanged since 2008. U.S. unemployment that peaked at a high of over 10% was
8.2% in early 2012 with a projection at year end for little change. The Fed's indicate that
hiring is expected to remain sluggish, but there is a subdued outlook for inflation and
there will be continued low interest rates through 2014, °

“ April 2008 is when the housing bubble burst and a significam cause of the national recession.
“ Federal Reserve Meetings of March and June 2012 as summarized by e ¢regoniun
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State and Regional Economic Trends

Oregon experienced a high rate of growth from 2003-2007, but since the 2008
recession Oregon has experienced the same national economic slowdown. Generally,
the same sectors that are dragging the national economy are also dragging the Oregon
economy including housing starts, construction, finance, wood products, nursery sales,
manufacturing, retail trade, leisure & hospitality. In June 2009 Oregon reached an
unemployment rate of 12.1% up from 5.6% a year earlier. In March 2012 the
unemployment rate in Oregon was an average of 8.6%, when the state was tied at a
ranking of the 38" highest unemployment rate of the 51 states,

Beyond 2010, Oregon's economic growth was expected to outpace national growth,
where optimistic projections indicated that by 2016 Oregon employment would grow by
14%. Although these projections may not be realized, as of June 2012 QOregon has the
second fastest growing Gross Domestic Product (GDP} in the country at 4.7% which is
three times the national average. This is due to growth in durable goods industries
lead by Intel in Oregon.” But in many other categories of economic health in 2012
Oregon does not score ahove average. In the longer term, Oregon has economic
advantages that may improve our ranking and provide growth advantages. These
factors include:

Population growth,

Location, relative proximity to Canada and Asta

High commodity prices

Export growth

Affordable housing

Quality of life

State tax incentives, including the Single Sales Factor Tax

In addition to the factors listed above are several state initiates which may help to drive
growth in several sectors:

Manufacturing Competitiveness - In the 2007 Oregon Innovation Plan, the Oregon
Innovation Council proposed a State investment of $5.37 million between 2007-2009 to
expand workforce training programs and the Oregon University System’s ability to
enhance manufacturing industry innovation through equipment, top-notch faculty and
partnerships with Oregon companies. As of the 2008 Oregon Business Pian Annual
report, $2.872 million had been invested into this initiative.

Innovation Accelerator Fund - This plan calls for $5 million to be invested in the
“cultivation” of innovative ideas which arise every year from established and emerging
firms, entrepreneurs and academic institutions.

Oregon Nanoscience and Microtechnology Institute (ONAMI) - This proposal
recommends an additional $10 million investment between 2007-2009 for the continued
support of this public private partnership between the State's top public universities and
leading Oregon high-technology companies. In addition to creating jobs and allowing

" Bureau of Labor Statistics 2011
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Oregon to recruit talented researchers, already the State is realizing sizeable returns
from ONAMI as technologies are transferred to the marketplace. To date an additional
$9 million has been invested into ONAMI.

Oregon Translational Research and Drug Development Institute (OTRADI)} - This
public-private partnership seeks to support health care and biomedical research in the
State by focusing on drug research and development for the treatment of infectious
diseases which will feed into a separate accelerator intended to support
commercialization of products by Oregon companies. The State has invested $5.25
miilion to date.

Bio-Economy and Sustainable Technologies (BEST) Center - This public-private
partnership intends to research and develop innovations related to bio-based
technology, green buildings and clean energy. BEST is intended to enhance Oregon's
competitive advantage in the growing “green” industry sector. To date, $2.5 million has
been invested.

Senate Bill 582 - The first of two Oregon Senate hills intended to promote innovation
and emerging industry in the State, Senate Bill 582 increased the amount of allowable
contributable funds University’s may accept in order to establish the University Venture
Development Fund. The Fund supports entrepreneurial training, education, research
and startup companies.

