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City of Central Point Comprehensive Plan Economic Element

1 INTRODUCTION

The Comprehensive Plan Economie Element establishes the City of Central Point’s land use policies for
cconomic development and conrains both quantitative and qualitadve analysis that can inform and
benefit other aspeets of the City’s economic development strategy and programming. As a land use
planning document, the Eeonomie Element is constructed ro comply with Statewide Planning Goal 9 and
us implementing administrative rule at OAR 660 Division 0091, 'The purpose of Goal 9 and its
implementing rule is to assure that cities will have adequate supplies of land for economic development

that support identificd employment oppertunities within the City.

The Economic Element includes both qualitative and quantitative components. ‘The quantitative analysis
in the Economic Flement serves several functions;

e  Characterizes trends

*  Describes economics relationships

*  [Jluminates areas of existing economic strengths

o [Forccasts future economic conditions

s Esumates future cmployment land demand and site needs

o Listimates existng fand supply and available sites within the Urban Growth Boundary (UGB)

¢  Reconales land demand with exdsting land supplies and identifies the need for sites in relation o

the supply of available sites within the Urban Growth Beouandary (UGB)

The qualitative components of the Economic Blement describe the City’s economy in a more intuitive
and anccdotal manner. The qualitative aspects of the Feonomic Blement represent opportunities for the
City’s land use planning to reflect and implement strategic and policy objectives for economic
development that are desired by the City of Central Point. The qualitative component is also important
for compliance with Goal 9°s implementing rule because it requires an identification of comparative
advantages and requires an analysis of site requirements. Comparative advantages are opportunities for
the City of Central Point to outperform overall regional and national economic trends due to unique and
special qualities that differentiate and distinguish the City of Central Point. The site requirements analysis
describes qualitative attribures (such as visibility or access) that firms demand when sclecting sites for

11EW CCONOMIC CrlerPrises.

Ultimatcly, future econotruc conditions are not entirely predictable. However, strategically planning the
City’s land base to accommodate expected future needs and integrating the Ciry’s land use planning
efforts with broader economic developruent strategy and programming, has the potential to benefit

cconomic development conditions within the Ciov,

2 CENTRAL POINT ECONOMIC HISTORY

The more detailed qualitative anaivsis 15 presented m subsequent secrions of the FEconomic Flement and
is approprtately mformed by a brief qualirative survey the City’s Economic Historr. Central Point began

its economuc life as a small community that served the surrounding tarm industry.  Central Point is

U Cenrral Point considers the fisst four secrions of the Feonomic Element to [unctions as the Economic
Opportunities Analysis for the Ciry of Central Point and these secrions include all required components and comply
in all ways with rhe requirernents for an Economic Opportunities Analysis Taid forth in QAR 660 Division 009,
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located upon and near some of fackson Couney’s best agricultural soils and was well located to serve the
needs of surtcunding farming operations and this was the City’s primary cconomic position before the
mid-1960’s. The City of Central Point was well situated to provide a range of economic interaction with
the nearby farm communiry during this period. The City provided a location for schools for children,
shops that supplied basic goods and services such as groceries and restaurants. The City was home to the
Grange Co-op where the grain elevator was and stll 15 located and provided farmers with needed
agricultural supplies. The City was home to farm equipment sales and repair shops and similar retail farm

SErvIces.

Starting in the 1960’s and strengthening 1 the 1970%, the City of Central Point grew into a bedroom
community as a result of rapid residental development and a deflciency of commercial and industrial
development that might have provided more jobs for the residents. "The forest products industry i the
region continued to grow during the period and residents of Cenwral Point were well jocated for
emplovment in the timber industry, being near to mills located in nearby north Medford and in White
Cirv. This condition created a relative imbalance with Central Point supplying a greater propottion of

housing in relation to employment within the valley.

In 1980, the City of Central Point adopted its first Economic Element that has herewith been replaced by
this Economic Element. The U.S. economy has undergone four full economic cyeles since the City of
Central Point’s last economic element over thitty vears ago. The 1980 Economic Element sought to
diversify the City’s cconomy and reduce the degree of imbalance berween emplovment and housing
within the City. Central Pomt has been successful to some exteut over the last thirty vears m 1ts efforts to
diversify its economy. The City has experienced retail and industrial growth 1 and around LExit 33 on
Interstate 5. Providence Hospital recently added a medical facility on Highway 99 seuth of Pine Street.
A small specialty foods cluster has developed along Highway 99 north of Pine Street that includes Rogue
Creamery, Lillie Belle Farms chocolates and a wine tasung room. The Ropgue Valley Counci of
Governments has 1ts main office building near downtown Central Point.  Additional retail has been
added near freeway interchanges and along Pine Street and Highway 99. These emplovers and others
have served (and an overarclung objective of this Economic Element is) to continue 1o add more balance
and diversity to the City’s employment base.

3 NATIONAL, STATE AND REGIONAL ECONOMIC TRENDS

To provide the necessary context for the adopton of updated economic development policies and
strategies in the Ciry’s Comprehensive Plan, a review of national, state and regional trends is appropriate.
This review informs the qualitative aspects of the Economic Element by providing a foundation to
describe the Citv’s comparative advantages.  Also, the State of Oregon provides a ten-vear regional
employment forecast which provides a sound and generally accepted reference forecast from which to

project localized economic growth for the City of Central Point.

3.1 National Trends

The natonal cconomy over the last five vears has undergone the worst period since World War I from a
GDP perspective. This period was preceded by an economic expansion in the early 1990°s, and with the
exception of a modest downturn 10 2000 to 2001, continued through 2006. Igure 3.1-1 depices the
percent changed in GDP quarter over quarter from fourth quarter 2000 through third quarter 2012, Five
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out of six quarters from fourth quarter 2007 to first quarter 2009 experienced negative GDP and during
second quarter 2008 through fourth quarter 2008 the contraction averaged around 1.5% per quarter
during the period.

Figure 3.1-1
GDP Change

{Source: U.5. Bureau of Economic Analysis)
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What is remarkabic is that, even after such a prolonged and deep GDP contraction, growth has remained
relatively modest. No quarter has exceeded a one percent growth rate since the rccovery began in sccond
quarter 2009, "This is true despite the most accommodative monetary policy in the history of the Federal
Reserve supporting record low interest rates. Tn the post WAVIT era, most recoveries have been driven by
strengthening residential real estate and labor markets,  While the real estare marker is beginaing to

stabilize, robust growth across the economy and on a natonal seale is still constrained by unemployment.
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Figure 3.1-2

Time Series Unemployment
{source: U.S. Bureau of Labor Statistics)
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Figure 3.1-2 depiers the rapid increase in uncmploytment as a part of the recession, Unemplovment levels

have peaked and are beginning to dechne. Some of the decline 1s due ro decreased participavon in the

labor force by the long-term unemployed.  Figure 3.1-2 depicts the swong relatonship between

unemployment and educatonal attainment.  Those without s high school diploma have expericnced
unemployment rates that are nearly rwice the national average and nearly four tmes thar of individuals
with a college education, However, the rate of unemplovment has been declining at a faster pace over

the last two vears for those without a high school diploma than for those with a college educaton.
Overall, unemployment rates remain at nearly twice the pre-recession levels.

The Federal Reserve’s two main objectives are to have healthy labor market and stable prices. In an
effort to address unemployment levels, the Federal Reserve has been aggressive in its monetary policy.
This aggressive monetary policy has the potenual to expand the cconomy and reduce unemplovinent but

necessarily induces inflation nisk. These monetary measures are depicted below in Figure 3,1-3,
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Figure 3.1-3

Money Supply and inflation (percent changes year over year)
(Saurce: U.S. Bureau of Labor Statistics; U.S. Federal Reserve Board)
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Figure 3.1-3 depicts the consumer price index - urban (CPI-U) and uses moncy supply (M2 — the most
commonly used measure of money supply) and the graph shows how these measures have varied over
time. The two measures depict an inverse relationship up until the carly 2000°s. Since that time, the two
measures have varied directly. Overall, it is somewhat semarkable that inflation over the last several years
has not been higher given the dramatic expansion of the money supply. In December 2012 the Federal
Reserve announced its intention to buy an additional $45 billion per month m treasuries for an extended
period while simultaneously purchasing $40 billion per month in mortgage backed sccurities. Both of
these measures will cxpand the Federal Reserve’s balance sheet and expand the money supply.
Continued economic weakness and energy prices that have declined recently have kept inflation relatively
stable.

This raises the question: Where is all the money going and why is an expanded money supply not causing
nflation? Macro cconomies are necessarily demand driven, T'hus in simple economic terms, expanded
money supply may increase demand marginally but is not likely to do so in propostion to the amount of
money supply expansion that has occurred on a national scale. So, the monetary policy should be causing
a price adjustment also known as intlation. Howevet, it is not. Figure 3.1-4 depicts the current account
for the Unites States since the fourth quarter of 1980 and explains in no small patt the answer to this

phenomenon.
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Figure 3.1-4

Current Account Time Series (inflation adjusted}
(Source: U.S. Bureau or Economic Analysis)
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The current account 1s primarily exports mminus imports during the period reporied.? Up uniil 1998, the
US generally ran relatively small current account deficits and had the occasional surplus. Since 1998, the
current account deficits have become much larger. This trend is caused by large-scale trade imbalances
that have structurally impaired the U.S. economy. The recession actually had a positive effect on current

account balance trends for a brief period, but the trend has again reversed over the last several years.

Recently the U.S. has experienced expanded domestic enerpy production and this increase in supply has
resulted 1n decreasing energy costs. The expanded energy supply has primarily resulted from advanced
modern natural gas drilling techniques and medium term projections indicate this wend is likely o
continue. Reduced energy costs from expanded domestic energy producton have the potential of direct
and indirect impacts on the current account. More domestic energy production will reduce demand for
foreign energy (such as oil from the Middle East) and this will have a direct positive mmpact on the
current account. Reduced energy prices reduce the cost of producton resulting in lowered delivered
prices and the potential to expand U.S. exports. Ultmately, at che local level, there 1s not much that can
be done about LS. trade imbalances and the current account but local economies certainly can and do

experience the repercussions of these natonal conditions.

In addition to considering the above national economic measures, it’s useful to consider the financial
position of U.S. howscholds when discussing trends.  Most economic growth results from some

combination of houschold spending and business investment. Business investments are ultimately made

2 The Current Account ealeulated as CA=(N-AM) + NY + NCT. NY is net income from abroad and NCT is ner current
rransfers. Por the Unites State NY and NCT s a very small percentage of the current account.
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by the people whao own the businesses and those are also households, The financial position of U.S.
houscholds 15 captured every three years by the Federal Reserve Board’s survey of consumer finances.
Figure 3.1-4 depicts data from the most recent survey in 2010 and shows houschoeld wealth over time by

age group.

Figure 3.1-4
Household Wealth

{Source U8 Federal Reserve Board- Survey of Consumer Finances)
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Figure 3.1-4 shows a bleak picture for U.S. Houschold wealth for vounger American houscholds. Net-
worth for households aged 35-44 was 38% less i 2010 than the previous low-water mark in 1992,

Meanwhile, the graph shows that wealth for those 65 and over remains near historic levels.

3.2 State Trends

‘The Stace rrends section examines technical and policy level dimensions of Oregon’s cconomic trends.

3.2.1 Technical Review of Oregon Trends

A guantiiative way (o examine state trends is to use a location quotient (LQ). The 1.Q compares the
relative strength of industries for a peographic region in relation to the nation as 2 whole. The T.Q can be
conceprualized as a multiple for that industry. For example, if an industry secror in the State of Oregon
has an LQ of 2 then the concentration of that industry in Oregon would exhibit twice the concentration
of that industry in the national cconomy as a whole and conversely if the LQ is 0.5 then the
concentration of that industry would be half the concentration in the national economy. 1f an 140 is
greater than one 1t indicates that the concentration is greater than the national average and if it is less than
one then the concentraton is less than the national average. Table 3.2-1 depicts those industries in
Oregon with at least 1,000 employees that exhibit an LQ greater than 1.2 while Table 3.2-2 depicts those

indusrrics i Oregon with an T.QQ less than 0.80 with at least 1,000 employees. Those industries that are
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not depicted in either table are the vast majority of 3-digit NATCS? industries that are berween 1.2 and
0.80 for which State concentrations arc essentially the same as those found in the national economy as a

whole.

