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l. INTRODUCTION

The purpose of the Economic Element of the Medfoainprehensive Plan is to determine the
City’'s economic goals, policies and land needs enricg commercial and industrial development
within the City limits and the Urban Growth Boungar

E.D. Hovee and Company prepared for the City amé&aeic Opportunities Analysis for 2003-
2004 that examines the past, present, and futuomoedc opportunities for the City and
surrounding region. This analysis is containechat‘Medford Economic Market AnalysisMarch
2003 and théMedford Commercial and Industrial Land Supply Gé&nlSupplement'December
2004, collectively referred to as the “Hovee Reporn October 2006, the Hovee Report was
incorporated into the Medford Comprehensive PlaonBmic Element as an appendix and utilized
to update and supplement the conclusions and gslafi this document. In January 2007, the new
DLCD Economic Development Rule (OAR 660-009) wenb ieffect. In October 2007, the City of
Medford contracted with Johnson-Gardner to extdrd Hovee Report analysis and update the
balance of the Economic Element to comply withrtiest recent DLCD rule.

Section Il of the Element presents an economiotyigif the region. Sections Ill, IV and V provide
an Economic Opportunities Analysis that includes:aaalysis of significant national, state, and
local trends; a forecast of employment and demancemployment lands; and an inventory of
vacant and underutilized lands. Section VI presemsAssessment of Community Economic
Development Potential. This section includes arlyarsaof Medford’s competitive position and
target industries. It examines the City’'s compaeatidvantages and disadvantages for economic
development and reports on labor factors that émibe current and future economic life. Hovee
Report research and findings were integral in upddhis Element. The final section, Section VII
of the Economic Element, outlines the City's ecommogoals and policies that will guide the City
through the twenty-year planning period (2008-2028)

This element is intended to satisfy the requiresi@htthe Oregon Administrative Rules, Chapter
660, Division 9.
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. ECONOMIC HISTORY

Medford’s economic history is one highlighted by thearch for gold, the development of major
natural resource-based industries involving fopestlucts and agriculture and the evolution of the
area as a major tourism center. As early as 1880settlement potential of the fertile land in the
Rogue River Valley was recognized by the forty-rénen their way to the California gold fields.
Soon thereafter, gold was discovered in Jacksomi@atself. The mining boom that resulted gave
way eventually to the more stable economic basesgotulture and lumber, which remain
important elements in Medford’s livelihood today.

One of the most exciting periods in Jackson Cotigtiory was the gold mining boom. The area’s
“gold rush” lasted from 1850 to 1856. In 1851, Hrea’'s three houses provided residences for
pilots of the ferryboats that carried early pioseacross the Rogue River. In 1852, gold placers
were discovered. The settlers’ population in tladléy numbered 28 in January 1852, but increased
to 150 by March of that year. With the arrivalsoimmer in 1852, the local population had soared
to include 1,000 miners who were new residente®@Rogue Valley.

Jacksonville was the center of trade activity foe tarea’s economy during this period. The
prosperity that accompanied the gold rush was apparn 1884, a Wells Fargo agent testified to
having forwarded $10,000,000 worth of gold from tl@mpany’s Jacksonville office during the
preceding two decades. He estimated that attlegstnuch more had gone out of the area in other
ways.

Meanwhile, some settlers began planting crops andethto take advantage of the bountiful
resources of the surrounding timberlands. In 18%2area’s first lumber mill was built. By 1854,
there were two flour mills in operation, processivigeat and other grains planted by those hoping
to make a living supplying the miners’ demand fasib staples.

In 1855, Jackson County was the most populous aadthivest county in the region of the Oregon
Territory that was four years away from statehoddhe boom prosperity brought by mining was
destined to be short-lived, however. Marked deslim annual mining income and shipments were
apparent as early as 1860. As miners left the, @éheaeconomy began to change. Without the
market created by the miners residing in the aremjocal demand for wheat fell. The farmers’
markets deteriorated because of the lack of trategfmn to export goods to other regions on the
West Coast. Farmers recognized that maintainiegr ihcomes would require cultivation of
higher-priced crops. They replaced wheat with e@id pear orchards, many of which were
planted in the following two decades.

By 1884, the Medford settlement had grown into amwnity of some note in the region.
According to an account written that year, thererewabout 40 wooden buildings, and the
foundations of a brick building “of considerableesi were laid. Up until this time, Jacksonville
continued to serve as the trade center for the &dglley. When the railroad came to Southern
Oregon, however, Jacksonville was bypassed. Theiside was made to create a
formally-established town at the middle ford of B&eek. The town was named by a railroad
engineer from Medford, Massachusetts. Thus, iM 18 town of Medford was incorporated,
although residents of Jacksonville continued terréd their new neighbor as “Chaparral City.”
Medford was to become the outbound shipping paintHe agricultural and forest products of the
Rogue River Valley. During the next few years, tdoenmunity began to take shape. By 1885, a
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school, a newspaper and a railroad station weppémnation. In 1888, the city sold $5,000 worth of
bonds to finance a water main, sewerage, fire appgrand the construction of a reservoir.

Another boom in growth and development began in fisteldin the Gay Nineties and lasted until
the Depression. In 1890, 967 persons lived iridiva. By 1906, nearly 3,000 people lived in what
had become the home of many wealthy easterners eagwest in pear orchards. The same year
marked the first effort to secure an integrate@ation system for the area. Along with the
completion of the Pacific and Redwood Highwaysséhmilestones marked the direction Medford
had taken after the gold boom ended.

In 1909, the Medford Commercial Club (forerunnertlté Chamber of Commerce) published a
brochure urging young men at universities on th&t Eaast to come west to a valley of fertile soll,
beautiful scenery and wildlife, mountains with gatdpper and coal and “a contented, progressive
people.” Farmers claimed to clear $500 - $1,50@a@a yearly. Meanwhile, families on their way
to California were urged by Union Pacific men tstficonsider the Rogue River Valley.

With the completion of the Gold Ray Dam in 1903 tity’s inhabitants were assured a reliable
supply of electricity. Rogue River Electric mergeith Siskiyou Power and Light in 1913 to
become the predecessor to Pacific Power & Lightl910, Main Street was paved. Medford pears
were bringing premium prices in the markets of Néark and London. The many orchards
planted in response to these prices caused atshorteversupply of pears. More export markets
were developed and pear farming flourished. Tlygpsig of fruit, in turn, created a demand for
wooden boxes, and the expanding population needasdirty. Pine and fir mills were built to
provide the needed lumber. In the early 1920sph&mbusinessmen arrived from the south with
established lumber manufacturing businesses. Antmg was James Owen, who established the
Owen-Oregon Lumber Company, the predecessor of dvi@dforporation.

