
  
 

 
CITY OF CENTRAL 

POINT 
Oregon 

  
 

City Council Meeting Agenda 
Thursday, July 11, 2019 

 

Mayor 

Hank Williams 
 

Ward I 

Neil Olsen 
 

Ward II 

Kelley Johnson 
 

Ward III 

Brandon Thueson 
 

Ward IV 

Taneea Browning 
 

At Large 

Rob Hernandez 
 

At Large 

Michael Parsons 
 
 

At Large 

Michael Parsons 

 

Next Res(1590) Ord (2058) 

I. REGULAR MEETING CALLED TO ORDER 

II. PLEDGE OF ALLEGIANCE 

III. ROLL CALL 

IV. SPECIAL PRESENTATION 

Presentation Regarding New Central Point Police Motorcycle   

V. PUBLIC COMMENTS 
Public comment is for non-agenda items. If you are here to make comments on a specific agenda item, you must speak at 
that time.  Please limit your remarks to 3 minutes per individual, 5 minutes per group, with a maximum of 20 minutes per 
meeting being allotted for public comments. The council may ask questions but may take no action during the public 
comment section of the meeting, except to direct staff to prepare a report or place an item on a future agenda.  
Complaints against specific City employees should be resolved through the City’s Personnel Complaint procedure. The 
right to address the Council does not exempt the speaker from any potential liability for defamation. 

VI. CONSENT AGENDA 

A. Approval of June 27, 2019 City Council Minutes   

B. Street Closures for Dare to Cruise   

VII. ITEMS REMOVED FROM CONSENT AGENDA 

VIII. ORDINANCES, AND RESOLUTIONS 

A. Ordinance Updating and Adopting the Employment Buildable Lands Inventory 
(BLI), an adjunct to the Land Use Element. (Holtey)   

B. Ordinance Updating and Adopting the Central Point Comprehensive Plan 
Economic Element (2019-2039). (Holtey)   

C. Resolution No. ________, A Resolution Accepting the Lowest Responsible 
Bidder for the Hazel and Third Street Waterline Project and Authorizing the City 
Manager to Execute a Contract. (Samitore)   

D. Resolution No. _______, Approving the Forth Addendum to Solid Waste 
Collection Franchise Agreement (Clayton)   

IX. BUSINESS 

A. Dennis Richardson Memorial Update (Samitore)   



B. Downtown Street Banner Discussion (Samitore)   

C. 2020 Strategic Plan Update Ad-Hoc Committee (Clayton)   

X. MAYOR'S REPORT 

XI. CITY MANAGER'S REPORT 

XII. COUNCIL REPORTS 

XIII. DEPARTMENT REPORTS 

XIV. EXECUTIVE SESSION - ORS 192.660(2)(e) Real Property Transactions 
The City Council will adjourn to executive session under the provisions of ORS 192.660. Under the provisions of the 
Oregon Public Meetings Law, the proceedings of an executive session are not for publication or broadcast. 

XV. ADJOURNMENT 

Individuals needing special accommodations such as sign language, foreign language interpreters or equipment for the 
hearing impaired must request such services at least 72 hours prior to the City Council meeting.  To make your request, 

please contact the City Recorder at 541-423-1026 (voice), or by e-mail to Deanna.casey@centralpointoregon.gov. 
 

Si necesita traductor en español o servicios de discapacidades (ADA) para asistir a una junta publica de la ciudad por 
favor llame con 72 horas de anticipación al 541-664-3321 ext. 201 

mailto:Deanna.casey@centralpointoregon.gov


  
 CITY OF CENTRAL POINT 

Oregon 
  

 
City Council Meeting Minutes 

Thursday, June 27, 2019 
 

I. REGULAR MEETING CALLED TO ORDER 

 The meeting was called to order at 7:00 PM by Mayor Hank Williams 

II. PLEDGE OF ALLEGIANCE 

III. ROLL CALL 

Attendee Name Title Status Arrived 

Hank Williams Mayor Present  

Neil Olsen Ward I Excused  

Kelley Johnson Ward II Late 7:05 PM 

Brandon Thueson Ward III Excused  

Taneea Browning Ward IV Present  

Rob Hernandez At Large Present  

Michael Parsons At Large Present  
 

 
Also in attendance were City Manager Chris Clayton; City Attorney Dan O'Conner; 
Police Captain Dave Croft; Parks and Public Works Director Matt Samitore; Principal 
Planner Stephanie Holtey; and City Recorder Deanna Casey.  

IV. PUBLIC COMMENTS 

Julian Cordle Jr. Comets Soccer Program  

Mr. Cordle explained the background of the Jr. Comets soccer program and Central 
Point specific programs. They were surprised with the amount of kids who registered 
and by the time registration closed there were 13 teams. The games they have bring 
people in town, which helps tourism. They were able to accommodate so many teams 
with the help of the great city Parks staff. They hope to have access to more fields in the 
fall and would like to ask other programs who use city facilities provide practice and 
game schedules for the entire season. This way they can all take advantage of the fields 
without conflicts. They want to be good stewards of the fields and facilities, and hope all 
the other coaches and organizers feel the same.  

V. CONSENT AGENDA 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Taneea Browning, Ward IV 

SECONDER: Kelley Johnson, Ward II 

AYES: Williams, Johnson, Browning, Hernandez, Parsons 

EXCUSED: Neil Olsen, Brandon Thueson 

A. Approval of June 13, 2019 City Council Minutes  
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City of Central Point 
City Council Minutes 
June 27, 2019 
Page 2 
 

B. Street Closures for 4th of July 

VI. ITEMS REMOVED FROM CONSENT AGENDA - None 

VII. PUBLIC HEARING 

A. Ordinance Updating and Adopting the Employment Buildable Lands Inventory 
(BLI), an adjunct to the Land Use Element. 

City Manager Chris Clayton read the legislative pre-hearing statement. There were 
no conflicts of interest declared. 

 
Principal Planner Stephanie Holtey presented the Employment Buildable Lands 
Inventory (BLI). This document tracks the availability of vacant and 
redevelopable employment lands likely to be developed over the next 20-years. It 
represents the distribution of buildable acres by parcel size and employment use 
category. The Employment BLI is used in assessing the City’s economic 
opportunities in the Economic Element.  
 
She reviewed the location and amount of property that is available and listed in 
the document. Maps are available in the document that will be used to locate and 
identify property for future development. 
 
Mayor Williams opened the public hearing. No one came forward and the public 
hearing was closed.   
 
Michael Parsons moved to second reading an Ordinance Updating and 
Adopting the Employment Buildable Lands Inventory (2019-2039), Central 
Point Comprehensive Plan Land Use Element.  

RESULT: 1ST READING  [UNANIMOUS]
 
Next: 7/11/2019 7:00 PM 

MOVER: Michael Parsons, At Large 
SECONDER: Taneea Browning, Ward IV 
AYES: Williams, Johnson, Browning, Hernandez, Parsons 
EXCUSED: Neil Olsen, Brandon Thueson 

B. Ordinance Updating and Adopting the Central Point Comprehensive Plan 
Economic Element (2019-2039). 

City Attorney Dan O'Conner stated that the public hearing statement applies to this 
item. 
 

Mrs. Holtey stated that the Economic Element provides a forecast of employment 
growth opportunities over a 20-year planning period and identifies the associated 
employment land needs. The current update is in response to interest in 
expanding the UGB for commercial land and accounts for changes to the City’s 
forecast population, availability of buildable lands, and economic trends for the 
nation, state, region and city. The city is poised to experience growth across all 
employment categories over the next 20-years and is especially well suited to 
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City of Central Point 
City Council Minutes 
June 27, 2019 
Page 3 
 

accommodate growth in specialty foods, trucking and transportation, healthcare 
and retail services. At this time the city has a surplus of industrial acreage but 
has a need for additional land to accommodate growth in commercial and 
institutional land use categories.   
 
Mayor Williams opened the public hearing. No one came forward and the public 
hearing was closed.  
 
Kelley Johnson moved to second reading an Ordinance Updating and 
Adopting the Central Point Comprehensive Plan Economic Element.  

RESULT: 1ST READING  [UNANIMOUS]
 
Next: 7/11/2019 7:00 PM 

MOVER: Kelley Johnson, Ward II 
SECONDER: Taneea Browning, Ward IV 
AYES: Williams, Johnson, Browning, Hernandez, Parsons 
EXCUSED: Neil Olsen, Brandon Thueson 

VIII. ORDINANCES, AND RESOLUTIONS 

A. Resolution No. ________, Approving the Award of a Contract for the City 
Council Chambers Renovation Project 

City Manager Chris Clayton explained that city staff has planned, designed, and 
budgeted for the upgrade of the City’s Council Chambers. Based on an intermediate 
procurement process conducted earlier this year, staff recommends the City Council 
Chambers Renovation Project be awarded to Outlier Construction, LLC., in the 
amount of $149,006.00. The city budgeted $150,000 for this project and feel there is 
a low risk of project cost overruns.  
 
Rob Hernandez moved to approve Resolution No. 1589, Authorizing the City 
Manager to Execute a contract with Outlier Construction, LLC., for the City 
Council Chambers Renovation Project in the amount of $149,006.00.  

RESULT: APPROVED [UNANIMOUS] 
MOVER: Rob Hernandez, At Large 
SECONDER: Kelley Johnson, Ward II 
AYES: Williams, Johnson, Browning, Hernandez, Parsons 
EXCUSED: Neil Olsen, Brandon Thueson 

IX. BUSINESS 

A. Community Center - Ad Hoc Committee Recommendation 

Parks and Public Works Director Matt Samitore thanked his staff for their hard 
work and keeping this project going. The job of the AdHoc Committee was to 
prioritize the amenities of a Community Center with the monies potentially 
available for construction. The committee focused on the building and 
determined that a pool could not be funded at this time. He explained what the 
facility could be used for and the amenities that the committee would like to see 
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City of Central Point 
City Council Minutes 
June 27, 2019 
Page 4 
 

included. 
 
The Adhoc Committee recommends moving forward and hiring a consultant. We 
have budgeted for the next steps in the 2019-2021 FY Budget. The 
recommendation is to hire a consultant to put together a series of diagrams and 
cost estimates. Once prepared, there will be a series of open houses and 
discussions to gauge community support and bring back a formal 
recommendation. We have budgeted $75,000 for the design process. 

 

Council Member Rob Hernandez would like to work with the consultant. He 

stated that the design in the Council packet is based on the ABK gym. There are 
opportunities for private public partnerships to help reduce the cost of the project.  
 
Rob Hernandez moved to hire the Consulting Architect for the proposed 
community center.  

RESULT: APPROVED [UNANIMOUS] 
MOVER: Rob Hernandez, At Large 
SECONDER: Taneea Browning, Ward IV 
AYES: Williams, Johnson, Browning, Hernandez, Parsons 
EXCUSED: Neil Olsen, Brandon Thueson 

B. Parks Banking - East Side Transit Oriented Development 

Mr. Samitore explained the concept of planning a larger park on the east side of town 
instead of several smaller pocket parks which are more expensive for the city to 
maintain. We would like to approach the developers and property owners in the area 
of the East Side TOD between Hamrick, and Gebhard Roads to plan one regional 
park.  
 
Developers would pay the City for the price per square foot of a small park, those 
funds would go into a separate parks reserve fund. The fund would be used to 
acquire land around the White Hawk Development in order to expand the park in the 
future. Land negotiations would need to occur with both the Picollo and Himmelman 
estates for this option to be viable. We estimate the area would need to be a 2 - 3 
acre park.  
 
The Park commission reviewed the idea in May and recommended the idea be 

forwarded to the City Council. If we have one larger park the developers can utilize 
their property better without the need to plan a small park. 
 
Council agreed this was a good option and would like to see staff work with the 
developers and property owners on this concept. 

RESULT: FOR DISCUSSION ONLY 

X. MAYOR'S REPORT 

Mayor Williams reported that he attended the Central Point Greeter's at the 
MakerSpace building.  

6.A
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City of Central Point 
City Council Minutes 
June 27, 2019 
Page 5 
 

XI. CITY MANAGER'S REPORT 

City Manager Chris Clayton reported that: 

 

 The items planned for the July 1, 2019 Study Session will not be ready in time. Staff 
would like to cancel that Study Session and add those items to the July 11, 2019 
City Council meeting. 

 This week staff met with Brown and Brown Northwest to review our insurance for the 
coming year.  

 The 4th of July is next week with the Freedom Fun Run, Parade, Community events 
at Pfaff Park and Boomfest at the Expo.  

 He signed the closing documents today for the Public Works Corporation yard. We 
should receive the deed next week.  

 We received a letter from the Teamsters this week regarding PERS Reform bill  
1049. The Union is wanting to bargain because of the loss employees will see on 
their paychecks.  

 Governor Brown signed a new work place fairness act. Employers will be limited to 
confidentiality claims. The time for filing a harassment claim has changed giving the 
employee more time to file a claim. These issues will need to be updated in our 
employee policies book. 

 City of Medford is asking for a letter of support for transportation improvements on 
Foothills Road.  

 The people currently leasing the Upton Road property have offered to purchase the 
property before the three year lease is up. 

XII. COUNCIL REPORTS 

Council Member Rob Hernandez stated that he has been asked to be on the new 
facility committee for the School District. 

 

Council Member Taneea Browning reported that she attended:  

 An LOC Board meeting. 

 Greeter’s at CraterWorks.  

 An RVCOG meeting yesterday. They talked about the drone program. They will be 
able to provide panoramic; 3D; infrared, Arial, topography and vegetated health 
photos. 

 SOREDI Small cities meeting with consultants. 

 

Council Member Mike Parsons reported that he attended the RVSS meeting and did 
an interview with KOBI regarding the Central Point VIPS and vacation check 
program.  
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XIII. DEPARTMENT REPORTS 

Parks and Public Works Director Matt Samitore reported that: 

 Pfaff Park playground is complete and open for use. 

 The Bonhert Family Farm Park is getting close to being complete. 

 We will have the Freedom Fun Run, Parade, and events in Pfaff park on the 4
th
. 

BoomFest will be great, as sponsors we will have access to the sky box and VIP 
Tent.  

 The poles for the signal at the rail crossing will be here soon. Once the signal is up 
and running we can open the crossing to the public. The city will need to do some 
work on the Pacific Power property, however working through their legal department 
has been a challenge.  

 

Police Captain Dave Croft reported that: 

 Central Point Patrol officers have been very busy. There have been several traffic 
stops where we have obtained drugs, cash and a fire arm. We have taken some very 

bad people off the street over the last few weeks.  

 They have been focusing on the 4th of July by doing sweeps on the greenway and 
getting things cleaned up and ready for BoomFest and fire season.  

 

Principal Planner Stephanie Holtey reported that:  

 The Department is continuing to work on UGB application. We have decided to run 
the two components of the application together.  

 We are working on a site plan review for a large project on the corner of Table Rock 
and Biddle Road.  

 They have cancelled the July Planning Commission and CAC meetings. 

 They will be welcoming a new Community Planner to the Department in July. 

XIV. EXECUTIVE SESSION - None 

XV. ADJOURNMENT 

Taneea Browning moved to adjourn. Kelley Johnson seconded. All said “aye” and the 
meeting was adjourned at 8:30 p.m. 

 
The foregoing minutes of the June 27, 2019, Council meeting were approved by the City 
Council at its meeting of July 11, 2019. 
 
 
Dated:        _________________________ 
       Mayor Hank Williams 
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ATTEST: 
 
 
__________________________ 
City Recorder 
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
Public Works 

  
FROM: Matt Samitore, Parks and Public Works Director 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: Street Closures for Dare to Cruise 
  
ACTION REQUIRED: 
Consent Agenda Item 

RECOMMENDATION: 
Approval 
 

 
BACKGROUND INFORMATION:  The City will be closing down multiple streets in the 
downtown for the annual Dare to Cruise event on August 10, 2019.  Several streets will have full 
closures throughout the afternoon. 

 
The change in requested street closures from the previous year’s event is to include Oak Street 
to create a loop for vehicles to turn easier. 

 
FINANCIAL ANALYSIS:  The overtime associated with the closure is included in the 19-21 FY 
Budget. 
 

 
LEGAL ANALYSIS: N/A  
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: 2- Build City pride and positive image.  
 
Strategies:  

a) Create a brand and launch awareness campaign, articulate vision and mission, define 
values;  

b) Recognize the successes of Businesses, Citizens, and Government publicly;  
c) Communicate and celebrate events, honor our past and take pride in the future;  
d) Promote “healthy neighborhoods” by encouraging socioeconomic diversity. Design with 

health and safety in mind (i.e., Crime Prevention through Environmental Design) when 
making infrastructure improvements (including parks and schools);  

e) Review current codes in use for development and improvement. Revise as necessary to 
create “healthy neighborhoods.” Enforce codes in older established neighborhoods. 

 

 
STAFF RECOMMENDATION:  Approval of the temporary street closure for the 2019 Dare to 
Cruise event.  
 

6.B
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RECOMMENDED MOTION: I move to approve the temporary street closures associated with 
the annual 2019 Dare to Cruise Event.  
 

 
 
ATTACHMENTS: 

1. Cruise Night 2019 

6.B
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
Community Development 

  
FROM: Stephanie Holtey, Principal Planner 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: Ordinance Updating and Adopting the Employment Buildable Lands 
Inventory (BLI), an adjunct to the Land Use Element. 

  
ACTION REQUIRED: 
Ordinance 2nd Reading 

RECOMMENDATION: 
Approval 
 

 
BACKGROUND INFORMATION: 
On June 27, 2019, the City Council conducted a public hearing and considered the Employment 
Buildable Lands Inventory (BLI), an adjunct to the Land Use Element of the Central Point 
Comprehensive Plan. No public testimony was received during the public hearing and the 
Employment BLI was forwarded to a second reading (Attachment “A”).  
 
In accordance with OAR 660-024-0050(1), the Employment BLI tracks the availability of vacant 
and redevelopable employment (i.e. commercial, industrial, civic) lands likely to be developed 
over the next 20-years.Additionally it presents the distribution of buildable acres by parcel size 
and employment use category (i.e. retail, office, industrial land use). The Employment BLI is not 
a policy document in and of itself but is used in assessing the City’s economic opportunities in 
the Economic Element (CPA-19003).  
 
Employment BLI Overview: 

Table 1. Employment Site Distribution: 

Vacant Acres vs.  Vacant Parcels 

Acreage 

Category 

Vacant 

Acres 

Vacant 

Parcels 

Large Retail 20% 3% 

Medium Retail 13% 9% 

Small Retail 9% 43% 

Large Office 0% 0% 

8.A

Packet Pg. 13



The City’s urban area consists of 2,972 acres of which 
633 (21%) are designated for employment use in the 
following categories: 

 Commercial: 232.70acres (8%) 

 Industrial: 279.50 acres (9%) 

 Civic: 121.05 acres (4%) 
 

The Employment BLI tracks the development status of 
the City’s employment lands by land use classification and zoning district. There are two basic 
types of buildable lands: 1) vacant land and 2) redevelopment land. Vacant lands have no 
improvement value and redevelopment lands are those lands that have experienced 
development but are likely to be converted to more intensive employment uses during the 
planning period due to present or expected market forces. Per the BLI, the City has 147 acres of 
buildable employment land, 31% of which is classified as redevelopment land. Of the City’s 
buildable employment lands, the majority of the City’s vacant acreage is in small size retail and 
industrial parcels. However these categories account for a significantly lower percentage of 
buildable vacant acreage.  
 

Medium Office 3% 4% 

Small Office 0% 1% 

Large Industrial 11% 1% 

Medium Industrial 33% 12% 

Small Industrial 12% 27% 

Total 100% 100% 

 
FINANCIAL ANALYSIS: 
The buildable lands inventory tracks the availability of land and does not generate additional 
cost to the City beyond the in-kind staff expenses, postage and legal notification costs included 
budgeted for Community Development.  
 

 
LEGAL ANALYSIS: 
The Employment BLI is a component of the Land Use Element of the Comprehensive Plan. Text 
amendments are considered “Major Amendments” per CPMC 17.96.300 and are subject to 
Type IV Legislative application procedures per CPMC 17.05.500. Per these regulations, two 
readings of the ordinance are required prior to City Council action. The first reading occurred on 
June 27, 2019. The second reading scheduled for the July 11th meeting is consistent with the 
procedural requirements of the Central Point Municipal Code.  
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: 
The City Council goal to provide managed growth and infrastructure is predicated on the ability 
of the City to forecast growth and the corresponding land and service needs over the long term 
relative to the ability of the City to accommodate growth within the current UGB. The 2019-3029 
Employment BLI aligns with Council’s goal by tracking the City’s buildable lands, a prerequisite 
to, “Continually ensuring that planning and zoning review and regulations are consistent with 
comprehensive plans and vision.” 
 

 
STAFF RECOMMENDATION: 
Consider the Ordinance approving the 2019-2039 Employment BLI and 1) approve; 2) approve 
with changes; or 3) deny the Ordinance.  
 

 
RECOMMENDED MOTION: 
Approve the Ordinance approving the 2019-2039 Employment BLI. 
 

 
 
ATTACHMENTS: 
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1. Ordinance Approving the Employment BLI 
2. Employment BLI (Final) 
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ORDINANCE NO. _______ 
 

AN ORDINANCE UPDATING AND ADOPTING THE EMPLOYMENT BUILDABLE LANDS 
INVENTORY (2019-2039), CENTRAL POINT COMPREHENSIVE PLAN LAND USE ELEMENT  

 
Recitals:  
 

A. The City of Central Point (City) is authorized under Oregon Revised Statute (ORS) 
Chapter 197 to prepare, adopt and revise comprehensive plans and implementing 
ordinances consistent with the Statewide Land Use Planning Goals.  

B. The City has coordinated its planning efforts with the State in accordance with ORS 
197.040(2)(e) and OAR 660-030-0060 to assure compliance with goals and 
compatibility with City and County Comprehensive Plans.  

C. Pursuant to authority granted by the City Charter and the ORS, the City has 
determined to update its Employment Buildable Lands Inventory, a component of the 
Land Element which was last updated in 2013 as part of the 2013 Economic Element 
update. 

D. Pursuant to the requirements set forth in CPMC Chapter 17.10.100 Amendments – 
Purpose and Chapter 17.96.010, Procedure, the City has initiated the amendments 
and conducted the following duly advertised public hearings to consider the 
proposed amendments: 
a) Planning Commission hearing on June 4, 2019; and,  
b) City Council hearing on June 27, 2019. 

 
THE PEOPLE OF THE CITY OF CENTRAL POINT DO ORDAIN AS FOLLOWS:  
 

Section 1.  Based upon all the information received, the City Council adopts the Staff 
Reports and evidence which are incorporated herein by reference; determines that changing 
community conditions, needs and desires justify the amendments and hereby adopts the 
changes entirely. 
 

Section 2.  The Employment Buildable Lands Inventory, in the City Comprehensive Plan 
Land Use Element is hereby updated and adopted as set forth in Exhibit A –Comprehensive 
Employment Buildable Lands Inventor, 2019-2039 which is attached hereto and by this 
reference incorporated herein. 
 

Section 3. The City Manager is directed to conduct post acknowledgement procedures 
defined in ORS 197.610 et seq. upon adoption of the Population Element.  
  
 Passed by the Council and signed by me in authentication of its passage this 11th day of 
July, 2019. 
 
       __________________________  
       Mayor Hank Williams 
 
ATTEST: 
 
_____________________________ 
City Recorder 
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1. INTRODUCTION 
The purpose of the Employment Buildable Land Inventory (Employment BLI) is to maintain a 

record of the availability of buildable employment lands within the City’s urban area (Figure 1).  

The Employment BLI is prepared in accordance with OAR 660-24-0050(1) requiring that cities 

maintain a buildable lands inventory within the urban growth boundary sufficient to 

accommodate the employment needs for a 20-year planning period as determined in OAR 660-

009-0015. For purposes of this Employment BLI the 20-year planning period is 2019 to 2039. 
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By definition the Employment BLI is strictly a land inventory system. The Employment BLI is 

not a policy document.  The Employment BLI is used by other Comprehensive Plan elements as a 

resource for the development and monitoring of policies related to economic development and 

land use.  
 

The Employment BLI is considered a living document that is continually updated as development 

activity occurs and is entered into the City’s BLI electronic data base (BLI2019).    

 

2. LAND USE CLASSIFICATIONS AND ZONING  
The Employment BLI maintains an accounting of all employment lands by land use classification 

and zoning (Table 1).  
 

 
 

The City’s Comprehensive Plan contains five (5) employment land use classifications (Table 2). 

The employment land use classifications are supported by nine (9) employment zoning districts 

(Table 3). The Land Use Classifications and Zoning districts are defined and mapped in the City’s 

Land Use Element.  
 

 
 

Table 1. Employment Land Use & Zoning

Land Use Classification Zoning District

Neighborhood Commercial (NC)

Commercial Medical (C-2(M))

Tourist & Office Professional (C-4)

Employment Commercial (EC)

Thoroughfare Commercial (C-5)

General Commercial (GC)

Light Industrial (Lind) Industrial (M-1)

General Industrial (Hind) Industrial General (M-2)

Civic Civic

Neighborhood Commercial (NC)

Employment Commercial (EC)

General Commercial (GC)

Employment Land Inventory by Comprehensive Plan Designation

Comprehensive Plan Designation

Total City 

Acres

Total UGB 

Acres

Total Urban 

Acres

NC 2.64               7.83                 10.47               

EC 154.42           11.68               166.10             

GC 56.13             -                  56.13               

TOTAL  COMMERCIAL 213.19          19.51             232.70           

LInd 78.57             102.37             180.95             

HInd 39.67             58.89               98.56               

TOTAL INDUSTRIAL 118.24          161.26           279.50           

Civic 120.91           0.14                 121.05             

TOTAL CIVIC 120.91          0.14                121.05           

GRAND TOTAL 452.35          180.90           633.25           

 

Table 2.  City of Central Point

Source: City of Central Point 2019 BLI 
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3. EMPLOYMENT LAND INVENTORY 
As of December 31, 2018, the City of Central Point’s urban area contained a total of 633 gross 

acres (Table 2 and 3) of employment designated land, representing 21% of the City’s total land 

inventory.  The City’s Employment lands were distributed amongst three basic land use 

categories; Commercial (8%), Industrial (9%), and Civic (4%) lands.  

 

 
 

4. BUILDABLE EMPLOYMENT LAND INVENTORY 
The term “Buildable Land” is typically reserved for residential use

1
. However, for purposes of 

consistency the term “Buildable Land” is applied in this BLI for purposes of identifying and 

tracking the City’s Employment Land inventory. 

 

Within the City’s urban area, there are approximately 633 acres of employment land distributed 

over five (5) employment land use classifications and nine (9) employment zoning districts.  

Approximately 147 acres (23%) of the City’s total employment land is considered net buildable 

acres.  Table 4 and 5 identify the distribution of the employment net buildable land by vacant land 

type (vacant, constrained, and redevelopment), and total buildable acres.  Figure 2 illustrates the 

geographic distribution of the City’s employment buildable vacant land inventory (May 7, 2019).   

 

In calculating the Employment Net Buildable Lands a determination must be made that the 

buildable lands are suitable, available and necessary (OAR 660-009-0005(2)) for development 

throughout the 20-year planning period. There are two basic classifications of buildable 

employment land: 

 

                                                           
1
 OAR 660-024-0010(1). 

Employment Land Inventory by Zoning District

Comprehensive Plan Designation

Total City 

Acres

Total UGB 

Acres

Total Urban 

Acres

C-2(m) 12.08             -                  12.08               

CN 2.64               7.83                 10.47               

C-4 100.47           8.48                 108.95             

C-5 12.49             3.19                 15.69               

EC 29.39             -                  29.39               

GC 56.13             -                  56.13               

TOTAL  COMMERCIAL 213.19          19.51             232.70           

M-1 78.57             102.37             180.95             

M-2 39.67             58.89               98.56               

TOTAL INDUSTRIAL 118.24          161.26           279.50           

Civic 120.91           0.14                 121.05             

TOTAL CIVIC 120.91          0.14                121.05           

GRAND TOTAL 452.35          180.90           633.25           

 

Table 3.  City of Central Point

Source: City of Central Point 2019 BLI 
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a. Vacant Land –Lands on which there are no improvements.  Infrastructure is available 

within the 20-year planning period.   

 

b. Redevelopable Land –Lands on which development has already occurred but on which, 

due to present or expected market forces, there exists the strong likelihood that existing 

development will be converted to more intensive employment uses during the planning 

period. 

 

4.2 Total Net Buildable Acres. Tables 3 and 4 identify the Total Net Buildable Acres of 

employment land by land use designation and zoning. Approximately 23% of the 

City’s employment lands are identified as buildable. A large percentage (31%) of the 

City’s net buildable acreage is classified as redevelopment land.  

 

 
 

 
 

4.3 Parcel Size Distribution. An important consideration in considering a city’s 

employment land inventory is parcel size. This is particularly true for industrial 

property.  Tables 6 and 7 identify the distribution of the City’s employment lands by 

size (Large, Medium, and Small) within three general employment categories (Retail, 

Office, and Industry). Tables 8 and 9 illustrate the same information for vacant 

employment lands.  