Table 3.2-1
Oregon Industries with LQ > 1.20 and Employment >1,000

{Source: Bursau of Lahor Statistics)

Industry Oregon Statewide--

LQ Employment
NAICS 113 Forestry and logging 8.33 5,751
NAICS 321 Wood product manufacturing 462 19,285
NAICS 111 Crop production 3.86 25,420
NAICS 334 Computer and electronic product manufacturing 2.65 36,324
NAICS 115 Agriculture and forestry support activities 2.37 9,828
NAICS 813 Membership associations and organizations 1.73 28,321
NAICS 331 Primary metal manufacturing 1.64 7,906
NAICS 312 Beverage and tobacco product manufacturing 1.52 3,482
NAICS 511 Publishing industries, except Internet 1.51 13,969
NAICS 451 Sports, hobby, music instrument, book stores 1.37 9,884
NAICS 311 Food manufacturing 1.34 24173
NAICS 551 Management of companies and enterprises 1.28 30,404
NAICS 425 Electronic markets and agents and brokers 1.26 13,198
NAICS 424 Merchant wholesalers, nondurable goods 1.25 30,204
NAICS 112 Animal production and aquaculture 1.22 3,482
NAICS 454 Non-store retailers 1.22 6.476
NAICS 518 Data processing, hosting and related services 1.22 3,726

Qregon continues to be a leader in forestry and agriculture. While the Oregon cconomy is much more
diverse than it was thirty years ago, forestry and agriculture still exhibic employment that is concentrared

at many times the national average,

In addition to forestry and agriculure {and related industries) the source industry strengths 1n Oregon can
be explained for many of the 3-digit NAICS classifications. Computer and elecrronic product
manufacturing is certainly due in no small part to the presence of Intel and Tekrronix in the Portland
area. Primary metal manufacturing is concentrated as a result of the continued operation of Oregon’s
aluminum industry, Non-store retatlers such as Flarny aod David contnibute to the strength in thar
industry scctor. Beverage manufacturing is likely explained from the strong and growing wine and craft

beer industries in Orcgon.

Orther sectors are more difficult to explain. For example, the stzength in membership organizations and

associations 1s not explained by any reason intrinsic to geographic region as to why this industry sector

3 NAICS = North American Industrial Classification Sysiem
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would benefit from being located n Oregon, 1t is also not explained by the presence of any one large
dominant membership association that happens to be located in Oregon.  Similarly, the publishing
industry sector s one where there 18 no obvious large company that contrtbutes to the concentration of
those industries nor is there any large intrinsic geographic benefit from operating that type of industry in

15 sometimes

Orcepon versus somewhere clse. Oregon’s attraction, where not otherwise explainable
£ N

attributed to its quality of hic that influences those who make decisions on where certain firms will locate.

Table 3.2-2
Oregoen Industries with LQ < 0.80 and Employment > 1,000

(Source: Bureau of Labor Statistics)

Industry Oregon Statewide--

LQ Employment
NAICS 512 Motion picture and sound recording industries 0.78 3,525
NAICS 541 Professional and technical services 077 73,254
NAICS 314 Textile product mills 0.71 1,036
NAICS 481 Air transportation 0.69 3,919
NAICS 814 Private households 0.68 5,406
NAICS 221 Utilities 0.66 4,492
NAICS 446 Health and personal care stores 0.66 8,035
NAICS 336 Transpoertation equipment manufacturing 0.62 10,747
NAICS §17 Telecommunications 0.61 6,704
NAICS 326 Plastics and rubber products manufacturing 0.58 4,551
NAICS 315 Apparel manufacturing 057 1,078
NAICS 212 Mining, except oil and gas 0.56 1,479
NAICS 335 Electrical equipment and appliance mfg. 0.52 2,349
NAICS 523 Securities, commodity contracts, investments 0.48 4.878
NAICS 325 Chemical manufacturing 0.37 3,565

Table 3.2-2 depicts those industries where Oregon has low relative concentrations,  Several of the
industries in which Oregon has low concentrations of employment are unsurprising.  Chemical
manufacturing and plastics and rubber manufacturing are unsurprising hecauvse these industries tend 1o
cluster around petroleum and natural gas production centers with access to major international ports; no
such arrangement exists in Oregon. Portland Iniernational Airport s the State’s largest airport but is not
a major hub tor any of the national carriers or air freight handlers, therefore air transportation would not
be expected to be a strong industry in Oregon. Oregon does not produce significant amounts of cotton
aor is it proximate to synthetic fabric resources that are petroleum based and, theretore, it is not expected

that Oregon would be strong in those industry sectors,

‘There 15 one industry sector in which Oregon has a low coucentration that is problematic but may also
represent a significant opportunity for the State.  This seclor s Sccurities, commaodity contracts,
investments,  Certain major metropolitan arcas such as New York City, Chicago, Los Angeles, San

Francisco, Atlanta and Flouston already have high concentrations in these sectors and some of their
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comparative advantages would be expected to endure from the existing concentrations of intellectual
capital and infrastructure.  However, the digital world has reduced or climinated many barriers to
operation of these tyvpes of industries in smaller metropolitan areas. For example, well-known Berkshire-
Hathaway is based in Omaha, Nebraska with a population of less than half 2 million people. Tt is
unknown whether this weakness will eventually become a sector of strength in Oregon, but it is worth
recognizing industry sectors that are relatively sparse in Oregon but which represent an area for potential

growth.

In addition to specific industry strengths, Oregon’s generally fairs well when its relative economic
posttion is compared to other states, Table 3.2-3 depicts Oregon’s national ranking across 2 range of

economic indicators.

Table 3.2-3
Seiected Economic Indicator Comparisons

(Ranking is out of 50 States plus the District of Columbia)
(Source: see data description column)

Selected . I
Ranking  Data Data Description
Category
Educationa! 18 29 29 Census data from 2009; ranking based upon
Attainment <7 percentage with bachelor's or higher degree

Median Household 21 $51,.862 . Census Data from 2010-2011

Income

Business Climate 20 281 Composite Score by Site Selection Magazine
Data from Council on State Taxation; Ernst &

State and Local 1 3 59 Young Report 2011; Data is State Business

Taxes 7 taxes as a percent of private sector Gross
State Product

Entrepreneurship 5 163 University of Nebraska Entrepreneurship Index

index ’ 2010

From an cducational attainment perspective, Oregon ranks 18% of the 50 statest, for residents with at
least a bachclor’s degree. Figure 3.1-2 above depicts the strong relatonslup between unemployment and
college depgree attamment and therefore Oregon’s respectable ranking in this arca bodes well from a labor
market fundamentals perspective. The median household income 1s ranked 27+ which 1s also respectable
and arguably ideal; being near the top of median income is not necessarily ideal because 1t can cause
localized inflation that can result in disproportionate impacts on houscholds on the lower ends of the
mncome spectrum.  Similarly, Oregon 15 given a ranking of 20 by Sire Selecion magazine, 2 periodical

targeted at those in the industrial, large office space, and campus development pattern real estare markets.

There are other areas where Oregon ranks high. Oregon 15 tied with North Caroling as the states with
the lowest overall state and local tax rates on businesses; State of Oregon tax revenues relv heavily oa the

personal income tax. Local property taxes arc limited by Measure 50 which covers all real estate types

+Inchudes District of Columbia
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including commercial and industrial. In combination, this structure results in low overall business taxes

in Oregon.

Business formaton has historically provided the greatest potential for job ercation. Oregon has risen
from the bottom 20% of states to number 5 in the enteprencurship index published by the University of
Nebraska. Entreprencurship creates new businesses and new businesses produce new jobs. ‘I'he dse in
Oregon’s ranking on this index is arguably the single most encouraging signal for improvement in the
Oregon economy.

3.2.2 Statewide Economic Development

There are number of ¢fforts at the statewide level that are directed at cconomic development in Oregon.
Some of these are the resuli of direct State of Oregon investments. The State of Oregon has expended
significant resources and placed policy emphasts on education, innovation to support knowledge-bused
cconomic growth, and infrastructure. Txample investments that are likely to affect Oregon’s economy

over the next twenty vears include:

* Oregon Nanoscience and Microtechnologies Institute (ONAMI}: ONAMI's collecdon of
laboratories and rescarchers include the Lorry 1. Lokey Nanotechnology Laboratorics in Fugene,
an nternationally-recognized factlity with more than 26 advanced materials characterization and
nanofabrication Instruments; micro-level manufacturing and  enginecting  rescarch at the
Microproducts Breakthrough Tostitute in Corvallis; and the Center for Electron Microscopy and

Nanofabrication 1n Portland.

¢ Oregon Built Environment and Sustainable Technologies Center (BEST): Oregon BEST
connects the state's building industry 1o iis shared network of universiry labs at Portland Starte
University, the Oregon Tastitute of Technology, Oregon State University and the University of
Oregon,

o Oregon Translational Rescarch and Drug Development Institute (OTRADI): OTRADI
has unique "high hroughput” facilities at Portland State Uaiversity that provide university
researchers and small biotech companics with access to cutting edge drug discovery equipment

and expertise, speeding up research and allowing companes to compete in the biotech sector.

o Connect Oregon:  Conncct Oregon has now completed is fourth round of infrastructure
project funding and most of the Conncet Oregon I projects are complete or ncaring
completion.  Connect Oregon 15 a grant prograin that supports transportation infrastructuse
mnvestments that serve dual purposes to support intermodal transportation connections that are
expected to result in addimonal direct economic development.  This program has supported
attports, raill transportation and manne port inlrastructure throughout the Stare. The Port of
Portland and Port of Coos Bay have benefitted espectally from the program as these two ports

are Oregon’s gateways to world markets for goods too heavy 1o ship by air.
®  Oregon Learns: 40-40-20 Plan: Oregon, like all states, nvests heavily in education, From an

economic  development  perspective,  education  Investments  are  ultimarely  workforee

development. Oregon has set a goal to have 40 percent of its population with at least a college
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degree, 40 percent ot its populadon to have at least an associate degree/technical certificate and
20 percent with a high school diploma. This is an aggressive target and would require roughly a
doubling of higher educaton through-put and high school drop-out elimunanon.  Even
symificant progress toward this goal would result in a markedly more capable wotkforce and one

that would result n a more productive workforce.

* Business Energy Tax Credit (BETC): The business energy tax credit system resulted 1n many
large investments in renewable energy over the last ten vears. At the present ume, these tax
credir opportunities have been markedly pared back, however much of the infrastructure built
over the last ten yvears will contnue to supply energy and jobs for support and on-going

maintenance.

In addivon to direct state mvestments, there are other enutes and cfforts that have the potential to affect
economic conditons iz Oregon. The most prominent of these 15 Oregon Health and Science Umversity.
Healthcare is an expanding industry in the United States and healtheare training and research are
important to meeting future demand. OHSU creates opportunities for Oregon to mainzain a conpetitve

position in this sector on a regional and national level.

Other economic development acoivities in Oregon have centered on entreprencurship.  Business
formation is one of the best potental sources of job and wealth creavon. However, business formartion
is a high risk venture. Entities such as the Oregon Entreprencurs Network and Oregon Angel Fund have
formed to address the capital and knowledge needs of entrepreneurs and small fast-growing companies.
Creating a cultural cnvironment to support new business creation and the growth of innovadve

companies can reduce risk and 1ncrease successful outcomes,

3.3 Economic Qutlook and Implications for Central Point

It's challenging to summarize the broad national and state economic trends and then disdll them down in
a manner that provides tneaningful guidance ar the local level for a community such as Central Point.
This general truth is made more acute by current conditions m the national economy which has relatively
extreme positive and negative forces at work. The strong positive forces include near record low interest
rates, a large and young population that will be entering the workforce and which is relatively well
educated, signuficant available production capacity, reduced energy prices, avatlable capacity in the labor
market, and an improving real estate sector. Strong negative forces include large trade imbalances, a
Federal Reserve balance sheet that 1s growing at an unprecedented rate, large Federal budgert deficits rhat
must confront increasing entitlement costs against a backdrop of polincal stalemate, health care cost
increascs thar threaten the broader cconomy; and immigraton policy and management that has caused

latge-scale labor market distortions.

At a state level, the economic drivers and econoemic development activities tend to be Portland centric
and related to the Willametre Valley more broadly, The trony is thar the local economy tends to be
influenced as much by the California cconomy as 1t is by the cconomic activity in Portland specifically
and the overall Oregon cconomy more generally.  ‘The California economy is so diversified and
tepresents such a large share of the national cconomy thar the condition of the California economy tends
1o vary relatively directly with the condidon of the nadonal economy and the improving real estate

market in California should support some economic recovery there.
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The City of Central Point has no direct contro] and relatively licde mfluence on the trajectory of the
national and west-coast economics,  Given the extreme forces at work at the national level, predicting
future cconomic conditions involves high levels of uncertainty,  Thus, for local land use planning
purposes, the prudent approach is 1o plan for cconomic growth thar would be expected to accrue
through modest economic improvement from current conditions and that improvement is most likely o
come through a combination of proportional sharing of improved national conditions as well as specific
growth m industries for which Central Point s well positioned.  This can and should include
identification of rargeted opportunities for growth specific © Central Point and the same 1s required by
the Goal 9 rule.

3.4 Regional and Local Trends

This sectton focuses on Jackson County and Central Point economic condittons and trends. More
localized analysts provides greater insight into local cconomic dynamics and illuminates economic
opportunities. The analysis relics upon information front a number of sources including the Bureau of
Labor Statstics (BLS), the Bureau of Economic Analysis (BEA), Oregon Tabor Market Information
System (OLMIS), and the Census Bureau.