The twenties roared in Medford as elsewhere. Tdmilation was nearly 11,000 by 1930, a 92
percent gain in 10 years. In 1929, the 3,660 addmf pears that were shipped represented more
than a fourfold increase during the decade. A ft$12,000,000 worth of various products was
shipped in 1929, including 4,000 carloads of lumiisr this time, 21 fruit packing and exporting
firms and five modern cold storage plants weregeration. There were 11,700 acres of pear trees
in the district that year, which accounted for ffitihs of the world’s production capacity of Bosc
pears.

The county seat had been moved to Medford fromsdehlle in 1926. An airport serving the City

and Rogue Valley was completed in 1930, one ofiteein the state. Medford was advertised in
travel brochures as the heart of the Southern @regreation district, within a few hours’ drive of

Crater Lake, Diamond Lake, Crescent City and nuoseather tourist attractions. Throughout the
1920s, the community prospered. Medford had foajombanks with deposits of more than $7
million. The City also boasted five modern thestéour with talking picture equipment. The town
had established a reputation for being progressiith, plenty of diversions to attract both wealthy
residents and tourists.

The lumber business did well during the post-Wakldr | building boom of the early 20s, but
construction activity slowed by 1927. In additidhe premium prices of the past ten years had
created more competition within the industry. [iffties in maintaining and expanding markets
were compounded by the stock market crash in 1828king a sharp decline in the housing
demand . The fruit industry suffered as well dgiine Great Depression. Harry and David, one of
the area’s major fruit processors, rescued tharagjpn in 1933 by creating a new market for their
products with gift packages. This proved to becadtive solution. To this day, Harry and David is
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, world famous for its gift packages.

The onset of World War Il brought another surgepadsperity and technology to the lumber
industry. Several new factors began to affectftinest products business, including infusion of
federal timber holdings in the lumber supply by 494\t the same time, railroad logging became
outdated and supplanted by the increased use gihtpgrucks. The market for lumber continued
to be strong after the war as the demand for hgustifled during the war, rose. For the first time
this demand exceeded supply because many aredebadver cut during the war. Despite short
term difficulties, the lumber and wood productsusuly continued its dominance of the area’s
manufacturing sector.

Between 1940 and 1958, the population in Medfordiragloubled to more than 23,500. A
brochure published by the Jackson County ChambeCahmerce in 1958 listed Medford's
attributes as a growing city. Effective buyinganee in the City was $1,717 per capita, compared
to a $1,601 state average. New construction peojgere underway to remedy a slight housing
shortage. Bank deposits totaled nearly $51 milkoml loans exceeded $22.7 million. The
community was in a stage of development that wailwv the business and commercial sector to
establish the growth patterns that persist today.

During the 1960s, the lumber industry was forcedlit@rsify its production base to more fully
utilize the available timber. Plywood mills spramg and a growing volume of wood chips was
exported to Japan. The emergence of new industisesbegan to influence the community during
this time. Firms from the urban centers of Catifar the Mid-West and the Atlantic seaboard states
began to recognize that the Pacific Northwest effem desirable quality of life and could still
provide ready access to western markets. Thisctitin drew many new firms of varying size and
production to the region. The Rogue Valley sharethe Northwest's popularity and became a
favorable locale for immigrants.

Tourism, strong on the heels of national prospeditgw increasing numbers of visitors to the area.
Completion of the Interstate through Medford 196#her enhanced this trend creating more jobs
for local residents. Today, tourism continues keyaelement of the economies of Medford and the
Rogue Valley.

In the past, the commercial sector of the commism@gonomy functioned mainly in support of the

manufacturing and industrial sectors. This changi@ihg the 1960s. As with the nation as a
whole, rising incomes set the stage for a decadgavfith in trade and commerce, particularly in

the service industries. By 1970, Medford had eistiadtl a solid position as the commercial center
for the Rogue Valley, as well as a broader markes ghat reached into northern California and
north toward the Willamette Valley.

By the end of the 1960s, the evolution of the aeanomy away from its historical roots was
solidly underway. The wood products industry, hogrevagain brought a boom to the area. This
occurred as a result of low interest rates whiatoaraged a strong long-term demand for housing
nationwide. A 40 percent growth in the populat@inlackson County during the 1970s further
fueled the demand for goods and services, butdtiemvide recession that began in 1979 exposed
the area’s heavy reliance on the timber industiye early 80s saw a high unemployment rate, and
people began to leave the area in search of jGwdy continued growth in the retired population,
drawn by the excellent health care services antitgodh life, kept the area from losing population
between 1979 and 1982.

While the timber industry was still very signifidathe 1980s was the first decade of fundamental
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transition to a diversified economy. Medford’'s vie# and retail trade sectors experienced
substantial growth. This transition was fueledpart, by population growth and by Medford’s
growing role as a commercial, service and medichlfor a market of more than 500,000 people in
Northern California and Southern Oregon. Medfoeddn to establish itself as the region’s retail
trade hub with the construction of the Rogue Valdgll. The financial sectors began to
strengthen. Healthcare services were a growthstnglthat naturally clustered in Medford around
the only two regional hospitals in the seven-coig@igvice area. Other professional services also
concentrated in Medford for access to governmeditadimer professional services. Specific growth
in key local companies and industries also sestifige for growth in the 1990s, including:

e Sabroso Company completed the transition from alyetion company to a specialty
processing company.

» Lithia Motors developed its corporate model for th&il auto dealership business.

» The Rogue Valley Manor was a pioneering comparniiérdevelopment of the Continuing
Care Retirement Community concept that is now peevéhroughout the United States.

» The founding of the transportation brokerage AttgwWaansportation.
Figure 1 compares City of Medford employment ia 980 Census to employment in the 1990
Census by the now obsolete SIC Code system. Tmparison graph clearly depicts the large

gains in Retail Trade and Services during this tpeeiod underscoring the structural changes
occurring in Medford’s economy during this period.

FIGURE 1: MEDFORD EMPLOYMENT BY SIC CODE
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In the 1990s, the state and nation experiencedfisamt expansion in information technology
industries and healthcare industries and contirdesdine of the timber industry. In 1992, the
area’s historically dominant employer Medco clogedimber mill and ongoing timber operations
in the area. Yet Medford benefited directly frdme ggrowth in healthcare because Medford is home
to two regional hospitals. Asante Health Systemsois the largest employer in Jackson County.
Information technology growth supported the dewvelept of many transportation brokerage
companies. Medford also experienced growth in th&triments manufacturing sector. The
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instruments sector is a cluster of niche industthest provide high tolerance measuring and
monitoring devices to businesses and government.