 

Comprehensive Plan Designation

Total City 

Acres

Total UGB 

Acres

Total Urban 

Acres

Total Vacant 

Acres

Constrained 

Acres

Gross 

Buildable 

Vacant 

Acres

Public 

Facility Acres

Net Buildable 

Vacant Acres

Redevelopable 

Acres

Total Net 

Buildable Acres

NC 2.64               7.83                 10.47               0.24                 -                0.24           0.06                 0.18                1.51                     1.70                     

EC 154.42           11.68               166.10             61.91               2.44              59.47         14.87               44.60              8.43                     53.04                   

GC 56.13             -                  56.13               8.23                 -                8.23           2.06                 6.17                0.40                     6.57                     

TOTAL  COMMERCIAL 213.19          19.51             232.70           70.38              2.44             67.94        16.99             50.96            10.35                 61.31                 

LInd 78.57             102.37             180.95             69.18               14.97            54.21         13.55               40.66              34.31                   74.97                   

HInd 39.67             58.89               98.56               18.49               5.33              13.17         3.29                 9.88                1.87                     11.75                   

TOTAL INDUSTRIAL 118.24          161.26           279.50           87.67              20.30           67.38        16.84             50.53            36.18                 86.72                 

Civic 120.91           0.14                 121.05             -                   -                -             -                  -                 -                      -                      

TOTAL CIVIC 120.91          0.14                121.05           -                  -               -            -                  -                 -                      -                      

GRAND TOTAL 452.35          180.90           633.25           158.06           22.74           135.32      33.83             101.49          46.54                 148.03               

 

 

Source: City of Central Point 2019 BLI 

Table 4.  City of Central Point

Net Buildable Employment Land Inventory by Comprehensive Plan Designation

Comprehensive Plan Designation

Total City 

Acres

Total UGB 

Acres

Total Urban 

Acres

Total Vacant 

Acres

Constrained 

Acres

Gross 

Buildable 

Vacant 

Acres

Public 

Facility Acres

Net Buildable 

Vacant Acres

Redevelopable 

Acres

Total Net 

Buildable Acres

C-2(m) 12.08             -                  12.08               -                   -                -             -                  -                 0.12                     0.12                     

CN 2.64               7.83                 10.47               0.24                 -                0.24           0.06                 0.18                1.51                     1.70                     

C-4 100.47           8.48                 108.95             45.71               1.41              44.30         11.07               33.22              5.12                     38.34                   

C-5 12.49             3.19                 15.69               11.07               -                11.07         2.77                 8.30                3.19                     11.50                   

EC 29.39             -                  29.39               5.13                 1.03              4.10           1.03                 3.08                -                      3.08                     

GC 56.13             -                  56.13               8.23                 -                8.23           2.06                 6.17                0.40                     6.57                     

TOTAL  COMMERCIAL 213.19          19.51             232.70           70.38              2.44             67.94        16.99             50.96            10.35                 61.31                 

M-1 78.57             102.37             180.95             69.18               14.97            54.21         13.55               40.66              34.31                   74.97                   

M-2 39.67             58.89               98.56               18.49               5.33              13.17         3.29                 9.88                1.87                     11.75                   

TOTAL INDUSTRIAL 118.24          161.26           279.50           87.67              20.30           67.38        16.84             50.53            36.18                 86.72                 

Civic 120.91           0.14                 121.05             -                   -                -             -                  -                 -                      -                      

TOTAL CIVIC 120.91          0.14                121.05           -                  -               -            -                  -                 -                      -                      

GRAND TOTAL 452.35          180.90           633.25           158.06           22.74           135.32      33.83             101.49          46.54                 148.03               

 

Table 5.  City of Central Point

Net Buildable Employment Land Inventory by Zoning District

 

Source: City of Central Point 2019 BLI 
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Figure 3 summarizes the parcel and acreage distribution for the vacant employment 

lands. As illustrated in Table 3 the City’s inventory of vacant employment land is 

concentrated in the large retail and large industrial parcel category (31%), but only 

represent 4% of the total number of vacant employment parcels. 

 
 

It needs to be noted that the Office category is represented by the EmpCom land use 

classification. With respect to office use all of the Cities commercial land use 

classifications allow office uses. The EmpCom classification focuses on office uses, 

however; the EmpCom allows retail uses. 
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Employment Land Inventory by Comprehensive Plan Designation

Acres, and Size Classification

Land Use Designation Acres

Number 

of 

Parcels

Average 

Parcel 

Size Acres

Number 

of 

Parcels

Average 

Parcel 

Size

RETAIL

Large Retail (8 plus acres)

NC 0.0 0 0.0 0.0 0 0.0

EC 30.9 2 15.5 0.0 0 0.0

GC 0.0 0 0.0 0.0 0 0.0

Subtotal Large Retail 30.9 2 15.5 0.0 0 0.0

Medium Retail (2 to 7.99 acres)

NC 0.0 0 0.0 0.0 0 0.0

EC 52.0 15 3.5 9.2 2 4.6

GC 17.7 7 2.5 0.0 0 0.0

Subtotal Medium Retail 69.7 22 3.2 9.2 2 4.6

Small Retail (<2 acres)

NC 2.6 4 0.7 7.8 10 0.8

EC 71.5 180 0.4 2.5 2 1.3

GC 38.5 100 0.4 0.0 0 0.0

Subtotal Small Retail 112.6 284 0.4 10.4 12 0.9

Retail Subtotal 213.2 308 19.5 14

INDUSTRIAL

Large Industrial (>= 15 acres)

LInd 17.3 1 17.3 0.0 0 0.0

HInd 20.2 1 20.2 0.0 0 0.0

Subtotal Large Industrial 37.5 2 0.0 0

Medium Industrial (3 - 14.99 acres)

LInd 34.9 6 5.8 48.7 10 4.9

HInd 19.4 4 4.9 56.5 7 8.1

Subtotal Medium Industrial 54.3 10 5.4 105.2 17.0

Small Industrial (<3 acres)

LInd 26.4 22 1.2 53.7 57 0.94

HInd 0.0 0 0.0 2.4 2 1.18

Subtotal Small Industrial 26.4 22 1.2 56.0 59

Industrial Subtotal 118.2 34 161.3 76

Grand Total 331.4 342  180.8 90

CITY UGB

Source: City of Central Point 2019 BLI 

Table 6.  City of Central Point
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Employment Land Inventory by Zoning District,

Acres, and Size Classification

Land Use Designation Acres

Number 

of 

Parcels

Average 

Parcel 

Size Acres

Number 

of 

Parcels

Average 

Parcel 

Size

RETAIL

Large Retail (8 or more acres)

C-2(m) 0.0 0 0.0 0.0 0 0.0

CN 0.0 0 0.0 0.0 0 0.0

C-4 30.9 2 15.5 0.0 0 0.0

C-5 0.0 0 0.0 0.0 0 0.0

GC 0.0 0 0.0 0.0 0 0.0

Subtotal Large Retail 30.9 2 15.5 0.0 0 0.0

Medium Retail (2 to 7.99 acres)

C-2(m) 3.5 1 3.5 0.0 0 0.0

CN 0.0 0 0.0 0.0 0 0.0

C-4 31.7 9 3.5 6.0 1 6.0

C-5 9.9 3 3.3 3.2 1 3.2

GC 17.7 7 2.5 0.0 0 0.0

Subtotal Medium Retail 62.8 20 3.1 9.2 2 4.6

Small Retail (<2 acres)

C-2(m) 8.6 32 0.3 0.0 0 0.0

CN 2.6 4 0.7 7.8 10 0.8

C-4 37.8 81 0.5 2.5 2 1.3

C-5 2.6 2 1.3 0.0 0 0.0

GC 38.5 100 0.4 0.0 0 0.0

Subtotal Small Retail 90.1 219 0.4 10.4 12 0.9

Retail Subtotal 183.8 241 19.5 14

Large Office (>= 3.5 acres)

EC 3.6 1 3.6 0.0 0 0.0

Medium Office (1 - 3.49 acres)

EC 12.2 7 1.7 0.0 0 0.0

Small Office (<1 acre)

EC 13.6 59 0.2 0.0 0 0.0

Office Subtotal 29.4 67 0 0

Large Industrial (>= 15 acres)

M-1 17.3 1 17.3 0.0 0 0.0

M-2 20.2 1 20.2 0.0 0 0.0

Subtotal Small Retail 37.5 2 0.0 0

Medium Industrial (3 - 14.99 acres)

M-1 34.9 6 5.8 48.7 10 4.9

M-2 19.4 4 4.9 56.5 7 8.1

Subtotal Small Retail 54.3 10 5.4 105.2 17.0

Small Industrial (<3 acres)

M-1 26.4 22 1.2 53.7 57 0.94

M-2 0.0 0 0.0 2.4 2 1.18

Subtotal Small Retail 26.4 22 1.2 56.0 59

Industrial Subtotal 118.2 34 161.3 76

Grand Total 331.4 342  180.77 90

CITY UGB

Source: City of Central Point 2019 BLI 

Table 7.  City of Central Point
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Vacant Employment Land Inventory by Comprehensive Plan Designation

Acres, and Size Classification

Land Use Designation Acres

Number 

of 

Parcels

Average 

Parcel 

Size Acres

Number 

of 

Parcels

Average 

Parcel 

Size

RETAIL

Large Retail (8 plus acres)

NC 0.0 0 0.0 0.0 0 0.0

EC 30.9 2 15.5 0.0 0 0.0

GC 0.0 0 0.0 0.0 0 0.0

Subtotal Large Retail 30.9 2 15.5 0.0 0 0.0

Medium Retail (2 to 7.99 acres)

NC 0.0 0 0.0 0.0 0 0.0

EC 17.1 6 2.8 0.0 0 0.0

GC 2.9 1 2.9 0.0 0 0.0

Subtotal Medium Retail 20.0 7 2.9 0.0 0 0.0

Small Retail (<2 acres)

NC 0.0 0 0.0 0.2 1 0.2

EC 13.9 21 0.7 0.0 0 0.0

GC 5.3 14 0.4 0.0 0 0.0

Subtotal Small Retail 19.2 35 0.5 0.2 1 0.2

Retail Subtotal 70.1 44 0.2 1

INDUSTRIAL

Large Industrial (>= 15 acres)

LInd 17.3 1 17.3 0.0 0 0.0

HInd 0.0 0 0.0 0.0 0 0.0

Subtotal Large Industrial 17.3 1 0.0 0

Medium Industrial (3 - 14.99 acres)

LInd 18.1 3 6.0 16.0 2 8.0

HInd 8.7 2 4.4 9.3 2 4.6

Subtotal Medium Industrial 26.8 5 5.4 25.2 4.0

Small Industrial (<3 acres)

LInd 15.1 14 1.1 2.7 5 0.54

HInd 0.0 0 0.0 0.5 1 0.49

Subtotal Small Industrial 15.1 14 1.1 3.2 6

Industrial Subtotal 59.3 20 28.4 10

Grand Total 129.4 64  28.66 11

CITY UGB

Source: City of Central Point 2019 BLI 

Table 8.  City of Central Point
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Vacant Employment Land Inventory by Zoning District,

Acres, and Size Classification

Land Use Designation Acres

Number 

of 

Parcels

Average 

Parcel 

Size Acres

Number 

of 

Parcels

Average 

Parcel 

Size

RETAIL

Large Retail (8 plus acres)

C-2(m) 0.0 0 0.0 0.0 0 0.0

CN 0.0 0 0.0 0.0 0 0.0

C-4 30.9 2 15.5 0.0 0 0.0

C-5 0.0 0 0.0 0.0 0 0.0

GC 0.0 0 0.0 0.0 0 0.0

Subtotal Large Retail 30.9 2 15.5 0.0 0 0.0

Medium Retail (2 to 7.99 acres)

C-2(m) 0.0 0 0.0 0.0 0 0.0

CN 0.0 0 0.0 0.0 0 0.0

C-4 7.2 3 2.4 0.0 0 0.0

C-5 9.9 3 3.3 0.0 0 0.0

GC 2.9 1 2.9 0.0 0 0.0

Subtotal Medium Retail 20.0 7 2.9 0.0 0 0.0

Small Retail (<2 acres)

C-2(m) 0.0 0 0.0 0.0 0 0.0

CN 0.0 0 0.0 0.2 1 0.2

C-4 7.6 16 0.5 0.0 0 0.0

C-5 1.2 1 1.2 0.0 0 0.0

GC 5.3 14 0.4 0.0 0 0.0

Subtotal Small Retail 14.1 31 0.5 0.2 1 0.2

Retail Subtotal 65.0 40 0.2 1

OFFICE

Large Office (>= 3.5 acres)

EC 0.0 0 0.0 0.0 0 0.0

Medium Office (1 - 3.49 acres)

EC 4.6 3 1.5 0.0 0 0.0

Small Office (<1 acre)

EC 0.5 1 0.5 0.0 0 0.0

Office Subtotal 5.1 4 0 0

Large Industrial (>= 15 acres)

M-1 17.3 1 17.3 0.0 0 0.0

M-2 0.0 0 0.0 0.0 0 0.0

Subtotal Large Industrial 17.3 1 0.0 0

Medium Industrial (3 - 14.99 acres)

M-1 18.1 3 6.0 16.0 2 8.0

M-2 8.7 2 4.4 9.3 2 4.6

Subtotal Medium Industrial 26.8 5 5.4 25.2 4.0

Small Industrial (<3 acres)

M-1 15.1 14 1.1 2.7 5 0.54

M-2 0.0 0 0.0 0.5 1 0.49

Subtotal Small Industrial 15.1 14 1.1 3.2 6

Industrial Subtotal 59.3 20 28.4 10

Grand Total 129.4 64  28.66 11

CITY UGB

Source: City of Central Point 2019 BLI 

Table 9.  City of Central Point

INDUSTRIAL
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5. Employment Land Need 
As previously noted the primary function of the BLI is to assist in the identification of buildable 

land needs during a 20-year planning period. The BLI does not determine the City’s quantitative 

need for employment land, it only identifies the City’s current employment land inventory. The 

determination of the City’s need for employment land is the function of the Economic Element. 

As noted earlier the BLI is a living document that changes as changes occur in employment 

development activity and policy.  

6. DEFINITIONS and METHODOLOGY 

To maintain consistency in the maintenance of the BLI the definitions and methodology 

used in preparing the Employment BLI are presented in Appendix “A” – Definitions and 

Appendix “B” – Methodology.   
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APPENDIX “A” – Definitions 
The 2019 BLI was last updated December 30, 2018. The following definitions are used in preparing and 

maintain the residential BLI. 

(1)  “Buildable Land, Employment” means Employment designated lots or parcels within the City’s 

urban area, including vacant and developed lots or parcels likely to be redeveloped that are suitable, 

available and necessary for employment uses (OAR 660-009-0005(1)). Land is generally considered 

“suitable and available” unless it: 

1. Is severely constrained by natural hazards as determined under Statewide Planning Goal 

7; 

2. Is subject to natural resource protection measures determined under Statewide Planning 

Goals 5, 6, 15, 16, 17 or 18; 

3. Has slopes of 25 percent or greater; 

4. Is within the 100-year flood plain; or 

5. Cannot be provided with public facilities. 

(2) “Redevelopment Land, Employment” means non-vacant land that is likely to be redeveloped during 

the planning period. For purposes of this BLI the term Employment Redevelopment Land is employment 

land that has a Land (L) to Improvement (I) ratio of less than 1 and is occupied by a single-family 

detached residence. The L:I Ratio is the ratio between the real market value of land and the real market 

value of improvements as measured by taking the real improvement value of a parcel divided by the real 

land value based on the Jackson County Assessor records. 

(3)  “Development Constraints” means factors that temporarily or permanently limit or prevent the use 

of land for economic development. Development constraints include, but are not limited to, wetlands, 

environmentally sensitive areas such as habitat, environmental contamination, slope, topography, cultural 

and archeological resources, infrastructure deficiencies, parcel fragmentation, or natural hazard areas 

(OAR 660-009-0005)(2). 

(4) “Industrial Use” means employment activities generating income from the production, handling or 

distribution of goods. Industrial uses include, but are not limited to: manufacturing; assembly; fabrication; 

processing; storage; logistics; warehousing; importation; distribution and transshipment; and research and 

development. Industrial uses may have unique land, infrastructure, energy, and transportation 

requirements. Industrial uses may have external impacts on surrounding uses and may cluster in 

traditional or new industrial areas where they are segregated from other non-industrial activities (OAR 

660-009-0005(3). 

(5) “Other Employment Use” means all non-industrial employment activities including the widest range 

of retail, wholesale, service, non-profit, business headquarters, administrative and governmental 

employment activities that are accommodated in retail, office and flexible building types. Other 

employment uses also include employment activities of an entity or organization that serves the medical, 

educational, social service, recreation and security needs of the community typically in large buildings or 

multi-building campuses (OAR-009-0005)(6). 

(5) "Planning Area" means the area within an existing or proposed urban growth boundary. Cities and 

counties with urban growth management agreements must address the urban land governed by their 

8.A.b

Packet Pg. 30

A
tt

ac
h

m
en

t:
 E

m
p

lo
ym

en
t 

B
L

I (
F

in
al

) 
 (

11
62

 :
 E

m
p

lo
ym

en
t 

B
u

ild
ab

le
 L

an
d

s 
In

ve
n

to
ry

)



2019 – 2039 Employment BLI 

 

                                                                                                                 Page 15 of 18 
 
 

respective plans as specified in the urban growth management agreement for the affected area (OAR 660-

009-0005(7). 

(6) “Prime Industrial Land” means land suited for traded-sector industries as well as other industrial 

uses providing support to traded-sector industries. Prime industrial lands possess site characteristics that 

are difficult or impossible to replicate in the planning area or region. Prime industrial lands have 

necessary access to transportation and freight infrastructure, including, but not limited to, rail, marine 

ports and airports, multimodal freight or transshipment facilities, and major transportation routes. Traded-

sector has the meaning provided in ORS 285B.280 (OAR 660-009-0005)(8). 

(7) “Serviceable” means the city has determined that public facilities and transportation facilities, as 

defined by OAR 660, divisions 011 and 012, currently have adequate capacity for development planned 

in the service area where the site is located or can be upgraded to have adequate capacity within the 20-

year planning period (OAR 660-009-0005)(9). 

(8) “Short-term Supply of Land” means suitable land that is ready for construction within one year of 

an application for a building permit or request for service extension. Engineering feasibility is sufficient 

to qualify land for the short-term supply of land. Funding availability is not required. “Competitive Short-

term Supply” means the short-term supply of land provides a range of site sizes and locations to 

accommodate the market needs of a variety of industrial and other employment uses (OAR 660-009-

0005)(10). 

(9) ”Site Characteristics” means the attributes of a site necessary for a particular industrial or other 

employment use to operate. Site characteristics include, but are not limited to, a minimum acreage or site 

configuration including shape and topography, visibility, specific types or levels of public facilities, 

services or energy infrastructure, or proximity to a particular transportation or freight facility such as rail, 

marine ports and airports, multimodal freight or transshipment facilities, and major transportation routes 

(OAR 660-009-0005)(11). 

(10) ”Suitable” means serviceable land designated for industrial or other employment use that provides, 

or can be expected to provide the appropriate site characteristics for the proposed use (OAR 660-009-

0005)(12). 

(11) “Total Land Supply” means the supply of land estimated to be adequate to accommodate industrial 

and other employment uses for a 20-year planning period. Total land supply includes the short-term 

supply of land as well as the remaining supply of lands considered suitable and serviceable for the 

industrial or other employment uses identified in a comprehensive plan. Total land supply includes both 

vacant and developed land (OAR 660-009-0005)(14). 

(12) “Vacant Land, Employment” means an employment designated lot or parcel not currently containing 

permanent buildings or improvements. For purposes of determination of the presence of permanent 

buildings/improvements all residential lots or parcels with an improvement value of zero (0), as 

determined by the Jackson County Assessor, are considered vacant. 

(13) Net Buildable Acre, Employment: Consists of 43,560 square feet of employment designated 

buildable land, after excluding present and future rights-of-way for streets and roads (OAR 660-024-

0010(6)). 
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APPENDIX “B” - Methodology for Calculation of Employment Buildable Land 
 

The methodology used to inventory and calculate buildable lands is based on the definitions defined in 

Appendix A.  The base data source for identification of buildable lands is the Jackson County Assessor’s 

Records dated April 2018, which has been modified to include such additional information as 

Comprehensive Plan designations, zoning, development status, etc.  The modified database is referred to 

as the Buildable Lands Inventory (BLI2019.xls).   

Step 1. Urban Area, Gross Acres – Using the City’s GIS the total geographic limits of the 

City’s urban area are mapped and the gross acres within the limits of the shape file calculated by 

area within the City Limits and UGB. 

Step 2. Net Urban Area by Land Use and Zoning – Using BLI2018 sum by land use and 

zoning all tax lots within the City’s urban area (City Limits and UGB). Tax lots identified for 

street, road, or access right-of-way (public or private) purposes are not included. 

Step 3. Right-of-Way – Deduct the totals (City Limits and UGB) in Step 2 total from Step 1 

total, the balance representing acreage used for right-of-way for the City Limits and UGB.  

The results of Steps 1 – 3 are presented in Tables 1 and 2 of the 2019 Employment BLI. 

Step 4. Net Buildable Acres, Employment. The methodology for calculating Buildable 

Employment Land involves the following steps: 

Step 4a. Employment Vacant Acres.  The BLI identifies all tax lots by their land use 

designation, zoning, development status, improvement and land value, and development 

constraints.  When the improvement value of a property is zero the property is defined as 

Employment Vacant Land.  The BLI sums the acreage for all Employment Vacant Land 

by land use and zoning for the City Limits and the UGB. 

Step 4b.  Constrained Acres.   The BLI includes information on the amount of 

constrained acreage for all lots or parcels.  The BLI sums the constrained acreage for all 

employment designated properties, by land use and zoning and subtracts from Total 

Vacant Acres (Step 4a). 

Step 4c.  Gross Buildable Vacant Employment Acres.  Using the sum of the totals 

generated from Steps 4a and 4b the BLI calculates the Gross Buildable Vacant 

Employment land by land use and zoning for the City Limits and the UGB. 

Step 4d. Public Facility Acres. The Gross Buildable Vacant Acreage figure (Step 4c) is 

reduced by 25% to account for public right-of-way to yield Net Buildable Vacant 

Acreage.  

Step 4e.  Employment Redevelopment Acres.  The BLI identifies all employment 

designated tax lots for their redevelopment potential.  Employment designated properties 

in excess of with a Land (L) to Improvement (I) ratio in less than 1 are defined and have 
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a single-family detached dwelling on-site are considered to be redevelopable during the 

20-year planning period. 

Step 4f. Total Net Buildable Employment Acres. The Employment Redevelopment 

Acres (Step 4e) are added to the Net Buildable Vacant Acres (Step 4e) to yield Total Net 

Buildable Acres for the City’s employment lands.   
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
Community Development 

  
FROM: Stephanie Holtey, Principal Planner 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: Ordinance Updating and Adopting the Central Point Comprehensive Plan 
Economic Element (2019-2039). 

  
ACTION REQUIRED: 
Ordinance 2nd Reading 

RECOMMENDATION: 
Approval 
 

 
BACKGROUND INFORMATION: 
On June 27, 2019, the City Council conducted a public hearing and considered an update to the 
Economic Element of the Central Point Comprehensive Plan. No public testimony was received 
during the public hearing and the Economic Element was forwarded to a second reading at the 
July 11, 2019 City Council Meeting.  
 
Economic Element Overview: 
The Economic Element provides a forecast of employment growth opportunities over a 20-year 
planning period (2019-2039) and identifies the associated employment land needs in accordance 
with Statewide Planning Goal 9 (Attachment “A”). The last update to the Economic Element 
occurred in 2013 and resulted in expansion of the City’s Urban Growth Boundary (UGB) to add 
49 acres of industrial land in the Tolo Area. The current update has been initiated in response to 
interest in expanding the UGB for commercial land and accounts for changes to the City’s 
forecast population, availability of buildable lands, and economic trends for the nation, state, 
region and city.  
 
The Economic Element concludes that the City is poised to experience growth across all 
employment categories over the next 20-years and is especially well suited to accommodate 
growth in specialty foods, trucking and transportation, healthcare and retail services. At this time, 
the City has a surplus of industrial acreage but has a need for additional land to accommodate 
growth in commercial and institutional land use categories as follows: 
 

Sector

New Buildable Acres 

Needed by 2039

Gross Employment 

Acres Needed, 2019-

2039

Short-Term Gross Acres 

Needed, 2019-2024

Industrial                                      -                                        -                                        -   

Commercial/Service                                      21                                      27                                        7 

Institutional/Government                                      18                                      23                                        6 

Other/Uncovered Employment                                      34                                      43                                      11 

Total Employment                                      74                                      93                                      23  
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The goals and policies reflect the City’s need to maintain a proactive and collaborative approach 
to economic development, providing an adequate and suitable land supply, and encouraging 
small businesses and business innovation. Additionally the Economic Element addresses an 
increased emphasis on providing land supply and opportunity for pedestrian oriented 
neighborhood commercial centers consistent with policies in the Regional Plan and Land Use 
Elements.  
At the June 27, 2019 City Council meeting staff will present an overview of the Economic 
Element methodology and key findings (Attachment “A”).  
 

 
FINANCIAL ANALYSIS: 
The Economic Element evaluates the City’s opportunities for economic growth over the next 20-
years and does not generate additional cost to the City beyond the in-kind staff expenses, 
postage and legal notification costs included budgeted for Community Development.  
 

 
LEGAL ANALYSIS: 
Text amendments to the Comprehensive Plan are considered “Major Amendments” per CPMC 
17.96.300 and are subject to Type IV Legislative application procedures per CPMC 17.05.500. 
Per these regulations, two readings of the ordinance are required prior to City Council action. The 
first reading occurred on June 27, 2019. The second reading scheduled for the July 11th meeting 
is consistent with the procedural requirements of the Central Point Municipal Code.  
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: 
The City Council goal to provide managed growth and infrastructure is predicated on the ability of 
the City to forecast growth and the corresponding land and service needs over the long term 
relative to the ability of the City to accommodate growth within the current UGB. The 2019-3029 
Economic Element update aligns with Council’s goal by evaluating changes to population, 
buildable lands on employment needs over the next 20-years. This is a prerequisite to, 
“Continually ensuring that planning and zoning review and regulations are consistent with 
comprehensive plans and vision.” Additionally, the Economic Element update is necessary to 
evaluate the need for adding employment land to the UGB in the CP-3 Urban Reserve Area.   
 

 
STAFF RECOMMENDATION: 
Consider the ordinance updating and adopting the Economic Element (2019-2039) and 1) 
approve; 2) approve with changes; or 3) deny the ordinance.  
 

 
RECOMMENDED MOTION: 
Approve the Ordinance Updating and Adopting the Central Point Comprehensive Plan Economic 
Element (2019-2039).  
 

 
 
ATTACHMENTS: 

1. Ordinance Apporving the Economic Element (2019-2039) 
2. Economic Element (6/27/2019) 
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ORDINANCE NO. _______ 
 

AN ORDINANCE UPDATING AND ADOPTING THE CENTRAL POINT COMPREHENSIVE 
PLAN ECONOMIC ELEMENT  

 
Recitals:  
 

A. The City of Central Point (City) is authorized under Oregon Revised Statute (ORS) 
Chapter 197 to prepare, adopt and revise comprehensive plans and implementing 
ordinances consistent with the Statewide Land Use Planning Goals.  

B. The City has coordinated its planning efforts with the State in accordance with ORS 
197.040(2)(e) and OAR 660-030-0060 to assure compliance with goals and 
compatibility with City and County Comprehensive Plans.  

C. Pursuant to authority granted by the City Charter and the ORS, the City has 
determined to update its Economic Element which was originally adopted in 1980 
and revised in 1983. 

D. Pursuant to the requirements set forth in CPMC Chapter 17.10.100 Amendments – 
Purpose and Chapter 17.96.010, Procedure, the City has initiated the amendments 
and conducted the following duly advertised public hearings to consider the 
proposed amendments: 
a) Planning Commission hearing on June 27, 2019; and,  
b) City Council hearing on June 27, 2019.  

 
 
THE PEOPLE OF THE CITY OF CENTRAL POINT DO ORDAIN AS FOLLOWS:  
 

Section 1.  Based upon all the information received, the City Council adopts the Staff 
Reports and evidence which are incorporated herein by reference; determines that changes 
community conditions, needs and desires justify the amendments and hereby adopts the 
changes entirely. 
 

Section 2.  The City Comprehensive Plan Economic Element is hereby updated and 
adopted as set forth in Exhibit A –Comprehensive Plan Economic Element, 2019 which is 
attached hereto and by this reference incorporated herein. 
 

Section 5. The City Manager is directed to conduct post acknowledgement procedures 
defined in ORS 197.610 et seq. upon adoption of the Economic Element.  
  
 Passed by the Council and signed by me in authentication of its passage this 11th day of 
July, 2019. 
 
       __________________________  
       Mayor Hank Williams 
 
ATTEST: 
 
_____________________________ 
City Recorder 
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Preface 
 

Legal Requirements:  Oregon law requires local municipalities to adopt an Economic Element as 

a part of their Comprehensive Plans. OAR 660-009-0015. These Economic Elements help to 

implement Oregon Statewide Planning Goal #9, which is “to provide adequate opportunities 

throughout the state for a variety of economic activities vital to the health, welfare, and 

prosperity of Oregon’s citizens.” That is, Goal #9 encourages local governments, like Central 

Point, to achieve their economic development planning goals so as to benefit the state’s 

residents.  