Senate Bill 579 — Senate Bill 579 expanded the authority of the Oregon Growth
Account allowing the Board to investment in emerging firms in early stages of
development. In essence, the Senate Bill promotes growth in key target industries by
providing early stage funding.

Transportation/Infrastructure - Lastly are initiatives at the state and regional level to
improve the state's transportation infrastructure including port districts, rail lines and
airports. Included in this are highway expansion plans. Widening of Highway 217 has
been approved by Metro and expansion plans are on-going for Highway 26.

Targeted Industry Cluster Trends

High Tech - Oregon’s high tech cluster was formed during the 1990's and boomed until
2000. The cluster went through a steep decline after the dotcom bust but since 2003
has been steadily increasing. The high tech cluster is primarily electronic manufacturing
and system design. Electronic manufacturing consists of 69% of the State’s high tech
cluster. 66% of that employment is located in Washington County. System design is
16% of total high tech employment or 8,200 jobs. The overall high tech outlook is
mixed. Manufacturing is expected to decrease 3% hy 2016, but system design and
publishing will increase by about 15%.

Health Care - Oregon’s health care industry has grown rapidly adding 61,000 jobs in
the last 13 years. Itis now one of Oregon’s largest sectors capturing 11.5% share of
employment. This makes it roughly similar to Manufacturing, Retail Trade and
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Professional & Business Services. Health care is also projected to capture the highest
percentage of job growth through 2016. Demographic changes, specifically an aging
population requiring more care is the primary driver of job growth in this cluster.

Solar Manufacturing - Oregon has put itself in a strong position to be one the leading
Solar Photovoltaic manufacturers. Oregon has successfully recruited four
manufactures, predominantly in Hillsboro. Oregon holds a competitive advantage due
to its unique combination of semi conductor manufacturing, significant electrical power
capacity, water capacity and the ability to site large industrial facilities. The future of
solar manufacturing is dependant on several factors. For one, it must become more
cost effective. Currently, wind energy is more efficient. Growth is also dependant on
federal investment tax credits. (Congress extended tax credits for another eight years)
Not only do credits help the solar industry but they create solar installation jobs too.
The solar industry is projected to add 62,000 jobs nationally by 2015 and 10 million
worldwide by 2030. Oregon is projected to capture 15,000 jobs by 2035, most of which
occurring in the next ten years.

Bio-Tech -In 2006, Oregon’s biotech sector employed about 9,500 employees and
averaged a 19.4% increase from 2001, Currently, Oregon’s share of the bio-tech
industry is small; there are possibilities for future growth. One such venture is the
addition of Genentech which may lead to other potential growth in the Bio-Tech
cluster.”

Columbia County Economic Development Trends

Columbia County growth has stalled along with the state and the nation due to the
stubborn recession that started in 2008. But population growth is still projected in the
future consistent with historical trends, albeit at a decreasing rate than the past. The
unemployment rate in the County was 9.9% in December 2011.° Median household
income has historically been higher than national and Oregon levels, despite lower
college attainment levels.” This is due to workforce specialization in construction and
goods producing industries. The proportion of the resident workforce to total population
has remained close to 50% since the 1990's. Columbia County's resident workforce
commutes throughout the Portland metro and has a worker export/import ratio of 3:1.
Data indicates that the availability of desirable or appropriate ocal job opportunities for
the resident workforce is becoming increasingly unbalanced. Columbia County
residents have a high degree of occupational specialization in natural resources, health
technology, construction, maintenance, production, and transportation categories.

Wages in Columbia County dropped about 12% in the period of 2000 — 2010 and are
less than the statewide average. But per capita personal income rose by 32% from
1889 — 2009, but after adjusting for inflation these rates are adjusted to 2%. Transfer
incomes such as pensions, Social Security and Medicare payments increased by 45%
from 2001 - 2009 because the County is gaining workers and losing children. In
conclusion, jobs in Columbia County pay less than the state average, but its population

Y Eeoiwnmic Opportunitios Anadysis & Long Term Urber Land Necds Assessment. Johnson Reid, March 2009
TOLMIS Region . February 2012
" Columbia County Economic Team Bascline Conditions and Historical Trends 2/15/12 drafi
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is closer to average financially because many people are working or receive money
from pensions and social security programs.”’