Generally, the employment and business data presented in the Economic Element herein is based on the
County geography.  Detailed employment and business data for the City proper can be obramed using
the E5-202 dara set from the Oregon Employment Department. Flowever, this data set is confidential
and disclosure of the datq is restricted. This is not a problem in larger cities where more businesses are
present so that most of the major trends can still be analvzed without creating confidentiality conflicts.
However, 1n smaller communities a “small numbers problem” arises thar limits the quantitative value of
the data. These data restrictions can further impair the qualitative component of the Fconomic Element.
This can cause results where data Limitations restrict qualitative analvsis and cvaluation of economic
dynamics that are well known in the community. Consider a small high growth company in a small town
that is the only major employer in that sector, like the dairy products manufacturing sector for example.
This small, but very interesting company s ltkely to have their employment data flagged as confidential in
the FS-202 reporting. 'I'his ereates a paradox where the reason for wanting to analyze that company on a
yualitative level s because of its employment growth but maintenance of the required confidentiality
preciudes this discussion. . Lo avoid this paradox, the quantitative components of the employment and
business data rely on county-level data and the more specific commuuity analysis is based upon known

business presence in the plaoning arex.

3.41 Demographics

FEeonomics and demographics are interrelated phenonicna. The causal relatnonships between the two
phenomena ds a source of vigorous academic debate, but for purposes of land use planning, all that must
be understood 15 that demographics and economics vary directly, Le. population increases, employment

INCIeases.

Demographics represent two compenents of the economy — the labor force on the production side and
houscholds on the consumption side, Aggregate consumption varies directly with the number of
bouscholds and their associated populations.  Central Point’s prior Heonoemic Element characterizes
Ceniral Point as a “hedroom community” m making obscrvations that there is a reletively small amount

of employment and commercial retail services actually located 11 Ceneral Point in praportion to the City’s
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population.  Having balance between commuercial rerail and population is especially important from a
local governance perspective n Oregon.  Commuercial lands tend to demand telatively few municipal
services but have the highest land valuations and therefore produce the highest levels of general fund
revenue through property taxes for a City.  Residental populations demand considerable municipal

services but produce comparatively less in property taxes.

Demographic relauonships to the economy are highly localized.  Understanding local demographics
provides excellent insights into localized economic forces. The Census Bureau provides derailed

information on local demographics.

Figure 3.4-1

Population Pyramid
(Source: U.5. Census Bureau)
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95+ years
90 1o 94 years
85 1o B9 years
BOto B4 years
75to 79 years
7010 74 years
6510 B9 years

50 to 64 years
55 to 59 years
5010 54 years W Female
450 49 years
a Male

40 to 44 years
35t 39 vears
30to 34 vears
2510 29 vears
2010 24 years
15 1o 19 years
10to 14 years

5109 years
Under 5 years

-800 -600 -400 -200 0 200 400 600 800

The populaton pyramid for the City of Central Point depicts a typical shape for a non-university town.
‘The “gap” in residents aged 20-24 exists in most every non-university town becausc this is the age where
a scgment of the population leaves to artend college or obtain emplovment clsewhere.  Central Point’s
population is somewhat less top-heavy than the nation as a whole or the County as whole; fewer people
aged 65 and older live in Central Point. Thus, even though the region experiences high levels of retiree
relocanon thar does not appear to be the case 1 Central Point, although the T'win Creeks project may
expand the upper levels of the pyramid over the next few years. Cenrral Point has a large percentage of
families with working-age individuals aged 30-50) and their children under the age of 14. Proportionally,
Central Point has higher levels of working age individuals than the population as whole thar represents a
strong labor base that have famiiies and will demand education services. Fewer reurees will result in
lower overall levels of demand for medical services and fewer transfer payments into the local economy

through Social Security and Medicare.
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On the natonal level, unemployment rates vary by educational attainment and this relationship tends to
be reflected in local labor markets as well. Thus, an examination of educational attainment in Central

Poinr is valuable when considering the local labor marker.
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Table 3.4-1

Education Attainment by Age Group
{Sourcer .S, Census Bureau)

. Jackson Central
Education by Age Oregon County Point
Population 18 to 24 years 358.370 17,203 1,464
Less than high school graduate 16.60% 19.70% 26.60%
High school graduate (includes equivalency)} 31.40% 37.20% 38.50%
Some college or associate's degree 44.10% 38.70% 30.90%
Bachelor's degree or higher 7.90% 4.40% 4.00%
Population 25 to 34 years 517,603 23 369 2,437
High schoo! graduate or higher . 87.70% 85.00% 83.50%
Bachelor's degree or higher 30.00% 21.10% 22.80%
Population 35 to 44 years 501,819 23,304 2,240
High school graduate or higher 88.60% 87.50% 90.40%
Bachelor's degree or higher 31.90% 21.20% 17.80%
Population 45 to 64 years 1,037,164 58,712 3,611
High school graduate or higher 91.40% 92.50% 93.40%
Bachelor's degree or higher 29.80% 25.60% 19.20%
Population 85 years and over 522,578 34,993 2,483
High school graduate or higher 85.20% 85.80% 82.00%
Bachelor's degree or higher 23.60% 23.80% 13.50%

Owerall, the educational attainment of Central Point residents compares favorably with Jackson County.
However, neither the City of Central Point aor Jackson County compares {avorably with Oregon as a
whole. For working people aged 25-64, Orcgon has approximately ten percent more residents with a
bachelor’s degree or higher when compared to both Jackson County and Central Point. Most of this
differential is not the result of high school diplomacy; the rate of high school diplomacy is essentally the

same for people aged 25-64 for Oregon, Jackson County and Central Point.

The Central Potnt data does depict a cause for concern 1n the populaton aged 18-24. The rate of the
population with less than a high school diploma is a full ten percent less than for Chregon and is five
percent less than for Jackson County. A difference of 10 percent is essentially 146 more voung adults
without a high school education. Unemployment rates tend to be almost twice as high for those without
2 lugh school diploma so this data mav signal some new soctal challenges for the City that are not present

n the City’s current population, such as increased crime and/or demands for social assistance.

Because retail commercial businesses scll goods to houscholds, the need for retail commercial generally
varies with populaton growth. Thus, it is reasonable and approprate from both a municipal services
standpoint and a Gozl 9 standpoint to plan for retail commercial lands 1n relation to projected populaton
growtl. The planned population growth for Central Pomnt is governed by Jackson County’s coordinared
population forecast as contained in the Jackson County Comprehensive Plan. The Jackson County
Comprehensive Plan forecasts that Central Point will have a population of 27,410 people by 2033 which

equates to a 2.05 percent annual average growth rate from 2013 to 2033
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3.4.2 Wages and Employment

Houscholds have three sources of income: wages, iovestments, and wansfer payments.  For most
working-age houscholds, wages are the source of the vast majority of income. Household mncome is
returned to the economy in the form of houschold consumption, taxes and investments. Thus, wages

and employment have significant implicatons for any cconomy.

Figure 3.4-1

Employment Trends
(Source: Oregon Labor Market Information System — OLMIS; total covered wage employment)

Jackson County Employment and Pay Trends
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Iigure 3.4-1 depicts average pay in Jackson County in absolute dollars and the overall level of
employment.  Employiment levels dropped drarmatdcally as a result of the recession in 2008, "L'his
differential translaces into approximately $325 million less wages ciculating i the Jackson County
cconomy currently than was circulating in 2007, In rough numbers, this means the economy of Jackson

County s about 10 percent smaller in absolute dollars currently than 1 was in 2007,

However, for those who have remained emploved during the recession, absolute wages have increased at
the same pace and were not interrupred by the recession at all. Some of this trend may be the result of
changes in productivity. For example, the same workers may be doing more work for only marginally
more compensation.  Also, new rechnology implementation may have increased productivity such that
average compensation has been able to rise without the need to hire additional workers. Inflation has
been heid in check during this period and thus it would appear that average compensation increases have

kept pace with inflation during the period.

The Census collects detailed data on employment during the decennial census.  This data provides
msights Into industries in which the residents of Central Point are employed and the relative
compensahon across industries. The Census dara reports the residents’ cmplovment data and is not a
census of businesses and employment within Central Point itself. Mowever, ma rching regionally strong
industrics with the existing residents employment characteristics is an logical economic development

strategy,
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Table 3.4-2

City of Central Point Residents’ Full-time Employment and Earnings
{Saurce: U.S. Census Bureau,; 2010 Cansus)

Industry/Subject Qregon Jackson County Central Point
% %
Cregon Cregon
Median Median Median Median  Median
Total Earnings | Total Earnings Earnings | Total Earnings Earnings
Full-time, year-round
ol |
clvilian employed 1,096,784 $40.724 | 54,242 $35288 86.7% | 5505 532,952 80.5%
population 16 years and
over
Agriculture, foresiry, 35774 S29791 | 1.210  $37.736  126.7% 63 $17,38 58.4%
fishing and hunting
— . —
Mining, quarrying, and ci 1402 $48,431 152 $45,104 93.1% 40 537,174 76.8%
and gas extraction
Constructon 78,418  $43790 | 3718  $41,483 94.7% | 707 $35013 80.0%
Manufacturing 164,921 544444 | 5203 $33,027 74.3% | 507 334,122 75.8%
Wholesale trade 43538 $43434 | 1550  $42.847 98.6% 164 342,817 98.8%
Retail trade 127,169 $31,543 | 9137  $30,800 97.6% | 1,006  $28.607 20.7%
Transportation and 43,987  $46791 | 2671  $44,756 95.7% | 386  $55,206  118.0%
warehousing
Utilities 12662 $61,310 390 $53,472 87.2% 41 368417 111.6%
Information 24265  $45846 | 1213 $43,349 94.3% 65 34,234 74 5%
Finance and insurance 55,976 546,534 2,237 $39,339 84.5% 187 $29.632 83.7%
Real estate.and:rental 25661  $38,036 | 1471 $33.058 B4.7% 42 $22,885 58.6%
and leasing -
Profassional, sciantic, 70,242 556,823 | 2486  $40,938 72.0% 33 882031 144.4%
and technical services
Management of
companies and 1,263 $57.585 70 559,113 102.7% 0 Lo -
enterprises
Administrative and
support and waste 36,960 $30.411 1,976 $28,579 97.3% 338 $16,587 54 6%
management services
Educational services 64 251 $44,178 2,241 42,936 97.2% 214 $42,333 95.8%
Health care and social 131582 $37.454 | 8108  $34,881 931% | 727 340081  107.0%
assistance
Asts, entertainment, and 17433 $32439 | 925  $28.043 864% | 54 330,172 93.0%
recreation " !
Accommodation and 50,308  $21,602 | 3138  $18.852 B7.3% | 207  $17.802 82.4%
food services
Qther services. except 44973 $32332 | 2743 s$31,021 959% | 375 817,355 53.7%
public administration
Public administration 66,269  $52,501 | 2,902  $51.763 988% | 261  $53,552 102.0%

The numbers in the far right column depicted in black bold typeface are the mdusiries where Central
Point residents earn 100 percent or more than the statewide median. In terms of large differentials, only
one industry has significant number of employees and pays significanty higher wages than the sratewide

average. That indusery s transportation and warchousing. Jackson County has a strucrural advantage in
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the transportation industry because California does not allow triple traiers and Oregon does.  This
requires loads to be reshuffled i Jackson County. Also, many vears ago a company called Artaway grew
into a relatively large truck brokerage in Medlord.  Ultmatcly, the enterprisc failed but not by reason of
an unsound business model and consequently, individuals who pained experience in the industry started
their own firms and a cluster of truck brokerage businesses has existed in Jackson County ever since.
These are both factors that have demonsirated durable comparative advantages in the transportation and
warchousing mdustry ia Jackson County and these advantages have translared into wages that are much
higher than the statewide median in that industry for Central Point residents of whom approximately 386

are emploved in that scetor.

