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Summary

Note to readers: The next version of the report will include a summary.
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1.Introduction

This report presents an Economic Opportunities Analysis (EOA) for the City of Talent. The

purpose of an EOA is to develop information as a basis for policies that capitalize on 3 E Ol OUz U
opportuOPUDIT UWEOE Wl 1 Ox wEE EUI UEDA thtludes EeehbicazakhlystsitoE O O1 OT 1 UG
address a range of questions that Talent faces in managing its commercial and industrial land.

For example, the EOA includes an employment forecast that describe how much growth Talent

should plan for over the 2016 to 2036 period, and forecasts the amount and type of employment

land necessary to accommodate growth in Talent over that period. The EOA also includes an

inventory of commercial and industrial land within 3 E O «@barg gebwth boundary (UGB) to

provide information about the amount of land available to accommodate employment growth.

This EOA complies with the requirements of statewide planning Goal 9, the Goal 9

administ rative rules (OAR 660 Division 9), and the court decisions that have interpreted them.

Goal 9 requires cities to state objectives for economic development (OAR 666009-0020(1)(a))

and to identify the characteristics of sites needed to accommodate industrial and other

employment uses (OAR 660-009-0025(1)) over the 2@year planning period. This approach could

be characterized as asite-basedpproach that projects land need based on the forecast for

1 Ox00aOl0l OUwWiI UOPUT OwlIT T w" PUa z Usuahdit® Spadiioneedsdf YI OO x O O
target industries.

1.1 Background

The City of Talent last evaluated economic trends in 2000, based on 1990 Census data.

Substantial changes occurred to the national and regional economy since 2000 that have

implications for economi ¢ growth in Talent. Since then, the Rogue Valley Council of

Governments (RVCOG) and participating Gocal governments completed the 10-year Regional

Problem Solving (RPS) process and adopted theRegional Plarfor the Greater Bear Creek Valley.

The Regional PanE 1 UEUDET UwUT T w1l 1 POOzUwl RxI EUEUDPOOUwWI OUwI |
potential growth, and established Urban Reserves. Talent was one of the local governments that

participated in the RPS, and urban reserves around the city are identified in the Regional Plan

The purpose of this project was to develop a factual base to provide the City with information

about current economic conditions. This factual basis, presented in this report, provides

PDOi OUOEUDOOwWOI El UUEUAa wi OU uelkeiopnterd ©dmprenensiveBlard Ua z Uwli E O
x OOPEDPI UBw3T DPUwUI xOUUWPEIT OUDPI BT UwbOxxOUUUOHUDPI Uwl O
and develop Comprehensive Plan policies and implementation strategies that capitalize on the

"PpU0az UwEOOx EUE U b Wiresgdtessofedondmic Weaknésk. w E

3T T w$. wxUOYPEI UwbOi OUOGEUPOOWUT ECwUT T w" PUAWEEOQwWUU]
] EOOOOPEwWOxxOUUUOPUPI UBw( UWEOUOwWxUOYPET UwbOi OUOE U}
managing economic development, such asa lack of larger industrial sites to support growth of

businesses that require large sites, underutilized commercial land, underutilized industrial

land, and a lack of policy direction to address these issues.
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1.2 Framework for an Economic Opportunities Analys

The content of this report is designed to meet the requirements of Oregon Statewide Planning
Goal 9 and the administrative rule that implements Goal 9 (OAR 660-009). The analysis in this
report is designed to conform to the requirements for an Economic Opportunities Analysis in
OAR 660-009 as amended.

1. Economic Opportunities Analysis (OAR 668109-0015) The Economic Opportunities
Analysis (EOA) requires communities to identify the major categories of industrial or
other employment uses that could reasonably be expected to locate or expand in the
planning area based on information about national, state, regional, county or local
trends; identify the number of sites by type reasonably expected to be needed to
accommodate projected employment growth based on the site characteristics typical of
expected uses;include an inventory of vacant and developed lands within the planning
area designated for industrial or other employment use; and estimate the types and
amounts of industrial and other employment uses lik ely to occur in the planning area.
Local governments are also encouraged to assess community economic development
potential through a visioning or some other public input based process in conjunction
with state agencies.

2. Industrial and commercial developmolicies (OAR 668009-0020) Cities with a
population over 2,500 are required to develop commercial and industrial development
policies based on the EOA. Local comprehensive plans must state the overall objectives
for economic development in the plannin g area and identify categories or particular
types of industrial and other employment uses desired by the community. Local
comprehensive plans must also include policies that commit the city or county to
designate an adequate number of employment sites ofsuitable sizes, types and
locations. The plan must also include policies to provide necessary public facilities and
transportation facilities for the planning area. Finally, cities within a Metropolitan
Planning Organization (which includes Talent) must adopt policies that identify a
competitive short -term supply of land for desired industrial and other employment uses
as an economic development objective.

3. Designation of lands for industrial and commercial uses (OAR®B®0025. Cities and
counties must adopt measures to implement policies adopted pursuant to OAR 660-009
0020. Appropriate implementation measures include amendments to plan and zone map
designations, land use regulations, public facility plans, and transportation system
plans. More specifically, plans must identify the approximate number, acreage and
characteristics of sites needed to accommodate industrial and other employment uses to
implement plan policies, and must designate serviceable land suitable to meet identified
site needs.

Plans for cities and counties within a Metropolitan Planning Organization , or cities and
counties that adopt policies relating to the short -term supply of land must designate
suitable land to respond to economic development opportunities as they arise.

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 2



1.3 Organization of this Report

This report is organized as follows:

1 Chapter 2. Buildable Lands | nventory presents a summary of the inventory of
employment lands.

9 Chapter 3. Factors Affecting Future Economic Growth summarizes historic economic
trends that affetE UWE U UUT QUWEOE wWi U0OUUT wi EOOOOPEWEOOEDPUDC
competitive advantages for economic development.

1 Chapter 4. Employment Growth and Site Needs presents a forecast for employment
growthin TalentEOEwWET UEUDPET UwUT tries"aPvitkhas siterngdassfori Owb OE U U
potential growth in industries.

9 Chapter 5. Land Sufficiency and Conclusions compares the supply of and demand for
buildable lands and presentskey concluding recommendations for Talent.

This report also includes one appendix:

1 Appendix A, Buildable Lands Inventory

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 3



2.Buildable Lands Inventory

This chapter provides a summary of the commercial and industrial buildable lands inventory
(BLI) for the Talent UGB. The City of Talent staff, in coordination with ECONorthwest staff,
developed the buildable lands inventory analysis. It complies with statewide planning Goal 9
policies that govern planning for employment uses. The full buildable lands inventory
completed by City staff is presented in Appendix A.

2.1 Methods, Definitions, and Asumptions

Definitions

The City of Talent developed the buildable lands inventory with a tax lot database from Jackson
County GIS. The tax lot databaseis current as of February 2016 Theinventory builds from the
database to estimatebuildable land by plan designation. The following definitions were used to
identify buildable land for inclusion in the inventory:

A Vacant landTax lots that have no structures or have buildings with very little value. For
the purpose of this inventory, employment lands with improvement values of $10,000
and under are considered vacant.

A Partially vacant landPartially vacant tax lots are those occupied by a use, but which
contain enough land to be further subdivided without need of rezoning. This
determination was made through review of aerial imagery. The developed areas
(building + parking) w ere subtracted from the total lot size to calculate remaining vacant
area in the analysis. Building footprints were multiplied by 1.5 to account for parking
requirements on commercial and industrial sites.

A Undevelopable landLand that has no access or potential access, land that is already
committed to other uses by policy, or tax lots that are more than 90% constrained. The
majority of undevelopable land identified in the inventory is located in the active beach
zone within the UGB.

A Developed land.and that is developed at densities consistent with zoning with
improvements that make it unlikely to redevelop during the analysis period. Lands not
classified as vacant, partially-vacant, or undevelopable are considered developed.

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 4



Development Constrants

Consistent with state guidance on buildable lands inventories, the City of Talent deducted the
following constraints from the buildable lands inventory and classified those portions of tax lots
that fall within the following areas as constrained, unbui Idable land.

A Land within natural resource protection ared@$e Talent Wetlands Inventory map was
used to identify areas within wetlands. A 50 -foot buffer was added to riparian and
wetland constraints, consistent with Talent Zoning Code 8 -3H.2 ¢ Designation of
Wetland and Riparian Setback Areas.

A Land with slopes over 15%ands with slopes over 15% are considered unsuitable for
commercial and industrial development.

A Lands within floodplainsLands falling within the 100 and 500 -year floodplain were not
deducted from the buildable lands inventory , Talent Development Code allow s for
development in floodplains contingent upon meeting specific conditions.

A Land that is service constrainereas east of Interstate 5 do not currently have access to
water and sewer service. Therefore it has been deducted from readily buildable lands.

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 5



2.2 Results of the Buildable Lands Inventory

Land Base

Exhibit 1 shows commercial and industrial land in Talent by classification (development status).
The results show that Talent has 222 total acres in commercial and industrial plan designations.
Of the 222acres in the UGB,about 121acres(55%)are in classifications with no development
capacity, and the remaining 101acres(45%)have development capacity.

Exhibit1. Employment acres by classification and plan designatioralent UGB, 2056

Commercial Industrial Taal
Classification Tax Lots Total Aces | Tax Lots Total Aaes| Tax Lots Total Acres
Developed 121 73.62 6 6.90 127 80.52
Unluildable / Constrained 36.68 3.54 40.22
Partially Gonstrained*
@mpletely Gnstrained 6 0 6
Vacant 42 21.97 3 17.00 45 38.97
Partially Vacant 42 49.56 2 12.52 44 62.08
Taal 211 181.83 11 39.96 222 221.79
Percentage of Total 95% 82% 5% 18% 100% 100%

Source:Appendix A, Exhibi5.

Vacant Buildable Land

Exhibit 2 shows gross and net buildable acres for vacant and partially vacant land by plan
designation. The results show that Talent has about 89 net buildable acres in commercial and
industrial plan designations. Of this, 71% (63 acres) is in the Commercial designation and 29%
(26 acres) is in Industrial.

Exhibit2. Enmployment land with development capacity (Vacant, Partiafl Vacan) by constraint
status, Talent UGB, 206

Plan Designation / Total Aces Developed Corstrained  Suitable
Classification Tax Lots in Tax Lots Acres Acres Acres
Commercial
\acant 45 40.26 0.00 18.28 21.98
Partially Vacant 45 63.39 9.07 13.83 40.49
Subtotal 90 103.65 9.07 32.11 62.47
Industrial
\acant 3 20.54 0.00 3.54 17.00
Partially Vacant 2 12.52 3.33 0.00 9.19
Sibtotal 5 33.06 3.33 3.54 26.19
DOTAL 95 136.71 12.40 35.65 88.66

Source:Appendix A: Exhibit 38
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Exhibit 3 shows the sze of lots by plan designations for suitable employment land. Talent has

80 lots that are smaller than 2 acres (with 44 acres of land). Talent has 8 lots between 2 and 10

acres (33acres of land), one lot between 10 and 20 acres in size (1&cres of land), and zero lots

20 acres and larger.

Exhibit3. Lot size by plan designation, suitable acre§jalentUGB, 2056
Suitable Acres in Tax Lot (vacant, partially)

Plan Designation <1 1-199 2-499 5-999 10-19.99 20-49.99 Taal

Acres
@mmercial 2341 19.33 11.10 8.63 0.00 0.00 62.47
Incustrial 0.00 1.53 7.17 6.39 11.10 0.00 26.19
Sibtotal 23.41 20.86 18.27 15.02 11.10 0.00 88.66
Tax Lots
G@mmercial* 65 14 4 1 0 0 84
Industrial 0 1 2 1 1 0 5
Sibtotal 65 15 6 2 1 0 89

Source: City offalentGIS data& analysis.
Note: 6 Commercial tax lots were removed from this count due to being0% constrained and therefore unsuitable for development.

The data in Exhibit 3 suggest that Talenthas a deficiency of larger commercial sites. Talent has
no commercial sites over 20 acres, 1 site between 10 and 20 acreand two sites between 5 and
10 acres (with a total of 15acres). The one large industrial parcel the City does have, while
adjacent to rail, is not in a location suitable for industrial use and is serviced by an
underdeveloped collector street. Some of this deficiency could potentially be addressed through
redevelopment or partition of parcels that are being underused.
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Exhibit4. Employment land by classification with develpment constraints, Talent UGB, 2016

Buildable Lands Inventory

Employment Lands

| Urban Growth Boundary Light Industrial Commercial

H City Limits Developed - Developed
Taxlots ‘ Partially Vacant [ ‘ Partially Vacant
- All Constraints i Vacant | | Vacant
o s e P s ooy 3 a) 1 N
o e ARt o s YU 4 i o 028 o
[carvey g or provers Fvesmestuoses. Al g Fomatr W E Wies
St coFres o o Cay s i 1 6 Boposes ‘+
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3.Factors Affecting Future Economic Growth

Talent exists as part of the larger economy of theRogue Valley and is strongly influenced by
regional economic conditions. For many factors, such as labor, Talent does not differ
significantly from the broader region. For other factors, such as income, it does. Thus, Talent
benefits from being a part of the larger regional economy and plays a specific role in it.

This chapter describes the factors affecting econome¢ growth in Talent, including national and

Ul TPDOOEOQwI EOOOOPEWUUI OEUBwW3T 1T wEOEGaUPUwWxUI Ul O0UU w3
and attracting businesses, which forms the basis for identifying potential growth industries in

Talent.

3.1 Factors that Afiect Economic Developmentt

The fundamental purpose of Goal 9 is to make sure that a local government plans for economic
development. The planning literature provides many definitions of economic development,
both broad and narrow. Broadly,

P$EOOOOPEKEQEDYWOOWUT T wxUOET UUWOI wiéngthddgd O1 wE WEOOOU O
job creation, business growth, and income growth (factors that are typical and reasonable
focus of economic development policy), as well as through improvements to the wider
socialandnatuUEOwl OYDPUOOOI OUwUI EVUwJUUI Ol Ul'l OwUIl I wl EOOOOao
3T EVUWET i POPUPOOWEEOOOPOI ETT1 UwUT EVWEWEOOOUODPUazZz Uwb]
measures of economic wellbeing (e.g., jobs and income) and on other aspects of quality of life
(e.g., the social and naturd environment). In practice, cities and regions trying to prepare an
economic development strategy typically use a narrower definition of economic development:
they take it to mean business development, job growth, and job opportunity. The assumptions
are that:

A Business and job growth are contributors to and consistent with economic development,
increased income, and increased economic welfare.From the municipal point of view ,
investment and resulting increases in property tax are important outcomes of economic
development.

A The evaluation of tradeoffs and balancing of policies to decide whether such growth is
likely to lead to overall gains in wellbeing (on average and across all citizens and
businesses in a jurisdiction, and all aspects of wellbeing) is sanething that decision
makers do after an economic strategy has been presented to them for consideration.

L The information in this section is based on previous Goal 9 studies conducted by ECONorthwest and the following
publication: An Economic Development Toolbox: Strategies and Metfi@sy Moore, Stuart Meck, and James Ebenhoh,
American Planning Associatio n, Planning Advisory Service Report Number 541, October 2006.

2 An Economic Development Toolbox: Strategies and Metfiadsy Moore, Stuart Meck, and James Ebenhoh, American
Planning Association, Planning Advisory Service Report Number 541, October 2006.
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That logic is consistent with the tenet of the Oregon land -use planning program: that all goals
matter, no goal dominates, and the challenge is to find a balance of conservation and
development that is acceptable to a local government and state. Goal 9 does not dominate, but it
legitimizes and requires that a local government focus on the narrower view of economic
development: the one that focuses on ecmomic variables.

In that context, a major part of local economic development policy is about local support for
business development and job growth; that growth comes from the creation of new firms, the
expansion of existing firms, and the relocation or retention of existing firms. Thus, a key

guestion for economic development policy is, What are the factors that influence business and job
growth, and what is the relative importance of eathi® document addresses that question in

depth.

What Factors Mattef?

Why do firms locate where they do? There is no single answer| different firms choose their
OOEEUDOOU Wi OUWEDI 11 Ul OUwUl EUOOUS w* 1 a ufdgtor®of UODOEUIT U
production For example, a firm that spends a large portion of total costs on unskilled labor will

be drawn to locations where labor is relatively inexpensive. A firm with large energy demands

will give more weight to locations where energy is relatively inexpensive. In general, firms

choose locations they believe will allow them to maximize net revenues: if demand for goods

and services are held roughly constant, then revenue maximization is approximated by cost

minimization.
3711 wUaxPEEOWEEUI T OUPT UwUT EQwl ESGOOOPUUUWUUT wUOWET U
A Labor. Labor is often the most important factor of production. Other things equal, firms
look at productivity | labor output per dollar. Productivity can decrease if certain types
of labor are in short supply, which increases the costs by requiring either more pay to

acquire the labor that is available, the recruiting of labor from other areas, or the use of
the less productive labor that is available locally.

A Land. Demand for land depends on the type of firm. Manufacturing firms need more
space and tend to prefersuburban locations where land is relatively less expensive and
less difficult to develop. Warehousing and distribution firms need to locate close to
interstate highways.