Vernonia Economic Trends

Location and Transportation - The City of Vernonia is located along highway 47 in
Columbia County. It is 30 miles west of the County seat of St. Helens and 45 miles
from the Portland Metro Area. Vernonia is 15 miles from Highway 26 and about 45
miles from |-5, [-205 and I-84. Vernonia is in the foothills of the Pacific Coast Range and
55 miles from the QOregon coast. Vernonia is also home to the Vernonia airport, which
primarily serves recreational aircrafts. The airport has about 4,000 annual take off or
landings generated primarily from flying instruction.

Utilities - The City of Vernonia has a number of utility problems including water pipe
leakage, sewage lagoon location in the filoodplain and no formal storm water system.
Residents pay some of the highest prices in the state for water, sewer and electricity.
Vernonia is currently in the process of updating its Capital Improvement Plan for public
facilities. With lower population projections the City may be able to benefit from
installing a hyphoreic discharge system, as opposed to moving or planning a new
sewage treatment system. Earlier wastewater plans included moving the sewage
lagoons, but instead there is a planned dike elevation recommended in the wastewater
redesign plan. The City has many areas of insufficient water pipes that need to be
upgraded. This will be especially important to fulfill the need of potential industrial
development at the Knott Street Light Industrial Park. The City's water storage capacity,
however, is sufficient for the projected population through 2031.

Employment Trends - Vernonia finds itself in a unique geographic location. Although,
the City is a part of Columbia County and shares a similar economy, Vernonia workers
are more dependent on Washington County and Portland metro employers. Beginning
with the technology boom in 2003 Washington County experienced a 13.1%"
employment increase. Many Vernonia residents took advantage of the high paying jobs
and commuted into Washington County for work. As jobs in Vernonia became more
scarce Vernonians became increasingly more dependant on the Portland metro area for
work. This trend is expected to continue as an estimated 80% of the resident work
force leaves Vernonia for employment elsewhere. Vernonia's economic growth has
been nominal with little change in the last 30 years.

In 2010 the unemployment rate for Vernonia was 7.8%. Median household income was
$50,096 and median family income was $54,081. The percentage of people whose
income in the past 12 months is below the poverty level is 7.5%. The percentage of
families with a female householder, no husband and with related children under 18
having an income below the poverty level is 35.4%." Other economic data indicates
that 61.9% of Vernonia residents 16 years and older were in the work force in 2009, but

" Erik Knoder, Oregon Labor Market Enformation system. fune 2011
' Eeonomic Opportinitics Anafvsis & Lomg-Toran Drbun Laind Necds dssesspent by Johnson & Reid, March, 2009
"L, Census Data 2010
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the average trave! time to work was 41.5 minutes as compared to 25.2 minutes in the
nation as a whole.™

Vernonia - Economic Strengths and Weaknesses

In 1996 E.D. Hovee & Company prepared a Community Assessment for Vernonia.™
Although that was many years ago, the firm prepared a good summary of the city's
strengths and weaknesses, many of which still apply today and have been updated to
reflect today's circumstances.