Conversely, reeail trade is depicted in red hold nypeface because of its relatvely low wages in Central
Point. Typiczally, retail wages arc somewhere near the middle across all industries but tend to be relatively
competitive across geographics. For example, the Jackson County median i only shghtly less than the
statewide median.  However, Central Point’s median is almost ten percent below the statewide median
and is over scven percent less than the Jackson County median.  Because of the competitive
compensation structure within this industey sector, retail may represent an opportunity to grow wages if

Central Point can mncrease its retail employment base,

Table 3.4-3

State of Qregen Employment Forecast for Jackson and Josephine County
{Source: Oregon Employment Depariment - OLMIS)

%

Sector 2010 2020 Net Increase
Total payroli employment 99,810 113,960 14,350 14%
Total private 83,910 97 640 13,730 16%
Educational and health services 16,670 20,800 4,130 25%
Trade, fransportation, and utilities 22,280 25,320 3,040 14%
Leisure and hospitality 11,250 12,760 1.510 13%
Professional and business services 8,220 9,690 1,470 18%
Manufacturing 8,330 9,580 1,260 15%
Construction 3,640 4,290 B50 18%
Financial activities 5,120 5,690 570 11%
QOther services 3,470 3,990 520 15%
Natural resources and mining 2,930 3,370 440 15%
information 2,010 2,160 150 7%
Government 15,700 16,320 620 4%

3.4.3 Workforce Commuting Patterns
Travel to and from work is essentially a labor force cost. The longer and more expensive the commute
the higher the wage must be to justify the travel costs, Thus, it 15 usetul 1o consider commuting patterns

when evaluating labor force conditions,
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Tahle 3.4-4

Central Point Resident Commuting Patterns
(Source: U. 8. Bureau of the Census)

Worker Travel Information Jackson  Central
(workers 16 years and over) Oregon  County Point

MEANS OF TRANSPORTATICN TO WORK

Car, truck, or van 82.7% 86.5% 93.8%
Drove alone 72.0% 76.8% 86.0%
Carpocled 10.8% 9.7% 7.8%

Pubdic transpartation (excluding taxicab) 4.2% 0.9% D.0%

Walked 3.9% 3.4% 2.0%

Bicycle 2.1% 1.4% 1.4%

Taxicab, motorcycle, or other means 1.0% 1.0% 0.2%

Worked at home 6.1% 6.7% 2.7%

TRAVEL TIME TO WORK

Less than 10 minutes ‘ ‘ 17.5% 20.6% 21.8%
1010 14 minutes 16.9% | 22.2% 28.7%
15 to 19 minutes 16.5% 19.3% 24.7%
20 to 24 minutes 15.0% 16.2% 11.2%
25 to 29 minutes . 5.9% 5.0% 3.4%
30 to 34 minutes . 11.9% 8.8% 5.5%
35 to 44 minutes : 5.4% - 3.3% 1.8%
45 to 58 minutes . 5.6% 2.9% 0.4%
60 or more minutes - 5.3% 27% 1.6%
Mean travel time to work (minutes) 221 18.4 C 148

PLACE OF WORK

Worked in state of residence 97.8% 98.8% 99.5%
Worked in county of resigence 77.5% 54.5% 97.7%
Worked outside county of residence 20.3% 3.9% 1.8%

Worked outside state of residence 2.2% 1.2% 0.5%

Living in a place 79.4% 74.3% 100.0%
Waorked in place of residence 38.6% 37.8% 21.0%
Worked outside place of residence 40.8% 36.5% 79.0%

Not living in a place 20.6% 257% 0.0%

Central Point exhibits a somewhat unique combination of commuting patterns. Tvpically, cities that have
a low percentage of its residents working within the city also have relatively high commute umes. That is
not the case for Central Poinr.  Central Point has only 21 percent of its residents who work in Central
Paint but Central Point residents have much shorter than average commuite times when compared to
statewide and countvwide averages. The logical explanation for this unusual data relationship 1s that high

percentages of Central Point residents work in north Medford which in many cascs 1s right across the
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street or they work in White City which 1s proximal and can be accessed via relatively uncongested
sections of Interstate 5 and Table Rock Road. Given the short commute times reported in the census
data, this ndicates thar Central Poimnt is well posttioned to provide Iabor that 1s effectively less expensive

than the regional or statewide workforces, Cenrral Pont is in fact central in relation to the regional jobs.

3.4.4 Economic Development Context
In addition 1o the quantitative measures, Goal & encourages cities to consider the qualitative traits of their
local cconomies to support furure economic development and emplovment growth, These qualitative

traits are evaluated below through a simple SWOT assessment (Strengths, Weaknesses, Opportunitics,

and Threars).

Table 3.4-5

SWOT Evaluation of Central Point Economic Context

{Source: City of Central Point)

Trait

Strengths

Weaknesses

Opportunities

Threats

Location Size and Buying Power
of Markets

Relatively fow
percentage of
large retail to
population.
Statewide and
national exposure
with specialty
foods cluster.

Relatively iow per-
household income

if relative wages
can be increased
modestly Central
Point can capitalize
on expanding
popuilation.

Failure to
capture
proportional
growth over
time; especiatly
in specialty
foods.

&

Ec'dhomic‘DeveIopmént Efforts
*and Programs ; ‘

Ed

»

Direct: - .

" communication”
"and collaboration:

Between City staff
and local

Businesses.

v '
¥

7 "Fe_‘wlérge employeF'S
“located in Central
Point; Limits role in* -

regional-Ecenomic -
Development Policy

. and Agenda setting.’

If Central Point can
add a few larger -
employers in one
sector then it can
drive economic
development policy
and agenda in that
area. :

Cépitalizing on
this apportunity
* will require a
coordinated
“strategy with.
implementabie
actions.

Transportation Facilities

Central Point has
freeway access
and good access
to the regional
network

Central Peint I-5
Interchange (Exit 33)
is an old design with
limited capacity.
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35 would add an
additional freeway
interchange and
opportunities for
key industries to
locate there.

Growth around
Exit 35 needs to
accomplish
&CoNomiIc
development
priorities without
threatening the
function of the
interchange (Exit
35).
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Public Facilities and Services

Centra} Point
takes a practical
approach to its
public facility
needs and
requirements.

Central Poirt's water
supply is via contract
with Medford Water
Commigsion and
sewage treatment is
via the Regional
Water Reclamation
Facility Operated by
Medford all under
negoliable long-term
agreements.

Central Point
shouid continue o
have adequate
capacity to serve
future employment
demands. -

Maintaining a
good refationship
with Medford is
impartant 1o
avoid any
service
agreement
disputes.

Central Point's
workforce has
access to Rogue

There are limited
post-graduate

Advocate for
training and
programs that

High schoci drop

Regulatory Barriers

area lo capitalize
on the
advaniages it .
presents.

requires additional
planning work.

employment growth
in the Tolo area.

Community degree opportunities  directly benefit outs have limited
Workforce Development College; Southemn anq no 'res_earch Central Point employability

Oregon university in the emplayers. and demand

University; the region. High school Support local disproporiionate

Job Council and drop-outs have schools ¢ minimize  services.

other training limited employability.  high school drop-

programs. out rates.

The completion of

RPS makes ) Regulatory delay

possible RPS is just recently Capitalize on the to complete

employment adopted and some opporiunity for planning

growth in the Tolo  implementation targeted processes to

make the Talo
area market
reagy.

3.4.5 Regional Competitiveness

Planning for economic development should be supported by an understanding of the region’s

competitive position. As a gencral rule, employers make locational decisions based upon a region’s
competitive position for their specific mdustry and then make specific choices between communities
within the region based upon localized factors. Thus, identifying industries in which the region can be
competitive is important to develep land use pelicies and strategies to capture cconomic development

potential for which Jackson County is well positioned.

There are several quanutative measures that can be used 1o assess the relative suength of industry sectors

within a region. Two commonly used measures are shift-share and locagon quotent (LQ). These

measures emphasize different economic phenomena.  ‘The LQ compares the relative strength of
industries for a geographic region in relation to the nation as a whole. The LQ can be conceptualized as
a multiple for that industry. For example, if an industry sector in the State of Oregon has an 1L.Q of 2
then the concentration of that industry in Oregon would exhibit twice the concentration of that industry
in the nauonal economy as a whole and conversely if the LQ 15 0.5 then the concentraton of rhat

industry would be half the concentration in the national economy. 1f an LQ) is greater one it indicates
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that the concentration is greater than the national average and if it is less than one then the concentration

i5 less than the nafional average. "The LQ is a snapshot in time and does not reflect changes over time.

The shift-share measures the degree to which an industry sector hag outperformed the nation as a whole
within that industry’s employment levels during a specified time pertod.  If an industry has grown
nationally in relation to other secrors, such as healtheare over the last ten vears, but the regional growth
has remained srauc within the industry then there will be o zero shift-share pereentage. 1f the regional
growth outpaced the change m national share then there would be a positive shift-shate. A positive shift-
share could even be depicted where the nation as a whole loses absolute employment vs. the regional
share. [or example, it manufacturing employment decreased during the period analyzed but the regional
cconomy held a constanmt manufacturing employment base duting the period this would result in a

positive shilt-share.

Table 3.4-6

Jackson County Shift-Share Analysis {2001-2011)
(Source: Oregon Regional Economic Analysis Project)

Percent Shift Net

Compared to Employment Total
NAICS industry Sector National Growth from Shift Employment
31-33 Manufacturing 9.88 865 2510
55 Management of Comp. & E. 5543 463 2038
51 Information 19.38 437 452
52 Finance & Insurance 12.38 392 6057
111-112 Farm 12.41 362 6388
62 Health Care & Social Asst. 29 353 15851
48-49 Trans. & Warehousing 10.2 299 34013
92 State Government 2.37 57 1783
NA Unreported 0.28 8 3857
61 Educational Services 0.15 2 6226
928 Federal Military -4.51 -27 5715
71 Arts, Ent., & Rec. -3.47 -97 D88
o2 Federal, Civilian -6.44 -108 5796
113-114 Forestry, Fishing, & Other -6.63 -126 1513
54 Prof. & Tech. Services -4.6 -225 15462
21 Mining -97.65 -249 3418
52 Real Estate, Rent. & Leasing ~7.13 -314 9068
a1 Other Services -8.89 -536 6844
23 Construction -8.12 -553 1806
56 Admin, & Waste Services -11.1 -567 603
92 Locai Government -9.65 -688 2512
72 Accom. & Food Services -9.33 -741 7560
44-45 Retail Trade -5.69 -923 2794
TOTAL -1.82 -1,91% 112,062
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The region ourperformed the nation from 2001 tw 2011 m seven industries that have resulted in
significant relative employment growth during the period. Management of companies and enterprises
has the hughest percent gain in employment reladve to the nation during the period 2001 thraugh 2011,
Manufacturing has experienced the strongest shift in terms of total employment relaave to the national

€CONOITIY.

If an industry sector has out-performed in a shift-share analysis and the concentration within that
industry also exceeds nadonal averages in an [.Q) analysis, then those mdustries are likely to be ones for
which the region has exhibited durable comparatve advantages. The below table depicts industries 1n
bold red italics that have an indusuy concentration greater than 1.2 omes the nattonal average and are
also within an broader industry sector in "I'able 3.4-6 where growth has outpaced the national rate from

2001 o 2011,

Many of these industry sectors are those that have been historically strong in Jackson County, Forestry
and weod products manufacturing and agriculture and feod products manufactuning have lustorically
been strong industries in Jackson County and they remain so. Due ro its role as the regional service

center, Jackson County continues to exhibit strength in several healtheare industries,

Other atcas of strength in the region have developed more recendy such as truck wansportation and
support industries for transportation. ‘These are somewhar newer indusiries and have grown in
prominence in the regional cconomy over the last ten vears, Similarly, management of Companies and
Enterprises 1s 2 category that did not even exist on the prior classification system (Standard Industry
Classification or SIC). This classification involves employment in companies that run other types of
smaller companies. The employment in this categorv is relatively large regionally given the somewhat
remote location of the region and the levels of expertise that would orpically be required in this type of

industry; this mav be explained by quality of life and amenity concentrations in the area
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Table 3.4-7
Jackson County Location Quotient Analysis

(Red ftalics - indicate industries that zalso exhibited a positive shift-share)

{Source: U.S. Bureau of Labor Statistics)

Comprehensive Plan Economic Element

North American Industrial Classification LQ Employment
NAICS 454 Nonstore retailers 8.89 2230
NAICS 113 Forestry and logging 7.49 245
l\fAi’bs 321 Wood product manufacturing 7.27 ) 1426
NAICS 115 Agnculture and forestry su support activities 4.89 561
_NAICS 111 Crop production . 2.39 746
NAICS 711 Performmg ans and spectator sports 2.38 558
NAICS 515 Broadcastmg, except !ntemet 1.92 322
NAICS 484 Truck transportation - 1.75 1338
NAICS 519 Other information services 1.71 156
NAICS 451 Sports hobby, music instrument, book stores 1.66 566
NAICS 323 Pnntmg and related support actlwtres 1.54 425‘
NAICS 813 Membership agsociations and organizations 1.51 1171
NAICS 488 Support activities for transportation 1.47 485
NAICS 441 Motor vehicle and parts dealers 1.38 1370
NAICS 533 Lessors of nom‘manc:al lniangmle assets 1.34 19
NAICS 622 Hospitals - . 1.33 " 3668
NAICS 452 General merchandise stores 1.33 2412
NAICS 443 Efectronics and appllance stores 1.32 409
NAICS 623 Nursing and residential care facilities 1.32 2452
NAICS 445 Food and beverage stares 1.31 2176
NAICS 447 Gasoline stations 1A314 636
NAICS 517 Telecommurications_ 1.3 670
NAICS 582 Waste management and remediation services 1,29 275
NAICS 621 Ambutatory heaith care services 1.29 4659
NAICS 311 Food manufacrurmg ) 1.25 1065
NAICS 551 Management of compames and enterpnses 1.21. 1361

3.4.6 City of Central Point Competitive Position Summary

When all the reginnal and localized factors are syathesized, there appear 1o be at least four rarget industry

sectors where the City of Central Point may exhibit a strong and durable competitive position:

* Jhe specialty foods cluster that includes Lillic Belle Farms chocolates, Rogue Creamery and the

nearby Scven Oaks Farm just outside Central Point’s municipal boundary represents a small but

unigue oppotiunity for growth,

° ‘lruck transportation and related support industries pay high wages to City residents and is a

sector that both the Region and the Cuy are well positioned to serve,

® Planed populaton growth i Ceatral Point i the regional plan is expected to support expanded

retal commercial within the Ciry as the buying power of the City’s residential base expands,
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» Planned population growth 1s also likely to support expanded healthcare services in the Ciey.
Overall, this sector is expeeted to grow rapidly within the region. Existing investments in the
City of Medford hospitals are likely to concentrate much of the regional growth in that
geographic area, but Central Point has an opportunity to keep pace with overall regional growth

i the sector.