Medford also solidified its position as the reg®rretail trade center in the 1990s with the
development of the Crater Lake Shopping Centerthedsouth Gateway area. The Crater Lake
Shopping Center is located along Highway 62 whergel format retail companies such as Lowe’s,
Costco, and Wal-Mart have operated successfullyntmmy years. The South Gateway area is home
to Fred Meyer, Winco Foods, and several franchigels

Medford experienced the growth of several local ganfes into national and international leaders
during that decade. Lithia Motors was offeredhi® public and grew to become one of the nation’s
largest retail auto dealership companies. Salasopany expanded into an international leader in
fruit concentrates production. The Rogue Valleynbtawas the catalyst in the creation of Pacific
Retirement Services which now owns and/or managésement communities throughout the
western United States. In the early 1990s, AttaWwaysportation experienced financial problems
despite a sound business model. Its collapsedusoé to be fortunate economically, however,
because the company had effectively trained a gobeptrepreneurs with specialized skills. These
entrepreneurs have since spawned a number of tnaaspn brokerage companies that operate as a
niche business cluster within the City.

Medford was incorporated in 1884. By 1890, it hagglogulation of 967. In 2007, the City was
home to approximately 75,675 people. The economy thansitioned from gold mining to
farming to harvesting and manufacturing of timbeoducts. These natural resource-based
sectors have given way in recent decades to serfimethe region of Southwest Oregon and
Northern California. These include medical andggsional services and regional distribution of
goods. Traditional industries like fruit packingve matured into complex export-oriented
manufacturers and retailers. Sabroso and Lithidohoare examples of local companies that
have grown into sophisticated national busines$&md processing and manufacturing continue
to be growth sectors for the while precision instemt and machine tool manufacturing are
promising growth sectors for Medford in years toneo
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lll. REVIEW OF NATIONAL,
REGIONAL AND LOCAL TRENDS

A. NATIONAL TRENDS

The National economy has been enjoying a sustapetd of expansion since a modest
downturn in 2000 and 2001. The Nation’s economyeeienced significant job losses in 2000
and 2001, followed by steady growth through 20@hile third quarter 2007 estimates of Gross
Domestic Product (GDP) indicate that the economyaias robust, expansionary cycles as
measured by sustained GDP growth, are limited matéthn and the current cycle may be nearing
an end.

FIGURE 2: REAL GROSS DOMESTIC PRODUCT AND INFLATION 1/ (2002-

2007)
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FIGURE 3: NATIONAL EMPLOYED LEVEL AND RETRACTIONARY PERIODS
(1980-2007)
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During periods of economic expansion, the indepenhdad self-employed jobs can be expected
to grow at a faster rate than payroll jobs. Thikaigely the result of entrepreneurial activity and
derived from employment losses during the previeasnomic downturn. As the economy
stabilizes, we find payroll jobs expanding at acederated rate as start-ups/independent operators
sell out or ventures eventually fail. As Figurendiicates, the Nation tends to average an 8- to 10-

million job differential between payroll and cil employmenrt With agricultural employment
declining by 7% annually according to the U.S. Dapant of Agriculture, the self-employed
will account for a greater majority of the diffecenover time.

FIGURE 4: U.S. CIVILIAN AND PAYROLL EMPLOYMENT (1980-2007)
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1

Civilian employment is defined as all U.S. prevamployment, including sole-proprietors and seipbyed.
Payroll employment is defined as employees wha@avered under unemployment insurance.
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LONG-TERM INDUSTRY SPECIFICTRENDS

Since 1980, the composition of the United Statesnemy has undergone a dynamic
transformation from manufacturing to service. Thermmy used to be heavily weighted toward
goods-producing industries, which comprised moas tB0% of national employment. But higher
levels of educational attainment, technological sambes, increased construction activity and
contractual labor arrangements such as outsoureiege largely responsible for the nation’s
economic shift Since 1980, service-oriented industries have mampeed a 13.2% increase in its
share of the national economy. Currently, servimustries comprise 62% of national payroll
employment. The NAICS broadly defines industry greouy these categories: 42 (Wholesale
Trade), 44-45 (Retail Trade), 52-53 (Financial ®itiiés), 54-56 (Professional & Business
Services), 61-62 (Education & Health Services),721{ eisure & Hospitality Services), & 81
(Other Services), Furthermore, since 1980, roudidyf the industries in the nation have
displayed reductions in their share of national lesnpent, led by the Manufacturing sector
which fell from 20.7% of all employment in 1980 émly 10.2% today. The Nation’s growth
industries have included Education & Health (+5.5Pspfessional & Business Services (+4.6%),
and Leisure & Hospitality (+2.4%).

NATIONAL OUTLOOK

The national economy is expected to continue t@edpbut at a rate below what was recorded
during the last few years. Concerns over the natibousing market coupled with problems in
the sub-prime lending market appear to be sigmififactors creating uncertainty in the economy.
Tight financing conditions are likely to continugo 2008. On the other hand, a higher likelihood
for relaxed monetary policy and the combined effetcta lower dollar and global economic
expansion will likely limit economic softening iheé near term.

Over the next decade, the composition of employnerthe national economy is expected to

continue to transition towards more service-oridntds. Moving forward, service sector growth

will be more demographically driven than the pre@lecade. For example, Health Service jobs
are expected to lead all industries over the nexiade, largely driven by the aging national

population. Similarly, growth in Financial Activité and Leisure & Hospitality are also projected
to grow significantly as the result of aging Babydgners.

NATIONAL SUMMARY

= Over the last quarter century, the United States@wy has transitioned from a goods-
producing to a service-oriented system. In the B®80s this caused new economy theorists
to believe that the U.S. economy was effectivelyniime to boom and bust macroeconomic
cycles. The bursting of the dot-com bubble promjgdhigh stock speculations for Internet-
based companies and subsequent economic slowdow20Q@i#-2001 proved the theory
incorrect. Yet the relative mildness of the 2000:R0‘recessior® coupled with recent
economic resilience in light of the current crestisis suggests that a service economy may
be characterized by less economic volatility.

= Moving forward, service employment growth is exgelcto continue, with notable strength
in Health Services and Professional & BusinessiSesudentifying industry growth sectors

2 Simmering, Marcia J. Encyclopedia of Managem2006, Garner, C. Alan. "Offshoring in the Service

Sector: Economic Impact and Policy Issu&cbnomic Review—Federal Reserve Bank of Kansas8@ityo. 3
(2004). Goodman, Bill, and Reid Steadmé®etVices: Business Demand Rivals Consumer Demdbdadvimg Job
Growth" Monthly Labor Review, April 2002.