 

Framework:   Oregon Administrative Rules, Chapter 660, Division 9 calls for a four-step   

  approach to economic development planning:  

 

  1.  Review national, state, regional, county, and local economic trends 

  2.  Identify the types and number of sites needed to accommodate growth 

  3.  Inventory the industrial lands, employment lands, and vacant lands 

4.  Assess the community’s potential for economic development 

 

This Economic Element follows these steps: Section 1 reviews Central Point’s economic history, 

Section 2 analyzes national economic trends, Section 3 reviews economic data concerning the 

State of Oregon, Section 4 reviews both Southern Oregon and Central Point’s economy, Section 

5 contains a Population and Employment Forecast, Section 6 analyzes land demand for Central 

Point in both the short-term (5 years) and long-term (20 years), and Section 7 outlines the City’s 

economic goals and policies that will guide the City of Central Point through the twenty-year 

planning period (2019-2039).  

 

This document will help guide the City of Central Point’s future growth and development, 

correct problems, maximize potentials, and act as a guide for decision-making. For a more 

complete analysis of Central Point’s planning needs, see the Comprehensive Plan (updated 1983) 

and the corresponding Population, Housing, and Land Use Elements, as well as the Central Point 

Employment Buildable Lands Inventory (2019-2039).
1
 

 

This document should be read along with the Central Point Buildable Lands Inventory (2019) 

and any subsequent inventory updates.  

                                                 
1
 See generally City of Central Point, The Comprehensive Plan (updated 1983).  
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Introduction 
 

Purpose:  The purpose of this Economic Element is to determine the City of Central Point’s 

economic goals, policies, and land use needs. It identifies economic development opportunities 

and corresponding employment land needs for the next 20 years (2019-2039). It also provides a 

realistic analysis of current economic trends and potential disruptions. Through this, Central 

Point will be better able to reduce costs and delays, anticipate obstacles, and keep planning 

activities aligned with the City’s policies. 

 

Past Elements:  The City of Central Point first began developing its Comprehensive Plan 

in 1973.
2
 In 1980, the Rogue Valley Council of Governments prepared the City of Central 

Point’s first Economic Element.
3
 That document was subsequently succeeded in 2013 by a 

version prepared by CSA Associates.
4
 This Economic Element of 2018 supersedes the previous 

versions and becomes part of Central Point’s Comprehensive Plan. It establishes the framework 

for future economic growth and development and gives a long-range evaluation of the City’s 

changing characteristics and needs. 

 

Geographic Scope:  This Economic Element is limited in scope to developments within the 

Central Point city limits and the Urban Growth Boundary. Central Point is located near the 

geographic center of Jackson County in southwestern Oregon, approximately midway between 

Portland and San Francisco.
5
 The City has the advantage of being located directly on Interstate 5 

(I-5), Highway 99 (U.S. Route 99), the Central Oregon Pacific Railway, and adjacent to the 

Rogue Valley International Airport. Immediately to the south of Central Point is the City of 

Medford, which is the seat of Jackson County and the largest city in Southern Oregon. This 

provides Central Point residents with easy access to major shopping centers, employment, and 

governmental activities.  

 

                                                 
2
 Id. at Preface 1. 

3
 City of Central Point, Economic Element 2013-2033 at 5 (2013). 

4
 See id.  

5
 City of Central Point, The Comprehensive Plan, Part IV, Plan Summary 3 (updated 1983). 
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Summary 
 

This Economic Element includes an economic history of Central Point, it analyzes current 

national, state, and regional economic trends, includes an employment forecast, and an inventory 

of lands used for employment. The final section outlines the City’s economic goals and policies 

that will guide the City through the twenty-year planning period (2019-2039). 

 

The national economy is doing well, with GDP at a very healthy rate, unemployment down, and 

inflation moderate. However, leading economists are warning that the U.S. economy will slow 

and may even slide into a recession around the year 2020. Further, the economic health of the 

country is increasingly threatened by the possibility of trade wars, growing income inequality, 

and the costs of health care and education. As a result, the City of Central Point must be prepared 

for economic fluctuations in both the short- and long-term, which could seriously impact its land 

use planning forecasts. 

 

The state economy is “hitting the sweet spot” and doing well compared to other states. GDP is 

rising, employment has recovered from the Great Recession, and it has growing industries. 

However, the Oregon Office of Economic Analysis projects that the state economy is at risk 

from the U.S. economy’s volatility, retaliatory tariffs from Canada and China, a prolonged 

affordable housing crisis, as well as the impact of forest fires and smoke. While the economy 

may remain strong, the City should brace itself for a slowdown like the 1990s recession.  

 

The Southern Oregon region is doing even better than the state economy. Although the region 

was hit hard by the Great Recession, and recovery has been difficult, the GDP is growing faster 

than the national rate and USA Today has ranked both Jackson and Josephine counties as the 28
th

 

and 18
th

 best local economies in the nation respectively. Nevertheless, the area still has high 

unemployment rates and is suffering from a lack of affordable housing for middle class workers.  

 

Central Point has a high population growth rate and is expected to grow to approximately 26,000 

people by 2039. This means that Central Point will surpass the City of Ashland’s population and 

capture almost 7 percent of the new jobs in the region over the next 20 years. The gains will be 

concentrated in service, health care, construction, professional, and the business industries. Its 

target industries include specialty foods, trucking and warehousing, and retail. According to the 

population and job capture rate, Central Point will need approximately 13 acres of new 

employment lands in the next 5 years and anywhere from 65 to 73 new acres by 2039. 

 

Ultimately, future economic conditions cannot be accurately predicted. However, strategically 

planning the City of Central Point’s land base for the long-term has the potential to benefit 

economic development in the City and the surrounding area. This includes preparing to 

accommodate future needs and integrating the City’s land use planning efforts within a broader 

economic development strategy.  

 

Central Point’s last Economic Element was created in 2013. Because it relied on data from the 

2010 census, and because there will be little new data before the 2020 census, much of this 

Economic Element is similar or identical to that of the last element. Furthermore, many of the 

conclusions in that element remain valid and are adopted.    
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Section 1:  Central Point’s Economic History. 
 

Central Point’s economic history has centered on trade, resource-based industries such as forest 

products and agriculture, and minor retail for its residential areas.  

 

Incorporated by the State Legislature in 1889, Central Point was so named because of its location 

at the center of the inhabited parts of the Rogue Valley.
6
 Before then, Jacksonville had served as 

the region’s economic center. However, when the railroad was built, Jacksonville was bypassed, 

and the tracks were built through what is now Central Point.  

 

Central Point’s railroad station was the closest point to reach Crater Lake from the South. All the 

county roads leading from Ashland, Jacksonville, and Medford passed through Central Point, 

making it a prime area for shipping and trading.
7
 

 

Central Point is located near some of Jackson County’s most fertile soils and was well located to 

serve the surrounding farmers. Indeed, this remained the foundation of the City’s economy well 

into the 1960s. Central Point’s location allowed it to act as a trading location for the farming 

community, a location for schools, and as a well-placed area for shops and services. The City 

housed the Grange Co-op’s grain elevator and various farm repair shops and equipment retail.  

 

Between the 1960s and 1970s, the City of Central Point rapidly expanded its residential 

development. Because there was no corresponding development of commercial and industrial 

industries, Central Point became a residential community largely inhabited by people who 

commuted to nearby cities for work. During this period the forest products industry grew, and 

residents of Central Point were able to find employment at the mills in Medford and White City.  

 

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 several economic cycles 

since then. The 1980 Economic Element sought to diversify the City’s economy and reduce the 

degree of imbalance between employment and housing within the City. Central Point has been 

successful to some extent over the last thirty years in its efforts to diversify its economy. The 

City has experienced retail and industrial growth in and around Exit 33 on Interstate 5. 

Providence Hospital recently added a medical facility on Highway 99 south 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 tasting room. The Rogue Valley 

Council of Governments has its main office building near downtown Central Point. A new 

Costco Wholesale store opened off of Table Rock Road in 2017. Further, newer retail exists near 

freeway interchanges and along Pine Street and Highway 99. These employers and others have 

served (and an overarching objective of this Economic Element is) to continue to add more 

balance and diversity to the City’s employment base. 

 

                                                 
6
 Democratic Times, Jacksonville, page 1 (July 18, 1889). 

7
 Id.  
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Section 2:  National Economic Trends 
 

Purpose It is important to review current trends in the U.S. economy. The national 

economy provides the necessary context for the adoption of updated economic development 

policies and strategies in the City’s Comprehensive Plan. By engaging with governmental 

projections and economic forecasts, the City will be better able to position itself for long-term 

success. This review of national trends will help inform the Economic element by providing a 

foundation to describe the City’s economic advantages and disadvantages.  

 

National Economic Trends The U.S. economy is booming. However, “potential danger lurks 

around the corner.”
8
 Over the last decade, the national economy has largely recovered from the 

Great Recession: unemployment is the lowest it has been in half a century, inflation is moderate, 

people appear confident in the economy, and the International Monetary Fund has projected a 

short-term growth of just under 3 percent.
9
  

 

However, the Oregon Office of Economic Analysis warns that there are signs of a potential 

economic slowdown around 2020. Economic crosscurrents threaten economic stability, including 

the potential for global trade wars, increasing costs of health care, and the increasing burdens of 

higher education on younger generations. This indicates the likelihood of strong short-term 

growth for the United States but relative weakness in the medium and long term.
10

 While there 

will likely be a downturn in the economy, it will probably be less severe than the Great 

Recession.
11

 Because there is no obvious asset or investment bubble today (unlike the subprime 

mortgages of 2008), if a recession occurs it will probably be similar to the recession of 1990.
12

 

 

Measuring the National Economy 

 

There are many ways to analyze the national economy, such as the GDP, unemployment rate, 

and inflation rates. Each of these helps to describe how well the economy is doing and may 

indicate how healthy the economy will be in the future. 

 

i. Gross Domestic Product 

 

What is Gross Domestic Product? Gross Domestic Product (“GDP”) is a measurement of how 

many goods and services the United States produces.
13

 Because it measures production, it is one 

of the primary indicators used by economists to determine the health of the economy.
14

 The ideal 

                                                 
8
 Oregon Economic and Revenue Forecast, XXXVIII, No. 3 at 2 (Sept. 2018).  

9
 Everett Rosenfeld, Mohamed El-Erian: The US economy looks ‘good’ for the ‘next couple of years at least’, 

CNBC (Oct. 9, 2018), available at: www.cnbc.com/2018/10/09/mohamed-el-erian-us-economy-headed-for-solid-

growth-for-couple-years.html. 
10

 Id. at 6. 
11

 Josh Lehner, Hammer Don’t Hurt ‘Em, Oregon Office of Economic Analysis (Oct. 26, 2018), available at: 

oregoneconomicanalysis.com/2018/10/26/hammer-dont-hurt-em/. 
12

 Id.  
13

 Harriet Torry, U.S. Economy Grew at 3.5% Rate in Third Quarter, Wall Street Journal U.S. Edition (Oct. 26, 

2018), available at: www.wsj.com/articles/u-s-economy-grew-at-3-5-rate-in-third-quarter-1540557378.  
14

 Leslie Kramer, What is GDP and why is it so important to economists and investors? Investopedia (Feb. 5, 2018), 

available at: www.investopedia.com/ask/answers/what-is-gdp-why-its-important-to-economists-investors/.  
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GDP growth rate is between 2-3 percent.
15

 If GDP grows too slowly it could indicate some 

economic unhealthiness; if it grows too fast it could mean that there is an asset bubble and that 

the economy is overheating. 

 

Past Trends Since Central Point published its first economic element in 1980, the national 

GDP has had its ups and downs. The Recession of the early 1980s was followed by an economic 

boom that lasted until 1990. The short Recession of 1990 was followed by a decade of economic 

prosperity. Although there was a modest downturn in 2000-2001, that was replaced with 

continuing economic expansion through 2006. Then came the Great Recession, the worst period 

since World War II from a GDP perspective. In five out of six quarters from the end of 2007 to 

the beginning of 2009 the GDP actually went negative. After a decade of recovery, the Bureau of 

Labor Statistics anticipates that the economy will fully recover by 2020.
16

 

 

Recent Growth Currently, the U.S. GDP is increasing at a good rate. See Figure 1. 

Although there has not been explosive growth,
17

 the Oregon Office of Economic Analysis has 

characterized the US economy as “entering into its boom phase of the business cycle.”
18

  

 

The last two quarters mark the strongest back-to-back quarters of U.S. economic growth since 

2014.
19

 According to the Department of Commerce, the national GDP grew at a rate of 3.5 

percent in the third quarter of 2018.
20

 While this was stronger than expected, this was down from 

4.2 percent expansion in the previous quarter.
21

 Economists have explained that this was due to 

strong consumer spending,
22

 a drop in unemployment,
23

 and the results of the recent tax cuts, 

including business investment, the restocking of inventories,
24

 and excessive borrowing by the 

Federal Government.
25

  

 

                                                 
15

 Kimberly Amadeo, What is the Ideal GDP Growth Rate: How Fast Should the Economy Grow? The Balance 

(Oct. 5, 2018), available at: www.thebalance.com/what-is-the-ideal-gdp-growth-rate-3306017.  
16

 Id.  
17

 Matt Egan, The US Economy Just Hit a Milestone, CNN Business (May 1, 2018) available at: 

money.cnn.com/2018/05/01/news/economy/us-economy-great-recession-recovery/index.html.  
18

 Oregon Economic and Revenue Forecast, XXXVIII, No. 3 at 2 (Sept. 2018).  
19

 William Sprouse, U.S. GDP Continues Hot Streak, CFO Magazine (October 26, 2018), available at: 

ww2.cfo.com/the-economy/2018/10/u-s-gdp-continues-hot-streak/. 
20

 U.S. Department of Commerce, Bureau of Economic Analysis, Gross Domestic Product, 3rd quarter 2018 

(advance estimate) (Oct. 26, 2018).  
21

 Fred Imbert, The US economy grew at a 3.5% pace in the third quarter, faster than expected, CNBC (Oct. 26, 

2018), available at: www.cnbc.com/2018/10/26/first-read-on-us-q3-2018-gross-domestic-product.html.  
22

 Id.  
23

 Matt Egan, The US Economy Just Hit a Milestone. 
24

 Sarah Foster, What Economists Are Saying Ahead of Third-Quarter U.S. GDP Data, Bloomberg (Oct. 25, 2018), 

available at: www.bloomberg.com/news/articles/2018-10-26/what-economists-are-saying-ahead-of-third-quarter-u-

s-gdp-data.  
25

 Matt Egan, The US Economy Just Hit a Milestone. 
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Figure 1: Percent Change in Quarterly GDP 

 
 

Short-Term Projections The U.S. GDP is currently on a “hot streak”
26

 and will probably 

maintain 2.5-3 percent growth through 2019. However, it is difficult to predict future growth 

beyond that. In fact, forecasts by national economists for short-term growth are conflicted. While 

some predict multiple years of 3 percent growth,
27

 the International Monetary Fund has projected 

a short-term growth of under 3 percent for 2018 and 2.5 percent for 2019.
28

 The Federal Reserve 

has a similar opinion, projecting that the GDP rate will decrease to 2.5% in 2019, 2% in 2020, 

and 1.8% in 2021.
29

 This, coupled with the threat of a major trade war with China, have led to 

fears of an economic slowdown sometime around 2020. In fact, Moody's Analytics chief 

economist Mark Zandi has said, “By mid-2020, we will be most vulnerable to the next 

recession.”
30

 

 

Long-Term Projections It is even more difficult to project how the national GDP will fare 

over the next two decades. Josh Lehner of the Oregon Office of Economic Analysis has said, 

“trying to forecast a period of prolonged weakness, or even a possible recession two years in 

advance is a fool’s errand . . . . There’s just too much time, too many potential variables . . . to 

alter the course that far in the future.”
31

 

 

Here, there are too many variables that can change. However, some things will occur with near-

certainty. First, over the next two decades the economy will evolve. Some industries will 

diminish, some will expand, while still others will be created. Second, there will be some good 

years and some not-so good years. That is, things will not always be as good as they are now. 

Third, on average, there will probably be more years of healthy GDP growth than not.  

 

                                                 
26

 William Sprouse, U.S. GDP Continues Hot Streak. 
27

 Everett Rosenfeld, Mohamed El-Erian: The US economy looks ‘good’ for the ‘next couple of years at least.’ 
28

 Id.  
29

 Harriet Torry, U.S. Economy Grew at 3.5% Rate in Third Quarter, Wall Street Journal U.S. Edition (Oct. 26, 

2018), available at: www.wsj.com/articles/u-s-economy-grew-at-3-5-rate-in-third-quarter-1540557378.  
30

 Matt Egan, The US Economy Just Hit a Milestone. 
31

 Josh Lehner, Hammer Don’t Hurt ‘Em. 
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Conclusion Central Point must accept the reality of long-term GDP fluctuations when 

engaging in planning and decision-making. City leaders should not adopt the view that because 

things are good now that they will always be good. Instead, Central Point should have long-term 

plans that accept the fundamentals of the free market.  

 

ii. Employment 

 

What is Unemployment? Unemployment measures how many people in the country do not 

have jobs. Unemployment occurs when a person who is actively searching for a job is unable to 

find work.
32

 Like GDP, it is one of the main indicators of an economy’s health. Of particular 

importance to economists is the “unemployment rate,” which is calculated by taking the number 

of unemployed people and dividing by the number of people employed.
33

 Unlike GDP, the 

unemployment rate usually rises or falls after changing economic conditions, rather than 

anticipating an economic event.
34

 Even a healthy economy will have a certain number of people 

unemployed: some will be between jobs and others will have been displaced by an evolving 

economy.  

 

Past Trends The United States has never had zero percent unemployment. The lowest rate ever 

recorded was 2.5 percent in mid-1953. It occurred because “the economy overheated during the 

Korean War. When this bubble burst, it kicked off the recession of 1953.”
35

 Since Central Point 

published its first Economic Element, the U.S. unemployment rate has fluctuated in line with the 

economic booms and busts. The highest rates were 10.8 percent in 1982 and 10 percent at the 

height of the Great Recession in December 2009. In turn, the lowest rates were 3.8 percent in 

April 2000, and 4.4 percent in 2006 and 2007. 

 

Recent Trends  Currently, the U.S. unemployment rate has fallen to 3.7 percent, the lowest 

in nearly half a century.
36

  Figure 2 depicts the rapid increase in unemployment during the Great 

Recession and the slow recovery over the last decade. Unemployment has been declining and has 

finally fallen below pre-Recession levels. The Bureau of Labor Statistics assumes that the 

economy will fully recover from the Great Recession by 2020 and that the labor force will return 

to a full unemployment rate of 4 to 5 percent.
37

 

 

                                                 
32

 What is Unemployment, Investopedia, available at: 

www.investopedia.com/terms/u/unemployment.asp#ixzz5VjPvdupQ.  
33

 Id.  
34

 What is Unemployment Rate, Investopedia, available at: www.investopedia.com/terms/u/unemploymentrate.asp.  
35

 Kimberly Amadeo, Natural Rate of Unemployment, Its Components, and Recent Trends: Why Zero 

Unemployment Isn't as Good as It Sounds, The Balance (Sept. 26, 2018).  
36

 William Sprouse, U.S. GDP Continues Hot Streak. 
37

 Kimberly Amadeo, What is the Ideal GDP Growth Rate: How Fast Should the Economy Grow? The Balance 

(Oct. 5, 2018), available at: www.thebalance.com/what-is-the-ideal-gdp-growth-rate-3306017.  
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Figure 2: National Unemployment Rate Since 1950 

 
 

Figure 3 depicts the strong relationship between unemployment and educational attainment. 

Those without a high school diploma have experienced unemployment rates that are almost 

double that of individuals with a college education. However, the rate of unemployment has been 

declining at a much faster pace over the last several years for those without a high school 

diploma than those with a college education. Overall, unemployment levels are good when 

measured on a national scale.  

 
Figure 3: National Unemployment Rates Since 2006 

 
 

Short-Term Projections The current unemployment rate is unsustainable.
38

 Both Moody’s 

Analytics and Goldman Sachs’s chief economists have forecasted that unemployment will 

continue to decline to 3 percent by early 2020.
39

 However, there are conflicting forecasts after 

that. Either the anticipated 2020 slowdown could prevent the economy from overheating and 

                                                 
38

 Rebecca Rainey, Happy Jobs Day! Politico (Nov. 2, 2018), available at: www.politico.com/newsletters/morning-

shift/2018/11/02/happy-jobs-day-399113.  
39

 Brian Cheung, Goldman Sachs warns the economy may be growing too quickly, Yahoo Finance (Nov. 5, 2018), 

available at: sports.yahoo.com/goldman-says-fed-needs-avoid-dangerous-overheating-154158689.html. Also see 

Martin Crutsinger, Fed likely to keep rates on hold and sketch a bright outlook, AP (Nov. 5, 2018), available at: 

www.wacotrib.com/news/ap_nation/fed-likely-to-keep-rates-on-hold-and-sketch-a/article_eb9369f3-bf36-5557-

977d-51354f1832a9.html.  
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temporarily stabilize the unemployment rate or the economy will slow too much, potentially 

destabilizing the employment rate, causing it to increase.
40

 The Federal Reserve estimates that 

the normal unemployment rate (absent shocks to the economy) will rise back up to between 4-5 

percent over the next five to six years.
41

 While it is unclear whether unemployment will hold 

steady for a while longer or if it will begin rising again as soon as 2020, it is highly probable that 

unemployment will be going back up.  

 

Long-Term Projections Like forecasting GDP rates decades in advance, it is also difficult 

to project unemployment rates for the next two decades. However, it should be noted that the 

average unemployment rate for the U.S. between 1948 and 2018 was 5.77 percent, with a high of 

10.8 percent and a record low of 2.5 percent. As a result, the average unemployment rate will 

probably stay in these bounds, close to the average.
42

 

 

Conclusion The unemployment rate is currently very low and will be going back up. A 

possible slowdown or recession around 2020 could either stabilize the rate or cause it to rise 

sharply. Ultimately, unemployment will probably stay around 3 percent for the next couple years 

and average 5 percent over the next two decades. 

 

iii. Inflation 

 

What is inflation? Inflation is the measure of how much the price of goods and services 

increases over time.
43

 It means that things cost more and more instead of staying the same price. 

For example, if a gallon of milk has an inflation rate of 2 percent per year, then the price of milk 

will be 2 percent higher next year. Importantly, inflation is not primarily caused by the Federal 

Government printing too much money. Instead, inflation usually rises because buyers want 

products so much that they are willing to pay higher prices.  

 

If workers’ wages do not keep pace with inflation, people have less buying power. The opposite 

of inflation is deflation, which is when things cost less than they did before. It is important to 

measure inflation because it shows if on average people are prospering or suffering under the 

current economy.  

 

Measuring Inflation There are different ways to measure inflation, but the U.S. Bureau of 

Labor Statistics uses the Consumer Price Index.
44

 In the United States, the Federal Reserve aims 

for a target annual inflation rate of 2 percent.
45

 

 

Past trends Figure 4 shows how inflation has occurred over the last seven decades. When 

Central Point first began developing its Comprehensive Plan, the United States was undergoing a 

                                                 
40

 Id.  
41

 Board of Governors of the Federal Reserve System, What is the lowest level of unemployment that the U.S. 

economy can sustain? FAQs (Sept. 26, 2018), available at: www.federalreserve.gov/faqs/economy_14424.htm.  
42

 Trading Economics, United States Unemployment Rate, (Oct. 2018), available at: tradingeconomics.com/united-

states/unemployment-rate.  
43

 Kimberly Amadeo, Why Inflation Is as “Violent as a Mugger” The Balance (Oct. 30, 2018), available at 

www.thebalance.com/what-is-inflation-how-it-s-measured-and-managed-3306170.  
44

 Id.  
45

 Id.  
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period of massive inflation. Inflation was over 7 percent in the 1970s and almost 6 percent in the 

1980s. Since then, inflation has dropped to the 3 percent range in the 1990s and under 2 percent 

in the pre-Great Recession years. In 2009, inflation averaged -0.34 percent. However, inflation 

has been steadily climbing back up and, in the twelve months leading up to September 2018, the 

Consumer Price Index increased 2.3 percent.  

 
Figure 4: 1949-2018 Consumer Price Index for All Urban Consumers 

 
 

Short-Term Projections At the moment, inflation is relatively benign.
46

 The price of food 

goods is remaining steady while the cost of vehicles has fallen sharply.
47

 Increases in the 

Consumer Price Index have been tied to increasing rental prices and the cost of home 

ownership.
48

 However, the Federal Reserve projects greater than 2 percent inflation over the next 

couple of years. See Figure 5, which shows the recent history of the Consumer Price Index.  

 
Figure 5: 2005-2018 Consumer Price Index for All Urban Consumers 

 
                                                 
46

 Jeffry Bartash, Inflation rises slowly in September in latest sign of easing price pressures, CPI shows, Market 

Watch (Oct. 11, 2018), available at: www.marketwatch.com/story/housing-costs-nudge-inflation-higher-in-

september-cpi-shows-2018-10-11.  
47

 Id.  
48

 Id.  

8.B.b

Packet Pg. 52

A
tt

ac
h

m
en

t:
 E

co
n

o
m

ic
 E

le
m

en
t 

(6
/2

7/
20

19
) 

 (
11

63
 :

 E
co

n
o

m
ic

 E
le

m
en

t)

http://www.marketwatch.com/story/housing-costs-nudge-inflation-higher-in-september-cpi-shows-2018-10-11
http://www.marketwatch.com/story/housing-costs-nudge-inflation-higher-in-september-cpi-shows-2018-10-11


City of Central Point Comprehensive Plan Economic Element 2019 

 Page 16 

 

 

Long-Term Projections Although the current inflation rate is 2.28 percent, this is well 

below the 3.76 average since the end of WWII.
49

 As a result, in the long term, inflation will 

probably be moving back up to better approach the average rate.  

 

Conclusion In the long run, inflation will probably be increasing to better align with the 

averages of the last century. Unless wages also increase to meet inflation, it will become harder 

for individuals to purchase things. 

 

National Economic Crosscurrents:  

 

Primary Risks to the U.S. Economy The national economy appears healthy: GDP has a good 

growth forecast, unemployment is the lowest it has been in half a century, inflation is moderate, 

and people appear confident in the economy. In addition to analyzing the traditional 

measurements of economic success, it is also important to consider strategic threats to the 

economy that have not yet sufficiently impacted the economic data.  

 

There are several things that put the economy at risk in both the short and long-term: trade wars, 

increasing income inequality, and the costs of health care and education. 

 

i. Trade Wars  

 

First among the dangers to the national economy is the simmering trade war. Although there has 

been little impact so far, the possibility of escalation could severely harm the national economy. 

Already, the US soy industry could be on the verge of collapse, with sales down 94 percent to 

China because of the retaliatory tariffs.
50

 Because soybeans are usually routed through the 

Pacific Northwest on their way to Asia, this could harm Oregon’s economy.
51

  

 

Many other industries are also threatened, with duties on steel and aluminum costing U.S. 

companies about half a billion dollars in September 2018 alone.
52

 An escalation in the trade wars 

(either by including more countries or a wider range of goods) would harm U.S. industries, 

transportation companies, and consumers across the board.
53

 It would also lead to an increase in 

prices and inflation, requiring the Federal Reserve to increase interest rates.  

 

 

 

                                                 
49

 Jill Mislinski, A Long-Term Look at Inflation, Advisor Perspectives (Oct. 2018), available at: 

www.advisorperspectives.com/dshort/updates/2018/10/12/a-long-term-look-at-inflation.  
50

 Binyamin Appelbaum, Their Soybeans Piling Up, Farmers Hope Trade War Ends Before Beans Rot, New York 

Times (Nov. 5, 2018), available at: www.nytimes.com/2018/11/05/business/soybeans-farmers-trade-war.html  
51

 Isis Almeida, Trump’s Tariff War Scrambles Agricultural Trade Routes, Bloomberg Business (Nov. 1, 2018), 

available at: www.bloomberg.com/news/articles/2018-11-01/trump-s-tariff-war-scrambles-u-s-trade-routes-as-soy-

piles-up  
52

 Stephanie Dhue and Yian Mui, American businesses paid 50% more in tariffs in September due to Trump's trade 

war, industry coalition says, CNBC (Nov. 5, 2018), available at: www.cnbc.com/2018/11/05/tariff-payments-up-

50percent-in-september-on-trump-trade-war-industry-group.html.  
53

 Oregon Economic and Revenue Forecast, XXXVIII, No. 3, at 6 (Sept 2018).  
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ii. Income Inequality  

 

Income inequality is a system-level issue for the United States economy.
54

 Over the last 20 years, 

the top 10 percent of income earners have received a nearly 200 percent increase in their overall 

median net worth, while the bottom 40 percent of earners have seen an actual decline in their net 

worth.
55

 This economic upheaval will have a major impact on government spending; an aging 

population that has less of an ability to support itself will require more help from entitlement and 

social programs. In the long term, it has the potential to negatively impact institutional investors’ 

portfolios; increase financial and social system-level instability; damage output and slow 

economic growth; increase the Federal Deficit; and contribute to the tendencies toward 

protectionism and tariffs.
56

 

 

iii. Cost of Health Care 

 

The cost of health care for the American consumer is increasing. Since the City of Central Point 

first began developing its Comprehensive Plan, the U.S. has gone from spending 7.2 percent of 

its GDP on health care to almost 18 percent today.
57

 See Figure 6. While total inflation is 

averaging around 2.3 percent, healthcare has increased 3.7 percent. What is more, the price of 

health care is rising faster than normal prices and companies are having to spend more on health 

insurance premiums.
58

 As a result, employees are taking less money home with them. 