A Local infrastructure. An important role of government is to increase economic capacity
by improving quality and efficiency of infrastructure and facilities, such as roads,
bridges, water and sewer systems, airport and cargo facilities, energy systems, and
telecommunications.

A Access to markets. Though part of infrastructure, transportation m erits special attention.
Firms need to move their product, either goods or services, to the market, and they rely
on access to different modes of transportation to do this.

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 10



A Materials. Firms producing goods, and even firms producing services, need various
materials to develop products that they can sell. Some firms need natural resources (i.e.,
raw lumber) and others may need intermediate materials (i.e., dimensioned lumber).

A Entrepreneurship . This input to production may be thought of as good management, or
even more broadly as a spirit of innovation, optimism, and ambition that distinguishes
one firm from another even though most of their other factor inputs may be quite

similar.

The supply, cost, and quality of any of these factors obviously depend on market factors: on
conditions of supply and demand locally, nationally, and even globally. But they also depend
on public policy. In general, public policy can affect these factors of production through:

A Regulation. Regulations protect the health and safety of a community and help maintain
the quality of life. Overly burdensome regulations, however, can be disincentives for
businesses to locate in a community. Simplified bureaucracies and straightforward
regulations can reduce the burden on businesses and hegb them react quickly in a
competitive marketplace.

A Taxes. Firms tend to seek locations where they can optimize their after-tax profits. Tax
rates are not a primary location factor| they matter only after businesses have made
decisions based on labor, transportation, raw materials, and capital costs. The costs of
these production factors are usually similar within a region. Therefore, differences in tax
levels across communities within a region are more important in the location decision
than are differencesin tax levels between regions.

A Financial incentives . Governments can offer firms incentives to encourage growth. Most
types of financial incentives have had little significant effect on firm location between
regions. For manufacturing industries with signi ficant equipment costs, however,
property or investment tax credit or abatement incentives can play a significant role in
location decisions. Incentives are more effective at redirecting growth within a region
than they are at providing a competitive advan tage between regions.

This discussion may make it appear that a location decision is based entirely on a straight
forward accounting of costs, with the best location being the one with the lowest level of overall
costs. Studies of economic development, however, have shown that location decisions depend
on a variety of other factors that indirectly affect costs of production. These indirect factors
include agglomerative economies (also known as industry clusters), quality of life, and
innovative capacity.

A Industry clusters . Firms with similar business activities can realize operational savings
when they congregate in a single location or region. Clustering can reduce costs by
creating economies of scale for suppliers. For this reason, firms tend to locate inareas
where there is already a presence of other firms engaged in similar or related activities.

A Quality of life. A community that features many quality amenities, such as access to
recreational opportunities, culture, low crime, good schools, affordable housing, and a

quality of life can attract skilled workers, and if the amenities lure enough potential
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workers to the region, the excess labor supply pushes their wages down so that firms in
the region can find skilled labor for a relatively low cost. The characteristics of local
communities can affect the distribution of economic development within a region, with
different communities appealing to different types of wo rkers and business owners.
Sometimes location decisions by business owners are based on an emotional or historical
attachment to a place or set of amenities, without much regard for the cost of other
factors of production.

A Innovative capacity. Increasing evidence suggests that a culture promoting innovation,
creativity, flexibility, and adaptability is essential to keeping U.S. cities economically
vital and internationally competitive. Innovation is particularly important in industries
that require an educated workforce. High -tech companies need to have access to new
ideas typically associated with a university or research institute. Innovation affects both
the overall level and type of economic development in a region. Government can be a
key partofacomOUOPUaz UwbOOOYEUDPYI wEUOQUUUI OwlT UOUT T w1
regulation of development and business activities that are responsive to the changing
needs of business.

How Important Are These Factors?

To understand how changes in public policies affect local job growth, economists have
attempted to identify the importance for firms of different locational factors. They have used
statistical models, surveys, and case studies to examine detailed data on the key factors that
enter the business location dedgsion.

Economic theory says that firms locate where they can reduce the costs of their factors of
production (assuming demand for products and any other factors are held constant). Firms
locate in regions where they have access to inputs that meet their quality standards, at a
relatively low cost. Because firms are different, the relative importance of different factors of
production varies both across industries and, even more importantly, across firms.

No empirical analysis can completely quantify firm | ocation factors because numerous
methodological problems make any analysis difficult. For example, some would argue
simplistically that firms would prefer locating in a region with a low tax rate to reduce tax
expenses. However, the real issue is the valuegprovided by the community for the taxes
collected. Because taxes fund public infrastructure that firms need, such as roads, water, and
sewer systems, regions with low tax rates may end up with poor infrastructure, making it less
attractive to firms. When competing jurisdictions have roughly comparable public services

(type, cost, and quality) and quality of life, then tax rates (and tax breaks) can make a difference.

Further complicating any analysis is the fact that many researchers have used public
expenditures as a proxy for infrastructure quality. But large expenditures on roads do not
necessarily equal a quality road system. It is possible that the money has been spent
ineffectively and the road system is in poor condition.
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An important aspect of thi s discussion is that the business function at a location matters more

Ol EOwEwWlI PUOzZ UwPOEUUUUaAdwWw wUDPOT Ol wEOOxEOQawbOEawl EYI
headquarters located in a cosmopolitan metropolitan area, the research and development

divisions located near a concentration of universities, the back office in a suburban location, and

manufacturing and distribution located in areas with cheap land and good interstate access.

The location decisions of businesses are primarily based on the availability and cost of labor,
transportation, raw materials, and capital. The availability and cost of these production factors
are usually similar within a region. Most economic development strategies available to local
governments, however, only indirectly affect t he cost of these primary location factors. Local
governments can most easily affect tax rates, public services, and regulatory policies.
Economists generally agree that these factors do affect economic development, but the effects
on economic development are modest. Thus, most of the strategies available to local
governments have only a modest effect on the level and type of economic development in the
community.

Local governments in Oregon also play a central role in the provision of buildable land throug h
inclusion of lands in the Urban Growth Boundary, as well as through determination of plan
designations and zoning, and through provision of public services. Obviously, businesses need
buildable land to locate or expand in a community. Providing buildable land alone is not
sufficient to guarantee economic development in a community | market conditions must create
demand for this land, and local factors of production must be favorable for business activity. In
the context of expected economic growth and the perception of a constrained land supply in
Jackson County, the provision of buildable land has the potential to strongly influence the level
and type of economic development in Talent. The provision of buildable land is one of the most
direct ways that the City of Talent can affect the level and type of economic development in the
community.
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3.2 Summary of the Effect of National, State and Regional
Trends on Economic Developmenn Talent

This section presentsa summary and the implications of national, state, and regional economic
trends on economic growth in Talent, which are presented in Section 3.3

National, State, and Regional Implications for Economic
Economic Trends Growth in Talent
Moderate growth rates and recovey from the national | Economic growth infalenfiin measures such as
recession employment growth, unemployment rates, and
After the end of the recession in 2009, economic | Wage growtliiis likely tobe markedly improved
growth returned to the US. economy, with from the levels seen during the recent national
persistent increases in GDP, (2.1% in the third recession
quarter of 2015) steady job growth (averaging The rate of employment growth ifalentwill

about 237,000 per month over 2015), and decline | depend, in part, on the rate of employment
in the unemployment rate (currently at about 5.1%| growth in Oregon and the natioriThe Oregon

compared to the recessionary peak of 1096). Office of Economic Analysis forecasts that
Unemployment at the national level has gradually | €mployment in the Rogue Valley Region (which
declined since the height of the recession. includes Jackson County) will grow by about by
than those of the nation as a whole. and Health Services, Trade, Transportation, and

| Utilities, and Leisure and Hospitality will make up
The feder al gover nment 4@

predicts a moderate pace of econmic growth, with themajorityofh e Regionds gro

gradual increases in employment and real GDP
(roughly 3% through the end of 2016).

I HS Economic projects t
be the fifth-fastest growing among alétates in the
U.S., averaging annual growth of about 3.5%
through 2020. Though the Oregon Office of
Economic Analysis expects a slightly slower rate, i
still expects Oregon to exceed the national average
4

Growth of serviceoriented sectors The changes in employment idackson County
Increased worker productivity and the international| have followed similar trends as changes in
outsourcing of routine tasks led to declines in national and state employment. The sectors with
employment in the major good$roducing the greatest change in share of emplyment

industries. Projections from the Bureau of Labor | Since 1980 were in Services

Statisticsindicate that U.S. employment growth will The Oregon Employment Department forecasts
continue to be strongest in healthcare and social | that the sectors likely to have the most
assistance, professional and business services, employment growth inthe Rogue Valley Regidgn

and other service industries. Construction the region that includes Jackson Counfyver the
employment will grow with the economy, but 2012 to 2022 period are: Private Educational
manufacturing employment wiltlecline. These and Health Services, Trade, Transportation, and
trends are also expected to affect theomposition | Utilities, Leisure and Hospitality, and Professiong
of Oregonds economy, all andHealth ServicesThese sectors represent
Oregon will grow. employment opportunities fofTalent

39) OEw&UOPUT w201 EEawPOw) UOa 0w/ TheNBvEYORX Tiged W D OT WY BWA QiuldY ukoed & s E
$EOO0OOCAWEVWEW&OEDE] Oz w42 w! UUT EVwOil w$EOOOOPEwW OEOaAaUDPUOWEEEIT UU
4(' 2wWSEOOOOPEUWPOW?. UIT OOWS EOOOOPEWEOEWLT YI OUT wndOUI EEVUUO? ww. U
http://www.oregon.gov/DAS/OEA/docs/economic/forecast1215.pdf
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National, State, and Regional Implications for Economic

Economic Trends Growth in Talent
|l mportance of small b u s i | The average size for a private business Tralent
Small business, with 100 or fewer employees, is 5.1 employees per business, compared to the

account for 41% of privatesector employmentin | State average of 11 employees per private
Oregon. Workers of small businesses typically hav| Pusiness.

had lower wages than the state average. Businesses with20 or fewer employees account
for roughly64% of private employment ifalent.
Businesses with 9 or fewer employees account
for 44% of private employmenand 4 or fewer
account for 20% of private employment

Growth of small businesses presentkey

opportunities for economic growth ialent

Availability of trained and skilled labor Employment inJackson County grew at about
Businesses in Oregon are generally able to fill jobs| 0-6%annually over the 2000 to 2014period,
either from available workers living within the State| While populaion grew at about 1.76 over the
or by attracting skilled workers from outside of the | Same period.
State. About86% of workers at businesses located in
Availability of labor depends, in part, ongpulation | Talentlived inJacksonCounty, and12% lived
1,120,000 new residents and abou#65,000 new | Workers fromSouthern OregonOver85% of

jobs between 1990 and2014. The population workers inTalentcommuted into the City from
employment ratio for the State was abol.2 elsewhere, many from Medford23% ofTalent
residents per job over the24-year period. workers),Ashland (96), andCentral Point(5%).

These commutingpatterns are similar to

Availability of labom | so depends o commuting in other cities in the Southern Oregon

willingness to commute. Workers in Oregon typical

have a commute that is 30 minutes or shorter. Tal er?Std@'s \éveremore likelyto halvel
Availability of skilled workers depends, in part, on comp Oe te some €0 o €9€
educatioralat t ai nment . About degree(39%) than the State average36%).
wor kers have a oBhmlghehel or

Aging of the population The changesinthel ackson aGount y
The number ofOregoniansaged 65 and older will structure are similar tothat of the State, with the

nearlydouble between2015 and 2050, while the | Most growth observed in peopl€0 years and
number of people under age 65 will grow by only | older.

about 29%. The economic effects of this The Stateprojects that the share of the
demographic change include a slowing of the population over the age of 60 inthe Jackson
growth of the labor force, an increase irhe County will increase from 28% to 36% from 2015
demand for healthcare services, and an increase ir] and 2035.

the percent of the federal budget dedicated to Firms inTalentwill need to replace workers as
Social Security and Medicare. they retire. Demand for replacement workers is

Furthermore, feople are retiring later than previous| likely to outpace job growth imalent, consistent
generations and continuing to work past 65 years | with State trends.Gi ven t he a€td 00

old. This trend is seerboth at the national and relatively low unemployment rates (about 5.5%
State levels. Even given this trend, the needif through 2025), businesses inTalent(and
workers to replace retiring Baby @mers will throughout the State) may have difficulties finding

outpace job growth. Management occupations and| replacement workers.
teachers will have the greatest need for
replacement workers because these occupations
have olderthan-average workforces
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National, State, and Regional
Economic Trends

Implications for Economic
Growth in Talent

Increases in energy prices

Although energy prices are currently low by
historical standads, over the longerm, energy
prices are forecast to retirn to relatively high levels,
as the economy and the population grow.

As energy prices increase over the planning period
energy consumption for transportation may
decrease. Increasing energgrices may decrease
willingness to commute long distances. However
the impact on transportation costs from energy
prices may be partly offset by increased energy
efficiency of vehicles and stricter emissions
standards.

In 2015, low energy prices have deeased the
costs of commuting. Over the lonterm, if energy
prices increase, these higher prices will likely
affect the mode of commuting before affecting
workersdé willingness t
commuters may choose to purchase a more
energyefficient car, use the bus, or carpool.

Very large increases in energy prices may affect
workersd willingness t
workers living the furthest froniralentor workers
with lower paying jobsln addition, very large
increases in energy prices may make shipping
freight long distances less economically feasible,
resulting in a slowdown or reversal of ofshore
manufacturing, especially of large, bulky goods.

Comparatively low wages

The incomeof a region affects the workforce and
the types of businesses attracted to the region.
Average income affects workers and businesses in
different ways. Workers may be attracted to a
region with higher average wage or high wage jobs
Businesses, however, @y prefer to locate in
regions with lower wages, where the cost of doing
business may be lower.

Since the early 198008s
personal income has been consistently lower than
the U.S. average. 12014,0r egonds pe
wage was 926 of thenational average From 2000
to 2014 nominal wages in the nation grew by 46%
from $35,300 to $51,400, while wages in Oregon
increased by only 42% from $32,800 to $46,500.

Income in Oregon has historicallbeen below
national averagesandJ ac kson €oun
capita personal income has remained beneath
that of the Stateand the nation. While the
Countyds average wages
as personal income, they remained below the
State in both 2000 and 2014. In 2014, Jackson
Countyds awasabauy$ds,080m g e
compared to the State ($46,515).

There arethree basic reasons thatwages are
lower n Oregon andJackson Countyhan in the
U.S.: (1) wages for similar jobs are lower; (2) the
occupational mix of employment is weighted
towards lower paying ocupations; (3)a large
proportion of Jackson
retired.

In addition, wages inJacksonCounty and Oregon
tend to be more volatile than the national
average. The major reason for this volatility is thg
the relative lack of diversityn the State and
County economy.

Average wages in Talent are relatively low. For
example, the median household income in Talen
in the 2010-14 period was about $32,686,
compared to $51,334 in the State. This
difference may be due to the shifting employmen
trend toward a more servicdased labor force.
On average, wages for servideased jobs are
lower in comparison to more technical jobs such
as manufacturing.

ECOMrthwest
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National, State, and Regional Implications for Economic
Economic Trends Growth in Talent

Education as a determinant of wages T a | eresidénts weremore likely to have

The majority of the fastest growing occupations wil| completed some college or received an

require an academic degree, and on average they | AS S 0 C i at econparetl ¢ogdregoa ,

will yield higher incomes than occupations that do | residents as a wholg39% versus 33%6), though
not require an academic degree. Talentdos residents wer

. . L Bachel ordés, graduat e,
The fastest growing occupations requiring an (28% versus 30%)
academic degree will be: industriabrganizational i ' )
psychologists, interpreters andranslators, Businesses that want to locate inTalentcan draw
diagnostic medical sonographers, occupational from the labor pool ofthe Southern Oregon
therapy assistants, genetic counselors, physical | région
therapist assistants, and physician assistants.
Occupations that do not require an academic
degree (e.g., retail sales person, food preparation
workers, and home care aides) will grow,
accounting for almost twethirds of all new jobs by
2022. These occupations typically have lower pay
than occupations requiring an academic degree.

The national median income for people over the
age of 25 in 2014 was alout $43,628. Workers

without a high school diploma earned $18,252 less
than the median income, and workers with a high
school diploma earned $8,892 less than median

income. Workers with some college earned $5,096
less than median income, and workers with a
bachel ords degree ear ne
median. Workers in Oregon experience the same
patterns as the nation, but pay is generally lower in
Oregon than the national average.

Importance of high quality natural resources The regionds high qual

The relationship between natural resources and | Present economic growth opportunities foFalent,
local economies has changed as the economy has 'anging from food and beverage production to
shifted away fromresource extraction. Increases in| @menities that attract visitors and contribute to
the popul ation and in Hthe regionds high qual
changes in tastes and preferences, have
dramatically increased demands for outdoor
recreation, scenic vistas, clean water, and other
resourcerelated amenities. Such amenitie
contribute to a regiond
important role in attracting both households and
firms.
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3.3 National Trends

Economic development in Talent over the next 20 years will occur in the context of long-run
national trends. The most important of these trends include:

A Economic growth will continue at a moderate pace. Analysis from the Congressional
Budget Office (CBO) predicts moderate growth: 3.1% GDP growth in 2016, 3.7% in 2017,
and 2.2% in 20182019. Increases in consumer spending, business investment, and
residential investment are expected to drive this growth.