3 The 2000-2001 recession is more appropriatelsifiad as “economic downturn” as recessions greayly
characterized by two consecutive quarters of neg&@DP growth.
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is important as employment in one industry canfiected by changing practices in another.
For example, increased use of contractors and tanssihas led to greater employment in
the management, scientific and technical consultegvices industry but to reduced

employment in the many industries that previoustgdhmanagement and technical analysts
as employedsThis example is expected to continue into the degade.

B. REGIONAL & LOCAL TRENDS

DEMOGRAPHICS

The City of Medford remains the predominant dempli@and economic hub of the Southern
Oregon Regioh Since the 2000 census, the City of Medford hasaieed the region’s fastest
growing municipality, adding 10,273 new resideritaa annual rate of 2.5%. Over this interval
Medford’s share of regional population has grovemfrl5.1% to 16.5% in just six years.

In 2006, the Southern Oregon region continuedetscd toward a larger retirement age population
base relative to the state. Roughly 17.2 % of éiggonal population is aged greater than 65 years
as compared to 12.9% at the state level. In csintoathe broader Southern Oregon region, the
City of Medford is characterized by a relativelyuyg population as compared to both state and
regional distributions. In 2006, more than 52% loé tocal population was aged less than 35
years. Additionally, this composition is predomiglgtdriven by individuals under 19 years of
age, indicating greater need for educational oppities and entry-level employment and
training resources. Failure to provide opportusitlecally for a younger demographic base
typically results in a “brain drain” condition, wiee a region’s best and brightest seek
advancement opportunities elsewhere.

An area’s level of educational attainment is oftesed as a proxy for the skill level of the
population base. From an economic development petisp, the City of Medford has a slight
competitive advantage regionally, with a greatstrdiution of higher educated persons; 23.3%
of local residents have a bachelor's degree ordnigtompared to 19.4% at the regional level.
The City of Medford is moving in the right direatiowith respect to the skill level of its
residential base. Since 2000, the share of residdhtyears and older with at least a bachelor’s
degree grew from 21.1% to 23.3%. At the opposii@ @nthe spectrum, the City’s rate of high
school drop-outs has fallen sharply from 16.7%00®to 13.5% in 2006.

In Medford, the participation of residents in thbdr force has grown significantly since the 2000
census as younger individuals enter the workfolrte2006, the participation rate was 65%, up
from 62% in 2000. A primary contributor has beerisa in the female participation in the labor
force, which is up to 59% from 56% in 2000. The unation of the City’s younger demographic
is another possible source of participation growilith the gains in recent years, labor force
participation in the City of Medford is now on paith rates at the State Level.

Over the previous two economic cycles (1982 to 19991 to 2001) unemployment in the
Southern Oregon region has remained consistenglgenithan the broader State economy. In
other words, regional volatility as measured byraplyment is significantly higher than at the
State level. The same can generally be appliedniditons locally in Medford. However, in the

current decade, diversification in the local ecoyponas led to proven resiliency, and local
unemployment has more closely followed State trends

4 US Department of Labor. Occupational Outlook @erdy, Vol. 51, Number 3, Fall 2007
5 Southern Oregon, or “the region” in this analyss defined collectively as Douglas, Jacksonepbime, and
Klamath Counties
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EMPLOYMENT

Over the past five years employment growth in JackSounty has remained strong, with only
seasonal variations in year-over-year employmeoitr. Since January 2002, the Jackson
County economy has created an estimated 16,895 jolesvwith growth months exceeding

contraction months 74 to 7.

FIGURE 5: YEAR-OVER-YEAR EMPLOYMENT GROWTH, JACKSON COUNTY
(2002-2007)

5,000

4,000 -

3,000 -

2,000 A

1,000 -

Employment

-1,000

-2,000

Sp-03 [
Nov-03 |
05 [
Mar-05 [
May-05 [
05 |
Sep-05 |
Nov-05 |
06 |
Mar-06 [
May-06 [
u-06 [
Sp-06 |
Nov-06 |
07 |

Jl-03 |

02 |
May-03 |

May-02

ol Ma-03 |
z| mMa-0a |

SOURCE: Oregon Employment D epartment (OL

19

The largest sectors of the Jackson County econaumghty mirror sector rankings at the State
and Regional levels. However, the County divergetely within some sectors. Most notably,
Retail Trade in Jackson County accounts for roughi4% of industry employment,

significantly above the 15% in Southern Oregon ahd% statewide. This finding is implicitly a

testament to Medford’s position as a regional eognohub serving a four-county region.

Conversely, Jackson County has a much smaller sb&remployment concentrated in

Manufacturing (8.4% vs. 11.1% regionally) and Gowveent (14.2% vs. 17.3% regionally).

Over the past five years only two sectors in Jatk€ounty have failed to experience net
economic growth as measured by employment. Thearaufacturing, with 24 fewer jobs and

Information, with 162 fewer jobs). Among growthcga's, the housing boom fueled growth in
construction employment which added more than 2@B38 or 61%. The next five growth

industries are service oriented sectors which ciillely created 6,643 new jobs in Jackson
County since 2002.

PAGE 11



CITY OF MEDFORD COMPREHENSIVE PLAN ECONOMIC ELEMEN

FIGURE 6: EMPLOYMENT GROWTH BY INDUSTRY, JACKSON COUNTY
(2002-2007)
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WAGES

With the exception of Natural Resources, Retaild€raand Education & Health Services, average
wage levels by sector in Jackson County are siganifly below wage levels statewide. Across all
industries, Jackson County wages averaged $31d&jyain 16.8% below the $38,057 Oregon
average. Since 2001, wage levels in Jackson Chavy averaged 3.1% annual growth, slightly
out pacing 2.8% annual growth at the State level.

In Jackson County, the highest paid industry sdst@ransportation, Warehousing and Utilities
($39,738), closely followed by Information ($39,408nd Wholesale Trade ($39,190). The
lowest paid industries are Leisure & Hospitalitg4$639) and Other Services ($20,564).
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FIGURE 7: AVERAGE ANNUAL WAGE GROWTH (2001-2006)
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OTHER FACTORS FORECONOMIC DEVELOPMENT POTENTIAL

In addition to the economic indicator wage datalyeea in the Economic Element, other factors
provide insight into the City’s economic developmpatential. These factors, together with their
challenges and opportunities, are discussed btieftyw:

Amenity Values In land use planning parlance, amenity valueseammpassed in the
concept oflivability. The term livability is rarely, if ever, used isamomic terms. But
amenity values are often characterized in the fiélHconomics and Economic Geography
because amenity values have real economic consezgien For example, Jackson,
Wyoming is located in a remote area and has fethetypical economic assets required
for a vibrant economy. It does, however, have Higlenity values that translate into a
vibrant economy (Teton County has a median houdehobme of $59,568 compared to
$38,481 in Jackson County). Amenity values arditatige and subjective in nature,
which can make them challenging to effectively elaterize in quantitative economic
terms. But their real economic consequences madm thorth identifying. Medford and
the greater Southern Oregon Region have a numtmmnenity values that create potential
for economic opportunities, including but not liedtto:

¢ Excellent fishing and recreation activities on fRegue River and Applegate River
Excellent mix of City, County, State and Natioraika
The Bear Creek Greenway
Pleasant climate
Several fine golf courses
Pear Blossom Festival and Medford Cruise
Arts and Entertainment including the Medford Jambilée, Art in Bloom, the
Rogue Valley Symphony, the Rogue Valley Choraleate@an Theater
performances, the Shakespeare Festival and thefgstival
¢ Mt. Ashland Ski Area
¢ Beautiful mountain valley scenery.