 
Figure 6: U.S. Health-Care Spending as a Share of GDP 

 
 

 

                                                 
54

 Bob Eccles, Investors Can And Should Address The Fundamental Causes Of Income Inequality, Forbes (Oct. 30, 

2018) available at: www.forbes.com/sites/bobeccles/2018/10/30/investors-can-and-should-address-the-fundamental-

causes-of-income-inequality/#46f07c851ed5.  
55

 Andrea Riquier, Economic inequality could cause U.S. debt downgrade, Moody’s says, MarketWatch (Oct. 27, 

2018), available at: www.marketwatch.com/story/economic-inequality-could-cause-us-debt-downgrade-moodys-

says-2018-10-12.  
56

 Steve Lydenberg, et al., New Report: Why and How Investors Can Respond to Income Inequality, The Investment 

Integration Project (2018) available at: www.tiiproject.com/wp-content/uploads/2018/10/Why-and-How-Investors-

Can-Respond-to-Income-Inequality.pdf (PDF warning).  
57

 Noah Smith, Efforts to slow the rise in the country’s insanely expensive system have gone nowhere, Bloomberg 

(Oct. 29, 2018).  
58

 Id.  
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iv. Cost of Education  

 

The burden of student debt is likely to keep growing, which will dramatically inhibit the ability 

of younger generations to accumulate wealth.
59

 Outstanding student loans are already 

approaching $1.2 trillion.
60

 While inflation is around 2.3 percent, and health care costs are rising 

at 3.7 percent, education expenses are rising at an incredible rate of 5.2 percent.
61

 In fact, if 

education inflation continues at this rate, the cost of tuition and fees for a four-year public 

university by 2028 will be between $65,590 for in-state public schools and $224,124 for private 

colleges.
62

 

 

Many parents are burdened with saving large amounts of money to pay for their children’s 

college education. Further, many young adults are already burdened with enormous student loan 

debts. Because parents and/or college graduates will need to spend enormous sums on tuition, 

and wages are not rising to meet this increase, people will either be prevented from getting a 

higher education or will be stuck paying off loans for a much longer period. In either case, that is 

bad news for the economy.  

                                                 
59

 Andrea Riquier, Economic inequality could cause U.S. debt downgrade, Moody’s says, MarketWatch (Oct. 27, 

2018), available at: www.marketwatch.com/story/economic-inequality-could-cause-us-debt-downgrade-moodys-

says-2018-10-12. 
60

 Mike Patton, The Cost of College: Yesterday, Today, and Tomorrow, Forbes (Nov. 19, 2018), available at: 

www.forbes.com/sites/mikepatton/2015/11/19/the-cost-of-college-yesterday-today-and-tomorrow/#556eff706060.  
61

 Id.  
62

 Id.  
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Section 3:  State Economic Trends 
 

Oregon’s economy is “hitting the sweet spot” and doing better than most other states.
63

 Wages 

and household incomes are rising, and workers are coming back into the labor market.
64

 Further, 

because state revenues are higher than forecasted, Oregon taxpayers should expect to receive a 

bonus “kicker” on their income tax returns in 2019.
65

 

 

While the state economy is doing well, it is also acting more volatile than the national 

economy.
66

 Josh Lehner, senior economist at the Oregon Office of Economic Analysis, is 

concerned that while the economy is still growing, the pace of that growth is slowing down. 

Further, “We expect that pattern to continue—that growth tomorrow will be slower than growth 

today.”
67

  

 

Panelists at the 15th Annual Oregon Economic Forum indicated that economic trouble for the 

state is likely still a few years away.
68

 Bruce McCain, chief investment strategist at Key Private 

Bank has interpreted the data as suggesting that the state economy is one or two years away from 

a recession.
69

 However, both McCain and Oregon Economic Forum director Tim Duy noted that 

a future recession may not be as bad as the Great Recession.
70

 

 

Neighboring States 

 

Oregon is geographically well situated because its neighboring states to the north and south have 

very strong economies.  

 

Washington State’s GDP has grown 3 percent over the last five years, the largest increase in the 

nation.
71

  It has the 14
th

 largest GDP in the country at $439.4 billion in 2017.
72

 However, it also 

ranked 47
th

 in the US by unemployment rate, which was 4.7 percent in June 2018.
73

 

 

California has the largest economy in the United States.
74

 If California was a country, it would 

                                                 
63

 Oregon Economic and Revenue Forecast, XXXVIII, No. 3, at 6 (Sept 2018).  
64

 Id. at 1. 
65

 Jade McDowell, Oregon’s economy is strong, but how long will it last? Eastern Oregonian (Oct. 12, 2018), 

available at: www.eastoregonian.com/eo/local-news/20181012/oregons-economy-is-strong-but-how-long-will-it-

last. 
66

 Id.  
67

 Id. 
68

 Anthony Macuk, Economists at Oregon forum: Don’t expect an imminent recession, The Columbian (Oct. 17, 

2018), available at: www.columbian.com/news/2018/oct/17/economists-at-oregon-forum-dont-expect-an-imminent-

recession/.  
69

 Id.  
70

 Id.  
71

 Oregon Small Business Association Foundation, Oregon #12 in nation’s Best State Economies, Oregon Business 

Report (Oct. 15, 2018). 
72

 Id.  
73

 Id.  
74

 Id.  
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have the fifth largest economy in the world.
75

 California’s GDP grew almost as much as 

Washington’s at 2.9 percent over the last five years.
76

 Its GDP was eleven times that of 

Oregon’s, at $2.4 trillion. While its unemployment rate is slightly above average at 4.2 percent, it 

has had a five year annual employment growth of 2.2 percent, which is the eighth best in the 

nation.
77

  

 

Measuring the State Economy 

 

Like the national economy, there are similar ways to analyze Oregon’s economy: GDP and 

employment are important, as infomration specific to Oregon’s industries.  

 

i. Gross Domestic Product 

 

State GDP Like the national GDP, Oregon’s GDP is a measure of how much the state 

produces in goods and services. 

 

Past Trends Since Central Point’s first economic element in 1980, Oregon’s economy has 

transitioned from being a resource-based economy (traditionally timber, fishing, and agriculture) 

to being a more mixed manufacturing and marketing economy (with an emphasis on high 

technology).
78

 At the same time, Oregon’s GDP has more than doubled, from $100.8 billion in 

1997 to $212.6 billion in 2017. See Figure 7 for Oregon’s GDP increase.  

 
Figure 7: Oregon GDP 1997-2017 

 

                                                 
75

 Adam Nagourney and Matt Stevens, California Today: The State Faces Some Big Problems. Are We Ready? New 

York Times (Oct. 11, 2018), available at: www.nytimes.com/2018/10/11/us/california-economy.html.  
76

 Oregon Small Business Association Foundation, Oregon #12 in nation’s Best State Economies, Oregon Business 

Report (Oct. 15, 2018). 
77

 Id.  
78

 Oregon Secretary of State, Oregon Facts, Oregon Blue Book: Almanac & Fact Book, available at: 

sos.oregon.gov/blue-book/Pages/facts/economy-overview.aspx.  
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Recent growth  In the the last five years, Oregon’s has had slightly above average 

economic growth in comparison to other states: its GDP has grown 1.7 percent, the 16
th

 largest 

increase in the country, ranking it 24
th

 in the nation.
79

  

 

Short-term projection  Although there is the possibility that the state economy will 

continue booming, it is more likely that the state will experience a mild recession around 2020. 

See Figure 8 for three likely scenarios for the state economy. The Oregon Economic and 

Revenue Forecast of September 2018 anticipates that under the mild recession scenario, the 

economy will contract by -1.8 percent in 2020 and -0.6 percent in 2021.
80

 Absent a recession, the 

state’s Real Gross State Product is projected to be the seventh fastest among all states across the 

country in terms of growth with gains averaging 2.5 percent through 2023.
81

 

 
Figure 8: Short-Term Economic Scenarios for Oregon

82
 

 
 

Long-term projection  Even if there is a recession in the coming years, the economy 

should recover and continue to do well into the long-term.  

 

Conclusion Like the national economy, the state economy should remain healthy over the 

next year. However, there is a strong potential that a national recession will spill over into 

Oregon, damaging the state economy and harming Oregon residents.  

 

ii. Employment 

 

Overview Oregon has more than two million people in its labor force.
83

 Through 2023, the 

state economy’s total employment is expected to be the eighth strongest among all the states at a 

rate of 1.3 percent.
84

 

 

Past Trends Nearly every state industry was affected by the Great Recession but by May 2016, 

Oregon had more jobs than it had when the recession began.
85

 See Figure 9, which shows how 

                                                 
79

 Id.  
80

 Oregon Economic and Revenue Forecast, XXXVIII, No. 3, at 16 (Sept 2018).  
81

 Id. at 21. 
82

 Id.  
83

 Oregon Secretary of State, Oregon Facts, Oregon Blue Book: Almanac & Fact Book. 
84

 Oregon Economic and Revenue Forecast, XXXVIII, No. 3, at 21 (Sept 2018). 
85

 Id.  
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the state unemployment rate has changed depending on the national economic environment. 

 
Figure 9: Oregon’s Unemployment Rate 

 
 

Recent trends  Currently, Oregon’s unemployment number is under what is historically 

considered full employment for the state.
86

 However, for the last three years, the unemployment 

rate has been extremely volatile; a few months of extreme declines have been followed by 

months of huge increases.
87

 However, over the last year the Oregon unemployment rate has 

stopped declining.
88

 Currently, it is hovering around 4 percent. 

 

Short-term projections The Oregon Office of Economic Analysis projects that the Oregon 

unemployment rate will remain steady for the near future because this job growth rate now 

matches population and labor force gains.
89

 However, if there is a severe recession in the near-

future, unemployment may spike up to 10 percent.
90

 

 

Long-term projections  The Oregon Office of Economic Analysis projects a “slightly 

stronger economic outlook” in 2025 and beyond.
91

 Compared to the rest of the country, Oregon’s 

employment numbers should fare well. Total employment could be the eighth strongest in the 

nation at 1.3 percent, while manufacturing employment could be the seventh fastest in the 

country at 1.1 percent.
92

 

 

Conclusion Based on the economic reports created by the oregon Office of Economic 

Analysis, the Oregon unemployment rate should remain steady for the near future. However, 

depending on the strength of the anticipated 2020 slowdown, this could change dramatically. If 

Oregon’s economy is lucky enough to avoid being harmed by the national economy, the 

unemployment rate should continue to decrease to near-record levels.  

                                                 
86

 Id. at 10. 
87

 Id.  
88

 Id.  
89

 Id.  
90

 Oregon Economic and Revenue Forecast, XXXVIII, No. 3, at 20 (Sept 2018). 
91

 Id. at 15.  
92

 Id. at 21.  

8.B.b

Packet Pg. 59

A
tt

ac
h

m
en

t:
 E

co
n

o
m

ic
 E

le
m

en
t 

(6
/2

7/
20

19
) 

 (
11

63
 :

 E
co

n
o

m
ic

 E
le

m
en

t)



City of Central Point Comprehensive Plan Economic Element 2019 

 Page 23 

 

 

iii. Industry Strengths 
 

Another way to understand the state economy is to see how the state’s population is employed. 

Figure 10 list the most common jobs in Oregon, as well as the normal wages. Location Quotient 

(“LQ”) shows the relative strength of that occupation in Oregon’s economy. For example, if an 

LQ is greater than one it indicates that the concentration is greater in Oregon than the national 

average. If it is less than one, it indicates that Oregon has a lower concentration than on average. 

 
Figure 10: Oregon Occupational Employment and Wage Estimates from May 2016

93
 

Occupation title Employment Employment 

per 1,000 jobs 

LQ Median 

hourly wage 

Annual mean wage 

All Occupations 1,790,940 1000 1 $18.26 $49,710 

Office and Administrative Support  265,770 148.399 0.95 $16.96 $37,430 

Sales and Related  181,760 101.488 0.98 $13.45 $37,980 

Food Preparation and Serving 

Related  

170,710 95.32 1.03 $10.98 $25,190 

Transportation and Material Moving  119,650 66.806 0.96 $15.73 $36,550 

Production  113,230 63.226 0.97 $16.47 $37,460 

Management  110,970 61.96 1.23 $42.91 $102,990 

Education, Training, and Library  103,930 58.031 0.94 $23.01 $57,450 

Healthcare Practitioners and 

Technical  

98,610 55.061 0.93 $38.16 $90,100 

Business and Financial Operations  83,790 46.788 0.9 $29.96 $68,530 

Construction and Extraction  72,580 40.526 1.02 $22.45 $50,820 

Personal Care and Service  69,360 38.726 1.2 $11.98 $27,900 

Installation, Maintenance, and 

Repair  

61,940 34.587 0.89 $21.21 $47,190 

Retail Salespersons 61,610 34.402 1.07 $11.85 $28,890 

Building and Grounds Cleaning and 

Maintenance  

55,400 30.931 0.98 $12.77 $29,350 

Computer and Mathematical 

Occupations 

50,900 28.419 0.96 $37.72 $82,190 

Healthcare Support  48,130 26.877 0.93 $16.24 $35,110 

Cashiers 45,730 25.535 1.01 $11.03 $24,640 

Architecture and Engineering  40,820 22.795 1.28 $37.31 $86,810 

Community and Social Service  35,930 20.061 1.39 $20.68 $46,490 

Registered Nurses 35,220 19.667 0.97 $42.32 $87,000 

Combined Food Preparation and 

Serving Workers, Fast Food 

34,950 19.518 0.8 $10.55 $22,930 

Office Clerks, General 33,500 18.707 0.89 $15.90 $34,470 

Waiters and Waitresses 33,100 18.48 1.01 $10.62 $26,240 

Protective Service  32,740 18.283 0.76 $22.29 $50,010 

 

                                                 
93

 Bureau of Labor and Statistics, May 2016 State Occupational Employment and Wage Estimates 

Oregon, Department of Labor (May 2016), available at: www.bls.gov/oes/2016/may/oes_or.htm#00-0000.  
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The state agency Business Oregon lists six target industries for the state economy: Forestry & 

Wood Products, Advanced Manufacturing, High Technology, Food & Beverage Services, 

Business Services, and Outdoor Gear & Apparel.
94

 

 

Oregon continues to be a leader in forestry and agriculture. While the Oregon economy is much 

more diverse than it was thirty years ago, forestry and agriculture still exhibit employment that is 

concentrated at many times the national average. However, the timber industry is under pressure 

from both the market and federal regulations, and so is projected to grow slowly.
95

 

 

Oregon’s manufacturing industry is weighted towards semiconductors and wood products 

relative to the nation, which mostly concentrates on autos and aerospace.
96

 Although 

semiconductors and wood products have been historically strong, they are expected to grow 

more slowly in the future.
97

 The state’s primary metal manufacturing is concentrated as a result 

of the continued operation of Oregon’s aluminum industry.  

 

The computer and electronic product manufacturing industries are strong due to the presence of 

Intel and Tektronix in the Portland area. Non-store retailers like Harry & David contribute to the 

strength in that industry sector. Beverage manufacturing comes from the growing wine and craft 

beer industries in Oregon.  

 

Professional and Technical Services is a fast-growing, emerging industry in Oregon.
98

 It includes 

businesses who are using their expertise to help businesses around the world to grow.
99

 

Management and technical consulting is the largest industry in this group, followed by 

engineering services and advertising, public relations, and related services.
100

 For example, 

CH2M was founded in Corvallis and now employs over 26,000 employees worldwide.
101

 

 

While Oregon is not known as a home for Fortune 500 companies, it does have Nike, a world-

leader in shoes and athletic apparel. The City of Portland is also the home of Columbia 

Sportswear, which specializes in the target industry of Outdoor Gear & Apparel. 

 

The Office of Economic Analysis has ranked eleven industries as doing exceptionally well. 

Private sector food manufacturing, education, and health care have never suffered strong losses 

from a recession.
102

 Further, retail employment, wholesale, transportation, warehousing and 

utilities, and construction have surpassed their pre-recession levels and are at all time highs.
103

 

                                                 
94

 Business Oregon, Business Oregon’s Target Industry Groups, available at: www.oregon4biz.com/Oregon-

Business/Industries/.  
95

 Oregon Economic and Revenue Forecast, XXXVIII, No. 4, at 17 (Nov. 2018). 
96

 Id. 
97

 Id.  
98

 Business Oregon, Business Oregon’s Target Industry Groups, available at www.oregon4biz.com/Oregon-

Business/Industries/.  
99

 Id.  
100

 Id.  
101

 Id.  
102

 Oregon Economic and Revenue Forecast, XXXVIII, No. 3, at 8 (Sep. 2018). 
103

 Id.  
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State Economic Crosscurrents: 

 

Primary Risks to Oregon’s Economy  The state economy appears healthy: GDP is good, 

unemployment is low, and Oregon’s industries are strong and growing. However, the state 

economy is at risk: the national economy could experience a small recession that could drag 

down the state economy, trade wars threaten the state’s economic vitality, there is a housing 

crisis, and wildfires and smoke are harming the tourism industry.  

 

i. The National Economy 

 

Because of the potential for an economic slowdown around 2020, it is important to analyze the 

impacts that the last national recessions had on the Oregon economy. In fact, Josh Lehner of the 

Oregon Office of Economic Analysis forecasts that a future recession would be like the 1990s 

recession,
104

 so it is important to review how that particular economic event effected the state 

economy. 

 

The 1990s recession was relatively mild on the national economy.
105

  In the 1990s, Oregon “lost 

just as many jobs as the US did.”
106

 However, many consumer service sectors and industries 

actually outperformed the US economy.
107

 This included manufacturing, construction, services, 

and retail. Nevertheless, the data indicates that there were big manufacturing job losses, with less 

losses in the service sectors. 
108

 As a result, if there is a recession around 2020 and it appears to 

be similar to the 1990s recession, Oregon should brace itself for losses in the manufacturing 

industry, but for the industry to be able to hunker down and withstand a short economic storm.  

 

ii. Trade Wars 

 

Oregon is particularly susceptible to harm from a trade war because Oregon trades more with 

foreign nations than most other states.
109

 As a result, should China and Canada retaliate against 

US trade tariffs, Oregon’s economy could be dealt a particularly strong blow.
110

 According to 

economist Josh Lehner of the Oregon Office of Economic Analysis, the impact of tariffs from 

China and Canada to Oregon’s economy could be about $870 million.
111

 It has the potential to 

impact the state’s agriculture industry, aluminum scrap exporters, various consumer goods, and 

distillery companies.
112

 If there is continued escalation and if global supply chains are disrupted, 

“it will be a much bigger economic problem.”
113

 

 

                                                 
104

 Josh Lehner, Hammer Don’t Hurt ‘Em, Oregon Office of Economic Analysis (Oct. 26, 2018), available at: 

oregoneconomicanalysis.com/2018/10/26/hammer-dont-hurt-em/. 
105

 Id.  
106

 Id.  
107

 Id.  
108

 Id.  
109

 Kathleen McLaughlin, Tariff hikes hit Oregon products, The Bend Bulletin (June 19, 2018), available at: 

www.bendbulletin.com/business/6322636-151/tariff-hikes-from-china-canada-hit-oregon-products. 
110

 Id. 
111

 Id.  
112

 Id.  
113

 Id.  
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iii. Housing Affordability 

 

Oregon is in a housing crisis. Since Central Point adopted its first Economic Element in 1980, 

housing prices in Oregon have risen by 315%, making it 4
th

 in the nation for housing price 

increases.
114

 A major issue is that Oregon is not building enough housing units to keep pace with 

the population increase. According to the Oregon Home Builders Association Oregon needs 

25,000 new units every year, but only 15,000 are being constructed.
115

 

 

Low housing supply has led to rising rental costs and home prices. This, plus a very low rental 

vacancy rate, have contributed to an affordable housing crisis across the state.
116

 According to 

the National Low Income Housing Coalition, Oregon is the 3
rd

 most unaffordable rental market 

in the nation.
117

 Further, according to the Oregon Housing and Community Services Director 

Margaret Van Vliet, the state has 130,000 extremely low-income households but only 20,000 

housing units are affordable for those households.
118

  

 

This crisis is straining the state economy because housing is a necessary expenditure. If 55 

percent of renters in Oregon must pay more than 30 percent of their income to housing,
119

 then 

Oregon consumers will have less purchasing power. Further, if there is not enough housing, 

Oregon will have fewer workers and will be less able to entice target industries to relocate. 

 

iv. Wildfires and Smoke 

 

Wildfires and smoke have been negatively impacting the Oregon economy.
120

 The last two years 

have had record levels of unhealthy air. According to the Oregon Department of Forestry’s 2018 

fire statistics 70,685 of the acres that it protects burned as of September 2018, which is 53 

percent higher than the 10-year average. 

 

A wildfire impact study released by Travel Oregon in July 2018 found that the state lost $51.5 

million in visitor spending due to the 2017 wildfires.
121

 According to the study, Josephine 

County lost $680,000 and Jackson County lost $2.8 million in spending because of the fires. 

Those losses were mostly in the food service and accommodation industries.
122

 The smoke also 

cost the Oregon Shakespeare Festival in Ashland about $2 million as a result of cancelling 

outdoor performances.
123

  

                                                 
114

 Habitat for Humanity, Oregon’s Housing Crisis, available at: habitatoregon.org/affiliates/oregons-housing-crisis/  
115

 Id.  
116

 Vickie Aldous, Merkley: Oregon is in a housing crisis, Medford Mail Tribune (March 30, 2018), available at: 

mailtribune.com/news/top-stories/merkley-oregon-is-in-a-housing-crisis.  
117

 Habitat for Humanity, Oregon’s Housing Crisis. 
118

 Vickie Aldous, Merkley: Oregon is in a housing crisis. 
119

 Habitat for Humanity, Oregon’s Housing Crisis. 
120

 KATU Staff, Wildfires, smoke taking its toll on Oregon tourism, KATU (Aug. 14, 2018), available at: 

katu.com/news/local/wildfires-smoke-taking-its-toll-on-oregon-tourism.  
121

 Saphara Harrel, The News-Review (Sep. 17, 2018), available at: 

www.nrtoday.com/news/environment/wildfires/wildfires-impact-the-health-economy-of-southern-

oregon/article_f34eff89-4681-5da3-9714-ada8b91a8cd9.html.  
122

 Id.  
123

 Peter Libbey, Wildfire Smoke Disrupts Oregon Shakespeare Festival, New York Times (Aug. 24, 2018), 

available at: www.nytimes.com/2018/08/24/theater/oregon-shakespeare-festival-wildfire-smoke.html.  
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Section 4: Economic Trends in Southern Oregon  
 

Overview Central Point is located in Jackson County and near Josephine County. Both 

counties effect Central Point’s economy and are often treated as a single region for economic 

data. 

 

Jackson County
124

 It has a population of 219,270 people as of May 2018,
125

 which accounts 

for approximately 5 percent of Oregon’s population.
126

 Between 2000 and 2010, it experienced a 

1.1 percent increase in population
127

 and a 5.26 percent increase in median household income, 

from $44,028 to $46,343.
128

 Its median age is 42.9.  

 

Southern Oregon The Office of Economic Analysis has stated that Southern Oregon was hit 

hard by the Great Recession and that the recovery has been more difficult than other parts of the 

state.
129

 However, local job growth has returned, and poverty rates are falling. While Jackson 

County has historic highs in wage growth and employment rates, Josephine County is still in a 

bad position, having yet to regain its losses from the last recession.
130

 

 

i. Gross Domestic Product 

 

Jackson County had the 103
rd

 fastest growth in GDP between 2016 and 2017 among the nation’s 

384 metropolitan areas (2.6 percent).
131

 This is compared to the U.S. metropolitan areas growing 

by an average of 2.1 percent during the same time frame.
132

 The U.S. Bureau of Economic 

Analysis has projected that the county had a GDP of $8,590,000,000 for 2017.
133

  

 

Industries in Jackson County that boosted GDP growth were education and health services; 

professional and business services; trade; and transportation, warehousing, and utilities.
134

 See 

Figure 11. Those industries that damaged GDP growth were other services and information.
135

 

                                                 
124

 Officially labeled “Medford OR (MSA)” (the Medford, Oregon Metropolitan Statistical Area).  
125

 Population Research Center, Portland State University, Jackson County Final Forecast Report, Cycle 2: Region 1 

Documents 8 (May 2018), available at: www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Jackson_Report_Final.pdf 

(PDF warning).  
126

 210,916/4,142.000 = 5.09% 
127

 Population Research Center, Portland State University, Jackson County Final Forecast Report, Cycle 2: Region 1 

Documents 8 (May 2018), available at: www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Jackson_Report_Final.pdf 

(PDF warning). 
128

 Medford, OR Metro Area, Data USA, available at: https://datausa.io/profile/geo/medford-or-metro-area/#intro.  
129

 Oregon Economic and Revenue Forecast, XXXVIII, No. 4, at 20 (Nov. 2018). 
130

 Id.  
131

 Guy Tauer, Medford and Grants Pass GDP Growth Outpace U.S. Average in 2017, QualityInfo (Sept. 27, 2018), 

available at: www.qualityinfo.org/-/medford-and-grants-pass-gdp-growth-outpace-u-s-average-in-2017.   
132

 Id.  
133

 Bureau of Economic Analysis, Department of Commerce, New Release: Gross Domestic Product by 

Metropolitan Area, 2017 (Sep. 18, 2018), available at: www.bea.gov/system/files/2018-09/gdp_metro0918_0.pdf 

(PDF warning).  
134

 Id.  
135

 Id.  
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Figure 11: Changes to Jackson County’s GDP
136

 

 
 

The U.S. Bureau of Economic Analysis has projected that Josephine County had a GDP of 

$2,478,000,000 for 2017.
137

 Incredibly, this ranked it 31
st
 in the nation in terms of fastest growth 

in GDP for 2017.
138

 During that time, the GDP grew at 4.3 percent.  
 

Figure 12: Changes to Josephine County’s GDP
139

 

 
In Josephine County, 40 percent of GDP growth came from finance, insurance, and real estate.

140
 

                                                 
136

 Guy Tauer, Medford and Grants Pass GDP Growth Outpace U.S. Average in 2017. 
137

 Bureau of Economic Analysis, Department of Commerce, New Release: Gross Domestic Product by 

Metropolitan Area, 2017 (Sep. 18, 2018), available at: www.bea.gov/system/files/2018-09/gdp_metro0918_0.pdf 

(PDF warning).  
138

 Id.  
139

 Guy Tauer, Medford and Grants Pass GDP Growth Outpace U.S. Average in 2017. 
140

 Id. 
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Other industries that are strong are trade, education and health services (like in Jackson County), 

and leisure and hospitality. See Figure 12. Professional and business services, information, and 

other services reduced the GDP.  

 

Conclusion Southern Oregon’s economy is growing at a good pace. Both Jackson and 

Josephine County are well ranked nationally in terms of the rate of economic growth. However, 

they both have a long way to go to recover from the losses they suffered in the Great Recession.  

 

ii. Employment 

 

Recent Trends Southern Oregon was recently ranked in the top 30 job markets in the United 

States based on job growth over the last five years.
141

 USA Today ranked the nearby City of 

Medford as #28 in the nation, saying:  

 

Medford is one of several rapidly growing cities in Oregon adding jobs at a faster pace 

than almost anywhere else in the country. Due in large part to the metro area's education 

and health services industry, there are over 13,000 more jobs in Medford today than there 

were in 2013, a 15.4 percent increase.
142

 

 

USA Today also said that Grants Pass had the largest drop in unemployment in the nation 

between 2013 and 2018, ranking it as the 18
th

 best job growth economy in the nation.
143

 Job 

growth was driven by the education and health services industry, which added 1,700 out of the 

5,000 new jobs.
144

 

 
Figure 13: Jackson County Unemployment Rate 

 
 

                                                 
141

 Jamie Parfitt, Report: Medford, Grants Pass among top us job markets, Newswatch 12 (Nov. 13, 2018), available 

at: www.kdrv.com/content/news/Report-Medford-Grants-Pass-Among-Top-US-Job-Markets-500405392.html.  
142

 Samuel Stebbins, 31 cities adding the most jobs as the US economy grows, USA Today (Nov. 12, 2018), 

available at: www.usatoday.com/story/money/economy/2018/11/12/us-economy-grows-cities-adding-most-

jobs/38319445/.  
143

 Id.  
144

 Id.  
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Despite this new growth, Jackson County’s unemployment rate is still higher than the national 

average.
145

 In fact, both Jackson and Josephine County had the highest unemployment rates out 

of all the cities in the USA Today’s list of best local economies.
146

 However, when compared to 

other regions in Oregon, Jackson County has one of the lowest unemployment rates at 4.4 

percent.
147

 See Figure 13. Neighboring Josephine County is at 5.5 percent while Klamath 

County is at 5.8 percent.
148

 

 

Conclusion The Southern Oregon economy is growing at a very good rate. While it still needs 

to catch up to the rest of the nation,
149

 if it is able to avoid being harmed too much by the next 

economic slowdown, it should be able to make up its past losses. 

 

iii. Housing 

 

Overview For the last few years the local housing market has been booming. However, it 

now appears to be slowing down. This is a major concern for the Southern Oregon economy 

because it may inhibit construction of much-needed housing units and continue to drive up the 

price of rent. 