The unemployment rate is expected to decrease to 5% by the fourth quarter of 2017, and
remain relatively steady after that. Growth in hourly compensation will increase labor
force participation, slowing its longer-term decline.

Beyond 2019, CBO projects thatoutput will increase by 2.1% per year, higher than 20@B-
| YKwT UOPUT OWEUUwWOOPT UwUT EOwWI UOPUT wbOwUT T whNWY
slower labor force growth. Unemployment is expected to be 5.25% from 202020255

A The aging of the baby boom generation, accompanied by increases in life expectancy.
As the baby boomer generation continues to retire, the number of Social Security
recipients is expected to increase from 59 million in 2014 to over 90million in 2035, a
53% increase. However, due to lower-birth rate replacement generations, the number of
covered workers is only expected to increase 14.7% over the same time period, from 165
million to almost 190 million in 2035. Currently, there are 36 Social Security beneficiaries
per 100 covered workers in 2014 but by 2035 there will be 58 beneficiaries per 100
covered workers. This will increase th e percent of the federal budget dedicated to Social
Security and Medicare.®

Baby boomers are expecting towork longer than previous generations. An increasing
proportion of people in their early - to mid -50s expect to work full-time after age 65. In
2004, about 40% of these workers expect to work fulttime after age 65, compared with
about 30% in 19927 This trend can be seen in Oregon, where the share of workers 65
years and older grew from 2.9% of the workforce in 2000 to 4.1% of the workforce in
2010, an increase of 41%. Over the same tepear period, workers 45 to 64 years
increased by 15%#8

A Need for repla cement workers. The need for workers to replace retiring baby boomers
will outpace job growth. According to the Bureau of Labor Statistics, there will be 50.6

5 Congressional Budget Office. An Update to the Budget and Economic Outlook: 2015-2025. August 2015.
https://www.cbo.gov/publication/50724

6 The Board of Trustees, Federal OldAge and Survivors Insurance and Federal Disability Insurance Trust Funds,

2015, The 205 Annual Report of the Board of Trustees offleeleral OldAge and Survivors Insurance and Federal Disability

Insurance Trust FundsMay 13, 2011.

3711 w 1 EOUT wEGEwW11 UPUI O1 OUw20UEaAO? wl YYAOw- EUPOOEOwW( OUUPUUUI u
Department of Health and Human Services.

8 Analysis of 2000 Decennial Census data and 2010 U.S. Census American Community Survey,-Year Estimates for

the table Sex by Age by Employment Status for the Population 16 Years and Over
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million total job openings over the 2012-2022 period, over two -thirds from replacement
needs. Almost two thirds of job openings are in occupations that do not require
postsecondary education.?

A The importance of education as a determinant of wages and household income.
According to the Bureau of Labor Statistics, a majority of the fastest growing
occupations will require an academic degree, and on average, they will yield higher
incomes than occupations that do not require an academic degree. The fastest growing
occupations requiring an academic degree will be: industrial -organizational
psychologists, interpreters and translators, diagnostic medical sonographers,
occupational therapy assistants, genetic counselors, physical therapist assistants, and
physician assistants. Occupations that do not require an academic degree (e.g., retalil
sales person, faod preparation workers, and home care aides) will grow, accounting for
almost two -thirds of all new jobs by 2022. These occupations typically have lower pay
than occupations requiring an academic degree10

The national median income for people over the age of 25in 2014 was about $43628
Workers without a high school diploma earned $18, 252less than the median income,
and workers with a high school diploma earned $ 8,892less than median income.
Workers with some college earned $5,096less than medianincome, and workers with a
EEET I OOUz UwE 13624 dreunarEnikedidn ENoskédrs in Oregon experience the
same patterns as the nation, but pay is generally lower in Oregon than the national
averagelt

A Increases in labor productivity. Productivity, as measured by output per hour of labor
input , increasedin most sectors between 2000 and 2010, peaking in 200However,
productivity increases were interrupted by the recession. After productivity decreases
from 2007 to 2009, many industries saw large productivity increases from 2009 to 2010.
Industries with the fastest productivity growth were Information Technology -related
industries. These include wireless telecommunications carriers, computer and peripheral
equipment manufacturing, electronics and appliance stores, and commercial equipment
manufacturing wholesalers. 12

A The importance of high -quality natural resources. The relationship between natural
resources and local economies has changed as the economy has shifted away from
resource extraction. High-quality na tural resources continue to be important in some
UUEUI UOwl UxI EPEOCOCaAawWPOwWUT T wel UUT UOw4626w( OEUI EU
incomes, plus changes in tastes and preferences have dramatically increased demands
for outdoor recreation, scenic vistas, clean water, and other resourcerelated amenities.

°9 . EEUXxEUDPOOEOWS Ox 00a Ol §U Biokhiei Lakot) Rabstcs), Détdinoér JORA

09 EEUXEUDOOEOwWS Ox 004 Ol U Bitka@di Lakot Radisiidd, Dddéninér J008

11 Bureau of Labor Statistics, Employment Projections, April 2015. http://www.bls.gov/emp/ep_chart_001.htm

12 Brill, Michael R. and SamU1 Qw38 w1 Obl Ow? ( OEVUVU0VaAaw+EEOUwW/ UOEUEUDPYPUa w3 Ul OEU
Statistics, Spotlight on StatisticsMarch 2013.
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attracting both households and firms. 13

A Continued increase in demand for energy. Energy prices are forecased to increaseover
the planning period. While energy use per capita is expected to decrease to 2040, total
energy consumption will increase with rising population. Energy consumption is
expected to grow primarily from industrial and (to a lesser extent) commercial u sers,
and slightly decrease in the residential sector. Energy consumption for transportation is
expected to decreasedue to increased federal standards and increased technology for
energy efficiency in vehicles.

Energy consumption by type of fuel is expected to change over the planning period. By
2040, the U.S. willcontinue to shift from crude oil towards natural gas and renewables.
For example from 2013 to 2040, the Energy Information Administration projects that US
overall energy consumption will averag e a 0.3% annual growth rate, while consumption
of renewable sources grows at 1.4% per yearDespite increases in energy efficiency and
decreases in demand for energy by some industries, demand for energy is expected to
increase over the 2013 to 2040 periodecause of increases in population and economic
activity. 14

A Impact of rising energy prices on commuting patterns. As energy prices increase over
the planning period, energy consumption for transportation will decrease. Increasing
energy prices may decreasewillingness to commute long distances. 5 The increases in
energy prices, may impact willingness to commute long distances , but may be partly
offset by increased energy efficiency of vehicles and stricter emissions standards Vehicle
miles traveled (VMT) ar e expected to increase through 2040.

A Potential impacts of global climate change. The consensus among the scientific
community that global climate change is occurring expounds important ecological,
social, and economic consequences over the next decadesnd beyond.'¢Extensive
research shows that Oregon and other western states already have experienced
noticeable changes in climate, and predicts that more change will occur in the future.”

13 For a more thorough discussion of relevant research,seefor example, Power, T.M. and R.N. Barrett. 2001.Post
Cowboy Eonomics: Pay and Prosperity in the New American Wekind Press, and Kim, K-K., D.W. Marcouiller, and

Growth and Chang86 (2): 273297.

4 Energy Information Administration, 2015, Annual Energy Outlook 2015 with Projections to 2040.S. Department of
Energy, April 2015. http://www.eia.gov/forecasts/aeo/pdf/0383(2015).pdbte, the cited growth rates are shown in the
Executive Summary ahin Table A2.

15 Energy Information Administration, 2015, Annual Energy Outlook 2015 with Projections to 2040 Early Release
Overview U.S. Department of Energy, April 2015.

6 Karl, T.R., J.M. Melillo, and T.C. Peterson, eds. 2009Global Climate Change Impacts in the United StateS. Global

Change Research Program. June. Retrieved June 16, 2009, fromvw.globalchange.gov/usimpacts ; and Pachauri,

R.K. and A. Reisinger, eds. 200. Climate Change 2007: Synthesis Report. Contribution of Working Groups |, Il, and Il to the
Fourth Assessment Report of the Intergovernmental Panel on Climate Change.

17 Doppelt, B., R. Hamilton, C. Deacon Williams, et al. 2009.Preparing for Climate Chaye in the Upper Willamette River
Basin of Western Oregoflimate Leadership Initiative, Institute for a Sustainable Environment, University of Oregon.
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In the Pacific Northwest, climate change is likely to (1) increase average annual
temperatures, (2) increase the number and duration of heat waves, (3) increase the
amount of precipitation falling as rain during the year, (4) increase the intensity of
rainfall events, and 5) increase sea level. These changes are also liketo reduce winter
snowpack and shift the timing of spring runoff earlier in the year. 18

These anticipated changes point toward some of the ways that climate changeis likely to

impact ecological systems and the goods and services they provide.There is cansiderable

uncertainty about how long it would take for some of the impacts to materialize , and the

magnitude of the associated economic consequences. Assuming climate change proceeds as
UOEEazUwWOOEI OUwxUI EPEUOwWI OPI1 YI UOtud! Giddtewsiiahga U1 T wx OC
in the Pacific Northwest will likely include; 19

A Potential impact on agriculture and forestty. OP OEUI wET EOT | wOEaAawbOxEEUwW
agriculture through changes in: growing season, temperature ranges, and water
availability. 2" OPOEUI wgET EOT | wOEaAawbPOXxEEUwW. UI T OO0z Uwi OUI
wildfires, decrease in the rate of tree growth, change in mix of tree species, and
increases in disease and pests that damage trees.

A Potential impact on tourism and recreatidmpacts on tourism and recreation may
range from: (1) decreases in snowbased recreation if snow-pack in the Cascades
decreases, (2) negative impacts to tourism along the Oregon Coast as a result of

March. Retrieved June 16, 2009, fronmhttp://climlead.uoregon.edu/

pdfs/willamette_report3.11FINAL.pdf and Doppelt, B., R. Hamilton, C. Deacon Williams, et al. 2009.Preparing for
Climate Change in the Rogue River Basin of Southwest Oré&jonate Leadership Initiative, Institut e for a Sustainable
Environment, University of Oregon. March. Retrieved June 16, 2009 from
http://climlead.uoregon.edu/pdfs/IROGUE%20WS_FINAL.pdf

18 Mote, P., E. Salathe, V. Duliere, and E. Jump. 2008cenarios of Future Climate for the Pacific Northw€titnate
Impacts Group, University of Washington. March. Retrieved June 16, 2009, from
http://cses.washington.edu/db/pdf/moteetal2008scenarios628.pdf; Littell, J.S., M. McGuire Elsner, L.C. Whitely
Binder, and A.K. Snover (eds). 2009.7The Washington Climate Change Impacts Assessment: Evaluating
Washington's Future in a Changing Climate - Executive Summary.? In The Washington Climate Change Impacts
Assessment: Evaluating Washingtsrruture in a Changing ClimateClimate Impacts Group, University of Washington .
Retrieved June 16, 2009, fronwww.cses.washington.edu/db/pdf/

wacciaexecsummary638.pdf Madsen, T. and E. Figdor. 2007 When it Rains, it Pours: Global Warming and the Rising
Frequency of Extreme Precipitation in the United Staleszironment America Research & Policy Center and Frontier
Group.; and Mote, P.W. 2006.?Climate -driven variability and trends in mountain snowpack in western North
America.? Journal of Climatd9(23: 62096220.

19 The issue of global climate change is complex and there is a substantial amount of uncertainty about climate

change. This discussion is not intended to describe all potential impacts of climate change but to present a few ways

that climate change may impact the economy of cities in Oregon and the Pacific Northwest.

209371 W$EOOOOPEW( OXxEEOUWOI w" OPOEU]I w" T EOT 1T wbOw. Ui T 686w wxUI OO
Institute for Sustainable Environment, University of Oregon, October 2005.

27 $EODEwW( OXxEECU WOl w" OPOEUT w" T EOT T wOOw%OUI UUw1l UOUUETI UwbOuw. UI
Leadership Initiative, Institute for Sustainable Environment, University of Oregon, May 2007.
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damage and beach erosion from rising sea levels??2 (3) negative impacts on
availability of water summer river recreation (e.g., river rafting or sports fishing) as a
result of lower summer river flows, and (4) negative impacts on the availability of
water for domestic and business uses.

Short-term national trends will also af fect economic growth in the region, but these trends are
difficult to predict. At times, these trends may run counter to the long -term trends described
above. A recent example is the downturn in economic activity in 2008 and 2009 following
declines in the housing market and the mortgage banking crisis. The result of the economic
downturn was decreases inemployment related to the housing market, such as construction
and real estate.As these industries recover, they will continue to play a significant role in the
national, state, and local economy over the long run. This report takes a long-run perspective on
economic conditions (as the Goal 9 requirements intend) and does not attempt to predict the
impacts of short-run national business cycles on employment or economic activity.

3.4 State Trends

Short-Term Trends

Oregon is on its way to recovery from the recent recession.According to the Oregon Office of
Economic Analysis (OEA), the Oregon Economy ?continues to be full throttle. ? Wagesremain
below the national average, but they are at a relative high compared to the early 1980s.Over the
past year, Oregon added over 57,000 jobs, a 3% growth rate. The professional and business
services, health services, and leisure and hospitality industries have accouwnted for almost half of
total growth in the State. Oregon continues to have an advantage in job growth compared to
other states, due to its industrial sector and in-migration flows . Its labor market continues to
gain more workers, signaled by an improving market participation rate relative to its low
recessionary levels?,

The housing market is continuing to recover. Oregon is seeing high household formation rates,
which is good for the housing market. However, supply (both rental and ownership) of housing
has not kept pace with housing demand, causing home pricesand rents to rise. If construction
cannot keep pace with household growth, housing affordability will become a greater issue. The
OEA expects construction to increase over the next three years, rakeving some of this pressure.?*

The Oregon Index of Leading Indicators has grown since 2012.The leading indicators showing
improvement are: volume of air freight, increase in housing permits, initial claims for
unemployment, new incorporations of companies, and withholdings out of wages and salaries.

22311 WSEOOOOPEW( OXxEEVUWO! w" ODOE U1 G T (E6A 11 GUBruw U0 8 GEOMBI ww -+l xEUE 1 GBI
Institute for Sustainable Environment, University of Oregon, October 2005.

23 Office of Economic Analysis. Oregon Economic and Revenue Forecast, March 2016. Vol. XXXVI, No. 1, page 2
http://www.oregon.gov/das/OEA/D ocuments/forecast0316.pdf

24 Office of Economic Analysis. Oregon Economic and Revenue Forecast, March 2016. Vol. XXXVI, No. 1, page 13.
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However, negative indicators include alow book-to-bill ratio , decreasing industrial production,
and the appreciating Oregon Dollar Index. 25

Ul TOO0zUwlI EOOOOPEWI 1T EOUT whb U urhd valiie ©fDreGod expo@aiurd T 1 wi R x O
2015 was $20 billion. The countries that Oregon has the most exports to are China(24% of total
Oregon exports), Canada(13%), Malaysia (12%), Japan(7%), South Korea (5%), and Taiwan
(4%)26 DUT wOT T WE x x Ul E EDOBEQW. w.l U 10106 Wl Theceddodmitwi EY 1 wU
slowdown across many parts of Asia will continue to affect the Oregon economy. However, the
Trans-Pacific Partnership, a trade agreement that would reduce trade barriers if approved, is
expected to increase Oregon exports toparticipating countries (such as Malaysia, Japan, and
Canada).

Longterm Trends

State, regional, and local trends will also affect economic development in Talent over the next 20
years. The most important of these trends includes: cortinued in -migration from other states,
distribution of population and employment across the state, and change in the types of
industries in Oregon.

A Continued in -migration from other states. Oregon will continue to experience in -
migration (more people moving to Oregon than from Oregon) from other states,
especially California and Washington. From 1990t0 2060 w. Ul T 00z Uwx Ox UOEUDP OO
by over 1.1 million, 66% of which was from people moving into Oregon (net migration).
The average anrual increase in population from net migration over the same time
period was just under 31,000. During the early-to mid-luNNY z Uw. Ul T OO0z Uwdl DwOoE
PEUwlI PTTTUUOwWUI EET POT wOYI Uwt YOYYYwDOwWRNNOwP DU
Ul T OOwi Ené@ative nethligratibn since a period of negative net migration in
the early- to mid-ruN W¥ z U 8
A Forecast of job growth. Total nonfarm employment is expected to increase from 1.8
million in 201 5to just below 2 million in 202 2, an increase 0f218,000 jobs. he industries
with the largest growth will be Professional and Business Services, Leisure and
Hospitality, Health Services, and Retail Trade, accounting for 61% of the forecasted
growth. 20

to countries along the Pacific Rim, with Canada, China, Japan, Koreg and Malaysia as

25 Office of Economic Analysis. Oregon Economic and Revenue Forecast, March 2016 Vol. XXXVI, No. 1, page 11.

26 United States Census. State Exports from Oregon, 2032015.
https://www.census.gov/foreign -trade/statistics/state/data/or.html

21 Office of Economic Analysis. Oregon Economic and Revenue Forecast, March 2016. Vol. XXXVI, No. 1, page 6.

28 Portland State University Population Research Center. 2013 Annual Population Report. April 2014.
http://www.pdx.edu/prc/annual -oregon-population -report

29 Office of Economic Analysis. Oregon Economic and Revenue Forecast, March 2016. Vol. XXXVI, No. 1, page 390.
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top destinations. . Ul T O Oz U w O EBaré tied)tt) high Resh@rbltnining, as well as
agricultural products. 3° Manufacturing employment is concentrated in five counties in
the Willamette Valley or Portland area: Washington, Multnomah, La ne, Clackamas and
Marion Counties. 3!