Figure 2 - Vernonia Economic Strengths & Weaknesses
Economic Strengths Economic Weaknesses

1. Compact & intact downtown business
district

1. Small population base and out-commuting
constrains local retail and service businesses

2 Forest products cantinue to be viatle

2 Vernonia is not capturing value-added forest

products business cpportunities

3. Isolation and inconvenient transporiation
limit business confidence and investment
activity

4. Public and private utilities are expensive

source of employment and payroll

3. Information highway, Washington County
commuters & cottage industries provide
opportunity

4_Recreational amenities close to the
Portland metro area stimulates local business
activity

5 New K-12 public school complex opens in
2012 with educatianal toals for a modern
workforce

6. Rural quaiity of life and outdoor
recreational activities

7. Affordable housing

8 Expanded park and recreaticn facifities on
the old school and mill sites

5. Flood potential and damage is a repeated
threat

6. Weak national and regional economies
significantly affect lacal economy

7. Some infrastruciure inadequacies

8. Lack of vacant employment land inside the
UGB and outside the floodplain

9. Few high wage iobs

" Fuetifinder.census gov 5-31-11
Y Versntic Oregon Commumify Assessmienr by E.D. Hovee & Co. 1990
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V. Vernonia Land Inventory

Introduction and Purpose

This section presents land uses and land availability within the Vernonia Urban Growth
Boundary (UGB). The purpose of this section is to evaluate City lands as they pertain
to Statewide Planning Goal 10. Housing Goal 10 is meant "to provide for the housing
needs of the state.” The goal requires municipalities to inventory buildable lands for
residential use. Cities must also develop plans to fulfill the housing needs of all
residents including single family residential dwellings, multi-unit dwelings, rentals or
low-income housing.

This section also provides land inventory data pertaining to commercial and industrial
employment land. Statewide Planning Goal 9 and Oregon Statutes and Administrative
Rules require Comprehensive Land Use Plans to also include an inventory of vacant
and developed land designated for industrial, commercial and other employment land
within the UGB. Land inventories are used to determine the size of the UGB based on
a projected need of adequate capacity to accommodate a 20-year need.

The Buildable Lands Inventory was completed by RARE intern, Seth Lenaerts, in 2009
using the best available data, including parcels, the January 2008 Draft Flood Hazard
data, and The City of Vernonia Local Wetland Inventory and Riparian Assessment.’® At
the same time the City began to build its geographic information system (GIS), with the
support of KLS Surveying, Inc.

Since the completion of the Buildable Lands Inventory, the accuracy of the parcel data
set has been greatly improved by Columbia County, FEMA has adopted new flood
zones, and municipal boundaries and zoning have been updated by meticulously
reviewing city records. As a result, there are small discrepancies between the Buildable
Lands Inventory (2009) and the Vernonia Land Inventory {(2012) included in this report.
However, these discrepancies are insignificant in terms of the conclusions of the
Buildable Lands Inventory, i.e. plenty of residential lands and not enough commercial
lands.

Tables 2a-2c¢ reflect the 2012 Vernonia Land Inventory, while Tables 3-4.6, 8-10 reflect
the results of the 2009 Buildable Lands Inventory.

LAND INVENTORY GOALS"
The goals of the Vernonia land inventory are:

1. To create a land inventory system that is accurate and straightforward as
possible, easy to update and consistent over time for accurate comparisons.

2. To inventory all land within the UGB using the City's zoning classifications:
LDR - Low Density Residential
R - Residential

" Prepared by Shapiro and Associates, Inc. June 2000
'" Lang [nventery Geals adapted from City of Medford™s Comprehensive Plan. February 21. 2008
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Additional information about Constrained Lands

Vernonia is located where Rock Creek and the Nehalem River meet. Due to the small
area of the Nehalem watershed the river is prone to flooding. Vernonia has
experienced two 100 year flood events in the past 11 years. In addition to actual
flooding events Vernonia has gone through a number of “close calls™.

Since the 2007 flood, government, quasi-government, businesses and private citizens
have taken significant steps in natural hazards planning and other flood mitigation
steps, with the understanding that the best mitigation practice is to move out of flood
prone areas. The Federal Emergency Management Association (FEMA) and the
Community Action Team (CAT) worked with homeowners, the school district and other
properties in flood prone lands to buy-out their properties demolish many buildings and
give title of the land to the City. With title comes a restriction for no future development
on the subject 42 parcels.