 

Recent trends Between 2000 and 2010, the total number of housing units in Jackson County 

increased rapidly.
150

 Housing units increased by 20.1 percent, with 2,130 units in Central Point 

alone (almost half of Medford’s growth of 5,000 units).
151

 In 2018 home prices in Jackson 

County increased by an average of $12,000 in comparison to 2017, a slower rate than previous 

years.
152

  

 

Conclusion Southern Oregon is one of the last affordable housing areas in the West Coast.
153

 

This could encourage Californians to relocate and contribute to the local economy.
154

 However, 

new residents from wealthier states could encourage local builders to concentrate on constructing 

expensive homes and not affordable housing. This could price out younger people, such as 

Millennials, and portions of the working class from the region. 

                                                 
145

 Leah Thompson, Southern Oregon’s Unemployment Rates are Higher than Country’s Average, Newswatch 12 

(Nov. 4, 2018), available at: www.kdrv.com/content/news/Southern-Oregons-Unemployment-Rates-are-Higher-

than-Countrys-Average-499561461.html.  
146

 Jamie Parfitt, Report: Medford, Grants Pass among top us job markets, Newswatch 12 (Nov. 13, 2018), available 

at: www.kdrv.com/content/news/Report-Medford-Grants-Pass-Among-Top-US-Job-Markets-500405392.html. 
147

 Id.  
148

 Id.  
149

 Id.  
150

 Population Research Center, Portland State University, Jackson County Final Forecast Report, Cycle 2: Region 1 

Documents 17 (May 2018), available at: www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Jackson_Report_Final.pdf 

(PDF warning). 
151

 Matt Jordan, Housing market ‘softening’ in Jackson County, NBC 5 (Nov. 9, 2018), available at: 

kobi5.com/news/local-news/housing-market-softening-in-jackson-county-89532/.  
152

 Matt Jordan, Housing market ‘softening’ in Jackson County, NBC 5 (Nov. 9, 2018), available at 

kobi5.com/news/local-news/housing-market-softening-in-jackson-county-89532/.  
153

 Greg Stiles, Housing prices will attract outsiders, Medford Mail Tribune (Oct. 15, 2018), available at: 

mailtribune.com/business/housing-prices-will-attract-outsiders.  
154

 Id.  
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Section 5: The City of Central Point’s Trends 
 

Introduction Central Point has unique economic and social trends when compared to the 

Southern Oregon region. Its population is fast-growing, relatively young, and its workers 

generally commute short distances to work.  

 

Measuring the City’s Trends 

 

i. Commuting Patterns 

 

Introduction The Department of Land Conservation & Development (DLCD) recommends 

analyzing commute patterns as one of the ways to determine land use needs. 

 

Central Point exhibits a somewhat unique combination of commuting patterns. See Figure 14. 

Typically, cities that have a low percentage of its residents working within the city also have 

relatively high commute times. But that is not the case for Central Point, which has only 21 

percent of its residence working outside the city. Those residents have much shorter commute 

times when compared to both the national and state averages for workers commuting outside 

their cities. This is probably because a large amount of Central Point residents work in north 

Medford. In many cases this is only a few blocks from where they live. Many may also work in 

White City, which can be accessed by roads with little congestion, such as Interstate 5 or Table 

Rock Road.  

 

Figure 14: Central Point Resident Commuting Patterns
155

 

Worker Travel Information 

(workers 16 years and over) Oregon 

Jackson 

County 

Central 

Point 

Means of Transportation to Work 

   Car, truck, or van 82.7% 86.5% 93.8% 

Drove alone 72.0% 76.8% 86.0% 

Carpooled 10.8% 9.7% 7.8% 

Public transportation (excluding 

taxicab) 4.2% 0.9% 1.5%
156

 

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 

   
                                                 
155

 U.S. Bureau of the Census.  
156

 The number of residents using public transportation was listed as 0.0% in the data set. However, that is 

improbable. Other Census Bureau data lists it as 1.5% and so that is included here. See U.S. Census Bureau, ACS 5-

year Estimate, DataUSA (2016), available at: datausa.io/profile/geo/central-point-or/.  
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Less than 10 minutes 17.5% 20.6% 21.8% 

10 to 14 minutes 16.9% 22.2% 29.7% 

15 to 19 minutes 16.5% 19.3% 24.7% 

20 to 24 minutes 15.0% 15.2% 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 59 minutes 5.6% 2.9% 0.4% 

60 or more minutes 5.3% 2.7% 1.6% 

Mean travel time to work (minutes) 22.1 18.4 14.8 

    Place of Work 

   Worked in state of residence 97.8% 98.8% 99.5% 

Worked in county of residence 77.5% 94.9% 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% 

Worked 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% 25.7% 0.0% 

 

ii. Local Population Forecast 

 

Introduction In addition to reviewing commuting patterns and economic trends, it is also 

important to review trends related to population growth. The DLCD recommends analyzing 

population because it is one of the best means to determine Central Point’s future land 

demand.
157

 While economic trends are subject to rapid changes without much warning, 

population growth is much easier to predict.  

 

This section contains a short analysis of population trends as of 2019. For a more comprehensive 

analysis, see the Central Point Population & Demographics Element (2019-2039).  

 

Past Trends Since Central Point published its first Economic Element, Jackson County’s total 

population has grown from roughly 114,000 to 219,270 people.
158

 See Figure 15. The high 

growth rates of the 1970s were a result of relative economic prosperity while the decline in the 

1980s was a result of challenging economic conditions.
159

 During the 1990s, the county’s growth 

rates increased again at first but then declined later in the decade. Jackson County’s total 

population grew rapidly in the 2000s, with an average annual growth rate of just over 1 percent. 

 

                                                 
157

 Economic Development Planning Team, Oregon Department of Land Conservation and Development, Tips for 

Conducting an Economic Opportunities Analysis (March 2008).  
158

 Population Research Center, Portland State University, Coordinated Population Forecast: 2018 through 2068 

(Jackson County) (June 2018) at 8-9. 
159

 Id.  
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Figure 15: Jackson County―Total Population by Five-year Intervals (1975-2017)
160

 

 
 

Central Point posted a growth rate higher than that of Jackson County, at 2.9 percent from 2000-

2010.
161

 That makes it the second fastest growing area in the Rogue Valley, just after Eagle 

Point’s rate of 5.6 percent.
162

 Currently, Central Point has approximately 19,101 people,
163

 

ranking behind Medford’s 82,566 people and just behind the City of Ashland’s 21,501 people.
164

 

 

Reasons for Increase The county’s positive population growth has largely been the result of net 

immigration.
165

 The aging population has led to an increase in deaths and local women have 

postponed having children, which has resulted in birth stagnation. As a result, without 

immigration, Southern Oregon would be experiencing a “natural decrease” in population.  

 

Long-term projections  Jackson County is likely to grow at a fast pace in the short-term.
166

 

The Central Point Population & Demographics Element (2019-2039) forecasts that Jackson 

County’s will grow from 219,270 people to 264,951 people by 2039.
167

 See Figure 16. 

                                                 
160

 Id. at 10. 
161

 Population Research Center, Portland State University, Jackson County Final Forecast Report, Cycle 2: Region 1 

Documents (May 2018), available at: www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Jackson_Report_Final.pdf 

(PDF warning).  
162

 Id.  
163

 See City of Central Point, Population & Demographics Element (2019-2039) at 12. 
164

 Portland State University, Population Research Center, Jackson County Coordinated Population Forecast 2018 

through 2068. 

Population Research Center, Portland State University, Jackson County Final Forecast Report, Cycle 2: Region 1 

Documents (May 2018), available at: www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Jackson_Report_Final.pdf 

(PDF warning)at 9.  
165

 Id. 
166

 Id.  
167

 City of Central Point, Population & Demographics Element (2019-2039) at 13. 
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According to the Population Research Center at Portland State University, the City of Central 

Point is expected to capture a much larger share of Jackson County’s future population than it 

has in the past.
168

 Central Point is expected to have a short-term growth rate of 1.5 percent,
169

 

and by 2039, Central Point will have 26,317 people, making it larger than the City of Ashland.
170

 

This also means that approximately 7 percent of the county population will live in Central 

Point.
171

 

 
Figure 16: Population Growth Projections for City of Central Point and Jackson County

172
 

 
 

 
Figure 17: Central Point Population Pyramid

173
 

 
 

                                                 
168

 Population Research Center, Portland State University, Jackson County Final Forecast Report, Cycle 2: Region 1 

Documents (May 2018). 
169

 Population & Demographics Element (2019-2039) at 13. 
170

 Jackson County Final Forecast Report, Cycle 2: Region 1 Documents (May 2018) at 47.  
171

 Population & Demographics Element (2019-2039) at 12. 
172

 Population & Demographics Element (2019-2039) at 13, Table 1. 
173

 City of Central Point Economic Element 2013-2033 citing U.S. Census Bureau.  

Year Central Point Jackson County Josephine County

2019 19,101                     219,270                   86,423                     

2020 19,714                     235,066                   88,274                     

2025 21,035                     246,611                   90,177                     

2030 22,920                     257,256                   93,194                     

2035 24,815                     263,006                   95,677                     

2039 26,317                     264,951                   97,377                     

Change: 2019 to 2039 7,216                       45,681                     10,954                     
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The population pyramid for Central Point, see Figure 17, depicts the typical shape for a town 

without a university. The “gap” in residents aged 20-24 exists in most non-university towns 

because this is the age where young adults leave to attend college or obtain employment 

elsewhere. Although this data will be less valuable after the 2020 census, it still helps to predict 

what types of services and land use Central Point needs to offer. The City’s population is less 

top-heavy than either the nation or the county because fewer people aged 65 or older live in 

Central Point. Although the Southern Oregon region experiences high levels of retirees 

relocating to the area, this does not appear to be the case in Central Point. However, the ongoing 

Twin Creeks project may alter future data.  

 

Because of the relative youth of the population, Central Point has a large percentage of families 

with working-aged individuals aged 30-50 and their children under the age of 14. Proportionally, 

this means that Central Point has higher levels of working-age individuals than the national 

population. This shows that Central Point has a strong labor base, and that there will continue to 

be a strong demand for education services.  

 

Conclusion Central Point must prepare to have its population grow by almost 38% over the 

next 20 years. Should the population trends continue, the City must also be prepared to house a 

population younger than a typical non-university town.  

 

iii. Regional Employment Forecast 

 

Introduction The DLCD also recommends analyzing job growth forecasts as a means to 

determine a city’s future land use needs.
 174

  

 

The employment forecast data used in this section was generated by the Research Division at the 

Oregon Employment Department through 2027. This is the best region-specific data currently 

available. The following analysis correlates to both population growth per the City of Central 

Point Population & Demographics Element (2019) and the anticipated expansion of specific 

occupations and industries. The subsequent conclusions assume that the forecasted rates of 2017-

2027 will remain constant through 2039. 

 

Growth According to Guy Tauer, the Regional Economist for Jackson and Josephine 

counties, between 2017 and 2027, 14,111 new jobs will open in the “Rogue Valley region”
175

 

due to population growth.
176

 In addition, there will be 148,807 job openings to replace workers 

who leave the occupation or the workforce.
177

 A worker who leaves a job and then is hired to do 

the same job at another establishment would not be counted as a replacement opening.
178

 

 

                                                 
174

 Economic Development Planning Team, Oregon Department of Land Conservation and Development, Tips for 

Conducting an Economic Opportunities Analysis (March 2008).  
175

 Defined as Jackson and Josephine Counties.  
176

 Guy Tauer, Rogue Valley Employment Projections by Occupation 2017-2027, State of Oregon Employment 

Department (July 9, 2018), available at: www.qualityinfo.org/-/rogue-valley-employment-projections-by-

occupation-2017-2027.  
177

 Id.  
178

 Id.  

8.B.b

Packet Pg. 72

A
tt

ac
h

m
en

t:
 E

co
n

o
m

ic
 E

le
m

en
t 

(6
/2

7/
20

19
) 

 (
11

63
 :

 E
co

n
o

m
ic

 E
le

m
en

t)

http://www.qualityinfo.org/-/rogue-valley-employment-projections-by-occupation-2017-2027
http://www.qualityinfo.org/-/rogue-valley-employment-projections-by-occupation-2017-2027


City of Central Point Comprehensive Plan Economic Element 2019 

 Page 36 

 

Figure 18: Rogue Valley Occupational Employment Change, 2017-2027
179

 

 
 

Service Industry The service industry had the largest share of total jobs in 2017. See Figure 

18 for both industry-specific job openings and job growth. The service industry is also expected 

to add the most new jobs in Jackson County and have the greatest number of total openings by 

2027.
180

 This industry includes food preparation, personal care services, building maintenance, 

ground keeping, and protective service occupations.
181

 This means that Central Point will need to 

dedicate more lands to retail use. 

 

Sales and Related Industries After the service industry, the greatest total openings will be in 

sales and related industries, such as office and administrative support―each with approximately 

21,800 total openings.
182

 These have growth rates of 6.7 percent and 5.3 percent.
183

 This low 

growth forecast is probably a result of labor-saving technologies like self-checkout stations, 

automated inventory systems, and online retail sales.
184

 This means that Central Point will need 

to dedicate additional lands to office use.   

 

Health Care The health care and social assistance industries currently account for 

approximately one out of six jobs in the Rogue Valley.
185

 In fact, the area’s current employment 

is concentrated in this industry with over 20,830 employees. Through 2027, health care is 

                                                 
179

 Id.  
180

 Id.  
181

 Id.  
182

 Id.  
183

 Id.  
184

 Id.  
185

 Guy Tauer, Rogue Valley Employment Projections by Industry 2017-2027, State of Oregon Employment 

Department (July 3, 2018), available at: www.qualityinfo.org/-/rogue-valley-employment-projections-by-industry-

2017-2027.  
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expected to have the most job openings―adding 3,780 new jobs.
186

 See Figure 20 for industry-

specific employment growth. This means that health care occupations will continue to grow by 

approximately 17.7 percent.
187

 This is because a growing and aging population will demand 

more health care services, which will in turn create more employment opportunities in this 

recession-resistant industry.
188

 

 

Although health care in the Rogue Valley is mostly concentrated in Medford, given that it has 

both Asante Rogue Regional Medical Center and Providence Medford Medical Center, Central 

Point has begun to make inroads into the industry with the Providence Medical Plaza on North 

Pacific Highway. This indicates that Central Point may want to dedicate more land to office 

space use in order to house more health care workers. 

 

Construction  Over the decade, construction is expected to have the fastest job growth 

rate in the Rogue Valley, up by 25 percent. This is because housing construction, while still 

below pre-Great Recession levels, is picking back up.
189

 As a result, Central Point may need 

more industrial-zoned land for construction shops, warehouses, machinery storage, and company 

offices.  

 

Professional & Management, Business, and Financial The two industries of Professional 

and Related services and Management, Business, and Financial services will both be growing at 

a healthy rate. Professional and related occupations will have a growth rate of 10 percent. As a 

result, Central Point will want to dedicate a good amount of its employment lands for office 

space use.  

  

                                                 
186

 Id.  
187

 Id.  
188

 Id.  
189

 Id.  
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Figure 19: Rogue Valley Industry Employment Change, 2017-2027
190

 

 
 

Manufacturing and retail Manufacturing and retail trade are still expected to add jobs by 

2027, just under 1,000 for both industries.
191

 See Figure 20 for industry employment changes. 

However, the possibility of an economic slowdown in these sectors should be taken into 

consideration when allocating land. 

 

Leisure and hospitality About one in eleven jobs in the Rogue Valley were in leisure and 

hospitality in 2017.
192

 This tourism- reliant sector is forecast to add 1,930 jobs between 2017 and 

2027.
193

 However, Central Point should consider the devastating effects that wildfires and smoke 

could have on the industry in the near-future. 
  

                                                 
190

 Guy Tauer, Rogue Valley Employment Projections by Industry 2017-2027, State of Oregon Employment 

Department (July 3, 2018), available at: www.qualityinfo.org/-/rogue-valley-employment-projections-by-industry-

2017-2027. 
191

 Id.  
192

 Id. 
193

 Id. 
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Figure 20: Industry Employment Forecast, 2017-2027
194

 

Jackson and Josephine Counties 

Employment Sector 2017 2027 Change 

%  

Change 

Total Employment 123,190 137,610 14,420 12% 

Total payroll employment 116,030 129,390 13,360 12% 

    Total private 101,750 114,290 12,540 12% 

        Natural resources and mining 3,600 4,430 830 23% 

            Mining and logging 550 570 20 4% 

        Construction 5,290 6,600 1,310 25% 

        Manufacturing 10,740 11,690 950 9% 

            Durable goods 7,170 7,500 330 5% 

                Wood product manufacturing 2,610 2,670 60 2% 

        Trade, transportation, and utilities 25,020 26,430 1,410 6% 

            Wholesale trade 3,190 3,290 100 3% 

            Retail trade 18,110 19,090 980 5% 

            Transportation, warehousing, and utilities 3,720 4,050 330 9% 

        Information 1,410 1,410 0 0% 

        Financial activities 5,310 5,630 320 6% 

        Professional and business services 9,290 10,650 1,360 15% 

        Private educational and health services 21,830 25,790 3,960 18% 

            Private educational services 1,000 1,180 180 18% 

            Health care and social assistance 20,830 24,610 3,780 18% 

                Health care 18,480 21,710 3,230 17% 

        Leisure and hospitality 14,580 16,510 1,930 13% 

            Accommodation and food services 12,700 14,290 1,590 13% 

        Other services and private households 4,680 5,150 470 10% 

    Government 14,280 15,100 820 6% 

        Federal government 2,010 2,180 170 8% 

            Federal government post office 450 450 0 0% 

        State government 2,750 2,910 160 6% 

        Local government 9,520 10,010 490 5% 

            Local education 6,790 7,160 370 5% 

    Self-employment 7,160 8,220 1,060 15% 

 

Using the total employment date in Figure 20, we know how many people each industry 

employed in 2017 and a projection for those figures through 2027. As a result, we can calculate 

the annual job growth for the region per industry. Using the foregoing data, and assuming that 

the rates remain constant, a sample jobs forecast for the Rogue Valley region can be calculated 

through 2039, as seen in Figure 21.   

                                                 
194

 Guy Tauer, Rogue Valley Industry Employment Projections data (June 26, 2018), available at: 

www.qualityinfo.org/documents/10182/92203/Rogue+Valley+Industry+Employment+Projections+2017-

2027?version=1.5 (Excel warning) 
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Figure 21: Employment Growth Forecast 

Jackson and Josephine Counties by Industry Sector 

 
 

In total, if the job growth rates projected for 2017-2027 are maintained for the next two decades, 

Southern Oregon will grow by 28,840 jobs by 2039.  

 

iv. Regional Competitiveness 

 

Generally, employers make locational decisions based upon a region’s competitive position for 

their industry. They then choose between communities within that region based upon localized 

factors. So, identifying industries in which the region can become competitive is an important 

step in developing land use policies and strategies to capture economic development potential for 

which Jackson County is well positioned.  

 
Figure 22: Jackson County Shift-Share Analysis 2010-2017

195
 

Major Industry 

LQ U.S. Growth rate
196

 Region Shift
197

 

 
2010 2017 

 
Percent Net 

 
Percent Net 

Farm Employment 
 

1.63 1.48 
 

13.44 365 
 

-10.3 -280 

Forestry, Fishing, and Related    3.95 4.02   13.44 286   1 21 

Mining 
 

0.32 0.53 
 

13.44 35 
 

74.74 194 

Construction   1 1.05   13.44 742   4.9 271 

Manufacturing 
 

0.9 1.08 
 

13.44 924 
 

20.57 1,414 

                                                 
195

 Pacific Northwest Regional Economic Analysis Project (PNREAP), Shift-Share Analysis of Employment Growth 

Jackson County, 2010-2017 (data analyzed Nov. 15, 2018), available at: oregon.reaproject.org/analysis/shift-

share/tools/410029/2010/2017/.  
196

 The change in local employment that would have occurred for a specific industry had it grown at the national 

growth rate of all industries combined. 
197

 The additional gain (or loss) in local employment for a specific industry beyond the national growth and industry 

mix effects resulting from the industry growing faster (or slower) than the same industry nationally. This does not 

represent actual jobs lost but jobs that could have been created had the region kept up with the national growth rate. 

Industry Sector

Number of 

Jobs in 

2017
195

Number of 

Jobs in 

2027
196

Forecasted 

Change in 

Jobs through 

2027
197

Forecasted 

Annual Change 

in Jobs
198

Total Job Growth 

Forecast Southern 

Oregon 2019 

through 2039
199

Construction & Natural Resources 8,890              11,030            2,140              214                  4,280                       

Manufacturing 10,740            11,690            950                 95                    1,900                       

Transportation & Utlilities 3,720              4,050              330                 33                    660                          

Wholesale Trade 3,190              3,290              100                 10                    200                          

Subtotal Industrial Jobs 26,540            30,060            3,520              352                  7,040                       

Retail Trade 18,110            19,090            980                 98                    1,960                       

Financial 5,310              5,630              320                 32                    640                          

Services (professional, business, health, 

private education, hospitality, information) 47,110            54,360            7,250              725                  14,500                     

Subtotal Commercial/Services Jobs 70,530            79,080            8,550              855                  17,100                     

Institutional/Government 14,280            15,100            820                 82                    1,640                       

Other 11,840            13,370            1,530              153                  3,060                       

Total New Jobs 123,190          137,610          14,420            1,442               28,840                     
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Retail Trade   1.4 1.39   13.44 2,079   -1.45 -225 

Transportation and Warehousing 
 

0.91 0.82 
 

13.44 424 
 

-14.78 -466 

Information   1.09 0.79   13.44 298   -29.55 -655 

Finance and Insurance 
 

0.71 0.65 
 

13.44 553 
 

-10.72 -441 

Real Estate and Rental and Leasing   1.19 1.16   13.44 773   -3.52 -203 

Professional, Scientific, and 

Technical Services  
0.71 0.71 

 
13.44 712 

 
-1.82 -96 

Management of Companies and 

Enterprises 
  1.36 0.74   13.44 233   -60.57 -1,051 

Administrative and Waste Services 
 

0.83 0.77 
 

13.44 729 
 

-9.23 -501 

Educational Services   0.55 0.6   13.44 190   10.04 142 

Health Care and Social Assistance 
 

1.28 1.31 
 

13.44 2,064 
 

2.11 324 

Arts, Entertainment, and 

Recreation 
  1.37 1.34   13.44 441   -3.53 -116 

Accommodation and Food 

Services  
1.08 1.16 

 
13.44 1,097 

 
8.11 662 

Other Services (except Public 

Administration) 
  0.98 0.98   13.44 810   -0.54 -32 

Federal Civilian 
 

0.93 0.98 
 

13.44 239 
 

4.74 85 

Military   0.43 0.43   13.44 77   -0.76 -4 

State Government 
 

0.59 0.29 
 

13.44 265 
 

-51.42 -1,016 

Local Government   0.78 0.86   13.44 940   8.99 629 

Other/Suppressed Industries
198

 
 

0.69 0.69 
 

13.44 384 
 

0.07 2 

Total Employment 
 

1 1 
 

13.44 14,662 
 

-1.23 -1,343 

 

See Figure 22 for how specific industries are doing in the Rogue Valley as compared to the 

national average. The shift-share column (LQ) measures the degree to which an industry sector 

has outperformed the nation within that industry’s employment levels during a specified time 

period. If the regional growth in an industry outpaced the change in the national share then there 

would be a positive (greater than 1) shift share.  

 

If an industry sector has out-performed in a shift share analysis and the concentration within that 

industry also exceeds national averages in a Location Quotient (LQ) analysis, then those 

industries are likely to be ones for which the region has exhibited durable comparative 

advantages. 

 

Between 2010 and 2017, the region outperformed the nation in nine industries. Of these, mining, 

manufacturing, educational services, and accommodation and food services outperformed the 

nation by at least eight percent. Mining had the highest percent gain in employment relative to 

the nation during the period, however given how little mining industry the area had previously, 

this comes out to a gain of only 194 new jobs. The second strongest shift came from 

manufacturing at 20.5 percent and with 1,414 new jobs.  

 

                                                 
198

 The "Other/Suppressed Industries" category portrayed in this table represents a combined total of those industries 

for which data were unavailable due to confidentiality restrictions. Those industries that are combined include: 

Utilities; Wholesale Trade.  
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There are three industries that the region is lagging in significantly: management of Companies 

and Enterprises, Information, and State Government. Management of Companies and Enterprises 

is a classification that involves employment in companies that run other types of smaller 

companies. Although the previous Economic Element indicated that the region was substantially 

ahead of the national curve (at 55 percent shift), the region is now significantly behind the 

national curve (at negative 60.57 shift). This makes sense given the somewhat remote location of 

the region from a major city and the levels of expertise that would typically be required in this 

type of industry.  

 

The Information industry includes publishing, software, broadcast, and internet industries. It is 

unclear why the region is behind by almost 30 percent; however, it may have to do with the 

Southern Oregon region lacking a research university, which would attract younger information 

professionals. The relative proximity of Silicon Valley (less than 400 miles away) probably 

contributes to a brain-drain of these young workers. The lack of growth in State Government 

jobs makes sense because most of the Oregon governmental offices are in the state capital, 

Salem, or other parts of the Willamette Valley.  

 

 

v. Economic Development Context 

 

In addition to measuring economic data, Statewide Planning Goal 9 encourages cities to consider 

traits in their local economies that have yet to be numerically qualified. These traits are evaluated 

below through an analysis of Central Point’s strengths, weaknesses, opportunities, and threats.  
 

Figure 23: Central Point’s Qualitative Trends
199

 

Trait Strengths Weaknesses Opportunities Threats 

Location, size, 

and buying 

power of 

markets 

Relatively low 

percentage of large retail 

compared to population. 

National exposure with 

specialty food industry. 

Relatively low per-

household income. 

If relative wages can 

be increased, Central 

Point can capitalize 

on expanding 

population. 

Failure to capture 

proportional growth 

over time, especially in 

specialty foods. 

Economic 

development 

efforts and 

programs 

Direct communication 

and collaboration 

between City staff and 

local businesses. 

Few large employers 

within city limits the role 

of the City in setting the 

policy and agenda for 

regional economic 

development. 

If City can add a few 

large employers in a 

particular sector, the 

City will be able to 

drive regional policy 

in that area. 

Capitalizing on this 

opportunity will require 

a coordinated strategy. 

Transportation 

facilities 

City has good freeway 

and airport access. 

Central Point's I-5 

interchange (Exit 33) is 

an old design with 

limited capacity. 

Expansion of Exit 35 

would add an 

additional freeway 

interchange and 

opportunities for key 

industries to locate 

there. 

Growth around Exit 35 

needs to help economic 

development without 

threatening the function 

of the interchange. 

                                                 
199

 See City of Central Point, Economic Element 2013-2033 (2013) citing City of Central Point.  
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Public 

facilities and 

services 

City has practical 

approach to its public 

facility needs and 

requirements. 

City's water is supplied 

by the Medford Water 

Commission and sewage 

treatment is provided by 

the Regional Water 

Reclamation Facility 

operated by the City of 

Medford under long-term 

agreements. 

City needs to ensure 

that it continues to 

have adequate 

capacity to serve 

future employment 

demands. 

Maintaining a good 

relationship with the 

City of Medford and the 

Medford Water 

Commission is 

important to avoid 

future service disputes 

or too large an increase 

in rates. 

Workforce 

development 

City's workforce has 

access to Rogue 

Community College 

(RCC), Southern Oregon 

University (SOU), the 

Job Council, and other 

training programs. 

Regionally, there are few 

post-graduate degree 

opportunities, no 

research university, and 

no proactive regional 

programs to encourage 

college graduates to 

locate to the area. High 

school drop-outs have 

limited employability. 

Advocate for training 

and programs that 

directly benefit 

Central Point 

employers. Support 

local schools to 

minimize high school 

drop-out rates.  

High school drop outs 

have limited 

employability and 

demand 

disproportionate 

services. 

Regulatory 

barriers 

The Greater Bear Creek 

Valley Regional 

Problem-Solving Plan 

("RPS") should 

encourage growth in the 

Tolo area and Central 

Point could capitalize on 

the advantages present. 

The RPS may require 

additional planning 

work. 

Capitalize on the 

opportunity for 

targeted employment 

growth in the Tolo 

area.  

Delays in making the 

Tolo area market ready. 
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vi. Competitive Position Summary 

 

When all the regional and localized factors are synthesized, there appear to be at least four target 

industry sectors where the City of Central Point exhibits a strong and durable competitive 

position. These are the same industries identified in the 2013 Economic Element, and the 

conclusions in 2013 remain accurate in 2019.   

 

 The specialty foods cluster that includes Lillie Belle Farms chocolates, Rogue Creamery, 

and the nearby Seven Oaks Farm just outside Central Point’s municipal boundary 

represents a small but unique opportunity for growth.  

 

 Truck transportation and related support industries pay high wages to City residents and 

is a sector that both the Region and the City are well positioned to serve.  

 

 Planned population growth in Central Point in the regional plan is expected to support 

expanded retail commercial within the City as the buying power of the City’s residential 

base expands.   

 

 Planned population growth is also likely to support expanded healthcare services in the 

City. Overall, this sector is expected to grow rapidly within the region as exemplified by 

the Providence Medical Group building on Front Street. Although existing investments in 

Medford hospitals are likely to concentrate much of the regional growth, Central Point 

has an opportunity to keep pace with the growth in this sector.  

 

Central Point also has some unique spatial characteristics that may support future economic 

activities in two other sectors due to the Greater Bear Creek Valley Regional Problem-Solving 

Plan (“RPS”). Specifically, there are aggregate employment uses and Erickson Air Crane that are 

located within the Tolo Urban Reserve Areas. These are both employer types with special needs, 

but the areas inclusion in the RPS Plan may present opportunities to work with these employers 

for mutual benefit. 