Shift in manufacturing from natural resource -based to high -tech and other
manufacturing industries. Since 1970, Oregon started to transition away from reliance
on traditional resource -extraction industries. A significan t indicator of this transition is

employment in the Lumber & Wood Products industry and concurrent growth of

employment in other manufacturing industries, such as high -technology manufacturing

(Industrial Machinery, Electronic Equipment, and Instruments), Transportation

Equipment manufacturing, and Printing and Publishing. 32

Income.. Ul 1 OOz UwPOEOOI WEOEWPET T UWEUIT wEl 0O0pPwUT ECwO
due to the wage growth over the last two to three years, Oregon wages are at their

I PTTTUOwxOPOUwWUI OEUDPYT wUOOwWOUT T UwUUEUTI UwUPOET wU
average annual wage was $46,515, and median household income was $51,075

(compared to national average wages of$51,364 and national household income of

$53,657) Total personal income (all classes of income, minus Social Security

contributions, adjusted f or inflation) in Oregon is expected to increase by 47%, from $173

billion in 201 5 to $255 billion in 2022. Per capita income is expected to increase by36%

over the same time period, from $43,000 in 205 to $58,400 in 2022 (in nominal dollars).3*

Small busi nesses continue to account for a large share of employment in Oregon .

61T DOl WUOEOOwWi PUOUwWxOEal EWEWOEUT I wxEUUwWDPOw. UITO
they also suffered disproportionately in the recession and its aftermath (64% of the net

jobs lost between 2008 and 2010 were from small businesses).

In 2013 small businesses (those with 100 or fewer employees) accounted for 96% of all

businesses and 41% of all privatesector employment in Oregon. Said differently, most

businesses in Oregon are small (in fact, 77% of all businesses have fewer than 10

1 OxO00al il UAOWEUUwWUT 1T wOEUT T U0 wWUT EUT wOil w. UT T 0606z 0u

30 Oregon Office of Economic Analysis. Oregon Exports 2015: Destination Countries. August 2015.
http://oregoneconomicanalysis.com/2015/08/13/oregonexports-2015destination -countries/

31 Business Oregon,? $EOOOOPEW# EUEwW/ EEOI U»

32

OUT OUTT w. UTT 60z Uwl E OGO T uEINAEYDZYU Qils@i ehehUtan@ipy@edodnts oE 1

nearly 40% of employment in manufacturing in Oregon in 2014, with the most employment in Wood Product and
Food manufacturing (QCEW).

33

YI UET T wEOOUEOwWPET I UwE U wictintludespivate ndpuliliOempldyéd< OregonU D1 UO? whki B

Quarterly Census of Employment and Wages, 2014.https://www.qualityinfo.org ; Bureau of Labor Statistics,
Quarterly Census of Employment and Wages, 2014, Total,US @nsus American Community Survey 1-Year Estimates,
2014, Table B19013.

34 Office of Economic Analysis. Oregon Economic and Revenue Forecast, March 2016. Vol. XXXVI, No. 1, page 38.
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The average annualized payroll per employee for small businesses was $3,527in 2013,
which is considerably less than that for large businesses ($0,114) and the statewide
average for all businesses ($6,669).3°

Younger workers are important to continue growth of small businesses across the
nation. More than one-third of Millennials (those born between 1980 - 1999) are sel
employed, with approximately half to two -thirds interested in becoming an
entrepreneur. Furthermore, in 2011, about 160,000 startup companies were created each
month; 29% of these companies were founded by people between 20 to 34 years of
agess

35U.S Census Bureau, 2013 Statistics of U.S. Businesses, Annual Data, Enteipe Employment Size, U.S and States.
http://www.census.gov/econ/susb/

36 Cooper, Rich, Michael Hendrix, Andrea Bitely. (2012). "The Millennial Generation Research Review." Washington,
DC: The National Chamber Foundation. Retrieved from:
https://www.uschamberfoundation.org/sites/default/files/article/foundation/MillennialGeneration.pdf
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3.5 Regional and LocalTrends

Availability of Labor

The availability of trained workers in Talent will impact development of its economy over the
planning period. A skilled and educated populace can attract well -paying businesses and
employers and spur the benefits that follow from a growing economy. Key trends that will
affect the workforce in Talent over the next 20 years include its growth in its ov erall populati on,
growth in the senior population , and commuting trends.

Growing Population

/| OxUOEUDPOOwW! UOPUT wPOw. UITT OO0wUI OEVUwUOwWi 600O6PwI ESGOO
PUwOOUI wEAEOPEEOWUT EOQwUT 1 wOEUDPOOZ UO W WkpanddAs] wi EUUIT |
and contracting more rapidly than the nation during recessions. Oregon grew more rapidly

than the U.S. in the 1990s (which was generally an expansionary period) but lagged behind the
4626wbOwlT 1T whNWYUBdw. UT T 006z U wlindddertathewdienwitewd OwUT T whN 1
Ul ETUUDPOOwWI EUCawPOwUT 1 wET EEET dw UwlT 1T wOEUDPOOZz Uwl E
population growth began to slow.

. UT T O00zU0wxOxUOEUDPOOWT Ul bwi U &Omiliodptap b 000H MO wx 1 Ox O] w!
increase of over 1,100,000 people &an average annual rate of 1.39%. Orel OOz Uwl UOPUT wUEUI |
slowed to 1.05% annual growth between 2000 and 2014

From 1990 to 2014, Exhibit5. Population, Taént, 1990 - 2014
Tal ent 0s p 0 | Source: PSU Population Research Center, US Decennial Census

increased by2,956
people or90%.

1990 3,274
2014 6,230
0 1,000 2,000 3,000 4,000 5000 6000 7,000
Population
From 1990 to 2014, Exhibit6. Population Growth, 1990-2014

Talent s popu | a Source:PSU Population Research Center Certified Population Estimate890 and 2014
grew by2,956 people,

accounting for4.8% of 90% 42% 39%
population grovvth in Talent Jackson County Oregon

Jackson County
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Tal ent s p o | Exhibit7. Population Growth, 1990-2014

grew faster than both Source:PSU Population Research Center Certified Population Estimate290 and 2014
the County andthe
State. 2.7% 1.5% 1.4%

Talent Jackson County Oregon

Age Distribution

The number of people aged 65 and older in the U.S. is expected to double by 2050, while the
number of people under age 65 will only grow by 12%. The economic effects of this
demographic change include a slowing of the growth of the labor force, need for workers to
replace retirees aging of the workforce for seniors that continue working after age 65, an
increase in the demand for healthcare services, and an increase in the percent of the federal
budget dedicated to Social Security and Medicare 3’

The median age of Talent residentsis increasing. This is similar for Jackson County and Oregon.

Tal ent sd me ( Exhibit8. Median Age,2000 to 201 0-14

has increased by six Source:US Census Bureau, 2000 Decennial Census Table P013, 2618 ACS Table B01002.
years since 2000. 2000 34.3 39.2 36.3

Over the same period, the Talent JacksonCounty Oregon

median age increased in

both Jackson County and 2010-14 |40.5 42.7 38.9

Oregon, but by fewer years Talent JacksonCounty Oregon

relative to Talent.

3 The Board of Trustees, Federal OldAge and Survivors In surance and Federal Disability Insurance Trust Funds,
2008, The 2008 Annual Report of the Board of Trustees of the Federdlgeldnd Survivors Insurance and Federal Disability
Insurance Trust FundsApril 10, 2008. The Budget and Economic Outlook: Fis¢ahrs 2007 to 201@anuary; and
Congressional Budget Office, 2005,The LongTerm Budget OutlookDecember.
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From 2000 to 2014, Exhibit9. Talent population change by age, 2000-2014

Tal elargeﬁ S Source:U.S. Census 2000 Summary Fildmerican Community Survey®L4 5-year estimate
population increase was 7' #0100

for the population aged

45 to 64 years old. This 65+
is larger thanstatewide 56
trends. i
L 25-m 7
<
18-24
5-17
Under 5
0 500 1,000 1,500 2,000
m2014  ®2000
In 2014, 48% of Exhibit 10. Population distribution by age, Oregon, Jackson County,
Talent s r e ¢« andTalent,2010-2014
between 20 and 59 Source: American Community Survey, 2014ygar estimate
years old 2%
Talent has a larger share 60 Years and Over _ 26%
of residents under the age 22%

of 20 than Jackson County
and the State. Talent has a 401059 el
comparativelysmall 27%
population of residents
between the ages of 20 to 22%

20t0 39 23%
39 (22%). ° 2%

Age

271%

Under 20 24%
25%

0% 10% 20% 30%
Population
ETalent ®Jackson County ™ Oregon

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 28



By 2035, Jackson
County will have a
larger share ofresidents
older than sixtythan it
does today.

The share of residents
aged 60 years and older
will account for36% of
Jackson Count§ s
population, compared to
28% in 2015.

Exhibit11. Population Growth by Age Grouplackson County, 205 -

2035

Source: Oregon Office of Economic Analysis, Laagn County Forecast, 2013 Release

60+

4010 59

Age

H[[

20t0 39

Under 20

0%

5% 10% 15% 20% 25% 30% 35%

2015 ® 2035

ECOMrthwest

Draft: Talent Economic Opportunities Analysis 29



Income

Income and wages affect business decisions for locating in a city. Areas with higher wages may
be less attractive for industries that rely on low -wage workers.

Per capita income38 grew most years during the 34-year period, with the exception of a decrease

during the recession. Between 1980and 20150 w. Ul T OO0z Uwx |l UWEEwWaBUE wx1 UUOOEC
consistently lob 1 UwUT EQwUT | w4ad26wWEYI UETT dw( OwhNWYOw. UI'T 60z
UT1l wOEUPOOEOWEYIT UETT 6w! awl Yhut Ow. UT T OO0z Uwxl UWEExDHU
EYI UETT 6w. UILTOOzUwWUI OEUDYI QawoOOb wpk ET dkibguoddeadsl wUT 1 wU
in areas with lower -than-average wages.

) EEOUOOw" OUOUazUwxl UWEEXxPUEWDOEOOI wui OEDPOI EWEOOUD!
followed similar growth trends as State personal income. In 2006, Jackson County reached an

almost identical O1 YI OWEOOxEUI EwUOwUT T w2UEUI OWEUUOwWUI OEPOI Ew
following years .

Per capita income Exhibit12. Per Capita Personal Income, US, Oregon, and Jackson
(adjusted for inflation) in County, 1980 to 2014, Inflation-adjusted 2014 Dollars
the nation, Oregon’ and Source: Bureau of Economic Analysis, Per Capita Personal Income, Table CA

$50,000 -

Jackson County has
grown since 1980.
Since 2000, per capita
personal incomeincreased $40.000 -
nationallyand remained

relatively flat inOregon and $35.000 -
Jackson CountyOregon

$45,000 -

grew 6% in the post $30,000 -
recession period between
2009 and 2014, larger $25,000 A
than Jackson
growthover the same $20,000 1

periodJackson Cg

per- Caplta InCOme was 91% $15,000 LN B B B B B B B S B N B B B R B R B B R B B N B R B B B B R |
o f Or e grage id s a 1980 1985 1990 1995 2000 2005 2010
2014 —U.S Oregon ==Jackson County

38 Personal income includes wages, dividends and interest from investments, rent from investments, pension play
payments and transfer payments (e.g., social security payments). Per capita personal income is the personal income
of the area divided by the total number of people in the area.
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wages increased.Over the same period, average wages increased in Oregon and the U.S. The

increase in average wages in Jackson County has many cause$ut one cause is the change in

mix of jobs in Jackson County since 2001.

From 2000 to 2014,
average annual wages
rose in Jackson County,
Oregon, and the nation.
In 2014, average annual
wages were about
$38,005 in Jackson
County, $46,515 in
Oregon, and $51,361 in
the nation.

In the 2010-14 period,
Talentd median
household income was
below that of the County
and the State.

In the 2010-14 period,
Talentd sedian family
income was below that
of the County and the
State.

Exhibit13. Average Annual Wage, Covered Employment, US, Oregon,

and Jackson County, 2000 to 2014, Inflatioradjusted 2014 Dollars

Source: Bureau of Labor Statistics, Quarterly Census of Employment and Wages

Jackson County m2014

=2000

Oregon

usS.

$30,000 $35,000 $40,000 $45,000 $50,000 $55,000

Exhibit14. Median Household Income, 201614
Source: US Census Bureau, 2014 ACS Table B19013

$32,168 $44,086 $50,521
Talent Jackson County Oregon
Exhibit15. Median Family Income, 201014
Source: US Census Bureau, 2014 ACS Table B19113
$46,425 $52,952 $61,890
Talent JacksonCounty Oregon
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Exhibit 16 shows the distribution of household income in Oregon, Jackson County, and Talent

in 2014.

In the 2010-14 period,
34% of Talent
households had less
than $20,000 in income.
76% of Talent househblds
had an income of less than
$60,000 compared to 58%
statewide.

Exhibit16. Household Income by Income Group, Oregon, Jackson
County, and Talent, 200-14, Inflation-adjusted 2014 Dollars
Source: US Census Bureau, 2014 ACS TaB£9001

$100K and Above —
or
00K 10 100K egon
B Jackson County
0 K ey
o s
i N ——

0% 5% 10% 15% 20% 25% 30% 35% 40%
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Educational Attainment

The availability of trained, educated workers affects the quality of labor in a community.
Educational attainment is an important labor force factor because firms need to be able to find
educated workers.

Talent has alarger share  Exhibit17. Educational Attainment for the Population 25 Years and
of residents with Some Over, 201014
Col | e ge or a Source: US Census Bureau, 201ACS Table B15003
Degree (39%) than

Bachelor's, Graduate,
Jackson County (25%) or Professional degree
and Oregon (35%).

39%
36%
35%

Some College or
Associate's Degree

High School Diploma
or Less

38%
35%

0% 10% 20% 30% 40% 50%
Percent of Population Age 25 and Over

B Talent B Jackson County Oregon
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Labor Force Participation and Unemployment

The current labor force participation rate is an important consideration in the availability of

labor. The labor force in any market consists of the adult population (16 and over) who are
working or actively seeking work. The labor force includes both the employed and

unemployed. Children , retirees, students, and people who are not actively seeking work are not
considered part of the labor force. According to the 2010-2014 American Community Survey,
Talent has more than 3,070 people in its labor force.

In 2015, the Oregon Office of Economic Analysis observed that about 32% of all job vacancies in

the state were attributable to a lack of qualified applicants| x 1 Ox Ol wbT OQWE OOz Uwl EYI wC
education, certification, or experience to fill the job posting. This indicates a mismatch between

the types of jobs that employers are demanding and the skills that potential employees can

provide.

Talent has a higher Exhibit 18. Labor Force Participation, Talent, Jackson County,
labor force participation ~ Oregon, 201014

rate (64%) than Jackson  Source: US Census Bureau, 20104 ACS Table B23001

County (59%) and |
Oregon (62%)The likely Oregon 62%
reason for the higher labor
force participation rate is

Tal esmallérshareof  Jackson County _

people over 60 years old.

Talent 64%

O% 0 % O% O% 0% 0% O% 0%

The unemployment rate Exhibit19. Unemployment Rate, US, Oregon, Jackson County, 2600

in Oregon and the LS. 2014

has declined since the Source: Bureau of Labor Statistics, Local Area Unemployment Statistics and Labor Force
recession. statistics

In 2014, the unemployment ~ 16%]

rate in Jackson County was . | =—United States Oregon

about 8.6%, higher than

both 6.9% in Oregon and 1205 +————ackson County

6.2% in the nation.
10% -

8% -
6% -
4% A

2% -

0% T T T T T T T T T T T T T 1
2000 2002 2004 2006 2008 2010 2012 2014
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Commuting Patterns

Commuting plays an important role in 3 E Ol d@dhgmy hecause employers inTalent are able

to access workers from people living in the city, as well as from across the RogueValley. In the
2010-2014 period about 220 wx 1 UET QU wO i w3 hadd conmhute af léss thenis ndnutesw
compared to 40% of Jackson County residents and33% of Oregon residents.

Talent is part of an Exhibit20. Commuting Flows, Talent, 2014
interconnected regional Source: US Census Bureau, Census On the Map
economy.

Fewer people both live and
work in Talentthan
commute intoor out of the
city.

About 15% of all people  Exhibit21. Places WhereTalentWorkers Lived, 2014
who work in Talentalso Source: US Census Bureau, Census On the Map

live in Tal
Ive in Talent 15% 270 89% 6%

Talent Medford Ashland Central Point

About 7% of residents Exhibit22. Places WhereTalent Residents were Employed, 2014

who live in Talent also Source: US Census Bureau, Census On the Map
work in Talent.Thirty

. 0 0 0 0
percent of Talentresidents 7% 30% 24% 3%
commute to Medford. Talent Medford Ashland Grants Pass
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27% of people who work in Talent commute from Medford, 8% from Ashland, and 6% from
Central Point. The remaining workers commute from many other cities located in Southern
Oregon.