The City has developed more restrictive ordinances to contro! future development in the
floodplain in compliance with FEMA rules, such as prohibition of new development in
the floodway or improvements that would cause a rise in flood waters. The City has
established new standards to better manage the floodplain by restricting practices that
would increase flood water, Although there are no plans to fully restrict development in
the floodplain, Columbia County Flood Relief has made it a goal to voluntarily move all
development outside of the floodplain in Vernonia by 2050.

The Vernonia floodplain makes up about 550 acres of which 133 are in the floodway.
Much of this land is not developed and will not be developed in the foreseeable future.
There is however, a significant amount of property that is currently developed in the
floodplain. To meet CCFR goals of no development in the floodway and floodplain,
current development will be displaced and moved into new undeveloped parts of the
Vernonia. The impact of displaced development plays a role in the Vernonia Buildable
Land Inventory.

Proposed Floodplain Management District — The City is in the process of developing
a Floodplain Management District in order to assure safety and on-going compliance
with FEMA regulations. The District will define managed floodplain lands, provide city
administration and GIS mapping procedures, and implement the Community Rating
System to reduce insurance rates by as much as 25%.
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VII. Employment Forecast for Vernonia

Total Current Employment

Current employment was determined using both business hicenses and information from
the Vernonia Chamber of Commerce. Estimates were based on regular market
conditions. Therefore, actual employment at the time of publication is lower than listed
in Figure 3.

Figure 3-Current Employment
#of Employees

NAICS® Firms 2008
Natural Resource 5 20
Canstruction 24 41
Manufacturing 12 22
Wholesale Trade 0 0
Retail Trade 43 100
T.wW.u? 8 40
Information 3 5
Financial Activities 8 21
Professional &

Business Services 30 48
Education Services ] 85
Healthecare and

Social Assistance 13 az
Leisure &

Hospitality Services 15 B5
Other Services 17 44
Public

Administration 6 32
Total observed 185 555

Anticipated Growth by Industry Sectors

Population forecasts rety on national growth factors, migration trends and birth/death
rates. Since employment is assumed to be correlated with population growth it is
possible to forecast future employment as a function of population.

Based upon the 2009 population forecast the Vernonia popdulation is not expected to
grow beyond an annual rate of 1%. This growth rate coincides with the ODOT projected
growth based on an estimated traffic count increase of 0.8 to 1.0%.%? Therefore .08%
will be the base growth rate for the Vernonia Economic Analysis. But there are other
applicable sources that can also be used to project growth. For example County and
State growth as well as sectors of the economy where Vernonia may be able to capture
extra growth should be considered. For this reason a medium and high growth rate are
also presented.,

' NAICS- North American Industy Classification System
*T.W L ~Transportation, Warehouse and Utilities
“ODOT 2010 Traflic Counts and Vemonia TSP 2011
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Figure 4-Baseline Analysis