SO

Production Inputs (Non-Labor): In the past, major manufacturing &tklon County has

depended on a predictable and adequate supplynbketi Federal land management
practices have changed since that time and haweceddthe available supply of raw
materials to the timber industry. Some efforts anderway to increase the viability of
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small diameter timber as an industrial supply sedar wood products. Small diameter
timber is more readily available and could reinvage the timber industry by the addition
of a material supply source that is not econonycatible at this time.

The expanding wine industry is adding a significaetv source of raw materials to the
production processes in Jackson County. The reg@nproduces products from boutique
specialty wines to wine byproducts that can banegfiinto other food products.

Medford is expected to have access to an adequpfdysof electricity and natural gas,
both of which are considered relatively inexpensisecompared to the rest of the country.
Recent trends in the energy industry and governnieitintives regarding energy
development and conservation present some new topgas for the City of Medford and
the region. Permit applications have been subdnitte a new natural gas pipeline that
would cross the northern portion of the County. e Hompletion of this pipeline would
provide new opportunities for industry to utilizeig high-volume energy supply source.
Also, there are a number of energy trust tax cseglitd other incentives that support a
growing solar energy industry.

» Economic Development Support OrganizationsThe City has established an Economic
Development Office to provide retention and expamsiassistance to the local
community, as well as support for new businesséss Dffice provides one point of
contact for development issues and inquiries.

Southern Oregon Regional Economic Development parated (SOREDI) is a non-profit
organization formed in 1987 as a two-county orgation (Jackson and Josephine) to
cooperatively promote economic development aatisiti SOREDI is funded by local
private and public monies. It is operated by &ador and a small support staff, with a
board of directors responsible for policy developmeThe director coordinates,
implements and responds to the board of direatmagketing plan and organization mission
for economic development activities.

The Medford Urban Renewal Agency was formed in 1888he purpose of revitalizing
the downtown core. The urban renewal area incladesit 577 acres. The renewal
agency's major project during the planning horimoithe Commons, a project that may
contain Lithia’s corporate headquarters, along witmix of residential, retail and office
uses. The agency has already experienced suodées$aicade improvement programs and
has added significant parking capacity to the downtcore.

The Chamber of Medford and Jackson County is ttge$d in the State of Oregon and is
active in a variety of community affairs rangingrfir commercial development to tourism.
The Chamber’s mission is promoting growth and pedgp for community commercial
and industrial endeavors. Local government agerafien call upon Chamber members to
participate in community development issues andcypomaking. The Chamber is
primarily composed of community business owners.

* Environmental Constraints: Future industrial development may be constraibgdhe
inability of the City's air shed to tolerate addlital contributors to air pollution. Medford is
within a non-attainment area, a geographical aestgdated by the State as not meeting
federal ambient air quality standards. The probiemarticularly severe in the winter
months when there is a strong tendency toward tetye inversions, which trap stagnant
air in the valley. Carbon monoxide and particutatgter under 10 microns in size (PM10)
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are the two pollutants targeted by health officfalsadversely impacting public health in
the valley. In the near future, additional regolas that restrict particulate matter under 2.5
microns in size (PM 2.5) will also be targeted.

The Department of Environmental Quality administdre Rogue Valley Air Quality
Maintenance Area (AQMA) plan to address the regiamn-attainment for air quality.
This plan includes strict rules regarding new pesimiirce emissions and requires industrial
activities to upgrade pollution control devicesraguired by amendments to the 1990
Clean Air Act. These pollution control requireneapply nationwide; therefore, there is
no relative additional cost to industry in Jack€wunty. Even though pollution by these
industries has been reduced, the air shed carleadttadditional emissions; therefore, any
new industry coming into the area which emits dvéons/year of particulate matter must
find a way to offset the emissions through theeT\Ipermit process.

Stream flow and ground water pollutants are nqrablematic in the City, as in other parts
of the county. In any event, the DEQ enforcesestatd federal laws to ensure that
acceptable recognized levels of pollution are noeeded. Since effluent guidelines are
set by the federal government, the only additioakltive costs to an industry locating in
Jackson County would be those associated with seygégm pretreatment standards set by
the City.

* Educational and Technical Training Programs: Several institutions located in and
around Medford provide educational and skills frain most notably Southern Oregon
University and Rogue Community College. Rogue Caomiy College (RCC) is an active
vocational institution located in Medford and Gemass. RCC offers more than 50
different two-year degree and one-year certifigatigrams. Vocational programs at RCC
include training in art, automotive technology, @aating, business, computer science,
criminal justice, electronics, nursing, office adisiration, manufacturing, and human
services.

Southern Oregon University (SOU) is located in Asldl, about 15 miles south of Medford.

SOU is a liberal arts institution. The seven sthepan a wide range of disciplines and
include 28 departments and 35 degree programsairttlergraduate and graduate levels
including the M.B.A., M.S. in education and M.A. liberal arts. The School of Fine and

Performing Arts includes the departments of artsimand theater arts. The Schneider
Museum of Art is also a center for the Southerrg@mnearts community.

The SOU Division of Continuing Education is desidrie meet the demand for lifelong
learning, including continuing professional edumati The program is divided into five
categories: off-campus programs (credit courseg)n-anedit programs; personal
enrichment activities; conferences; institutes amdrnational studies. Many of these
programs are offered at the Mary Phipps Centeredfiotd.

There are several organizations whose primary amss to assess workers' skills and
occupational preferences and then coordinate \Wehappropriate educational institution
for placement in the area. One such organizatohhie Job Council. The Community
Response Team is a coordinated effort of The Jalm€llp Rogue Community College and
the State Employment Division. The main goal & @ommunity Response Team is to
place workers in new industries or with new empteytbat are locating in the area. In the
case of business failure, the Community ResponamBdtempts to either place workers in
other jobs or direct them to training programs. e Tdob Council is also active in a
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vocational rehabilitation program that mainstreamiglly disabled people in the work
place. Another resource is The Jobs Advisory Bdommined by members from the State
Adult and Family Services Division, Rogue CommuniBollege, and the State
Employment Division for the purpose of placing vaedf recipients.