Most Talent residents Exhibit23. Commute Time by Place of Residence, 20144
have a commute time Source: US Census Bureau, 20104 ACS Table B08303

of less than 30 minutes.

About 80% ofTalent @ 60ormore
residents have commute ‘g‘ 45 1050
times less than 30 = to
minutes, and only 26 Y
commute for longer than = 30 to 44
(0]
one hour. g 15 10,25
e
e
8 Lessthan 15

0% 10% 20% 30% 40% 50% 60% 70%
Percent of Population
B Talent B Jackson Couny Oregon
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Changes in Employment in Jackson County and Talent

The economy of the nation changed substantially between 1980 and 2014. These changes

EIiTTEUI EwOIl wEOGOxOUDUDOOWYI EIE QWU O @iz WD IEADREEA UDBUEDAD EC
economy. At the national level, the most striking change was the shift from manu facturing

employment to service-sector employment. The most important shift in Oregon during this

period has been the shift from a timber-based economy to a more diverse economy, with the

greatest employment in services.

Employment Trends in Jackson County

Over the past few decades, employment in the U.S. has shifted from manufacturing and
resource-intensive industries to service-oriented sectors of the economy. Increased worker
productivity and the international outsourcing of routine tasks have led to declinesi n
employment in the major goods -producing industries.

In the 1970s, Oregon started to transition away from reliance on traditional resource-extraction
POEUUUUPI Ubw OwbOxOUUEOUWPOEPEEUOUWOI wUi DUwWUUEOGL
sector, with a decline in the level of employment in the Lumber & Wood Products industry 39

and concurrent growth of employment in high -technology manufacturing industries (Industrial

Machinery, Electronic Equipment, and Instruments). 40

As Oregon has transitioned away from natural resource-based industries, the composition of

.Ul T O00zUwWI 0xO00aldl OUwi EUwUT i U1 Ewi UOOWOEUUUEOWUI UO!
POEUUUUDPI UwUOwUI UYPET wbOEUUUUDPI U w3i 1 wUT EVUI wlOl w. U
increased from its 1970s average of 19% to 30% in 2000, while employment in Manufacturing

declined from an average of 18% of total employment in the 1970s to an average of 12% in 2000.

The changes in sectors and industries are shown in two tables: (1) between 1980 and Z® and
(2) between 2001 and 2014The analysis is divided this way because of changes in industry and
sector classification that made it difficult to compare information about employment collected
after 2001 with information collected prior to 2000.

Employ ment data in this section is summarized by sector each of which includes several
individual industries For example, the Retail Trade sector includes General Merchandise Stores,
Motor Vehicle and Parts Dealers, Food and Beverage Stores, and other retailndustries.

Exhibit 24 shows changes in the Jackson County MSA between 1980 and 2000. Over the total
period, total employment in Jackson County increased by 73% from about 42,600 to 73,600
employees. Between 1980 and 2000, employment in services as a share of total employment rose
from 17% to 28%.

39 Lumber and Wood Products manufacturing is in Standard Industrial Classification (SIC) 24
40 S|C 35, 36, 38

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 37



Exhibit24. Covered Employment by SIC Industries, Jackson County, 198000

Change 1980 to 2000

Sedor 1980 1990 2000 Difference Percent AAGR
Agriculture, Forestry & Fishing 880 1,494 2,224 1,344 153% 4.7%
Mining 87 0 159 72 83% 3.1%
Construction 1,989 2,100 3,645 1,656 83% 3.1%
Manufacturing 7,583 8,843 9,231 1,648 22% 1.0%
Trans., Comm., & Utilities 2,178 2,826 3,838 1,660 6% 2.9%
Wholesale Trade 2,350 2,472 2,512 162 7% 0.3%
Retail Trade 9,756 13,639 18,866 9,110 93% 3.4%
Finance, Insurance, & Real Estate 1,658 2,018 2,544 886 53% 2.2%
Services 7,215 12,029 20,387 13,172 183% 5.3%
Non Qassifiable NA NA 26 NA NA NA
Government 8,913 8,704 10,186 1,273 14% 0.7%
Taal 42,609 54,125 73,618 31,009 73% 2.8%
Source: Bureau ot abor Statistics, Quarterly Census of Employment and Wages, 198D0.

Note: OND6 stands for oONot disclosed6 and indicates t hants.It he data ha

most years, the nordisclosure is negligible.

Exhibit 25 shows employment in NAICS -categorized industries in Jackson County for 2001 and
2014. Employment increased by 5,652 jobs, or 8%, during this period. The pivate sectors with
the largest increases in numbers of employees were Education and Health Services, Leisure and
Hospitality, and State Government. Employment in higher wage industries such as construction
and manufacturing decreased by approximately 350 and 360 jobs respectively over the 2001 to
2014 time period. The education and health service sectorincreased by 3,8000bs.

Exhibit25. Covered Employment by Industry, Jackson County, 20Q014

Change 2001 to 2014
Sedor 2001 2014 Difference Percent AAGR
Natural Resources and Mining 2,376 2,319 -57 2%  -0.2%
Construction 3,640 3,289 -351 -10% -0.8%
Manufacturing 7,701 7,342 -359 5%  -0.4%
Trade, Transportation, and Uflities 17,672 17,917 245 1% 0.1%
Information 1,815 1,343 -472 -26% -2.3%
Fnancial Activities 2,907 3,094 187 6% 0.5%
Professional and Business Services 6,348 6,743 395 6% 0.5%
Education and Health Services 10,150 13,964 3,814 38% 2.5%
Leisure and Hospitality 8,511 9,876 1,365 16% 1.2%
Cther Services 2,769 3,030 261 9% 0.7%
Unclassified 25 2 -23 -92% -17.7%
Government 10,188 10,835 647 6% 0.5%
Tatal 74,102 79,754 5,652 8% 0.6%
Source: Bureau of Labor StatisticQuarterly Census of Employment and Wages, 202014
Not e: ONDO6 stands for ONot Disclosedéd and indicates ¢t hants.Thehe data ha

total amount of notdisclosed employment is shown in the table.

Exhibit 26 shows covered employment and average wage for the 10 largest industries in Jackson
"OUOUaAGw) OEVWPOWSEVUEEUPOOWESEW' 1 EQUT w21 UYPET UOwbT |
covered employment, pay more per year than the county average ($46,069 compared 6

$38,353). Jobs in Manufacturing, Local Government, Professional and Business Services,
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Construction, Financial Activities, and State Government all pay about the county average,
while those in Trade, Transportation, and Utilities, Leisure and Hospitality , and Other Services
pay less than the average.

Exhibit26. Covered Employment and Average Pay by Industry, 10 Largest Industries Jackson
County, 2014
20,000 - - $60,000
18,000 -
16,000 -
14,000 -

— B $50,000

Average County WAQJE e | $40,000

—_——
- 1
312,000 1
£10,000 - - $30,000
& 8,000 - —
6,000 - - $20,000
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Source: Bureau of Labor Statistics, Quarterly Census of Employment and Wages$4.

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 39



Employment Trends in Talent

Exhibit 27 shows a summary of confidential employment data for the city of Talent in 2014. The
sectors with the greatest number of employees were: Manufacturing (18%), Government (17%),
and Construction (12%). These sectors accounted for 465 jobs or 47% & E O 1 dnplgytient.

The average size for a private business in Talent is 5.1 employees per business, compared to the
State average of 11 employees per private business. Businesses with 20 or fewer employees
account for roughly 64% of private employment in Talent. Businesses with 9 or fewer

employees account for 44% of private employment and 4 or fewer account for 20% of private
employment.

Exhibit27. Covered Employment and Average Pay by Industry, Talent UGB, 2014

Establish Average Pay /
Sector/ Industry ments Employees Payroll Employee
Construction 15 123 $ 4,854,727 $ 39,469
Manufacturing 10 177 $ 6,383,370 $ 36,064
Other industrial 9 60 $ 1,975,892 $ 32,932
Retalil trade 14 91 $ 1,994,982 $ 21,923
Information 3 26 $ 1,377,731 $ 52,990
Finance and insurance 6 16 $ 569,679 $ 35,605
Real estate and rental and leasing 13 47 $ 1,035,320 $ 22,028
Professional & scientific, Mgt of companies 14 34 $ 1,383,322 $ 40,686
Administrative and waste management services 10 60 $ 1,340,755 $ 22,346
Health care and social assistance 14 67 $ 2,099,729 $ 31,339
Arts, entertainment, and recreation 6 24 % 461,534 % 19,231
Accommodation and food services 19 83 % 984,667 $ 11,863
Cther services, except public administration 28 21 % 614,253 $ 29,250
Government 7 165 $ 8,564,108 $ 51,904
Taal 168 994 $ 33,640,069 $ 33,843

Source:Oregon Employment DepartmenQuarterly Census of Employment and Wages, 2014.
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Exhibit 28 shows the employment and average pay per employee for selected industrial sectors
in Talent. Average pay for all employees ($33,843 is shown as a light brown line across the
graph and average pay for individual sectors as short red lines. The figure shows that
Government, Construction, and Manufacturing have above average wages. The lowest wages
are in Retail Trade and Accommodations and Food Services.

Exhibit28. Covered Employment and Average Pay by Industry, Talent UGB, 2014
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Source:Oregon Employment DepartmenQuarterly Census of Employment and Wages, 2014.
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Tourism in Southern Oregon and Talent
Longwoods International provides regional statistics on travel. The following information is
f UOOwW+O0T POOEUwW( 601 U GRedibPad\istiod Repant fotkthelSGuten Ofdydnw
region.4: Broadly, travelers to Southern Oregon account for:
A 3.7million overnight trips annually ; 12% of Oregon Travel

A Primary market area for travelers is Oregon, California, and Washington: 44% of
Southern Oregon visitors are from Oregon ; 226 are from California ; and 126 are from
Washington

64% stayed 2 or fewer nights; 31% stayed 3-6 days; and 5% stayed 7 or more days

Average per person expenditures on overnight trips range from $11to $33 per night

> > >

About 72% of visits are by automobile; 9% travel by RV

>\

Visitors are affluent, older, and well -educated: over half have collegedegrees 30%
between ages50-64; 2246 65+ 21% between $50 and $70k 14% between $70 and $100k
and 22% over $100k

Jackson Coul1 Exhibit29. Direct Travel Spendind$ millions), 2000 and 2014

travel Spending Source:Dean Runyan Associates, Oregon Travel Impacts, 192014.
increased 64%from $627 $308

2000 to 2014 . 2000 Southern Oregon Jackson County
The Southern Oregon Region

Regionds dir ¢ $957 $506
spendlng increased by_ 2014 Southern Oregon JacksonCounty
53% over the same period. Region

Tal ent 0s | o« Exhibit30.Lodging Tax Receipts, 2004 and 2014
receipts decreased 29% Source:Dean Runyan Associates, Oregon Travel Impacts, 192014.
over 2004 to 2014. 2004 $7,000 $3,355
Jackson Count Talent Jackson County

tax receipts increased by

45% over the same period. 2014 $5,000 $5,601

Talent JacksonCounty
Jackson Coul
largest visitor spending
for purchased
commodities are food $114.5 $82.3 $54.6

services. Food Service Accommodations  Retail

Exhibit31. Largest Visitor Spending Categorie millions), Jackson C

Source: Oregon Travel Impacts
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Jackson Coul1 Exhibit32.Largest Industry Employment Generated by Travel

largest employment Spending, Jackson County, 2014

generated by travel Source: Oregon Travémpacts

spending is in the : : .

accommodations and 3,600 Jdobs 700 JOb_S 48Q| jobs
H H Accommodations Arts, Enertainment. Retai

food service IndUStry' & Food Service & Reaeation
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Regional Business Clusters

One way to assess the types of businesses that are likely to have future growth in an area is to

examine relative concentration and employment growth of existing businesses. This method of

analysis can help determine relationships and linkages within industries, also called industrial

EOQUUUI UUB w21 EUOUUWUT ECWEUT wi pTT OAawEOOBPEOURHUI Ewpl|
number of businesses in a sector in a given area) and have had high employment growth are

likely to be successful industrial cluster s. Sectors with either high concentration of businesses or

high employment group s may be part of an emerging cluster, with potential for future growth.

The U.S. Cluster Mapper is a database created by the Harvard Business School and the LS.
Economic Development Administration. It provides a snapshot of the business clusters in
Jackson County.The business clustersit id entified were :

A Business Services. This cluster includes businesses such as consulting services,
employment placement services, engineers, architects, and others. In Jackson County,
this cluster employed 4,278 people in 2013.

A Distribution and Electronic Commerce. This cluster consists of firms providing
wholesale of electronic goods, sporting and recreational goods, and professional
equipment supplies, among other services. In Jackson County, this cluster employed
2,732 people in 2013.

A Transportation and Logistics. This cluster consists of firms providing air transportation,
specialties in air transportation, ground transportation support activities, trucking, and
bus transportation. In Jackson County, this cluster employed 2,024 people in 2013.

A Wood Produ cts. Production of wood components and products, processing wood, and
prefabricated wood building continue to be a significant employment cluster in Oregon .
Oregon is the dominant producer of softwood plywood, softwood veneer, engineered
wood products, and lumber. Emerging forest products include generation of renewable
electric energy and producing transportati on bio-fuels from woody biomass. In Jackson
County, this cluster employed 1,836 people in 2013.

One of J a ¢ k ¢« Exhibit33. Business Clusters in Jackson County, 2013

|argest business Source: US. Economic Development Administration,.B. Cluster Mapper
clusters isin business : :
services 4,278 Job_s 2,732 jobs
Business Services Distribution & EECommnerce.
2,024 jobs 1,836 jobs

Transportation& Logisics Wood Products
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Outlook for growth in Jackson County
Exhibit 34UT OPUwWUT T w. UTT O0w$ OxO00aldl OUw#1 xEUUOI OUz Uwi OUI
industry for the Rogue Valley Region (Jackson and Josephine Counties) over the 2012 to 2022

period. Exhibit 34 shows employment in the Rogue Valley is forecast to grow at an average
annual growth rate of 1.24%.

The sectors that will lead employment in the region for the 10 -year period are Private
Educational and Health Service (adding 3,750 jobs), Trade, Transportation, and Utilities (2,310),
Leisure and Hospitality (1,810), Professional and Health Services (1,550), and Government
(1,030). In sum, these sectors are expected to adddl450 new jobs or about 80% of employment
growth in the Rogue Valley Region.

Exhibit34. Regional Employment Projections, 2012022, Rogue Valley Region (Jackson and
Josephine Counties)

Industry Sector 2012 2022 Ghange 20122022
Number Percent AAGR
Total private 85,140 97,180| 12,040 14% 1.3%
Natural resources and mining 2,700 3,000 300 11% 1.1%
Mning and logging 420 470 50 12% 1.1%
@nstruction 3,500 4,160 660 19% 1.7%
Manufacturing 9,030 9,890 860 10% 0.9%
Duable goods 6,050 6,720 670 11% 1.1%
Wod product manufacturing 2,210 2,440 230 10% 1.0%
Tade, transportation, and utilities 22,070 24,380 2,310 10% 1.0%
Wholesale trade 3,090 3,370 280 9% 0.9%
Retail trade 15,900 17,560| 1,660 10% 1.0%
Tansportation, warehousing, and utilities 3,080 3,450 370 12% 1.1%
Inbrmation 1,900 1,880 -20 -1% -0.1%
Fnancial activities 4,970 5,500 530 11% 1.0%
Rofessional and business services 8,370 9,920| 1,550 19% 1.7%
Rivate educational and health services 17,540 21,290| 3,750 21% 2.0%
Pivate educational services 860 940 80 9% 0.9%
Health care and social assistance 16,680 20,350| 3,670 22% 2.0%
tealth care 14,790 18,180| 3,390 23% 2.1%
Leisure and hospitality 11,660 13,470| 1,810 16% 1.5%
Acommodation and food services 10,010 11,600 1,590 16% 1.5%
Qher services 3,400 3,690 290 9% 0.8%
Gorernment 14,870 15,900/ 1,030 7% 0.7%
Federal government 1,950 1,830 -120 -6% -0.6%
Sate government 3,670 3,940 270 7% 0.7%
Sate education 1,370 1,500 130 9% 0.9%
Local government 9,250 10,130 880 10% 0.9%
local education 5640 6,270 630 11% 1.1%
Total payroll employment 100,010 113,080 | 13,070 13% 1.2%

Source: Oregon Employment DepartmerEmployment Projections by Industry 2022022.
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36 Tal ent 6s Competitive Advanta

Economic development opportunities in Talent will be affected by local conditions as well as

the national and state economic conditions addressed above. Economic conditions inTalent
relative to these conditions in other portions of the Southern Oregon region form 3 EO1 60z U
competitive advantage for economic development. 3 E O 1 dordpetliive advantages have
implications for the types of firms most likely to locate and expand in the Area.

There is little that metropolitan area jurisdictions can do to influence national and state
conditions that affect economic development, though they can influence local factors that affect
economic development. 3 E O @itdaryltompetitive advant ages are: location, accss to
transportation, and quality of life . These factors makeTalent attractive to residents and
businesses that want a high quality of life where they live and work.

The local factors that form Talent competitive advantage are summarized in the subsections
below.