Base Growth 2008-2028 Growih
#of Employees
NAICS Firms 2008 2010 2015 2020 2025 2030 2035 Jobs AAGR”
Natural
Resource 5 20 203 211 220 229 238 248 45 0.8%
Construction 24 41 417 434 451 46.9 429 0.8 92 0.8%
Manufacturing 12 22 224 236 248 261 274 288 6.3 0.8%
Wholesale Trade 0 0 00 00 0.0 0.0 0.0 o0 00 DBY
Retail Trade 43 100 1.6 1057 1100 1145 13192 1240 224 0.8%
TW.U. 8 40 406 423 440 458 477 486 9.0 0.8%
Information 3 5 51 53 55 57 50 62 1 0.8%
Financial
Activities 8 21 213 222 231 240 250 260 47 0.8%
Professional &
Business
Services 30 48 49.0 515 541 56.8 597 628 138 1.0%
Education
Services 1 B5 86.4 895 936 973 1013 1054 18.0 D8%
Healthcare and
Social
Assistance 13 32 325 33.8 35.2 b6 KHI 387 72 .08%
Leisure &
Hospitality
Services 15 78 79.3 8245 8538 B89.3 925 96.7 7.8 DA%
Other Services 17 44 447 465 484 50.4 52.4 54 6 99 0B%
Public
Administration sl 36 368 38 1 396 41.2 429 44 6 B.1 .08%
Total observed 185 572 5815 6058 6312 B577 6853 7141 1328 08%
Figure §-Medium Growth Analysis
Medium Growth 2008-2035 Growih
#of Employees
NAICS Firms 2008 2010 2015 2020 2025 2030 2035 Jobs AAGR
Natural
Resource 5 20 203 211 220 22,9 238 248 45 0.8%
Construction 24 41 418 44.0 45,2 48 .6 810 836 11.8 1.0%
Manufacturing 12 22 225 239 254 269 2856 304 78 1.2%
Wholesale Trade 0 0 0.0 0.0 00 00 0.0 00 0.0 0.8%
Retail Trade a3 100 1024 1087 1154 1225 1300 1380 356 1.2%
T.W.LL. 3 40 407 42 4 44 3 452 482 503 9.6 0.85%
[Information 3 5 51 53 55 54 6.0 63 1.2 0.85%
Financial
Activities g 21 214 223 232 24.2 253 264 50 0.85%
Professional &
Business
Services 30 48 49 4 533 57 4 61.8 66 6 718 223 1.5%
Education
Services 1 85 876 943 1016 1085 117§ 1271 g5 1.6%
Healthcare and
Sacial
Assistance 13 32 330 355 383 412 44 4 47 8 149 1.5%
Leisure &
Hospitality
Services 15 78 796 836 BA79 924 971 1020 225 10%
* AAGR-Average Annual Growth Rate
24
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Other Services 17 44 447 46.5 48.4 504 52.4 54.6 99 0.8%
Public
Administration 6 6 36.6 38.1 38.6 452 42.9 44.6 8.1 08%
Total observed 185 572 5851 6121 6352 6936 73432 VIV E 1926 1.2%
Figure 6-High Growth Analysis
High Growth 2008-2035 Growth
#of Employees
NAICS Firms 2008 2010 2015 2020 2025 2030 2035 Jobs AAGR
Matural Resource 8 20 203 211 220 229 238 248 4.5 0.8%
Construction 24 41 42.2 45.5 49.0 528 56.8 613 1890 1.5%
anufacturing 12 22 227 24.4 26.3 28.3 305 29 10.2 1.5%
holesale Trade 0 0 0.0 0o oo 0.0 00 0.0 00 0.8%
etail Trade 43 100 102 6 1085 1168 1246 1328% 1417 391 1.3%
WU, g 40 41.1 441 473 807 543 582 17.1 1.4%
nformation 3 L3 51 54 5.6 50 6.2 65 1.4 1.0%
inancial Activities 8 21 214 223 232 242 253 264 50 0 85%
rofessional &
usiness Services 30 48 49 6 540 588 B9 BO9B 757 260 1.7%
ducation Services 1 as 88.1 963 1083 1151 1259 1376 495 1.8%
ealthcare and
ocial Assistance 12 3z 330 358 385 4186 44.9 48 5 155 1.55%
Leisure &
Hospitality
Services 15 65 66.5 707 750 796  B45  BG7T 23.1 1.2%
KOther Services 17 44 451 478 508 539 572 607 157 1.2%
Public
Administration 6 32 328 340 B5 370 38.6 40.3 7.8 0 868%
Total observed 185 555 570.3 6107 6540 7006 7506 8043 234.0 1.5%

Vernonia Target Industries
Based on current employment characteristics, community assets, goats and objectives

Vernonia is best suited to the following:

» Small business entrepreneurs. Vernonian's are entrepreneurial. The majority

of the firms in Vernonia are managed and owned by partners. Vernonia's

policies are pro-small business. With the use of the internet and proximity to
Portland metro Vernonian's can fill niche markets, either online or with an actual

store.

o Natural resource related. Timber is still an important part of the economy.
Vernonia is well suited for timber related industry, such as a bio-mass plant and
other natural resource employment,

+ Government, quasi-government. As of fall 2012, Vernonia has a new K-12
school. The new school may pull in other educational agencies as well as
additional school staff.