 

vii. Assessment of Central Point’s Economic Development Potential 

 

The DLCD’s Industrial & Other Employment Lands Analysis Guidebook recommends assessing 

the City’s economic potential based on several factors. See Figure 24 for subjective scoring on 

each of Central Point’s competitive market advantages and disadvantages.  

 

Central Point is located well in relation to markets and key transportation facilities. It is situated 

halfway between two major cities, Portland and San Francisco, is located on Interstate 5, and has 

ready access to the Rogue Valley International Airport. The drawbacks are that it is not located 

close to a major metro area and most flights from the airport require connecting flights at a major 

hub.  

 

Central Point has excellent public facilities like water and sewer. There are rarely any service 

disruptions.  
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Central Point has fair access to labor markets. Its relative isolation from a major population 

center does increase costs and decreases its ready access. The same is true with materials and 

energy, aside from some natural resources like timber. But, as Section 5, Subsection iv 

demonstrates above, the Southern Oregon region is competitive in several labor markets.  

 
Figure 24: Central Point's Economic Development Potential 

Description Score 

Location relative to markets 3 

Availability of key transportation facilities  3 

Key public facilities (water, sewer, etc.) 4 

Labor Market (cost and access) 2 

Materials and energy (availability and cost) 2 

Necessary support services  3 

Pollution control issues 3 

Education and technical training 2 

Other (such as land availability) 3 

Total 25 

Scores: 1= poor, 2 = fair, 3 = good, 4 = excellent 

 

Central Point has good access to necessary support services. What businesses cannot get 

internally or in near-by Medford, they can get at a nearby major city like Portland, or probably 

find online.  

 

Central Point has few pollution control issues, although the wildfire smoke in the summer 

months does harm to the local economy and industries like tourism.  

 

The City has fair access to education and technical training. The area hosts both Rogue 

Community College (RCC) and Southern Oregon University (SOU). Other than that, most 

students must travel either to the Oregon Institute of Technology in nearby Klamath Falls, to a 

state school like the University of Oregon and Oregon State University in the Willamette Valley, 

or out of state altogether. 

 

Lastly, Central Point has good access to other market advantages, such as a ready supply of land 

in the Rogue Valley and surrounding communities. 
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viii. Central Point’s Projected Job Growth 

 

Next, a forecast for Central Point’s future job growth needs to be calculated. This is key to 

determining how much land is needed per industry category in Central Point through 2039. The 

following analysis is based on Central Point’s population compared to the regional population. 

That population percentage is then applied to the regional job forecast.  

 

For example, given that the population of Jackson County in 2018 was 219,270
200

 and the 

population of Josephine County is 87,487,
201

 and Central Point has 19,101 people,
202

 the City of 

Central Point currently has approximately 6.22 percent of the regional population. As a result, 

we can assume that Central Point will capture approximately 6.22 percent of jobs created 

regionally in the year 2019.
203

  

 

By 2039, Central Point will grow by approximately 7,216 residents.
204

 This means that by 2039, 

Central Point will have approximately 7.06 percent of the regional population because Jackson 

County will have 264,951 people and Josephine County 107,470 people. See Figure 25. As a 

result, we can assume that Central Point will capture approximately 7.06 percent of jobs created 

regionally in the year 2039.
205

 

 

But we need to know more than how many jobs are created in the year 2019 or in the year 

2039—we need to know how many jobs will be created every year between 2019 and 2039 to 

get the total number of employment acres Central Point is going to need. Unfortunately, we only 

have the regional job data for those individual years, the regional and city population data, and 

what we have calculated to be Central Point’s share of the region’s job growth. However, if we 

take an average of Central Point’s population share (that is, the average of 6.22 percent and 7.06 

percent), we can estimate the average percentage of the regional population that Central Point 

will capture over the next 20 years, which is 6.64 percent. As a result, we can assume that 

Central Point will capture approximately 6.64 percent of the new jobs created regionally between 

2019 and 2039.  

 

Using the data in Figure 25, we can apply Central Point’s projected population rates to forecast 

the number of jobs that Central Point will likely gain in each industry from 2019 to 2039. See 

Figure 26 for the forecasted job numbers. Ultimately these numbers show that by 2039, Central 

                                                 
200

 Portland State University, Population Research Center, Jackson County Coordinated Population Forecast 2018 

through 2068 47 (June 30, 2018), available at: 

www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Jackson_Report_Final.pdf (PDF warning).  
201

 Portland State University, Population Research Center, Josephine County Coordinated Population Forecast 2015 

through 2065 33 (June 2015), available at: 

www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Josephine_Forecast_Report_201506.pdf (PDF warning).  
202

 Portland State University, Population Research Center, Jackson County Coordinated Population Forecast 2018 

through 2068. 
203

 Note that this assumes that Central Point has an equal percentage of the jobs created as compared to population, 

not that it has an equal percentage of total jobs now existing.  
204

 That is Central Point’s forecasted 2039 population less the estimated 2018 population from Figure 25 (26,317 – 

19,101 = 7,216).  
205

 Note that this assumes that Central Point has an equal percentage of the jobs created as compared to population, 

not that it has an equal percentage of total jobs now existing.  
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Point will add 1,948 new jobs. This means that Central Point will need employment land to 

house these new workers.  

 
Figure 25: Central Point’s population growth rate 

 
 

Figure 26: Central Point's 20-year job forecast by industry 

 
 

Based on the foregoing data, Central Point will need enough employment lands over the next 20 

years for approximately 1,948 new jobs. 

City/County Estimated 2019 Estimated 2039

Average 

Popualtion Share, 

2019-2039
215

Central Point's Population
217

19,101                 26,317                 

Jackson County's Population
216

219,270               264,951               

Josephine County's Population
218

86,423                 97,377                 

Total Population of Both Counties 305,693               362,328               

Central Point's Capture Rate of Job Growth 6.2% 7.3% 6.8%

Source: 2019 PRC Coordinated Population Forecast, Jackson and Josephine Counties

Industry Sector

Southern Oregon's 

20-Year Job 

Forecast
202

Central Point's Total Job 

Growth Capture at 6.8% 

of Regional Forecast 

(2039)

Construction & Natural Resources 4,280                        289                                   

Manufacturing 1,900                        128                                   

Transportation & Utlilities 660                           45                                     

Wholesale Trade 200                           14                                     

Subtotal Industrial Jobs 7,040                        476                                   

Retail Trade 1,960                        132                                   

Financial 640                           43                                     

Services (professional, business, health, 

private education, hospitality, information) 14,500                      980                                   

Subtotal Commercial/Services Jobs 17,100                      1,155                                

Institutional/Government 1,640                        111                                   

Other 3,060                        207                                   

Total New Jobs 28,840                      1,948                                
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Section 6: Land Demand 
 

Introduction This section projects the City of Central Point’s short term (2019-2024) and long-

term (2019-2039) supply of land needed to satisfy employment projections. 

 

Having reviewed economic trends on a national, state, regional, and local level, it is important to 

use that information to identify economic development opportunities that are likely to expand or 

locate in or near Central Point within the next twenty years. Understanding the types of sites 

needed will enable the City to successfully implement its economic development objectives. 

 

Legal Requirements Central Point must have adequate supplies of land to meet employment 

needs for a range of employment opportunities. These lands must be adequate to capitalize on the 

City’s economic opportunities in terms of both quantity and type. 

 

Central Point is required to identify the major categories of industrial or other employment uses 

that could reasonably be expected to locate or expand within the city’s urban growth boundary. 

OAR 660-009-0015. A use or category of use will be reasonably expected to expand or locate to 

Central Point if it possesses the appropriate locational factors for the use or category of use. 

 

Economic Growth Rate Forecast 

 

It is expected that Central Point will at least maintain 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 at 1.5% 

through 2039, see Figure 17 supra.  

 

However, consistent with the City’s competitive positions described above there are at least three 

sectors where the City is 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. It is in these three industry sectors that the State’s regional forecast 

is appropriately adjusted upward to reflect localized opportunities (See Figure 27). 

 

i. Specialty Food Manufacturing 

 

This is a small but distinguished sector in the Central Point economy. Overall, modest growth 

assumptions in the manufacturing sector are likely to adequately capture growth potential in this 

niche sector but may buoy a slight edge over regional growth rates. However, exceptional growth 

in this sector is possible due to the exceptional quality of products in this niche. If such growth in 

the future materializes, then that may warrant a re-evaluation of the overall manufacturing 

employment growth forecast in the Economic Element. 

 

ii. Trucking and Warehousing 

 

The trucking and warehousing industry is strong regionally with higher than average 

employment concentrations. Median wages in the industry for Central Point residents are much 
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higher than regional or state averages. Assuring adequate supply of land for these uses represents 

an excellent opportunity to expand on an existing sector of strength that also pays relatively high 

wages. Also, this industry has potential interconnections with the wholesaling industry that 

creates the potential to outpace overall regional growth to a modest degree.  

 

Central Point is also uniquely positioned to satisfy regional growth and capitalize on regional 

comparative advantages in this sector. The Greater Bear Creek Valley Regional Plan 

contemplates that the “Tolo” area is well situated for this type of economic activity north of 

Interchange 35 which already serves industrial traffic to White City and aggregate resource 

traffic in the area. There is very little residential and commercial development around the 

interchange. No new residential development is contemplated in the regional plan, so this area is 

well positioned to meet an important regional need for expanded transportation and warehousing 

uses.  

 

However, the Tolo area is constrained because of a relative lack of water service. Any attempt to 

take advantage of this area would require a large investment to increase water and provide other 

necessary utilities.  

 

iii. Retail  

 

Retail represents another opportunity for the City of Central Point. Retail trade and associated 

employment tends to vary with population. From a retail trade perspective, population growth is 

essentially consumer growth. Thus, it is reasonable to 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 set out in the County’s coordinated population forecast for the City. From an industry 

categorization versus land use perspective there are some small but important differences. Land 

use terminology included within the retail category includes restaurants and bars while 

restaurants are categorized in the leisure and hostility industry sectors, so growth in this sector is 

appropriately consistent with the retail uses in both categorization schemes such as a boutique. 

 

iv. Projected Growth Forecast by Industry  

 

Figure 27 depicts a reasonable 10-year planned growth rate by industry for the City of Central 

Point. This growth rate utilizes the state’s regional forecast for all industries through 2027 and 

shows how much each industry is likely to grow both statewide and in the City of Central Point.    
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Figure 27: Central Point Projected Growth Rate by Industry
206

 

 
 

This is the best and most recent data available for regional industry growth projections over the 

mid-term (10 years). This economic element assumes that the rates will remain constant through 

2039. 

 

i. Site Requirements Analysis 

 

Goal 9 requires an analysis of site requirements. The Economic Element and Buildable Land 

Inventory essentially breaks the City’s employment land inventory by employment category. 

Within these general development pattern types, the Economic Element analyzes demand and 

supply of large, medium and small sites. In practice, there are no discrete size breaks that 

differentiate between large, medium and small sites, but it is useful to analyze different sizes 

because the site requirements do vary with firm size. Figure 28 describes the qualitative site 

requirements for each of the general development pattern.   

  

                                                 
206

 The data in the middle column is from the Gail Kiles Krumenauer, Senior Economic Analyst at the Oregon 

Employment Department, Oregon Employment Industry Projections 2017-2027 (June 26, 2018), available at: 

www.qualityinfo.org/documents/10182/92203/Oregon+Industry+Employment+Projections+2017-2027?version=1.7 

(Excel Warning). The data in the right column is from Guy Tauer, Regional Economist at the Oregon Employment 

Department, Rogue Valley Industry Employment Projections 2017-2027, available at: 

www.qualityinfo.org/documents/10182/92203/Rogue+Valley+Industry+Employment+Projections+2017-

2027?version=1.5 (Excel Warning).  

Industry Sector

State % Change, 

2017-2027

Central Point % 

Change, 2017-2027

Total Private 12.9% 12.0%

Natural Resources and Mining 11.1% 23.0%

Construction 17.5% 25.0%

Manufacturing 6.7% 9.0%

Trade, Transportation & Utilities 10.5% 6.0%

     Wholesale 8.1% 3.0%

     Retail 9.4% 5.0%

     Transportation, Warehousinf & Utilities 17.3% 9.0%

Leisure and Hospitality 13.1% 13.0%

Professional & Business Services 17.0% 15.0%

Financial 4.9% 6.0%

Other Services 10.6% 10.0%

Information 10.2% 0.0%
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Figure 28: General Development Pattern Site Requirements 

Type 

Public Facility and 

Service 

Requirements 

Transportation 

Facility 

Requirements; 

Access to customers 

and workforce 

Size 

Cat./ 

Typical 

Site 

Size 

(acres) 

Discussion of Site Requirements by Size Category 

R
et

ai
l 

C
o

m
m

er
ci

al
 

Retail commercial 

uses typically 

require all urban 

facilities and 

services such as 

water, sewer, storm 

drainage, police and 

fire protection, 

electricity, natural 

gas, and modern 

communications 

systems 

Retail commercial 

development requires 

premium access and 

excellent visibility for 

customer attraction. 

Foot traffic and access 

to public 

transportation can also 

be important. 

Large/ 

8-30 

Large commercial sites tend to cluster within larger blocks 

of commercial that can be 100 acres or more. Outdoor 

storage sales can demand very large sites. These users will 

anchor commercial areas and attract customers for medium 

and small users. Must be located adjacent to and visible 

from major arterials and state highways. 

Med./ 

2-7 
Medium commercial uses can locate within larger blocks of 

commercial or may function as a stand-alone community 

commercial use. Must be located adjacent to and visible 

from major arterials and collectors if not stat highways 

Small/ 

0.5-2 
Small commercial uses fill in the spaces not used by 

medium and large retail commercial. These tend to be 

specialty sales that serve niche retail markets. 

O
ff

ic
e 

Office uses typically 

require all urban 

facilities and 

services such as 

water, sewer, storm 

drainage, police and 

fire protection, 

electricity, natural 

gas, and modern 

communications 

systems 

Consumer driven 

office users like 

branch banks & 

insurance sales must 

have good visibility 

and access. Other 

office uses only need 

reasonably direct 

access to the regional 

transportation 

network. Airport 

access can be essential 

Large/ 

3.5-12 

Large office uses will require excellent access to the 

regional transportation network because they have large 

workforces that require capacity in the system. Large office 

uses can locate in commercial or industrial areas depending 

on the specific requirements of the enterprise. 

Med./ 

1-3.5 

Medium office uses that require customer significant access 

will seek out and compete for commercial zoned space. 

Other medium office uses may demand business park space 

intermixed with light industrial uses. 

Small/ 

0.25-1 

Small office uses are the uses that “fill in” commercial and 

industrial areas because their needs are the most varied and 

requirements the most flexible 

In
d

u
st

ri
al

 

Industrial uses may 

or may not require 

all urban services. 

However, many 

industrial uses will 

have very specific 

and large demands 

for certain services 

like power or 

sewage capacity 

Access for freight is a 

top priority and may 

be via truck and/or 

rail. Industrial uses 

sometimes accept 

more remote locations 

to avoid congestion 

and that support 

freight movements. 

Airport access is often 

important. 

Large/ 

15-300 
Large industrial uses tend to conduct site searches on 

regional, national or internal scales. Factors that affect 

demand depends on the very specific requirements of the 

enterprise that are difficult to predict a priori. 

Med/  

3-14 
Medium industrial uses tend to be price sensitive and seek 

out space within business or office parks. They sometimes 

require property ownership that will also result in low real 

estate overhead in relation to the enterprise. 

Small/ 

0.5-2.5 

Small industrial uses tend to be price sensitive. Low rent is 

a priority. Small site sizes can create challenges for freight 

movement to small industrial sites and also within the sites 

themselves. 

 

ii. Target Industries’ Unique Site Requirements 

 

In addition to the general development pattern site requirements, the site requirements specific to 

Central Point’s target industries warrant more detailed consideration. 
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Specialty Food Products Manufacturing 

 

The small cluster of businesses that are engaged in specialty food product manufacturing in 

Central Point have small retail storefronts that accompany their manufacturing businesses. The 

sites are generally small and there is limited room to expand operations on the existing sites. The 

segment of Highway 99 where these uses are located have good access to I-5. From there they 

have excellent visibility directly from Highway 99. However, the narrow strip between Highway 

99 and the railroad tracks creates a practical/physical limit on future expansion. Central Point 

should keep lines of communication open with these businesses to assure that the site 

requirements for any expansion are well understood by staff and policy makers. 

 

Truck Transportation and Transportation Support Services 

 

These businesses require both office space and trucking facilities that are 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. Adequate expansion area is often a factor when selecting a site so that 

expansion can be accommodated without the need to relocate. Direct access to the interstate 

freeway is essential and must be located in areas that are relatively free from congestion to 

enable efficient freight movements. Aside from transportation facilities, power, and modern 

communications, some transportation uses may not necessarily require the full complement of 

other urban facilities and services. 

 

Retail Trade 

 

Convenient access to I-5 is important but meeting visibility site requirements from I-5 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 Street arterial is good and 

access can be made reasonably direct. Until an anchor center is sited that attracts regional 

shopping trips, the site requirements of many small and medium retailers cannot be met. The 

anchor tenants create a critical mass of shopping activity that then allows the small and medium 

retailers to achieve additional sales with shopping trips that are created by the anchor. 

 

As the City’s residential neighborhoods expand to the west and north there is a need for 

additional retail, and office, development to serve the particular commercial needs, both 

commercial and office, of the surrounding neighborhoods. The design and size of these 

commercial centers need to be based on the ultimate long-term density and area of the 

neighborhood and designed to complement the neighborhood’s residential character. The 

location and design of these commercial centers need to support and encourage pedestrian access 

from the serving neighborhood. For land use planning purposes these centers are referred to as 

Pedestrian Oriented Neighborhood Commercial Centers. 

 

 

Long-Term Land Demand Estimate 
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This section calculates Central Point’s land demand estimate for the next 20 years. Figure 21 

above provides the total number of jobs forecasted to be created in Southern Oregon through 

2039. Figure 25 calculates that Central Point should capture approximately 6.64 percent of these 

new jobs. Figure 26 calculates that this equals approximately 1,915 new jobs for Central Point 

and allocates them by industry. 

 

Employment land demand estimates can be projected using a variety of techniques, but this 

Economic Element calculates the land needs by converting the projected population growth rates 

into projected employees and then using average employee space needs and floor area ratios to 

project future land needs. See Figure 32 for the estimate of employee density per acre. Then 

these land needs are aggregated by the development pattern type demanded by each industry so 

that the demand projections can ultimately be reconciled with land base supply calculations. 

Each of these steps requires assumptions about expected ratios and land development 

efficiencies. 

 

iii. Estimate of Needed Employment Lands 

 

In order to estimate the number of acres needed by 2039 for all Central Point’s industries, this 

section uses an employee per acre ratio. According to the DLCD’s Industrial & Other 

Employment Lands Analysis Guidebook, there are typically 8-12 industrial sector jobs per acre, 

14-20 commercial and service sector jobs per acre, 6-10 institutional and government jobs per 

acre, and 6-10 other employment sector jobs per acre.
207

  
 

Figure 29: Projected Employment Net Buildable Land Needed 2019 to 2039 

 
 

Figure 30 takes the number of jobs Central Point expects to gain by 2039 and estimates how 

many acres are needed for each major employment land use type based on the DLCD’s 

employee per acre ratio. Then, it compares that to the total net buildable acres currently in the 

City. As a result, Central Point will need 47 new net acres in the aggregate by 2039. 

 

However, Central Point will have a slight surplus of industrial lands but a deficit of commercial, 

institutional, and other land types. To eliminate this deficit, Central Point will need to add 

                                                 
207

 DLCD’s Industrial & Other Employment Lands Analysis Guidebook, 2-46. 

Land Use Classification Number of Jobs
224

Jobs/Buildable Acre 

Ratio from DLCD
225

Employment 

Buildable Acres 

Needed
226

Existing Buildable 

Acre
227

Buildable Acreage 

Surplus/Shortage

Industrial 1,658                           8   

Commercial/Service 4,407                           14   

Institutional/Gov't 892                              6

Other Services & Self-

Employment 740                              6

Total 7,697                           22 -                           -                            -                            

Industrial 476                              8 59                            87                             27                              

Commercial/Service 1,155                           14 83                            61                             (21)                            

Institutional/Gov't 111                              6 18                            -                           (18)                            

Other Services & Self-

Employment 207                              6 34                            -                           (34)                            

Total 1,948                            142                          148                           (47)                            

Note: Employment Gross Acres Needed calculated using Buildable Acres adjusted for right-of-way (25%)
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approximately 73 gross acres of commercial, institutional, and other land types of lands by 

2039.
208

 See Figure 30. 

 
Figure 30: Gross Acres Needed

209
  

 
 

Another way to estimate the land demand is to compare the above result to the conclusions 

reached in other parts of the Central Point Comprehensive Plan. For example, Central Point’s 

Economic Element 2013-2033 found that the City would need between 59 and 67 acres by 

2033. See also Central Point’s Land Use Element 2018-2038, which made the same findings. 

 

The previous Economic Element estimated that Central Point needs approximately 13 acres of 

employment lands per 1,000 residents.
210

 Currently, Central Point has approximately 19,101 

people
211

 and the 2039 population is projected to be around 26,317.
212

 This increase of 

approximately 7,216 residents means that Central Point would need a total of 93.8 additional 

acres for employment purposes in the long-term.
213

 But, because there is a surplus of 

approximately 23 Industrial site acres, Central Point actually needs 65 acres.
214

 

 

Conclusion  In conclusion, based on Central Point’s projected job capture rate, the 

Comprehensive Plan’s previous calculations, and the estimated ratio of residents to land use 

needs, Central Point has a forecasted demand of 65 to 74 additional net acres for employment 

purposes for the 2019 to 2039 planning period. 

 

Short-Term Land Demand Estimate 

 

By quartering the numbers from the long-term estimate, the short-term land employment use 

needs can be determined. As a result, Central Point will need 18 additional net acres for the 

next five years (2019-2024). See Figure 30. 

 

Inventory of Employment Lands 

 

After identifying economic opportunities and estimating land demand, the next step in the Goal 9 

                                                 
208

 That is, (21.1714) + (18.1667) + (33.8333) = (73.1714).  
209

 See Figure 29. Rounded to the nearest tenth.  
210

 Central Point Land Use Element 2018 at 27.  
211

 Id. at 9.  
212

 Population Research Center, Portland State University, Jackson County Final Forecast Report, Cycle 2: Region 

47 Documents (May 2018). 
213

 That is, (((26,707-19,101)/1000)*13 acres) 
214

 That is, 93.8 acres – 28.395. 

Sector

New Buildable Acres 

Needed by 2039

Gross Employment 

Acres Needed, 2019-

2039

Short-Term Gross Acres 

Needed, 2019-2024

Industrial                                      -                                        -                                        -   

Commercial/Service                                      21                                      27                                        7 

Institutional/Government                                      18                                      23                                        6 

Other/Uncovered Employment                                      34                                      43                                      11 

Total Employment                                      74                                      93                                      23 
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process is to evaluate the current land base and its ability to meet the site needs for which there is 

a projected demand over the next twenty years. 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 Central Point Buildable Lands Inventory (BLI): 2019-2039 has been published by the 

City of Central Point as a separate document. The above-conclusion that Central Point needs 

65 to 73 additional net acres by 2039 considers the findings of the BLI, including that there is 

a slight surplus of industrial lands.  

 

i. Redevelopment and Land Use Efficiency 

 

The City of Central Point’s current built employment land base has relatively limited 

redevelopment potential. According to the BLI, the City only has 8.95 acres of total commercial 

lands and 36.18 acres of industrial lands that are redevelopable.
215

 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 aggregation of 

parcels. While this type of redevelopment does occur on occasion, it is unlikely to be 

economically viable in Central Point on a scale that would alter long-term supply and demand 

projections for employment lands. This quantitative determination does not 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.
216

 Several 

parcels are zoned residential and that are large enough to be be developed for employment uses. 

Other parcels are not intensively developed. However, this is an area where relatively 

inexpensive small industrial sites are available to own and where there are limited development 

requirements that add overhead. In some ways, this area is important employment land for 

certain types of firms that have ever fewer places to locate in the valley in a manner that is 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. 

Moreover, without relatively massive financial incentives for significant redevelopment that 

would change the overall quality of development in this area, lesser redevelopment policies tend 

to have the opposite effect where owners intentionally avoid development projects that would 

trigger expensive design and aesthetic upgrades to their respective properties. 

 

ii. Vacant Lands 

 

According to the BLI, most of the City’s vacant acreage consists of Medium Industrial lands, as 

well as Large and Medium Retail.
217

 The City has barely any vacant acreage allocated 

predominantly to office use of any kind. It also has little acreage dedicated to small retail. 

However, according the analysis in this Economic Element, Central Point’s economy will likely 

                                                 
215

 Central Point Buildable Lands Inventory (BLI): 2019-2039 at 6, Tables 3 and 4. 
216

 See Central Point Buildable Lands Inventory (BLI): 2019-2039 at 13. 
217

 Id. at 7, Figure 3. 
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have its strongest growth in industries that require retail and office space. As a result, the City 

needs to increase its buildable lands in these categories. 

 

Further, according to the BLI, most of the vacant number of lots are in small retail (even though 

there is little total acreage).
218

 Further, there are few vacant lots of any kind for offices, large 

retail, and large industrial.
219

 As a result, the City will need more parcels for offices of every size 

and for large industrial and large retail.  

 

Another consideration in the employment land demand and current employment land inventory 

is the spatial relationship between existing inventory and future demand. As the City’s residential 

neighborhoods (UGB) expand to the west and north additional employment lands will be needed 

for Pedestrian Oriented Neighborhood Commercial Centers. As would be expected the City’s 

current employment land inventory (planned and zoned) is not spatially appropriate for these 

new expanding neighborhoods, and in terms of inventory are considered excess supply. 

Consequently, there will be a need to discount some of these lands when addressing the supply 

need for new Pedestrian Oriented Neighborhood Commercial Centers. 

 

iii. Conclusion 

 

A stable and diverse economy that provides access to employment opportunities for Central 

Point’s growing population is fundamental to providing a livable community consistent with the 

City’s vision and preferred future. Based on the analysis herein, the City will experience growth 

across all employment categories and is particularly well positioned to experience growth in 

specialty foods, trucking and transportation, healthcare and retail services. However, proactive 

and effective strategies will be necessary to attract, retain and expand a diverse business 

environment to provide for the City’s employment needs as they change over time. To 

accomplish this, the City recognizes the following considerations as essential to fostering an 

effective economic development program in Central Point:  

 

1. Collaboration, Partnership & Comparative Advantages Must Be Leveraged.  Effective 

economic development actions necessary to diversify the City’s economic base requires 

an understanding of, and a careful balance between regional cooperation and competition. 

It is important to understand and pro-actively participate in the broader national, state, 

and regional economic development discussions. Participating in regional economic 

development programs like Southern Oregon Regional Development, Inc. (SOREDI) and 

the Rogue Valley Workforce Development Council can improve the regional economic 

climate and a strong regional economy will benefit all communities within the region. 

Most importantly, to be an effective participant the City must recognize its competitive 

advantage within the region and compete for those economic development opportunities 

within the region for which Central Point is well positioned. 

 

2. Adequate Land Supply and Development Site Characteristics Needed to be Competitive: 

The City will need to provide adequate land supply in terms of both acreage and 

development site characteristics to effectively respond to business development needs. 

                                                 
218

 Id.  
219

 Id.  
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This need is particularly true for Neighborhood Commercial lands as the City expands its 

urban growth boundary. At this time, the City does not have enough employment lands to 

meet the projected economic needs over the next 20 years. Population growth and job 

forecasts indicate that the City will need more lands for Office, Retail and Institutional 

employment uses with a focus on development sites suitable for medium and large office 

and retail uses and availability of vacant buildings for expanding small businesses (i.e. 

flex-space). Over the 2019-2039 planning period, the City will need to expand the UGB 

to ensure an adequate 5-year and 20-year supply of buildable employment land (Table 

30).  

 

3. Dynamic Economic Conditions Require Proactive and Responsive Management. The 

economy is dynamic and even economic opportunities for which the City is well 

positioned require timely and concerted action. These dynamic economic forces require 

the City to be responsive and flexible to capitalize on opportunities as they arise. They 

also require the City to engage in sustained analysis of national, state, and local economic 

conditions. Only when the City is actively monitoring its economy will it be poised to 

take advantage of good opportunities and guide the community through any turbulent 

times.  

 

Furthermore, the pursuit of beneficial economic development requires a balance between 

short-term and long-term economic objectives. The City recognizes that some 

opportunities may warrant short-term incentives to achieve longer term employment or 

property tax revenue objectives; while other opportunities may have a lesser long-term 

benefit and may not warrant the short-term fiscal cost of incentives.  
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Section 7: Goals and Policies 
 

Statewide Planning Goal 9 requires that comprehensive plans and policies contribute to a stable 

and healthy economy in all regions of the state. This section sets forth the City of Central Point’s 

economic development goals and policies.  

 

Goal 1  To actively promote a strong, diversified, and sustainable local economy, that 

reinforces Central Point’s “small town feel”
220

 and family orientation while 

preserving or enhancing the quality of life in the community as a place to live, 

work, and play.  

 

Because this Economic Element concludes that there will be economic 

uncertainty in the short-term, it is important that Central Point work to diversify 

and strengthen its economy. By continuing to analyze economic trends, Central 

Point will be able to continue growing strong throughout the 2019-2039 planning 

period.  