Location

Talent is a city with a population of approximately 6 ,230people as of 2014, located in Southern
Oregon to the southeast of Medford and Phoenix. Interstate 5 runs just along the northeastern
boundary of Talent and Highway 99 runs northeast -southeast through the city. Both Interstate 5
and Highway 99 provide access to Ashland in the south as well as Phoenix and Medford up
OOUUT w3 EOI OUzZUWOOEEUPOOwWPPOOWPOXEEUWUT T wEUT Ez Uwi 1
A Talenthaseasyat WUPEOWEEE]I UUwUOOwWUT 1 w2UEUI zUwi PT T PEawW
opportunities. Interstate 5 is just beyond the northeastern Talent UGB, with Exit 21
taking drivers immediately into the City. Highway 99 is the primary northeast -southeast
route through the City, connecting residents and commuters to other Southern Oregon
cities. Residents and businesses in Talent have access to other modes of transportation in
Medford, including the Medford airport, Greyhound bus service, and Amtrak rail
service.

A Talent is located within Jackson County, the sixth-most populated county in the State,
with 208,375 people in 2014. Talent is about 7.5 miles southeast of Medford via Highway
99, the eighth-most populated city in Oregon with 76,650 people in 2014. Other nearby
and relatively large cities include Ashland, Central Point, and Grants Pass.

A Residents of Talent have access to cultural activities such as the Camelot Theatre, the
annual Harvest Festival, and the City-Wide Yard Sale. Residents also have access to
outdoor recreational activities and shopping.

as Medford are primary competitive advantages for economic development in Talent.
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Availability of Transportation

All fir ms are heavily dependent upon surface transportation for efficient movement of goods,
customers, and workers. Access to an adequate highway and arterial roadway network is
needed for all industries. Close proximity to a highway or arterial roadway is criti cal for firms
that generate a large volume of truck or auto trips as well as firms that rely on visibility from
passing traffic to help generate business.

Businesses and residents in Talent have access to a variety of modes of transportation:
automotive (I -5, 99, and local roads); bus (Greyhound); and air (Medford Airport).

Talent has exceptional automotive access for commuting via I-5, due to its close proximity.

"DPT T PEAWNNWUUOUWOI EUW3EOI OUzUWEOGPOUOPOOwWPT PET wOE O]
undesirabOl wi UOQwUT T w" PUazUwxl UUxT EUPYI wEl EEUUT woOi webU
Public Facilities and Services

/| UOYPUDPOOWOI wxUEOPEwWI EEPOPUDPI UWEOEWUI UYPET UWEEOwWDH
a region, but ECONorthwestz Uwx EUU wU1 Ul E U E kinessesnake locatmaaluUT EUwWE U
decisions primarily based on factors that are similar within a region. These factors are: the

availability and cost of labor, tr ansportation, raw materials, capital, and amenities. The
availability and cost of these production fact ors are usually similar within a region.

Once a business has chosen to locate within a region, they consider the factors that local
governments can most directly affect: tax rates, the cost and quality of public services, and
regulatory policies. Economists generally agree that these factors do dfect economic
development, but the effects on economic development are modest. Thus, most of the strategies
available to local governments have only a modest effect on the level and type of economic
development in the community.

Water

Talent used to own and operate their own potable water system, which served about 6,000
customers. Now, the City obtains most of its water from the Medford Water Commission
through the TAP (Talent, Ashland, and Phoenix) transmission main line. 42 The transmission line
is 24-inches in diameter. Most of the water purchased and transmitted through the TAP pipeline
comes directly from Big Butte Springs, which is located near the town of Butte Falls. In addition,
Talent receives some of its drinking water from the City of Ashland vi a the TAP transmission
pipeline. 43

Despite Talent not operating its personal water source, it does maintain its own storage and
distribution system. The distribution system consists of 26 miles of pipeline 4 inches or larger

26 EU] UWEPUUUPEUUDOOWDLOI OUOEUPOOWI OUW3EOTI OVWEEOWET wi OUOEwWOOwWU]
http://www.cityoftalent.org/Page.asp?NaviD=104 .

43City O w3 EOI OUzUwl YKwW6EUI UwOUEODPUa w1l xOUUB w1l OUPI YI Ewi UOOo w
http://www.cityoftalent.org/SIB/files/PW/WaterQualityReport2014.pdf
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EOQOE w3 EOI 00z UwlhksOTwe df theadnksunbnhet) Belmarld Beservoir #1 and #2, the

first of which is larger, can hold up to 1.5 million gallons (MG) of water. 4 Most customers of

3EOI OUUZwhbEUI UwUI UYPET woOPl wpPUT POwWUT 1 w" PUazUwoODPOD!
parts of Jackson County.

Wastewater

The City of Talent is provided sanitary sewer services by the Rogue Valley Sewer Services
(RVSS). The RVSS has three points to connect the Talent system to the Bear Creek Regional
Interceptor and there are two pump stations that move sewage to the Regional Water
Reclamation Facility. At this facility, the wastewater is then dumped in the Rogue River. 45

Quiality of Life

Quality of life is difficult to assess because it is subjective| different people will have different
opinions about factors that affect quality of life, desirable characteristics of those factors, and the
overall quality of life in any community. Economic factors such as income, job security, and
housing cost are often cited as important to quality of life. These economic factors and overall
economic conditions are the focus of this report, so this section will focus on non-economic
factors that affect quality of life.

3EOI OUzUw@UEOPUA WOl wOPl | wPUWEwWOT awEOOXxEUEUDPYI WEEY |
of life factors in Talent are:

A Outdoor recreational activities. There are a number of outdoor recreational
opportunities available in surrounding Jackson County, including: hiking, fishing and
boating on the Rogue River, the Bear Creek Greenway (which runsalong the Bear Creek
from Ashland to the Rogue River), skiing, and other activities.

A Ease of auto accessBoth Highway 99 and Interstate 5 connect Talent to Medford and
Ashland. Although some of the roads in the region suffer from congestion, Jackson
County has excellent automobile access, especially to-b.

A Cultural amenities and events. Residents of Talent have access to cultural amenities
such as the Camelot Theatre and events in nearby cities and rural Jackson County, such
as museums wine tasting, and vineyard activities. The County is home to a number of
events, including: the Shakespeare Festival, the Britt Music Festival, the Jackson County
Fair, and other events.

A Access to higher education. Southern Oregon University, located in Ashland, and
Rogue Community College, located in Medford and White City, provide access to
higher education to residents of Talent and the rest of the County.

“4( 0 OUCEUDPOOWOOW3EODI OUZUWEUUUI OUwUUOUET T wEOEWEPUUUPEUUDOOWUA
following web address: http://www.cityoftalent.org/Page.asp?NaviD=104 .

" pUawoi w3EOI OUzUw" OOxUI T 1 OUpyb. Retr@éedi@dns i | 1 EODYIT w21 x01 OET UwN
http://www.cityoftalent.org/SIB/files/Planning/Development_Codes/Comprehensive%20Plan%20(Effective%209 -5-

15).pdf.
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A Access to medical care.Residents of Talent can access medical care through two
regional medical centers: the Rogue Valley Medical Center, and the Providence Medford
Medical Center.

to Jackson County.

37Tal ent 0s Strengths, Weaknesse
Threats for Economic Bvelopment

Based on the discussion above and discussion with stakeholders in Talent, the following are the
EPUazUwUUOUI O Ul UOwPkI E Ofedtdfdy EconomicDeveldgment OD U DT UwE OE wU

Strengths

A Access to I-5. Talent has excellent transportation accessJ OwUT I w2 UEUIT z Uwl BT T PE:
through its proximity to | -5. Being adjacent to 5 makes it easy to commute to and from
Talent and provides access to the nearby cities of Medford and Ashland.

A Existing businesses. Talent has many small businesses in a range ofindustries from
OEOUI EEVUUDPOT wOOwWUI UEPOWUUEET wOOwT 1 EOUT WEEUI dw
to build new businesses that bring needed services or goods to the city for residents,
other businesses, or visitass.

A Walkable d owntown .3 E O &iktingllawntown is ped estrian-friendly . The City has
plans for continuing to develop in downtown, with relocation of the Irrigation District
offices. Physically active community members among a walkable community provide a
higher quality of life.

A Arts and culture . Talent has an arts community that includes small business owners,
artists, and musicians. Residents of Talent have access to cultural activities such as the
Camelot Theatre, the annual Harvest Festival, and the Gty -Wide Yard Sale.

A Agriculture . Talent is located in a rich agricultural region, with a diverse offering of
agricultural products including fruits, cattle, wine, and nursery plants. The nearby
agricultural activity provides inputs for locally produced foo d and beverage products.

A Relatively affordable housing .( OWEOOxEUPUOOwPPUT wOl EUEAwWEPUDI U
market is relatively affordable.

...... o~

A Regional access to workforce.3 EO1 O Uz UwO 0 E RogheO@lley EEOY 1Bl T1Tws B U a
businesses accesto a pool of experienced professionals. Higher education
establishments in the region provide training for young and lower skilled workers.

A High q uality of life.3 E Ol O U ztawmfggdandaldse proximity to outdoor recreation
activities make it a desirable place to live.
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Weaknesses

A

A

Need for downtown redevelopment .3 EOl OUz UWEOPOUOPOWEUUDPOI UUWED
buildings , and business growth has been stagnant.

Lack of cohesive economic development planning and marketing.  The City currently
lacks an economic development strategy and brand for attracting and retaining new
businessesand growing small businesses.

Distance from major airport and markets . Although T alent has excellent automotive

access through 15, it is far from any major airports, which is a weakness for attracting

businesses that need frequent access to flying. Talent is also remote from the major

markets along I-5 (e.g., Portland).

Small base of business.3 EOl OUz Uwil OxO0Oadl OUWEEUI wbUwUI OEUDY
Medford and Ashland. Some types of businesses, such as big box stores or banks, are

less likely to locate in Talent because of the small population base and relatively close

proximity of larger cities with retail and personal services.

Challenging regulatory climate for business growth.  Talent hasrelatively high fees for
new development and System Development Charges (SDCs). In addition, there is a lack
of incentives for new businesses.

Opportunities

A

(Re)develop vacant buildings and land. 3 EOI OUz UwUUx x Qa wOi wYEEEOU WO
real estate prices offer a number of opportunities for redevelopment, particularly in
commercial areas near downtown.

Improve services for tourists . Offering additional services for tourists, such as a hotel,
could help Talent grow its tourism market and capitalize on its proximity to Ashland.
Talent currently lacks services to support overnight visitors.

Improve rail access.3 E Ol O Uz U w xthe@a andIB6(e6uld uPport growth in
manufacturing, warehousing, and other freight shipping industries.

Expand arts and agricultural businesses .3 EO1 OUz UwWEUUUWEOEWET UPEUOU U
be target industries for the City. In particular, Talent cou |d focus on expanding

production and processing of local agricultural pro ducts, for example by creating spaces

for food trucks. Talent also has opportunities to develop manufacturing of cannabis

products, such as oils or edible products.

Improve w orkforce training opportunities . Nearby higher educational institutions like
Southern Oregon University and Rogue Community College provide an opportunity for
Talent to gain a more highly -trained workforce.
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Threats

A National and regional economic cycles. Talent, like all other cities, is subject to national
and regional economic cycles.The 20072009 recession negatively affected Talent, with
downsizing and closure of businesses.

A Difficulty attracting  highly skilled workers . Businesses in Talent may havedifficulties
attracting and retaining skilled workers, both for productio n jobs and for jobs requiring
higher education. This problem is not unique to Talent and businesses in most smaller
cities in Oregon have a similar problem. This problem is worse in small cities in
relatively small regions, such as the Rogue Valley, where it can be difficult for families to
move to the region if jobs are not available to both adults in the household.

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 51



4.Employment Growth and Site Needs

Goal 9 requires cities to preparean estimate of the amount of commercial and industrial land
that will be needed over a 20year planning period. The estimate of employment land need and
site characteristics for Talent is based on expected employment growth and the types of firms
that are likely to locate in Talent over the 20-year period. This section presents an employment
forecast and analysis of target industries that build from recent economic trends.

4.1 Forecast ofEmployment Growthand Commercial and
Industrial Land Demand

Demand for industrial and non -retail commercial land will be driven by the expansion and

relocation of existing businesses andby the growth of new businesses inTalent. This

employment land demand is driven by local growth independent of broader economic

opportunitie s, including growth of target industries.

3T 1T wi 6x00adi OUwxUONTI EUPOOUwWPOwWUT PUwWUI EUPOOWEUDPOE w
EUUUODOT wi UOUUI wi UOPUT wldpdatend Ediondal ouplofnkea gréwihw" O U O U a z |
rates. The employment forecast does not take into account a major change in employment that

could result from the location (or relocation) of one or more large employers in the community

during the planning period. Such a major changein UT 1 wEOOOUOPUaz Uwl Ox0O00Oa bl OU
I REI T EwUI T wi UOPUT WwEOUPEDXxEUI EwEawUT | w" PUazUwl Ox 00O
(for employment, but also for housing, parks, and other uses). Major economic events, such as

the successful recruitment of a very large employer, are difficult to include in a study of this

nature. The type of implication, however, is relatively predictable: more demand for land (of all

types) and public services.

Projecting demand for industrial and non -retail commercial land hasfour major steps:

1. Establish base employment for the projection. We start with the estimate of
covered employment in Talent presented in Exhibit 27. Covered employment does
not include all workers, so we adjust covered employment to reflect total
employment in Talent.

2. Project total employment. The projection of total employment consider s forecasts
and factors that may affect employment growth in Talent over the 20-year planning
period.

3. Allocate employment. This step involves allocating types of employment to
different land -use types.

4. Estimate land demand. This step estimates general empbyment land demand based
on employment growth and assumptions about future employment densities.

The remainder of this section follows this outline to estimate employment growth and
commercial and industrial land demand for Talent.
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Employment Base for Prgection

The purpose of the employment projection is to model future employment land need for

general employment growth. The forecast of employment growth in Talent starts with a base of

employment growth on which to build the forecast. Exhibit 35shows ECONorthwestz Uwi UUBDOEUI u
of total employment in the Talent UGB in 2014.

To develop the figures, ECONorthwest started with estimated covered employment in the
Talent UGB from confidential Quarterly Census of Employment and Wages (QCEW) data
provided by the Oregon Employment Department. Based on this information , Talent had about
994 covered employees in 2014, accounting forl.2% of covered employment in JacksonCounty.

Covered employment, however, does not include all workers in an economy. Most notably,
covered employment does not include sole proprietors. Analysis of data shows that covered
employment reported by the Oregon Employment Department for Jackson County is only
about 71% of total employment reported by the U.S. Department of Commerce.* We evaluated
this ratio for each industrial sector for JacksonCounty and used the resulting ratios to
determine the number of non -covered employees. This allowed us to determine the total
employment in Talent. Exhibit 35shows Talent had an estimated 1,346total employees within
its UGB in 2014

46 Covered employment includes employees covered by unemployment insurance. Examples of workers not included
DOWEOY!I Ul Ewl 6x00adl OUWEUI wUOOT wxUOxUDI UOUUOWUOGOT wUaxl Uwoi weod
some railroad workers. Covered employment data is from the Oregon Employment Department.

Total employment includes all workers based on date from the U.S. Department of Commerce. Total employment
includes all covered employees, plus sole proprietors and other non-covered workers.
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Exhibit35. Estimatedtotal employment by sector, Talent UGR014

Covered Taal Covered %
Sedor Employment [ Employment  of Total
Construction 123 223 55%
Manufacturing 177 209 85%
Cther industrial 60 70 85%
Retail trade 91 111 82%
Information 26 36 73%
Fnance and insurance 16 32 50%
Real estate and rental and leasing 47 66 71%
Professional, scientific, and mgmt. of companies 34 48 1%
Admin. and waste mgmt. services 60 103 59%
Health care and social assistance 67 85 79%
Arts, entertainment, and recreation 24 57 42%
Accommodation and food services 83 91 91%
Cther services, except public administration 21 47 45%
Government 165 168 98%
Tatal 994 1,346 71%

Source: 2014 covered employment from confidential Quarterly Censuskrployment and Wage (QCEW) data provided by the Oregon

Employment Department.
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EmploymentProjection

The employment forecast covers the2016to 2036period, requiring an estimate of total
employment for Talent in 2016

The City of Talent does not have an existing employment forecast, and there is no required
method for employment forecasting. OAR 660-024Y Y KY oNA wUT UU wO U U wid EWIEWQXG ul
that allow a city to determine employment land need.

Talent is relying on the safe harbor described in OAR 660-024-0040(9)(a)B), which allows Talent

to assume that the current number of jobs in the Talent urban area will grow during the 20 -year

planning period atarateequalto ? 31T 1 wx Ox UOEUDPOOwT UOPUT wUEUT wi OUwOT
appropriate 20-year coordinated population forecast determined under Rules in OAR 660, div

11 8801 OUzUwxOxUOEUDPOOwWIi OUI Eshowdthat pOpulation in thel Tylentk w0 O wl Y
UGB will grow at an average annual growth rate of 1.7%.47

Exhibit 36 shows employment growth in Talent between 2016 and 2036, based on the
assumption that Talent will grow at an av erage annual growth rate of 1.7%. Talent will have
1,959employees within the UG B by 203, an increase 0f566 employees (4%) between 206 and
2036.