« Local and Professional Services Vernonia has a number of financial and other
service firms. These can be expanded on and new services could be started.

¢ Light industrial. Vernonia offers some high quality industrial tand, although it
continues to be unavailable. Vernonia would be ideal for small scale

manufacturing.
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One problem when forecasting for a small community like Vernonia is that the addition
of one firm, even a small firm can significantly changes the projections. Therefore an
analysis was done to determine the carrying capacity of the light industrial land in
Vernonia. The purpose of this analysis was to determine the number of employees that
the current amount of industrial land could support. Table 8 shows that if Vernonia were
to develop all of the 28.2 acres of buildable industrial property, at the current
employment density of 2.9 jobs per acre, a total of 28 new jobs could be attained.

Site requirements - It is assumed that most future industrial employment growth in
Vernonia will take place in small or medium sized development. (Under 25 employees)
Target industries for Vernonia include bio-mass, renewable energy industry, high tech
and clean industrial. The Vernonia Light Industrial area has the following strengths:

e Located on Highway 47, close to Portland, St. Helens and the coast.

s Limited environmental restraints

¢ Limited development allows purchaser to create a site they want

s Space to expand, if vacant land becomes available

To become more competitive the light industrial area at Knott Street could upgrade to
include:

» Alight industrial park with pre-fabricated flex buildings

¢ Increase broadband internet potential

« Utility upgrades

However, the Knott Street industrial area continues to be unavailable and
undevelopable without extensive utility improvements. The sewer pump station on this
side of town is inadequate and often fails and the water pressure is low. System wide
improvements to this section of town will be required for new industrial development on
the vacant land in Knott Street. Further, the remaining industrial parcels in that area are
partially in the Nehalem River floodway where they adjoin the highway. Full
development of those parcels will be constrained by floodway restrictions. Therefore, in
this analysis the City found that a 7.65 acre parcel currently zoned residential that is
located above the 100 year floodplain {due to an old elevated planar shed foundation
and fill from the new school site} should be re-zoned light industrial in order to
accommodate an important local business (Photo Solutions) that was flooded and will
be forced to move.

Vernonia’s industrial area is very conducive to medium and small business
development. It can potentially create flex buildings that could be used for small and
medium industrial firms. Flex buildings are a good choice for Vernonia since they can
be used for a variety of uses such as light manufacturing, repair, food processing,
showrooms, office space and more. Flex space allows both the owner and tenant
flexibility in the types of business that can occur in each building.

Commercial Land - The 2009 land inventory indicates a lack of retail and commercial
land. Expanding the commercial land inventory and replacing the flood constrained
parcels with viable sites is important for Vernonia to retain, capture and encourage locai
business opportunities.
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VIll. Conclusion and Recommendations

Vernonia is a small town that primarily consists of Mom and Pop service businesses serving the
residents of Vernonia and the surrounding rural area. Population and economic projections are

farecasting very little growth for Vernonia. But Vernonia's close proximity to the Portland Metro

Area, Washington County high-tech jobs and the possibility of green and cther firms moving into
Oregon could offer Vernonia a chance to capture more economic growth.

The EOA demonstrates that Vernonia has an oversupply of buildable residential land and that
there is sufficient vacant industrial land available. However the usable vacant industrial areas
are unavailable and very expensive to provide services. Other industrial lands need to be
removed from the inventory due to flood hazard tocations and current use by city shops and
utilities. To make the light industrial land more aftractive to potential users, infrastructure and
technological improvements should be made to the site. If not, identification of additional
industrial land should be considered. Therefare, the City is adding 7.65 acres to the light
industrial inventory for an existing business that needs a new site now.