 

Goal 2 To create meaningful incentives to encourage and support economic 

development;  

 

Central Point has historically been a bedroom community where people live but 

work elsewhere. In order to maintain a strong tax base and to ensure continued 

economic prosperity, Central Point must take an active role in encouraging 

economic development.  

 

Goal 3  To encourage and promote the development, redevelopment, and enhancement of 

retail and office areas to achieve a vibrant shopping, entertainment, living and 

working experience in the downtown area.  

 

This goal is important because Central Point needs a vibrant downtown in order to 

ensure future economic prosperity. Further, based on the current BLI and the 

projected land use needs, Central Point is going to need targeted redevelopment 

strategies to encourage these types of activities in the future.   

 

Goal 4  To encourage active communication and cooperation between the City, local, and 

state agencies, and local businesses concerning economic development, 

education, and workforce development.  

 

The City cannot reach its goals without the assistance of others. As a result, the 

City needs to be receptive to suggestions and aid from others and also needs to be 

active in communicating its needs and plans.  

 

Goal 5  To encourage and support growth, particularly in the targeted industries (specialty 

food manufacturing, and trucking and warehousing sectors).  

                                                 
220

 As defined in the Urbanization Element of the Comprehensive Plan 

8.B.b

Packet Pg. 95

A
tt

ac
h

m
en

t:
 E

co
n

o
m

ic
 E

le
m

en
t 

(6
/2

7/
20

19
) 

 (
11

63
 :

 E
co

n
o

m
ic

 E
le

m
en

t)



City of Central Point Comprehensive Plan Economic Element 2019 

 Page 59 

 

 

These targeted industries are where the City could make strides. It is important 

that the City help maintain and grow these industries now and in the future.  

 

Goal 6 To maintain at all times an adequate supply of suitable short-term (five-year) 

employment lands.  

 

Central Point does not have an adequate short-term supply of lands for 

institutional/government and other employment types. As a result, the City should 

plan to add to the land supply in the near future.  

  

Goal 7 To prepare and maintain a City of Central Point Economic Development Manual 

identifying and monitoring economic development strategies and programs 

available to the City. 

 

 

Goal 8  Create a positive environment for industrial, commercial and institutional job 

growth and development by maintaining an adequate land supply; providing a 

local development review process that is predictable, responsive, and efficient; 

and delivering high quality public facilities and services. 

 

Goal 9 Assure, through the UGB process, that adequate commercial lands are planned 

and designated for the development of pedestrian oriented neighborhood 

commercial centers to serve the City’s new residential neighborhoods.    
 

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

 

Policy 1: Participation 

 

The City shall participate on the regional and state level in the development and programming of 

alternative financial incentives and initiatives for economic development, including education 

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

 

Policy 2: Refine Policies 

 

The City shall continue to monitor and refine its land development and fiscal policies as they 

relate to economic development to ensure that the City’s economic development programming 

can be effectively implemented. 

 

Policy 3: Monitor Long-Term Consequences 

 

Consider economic development incentives as an inducement to development only when it can 

be demonstrated that the short-term consequences are understood and found to be acceptable and 

the long-term consequences are determined to be beneficial to the City. 
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Policy 4: Small Businesses 

 

The City shall pursue and encourage development of leasable employment buildings (i.e. flex-

space) to create opportunities to expand, retain and attract small businesses to Central Point’s 

employment districts.  

 

Policy 5: Business Innovation 

 

Encourage innovation, research, development, and commercialization of new technologies, 

products, and services through responsive regulations and public sector approaches. 

 

Policy 6: Tolo Area 

 

The City shall, in collaboration with Jackson County, continue planning the Exit 35 area—also 

called “Area CP-1B (Tolo)”—in 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 the aeronautics manufacturing company Erickson Air Crane and 

serves aggregate uses; these uses have many specific and unique dimensions that should be 

carefully considered. Plans and land use regulations applicable to this area need to account for 

the site requirements of firms in these sectors. Because the area is currently constrained as a 

result of a lack of access to water, the City should begin planning how to make water more 

readily available so as to make these lands available for more economic development.  

 

Policy 7: Monitor Regulations 

 

The City shall periodically evaluate its regulations for employment related development, 

particularly as it relates to targeted industries, as well as compatibility with adjacent non-

employment lands to ensure that regulations are consistent with applicable best practices. 

Regulations found to no longer be appropriate should be amended as soon as practicable 

thereafter. 

 

Policy 8: Adequate Short-Term Supply 

 

The City shall assure that, through its Capital Improvement Program, public facilities and 

transportation facilities are available and adequate in capacity to maintain a supply of 

competitive short-term buildable lands sufficient to meet employment needs within a five-year 

period, particularly for the retail, specialty foods, professional, health care, and trucking sectors. 

 

Policy 9: Prepare for Long-Term Needs 

 

The City shall maintain a supply of competitive short-term employment lands in the medium and 

large site categories equivalent to the twenty-year demand for those categories. The supply of 

short-term employment land shall be reviewed and updated every four years consistent with the 

Portland State University Population Research Center Coordinated Population Forecasting 

schedule. When it is determined that the supply of land as measured in terms of number of sites 

and/or acreage in the medium and large site categories is inadequate to serve the twenty-year 
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needs then the City shall amend its UGB to include additional short-term (5-year) employment 

lands. 

 

Policy 10: Pedestrian Oriented Neighborhood Commercial Centers.  
 

As the City’s expands the UGB it will include in the land use mix adequate commercial lands to 

for the development of Pedestrian Oriented Commercial Centers designed to compliment the 

physical character and encourage neighborhood pedestrian use. Adequacy of the acreage needed 

for Pedestrian Oriented Commercial Centers will be guided by the Regional Plan land use 

allocation. 
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
Public Works 

  
FROM: Matt Samitore, Parks and Public Works Director 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: Resolution No. ________, A Resolution Accepting the Lowest 
Responsible Bidder for the Hazel and Third Street Waterline Project and 
Authorizing the City Manager to Execute a Contract. 

  
ACTION REQUIRED: 
Resolution 

RECOMMENDATION: 
Approval 
 

 
BACKGROUND INFORMATION:  The City conducted a formal bidding procedure for the 
Third and Hazel Waterline replacement project.  Results from bid submittals will be 
presented the night of the Council Meeting.  The project is needed to increase the 
functionality of the area’s existing waterline infrastructure configuration.  Inasmuch, the 
project will simplify several water valving/connection issues, and make the water system in 
this area more controllable for from a pressure standpoint.  
 

 
FINANCIAL ANALYSIS:  The project was budgeted for in the FY 2019/21 City of Central Point 
Budget (water fund).  No additional budget appropriation is needed to complete the project.  
 

 
LEGAL ANALYSIS:  The Hazel and Third Waterline bid letting was legally noticed/advertised 
per the requirements of Oregon Revised Statute Chapter 279. 
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: Goal 3- Continually update infrastructure 
plans.  
 
Strategies:  
 

a) Include pedestrian and bicycle friendly options in every plan, and retrofit existing streets 
and neighborhoods whenever possible;  

b) Cooperate with developers to plan future needs for schools and parks;  
c) Take advantage of all opportunities to use environmentally friendly technology in city 

government and development of new or retrofitted infrastructure. 
 

8.C
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STAFF RECOMMENDATION: Approval of the lowest responsible bidder. 
 

 
RECOMMENDED MOTION:  I move to approve Resolution No. ____ accepting the lowest 
responsible bidder for Hazel and Third Waterline Project and authorizing the City Manager to 
execute a contract.  

 

 
 
ATTACHMENTS: 

1. Advertisement 
2. 6-13-2019 HAZEL STREET PLANS SIGNED 
3. resol_hazelwaterline 
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– 5 – 
6/18/19 9:25 AM  J:\Data\CPT\1013-011\Documents\Working Docs\Hazel Street Waterline Improvements -  Bid Documents.doc 
  Instructions to Bidders 

  
 
 
 
 
 
 

Department of Public Works 
 

ADVERTISEMENT FOR BIDS 
 

NOTICE TO CONTRACTORS 
 PUBLIC IMPROVEMENT PROJECT: 
Hazel Street Waterline Improvements 

PROJECT #6409521 
 

Sealed bids will be opened and publicly read at the City of Central Point, City Hall, 140 S. 3rd Street, Central 
Point, OR 97502 at 2:00 PDT on Tuesday, July 9th, 2019 for the above referenced project.  Bids must be 
submitted to Matt Samitore, Parks and Public Works Director, at the same address prior to 2:00 PDT on the 
above date.  Subcontractor Disclosure forms must be submitted prior to 4:00 PDT on the same date. 
 
Bidders must be prequalified in order to be eligible for award.  Pre-qualification may be with the City of 
Central Point, City of Medford or the Oregon Department of Transportation.  If the bidder is disqualified in 
any of these jurisdictions, the bidder will be ineligible for this contract. 
 
Award of contract will not be final until the later of: 1) three business days after the City of Central Point 
announces Notice of Intent to Award, or 2) the City of Central Point provides a written response to each 
timely protest, denying the protest and affirming the award. 
 
On all projects, work performed by the Contractor’s own organization must be at least 30% of the awarded 
contract amount. 
 
Plans and specifications will be available online only at www.centralpointoregon.gov or www.questcdn.com 
beginning June 20th, 2019. Any addenda issued will be posted on the above websites.  
 
COST ESTIMATE: $40,000 - $80,000 
 
This project consists of waterline improvements at the intersection of Hazel Street and 3rd Street. This is a 
City funded project. 
 
Work shall begin no earlier than July 15th, 2019 and must be completed within 30 days after receiving 
Notice to Proceed. Please direct all questions to Jeff Ballard at (541) 210-8151-4375 or jballard@rh2.com  
 
No bid will be received or considered by the City of Central Point unless bidder signs the bid statement.  
  
The contract is for public work subject to ORS 279C.800 to 279.870. This project is subject to Oregon 
prevailing wage rates. 
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6/18/19 9:25 AM  J:\Data\CPT\1013-011\Documents\Working Docs\Hazel Street Waterline Improvements -  Bid Documents.doc 
© 2015 RH2 Engineering, Inc.  Work to be Done  

 
The City of Central Point may reject any bid not in compliance with all public bidding procedures and 
requirements and may reject for good cause any or all bids upon a finding by the City of Central Pont that it 
is in the public interest to do so. 
 
CITY OF CENTRAL POINT 
Matt Samitore, Parks and Public Works Director 
 
PUBLISHED: 
Mail Tribune 
PUBLISH DATE: 
June 21st, 2019 
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PINE  STREET

FRONT STREET           (HWY 99)

CRATER
HIGH

SCHOOL

JACKSON
COUNTY

EXPO

HAM
RICK ROAD

FRONT STREET           (HWY 99)

INTERSTATE 5

INTERSTATE 5
WATER METER

WATER VALVE

HYDRANT

SEWER MANHOLE

POWER POLE / TELEPHONE POLE

UNDERGROUND POWER

OVERHEAD POWER

UNDERGROUND TELEPHONE

OVERHEAD TELEPHONE

SANITARY SEWER

STORM DRAIN

GAS

WATER

FENCE

DIRT ROAD

GRAVEL ROAD

PROPERTY LINE

RIGHT-OF-WAY CENTERLINE

DI WATER PIPE

PROPOSED ASPHALT

TRENCH PATCH

EXISTING WATER LINE TO

ABANDON

CONTACT PERSONNEL

DRAWING INDEX PROJECT LOCATION

RH2 ENGINEERING

JEFF BALLARD, P.E.

541-301-1555

CITY OF CENTRAL POINT
MATT SAMITORE, PUBLIC WORKS DIRECTOR

541-664-3321 x205

CONTACT AGENCY PHONE

SURVEY NOTES

PROJECT VICINITY MAP

NOT TO SCALE

NOT TO SCALE

SYMBOL LEGEND

EXISTING PROPOSED

GENERAL NOTES

1. SURVEY CONTROL ESTABLISHED BY L.J. FRIAR & ASSOCIATES

2. FIELD SURVEY BY L.J. FRIAR & ASSOCIATES, INC. PER SURVEY MAP

DATED 16 JAN, 2013.

3. BASIS OF BEARING: GEODETIC NORTH PER GLOBAL POSITIONING

SYSTEM MEASUREMENTS.

4. ELEVATION DATUM: FEMA BM NZ0214 (NAVD88) - ELEV. 1254.14'

5. THESE PLANS DO NOT ESTABLISH OR DELINEATE PROPERTY

BOUNDARIES.  BOUNDARIES ARE SHOWN FOR REFERENCE ONLY TO

ORIENT LOCATION OF WORK.

6. AERIAL PHOTO TAKEN IN 2011 AND DOES NOT REFLECT THE

CURRENT CONDITIONS.

CITY OF CENTRAL POINT
HAZEL STREET WATERLINE IMPROVEMENTS

SUMMER 2019

Sheet No.

Description Dwg No.

APPROXIMATE PROJECT LIMITS

PROJECT LOCATION

CITY OF CENTRAL POINT
GREG GRAVES, FIELD INSPECTOR

541-664-3321 x225

CENTRAL 

POINT

2ND STREET

NORTH FRONT STREET (HWY 99)

Dig Safely

1. CONSTRUCTION SHALL CONFORM TO THE 2018 STANDARD SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION

PUBLISHED BY THE OREGON CHAPTER OF APWA, AND THE CURRENT AMENDMENTS OF THE CITY OF CENTRAL POINT.

2. ALL CONCRETE SHALL BE 3300 PSI AT 28 DAYS UNLESS OTHERWISE SPECIFIED.

3. GRANULAR MATERIALS SHALL BE OBTAINED FROM A CITY APPROVED SOURCE.  CONTRACTOR SHALL NOTIFY THE CITY

ENGINEER OF THE MATERIAL SOURCE PRIOR TO ANY GRANULAR MATERIAL PLACEMENT.  CONTRACTOR SHALL NOT

CHANGE MATERIAL SOURCE WITHOUT PRIOR APPROVAL FROM THE CITY ENGINEER.

4. CONTRACTOR SHALL BE RESPONSIBLE TO CLEAN AND/OR MAINTAIN EXISTING PUBLIC STREETS OF SOIL OR OTHER

DEBRIS DEPOSITED BY CONSTRUCTION OPERATIONS AND REPAIR ALL STREETS DAMAGED BY CONSTRUCTION

OPERATIONS IN A TIMELY MANNER TO AVOID INCONVENIENCES OR HAZARDS TO THE PUBLIC.

5. CONTRACTOR SHALL NOTIFY OREGON UTILITY NOTIFICATION CENTER AT 1-800-332-2344, AND THE CITY OF CENTRAL

POINT PUBLIC WORKS DEPARTMENT AT 664-7602 48 HOURS PRIOR TO BEGINNING WORK.

6. ALL CONTRACTORS AND SUBCONTRACTORS SHALL BE PRE-QUALIFIED (SEE SPECIFICATIONS) PRIOR TO ANY

CONSTRUCTION OF THIS PROJECT.

7. THE CONTRACTOR SHALL SUBMIT A TRAFFIC CONTROL PLAN AND SECURE APPROVAL OF THE PLAN FROM THE

AGENCY AT LEAST FIVE (5) WORKING DAYS PRIOR TO STARTING WORK.

8. THE CONTRACTOR SHALL NOT PERFORM WORK WITHOUT AGENCY INSPECTIONS WHERE INSPECTIONS ARE REQUIRED

BY THE SPECIFICATIONS.  THE CONTRACTOR SHALL BE RESPONSIBLE TO ARRANGE INSPECTIONS PRIOR TO BACKFILLING

OPERATIONS.

9 WHERE CONNECTING TO AN EXISTING PIPE, THE CONTRACTOR SHALL EXPOSE THE END OF THE EXISTING PIPE AND

VERIFY  LOCATION AND ELEVATION BEFORE LAYING ANY NEW PIPE ON THAT SYSTEM.

10. REQUESTS BY THE CONTRACTOR FOR CHANGES TO THE PLANS MUST BE APPROVED BY THE CONSULTING ENGINEER

AND THE AGENCY'S ENGINEER BEFORE CHANGES ARE IMPLEMENTED.

11. WHEN PERFORMING EXCAVATIONS, THE CONTRACTOR SHALL COMPLY WITH THE PROVISIONS OF ORS 757.541 TO

757.571, WHICH INCLUDE REQUIREMENTS THAT THE CONTRACTOR HAND-EXPOSE (POTHOLE) UNDERGROUND FACILITIES

AND USE REASONABLE CARE TO AVOID DAMAGING THEM.

12. PLACEMENT OR STORAGE OF SPOILS FROM THE UTILITY TRENCHES IS NOT PERMITTED ON HARD SURFACE  STREETS

WITHIN PUBLIC RIGHT-OF-WAY.  SPOILS STORED IN OTHER RIGHT-OF-WAY AREAS SHALL BE COVERED TO PREVENT

EROSION.

13. THE LOCATION AND ELEVATION OF ALL EXISTING UTILITIES ARE SHOWN FOR REFERENCE PURPOSES ONLY.  ALL

LOCATIONS SHALL BE VERIFIED BY THE CONTRACTOR.  IF ANY LOCATIONS VERTICAL OR HORIZONTAL VARY FROM WHAT

IS SHOWN THE CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY.  ANY WORK COMPLETED WITHOUT

NOTIFICATION OF INCORRECT LOCATION TO THE ENGINEER MAY BE REMOVED AND RECONSTRUCTED AT THE

CONTRACTORS EXPENSE.

14.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION WITH UTILITY COMPANIES FOR RECONSTRUCTION

OR RELOCATION OF ANY EXISTING UTILITIES.

15.  A SUBSURFACE INVESTIGATION HAS NOT BEEN PERFORMED AT THE SITE.  IF UNUSUALLY SOFT OR UNSTABLE

SUBSURFACE CONDITIONS ARE ENCOUNTERED DURING CONSTRUCTION, THE CONTRACTOR SHALL STOP WORK AND

NOTIFY THE CITY ENGINEER IMMEDIATELY.

3RD STREET

HAZEL STREET
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SECOND STREET PROFILE

1240'

1250'

1260'

1270'

1240'

1250'

1260'

1270'

10+00 11+00 12+00

10+00 11+00 11+87

APPROX. STA. 10+65.55, 11.00' R, PROVIDE:

(1) - 12"x6" TEE (MJ) W/THRUST BLOCK

(1) - 12" PLUG, NORTH (MJ)

APPROX. STA. 10+65.55, 14.36' R, PROVIDE:

(1) - 6" 90° BEND (MJ) W/THRUST BLOCK

(1) - 6" TPS HYMAX COUPLING

CONNECT TO EXISTING WATERLINE

APPROX. STA. 11+25.21, 16.00' R, PROVIDE:

CONNECT TO EXISTING 12" CROSS

(1) - 12" GATE VALVE (MJ)

APPROX. STA. 11+19.34, 16.00' R, PROVIDE:

(1) - 12" 45° BEND (MJ) W/ THRUST BLOCK

APPROX. STA. 11+14.34, 11.00' R, PROVIDE:

(1) - 12" 45° BEND (MJ)

APPROX. STA. 10+67.31, 22.50' R, PROVIDE:

(1) - 1" COMBINATION AIR VALVE ASSEMBLY

1"=20'

H: 1"=20', V: 1"=4'

HAZEL

STREET

NEW 12" WATERLINE (3' COVER, MIN.)

ORIGINAL GRADE AT 2ND STREET CL

SLURRY BACKFILL, TYP.
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GENERAL NOTES
1. AERIAL PHOTO WAS TAKEN IN JUNE, 2019.

2.   EXCESS SPOIL FROM EXCAVATION SHALL BE REMOVED FROM THE SITE.

3.  OPENINGS IN EXISTING PIPES TO BE ABANDONED SHALL BE PLUGGED OR

CAPPED TO PREVENT THE ENTRY OF GROUNDWATER.

4.  WHERE EXISTING WATER LINES ARE INDICATED TO BE ABANDONED IN PLACE,

ASSOCIATED STRUCTURES WITHIN 30" OF EXISTING GRADE SHALL BE REMOVED

INCLUDING VALVE BOXES, HYDRANTS, METER BOXES, ETC AND ALL OPENINGS

SHALL BE PLUGGED OR CAPPED.  SURFACES SHALL BE RESTORED TO MATCH

ADJACENT MATERIAL AND GRADE.

5.  IN AREAS OF NEW PAVING, ALL PAVEMENT STRIPING SHALL BE RESTORED TO

MATCH EXISTING.

6. FIELD VERIFY THE LOCATION AND DEPTH OF ALL UTILITIES PRIOR TO

EXCAVATION AND NOTIFY THE ENGINEER IMMEDIATELY OF ANY DISCREPANCIES.

UTILITY ELEVATIONS SHOWN IN PROFILE ARE ESTIMATED AND SHALL BE FIELD

VERIFIED.

7.  ALL PIPE SHALL BE DUCTILE IRON, CLASS 54

8.  ALL JOINTS SHALL BE RESTRAINED.

KEY NOTES
ABANDON EXISTING WATERLINE IN PLACE

CONNECT 12" WATERLINE TO 6" WATERLINE; SEE DETAIL A, SHEET D01

ALSO SEE PROFILE VIEW (THIS SHEET)

CONNECT 12" WATERLINE TO 4" WATERLINE; SEE DETAIL B, SHEET DO1

CONNECT 12" WATERLINE TO 6" WATERLINE; SEE DETAIL C, SHEET D01

CONNECT 12" WATERLINE TO 4" WATERLINE; SEE DETAIL D, SHEET DO1

REMOVE EXISTING BLOWOFF ASSEMBLY AND METER BOX

NORTH  3RD  STREET

NORTH  2ND  STREET
NEW 12" WATERLINE

ORIGINAL GRADE AT WATERLINE

EXISTING 12" WATERLINE

EXISTING 6" WATERLINE

79543

OREGON

EXPIRES: 12/31/2019
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A

TESTING CONFIGURATION

FINAL CONFIGURATION

WATER CONNECTION AT SCHOOL ENTRANCE
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NEW 12" GATE VALVE

EXISTING 12" BUTTERFLY VALVES

EXISTING 12" CROSS

NEW 12" 45° BEND (RJ) W/

THRUST BLOCK

NEW 12" 45° BEND (RJ) W/

THRUST BLOCK

NEW 12" WATERLINE

NEW 12"x6" TEE (RJ)

THRUST BLOCK

TEMPORARY 12" PLUG & SAMPLE TREE

TEMPORARY 6" PLUG

EXISTING 6" WATERLINE

S.S. LATERAL CROSSING @ WATERLINE

PLUG & ABANDON EXISTING WATERLINE

CONNECT TO EXISTING 6"

WATERLINE (6.90" O.D.); PROVIDE:

6" 90° BEND (RJ)

6" TPS HYMAX COUPLING

THRUST BLOCK

TEMP. DISINFECTION TREE

B

WATER CONNECTION AT SECOND STREET

PLUG & ABANDON EXISTING 4" WATERLINE

CONNECT TO EXISTING 4" C.I. WATERLINE (5.10" O.D.)

WITH 4" TPS HYMAX COUPLER

12"x6" TAPPING SLEEVE,

6" TAPPING VALVE

6"x4" REDUCER (MJ)

4" 90° BEND (MJ)

THRUST BLOCK

4" 90° BEND (MJ)

THRUST BLOCK

DO NOT CREATE HIGH POINTS

IN NEW SECTION OF LINE;

MAINTAIN  UPWARD

SLOPE FROM 12" TO 4" LINES

C

WATER CONNECTION AT THIRD STREET

12"x6" TAPPING SLEEVE,

6" TAPPING VALVE

CONNECT TO EXISTING 6" AC WATERLINE (7.30" O.D.)

WITH 6" TPS HYMAX COUPLER6" 90° BEND (RJ)

THRUST BLOCK

6" 90° BEND (RJ)

THRUST BLOCK

EXISTING 12" D.I. WATERLINE

PLUG & ABANDON

EXISTING 6" WATERLINE

EXISTING 12" DI WATERLINE

(13.40" O.D.)

DO NOT CREATE HIGH POINTS

IN NEW SECTION OF LINE;

MAINTAIN  UPWARD

SLOPE FROM 12" TO 6" LINES

D

WATER CONNECTION AT THIRD STREET

PLUG & ABANDON EXISTING 4" WATERLINE

NEW 4" 90° BEND (RJ) W/THRUST BLOCK

CONNECT TO EXISTING 4" CI WATERLINE

WITH SOLID SLEEVE (RJ)

NEW 4" WATERLINE

NEW 12"x4" REDUCER (RJ)

NEW 12" WATERLINE

12" 90° BEND (RJ) W/THRUST BLOCK

PLUG & ABANDON EXISTING 12" WATERLINE

DO NOT CREATE HIGH POINTS

IN NEW SECTION OF LINE;

MAINTAIN  UPWARD

SLOPE FROM 12" TO 4" LINES

CONNECT TO EXISTING 12" DI WATERLINE (13.40" O.D.),

12" GATE VALVE (RJ)

NOTE:

HAND-SWAB  ALL PIPE AND FITTINGS TO

PROVIDE DISINFECTION PER AWWA C651

NOTE:

HAND-SWAB  ALL PIPE AND FITTINGS TO

PROVIDE DISINFECTION PER AWWA C651

NOTE:

HAND-SWAB  ALL PIPE AND FITTINGS TO

PROVIDE DISINFECTION PER AWWA C651

NOTE:

HAND-SWAB  ALL PIPE AND FITTINGS TO

PROVIDE DISINFECTION PER AWWA C651
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2" SAMPLE TREE

1" DISINFECTION TREE

PUBLIC WORKS CONSTRUCTION

PUBLIC WORKS DEPARTMENT
CENTRAL POINT

CITY OF FOR
UNIFORM STANDARDS

W-17
DRAWING No.SAMPLE AND DISINFECTION TREESCENTRAL 

POINT

W-2
DRAWING No.

TEE

CROSS TEE

CROSS

VERTICAL BEND

BENDSTRADDLE BLOCK

WYE

THRUST BLOCKING
PUBLIC WORKS CONSTRUCTION

PUBLIC WORKS DEPARTMENT
CENTRAL POINT

CITY OF FOR
UNIFORM STANDARDS

CENTRAL 

POINT

W-4
DRAWING No.AIR RELIEF VALVE

PUBLIC WORKS CONSTRUCTION

PUBLIC WORKS DEPARTMENT
CENTRAL POINT

CITY OF FOR
UNIFORM STANDARDS

CENTRAL 

POINT

AIR RELIEF VALVE

PUBLIC WORKS CONSTRUCTION

PUBLIC WORKS DEPARTMENT
CENTRAL POINT

CITY OF FOR
UNIFORM STANDARDS

W-18
DRAWING No.WATER VALVE BOX DETAIL

WATER VALVE BOX DETAIL

CENTRAL 

POINT

T-1
DRAWING No.

TRENCH SECTION UNDER EXISTING PAVING

TRENCH SECTION
PUBLIC WORKS CONSTRUCTION

PUBLIC WORKS DEPARTMENT
CENTRAL POINT

CITY OF FOR
UNIFORM STANDARDS

CENTRAL 

POINT
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1 - Resolution No. _________ (2/14/19 Council meeting) 
 

RESOLUTION NO. _______ 
 
A RESOLUTION ACCEPTING THE LOWEST RESPONSIBLE BIDDER FOR 
HAZEL AND THIRD WATERLINE PROJECT AND AUTHORIZING THE CITY 
MANAGER TO EXECUTE A CONTRACT. 
 
RECITALS:  
 
 A. WHEREAS, the City recently published a solicitation for 
bidders/contractors to install a new waterline along Laurel Street from Front to 4th 
Street with a bid alternative for a new water “line” from Laurel to Maple Street.   
 
 B.  WHEREAS, the City received ___ bid submittals with the lowest 
responsible bidder being _______________. with the lowest base bid of 
$_______.    
 
 C.  WHEREAS, the project was budgeted as part of the 2019-2021 fiscal 
year budget with an engineer’s estimate of $76,725. 
 
The City of Central Point resolves as follows:  
 
Section 1.   The City Council hereby accepts the bid from ________________,  
in the amount of $_______________. 
 
Section 2.   The City Manager is hereby authorized to execute a contract and 
any related documents necessary to effectuate the acceptance of this award in a 
form substantially the same as that included in the specifications.   
 
Section 3.  This Resolution shall take effect immediately from and after its 
passage and approval. 
   
 
 Passed by the Council and signed by me in authentication of its passage 
this _____ day of _____________________, 2019. 
 
 
       __________________________  
       Mayor Hank Williams 
ATTEST: 
 
_____________________________ 
City Recorder 
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
City Manager 

  
FROM: Chris Clayton, City Manager 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: Resolution No. _______, Approving the Forth Addendum to Solid Waste 
Collection Franchise Agreement 

  
ACTION REQUIRED: 
Resolution 

RECOMMENDATION: 
Approval 
 

 
BACKGROUND INFORMATION: 
 

Rogue Disposal & Recycling (RDR) is a waste management company that collects municipal solid 
waste and recycling from residences and businesses throughout Jackson County, Oregon. The 
Company operates under franchise agreements with various cities and Jackson County. Most of 
RDR's franchise agreements call for a Periodic Rate Review to occur every five years (the 
Five­Year Rate Review), which involves a detailed analysis of historical and forecasted Franchise 
Expenses, and culminates in a revised Service Rate Schedule. The franchise agreements also 
provide for an annual CPI adjustment to the Service Rate Schedule, to keep the rate schedule 
current with and reflective of the company's Franchise Expenses during the years between the 
Five-Year Rate Reviews. A key objective of the annual CPI-based adjustments to the rate 
schedule is to avoid major jumps in rates that would otherwise occur at the Five-Year Rate 
Review, absent the much smaller CPI adjustment during the intervening years.  
 