Central Point also has some unique spatial characteristics that mayv support future cconomic activites in
two other sectors due to the adoption of the RPS plan. Specifically, there are aggregate employment uses
and Erickson Air Crane that are locared within the Tolo Urban Reserve Areas. These are both emplover
trpes with special needs, but the areas inclusion i the RPS Plan may present opportunities to work with

these employers for mutwal benefir.

4 Land Demand

This section of the Economic Element projects the City of Ceatral Point’s long term {20-vear) and short
term {5-yvear) supply of nceded sites for employment land. OAR Chapter 660, Division 9 contains
specific requirements for emplovment land planning inside urban growth boundaries. Division 9 requires
ctties to have adequate supplies of land to meet employment nceds for a range of employment
opportunities. Division 9 also requires that emplovment lands be adequate not just from a total acreage
standpoint but to also be functionally adequate to assure that an adequate land supply will be planned o

capitalize on the City’s economic opportunities in both quantity and quality.

For purposes of land use planning analysis, development of employment lands can be categorized into
five gencralized development partern forms: office, mdustrial, commercial retail, campus style, and
accommodations Fach of these general forms tends ¢ be demuanded by different industries and land
demand for these forms varies 1 important qualitanve ways. This land demand section of the Economic

Element characterizes land demand according 1o these broad cconomuic development forms.

4.1 Economic Growth Rate Forecast

The regional 10-vear growth forecast by industry 1s prepared by the Oregon Hmployment Department
and it represenis a good foundation from which to develop a twenty vear land demand forecast. Tt is
expected thar Central Point will at least mamntain growth rates comparable to  the region as a whole
across all industries over the next twenty years and may reasonably be expected to exceed regional growth
rates in target industries. Central Point’s population is projected to grow ar a faster rate (2.00% through
20405 than regional employment (1.53%) and thus 1t i3 reasonable to expect that employment growth

wilf ar least keep pace with the region across all industnes,

However, consistent with the Ciey’s competitive posivens described above there are at least three sectors
where the City 15 well positioned to capture additional economic opportunities and out-perform the
overall regional growth. Those sectors are specialty foods manufacturing, trucking and warehousing and
retail. Tt is in thesc three industry sectors that the State’s regional forecast is appropriately adjusted

upward to reflect locahized opportunites,

3 Regional Plan Figure 2.4.
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4.1.1 Specialty Food Manufacturing

This is 2 small but distinguished sector in the Central Point cconomy.  Overall, modest growth
assumptions in the manufacturing sector are Tikely to adequately capture growth potential in this niche
sector but may buoy a slight edge over regional growth rates. Flowever, exceptional groweh in this sector
is possible due to the exceptional quality of products in this niche. 1f such growth in the future
materializes, then that may wartant a re-cevaluation of the overall manufacturing employment growth

forcecast in the Economic Element.

4.1.2 Trucking and Warehousing

Trucking and warchousing is a strong industry regionally with higher than average employment
conceatrations. Median wages in the industry for Central Point residents are much higher than regional
or state averages. Assuring adequate sapply of land for these uses represents an excellent opportunity o
cxpand on an existing sector of strength that also pays reladvely high wages.  Also, this industry has
potential mterconnections with the wholesaling industry that creates the potendal to outpace overall

regional growth to a modest degree.

Central Point s also uniquely positioned fo satisfy regional growth and capitalize on regional comparative
advantages in this secror. The Greater Bear Creck Valley Regronal TPlan contemplates that the *Tolo”
aren s well situated tor this type of economic activity notth of Interchange 35 which already serves
industrial taffic to White City and aggregate resource traftic in the arca. There is very lirtle residential
and commercial development around the interchange. No new tesidential development is contemplated
in the regional plan so this arca 1s well positioned to meet an important regional need for expanded

franspottation and \v:lrchousing LSS,

4.1.3 Retail

Retail represents another opportunity for the City of Central Poini. Retail trade and associated
employment tends to vary with population.  From a retail trade perspective, population growth is
essentially consumer growth. “thus, it & reasonable re expect that retail trade in Central Point will
outpace the two-county regional rate and will keep pace with the annual average population growth as ser
out in the County’s coordinated poputation forecast for the City. From an industry categorization versus
land use perspective there are some small but important differences. Land uvse teeminology inchides
restaurants and bars are included within the retail category while restaurants are categorized in the leisure
and hostility industry sectors in NAICS, so growth in this sccrot is appropriately consistent with the retail

uses in both categorization schemes such as a boutque.

4.1.4 Planned Growth Forecast by Industry

The below Table 4.1-1 depicts a reasonable 20-year planned growth rate by mndustry for the City of
Central Point. "This growth rate utilizes the State’s regional forecast for all industries with the exception
of retail trade and transportation, warchousing and udilities. Retail trade utilizes a 2.05 percent Average
Annual Growth Rate (AAGR) thac is equivalent to the planned population growth for the City of Centyal
Point. I'he Transportation, Warchousing and Utilities target average annual growth rate represeats the

highest reasonably achievable growth rare in this indusirial classification.
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Table 4.1-1

Centra! Point Target Growth Rate by Industry Sector
(Source: Cregon Employment Department; City of Central Point)

Central Point

Industry Sector State AAGR Target AAGR
Total Private 1.53% 2.14%
Educational and Health Services 2.24% 2.24%
Trade, Transportation, and Utilities 1.29% 2.77%
Wholesale Trade 1.29% 2.16%
Retail Trade 1.29% 2.71%
Transporatior Warehousing and Utilities 1.29% 3.49%
Leisure and Hospitality 1.27% 2.13%
Professional and Business Services 1.66% 1.66%
Manufacturing 1.42% 2.38%
Construction 1.66% 1.66%
Financial Activities 1.06% 1.06%
Qther Services 1.41% 1.41%
Natural Resources and Mining 1.41% 1.41%
Informatian 0.72% 0.72%

4.1.5 Comparison to Planned Regional Emplicyment Growth

The Greater Bear Creck Valley Regional Plan contains two sections relevant to emplovment growth
planning®.  As part of the regional plan development, ECO Northwest prepared a regional Lconomic
Opportunities Analysis. This analvsis looked at existing employment levels by City and made long-range
emplovment projections for purposes of Urban Reserve planning. The most analogous period in the
regional plan is the period 2011 to 2036. During that periad, the Regional Plan estmated regional
employment growth to be approximarely 1.34% annual average growth. However, due to the recession
starting levels in that period of 2011 were overestimated in: the regional plan because the regional plan did

not predict the largest recession in the post-WAWII era in 2008-2009.

Methodologicalty, the regional plan’s forecast methodology relied heavily on the most recent State
forecast avaiiable at that time just as Central Point’s Economic Element forecast now relies heavily on the
most recent State forecast. However, one would reasonably expect those forecasts to not align perfectly
because the State forccast relied upon in the regional plan was a 10-vear forecast unal 2014 that now has
only a year remaining. Overall, there is nothing that is inconsistent between the 1.34% regional growth
rate in employment projected in the regional plan and the 2.14% growth rate forecast that is specific to
the City of Central Point UGB over this shorter planning period and planning for conunued recovery

from the largest recession in the post-WWII period.

6 Section 4.1.5 refers to Table 4-3 in Appendix VII of the Greater Bear Creek Valley Regional Plan

Page 31 of 51



City of Central Point Comprehensive Plan Economic Element

4.2 20-year Land Demand Estimate

The Central Point target average annual growth rate in Table 4.1-1 can be udlized o create a 20-year
employment land demand estmate for the City of Central Point.  Employment land demand estimates
can be projected using a variety of techniques. One technique converts the projected growth rates into
projected employees and then uses average employee space needs and floor area ratios to project future
land needs. Then these land needs must be aggregated by the development pattern type demanded by
each industry so that the demand projections can ultimately be reconctled with land base supply
caleulations.  Hach of these steps requires assumptions abour expected ratios and land development
cfficiencies.

While there is nothing wrong with the growth forecast to employvment to land needs coaversion method,
it does require several steps to calculate and niay be unnecessarily complex in some circumstances. Ihat
is the case in Central Point which has an existing built employment land base that s reasonably efficient.
The existing built employment land base contains a reasonably efficient representation of four of the five
development pattern types that includes reral commercial, office, industrial and accommaodations.
Collectively, these existing land base conditions can reasonably be assumed to function like an “existing
population” to which the target growth rates can be applied and future land demands can reasonably be
projected.

The only development pattern that is not represented is the campus development pattern. There are no
lurge campus development paterns in Central Point except for the school district campuses. Other than
a new school, it 1s not expected thar additional lage campus development patterns (Le. 25 acres or larger
institetional development) are likely in Central Point”. 2\ new school would be most likely planned
through the school facilittes planning statute and located swithin the residential land base. There is no
clear point where a “large office development” becomes a “campus development”. In practice, this is a
continuum and it is entirely possible that one or two developments in the 5 to 15 acre range may occur
over the planning peried. The design and layout of such projects may result in them being more or less
“campus like” as opposed to adjacent “large office sites”. The City’s existing land use tegulations allow
for such development patterns in many of the employment areas and continuing to allow these uses
would allow any large office/small campus developments to be sited without need for any land use
regulation amendments.  In teems of growth planning projections, any development of this tvpe is

assumed to be captured m the emplorment growth rates that arc assumed to demand office space.

T'o take this approach, the average annuoal growth rates from Table 4.1-Tmust be aggregated according to
the type of development partern they are expected to demand. This aggregation 1s reflected 1n Table 4.2-
1 and the industry sectors in cach estimate are depicted in the far right column. Teisure and hospitaliey
would generally be expected to demand retail space (n the form of restaurants) but also overnight
accomiodations type development patterns.  owever, Central Point generally allows overnight
accommadations to be locared wirthin the commercial retail areas and therefore these categordes and land
needs may appropriately be aggregated despite the fact that their specifie site requirements may be
somewhat different than typical retail.

7 Just becavse a new Jarge campus development is nor considered likely does not mean the City should preciude

such uses in irs land use planning program for econoniic development.
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The aggregated growth rates by development pattern type are the same as the state forecast rates for the
region for office space and slightdy higher for retail due to higher rates of population growth forecast for
Central Point and for industrial where comparative advantages in the wansportation and warchousing

sectors are expected o allow Central Point to outpetform the tegion overall.

Table 4.21

Central Point Target Growth Rate by Employment Space Type Demanded
{Source: Oregon Employment Department; City of Central Point)

" Central Point’
Type of Space Demanded By Sector State AAGR AAGR Sectors in Estimate

i
Commercial Retail 1.28% 2.48% Retail Trade; Leisure and Hospitality

|
Education and Health Senices; Professional and Business

Office 1.849 1 :
‘ Bath Ba% Senices, Financial Activties, Other Senices

Industrial 1.43% 2.41%.Wholesale; T.W.U.; Manufacturing; Construction

The aggregated average annual growth rate by development pattern tyvpes shown in Table 4.2-1 can then
be applied to the exisung built land base to arrive at a reasonable projection of emplovment land needs

over the next twenty vears. This esumarte 1s provided in Table 4.2-2.

Table 4.2-2
Central Point 20-Year Employment Land Demand Estimate

Source: Oregon Employment Department; City of Central Poinf: CSA Planning Ltd.)
' Approximate
: i Central Point, 20-Year Land
Space Type + Existing Builjc‘i Target AAGR, Demand
{net acres), (growthrate}, (netacres)
Commercial Retail 945 2.48% 60.7
Office : 48.3; 1.84%| 214
Industrial ’ 163.3 2.41%:; 101.1
Total Net Acres 306.1 ; 183.2

The estimate of employment land demand in Table 4.2-2 depicts the net buiidable emplovment land?
needs for the Citv of Central Point across all industry categories (not counting additional land for
employment in the education sector which would be located in residential areas and derermined through
the school facilites needs planning statute). The 183.2 acres is projected 10 be total need wathin both the
existing UGB and anv additional land that might be required ourtside the existing UGB. From an urban
growth boundary and total land need perspective, the City will need approximately an additonal 27 to 55
more acres to accommodale future growth for a total of 210 to 240 towl addinonal acres. This additonal
acreage corresponds to the need for an additional 15 to 30 percent of gross acreage for strect nghts of

wav?,

§ Net buildable employment lands are those lands that are planned for employment uses and are reasonably free
from development constraints, Net acres are the private buldable acres and do nor include right of way acreage
necessary to access these lands.