As a result of the significant amount of constrained land, the City proposes to remove residential
and employment zones from all parceis in flood hazard locations. Those parcels will be
designated either Public Recreation or Institutional Public with standards to better manage and
regulate development in those hazard areas.

This study shows there is a shortage of 3.9 acres of commercial land available. Consideration
should be given to rezoning certain residential lands outside the floodplain and adjacent to
existing commercial areas in order to accommodate commercial growth. Therefore, the City is
adding 3.5 acres of commercial land adjacent to downtown.

This analysis creates a more current and comprehensive economic development strategy as
well as more current and specific economic goals and policies. Adoption of the strategies and
policies will guide the city toward a more prosperous future.

Finally, Vernonia must relinquish its Pocket in the Woods mentality. Vernonia has a proud
tradition of independence and adventure that dates back to its founding days. The citizenry has
proven to be resilient and resourceful to keep afloat. However, for Vernonia to move from a
small community “getting by” to a healthy vibrant community the City must work with County,
State and Federal programs where applicable. Grants, loans, workshops, organizations and
other programs are available to help promote local business and to aid the City attract and
promote growth.

Conclusion
Proposed adjustments to the Plan/Zone Map Land Designations — See Appendix A for
additional explanatory inveniory tables and maps:
 Remove flood constrained lands from the housing and employment land inventories
¢ Rezane flood constrained lands to an institutional or public recreation designation
« Add area to the downtown commercial zone for additional retail and sesvice business
apportunities
+ Rezone a portion of a residential parcel on California Avenue to light industrial for
additional industrial business opportunities
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Vernonia PAZC12-02
Appendix A

Contents
e Current Zone inventory
Rezone Areas and Net Zone Change
s Maps
« Municipal Boundaries and Zoning Map
e Flood Map
¢ Proposed Rezone Parcels Map
s Proposed Rezone Parcels Downtown Map
s City of Vernonia Comprehensive Plan Plan/Zone Map
Field Key for Rezone Parcels Data Matrix
Rezone Parcels Data Matrix
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Field Key for Rezone Parcels Data Matrix

PID The parcel ID is the unique identifier used by Columbia County and the City of Vernonia
for each parcel of land. Some “properties” may have more than one associated parcel.

REZONE_ID This is a unique identifier used by the City of Vernonia for parcels being
rezoned. There are gaps in the R numbers due to parcels which have been removed from this
project.

ZONE_1 The primary current zone designation of the parcel.

AREA_1 The area in acres of ZONE 1.

ZONE_2 The secondary current zone designation of the parcel (if applicable).

AREA_2 The area in acres of ZONE_2 (if applicable}.

ZONE_3 The third current zone designation of the parcel (if applicable).

AREA_3 The area in acres of ZONE_3 (if applicable).

AREA_T The total area in acres of the parcel.

PROP_ZONE The proposed zone designation of the parcel.

OWNER The current owner of the parcel. This information is based on Columbia County tax
data and may have changed since the data contained in this packet was compiled.

ADDRESS The cuirent site address of the parcel. This information is based on Columbia
County tax data. There are known issues between tax data and the actual site addresses.

OWNERSHIP City, county, state, private, etc.

CURRENT_USE The current land use of the parcel. This information is very general and may
not accurately reflect the actual use of the parcel.

BUYOUT The flood buyout status of a parcel.

PURPOSE The reason for the proposed zone change.

NOTES Notes used by city staff.

Note: R138 is the only parcel being rezoned with two resulting zones. R138 has two current
zones. There are two entries for this parcel. The areas of the current zones are represented in

entry R138A, while the resulting zone areas are represented in R138A and R138B
respectively,
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