Exhibit36. Employment growth in

TalentUGB,2016 862036
Tatal
Yea Employment
2016 1,393
2036 1,959
Change 2016 to 2036
Employees 566
Percent 41%
AAGR 1.7%

Source: ECONorthwest

479 O O U E BPéphl&tibnEForecast, 2015 through 2065, Jackson County Urban Growth Boundaries and Areas
.UOUPEI wa&! UO>2 w/ OUUOEOBOEwW20EUVI wadObYiI UUPUaw/ OxUOEUDOOwW1I Ul EUVUET
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Allocate Employment to Different Land Use Types

The next step in forecastingemployment is to allocate future employment to broad categories of
land use. Firms wanting to expand or locate in Talent will look for a variety of site
characteristics, depending on the industry and specific circumstances. We grouped employment
into four broad categories of land-use based on North American Industrial Classification
System (NAICS): industrial, commercial, retail, and government.

Exhibit 37 shows the expected share of employment by land use type in 2016and the forecast of
employment growth by land use type in 2036in 3 E O 1 @3B zTbk forecast shows growth in all
categories of employment. The forecast assumesetail commercial will increase to 10% of
employment by 2036 because the current percent of employment (8%) is relatively low for a city
the size of Talent. One reason that may account for the relatively low share of employment in
Retail was the closure of stores during the recent reces®n. It also assumes that Government
will grow slower than other employment, adding 22 employees and accounting for 10% of
employment by 2036. The majority of Government employment growth will be in public

schools.

Exhibit37. Forecast of employment growth by land use typeTalentUGB,2016 62036

2016 2036 Change
Land Use Type Employment % of Total Employment % of Total 2016 to
Industrial 520 37% 725 37% 205
Retail Commercial 115 8% 196 10% 81
COffice & Commercial Services 585 42% 842 43% 257
Government 174 12% 196 10% 22
Taal 1,393 100% 1,959 100% 565

Source: ECONorthwest
Note: Green shading denotes an assumption about the future change in the share of employment (as a percent of total) byusadype.
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Estimate of Demand for Commercial and Industrial Land

Some employment growth in Talent will not require vacant employment land over the 20 -year
period. Exhibit 38 shows that some employment will locate in residential plan designations,
based on the location of existing employment. According to QCEW data, some employment in
Talent in 2014 is located on land designated for residential uses. The following amounts of
employment located in residential plan designations are: (1) 12% of industrial employment,
such as home offices for construction companies; (2) 2% of retail employment, such as corner
stores or other retail in neighborhoods, and (3) 22% of office and commercial services, such as
medical offices or small personal service businesses such as banks or hair stylists.

This analysis assumes that the percentage of new employment locating in residential land
designations will remain the same over the 28year period: 12% of industrial, 2% of retail, and
22% of office and commercial service employment.

Using these assumptions, 84 new employees will be accommodated on land in residential
designations and 459new employees will require vacant (including part ially vacant) land over
the 2016 to 2036eriod.

Exhibit38. Forecast of employment growth by land use typeTalent UGB,

201602036
New New Emp.
Employment Emp. In Res. on Vacant
Land Use Type Growth Designations Land
Industrial 205 25 180
Retail Commercial 81 2 79
Office & Commercial Services 257 57 200
Taal 543 84 459

Source: ECONorthwest

Exhibit 39 shows demand for vacant (including partially vacant) land in Talent over the 20-year
period. The assumptions used in Exhibit 39 are:

A Employment density. Employees per acreis a measure of employment density, based
on the ratio of the number of employees per acre of employment land that is developed
for employment uses. Exhibit 39 assumes the following number of net employees per
acre: Industrial will have an average of 10 employees per acre, and Retail Commercial
and Office and Commercial Serviceswill have an average of 20 employees per acre

These employment densities are consistent with employment densities in Oregon cities
of similar size as Talent. Some types of employment will have higher employment
densities (e.g., a multistory office building) and some will have lower employment
densities (e.g., a convenience store with a large parking lot).

A Conversion from net -to-gross acres The data about employment density is in netacres,
which does not include land for public right -of-way. Future land need for employment
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should include land in tax lots needed for employment plus land needed for public

right -of-way. One way to estimate the amount of land needed for employment includ ing

public right -of-way is to convert from netto grossacres based on assumptions about the

amount of land needed for right -of-way.*8 A net to gross conversion is expressed as a

percentage of gross acres that are in public rightof-way.

Based on empirica wi YEOUEUD OO wOI wtd-gresd rétiosg HCoNofhvésU B O1T wdli U
uses a netto-gross conversion factor of 10% for industrial and 19% for commercial and

retail.

Using these assumptions, the forecasted growth of459new employees will result in the
following demand for vacant (and part ially vacant) employment land: 20 gross acres of
industrial land, 4.9gross acres ofretail commercial land, and 12.3 gross acres of landfor office
and commercial services.

Exhibit39. Demand forvacant land to accommodate employment growth,Talent UGB, 2016 to
2036

Employees per Land Land
New Emp. on Acre Demand (Net  Demand
Land Use Type Vacant Land (Net Acres) Acres) (Gross Acres)
Industrial 180 10 18.0 20.0
Retail Commercial 79 20 4.0 49
Office & Commercial Services 200 20 10.0 12.3
Tatal 459 32.0 37.2

Source: ECONorthwest
Note: Vacant land includes land identified in the buildable lands inventory as vacant or partially vacant.

48 0OAR 660-024Y Y huy ot AwUUT UwOT 1 wi 660060pHOT wET | b O®IUW OB wiHD @ e WO EIEWDf
square feet of residentially designated buildable land after excluding future rights -of-way for streets and roads.

While the administrative rule does not include a definition of a gross buildable acre, using the definition above , a

gross buildable acre will include areas used for rights -of-way for streets and roads. Areas used for rights-of-way are

considered unbuildable.
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4.2 Target Industries

3T PUwWUI EUPOOwWxUI Ul OOUUW3EOI OUzUwYPUDPOOwWI OUwl EGOOOD
Tal ent ds EconoPolies Devel opment

SEOI OUwPUwPOwWUT 1T wxUOET UUwWOT wUxEEUDPOT wUT T w$EOOOOA w!
The updated policies summaria | w3 E Ol O &f pconanfi®develGpdhent related to planning

for management of commercial and industrial lands. Those policies are:

Note to readers: Changes in the draft Economic Policies will result in changes to the policies
below.

POLICY 1: Land Avai lability: The City will plan for a 20year supply of suitable
commercial and industrial land on sites with a variety of characteristics (e.g., site sizes,
locations, visibility, and other characteristics).

POLICY 2: Infilland Redevelopment: The City will support and encourage infill
and redevelopment, especially in in downtown , as a way to use land and existing
infrastructure more efficiently .

POLICY 3: Infrastructure Support: Provide adequate infrastructure efficiently and
fairly to support employment growth.

POLICY 4: Existing B usiness Support and Assistance: The City will support, and
encourageretention and expansion of existing businessUT EUWE ODT Owb D UT w3 EOI OC
other community development goals .

POLICY 5: Business Development: The City will plan for and nurture a favorable
environment to attract and maintain new businesses.

POLICY 6: Higher Paying Jobs:Promote and support businessesthat bring jobs with
wages above the Jackson County average to Talent.

POLICY 7: Livability: The City recognizesthat livability isanimportant factor in
the location choicesof sometypes of businesses,and the policy of maintaining
livability for the benefits of City residents is further reinforced by the potential for
economic benefits.
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Potential Growth Industries

The characteristics of Talent will affect the types of businesses most likely to locatein the city.

3 E Ol ditlibgtds that may attract firms are: 3 EO1 O Uz U w0 O-EandmghvwudB® @O wi(
between Medford and Ashland; the existing employment base; surrounding agricultural areas;
access to workers from across the Rogue Valley; arts and cultural opportunities; high quality of

life; and relatively affordable housing.

An analysis of growth industries in Talent should address two main guestions: (1) Which

industries are most likely to be attracted to Talent? and (2) Which industries best meet3 EO1 O Uz U w
economic development goals? The selection of target industries is based on3 E O1 godlsfdy

economic development, economic conditions in Talent and the Rogue ValleyO WE OE wUT 1 w" pUa z |
competitive advantages. Given the current employment base, which is composed of small
businessesPUwBDUwUI EUOOEEO] wUOOWEUUUO!I wUT EVWOUET woOil wOT 1 w
small and moderate-sized businesses, either those already inTalent or new businesses that start

or relocate to Talent from within the Rogue Valley region or from outside of the region.

The target industries identified as having potential for growth in  Talent are:

A Small-scale manufacturing.3 E O1 O U z U peBpddialymsHddaiidn @long 1-5, may
attract manufacturing firms . Manufacturing firms are likely to be relatively small, from
startups with 10 or fewer employers to manufactures with 50 to 100 employees. Smaller
manufacturers may have flexibility on where to locate, likely preferring to locate within
an existing building. Moderate sized manufacturers may prefer to locate within an
existing building or to locate afacility on an industrial site, likely between 2 and 10
acres, with good access to transportation and a flat topography. Examples of
manufacturing industries that may grow or locate in Talent include:

0 Specialty food and beverage manufacturing, such as wineries, beer brewing, fruit
or vegetable products, or other products

o Primary and secondary wood product manufacturing, such as engineered wood
products, furniture manufacturing, prefabricated wood buildings, or other
products

0 Renewable and alternative energy products
o0 Transportation equipment and related products
o Cannabis products, such as medicinal oils or edible products

0 Artisans products for sale locally or via the Internet

affordable housing may make the city attractive to small construct ion firms, such as
specialty contractors, heating and cooling subcontractors, and companies specializing in
alternative building processes. These businesses may be operated as home occupations
(especially for businesses with few employees) or may require asmall site with a

building and equipment storage areas.
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A Small-scale warehouse, distribution, and wholesale.3 EO1 OUz UubtakdE I UU w0 O w(
Highway 99 may make the city attractive to small distribution, especially of Rogue
Valley products. These businesses mg locate in an existing building or may locate a
facility on an industrial site, likely between 2 and 10 acres, with good access to
transportation and a flat topography.
A Professional and business services.3 EOl OUz Uwi BT T wg@UEOPUaleuOl woODIi 1 C
housing, existing population and business base, and proximity to Medford and Ashland
may attract professional and business servicesthat prefer to locate in a smaller city like
Talent, such as medical or legal services, scientific researchenvironment al services or
other services.

A Services for residents. Population growth will drive development of retail  (e.g., a
hardware store or a musical equipment store), medical services, and government
services, especially primary education in Talent.

A Services for seniors. 3EOI OUz UwEOEwWUT T w1 01T Ul w5 EOOT azUAwl U
or in retirement may attract or create demand for services for seniors, such as health

services that cater to the elderly, like assisted living facilities, retirement centers, and
medical services.

A Services for visitors: Growth in tourism will drive demand for services for visitors such
asrestaurants, a hotel, or a high-quality RV park .

A Events and performances. Talent may attract businesses that provide goods or services
to support events or performances, such asstorage, catering, or specialty retail.
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4.3 Site Needs for Potential Growth Industries

OAR 660-009Y Y vk qpl AwUI gUPUT UwUT T w$ . iedbPpype Bé&son@olydi a wOT 1 wod
expected to be needed to accommodate the expected [2§ear] employment growth based on

jurisdictions conduct and organize this analysis.

The rule, OAR 660-009Y Y huk ool A OQwE O rdustddl d& dtheuethpldyroent? WBd3 gith

UUTTT UUOUOWEUUWEOTI UwOOUwUIl gUPUI Owl@iplanbing@redtau” DUa w? 1 R |
PDEI OUPI awlT |l wU0axT UwOi wUPUIT UwUT EVCwOEAWET wOI 1 ET E6 2 w!
plan designation (e.g., heavy or light industrial), (2) general size categories that are defined

locally (e.g., small, medium, or large sites), or (3) industry or use (e.g., manufacturing sites or

distribution sites). For purposes of the EOA, Corvallis groups its future employment uses into

categories based on their need for land with a particular plan designation (i.e., industrial or

commercial) and by their need for sites of a particular size.

Based on the forecasts of employment growth in Exhibit 38 and the average business size in
Talent in 2014 (using analysis of Quarterly Census of Employment and Wage data),
employment growth in Talent will require:

1 Industrial employment will grow by 180 employees. The average site of industrial
employers in Talent in 2014 was 10.6 employees per business. At that aveage size,
Talent will need 17 industrial sites.

1 Retail Commercial employment will grow by 79 employees. The average site of
industrial employers in Talent in 2014 was 6.5 employees per business. At that average
size, Talent will need 12 retail sites.

1 Offi ce & Commercial Services employment will grow by 200 employees. The average
site of industrial employers in Talent in 2014 was 3.3 employees per business. At that
average size, Talent will need 61 office and commercial sites.

The potential growth industrie s described in the prior section are predominantly small
businesses, including small startup firms and small businesses, and mid -sized businesses that
have outgrown their existing sites. Most of these businesses in Talent will need relatively small
sites, such as a space in an existing building or a site smaller than an acre for development of a
new retail store or an office building. Talent may attract or grow businesses that require sites as
large as five acres, ormore.

Exhibit 3 shows the inventory of unconstrained vacant and partially vacant commercial and
industrial land in 3 E O1 \@BB pykize of sites It shows:

1 Industrial land. Talent has 26 acres of industrial land in 5 tax lots. Talent has no sites
smaller than one acre,one site of one-to-two acres each,two sites on two-to-five acre
lots, two sites on 5to-20-acre lots, andno sites larger than 20 acres.

ECOMNrthwest Draft: Talent Economic Opportunities Analysis 62



It is reasonable to expect that most businesses ifralent will need relatively small sites,
such as sites smaller than one acre, and that larger sites will be parcelized into smaller
sites to accommodate business needs. Talent may attract or grow a few businesses that
need sites larger than five acres. TheCity has the industrial land base to accommodate
these businesses.

Some industrial businesses may prefer to operate out of a maker space or small business
incubator. Such a space would provide shared work -space and production equipment.

A business incubator would generally provide shared office services, such as
telecommunication services, shared printing services, and shared administrative

services. A maker space or small business incubator would provide opportunities for
small-scale manufacturing to encourage business startups.

Other businesses may prefer to locate in exising buildings or in new buildings with
smaller spaces.For example, the Wagner Butte Business Park is a proposed industrial
building with flexible space that is in the pre -application process. The current proposal
is to build 60,000 to 70,000 square feet of space across several buildings. This will
provide space for 20 to 30 tenants eventually, with spaces generally between 1,500 to
4,000 square feet in size. This type of development wauld address needs for small
growing businesses and startup businesses.

Industrial businesses in Talent will generally need easy access to Highway 99 or 5
PPUT OUVUWEUDPYDOT wOUUEOUwWUT UOUT T wUl UPET OUPEOwWOI B
land has access to these roads via Talent Avenue.

1 Commercial land. Talent has 62 acres of commercial land in 84 lots. Talent has 65
commercial sites smaller than one acre, 14sites in one-to-two acre lots, four sites in two-
to-five acre lots, and one site between 5 aml 10 acres

Given the small size of retail, office, and service businesses and the types of potential
growth industries in Talent, we conclude that these businesses will generally need small
sites, such as siteone acre andsmaller. Talent has one commerial site large enough to
accommodate a new shopping center and several sites large enough to accommodate
small strip shopping centers.
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5.Land Sufficiency and Conclusions

3T DPUWET ExUIl Uwx Ul Ul OUUWEOOEOQUUDPOOUWEEOUPeRE6T OUUZ wl
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accommodate growth over the next 20 years, as well as recommendations for the City to

consider, ensuring it meets its economic growth needs throughout the planning period .

5.1 Land Sufficiency

Exhibit 40 shows commercial and industrial land sufficiency within the Talent UGB. It shows:

1 Vacant and Partially Vacant Unc onstrained Land from Exhibit 2 for land within UGB.
Exhibit 40 shows that Talent has 26 gross acres of industrial land and 62 grossacres of
commercial land.

1 Demand for Commercial and Industrial Land  from Exhibit 39. Exhibit 40 shows Talent
will need a total of 20 gross acres for industrial uses and 17 gross acres for commercial
uses over the 20162036 period.

Exhibit 40 shows that Talent has:

1 A six-acre surplus of industrial land.

1 A 45-acre surplus of commercial land.

Exhibit40. Comparison of the Capacity of Unconstrained Vacant and Partially Vacant Land with
Employment Land Denand by Plan Designation, TalendGB,2016 62036

Land Supply Land
(Suitable Land Demand Sufficiency
Land Use Type Gross Acres) (Gross Acres) (Deficit)
Industrial 26.2 20.0 6.2
Commercial 62.5 17.2 45.3
Retail Commercial 4.9
Office & Commercial Services 12.3

Source: ECONorthwest
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5.2 Conclusions and Recommendations

The conclusions about commercial and industrial land sufficiency are:

i Talent is forecast for growth in both commercial and industrial employment sectors.
Talent is planning for growth of nearly 543new jobs in the city over the 2016 to 2036
period. More than 257 of the jobs will be in office and commercial services, 205 in
industrial land uses, and 81 in retail . Growth of these jobs will result in demand for
about 17 gross acres ofcommercial land and 20 gross acresof industrial land.