¢ The net-to-gross factor in the Regional Plan on average is 17% for all land uses: The higher end of ner to gross
range expressed in the City of Central Point Economic Element reflecss the potenual for some initial employment
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4.3 Site Requirements Analysis

Goal 9 requires an analysis of site requirements. Site Requirements are the qualitative land learures
necessary for a site to possess i order for the site to meet the needs of businesses that would utilize the
site. Goal 9 and its implementing rule at QAR Chapter 660, Division (109 does not specify the level of
detarl required in the site requirements analysis.  Moreover, the rule contemplates that the site

requirements analysis is Hkely to vary with the size and complexity of the jurisdiction.

The Central Point Lconomic Llement essentially breaks its site requirements inte theee main
development pattern types: retall commercial; office; and industrtal. "There are some other tvpes of stres

that are nort analvzed in detail for Central Point but are worthy of a brief discussion:

¢ Campus development patfern tvpes are those that are large to very large in nature (almost
always 30 or more acres).  These development patterns tend to serve governments, non-
governmental institutions or very large multi-national companics. Other than school campuses,
Central Point does not have any large campus development patterns. No specific source of
demand for Central Point for this type of use is identified in the Fconomic Element bug such
demand is possible. 1n the event unidentified demand materializes for this type of use, then
specific targeted amendments to the element tay be appropriate to capture the newly identified
demand and to evaluate land supplies to meet the needs. Nothing i the Feonomic Element
should be construed to disallow or be unsupportive for the siting of a large campus

development pattern.

¢ Overnight accommodations (hotels and motels} are a unique development pattern type that is
somewhat different in form than rerall commercial uses.  However, these uses are generally
allowed 1n retail commercial zones and many of their site requirements are similar snd can be
accommodated on retall commercial sites.  For this reason, the Central Point Economic
Element does not project demand or analyze site supply for overnight accommedations

mdependently Irom other rypes of commercial usces,

4.3.1 General Development Pattern Site Requirements Analysis

The Economic Flement analyzes the demand and supply of sites for three major development pattern
ypes: retail commercial, office and industrial.  Within these general development pattern types, the
Economic Eiement analvzes demand and supply of large, medium and small sites. Tn practice, there are
no discrete size breaks that differentiate between large, medium and small sites, bur it is useful o analyze
different sizes because the site requirements do vary with firm size. Table 4.3-1 describes the qualitative

site requirements for each of the gencral development patterns analyzed in the Economic Element.

growth expansion is may be in the Tolo area (as contemplated by the Regional Plan) and this inifial expansion
would include u significans portion of Interstate 5 right-of-way,
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Table 4.3-1

General Development Pattern Site Requirements

(Source: Cify of Central Point)

Comprehensive Plan Economic Element

equirements

fimportart.

SE; 2 = i SR 5 e SRS ‘Wﬁ%&
Retail commercial Retail commercial Large/ Large commercial sites tend to cluster within larger blocks of
uses typically require | development requires 8-30 commercial that can be 100 acres or more. Outdoor storage sales
- ali urban facilities premium access and can demand very large sites. These users will anchor commercial
.g and services such excellent visibility for areas and attract customers for medium and small users. Must be
5 as water, sewer, customer attraction. located adjacent to and visible from major arterials and state
E stomm drainage, Foot traffic and access highways.
g police and fire to public transportation Med./ Medium commercial uses can locate within larger blocks of
(_.3 protection, can also be important. 2-7 commercial or may function as a stand-alone community
':'E electricity, natural commercial uses. Must be located adjacent to and visible from
& gas, and modermn major arteriats and colleclors if not stat highways.
communications Small/ Small commercial uses fill in the spaces not used by medium and
systems 0.5-2 large retail commercial. These tend to be specialty sales that
serve niche retail markets.
Office uses typically Consumer driven office Large/ Large office uses will require excellerd access to the regional
require all urban users like branch banks 3.5-12 transportation network because they have large workforces that
facilities and & insurance sales must - require capacity in the system. Large office uses can locate in
senvices such as have good visibility and commercial or industrial areas depending on the specific
water, sewer, storm access. Other office requirements of the enterprise.
N drainage, police and | uses only need
&2: fire protection, reasonably direct access | Med./ Medium office uses thal require-custormer significant access wilt
o) electricity, natura! to the regional 1-3.5 seek out and compete for commercial zoned space. Other
gas, and modemn transportation network. medium office uses may demand husiness park space intermixed
communications Airport access ¢an be with light industrial uses.
systems essential Smalyf Small office uses are the uses that "fill in” commercial and
' 0.25-1 industrial areas because there needs are the most varied and
requirements the most flexible.
Industrial uses may Access for freight is a Large! Large industrial uses terxd to conduct site searches on regional,
or may not require top priority and may be 15-300 national or internal scales. Factors that affect demand depends on
all urban services. via truck and/or rail. the very specific requirements of the enterprise that are difficult to
However, many Industrial uses predict a prion.
5 industriat uses \.M” sometimes a.CCept MO 1 Mear Medium industrial uses tend to be price sensitive and seek out
5 have very specific remote locations o 244 s . ) i i . .
w - : pace within business or office parks. They sometimes require
= and large demands avoid congestion and rty ownership that will also result in fow real estate overhead
'g for certain services that support freight prope 'y P )
& . . in relation to the enterprise.
like power or movements. Airpart
sewage capacity access is often Smallf Small industrial uses tend to be price sensitive. Low rent is a
0.5.25 priority. Small site sizes can create challenges for freight

movemeant to small industrial sites and also within the sites
themselves.

4.3.2 Target Industries’ Unique Site Requirements

In addition to the general development pattern site requirements, the City of Central Point has

opportunities for economic development in areas of specialty foods manufacturing, truck ransportation

and transportation support services, and retail rade. The site requirements specific to Central Point for

these target industries warrant more detailed consideration.
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o Specialty Food Products Manufacturing- The small clusier of businesses that are engaged 1n
specialty food  products manufacturing in Central Point have small retail storefronts that
accompany their manufacturing businesses. The sites are generally small and there 3 limiced
room to expand operations on the existing sites. The segment of Highway 99 where these uses
arc located have good access to I-5 which have excellent visibility directly from Flighway 99.
However, the narrow strip between Flighway 99 and the railroad tracks creares a practical limit
on espansion.  Centeal Point should keep lines of communication open with these businesses o
assure that the siwe requirements for any expansion are weli understwod by staff and policy

makers.

o Truck Transportation and Transportation Support Services- Thesc businesses require both
office space and trucking facilities that arc often co-located, Site requirements may also include
space for related uses such as truck washes, truck driver accommodations and inter-modal freight
handling. Large outdoor storage and warehouse space is typically required. Adequare expansion
arca 15 often a factor when selecting 4 site so that expansion can be accommodated without the
need to relocate. Direct access to the interstate freeway is essential and must be locared in areas
that arc relatively free from congestion Lo enable ctficient freipght movements.  Aside from
transporaton facilivies, power, and modern communications, some transpottation uses may 1ot

necessarily require the full complement of other urban facitities and services.

®  Retail Trade- Convenicnt access 1o 1-5 s impottant but meeting visibility site requirements
from I-3 in Central Point is a challenge, The Pine Street interchange is somewhat congested and
may raise site requirement concerns among larger retailers. Visibility from the Pine Strect arterial
is good and access can be made reasonably direct. Until an anchor center s sited that attracts
regional shopping trips, the site requirements of many small and medium retailers cannaot be et
The anchor tenants create a critical mass ol shopping activity that then allows the small and

medium retalers to achieve additional sales with shopping tips that are created by the anchor.

4.4 Projection of Needed Employment Sites

This section projects the City of Central Point’s employment land needs. OAR Chapter 660, Division
009 requires estimates of land needs by the number of sites demanded.  Individual site needs must be
wdentified because employment sites must be supplied in whok rite'®. This 1s especially true for large sites.
For example, a site for a large warchousing and freight forwarding operation can casily be 30 or more
acres or a site for large shopping center can be 30 or more acres. These types of uses have minimum site
sizes and below those minimum sizes there is not adequate land to meet the needs of these cmployers.
Thus, it is very possible for a city to have 200 acres of industrial land that is vacant within its UGB but if
all of this land supply consists of parcels scven acres or less scattered around the UGB then there is no
single site that would meet that projected demand.

If demand (or need) 1s not projected by site type, it then becomes impossible to later analyze the land
supply to determme its adequacy to supply the number or required sites, Central Point’s projections of

site needs are based upon potential site size demand ratos or splits. Fssentially, the aggregate acreage

" In siple terms, two threc acre sites cannor have their acrenge added 1o be one six acre site. I an employer needs

a six acre site then a six acre wdode smit employment sife st be provided or pur another way fractions of needed
sites cannot he summed ro sadsfy discreet site needs,
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demanded m Section 4.2 is broken down according to the size rato splits within cach major development

pattern category,

4.41 20-Year Demand for Needed Sites
Table 4.4-1 depicts the number of needed sites by tvpe. It uses typical site sizes for cach development
pateern type consistent with the above site requirements analysis. The demand ratio splits represent the

followting break downs:

*  Ten Percent Large/Thirty Percent Medium/Sixty Percent Small
s Thirty Percent Large/Forty Percent Medium/Thirty Percent Small

*  Forty Percent Large/Fifty Percent Medium/Ten Percent Small

Table 4.4-1

Estimate of Sites Demanded for Centrat Point UGB (2013-2033)
(Sourca: Oregon Employment Depariment; City of Central Point)

Large Commercial Retail Sites 20,0 1 1 2

Medium Commercial Retail Sites 4.5 5 _ 6 7
Small Commercial Retail Sites 1.0 37 19 7

Large Office Sites 5.0 1 ) 2 i 2
Medium Office Sites L5 3 6 .. &
Small Office Sites 0.5 26 13- 5

Large Industrial Sites 30.0 i 2 o2
Medium Industrial Sites 6.0 2 2 2
Small Industrial Sites 1.0 13 7 3

The 10/30/60 percent ratio 1s not expected to be adequate for land use planning purposes from a
discreet site demand standpoint for several reasons. First, most of Central Point’s exssting employment
lands base is downtown or along Highway 99. The existing development putterns of these arcas are
almost exclusively small sites with a handful of medium sites scartered throughour. Thus, the existing
employment land base 15 aiready skewed toward a supply of small sites.  Second, if it mirns out thar
demand for small sites 15 higher than imtially pianned and supplies are running low mn five to ten years
from the vime of the last UGB amendment, it 1s then much easier to add additonal smaller sites because

a UGB amendment 1s not required; all that 1s required 1s additional land division.

The site demand number differences between the 30/40/30 rado split and the 40/50/10 ratio split are
not too significant.  Planning for land demands between these two splits s prudent and is expected to
adequately caprure demand for large and medium sites while sull supplving an adequate number of

smaller sitcs over time.
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44.2 Short-Term Demand Estimates

OAR Chapter 660, Division 009 also requires an estimate of short-term employment land demand — the
demand expected to accrue over the next five vears. This requircment creates a swall puntbers problens for a
community the size of Central Point. In the cases of large office sites and latge and medium industrial or
commercial sites, the projected demand {even under the 40/50/ 19 ratio split) over the twenty vear period
results in numbers that range (rom 7 to 2. By quartering these numbers it is possible to attain theoretical
“frve-year demund” results, with numbers that range from less than two to less than one.  Several of the
catcgories essenlially translate to demand that is one every eight or ten years on average and assuming
stochastic demand during the period. With numbers this small, it would be hubris to project that this
demand would occur within or without of the ininal five years of any ghven twenty-vear planning period.
As such, for these large site categories, land use plans should seek to supply the full twenty-year projected
demand as short-term demand as well, 1t can reasonably be assumed that small site demand is 25 percent

of the 20-year demand because the small sites do not have this same small numbers problem.

5 Employment Land Base Analysis

After identifying economic opportunities in Section 3 and estimating land demand in Secrion 4, the next
step 1 the Goal 9 process is to evaluate the land base and its ability to meer the site needs for which
there 15 a projected demand over the next twenty veaes, Central Point updates its general buildable lands
information on a regular basis and this information has been used as the starting point to analyze the land

base from a more specific Goal 9 perspective.