COMPETITIVE POSITION AND TARGET INDUSTRY OPPORTUNITIES

In 2003, E.D. Hovee analyzed regional competitigsition on a county-wide basis (For the details
of this analysis, refer to Hovee 2003). The stfidy analyzed regional competitiveness because
economic development opportunities available to fgiedresult in part from the region’s overall
competitiveness in attracting industries relatiseother regions nationwide. Jackson County’'s
competitive advantages were studied by applyingries of screening criteria to identified industry
sectors.

Five sets of screening criteria were developed:

Current and changing competitive position of thaustry relative to the nation
Worker productivity and change in productivity otiere
Percent of Output Value-Added (More than 50% iwekas most desirable)

An employment multiplier above 2.0, meaning thégadt two jobs are supported in
the local economy for every new job directly crdatathin the employment sector in
guestion.

5. Wage levels including changes over time relativetiher industries in the local area

pPwbdE

Nine industries met four of the five criteria. Takéogether, one-fifth of the industrial sectors
portrayed Jackson County as being strongly conngetilndustries meeting four or more criteria
included:

e Mining

e Construction

e Lumber and Wood

e Stone, Glass and Concrete
» Electronic Equipment

¢ Instruments

»  Trucking and Warehousing
e Security and Commaodity

* Real Estate

» Health Care

Hovee extended the county-wide analysis to compsedford’s competitive position within the
region and with the greater US economy. Similath® regional analysis, the Medford specific
analysis utilized a location quotient calculatian itlentify competitiveness. Based upon this
analysis, Medford’'s competitive advantage employimapportunities can be divided into three
tiers:

Tier 1 Tier 1 represents industries for which Medfis in the best position to realize
opportunities due to its current and growing contipetadvantage relative to other
areas nationwide.
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Tier 2 Industries in Tier 2 constitute employmeattsrs for which Medford has a current but
eroding competitive position or sectors where JackSounty may be competitive but
represents more of a challenge to Medford.

Tier 3 Tier 3 comprises sectors for which Medf@dompetitive relative to Jackson County,
but is not competitive outside the Southern Oreggion.

TIER 1 TIER 2 TIER 3
BEST POSITION STRONG BUT CHALLENGING LocALLY COMPETITIVE
Instruments Mining Food Products
Transit Construction Transportation Equipment
Transportation Services Lumber & Wood Air Transpbon
Communications Printing & Publishing Wholesale Bad
Retail Trade Stone, Glass & Concrete Insurancaezaurr
Banking Electronic Equipment Insurance Agents &kers
Trucking & Warehousing Business Services
Electric, Gas & Sanitation Legal Services
Security & Commodity Leisure and Hospitality
Services
Real Estate
Health Care

As noted, Tier 1 industries represent the best ippities for economic growth and diversification.

Tier 2 and 3 sectors also are also important coemsrof Medford’s Economic Opportunities, but

these sectors may require more local initiativenrket the opportunities available. Both Tier 2
and 3 industries will be particularly affected wjlipies and strategies Medford employs to maintain
a competitive industrial and commercial land base.

The analysis performed by Hovee of identify tangelustries in Medford was reviewed, but not
replicated by Johnson-Gardner as part this Econ@pportunities Analysis. This review indicated
that the sectors identified by Hovee still appesvalent. However, Leisure and Hospitality
Services was added as a Target Industry Opportuhlgdford has recently experienced significant
hotel construction activity and 849 jobs have bagéded in this sector from 2002-2007. For these
reasons, this sector has been added to targetiypdpportunities for the City.

REGIONAL & LOCAL SUMMARY

» As the prevailing economic and demographic huthef$outhern Oregon Region, Medford
has economic trends and conditions that will ditketcourse of the regional economy in the
foreseeable future. Relative to the surroundingioregthe City maintains a younger
demographic base, particularly individuals undex #ye of 19. This finding is important
from an Economic Development perspective. Youngeividuals will begin to enter the
workforce in greater numbers. Failure to nurturdryelevel employment and training
resource opportunities could result in a “brainmraondition locally.

= As evidenced by the previous two economic cycles,Southern Oregon region has proven
to be more susceptible to economic volatility. ey words, economic weakness at the
national or state level is likely to be realizedjiomally to a greater degree. However, in
recent years, the benefits of economic diversityJackson County have resulted in more
measured economic movement locally.
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= Across all sectors, wage levels in Jackson Courgy\ell below the statewide average. Low
relative wage levels simultaneously increase thentive for qualified workers to relocate as
well as provide a disincentive for new workers.
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V. EMPLOYMENT FORECAST

A. INTRODUCTION

This analysis updates the employment forecastsirwitie City of Medford’s Urban Growth
Boundary. The employment forecasts were generatedigh 2028. The primary source of data
on current employment patterns was derived fronStlage of Oregon Employment Department’s
ES-202 reports.

B. ANTICIPATED REGIONAL GROWTH

Figure8 outlines the State of Oregon’s most recent enméyt growth forecast for Region 8,
which includes Jackson and Josephine Counties Sthie’s outlined growth rates were used as
baseline estimates to forecast the rate of employgrewth by industry in this analysis.

= Over the forecast period (2006—-2016), the regiamsployment growth is projected to
average 1.5% across all industries.

» The Education & Health (2.6% AAGR) and ProfessiofaBusiness (1.9% AAGR)
sectors are expected to display accelerated groattithe regional level during the
period. Only modest rates of growth are expectedhm Natural Resources (0.2%
AAGR), Manufacturing (0.7% AAGR) and Public Adntraison (0.7% AAGR) sectors.

= Modest projected growth in the Manufacturing seateflects anticipated declines in
many traditional industries, offset by expansionother manufacturing firms. While
current operations may decline in employment, a roensurate decline in land
utilization is not anticipated, as these firms ax expected to reduce property needs.
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FIGURE 8: EMPLOYMENT PROJECTIONS, REGION 8
(JACKSON & JOSEPHINE COUNTIES)

Region 8 Employment Avg. Annual
NAICS 2006 2016 Growth Rate
Naurd Resources 980 1,000 0.2%
Condruction 7,590 8,800 1.5%
Manufacturing 10,420 11,220 0.7%
Wholesde Trade 3,540 3,950 1.1%
Retal Trade 18,300 21,160 1.5%
T.W.U. 3,200 3,630 1.3%
Information 2,010 2,170 0.8%
Financid Activities 6,090 6,870 1.2%
Professond & Busness 9,580 11,550 1.9%
Education & Hedth 15,730 20,250 2.6%
Leisure & Hogitdity 12,120 14,580 1.9%
Other Sarvices 3,800 4,310 1.3%
Public Adminigtration 15,530 16,590 0.7%
TOTAL 108,890 126,080 1.5%

SOURCE: Oregon Employment D epartment

Current employment within the Medford UGB is contated in the Retail Trade (21.0%),
Education & Health Services (18.0%), Professiomal Business Services (11.8%) and Public
The employmenttrifigtion is consistent with the City’s

Administration (11.0%) sectors.

position as the services hub for much of Southeasg@n and Northern California.