1 Talent has enough employment land to accommodate growth. Exhibit 40 shows Talent
has enough land for both commercial and industrial employment growth over the next
20 years.

f Most new businesses will be small and will require small sites. 3 EOI OUz UwEUUDOI UU
generally small, averaging 5 employees per business.Businesses with nine or fewer
employees account for 44% of private employment, and four or fewer account for 20% of
private employment. It is reasonable to assume that most new business in Talent will be
similarly small and that a few businesses will grow (or locate) with 50 or more
employees. Sustaining growth in Talent will require many small sites, preferably with
existing buildings, to support business growth.

9 Talent will need to manage its industrial land base to ensure that there are sufficient
small sites available for de velopment. Within the context of the site needs discussed at
the end of Chapter 4, Talent will need to manage its industrial land base to ensure that
there are sufficient opportunities for startup and small businesses, either through
subdivision of larger industrial sites or through development of these larger sites for
many small businesses in one or more shared building.

Exhibit 4UT OPUWE OO wWOI w3EOI OUz UwbOEUUUUPEOQWOEOEwWPUWE
industrial land in this area is already developed. The largest undeveloped parcel is

south of the railroad, separated from other industrial parcels in this district.

Development of this parcel may prove challenging as it is surrounded by lands that are

planned for residential development. If this parcel is unavailable for industrial

development, then Talent will not ha ve sufficient industrial land to accommodate

industrial employment growth.

1 Talent may want to focus commercial growth in particular areas to encourage
development of commercial districts that are compatible with City goals. 3 EOI O Uz Uw
commercial land management issues are a matter of managing the location of new
commercial growth to focus development in a few commercial areas, rather than

encourage development in downtown. In addition, the City wants to encourage
commercial growth in the following areas: (1) Valley View Road between Highway 99
and I-5, which has long been identified as an opportunity for development and
redevelopment to take advantage of traffic on I-5 and (2) Highway 99 from Rapp Rd to
Creel Rd. If the City wants to encourage development in these areas,the City will need
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to develop policies that lower development barriers (generally regulatory or financial
barriers) to make development more attractive in these areas.

9 Talent has a number of sites with opportunities for infill and redevelopment. These
sites include: (1) the Talent Irrigation District site, which the City (or Urban Renewal
Agency) may purchase after the District relocates and (2) MicroTrains and Fabricated
Glass, as well as the Brammo site and the former Talent Truck Stop site These sites
present opportunities for infill or redevelopment in key areas where the City wants to
encourage employment growth.

i Talents policies about development of commercial and industrial land are complex,
creating a barrier to these types of development. Discussions with stakeholders
involved in commercial and industrial development indicatethat Ul I w" PUaz Uwx OOPED
commercial and industrial development create barriers to development. The
development process is complex, adding time and expense to development.
Stakeholders identified high systems development charges as a barrier to development.

%OO00O0PPOT WEUI w$ " mmdddatibhshd Taléhgbasedbh theanalysis and
conclusions in this report.

1 Update the Economy Element of the Comprehensive Plan. The Economy Element has
not been updated in more than a decade. We recommend that the Planning Commission
and City Council rev iew the revised policies in the Talent Economic Development
Strategy and, after making additional necessary revisions to the policies, adopt the
revised goals, objectives, and implementation strategies into the Economy Element.

In addition, the Economy Element is currently based on analysis from 2000 based on
1990 Census data. We recommend updating the data based on the economic
opportunities analysis or removing the data from the Economic Element. We generally
suggest that cities adopt the economic opportunities analysis as an appendix to their
Comprehensive Plan so that when the analysis is next updated, it is easier to replace the
outdated economic opportunities analysis with the newer one.

91 Align the City's goals for economic development with planning for infrastructure
development. Aside from ensuring that there is sufficient land to support employment
growth, one of the most important way s that the City can support economic
development is through planning for and developing infrastructure (e.g., roads, w ater,
sanitary sewer, and storm water systems). We recommend that the City align its goals
for economic development with infrastructure development through updates to the
"pUazUw" ExPDUEOQwW( OxUOYI Ol OUUw/ OEOG w
As part of the next update to the Capital Improvem ents Plan, the City may choose to
evaluate opportunities to lower (either temporarily or permanently) systems
development charges for commercial and industrial development. While the City must
ensure that there are sufficient funds available to develop critical infrastructure, there
may be an opportunity to lower systems development charges to encourage commercial
and industrial development.
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1 Identify opportunities to support existing businesses in Talent. Retention and
I RxEOUPOOWOl wi RPUUDPOT WEUUDOI UUT UwbPUwOOT wodOi w3 EOD
growth. The City can support businesses by continuing to provide staff to help
businesses through the development process and through revising policies (where
possible) that make business growth more difficult in Talent.

A key step in supporting existing businesses is having a forum for discussion of
economic development in Talent. We recommend that the City work with partners and
interested stakeholders to develop an economic development commission that the City
participates in as a key partner or as the commission leader.The Economic Development
Commission may be able to assist the City in reaching out the businesses to identify
issues and barriers to economic development.

1 Work with partners to develop a broad economic development strategy for Talent.
The revisions to the Comprehensive Plan presented in the Talent Economic
Development Strategy focus on land-based policies and actions. The city also needs a
broader strategy for economic development that focuses on issues such agconomic
EI YI OOx Ol OUwWOEUOI UPOT woOi w3 EOI OUz U wdnpletisg@dl UUT UwE
market readiness analysis for branding and marketing Talent for tourism, building
business and other partnerships, and coordinating economic development efforts with
local and regional economic development organizations, including SOREDI, the Talent
Chamber of Commerce, and Business Oregon.

This strategy could be developed by the economic development commission. The
strategy should identify a focused list of actions that the commission wants to achieve
over a limited time period (e.g., 5 years), with specific assignments to partners and
identification of funding sources to implement the actions.

1 Review the Zoning Code and development process to identify opportunities to
streamline and reduce development costs. These opportunities may include: allowing
ground floor residential use as a temporary use in commercial mixed -use buildings,
allowing retail UE O1 UWEUWEWEOOXx 001 OUwOi wEOwWPOEUUUUPE OWE!
zones, and examining systems development charges to identify opportunities t o lower
charges if possible.

1 Support infill and redevelopment of existing commercial and industrial land. The
City has identified areas where infill and redevelopment is more probable over the 20 -
year planning period. Other opportunities for redevelopment may become apparent in
the future. We recommend that the City support and encourage infill and
redevelopment to make the most efficient use of employment land in Talent. The types
of tools that the City offers in support of infill and redevelopment should be consistent
PPDUT wUT T w" DUazUWEI YI OOx Ol O0wl OEOUS w( OWEUI ECwPI
intensity development, such as downtown, the City should offer more support for
redevelopment, such as financial and regulatory redevelopment incentives.

1 Support development of space to support start up and small growing businesses. This
space may be a maker space, with shared workspace and equipmenfor manufacturing
and production of a variety of products and goods. It could also include a business
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incubator space, with spaces for businesses to grow and share support services. The City
would need to define its role in development of either or both of these types of space,
through discussions among decision makers and City staff.

9 Identify opportuniti es to meet residential land needs on commercial or industrial
lands. Talent is beginning to develop an analysis of residential land needs. If the
analysis identifies deficits of residential land, especially moderate - and high-density
residential land needs, we recommend that the City evaluate opportunities to meet those
land needs within the UGB on commercial and industrial lands.
&DYI OwUT I wWUUEUUEOUPEOQWUUUxOUUwWOIi wEOOOI UEPEOWOE
multifamily residential development in dow ntown, the City should evaluate
opportunities to accommodate residential development on commercial lands. This could
occur through changes to the zoning code to make residential development easier or less
costly in commercial areas (e.g., temporarily allow ing residential uses on the ground
floor of commercial buildings). It could also occur through redesignation of commercial
lands to residential designations.

Some vacant industrial land may be more suited for residential uses, given existing and
planned residential uses. We recommend that the City evacuate whether there are
industrial parcels that should be rezoned for low - and medium -density residential uses.
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Appendix A. Buildable Lands Inventory

This appendix was developed by City of Talent staff, in coordination with ECONorthwest staff.

The buildable lands inventory is intended to identify commercial and industrial lands that are
available for development for employment uses within the Talent Urban Growth Boundary
(UGB). The inventory is sometimes characterized assupplyof land to accommodate anticipated
employment growth. Population and e mployment growth drive demandor land. The amount
of land needed depends on the type of development and other factors.

This chapter presents results of the commercial and industrial buildable lands inventory for the

City of Talent. The results are based o analysis of GIS dataprovided by City staff and

reviewed by ECONorthwest . The remainder of this chapter summarizes key findings of the

draft buildable lands inventory. This chapter includes tabular summaries and narrative

descriptions. The results also include mapsUT EUWEUI wEYEDOEEOI wi U6OwUT T w" B
Development Department.

Methodology

The general structure of the buildable land (supply) analysis is based on the methods used for
the residential buildable lands inventory included with the TalentResidential Lands Studyrhe
buildable lands inventory uses methods and definitions that are consistent with OAR 660 -009
and OAR 660-024. The steps in the inventory were:

A &1 Ol UEUIT wi 6x00ao0i OUw? OEOEWEEUI 62 w31 DUwbOYOOYI E
Talent UGB with the comprehensive plan layer. The GIS function was followed by a
guality assurance step to review the output and validate that the resulting dataset

accurately represents all lands designated for employment use in the Talent UGB.
A Classify lands. Each tax lot was classified into one of the following categories:
o Vacant land
o Partially vacant land
0 Undevelopable/Constrained land
o Developed land

A Identify constrai nts. The City identifies areas in steep slopes (over 15%), floodways,
riparian areas, wetlands and their associated 56foot setbacksidentified in the Talent
Wetlands Inventory map adopted in 1998. These areas are deducted from lands that
were identified a s vacant or partially vacant. To estimate the constrained area within
each tax lot, all constraints listed above were merged into a single constraint file, which
was overlaid on tax lots.

A Evaluate redevelopment potential. According to statewide planning ru les, redevelopable
land is land on which development has already occurred , but on which, due to present
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or expected market forces, thereis potential that existing development will be converted
to more intensive uses during the planning period. Lands determined to be
Ul ET YT OOxEEOI wi EYI wel 1l OwEEUI 1 OUPal EwEUwW?/ EUUDE
analysis.
A Tabulation and mapping. The results are presented in tabular and map format with

accompanying narrative. The maps include lands by classification and maps of vacant
and partially vacant lands with constraints.

Definitions

The first step in the buildable inventory was to develop working definitions and assumptions.
City staff began the buildable lands analysis with a tax lot database obtained from Jackson
County GIS. The tax lot database was current as ofFebruary 2016. The inventory builds from
the tax lot-level database to estimates of buildable land by plan designation.

A key step in the buildable lands inventory was to classify each tax lot into a set of mutually
exclusive categories. Consistent with applicable administrative rules, all tax lots in the UGB are
classified into one of the following categories:

A Vacant landTax lots that have no structures or have buildings with very little value. For
the purpose of this inventory, employment lands with improvement values of $10,000
and under are considered vacant.

A Partially vacant landPartially vacant tax lots are those occupied by a use but which
contain enough land to be further subdivided without nee d of rezoning. This
determination was made through review of aerial imagery. The developed areas
(building + parking) w ere subtracted from the total lot size to calculate remaining vacant
area in the analysis. Building footprints were multiplied by 1.5 to account for parking
requirements on commercial and industrial sites.

A Undevelopable landLand that has no access or potential access, land that is already
committed to other uses by policy, or tax lots that are more than 90% constrained. The
majority of un developable land identified in the inventory is located in the active beach
zone within the UGB.

A Developed land.and that is developed at densities consistent with zoning with
improvements that make it unlikely to redevelop during the analysis period. Lan ds not
classified as vacant,partially vacant , or undevelopable are considered developed.

City staff initially classified land using a rule-based methodology. Staff then generated maps
that showed the results of the application of those rules, with some adjustments made through a
validation step based on review of aerial imagery and site surveys.

Development constraints

Based on the Division 9 rule, City staff deducted the following constraints from the
employment lands inventory.
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A Land within natural resouce protection area$he Talent Wetlands Inventory map was
used to identify areas within wetlands. A 50 -foot buffer was added to riparian and
wetland constraints, consistent with Talent Zoning Code 8 -3H.2 ¢ Designation of
Wetland and Riparian Setback Areas.

A Land with slopes over 15%ands with slopes over 15% are considered unsuitable for
commercial and industrial development.

A Lands within floodplainsLands falling within the 100 and 500-year floodplain were not
deducted from the buildable lands inve ntory, Talent Development Code allow s for
development in floodplains contingent upon meeting specific conditions.

A Land that is service constrainetreas east of Interstate 5 do not currently have access to
water and sewer service. Therefore it has been deducted from readily buildable lands.

Land base

Exhibit 41 shows acres within the Talent UGB and city limits as of March 2016 According to the
City GIS data, Talent has about968 acres in 2,091 tax lots within its UGB The UGB includes an
areaon the east side of Interstate 5 that is constrained by the lack and cost of infrastructure
expansion. Talent has abou 851acres within its City Lim its. Additionally, the City has about
271acres between the City Limits and Urban Growth Boundary.

Exhibit41. Acres inTalent UGB and City Limit, 206
Taal Acresin

Area Tax Lots Acres Tax Lots
Gity Limits 2,028 851 733
Urban Growth Boundary 63 271 235

Total 2,091 1,122 968

Source: City of Talent Gl@ata & analysis.
Note: Table includes all areas within the UGB, includingiterways,roads andthe Siskiyou rail line.

Exhibit 41 summarizes all land in the Talent UGB. The next step was to identify the
employment land base (e.g., lands with plan designations that allow employment). The land
base includes traditional employment designations | Commercial and Industrial). Public lands
were excluded from analysis, as most are fully developed and overwhelmingly zoned for non -
employment use.

Exhibit 42 shows that about 222 acres within the Talent UGB are included in the employment
land base. Thus, about20% of all land within the Talent UGB falls within the employment land
basecategory. The land base includes all land in tax lots that have any portion in an
employment plan designation.
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Exhibit42. Lands designated for employment uses,
Talent UGB, 2016

Area Value
Talent UGB

Number of Tax Lots 2,091

Acres in UGB 1,122
Talent Employment Land

Tax Lots in Employment Designations 222

Acres in Land Base in Employment Designations 222

Source: City offalentGlSdata & analysis.
Note: Of the 222 acres in Land Base employment designations,
182 are Commercial, and 40 are Industrial.

The third step in the inventory was to classify lands into mutually -exclusive categories that
relate to their development status. The categories include:

A Vacant land

A Partially vacant land
A Developed land

A Unbuildable land

ECONorthwest used the rules described in the prior section to perform a preliminary
classification. The next step was to show the results in map form overlaid on a 2015 aerial photo
to help validate the classifications. After reviewing the aerial imagery and map overlay , City
staff conducted limited site visits to confirm the classifications.

Exhibit 43 shows all employment land in the Talent UGB by classification and plan designation.
The results show that of the 222 acres in the UGB,about 121 acres are in classifications with no
development capacity, and the remaining 101acres have devdopment capacity.

Analysis by plan desig nation shows that about 82% (182acres) of the employment land in the
Talent UGB is designated Commercial, and 18% (40 acres)are designated Industrial.
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Exhibit43. Employment acres by clasification and plan designation,Talent UGB, 2056

Commercial Industrial Taal
Classification Tax Lots Total Aaes | Tax Lots Total Aaes| Tax Lots Total Aces
Developed 121 73.62 6 6.90 127 80.52
Unluildable / Constrained 36.68 3.54 40.22
Partially Gonstrained*
@mpletely nstrained 6 0 6
Vacant 42 21.97 3 17.00 45 38.97
Partially Vacant 42 49.56 2 12.52 44 62.08
Taal 211 181.83 11 39.96 222 221.79
Percentage of Total 95% 82% 5% 18% 100% 100%

Source: City offalent GIS data & analysis.
Note: Lots with 90% or greater constraint coverage are consider&bmpletely Constrainedor the purpose of this analysislf a lot is only
partiallyconstr ai ned, the wunconstrai ned p Davdloped, Partially VacanbrVacanttategaries. added t o a

Exhibit 44 shows employment acres by classification and constraint status for the Talent UGB in
2016 Analysis by constraint status (the table columns) shows that about 93 acres are classified
as built or committed (e.g., unavailable for development), 60acres were chssified as
constrained, and 89 were classified as vacant and suitable for employment uses.

Exhibit44. Employment acres by classificationTalentUGB,2016

Land Not Suitable for New Employment l\%:vr:/dﬁ?pl)tlﬁsrls;?tr
o Tax Lots Total Developed Acres | Constrained Aares Suitable Acres
Classification Acres
Land with No Development Capacity
Developed 127 85.08 80.52 4.56 0.00
Unhuildable 0.00 19.62 0.00
Subtotal 127 85.08 80.52 24.18 0.00
Land with Development Capacity
Vacant 48 60.80 0.00 21.82 38.98
Partially Vacant 47 75.91 12.40 13.83 49.68
Subtotal 95  136.71 12.40 35.65 88.66
otal 222 221.79 92.92 59.83 88.66

Source: City offalent data & analysis.

Exhibit 45shows commercial and industrial land in Talent by development status.
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Exhibit45. Map of employment land by classification, Talent UGB, 2016
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