The land base is categorized according to development pattern types: commercial retail, office, industrial,
campus, and a handful of specific uses. Lands are classified as vacant or developed. Classification of
developed or vacant relied upon a number of data sources such as 2012 acrial photos, asscssor data, and
field inspections. The developed lands are classified as large, medium or small according to the three
main development pattern types and judgment about the size of the site. For vacant lands, classification
of both size and development pattern type is required. This is because some office development patterns
are allowed m both industrial and commercial plan designations.  Thus, classification into  the
development pattern ype was based in part on the applicable regulatons (e, industrial in industrial areas
and commercial in commercial areasy and also on local knowledge for locating office uses on specific
sites where effice uses would be expected (o be the highest and best use and consistent with overall levels

of office use relavve t other development in the City.

Central Point has a considerable amount of “TOD Mixed Use” designated lands and, from a regulatory
standpoint, much of these lands caa be used tor either residential or employment uses. The policies
underlying this regulatory framework are intended to mix appropriate uses for transportation and other
communal benetit reasons.  Flowever, this makes concrere categorical inventorying of employment lands

on a strict regulatory basis problemadc.

Thus a more subjective and qualitative approach to land base categorization 1s requited. For huilt lands,
the approach i strayghtforward beeause lands were categorised according to the built nature of the site.
For vacant lands, the site requirements of eomployment uses are such that only certain lands within the
TOD Mixed Use designated areas are well located tor rypical employment uses,  Employment uses arc

likely to out-compete residential uses for the primary use of TOD Mixed Use designared lands and
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therefore it can be assumed that the primary use of these lands will be employment. Many of the TOD
Mixed Use designated lands are ill-located for emplovment uses bur are well Jocated for residential uses
and these can and are assumed to be primarily used for residendal purposes. This narrows the inventory
categorization down to a relatvely small number of sites that are weli located for both residential and
cmplovment; these lands were categorized based upon local knowledge and reviewed through the public
process. Such categorizations may be ultmately inaccurate on a site-by-site basis when the propertes are
acrually developed in the furure.  Rather, it is expected that on average the categornzaton will be
approximately ciose and is assumed to be adequate for purposc of supply of sites for the Ciy’s

employment land needs as a whole.

The land base inventory methods described above are reflected in the below Figures 3-1 and 5-2,
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Figure 5-1
Central Point Employment Lands Inventory Map
(Source: Jackson County Assessor; City of Centraf Point; CSA Planning Lfd.)
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Upon completion of the land inventory and its incorporation into the City’s Geographic Information
System (G18), the darabase is then available [or the further analysis presented in this section. The analysis
begins with a review of the built employment lands because the existing land base can inform projections
Moreover, the Central Pomt Econemic Blement actually uses this “population” of
Under these

of future needs.
employment lands as an inpur for future land need foreeasting in Scerion 4 above.
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circumstances, a more detalled review of the built employment lands 1s necessary to assure that the

existing “population” 1s not skewed in ways that render it inappropuiate to forecast future needs.

The second part of the employment land base analysis focuses on the vacant lands. These lands are
potentially available to meet immediate and long term employment land demands. The supply of these
lands must be characterized so that the emplovment land supplv within the cxisung UGB can be

reconcied with the demand projected over the next twenty years.

5.1 Built Employment Lands
Table 5.1-1 below breaks down built employment lands within the UGB by site size and development

pattern type.

Table 5.1-1
Built Lands by Development Paitern Type
Jack County A City of Centrat Point; CSA P

(o

Large Retail b 12.1] 2! 81 136%
Medium Retail | 20.2 LS 18, 22.8%
Smail Retail ; 56.4? 128 0.4 63.6%
Retail Subtotal | 8871 141! 0.6

large Office . 00 o 00 00%
Medium Office . 12.8 11 12 26.5%
small Office , 355 68 0.5 73.5%
Office Subtotal 48.3 | 79, 0.6

Industrial Agg L 41.8: 8: 5.2 38.0%
large Industrial 202 v 202 ]
Medium Industrial 52.0' 21 2.5 31.8%
Small Industrial : 49.3’ 51, 1.0 30.2%
Industrial Subtotal ! 163.3" 81 2.0

Grand Total 300.3| 301 | 1.0

The retail and office data depicts reasonable and typical total acreages for a community the size of
Central Point.  For example, the International Council on Shapping Cenfers (1CSC) esumates the national
average 15 46.6 square feet of tetail per capita. Cenual Point has approximately 43 square feet of retal per
capita. However, the retail and office appear somewhart skewed to small sires. This can be explaied in-
part from Central Point’s economic history.  Most of Central Point’s retail and office land developed
during the period when the Citv funcuoned as a service ceater and marketr for the surrounding
agricultural community.  The development patterns common during those days were small one-story
offices and shops in a dowatown area. Then the City went through a residential growth period but the
City’s population itself did not have sufficient independent buying power to out-compete Medford for

larger scalc retail and office development. More recently, Central Point has grown sufficiently that it can
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now compete with Medford for some larger retail and office uses such as the Albertsons/ Furniture Row
shopping center and Providence Hospital’s now medical facility.

Central Point has a good distribution of built industrial lands. Fowever, the total industrial development
may be somewhat lower than ether communities ot similar size.  Central Point has been challenged,
historically, for larger industral employers due to siting of large industrial uses in Medford {just south of

Central Pount) and also competing with the significant inventory of industrial lands in the White City area.

Another way to assess the relative positioning of the built employment land base is to look at land vabues
across plan designations. the |ackson County Assessor’s office estimates “real marker” land values for
all lands in Jackson County. Tt is well known that the Assessor’s “real matket value™ may not necessarily
he accurate for specific propertics when those propertes are actually sold.  The values tend to be
reasonably close to the real market numbers on average and certainly adequate for purposes of
generalized compurisons across a large census of properties and this is what is analyzed below in Tables
5.1-2 and 5.1-3.

Tabje 5.1-2

Average Real Market Land Value per Sguare Feot by Comprehensive Plan Designation
(Source: Jackson County Assessor, City of Central Point; CSA Planning Ltd.)

Comp Plan o Taxlots|  Mean
(Méi_ri De;ignéiion) 3 (Count)| (LandSIFt.i
Commercial | Lasl o ss70
industrial EC ks
Mixed Use 5 86| $6.31
Table 5.1-3

ANOVA Land Value per Square Foot by Comprehensive Plan Designation
{Source: Jackson County Assessor; City of Central Point; CSA Planning Lid.)

Analysis of Variance | . iI - ) E o
Source of Variation | SS| df! MS. Fi  P-value
Between Groups | seerl 2] 2099 267 8eSE11
Within Groups ! 1875.3; 167 11.21

The above tables compare mean real market land values per-foot across comprehensive plan map
designations. The Analysis of Variance (ANOVA) indicates the differcnces in mean values depicred in
Table 5.1-2 arc not the result of random sampling crror or chance. In simplificd statistical terms, this
means the differences are “real”. From a land use planning perspective, the average mean values across
plan designations is reasonably consistent with expectations;

® The best positioned commercial land s the most valuable per square foor.  These lands are
closest to 1-3 and therefore command the highest values. Overall, these commercial values are
sull somewhart low when compared o similar lands in Med{ord; therefore, Central Point has a

relative Jand price advantage when compared to the City of Medford,
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*  TOD mixed use lands 1n the downtown area are likely (o have relatively high values but these are
likely weighed down by the legacy commercial development on Highway 99.  The actual
differennal m value 1s 32,39 per square foot when compared 1o the commercial land.  This
indicates that much of this tand which is developed for commercial uses 15 still reasonably well
positioned for continued commercial tenancy and should be able to support some of the Cin’s

more intensive TOD objectives over nme.

* As expected, the industrial values are much lower than the values in the TOD and traditional
comumercial areas. The industrial land values are generally consistent with regional averages and
may actually be somewhat on the high-side. This indicates that demand exists but may also mean
that the Ciry could find itself at a price disadvantage m the future if vacant land mnventories
became 100 tght because industrial users tend to be the most price sensitive of the employment

Iand categories.

Overall, the “population of built employment lands” m Central Point appears to have adequate toral
acreage and diversity of development pattern types to funcuon as an appropriate base from which 10
estimate future demands. Average employment land values do nor exhibir unexpected relationships and

indicate a normally functioning market that reasonably well positioned from a regional standpoint.

5.2 Employment Land Supply

The employment land supply analysis in this section evalvates lands within the existing UGB for their
ability to satisfy projected emplovment land needs for the next twenty vears. This analvsis 15 required to
evaluate the supply of sites to mcet both short-term and long-term demands. '1he analvsis also cvaluates

redevelopment potential and the efficiency of the City’s emplovment land base.

5.21 Vacant Land Supply
Vacant fand for employment land supply in analysis under OAR Chapter 660, Division 009 15 a defined as
follows:

(14 "Vacant Land" means a lot or parccl:

(2) Equal to or larger than one half-acre nor currently containing permanent bulldings or
improvements; or

(1) Equal to or larger than five acres where less chan one half-acre is occupied by permanent buildings
Of Improvements.

The rule is silent on the land use designations to which this designaton applies. For the Central Point
Economic Element, this definition was applied to all lands with a commeraal or mndustral
comprehensive plan map designation and the TOD Mixed Use designated lands that are expected to be
“suitable” under OAR Chapter 660, Division 009 for employment lands.  For all such lands, the
definition of vacant lands in OAR Chaprer 660, Division 009 was applied. The lands ideatified as vacant

are depicied in Figure 5.2-1 below.
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Figure 5.2-1
Central Point Vacant Employment Lands Map
(Source: Jackson County Assessor; City of Central Point; CSA Pianning Lid.)
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The vacant lands map shows that most of the available cmployment lands are cast of Interstate 5. "LVhis is
almost universal for the supply of vacant industrial lands and the commercial Jand base inclades some

vacant commercial and office sites located 1 the Twin Crecks TOD aren.

Goal 9 requures an analysis of the shott-term supply of sires (which arc essentially sites that can be

developed within one year). Most all of the City’s vacant lands have frontage on higher order street or an
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steeets that are intended to serve employment uses. Access to the employment lands m the Twin Crecks
TOD is constrained by a railroad crossing and thus somcone might argue that these lands should notbe
included as part of the short-term supply because they cannot be readv for development m onc vear.
However, these lands do have access and could be developed and the crossing is recommended for the
next ODOT unprovement cycle which would give anyvonce doing development in this area some
confidence 1f they can operate for a couple years without the ral crossing, Other than the Twin Creek
sites, all the other vacant lands appear to have services that are readily available and are planned and
zoned for their intended employment uses. 1t is expected that most all of the vacant emplovment lands
in Central Pomnt could scrve as short-term supply and therefore a more detailed short-term supply

analysis is uninecessary,

Table 5.2-1

Central Point Vacant Employment Lands by Site Type
(Source: Jackson County Assaessor; Cily of Central Point; CSA Planning Lid.)

lgeRetal |- 3o ol 55 si%

MediumRetail _ , _ 146] 3  asi 24y
Small Retail Jf 15.1| 12 13| 25%
Retail Subtotal i 60.6| 17| 3.6]
Large Office 5.6! 1, 5.6 - 33%
Medium Office | 58, 5 12 3%
Small Office ;‘ 5.5, 5T 1.1 33%
Office Subtotal ! 16.9/ 114 1.5
Large Industrial_ 17.0) 1] 70 . 3%
Medium Industrial 00 0] 0.0; 0%
Small Industrial ; 372 11 3.4 69%
Industrial Subtotal | 54.2] 12 4.5!
Grand Total | 131.8 40 3.3

Table 3.2-1 depicts the vacant employment sites by major development pattern type and size. The ratios
of available supply for retail and office across size categories arce reasonably well distributed. The City has
no supply of medium industrial sites and therefore there is both a short-term and long-texm supply

deficiency in this category.

From a qualitative standpoint, most of the commercial and office employment sites are reasonably well
located and configured to meet current and future market demands. There are two commercial sites with
excellent visibility from J-5 but access to them is somewhat circuitous behind the existng Holiday Inn
Express. The Twin Crecks sites are constrained by the railroad right-of-wayv as above described. There 1s
another long narrow site just south of the Albertson’s Center that comprises just over five acres. It has a

dwelling and other development that uses less than one half acre and therefore must be inventoried as
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vacant. However, it is ill configured to meet any new commercial or office needs unless it was used for

expansion of the cxistiﬂg Albertson’s Center.

Most of the industrial sites are well configured and well located and most of the available inventory is
jocated in the triangular arca located between Hast Pine Street, Bear Creek and Table Rock Road. In
some ways, this land may be too well ocated for some industrial users. Between the commercial nearby,
proximity to the airport and the freeway, it 18 possible that rhe price per foot may be too high for certain
types of larger industrial users.  For small and a {few medium industrial users, the Table Rock Road

inventory assures that a range of site qualitics and assoctated pricing is available in the Ciny’s inventoty.