FIGURE 9: COVERED EMPLOYMENT BY INDUSTRY, MEDFORD UGB* (2006)

Employment Level

NAICS Industry Jobs % Dist
Natural Resources 829 1.6%
Construction 2,331 4.6%
Manufacturing 2,094 4.19
Wholesale Trade 1,940 3.8%
Retail Trade 10,639 21.09
TW.U. 1/ 1,518 3.0%
Information 1,291 2.5%
Financial Activities 2,833 5.6%
Professional & Business Services 5,971 11.8%
Education & Health Services 9,105 18.0%%
Leisure & Hospitality 4,797 9.5%
Other Services 1,805 3.6%
Public Administration 5,562 11.09
TOTAL 50,713 100.0%
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*UGB stands for Urban Growth Boundasge Statewide Planning Goal 14 for further inforimiat

The City accounts for 60.7% of all employment iokkon County, with dominant shares in the

service and trade sectors (Figure 10).
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FIGURE 10: LocAL CAPTURE OF JACKSON COUNTY EMPLOYMENT,
MEeDFORD UGB (2006)

Employment Level Medford
NAICS Industry Medford UGB Jackson County Capture
Natural Resources 829 2,89 28.6%
Construction 2,331 5,77 40.4%
Manufacturing 2,094 6,62 31.6%
Wholesale Trade 1,940 2,48 78.1%
Retail Trade 10,639 14,35 74.1%
T.W.U. 1/ 1,518 2,64 57.4%
Information 1,291 1,60 80.3%
Financial Activities 2,833 3,792 74.7%
Professional & Business Services 5,971 71903 75.69
Education & Health Services 9,105 11,718 77.7%
Leisure & Hospitality 4,797 9,257 51.8%
Other Services 1,805 3,178 56.9%
Public Administration 5,562 11,286 49.3%
TOTAL 50,713 83,511 60.7%

1/ Transportation, Warehousing, & Utilities
SOURCE: Oregon Employment Departrnr

FIGURE 11: MEDFORD SHARE OF JACKSON COUNTY EMPLOYMENT

Natural Resources

Construction

Manufacturing
Wholesale Trade
Retail Trade
TW.U. 1/

Information

B Medford Capture
O Other Jackson County

Financial Activities

Professional & Business Services
Education & Health Services
Leisure & Hospitality

Other Services
Public Administration

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

1/ Transportation, Warehousing, & Utilities
SOURCE: Oregon Employment Department

Figure9 reports covered employment, which reflects wagksalary employees who are covered
under unemployment insurance. It does not refletd proprietors, officers of corporations or
seasonal farm workers. Covered employment was ertet to total employment shown in
Figure 10. Medford’'s capture of the regular shareermployment is depicted numerically in
Figure 12 and graphically in Figure 11, using aadset for the State of Oregon and Jackson
County derived from the U.S. Bureau of Economic §sia (BEA).
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FIGURE 12: CONVERSION OF COVERED EMPLOYMENT TO TOTAL
EMPLOYMENT, MEDFORD UGB (2006)

Covered Covered Share of Total
NAICS Employment Total Employment 1/ Employment
Naturd Resources 829 82.1% 1,009
Condruction 2,331 58.2% 4,008
M anufacturing 2,094 84.8% 2,468
Wholesde Trade 1,940 81.5% 2,379
Retal Trade 10,639 80.7% 13,191
T.W.U. 1,518 74.2% 2,047
Information 1,291 81.7% 1,580
Financid Activities 2,833 41.5% 6,818
Professond & Business 5,971 59.6% 10,023
Education & Hedth 9,105 71.5% 12,726
Lesure& Hogitdity 4,797 78.3% 6,128
Other Sarvices 1,805 43.1% 4,191
Public Adminigtration 5,562 100.0% 5,662
TOTAL 50,713 70.3% 72,130

1/ Datafrom the Bureau of Economic Andyssfor 2006, the mos recent year complete dataisavailable. Assumptionsdisplaysthe
percent of tota wage and slary (covered) employment to tota nonfarm employment in Jackson County.
SOURCE: Oregon Sae Employment Department, U.S. Bureau of Economic Andyss and JOHNSON GARDNER

The 2006 employment totals derived from the ES-@8& and revised to include non-covered
employment were converted to 2008 estimates based/alable interim estimates of growth in
the area.

FIGURE 13: CONVERSION TO 2008 BASE YEAR EMPLOYMENT ESTIMATE,

MEDFORD UGB
2006 Total Short Term Annual 2008 Total

NAICS Employment 1/ Growth Assumption 2/  Employment Esmate
Natural Resources 1,009 -1.0% 989
Construction 4,008 0.9% 4,084
Manufacturing 2,468 3.3% 2,636
Wholesale Trade 2,379 3.6% 2,554
Retail Trade 13,191 1.5% 13,578
T.W.U. 2,047 2.6% 2,154
Information 1,580 0.3% 1,589
Financial Activities 6,818 0.7% 6,909
Professional & Business 10,023 0.4% 10,101
Education & Health 12,726 2.1% 13,260
Leisure & Hospitality 6,128 3.8% 6,598
Other Services 4,191 1.9% 4,351
Public Administration 5,562 -0.2% 5,538
TOTAL 72,130 1.5% 74,340

1/ From Figure 4
2/ Based on 2006 to 2007 realized growth trend in the Current Employment Survey, Bureau of Labor Statistics.
Growth rate revised for 2007-2008 growth year to reflect anticipated slowing in the national and regional economy.