While the Consumer Price Index (CPI) is a readily available and commonly used price adjustor in 
commercial agreements, as a proxy for changing expenses in a solid waste franchise it is a less 
than ideal choice. The CPI includes items such as housing, utilities, food, clothing, medical care, 
education, recreation, and other goods and services. These items are not related to RDR expense 
items such as equipment purchases and maintenance, fuel, employee wages, insurance, and 
waste disposal. This was clearly demonstrated during RDR's 2016 Five-Year Rate Review process, 
when during the period between the 2011 and 2016 rate reviews, CPI proved to be a poor proxy 
for actual increases in RDR's franchise costs. Despite having received annual CPI adjustments to 
the Service Rate Schedule for the period between 2011 and 2016, the 2016 rate review still 
resulted in an overall increase in rates of more than 12%.  
 
To avoid the need for large adjustments to rates arising from the divergence in changes in the 
CPI versus changes in RDR's actual costs, RDR engaged the Northwest Economic Research Center 
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(NERC) to construct an alternative price index that will reflect the changes in RDR's Franchise 
Expenses more accurately and reliably than the CPI. 
 

 
FINANCIAL ANALYSIS: 
 

The sole purpose of the SRRI is to provide RDR and its franchisors with a more accurate index to 
use for the annual cost adjustments for the years between major rate reviews. The SRRI has 
proven to be much more accurate than the historical CPI when looking backwards, and should 
therefore prove to be more accurate going forward. Figure 1 compares historical changes in CPI, 
RDR's expenses, and the SRRI. 
 

 
 

 
 

 
LEGAL ANALYSIS: 
 

The Franchise Agreement between the City of Central Point and Rogue Disposal allows for an 

8.D
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annual consumer price index (CPI) rate adjustment. Any adjustment proposal must be reviewed 
by the City to ensure mathematical accuracy and compliance with all provisions of the franchise 
agreement.  Additionally, the Franchise Agreement allows Rogue Disposal to submit a 5-year 
cost analysis, which generally outlines cost increases that were not assessed in the annual C.P.I. 
cost increase proposals.  Approving a more accurate financial index on which to determine 
future inflationary price increases from, will allow the Central Point City Council and Rogue 
Disposal to avoid large 5-year “make-up” cost increases that have the potential to overwhelm 
customers.  
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: 
 

Proactive Government and Citizen Involvement Goal 1- Build strong relationships between 
government and its citizens.  
 
Strategies:  

a) Initiate effective communication by implementing varied methods to reach as many 
citizens as possible (e.g..Town Hall meetings, social gatherings, reestablish gathering 
places (businesses/homes), build upon existing, events, set up kiosks, local 
newspaper/newsletter/website, marketing/advertising, personal contact);  

b) Collaborate with other governmental agencies, public and private enterprises, pooling 
resources ( e.g., School District #6, RCC/SOU, Library, Theater, RVCOG, Chamber of 
Commerce); 

 

 
STAFF RECOMMENDATION: 
 

Staff recommends approving a forth addendum to the solid waste collection franchise 
agreement between the City of Central Point and Rogue Disposal and Recycling.  
 

 
RECOMMENDED MOTION: 
 

I move to approve a resolution adopting a forth addendum to the solid waste collection 
franchise agreement between the City of Central Point and Rogue Disposal and Recycling. 
 

 
 
ATTACHMENTS: 

1. City of Central Point CPI Adjustment - Redline Changes 
2. Central Point Draft Resolution - 6-25-2019 
3. 4th Addendum - CPI - Central Point - 6-25-2019 
4. Economic Analysis 
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Draft 6-25-2019 

 

City of Central Point 

 

 

 

7.5 Annual Adjustment of Approved Service Rate Schedule 

 

On each Anniversary Date (other than an Anniversary Date that is immediately preceded by a Fifth 

Anniversary Rate Review), commencing with the Anniversary Date that falls on January 1, 1998, 

there shall be an annual adjustment of the Approved Service Rate Schedule pursuant to and in 

accordance with this Section 7.5. If the City and the Contractor agree, the annual adjustment pursuant 

to this Section 7.5 may be waived for any year. 

 

Unless such annual adjustment for a given year is waived by the Contractor and the City, the 

Contractor shall be required to deliver to the City, not less than 90120 days prior to such Anniversary 

Date, a detailed calculation of the adjustment to each Rate Category Rate in the Approved Service 

Rate Schedule then in effect calculated in accordance with the Annual Rate Adjustment Formula set 

forth in this Section 7.5, together with all supporting information. The City Administrator shall 

review such information and not less than 6090 days prior to the related Anniversary Date, the City 

shall inform the Contractor as to whether or not it agrees with the Contractor's calculation of such 

adjustment. The City shall specify to the Contractor in writing the particulars of any disagreement 

with the Contractor's calculation of such adjustment, and the City and Contractor shall meet in order 

to resolve any such differences. Effective as of each Anniversary Date for which an annual 

adjustment is made pursuant to this Section 7.5, each Rate Category Rate in the Approved Service 

Rate Schedule shall be adjusted in accordance with the Annual Rate Adjustment Formula set forth in 

this Section 7.5. 

 

For purposes of this Section 7.5, the Annual Rate Adjustment Formula for each Rate Category Rate 

shall be as follows: 

 

ARCR = (RCR multiplied by CPIC) plus RCR  

 

RCR = the service rate for a particular Rate Category as set forth in the Approved 

Service Rate Schedule in effect immediately prior to the Anniversary Date. 

 

CPIC = the percentage change (increase or decrease) between the Consumer Price 

Index  published in August of the current year and the Consumer Price Index 

published in August of the immediately preceding year;  

the sum of: 

 

a) 5.6% times the percentage increase or decrease in the “Consumer Price 

Index for all Urban Consumers: Motor vehicle maintenance and repair 

(CUSR0000SETD)” as reported by the U.S. Bureau of Labor Statistics as 

published for April of the current year and the same index as published 

for April of the immediately preceding year; plus 

 

b) 5.7% times the percentage increase or decrease in the “Producer Price 

Index for Motor Vehicle Manufacturing (PCU33613361)” as reported by 

the U.S. Bureau of Labor Statistics as published for April of the current 

year and the same index as published for April of the immediately 

preceding year; plus 
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2 

Draft 6-25-2019 

 

City of Central Point 

 

 

 

c) 32.3% times the percentage increase or decrease in the “Compensation of 

Employees, Received: Wage and Salary Disbursements: Private 

Industries (A132RC1)” as reported by the U.S. Bureau of Economic 

Analysis as published for April of the current year and the same index as 

published for April of the immediately preceding year; plus 

 

d) 56.5% times the percentage increase or decrease in the “CPI for all Urban 

Consumers (CPIAUCSL)” as reported by the U.S. Bureau of Labor 

Statistics as published for April of the current year and the same index as 

published for April of the immediately preceding year; 

 

provided that: 

  

(i) if the Approved Service Rate Schedule has been adjusted pursuant to a 

Requested Rate Review or a Special Rate Review since the last annual 

adjustment of the Approved Service Rate Schedule pursuant to this 

Section 7.5, then "CPIC" shall mean the percentage change (increase 

or decrease) for each of the indexes listed above shall be based on the 

relevant index between the Consumer Price Index published in August 

April of the current year and the Consumer Price Index published 

month immediately prior to the date upon which the Approved Service 

Rate Schedule was adjusted pursuant to such Requested Rate Review 

or Special Rate Review;.  

 

(ii) CPIC will be rounded to two (2) decimal places; 

 

(iii)  
(i) any adjustment under this Section 7.5 to be effective January 1, 2020 

shall be based on the percentage change (increase or decrease) for 

each of the indexes listed above published for April 2019 and August 

2018; and 

 

(ii)(iv) provided further that if any of the indexes listed above shall be 

discontinued or have a material change in the method of its calculation 

the City Administrator and Contractor shall meet in order to 

determine which (in the case of discontinuance) index will be used in 

substitution or whether (in the case of a material change) a different 

index should be utilized. 

 

ARCR = the RCR as adjusted pursuant to the Annual Rate Adjustment Formula 
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RESOLUTION NO.  ________ 

   

 

A RESOLUTION APPROVING THE FORTH ADDENDUM TO SOLID  

WASTE COLLECTION FRANCHISE AGREEMENT  
 

 

RECITALS: 

 

A. City of Central Point has previously entered into a Solid Waste Collection 

Franchise Agreement dated July 18, with Rogue Disposal & Recycling, Inc., an 

Oregon Corporation. 

 

B. The City recognizes that the CPI formula in Solid Waste Collection Franchise 

Agreement should be amended to better track cost changes of Contractor. 

 

THE CITY OF CENTRAL POINT RESOLVES AS FOLLOWS: 

 

Section 1.  The City Council of the City of Central Point, Oregon, does hereby authorize the 

Forth Addendum to the Solid Waste Collection Franchise Agreement with Contractor attached to 

this resolution. 

 

 Passed by the Council and signed by me in authentication of its passage this _____ day of 

________, 2019. 

 

 

 

        ___________________________ 

        Mayor Hank Williams 

 

 

ATTEST: 

 

 

______________________ 

Deanna Casey, City Recorder 
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Draft 6/25/2019 

FORTH ADDENDUM TO SOLID WASTE COLLECTION FRANCHISE AGREEMENT 

Page 1 of 3 

FORTH ADDENDUM TO SOLID WASTE COLLECTION 

FRANCHISE AGREEMENT 

 

 

THIS FORTH ADDENDUM TO SOLID WASTE COLLECTION FRANCHISE AGREEMENT 

("Addendum'') is made and entered into this ___ day of ____, 2019, amends that certain SOLID WASTE 

COLLECTION  FRANCHISE  AGREEMENT  dated  July  18,  1996 (the "Agreement"), between the 

CITY OF CENTRAL POINT, a political subdivision of the State of Oregon hereinafter referred to as 

("City,") and ROGUE DISPOSAL & RECYCLING, INC., an Oregon Corporation, hereinafter referred to 

as ("Contractor'). 

 

RECITALS 

 

WHEREAS the parties have agreed to a modification to the Agreement on the terms and 

conditions as set forth below. 

 

NOW THEREFORE in consideration of the mutual covenants, agreements, and conditions 

contained herein the parties agree as follows: 

 

1. Section 7.5 of the Franchise Agreement is amended to read in its entirety as follows: 

 

7.5 Annual Adjustment of Approved Service Rate Schedule 

 

On each Anniversary Date (other than an Anniversary Date that is immediately preceded 

by a Fifth Anniversary Rate Review), commencing with the Anniversary Date that falls on 

January 1, 1998, there shall be an annual adjustment of the Approved Service Rate 

Schedule pursuant to and in accordance with this Section 7.5. If the City and the Contractor 

agree, the annual adjustment pursuant to this Section 7.5 may be waived for any year. 

 

Unless such annual adjustment for a given year is waived by the Contractor and the City, 

the Contractor shall be required to deliver to the City, not less than 120 days prior to such 

Anniversary Date, a detailed calculation of the adjustment to each Rate Category Rate in 

the Approved Service Rate Schedule then in effect calculated in accordance with the 

Annual Rate Adjustment Formula set forth in this Section 7.5, together with all supporting 

information. The City Administrator shall review such information and not less than 90 

days prior to the related Anniversary Date, the City shall inform the Contractor as to 

whether or not it agrees with the Contractor's calculation of such adjustment. The City shall 

specify to the Contractor in writing the particulars of any disagreement with the 

Contractor's calculation of such adjustment, and the City and Contractor shall meet in order 

to resolve any such differences. Effective as of each Anniversary Date for which an annual 

adjustment is made pursuant to this Section 7.5, each Rate Category Rate in the Approved 

Service Rate Schedule shall be adjusted in accordance with the Annual Rate Adjustment 

Formula set forth in this Section 7.5. 

 

For purposes of this Section 7.5, the Annual Rate Adjustment Formula for each Rate 

Category Rate shall be as follows: 

 

ARCR = (RCR multiplied by CPIC) plus RCR  

 

RCR = the service rate for a particular Rate Category as set forth in 

the Approved Service Rate Schedule in effect immediately 
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Draft 6/25/2019 

FORTH ADDENDUM TO SOLID WASTE COLLECTION FRANCHISE AGREEMENT 

Page 2 of 3 

prior to the Anniversary Date. 

 

CPIC = the sum of: 

 

a) 5.6% times the percentage increase or decrease in the “Consumer 

Price Index for all Urban Consumers: Motor vehicle maintenance 

and repair (CUSR0000SETD)” as reported by the U.S. Bureau of 

Labor Statistics as published for April of the current year and the 

same index as published for April of the immediately preceding 

year; plus 

 

b) 5.7% times the percentage increase or decrease in the “Producer 

Price Index for Motor Vehicle Manufacturing (PCU33613361)” as 

reported by the U.S. Bureau of Labor Statistics as published for 

April of the current year and the same index as published for April 

of the immediately preceding year; plus 

 

c) 32.3% times the percentage increase or decrease in the 

“Compensation of Employees, Received: Wage and Salary 

Disbursements: Private Industries (A132RC1)” as reported by the 

U.S. Bureau of Economic Analysis as published for April of the 

current year and the same index as published for April of the 

immediately preceding year; plus 

 

d) 56.5% times the percentage increase or decrease in the “CPI for all 

Urban Consumers (CPIAUCSL)” as reported by the U.S. Bureau of 

Labor Statistics as published for April of the current year and the 

same index as published for April of the immediately preceding 

year; 

 

provided that: 

 

(i) if the Approved Service Rate Schedule has been adjusted 

pursuant to a Requested Rate Review or a Special Rate Review 

since the last annual adjustment of the Approved Service Rate 

Schedule pursuant to this Section 7.5, then the percentage change 

(increase or decrease) for each of the indexes listed above shall 

be based on the relevant index published in April of the current 

year and the month immediately prior to the date upon which the 

Approved Service Rate Schedule was adjusted pursuant to such 

Requested Rate Review or Special Rate Review;  

 

(ii) CPIC will be rounded to two (2) decimal places; 

 

(iii) any adjustment under this Section 7.5 to be effective January 1, 

2020 shall be based on the percentage change (increase or 

decrease) for each of the indexes listed above published for April 

2019 and August 2018; and 

 

(iv) provided further that if any of the indexes listed above shall be 

discontinued or have a material change in the method of its 
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Draft 6/25/2019 

FORTH ADDENDUM TO SOLID WASTE COLLECTION FRANCHISE AGREEMENT 

Page 3 of 3 

calculation the City Administrator and Contractor shall meet in 

order to determine which (in the case of discontinuance) index 

will be used in substitution or whether (in the case of a material 

change) a different index should be utilized. 

 

ARCR = the RCR as adjusted pursuant to the Annual Rate Adjustment 

Formula 

 

2. Except as modified and amended herein the Franchise Addendum, dated June 6, 1996, 

shall be and remains in full force and effect. 

 

EXECUTED as of the day and year first above written. 

 

OPERATOR: 

 

ROGUE DISPOSAL & RECYCLING, INC. 

an Oregon corporation 

 

 

By: __________________________________ 

      Stephen Gambee, Chief Executive Officer 

 

 

CITY OF CENTRAL POINT 

 

 

By: __________________________________ 

      Hank Williams, Mayor 

 

 

Attest by: _____________________________ 

                Deanna Casey, City Recorder 

 

 

Approved as to Form: 

 

 

______________________________ 

Attorney for the City of Central Point 
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Northwest Economic Research Center

EXECUTIVE SU M MARY

Rogue Disposal & Recycling (RDR) is a waste management company that collects municipal solid
waste and recycling from residences and businesses throughout Jackson County, Oregon. The
Company operates under franchise agreements with various cities and Jackson County. Most of
RDR's franchise agreements call for a Periodic Rate Review to occur every five years (the Five-
Year Rate Review), which involves a detailed analysis of historical and forecasted Franchise
Expenses, and culminates in a revised Service Rate Schedule. The franchise agreements also
provide for an annual CPI adjustment to the Service Rate Schedule, to keep the rate schedule
current with and reflective of the company's Franchise Expenses during the years between the
Five-Year Rate Reviews. A key objective of the annual CP|-based adjustments to the rate
schedule is to avoid major jumps in rates that would otherwise occur at the Five-Year Rate
Review, absent the much smaller cPl adjustment during the intervening years.

While the Consumer Price lndex (CPl) is a readily available and commonly used price adjustor in
commercial agreements, as a proxy for changing expenses in a solid waste franchise it is a less
than ideal choice. The CPI includes items such as housing, utilities, food, clothing, medical care,
education, recreation and other goods and services. These items are not related to RDR

expense items such as equipment purchases and maintenance, fuel, employee wages,
insurance, and waste disposal. This was clearly demonstrated during RDR's 201-6 Five-Year Rate
Review process, when during the period between the 2011 and 20L6 rate reviews, CPI proved
to be a poor proxy for actual increases in RDR's franchise costs. Despite having received annual
CPI adjustments to the Service Rate Schedule for the period between 201Land 2016, the 20i-6
rate review still resulted in an overall increase in rates of more than L2%.

To avoid the need for large adjustments to rates arising from the divergence in changes in the
CPI versus changes in RDR's actual costs, RDR engaged the Northwest Economic Research
Center (NERC)to construct an alternative price index that will reflect the changes in RDR's
Franchise Expenses more accurately and reliably than the CPl.

Simple Refuse Rate lndex Development
NERC reviewed each of RDR's expense line items and conducted detailed analysis to determine
whether or not there is a better index that could be used as a substitute for the CPI to predict
cost changes from year to year. As part of this process, NERC determined that all of RDR's
expenses can be categorized into one of four major expense categories, namely (1) vehicle
maintenance costs, (2)trucks and equipment costs, (3) employee wages, and (a) all other
expenses. NERC matched each of these cost categories to government-published indices that
have a much more relevant correlation to RDR's expense increases than the CPl.

8.D.d

Packet Pg. 118

A
tt

ac
h

m
en

t:
 E

co
n

o
m

ic
 A

n
al

ys
is

  (
11

68
 :

 F
o

rt
h

 A
d

d
en

d
u

m
 t

o
 S

o
lid

 W
as

te
 C

o
lle

ct
io

n
 F

ra
n

ch
is

e 
A

g
re

em
en

t)



tNlelnìG
Northwest Economic Research Center

The following table shows each of these categories, their relative weight, and the government
index with the best correlation to these categories.

By combiníng these four expense categories and their respective weights, NERC developed the
Simple Refuse Rate lndex (SRRI). ln constructing this index, NERC took into account that the
index must have a strong theoretical foundation, while maintaining the ease of implementation
associated with the CPl.

The sole purpose of the SRRI is to provide RDR and its franchisors with a more accurate index to
use for the annual cost adjustments for the years between major rate reviews. The SRRI has
proven to be much more accurate than the historical CPI when looking backwards, and should
therefore prove to be more accurate going forwards. Figure L compares historical changes in
CPl, RDR's expenses and the SRRI.

CPl, SRR\and Actual

As shown in Figure L, the SRRI is a more accurate index for adjusting cost to match RDR's
expenses than is CPl. Note that the SRRI (green bars) is significantly closer to the actual
expense increase (grey bars) than the CPI (red bars).

1

% Category Governmental lndex
5.6% Vehicle Maintenance Consumer Price lndex for all Urban Consumers: Motor

vehicle maintenance and repair (CUSR0000SETD)

5.7o/o Trucks & Equipment Producer Price lndex for Motor Vehicle Body
Manufacturing (PCU336L3361 )

32.3o/o Employee Wages Compensation of Employees, Received: Wage and Salary
Disbursements: Private lndustries (A132RC1)

56.5% All Other Expenses CPI for all Urban Consumers (CPIAUCSL)

8%

6%

4%

2o/o

0%

-2o/o

8%

6%

4%

2%

0%

-2%

-4%

rl
FYE FYE FYE

2008 2009 20L0

aCPl% Change

FYE FYE

20Lt 20t3
r Expenses %Change r SRRI % Change

FYE FYE FYE

201,4 2015 20L6
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Northwest Economic Research Center

SRRI Predicted Expenses less RDR Actual Expenses 1.25% -3.72%
CPI Predicted Expenses less RDR Actual Expenses 4.O3% -1.5.LL%

Table 7: Predicted vs. Actual over 5- Periods

Figures 2 and 3 show the yearly error (difference between index predicted expenses and actual
expenses) and the cumulative error for the FYE 2012-2076 period. The final cumulative errors
are shown in Table 1 above. Figure 2 shows the cumulative error for Cpl, while Figure 3 shows
the cumulative error for the SRRI.

the errors CPI and the Rate lndex, FYE 2012-201.6

3:C the errors CPI and the Rate lndex, FYE 2012-2016

It is clear that the cumulative error from using SRRI is substantially lower than the cumulative
error of using CPI when comparing both the 2OO7-20L1- and 2OL2-2OL6 five-year periods.

2
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Northwest Economic Research Center

Recycling

During our analysis, NERC was not able to construct an index for the costs associated with the
processing and disposal of commingled recyclables. There is no government index that tracks
the revenues and costs of processing for recyclable products. Moreover, since the onset of the
Great Recession, global recycling markets have been exceptionally volatile. With China's
announcement of its National Sword policy in late 2OL7, markets for certain types of plastic and
paper commodities have collapsed, causing a dramatic spike in the cost of processing and
marketing certain commingled streams. ln response to the China recycling crisis, RDR has
substantially modified its commingled recycling program to eliminate materials for which there
are no longer viable markets and has also taken steps to dramatically reduce the amount of
non-recyclable materials (garbage) in its commingled stream. As a result, the company expects
to return to its 201-6 Rate Review baseline projection wherein long-term commingled recyclable
processing/marketing (disposal) costs track roughly with the cost to landfill non-recycled
material. NERC therefore believes that the SRRI is as accurate a forecast method for recyclable
processing and disposal costs as any other and suggest that the SRRI be used for these as well
as all RDR expenses. See the Simplified Refuse Rate lndex: Technicol Report for a more detailed
explanation of how the SRRI is impacted by recycling.

Application of SRRI

The method for applying the SRRI is simple: determine the SRRI, then adjust the Service Rate
Schedule by this percentage, as is currently done for CPl. The SRRI weights are based on a ten-
year average of RDR spending. The calculation of the 201-7 SRRI is accomplished as follows:

This example calculates an SRRI index change of 2.80 percent from 2016 to 2OL7; meaning
RDR's service Rate schedule would be changed by that same 2.80 percent.

Conclusion
To avoid the need for large adjustments to rates due to the divergence in changes in the Cpl
versus changes in RDR's costs, NERC has constructed the SRRI, an index that reflects the
changes in RDR's expenses more accurately and reliably than the CPl. The SRRI is easy to
calculate and should replace the CPI as an index for annual adjustments to RDR's rates.

NERC

NERC is under the College of Urban and Public Affairs at Portland State University (pSU). The
Center focuses on economic research activities to support public policy and private objectives

SRRlCalculation 7ltl2Ùt6 7lL|2OL7
%

Change
SRRI

Weieht
SRRI

Value lndex

Vehicle Maintenance
Trucks & Equipment
Employee Wages

All other spending

276.058
1_10.200

6,776.500

240.058

279.605
1L1.500

7,728.500

244.236

1.28%
L.1.8%

5.19%

L.74%

5.6%
5.7%

32.2%

56.5%

o.o7%
O.O7o/o

L.67%

0.98%

CUSROOOOSETD

PCU33613351
AL32RC1

CPIAUCSL

2.8O% % Chanse SRRI
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Northwest Economic Research Center

in the State of Oregon. NERC collaborates with other centers and institutes at pSU where
economic expertise and analytical methods are required to produce superior research. lt
specializes in modeling, data management, research, and analytical methods. NERC has created
a detailed technical report that contains much more detail regarding our analysis and results,
entitled Simplified Refuse Rate tndex: Technical Report.
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
Public Works 

  
FROM: Matt Samitore, Parks and Public Works Director 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: Dennis Richardson Memorial Update 
  
ACTION REQUIRED: 
Information/Direction 

RECOMMENDATION: 
Not Applicable 
 

 
BACKGROUND INFORMATION:  Staff will be presenting updated drawings from John 
Galbraith, who has been hired to do the preliminary design on a potential Dennis Richardson 
Memorial at Don Jones Park.   Staff will be meeting with the memorial Ad-Hoc Committee and 
Mr. Galbraith and hour before the Council meeting.  The results of the conversation and 
drawings will be presented that evening.  
 

 
FINANCIAL ANALYSIS: N/A 
 

 
LEGAL ANALYSIS: N/A  
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: N/A  
 

 
STAFF RECOMMENDATION: N/A  
 

 
RECOMMENDED MOTION: N/A 
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
Public Works 

  
FROM: Matt Samitore, Parks and Public Works Director 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: Downtown Street Banner Discussion 
  
ACTION REQUIRED: 
Information/Direction 

RECOMMENDATION: 
None Forwarded 
 

 
BACKGROUND INFORMATION:  City staff has been asked by some members of the 
downtown business community to assess the viability of changing the orientation of the street 
banners that are located on the pedestrian scale poles in the downtown.  The current orientation 
is on the sidewalk side.  Some of the downtown business community’s private signs are partially 
obstructed from the current configuration. However, the reason for the current configuration is 
because of the height of the poles (existing poles are 14 feet).  These poles function very well 
for pedestrian lighting and orientation; unfortunately, they do not allow for the banners to be 
reoriented over the street.  More specifically, the bottom of the banners is less than 10 feet 
above the street, which could create a conflict with commercial truck traffic.  The lowest 
permitted sign over a public street is a minimum of 12 feet.  The staff does not recommend 
simply rotating the banners to the street side for a variety of liability concerns. The following are 
the options for potential changes to the banners: 
 

1. Relocate the Banners and put them on corner poles only.  The corner poles are 18 feet 
in height and can accommodate the higher location.   Staff would suggest filling the 
holes created by the banners being moved with more hanging flowering pots.  The 
corner poles would be located at 1st, 3rd and 5th street.  If this option is selected, staff 
suggests waiting for implementation until the end of the summer when the flowering pots 
are removed to implement.  

  
2. Remove the banners – similar to option 1, but they would not be relocated to the corner 

poles.  
 

3. Purchase new poles – We could budget for 16’ poles which could accommodate the 
banners.  This option would be a significant financial obligation, however.  

 
4. Status Quo- Leave the banners where they currently located.   

 

 
FINANCIAL ANALYSIS:  Not applicable at this time.  
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LEGAL ANALYSIS: N/A  
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: N/A  
 

 
STAFF RECOMMENDATION:  Staff recommends option 1 or option 4.  
 

 
RECOMMENDED MOTION: None at this time.  

 

 
 
ATTACHMENTS: 

1. Resized_20190702_145350_7410 
2. Resized_20190702_145404_5082 
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City of Central Point 
Staff Report to Council 

 
ISSUE SUMMARY 

 
TO: City Council 

 
DEPARTMENT:  
City Manager 

  
FROM: Chris Clayton, City Manager 

MEETING DATE: July 11, 2019 
 

 

SUBJECT: 2020 Strategic Plan Update Ad-Hoc Committee 
  
ACTION REQUIRED: 
Motion 

RECOMMENDATION: 
Approval 
 

 
BACKGROUND INFORMATION: 
 

The City has retained a consultant to facilitate an update to the City’s existing strategic plan.  
The process will begin later this year and will include several stages involving city staff, city 
council, and stakeholder/members of the public.  In an effort to provide necessary preliminary 
input to the consultant, the staff is recommending the council appoint an ad-hoc committee. 
 

 
FINANCIAL ANALYSIS: 
 

This project is included in the 2019-2021 biennial budget under Administration/Contract 
Services. 
 

 
LEGAL ANALYSIS: 
 

 
COUNCIL GOALS/STRATEGIC PLAN ANALYSIS: 
 

Purpose and Importance of Strategic Planning (existing Central Point Strategic Plan)  
 
“If we could first know where we are and whither we are tending, we could better judge what 
to do and how to do it.” - Abraham Lincoln  
 
Strategic Planning is a process that brings people from all walks of life together, to talk about 
the future of the community, create the vision for the future, and formulate a way to make this 
future happen through community teamwork and actions. It is a document that records what 
people think – the blueprint for positive change that defines the vision, goals, and outcomes 
that must occur to realize the future.  
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If our efforts are to have any meaning, they must be accompanied by planning efforts to move 
the City through change. These changes include changing community demographics, new state 
and federal mandates, fiscal constraints, changing economic conditions, emerging technologies, 
and many other influences on the City’s service delivery efforts. High performing cities learn to 
anticipate and adapt to these changes by creating value, motivation, and meaning for the 
citizens they serve. The best tool for accomplishing these overarching objectives is Strategic 
Planning.  
 
This Strategic Plan will challenge and stretch the community’s imagination in defining what is 
possible and test the will to commit to a great and exciting future. It will forge and sustain new 
partnerships and relationships that will make the Strategic Plan a reality.  
 
"If you don't know where you are going, you are certain to end up somewhere else."- Yogi Berra 
 
 
 

 
STAFF RECOMMENDATION: 

 
Staff recommends the creation of a strategic planning ad-hoc committee. 
 

 
RECOMMENDED MOTION: 
 

I move to approve the appointment (three council members) to the 2020 strategic planning ad-
hoc committee. 
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