5.2.2 Vacant Supply vs. Demand Recongiliation
With the supply of sites defined and the demand characterized in 4.4 above, it is possible ro reconcile the
supply of vacant sites in relation o the projected demand. This s the 1ast major step to determine the

adequacy of the UGB to meet long-term emplovment land needs,

Table 5.2-2

Central Point Vacant Employment Lands by Site Type
(Source: Jackson County Assessor; City of Central Point, CSA Planning Lid.)

Large Retail | .2

Medium Retail 48, 3b sl 4 18
Small Retail ! 1 7y [ 5| 5
Totaf Retail Acres I 0.1 | 0.5 | 13
targe Office | _ R e . T
Medium Office | s )t sl Al as
Small Office : 6.5 8 4l 0, 0
Total Office Acres i ! -4.5 [ 105 | 95
N A A
Medium industrial 6; -EE 2f -2 -12
Small Industrial ?\ 14 45, ne 8} 8
Total Industrial Acres | | -46.9 | -38 : -34
Grand Total | | .51.5 -49.0 | -56.5

Table 5.2-2 shows that the City’s UGB has a deficit of approximately 52 net developable acres; this
translates to a deficit of approximately 59 to 67 gross acres using typical public facilities ratios of 15% to
30%.1 When analyzed from a site supply standpoint, the City has small supply deficits in almost all

medium and large site categories and has small deficits or surpluses in the small sites categories. Only the

" "The “public faciluics ratio” is the wvevage percentage of @ site that is devored ro srreets or ofher public facilities, or
is erherwise unavailable for development.
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large retail sites category has a surplus under dhie 30/40/30 ratio split and this is only a one site surplus

over the planning period.

5.2.3 Redevelopment and Land Use Efficiency Analysis

The City of Central Pomt’s built emplovment land base has relatively limited redevelopment potential.
Most of the built sites consist of relatively small lots with one and two story buildings. This
configuration does not lend itself well to redevelopment on a scale that would significantly alter the
supply and demand for sites over a twenty year period because this would require the demolition and
aggreganon of parcels. While this tvpe of redevelopment does occur on occasion, it is unlikely 1o be
economically viable in Central Point on 2 seale that would actually alter long-term supply and demand
projections for employment lands. This quantirative determination should not be construed to mean that
there are not good qualitative reasons to support redevelopment, especially in the downtown and along
Highway 99.

There exists a small amount of redevelopment potential along Table Rock Road. Several pazcels there
contam residential uses that could be developed for employment uses under the Comprehensive Plan.
Other parcels are not mtensrvely developed. However, this is an area where relatively inexpensive small
industrial sites are available to own and where there are limited development requirements thar add
overhead. In some wavs, this area is important emplovment land for certain types of firms that have ever
fewer places to locate in the valley 1n a manner that 1s cost-effective. As such, aggressive redevelopment
planning policies for this area may seem to be a great aesthetic endeavor but may have adverse and
unintended economic consequences.  Morcover, withow relatively massive financial incentives for
significant redevelopment that would change the overall quality of development mn this area, lesser
redevelopment pelicies tend to have the opposite effect where owners intentionally avoid development

projects that would trigger expensive design and aesthetic upgrades te their respective properties.

The planned emplovment land base in the City of Central Point is efficient as planned. The TOD Mixed
Use designations encourage efficiency through a wide swath of the City’s employment land base. These
designations and associated zoning allow for creatve design and inrensification of use, Because there are
deficats i all caregories of emplovment land, it is not possible to re-designate lands from one
employment category to another to render the land base more efficient. Without a simultaneous Housing
Element review it s not possible to know if surplus residental lands exist that could be redesignased for
employment purposes, However, there are really only two areas (Twin Crecks and the area east of
Hamrick Road and north of Beebe Road) thar are not developed. It seems implausible that there is room
for more than ten thousand additional people within these two reladvely small arcas over the next twenty

vears sufficient to also have room to accommodare significant emplovment land deficits.

6 Goals, Conclusions and Policies
This section scts forth the conclusions from the foregoing analysis as well as the City’s economic
development goals and policies. The goals and policies in this secton have been coordinated with, and

endorse, the economic goals in the Citv’s Steategic Plan!2 The Cin’s yoals and policics are:
: g ) g Vs g ]

12 Central Point Forward, Fair City Vision 2020, Ciry Wide Surategic Plan, April 26, 2007
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6.1 Goal: General Economic Development

0.

To actively promate a strong, diversified, and sustainable local cconomy, that reinforces Central
Point’s “small town feel™ and family orentation while preserving or enhancing the quality of
life 11 the community as a place to live, work, and play.

To create incentives to encourage and support economic development;

To encourage and promote the development or enhancement of rerail and oflice areas to achieve
a vibrant shopping, eotertainment, living and working experience in the downtown area.

1o encourage active communication and cooperation between the City, local, and state agencies,
and local businesses concerning cconomic development, education, and workforee development.
To encourage and support growth, particularly in the targeted industries (retail, specialty food
manufacturing, and rrucking and warchousing secrors).

To maintain at all ames an adequate supply of suitable short-term (five-vear) employment lands.
To prepare and maintain a City of Central Point Economic Development Manual identifving and

monitoring economic development strategics and programs available to the City.

Through the development of its Economic Element. the City of Central Point has reached the following

conclustons and policies relative 16 the above cited general economic goals:

Central Point concludes that etfective cconomic development actions necessary to diversify the
City’s cconomic base requires an understanding of, and a careful balance berween regional
cooperation and competition. Tt is important to understand and pro-actively patticipate in the
broader state and regional economic development discussions.  Participating in regional
economic development programs ke SOREDT and the Rogue Valley Workforce Development
Council can improve the tegional cconemic climate and a strong regional economy will benefit
all communities within the region. Most imporrantly, to be an cffective participant the City must
recognize its compentive advantage within the region and compete for those ceconomic

development opportunities within the region for which the Central Point is well positioned,

Central Point concludes that the pursuit of beneficial economic development requites a balance
between shorl-term and long-term cconomic objectives.  ‘The City recognizes that some
opportunities may warrant short-term incentives to achieve longer term employment or property
tax revenue objectves; while other opportusities may have a lesser long-term benefit and may

not warrant the short-term fiscal cost of incentives.

Ceatral Point concludes that the cconomy is dynamic and even cconomic opportunitics for
which the City 15 well positioned require timely and concerted action. These dynatmic cconomic

forces require the City 1o be responsive and flexible to capitalize on opportunities as they arise,

The City’s economic development goals will be managed through the following policies:

1 As defined in the Urbanizarion Element of the Comprehensive Plan,
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6.1.1 Policy 1.1
The City shall partcpate on the regional and state level i the development and programnung of
alternative financial incentives and initiatives for economic development, including education and

workforce development that are consistent with the City’s economic development goals. .

6.1.2 Policy 1.2
The City shall conunue to monitor and refine s land development and fiscal policies as they relate w
economic development to ensure that the City’s economic development programming can be effecuvely

mplemented.

6.1.3 Policy 1.3
Consider cconomic development incentives as an inducement to development only when 1t can be
demonstrated that the short-term consequences are understood and found te be acceprable and the long-

term consequences are determined to be beneficial to the Ciry.

6.2 Goal: Economic Opportunities Synthesis
The Economic Element contains both qualitative and quantitative evaluanons of the City’s economic
assets and challenges. The conclusions and policies 1n this section express the City’s synthesis of these

qualitative and quantitative findings and identify appropriate economic opportunities, as follows:

1. Central Point concludes that the region has a demonstrated strength in the truck transportation
and truck support services sectors and that Central Point residents working in this segment of
the local economy are well compensated. Exit 35 1s well situated to capitalize on growth in the
trucking and transportation warchousing indusuy segments, ODOTs plans for the interchange
contemplate that its design and the associated local streer network will continue to prioritize
freight movements. The mterchange 15 relavvely free from urban tratfic that might otherwase
mmpede the industrial, aggregate and freighr traffic that urlize the interchange. Central Point has
an opportunty to work with ODOT and Jackson County to assure that plans for this
interchange reflect the opportumties for expanded truck transportation and transportation
support services 1n the area and do so 10 a manner that will masimize the long-term potential for

growth in this industry at this location.

2. Central Point concludes that commercial retail site requirements are specific and Central Pomnt
will need to plan for its competitive niche. Central Point is close w0 Jackson County Airport,
Jackson County Expo and Interstate 5. Collectvely, proxitmity 1o these major regional draws, in
association with the City's continued populaton growth, will create opportuniucs to capture and

expand 1ts competitive retail niche.

3. Central Point concludes that the City has experienced the development of a small specialty foods
cluster that includes Rogue Creamery and Lillie Belle Farms {chocolatiers). These firms produce
high quality products that have gained regional and national acclaim. Expansion of these firms
and/or atrraction of similar firms have the potential to pain the City notoriety for a umgque

industry segment that has potential for growth over ume.
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4. Centeal Pomt concludes that matatamning and improving the overall quality of life in the City is a
qualitative measure that is not casy to quanofy but is and will continue to be important for the
City’s cconomic prosperity.

5. Central Point concludes that design and layout of the built environment affects the overall
aesthetics and livability of the Ciry. Balanced land use and development regulations that control
design without stifling creativity have the potential to improve the aesthete of the City while
reducing or eliminating land use conflicts, The standards and levels of design performance

should differentiate between areas and land uscs.

6.2.1 Policy 2.1

Central Point concludes that the City has experienced the loss of cottage industry and cxpanding small
businesses due to a lack of vacanr available employment related buildings (flex-spacel) and the City

cannot attract small businesses from elsewhere for the same reason,

6.2.2 Policy 2.2

The City shall, in collaboration with Jackson County, plan the Exit 35 arca

also called “Area CP-1B
(Toloy” — i the Regional Plan Element, to capitalize on economic opportunities, especially for
transportation-based economic activity and truck/rail freight support services. This area also contains an
acronaulics manufacturing company in Erickson Air Crane and serves aggregate uses; these uses have
many spectfic and unique dimensions that should be carefully considered. Plans and land usc regulations

applicable to this area need to account for the site requirements of firms in these sectors.

6.2.3 Policy 2.3

The City shall periodically evaluate its regulations for employment related development, particularly as
relates to the targeted industries, and compatibility with adjacent non-employment lands, to ensure that
the regulations are consistent with applicable “Best Practices”™". Regulations found to no longer be

appropriate should be amended as soon as practicable thereafter.

6.3 Goal: Employment Land Supply and Development
The Eeonomic Element containg both a qualitatdve and quantitative analysts of the City’s land supplies
and employment land development patterns. This section sets forth the City’s conclusions and policies

that result from this analysis, as follows:

1. Central Point concludes that urban (acilitics and services are critical for the development of
employment lands. Thus, the City’s Goal 11 Public Pacilitics and Services planning and Goal 12
Transportation Planning are critical to the timely delivery of mnfrastructure NeCessary Lo support

cconamic development,

2. Central Point concludes that it must maintain an adequate supply of cmployment land. The City

has deficits in nearly all development pattern categoties according to findings in Table 5.2-2.

" An industrial or commercial/office building designed o provide the (exibility to wilize tbe floor space in a
variety of cenfiguzarions. Usually provides o configuration allowing a flexible amount of office or showroom space
in combination with manufacturing, laboratory, warchouse distribution, cte.

1 A best practice is a mcthod or technique thar has consistently shown results supedor to these achieved wirh
other means, and rhat is used as a4 benchmark.
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The Ciry will need to periodically expand its present UGB to ensure an adequate 3-vear and 20-

year supply of buildable emplovment land.

3. Central Point concludes that the availability of vacant buildings (flex-space) for expanding small
businesses is in short suppiv and that an effort should be made to encourage its development to

expand the city’s inventory of flex-space.

6.3.1 Policy 3.1

The City shall assure that, through irs Capital Tmprovement Program, public faciliies and transportation
facilities are avatable and adequate in capacity to maintain 4 supply of competitive short-term buildable
lands sufficient to meet employment needs witlun a five-vear period, parucularly for the recail, specialtr

foods, health care, and irucking sectors.

6.3.2 Policy 3.2

The City shall maintain a supply of competitive short-term employment lands 1 the medium and large
site carcgories equivalent to the rwenty-vear demand for those categories's. The supply of short-term
employment land shall be reviewed and updated annually, When 1t 1s determined that the supply of land
as measured In tenms of number of sites and/or acreage in the medium and large site categorles 1is
mnadequate to serve the twenty-vear needs then the Ciry shall amend s UGB to include additional shori-

term (5-vear) emplovment lands.

6.3.3 Pglicy 3.2

The City shall pursue and encourage Turnkey Design and Build solunons for flex-space that create
opportunitics for expanding small businesses in Central Point, and may consider economic development
incentives to attract and ‘marry’ the constructon and development component with: e small business
component as an inducement to development, but only when it can be demonstrated that the short-tenn
consequences are understood and found to be acceptable and the long-term conseguences are

determined to be beneficial to the City,

16 Conclusion 6.3(3)
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