Figure13 presents a forecast of total employment withiem Medford UGB between 2008 and
2028. The baseline forecast utilizes the Stat®refyon’s projected growth rates by sector over
the next decade, and applies these rates of groetthe estimated current employment
distribution within the Medford UGB. Two additidnf@recasts are also generated, referred to as
the high and low growth scenarios. While a firedanciliation of need will be based on the
baseline projection, it should be noted that empleyt forecasts are speculative, particularly
over a twenty year horizon.
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As shown, the baseline employment forecast antiefpan increase of 29,912 jobs, reflecting an
average annual growth rate of 1.7%. The high dnosgenario projects an increase of 35,404
jobs (2.0% AAGR), while the low growth scenario jecis 23,871 new jobs (1.4% AAGR).
Education & Health Services, Professional Servines Retail Trade are expected to account for
over 61.7% of net new growth over the forecastqueri Leisure & Hospitality and Financial
Activities are expected to account for an additidi8a6%.

FIGURE 14: EMPLOYMENT FORECAST, MEDFORD UGB (2008-2028)

Baseline Forecast Base Year Employment Forecast 2008-2028 Growth
NAICS 2008 2013 2018 2023 2028 Jobs AAGR
Natural Resources 989 999 1,009 1,019 1,029 41 0§2%
Construction 4,084 4,441 4,829 5,251 5,711 1,626 1./%
Manufacturing 2,636 2,735 2,838 2,945 3,056 420 0.1%
Wholesale Trade 2,554 2,752 2,965 3,194 3,441 887 115%
Retail Trade 13,578 14,601 15,700 16,883 18,154 4,576 115%
T.W.U. 2,154 2,294 2,443 2,602 2,771 618 1.3%
Information 1,589 1,651 1,716 1,783 1,852 263 0.8%
Financial Activities 6,909 7,411 7,949 8,526 9,146 2,237 4%
Professional & Business 10,101 11,201 12,420 13,772  705,2 5,169 2.1%
Education & Health 13,260 15,044 17,070 19,367 21,975 18,7 2.6%
Leisure & Hospitality 6,598 7,308 8,094 8,965 9,930 3,332 2.1%
Other Services 4,351 4,634 4,935 5,256 5,597 1,246 1{3%
Public Administration 5,538 5,724 5,916 6,114 6,320 782 79%.
TOTAL 74,340 80,793 87,883 95,677 104,252 29,912 1.7%
Base Year Employment Forecast 2008-2028 Growth
NAICS 2008 2013 2018 2023 2028 Jobs AAGR
Natural Resources 989 1,000 1,012 1,024 1,036 47 0]2%
Construction 4,084 4,497 4,951 5,451 6,002 1,918 1.p%
Manufacturing 2,636 2,750 2,869 2,994 3,124 489 0.9%
Wholesale Trade 2,554 2,783 3,031 3,302 3,598 1,043 U7%
Retail Trade 13,578 14,759 16,043 17,439 18,956 5,377 U7%
T.W.U. 2,154 2,315 2,489 2,676 2,877 724 1.5%
Information 1,589 1,661 1,736 1,814 1,895 306 0.9%
Financial Activities 6,909 7,488 8,117 8,798 9,536 2,627 .694
Professional & Business 10,101 11,374 12,806 14,419  3%6,2 6,134 2.4%
Education & Health 13,260 15,328 17,719 20,483 23,679 419, 2.9%
Leisure & Hospitality 6,598 7,419 8,343 9,382 10,550 2,95 2.4%
Other Services 4,351 4,677 5,028 5,405 5,811 1,460 1{5%
Public Administration 5,538 5,752 5,974 6,205 6,445 908 8%0.
TOTAL 74,340 81,804 90,119 99,393 109,743 35,404 2.0%
Base Year Employment Forecast 2008-2028 Growth
NAICS 2008 2013 2018 2023 2028 Jobs AAGR
Natural Resources 989 997 1,005 1,014 1,022 34 0§2%
Construction 4,084 4,377 4,691 5,027 5,387 1,303 1.0%
Manufacturing 2,636 2,717 2,802 2,888 2,978 342 0.6%
Wholesale Trade 2,554 2,716 2,889 3,072 3,268 713 1{2%
Retail Trade 13,578 14,418 15,309 16,255 17,260 3,681 112%
T.W.U. 2,154 2,269 2,390 2,518 2,652 499 1.0%
Information 1,589 1,640 1,693 1,747 1,804 214 0.4%
Financial Activities 6,909 7,321 7,757 8,220 8,710 1,801 2%
Professional & Business 10,101 11,002 11,983 13,051 124,2 4,112 1.7%
Education & Health 13,260 14,719 16,339 18,137 20,134 74,8 2.1%
Leisure & Hospitality 6,598 7,179 7,812 8,500 9,250 2,652 1.7%
Other Services 4,351 4,583 4,828 5,085 5,357 1,006 1{0%
Public Administration 5,538 5,691 5,848 6,010 6,176 638 59%9.
TOTAL 74,340 79,629 85,345 91,525 98,210 23,871 1.4%

1/ High Growth Scenario assumes Medford's contirgnedth in share of Jackson County employment,eghng region growth
rates by 15%.

2/ Low Growth Scenario assumes Medford rate of fras/82.5% of the baseline projection.
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V.EMPLOYMENT LAND NEEDS
ANALYSIS AND REQUIRED SITE
TYPES

A. INTRODUCTION

This section summarizes the projected need for aenwiadl and industrial land associated with
the employment projections through 2028. Resuls fmlowed by a description of the

methodology employed byodiNSON GARDNER and CSA Planning to project the need for
commercial and industrial space, and subsequerdiymercial and industrial land.

Determining the City's required site types involvagsalitative and quantitative analysis. The
gualitative analysis describes the site charatiesisxpected to be demanded by firms during the
planning period. There are three components tqtamtitative analysis. The first describes the
types of firms likely to locate in the City of Mamifl during the planning period. This component
was completed through the target industry oppaditsiianalysis completed in 2003 and
incorporated into the Comprehensive Plan in Oct@f$6. The second component involves
projections of employment. These employment ptmas were summarized in the previous
section. The third component combines these emmoy projections with the qualitative
component of the site requirements analysis toeptadhe demanded number of sites. The site
requirements analysis completes the analysis datieedemand side of the Economic Element.

B. SUMMARY OF INDUSTRIAL AND COMMERCIAL LAND NEED
FINDINGS

The results summarized in Figure 15 highlight ptgas of net new demand within the Medford

UGB for commercial and industrial land between 2808 2028. Over the next twenty years, net
new demand for commercial and industrial land ipeexed to range from 1,155 to 1,644 net
buildable acres, contingent upon Medford’s realigemlvth pattern through 2028. The “Medium

Growth Scenario” indicates that Medford can exmggregate commercial and industrial land
need in the vicinity of 1,383 acres through 2028dional acreage may be necessary to
accommaodate particular numbers and types of stgsoted to be demanded.
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FIGURE 15: PROJECTED AGGREGATE NEED FOR COMMERCIAL AND
INDUSTRIAL LAND
MEDFORD UGB (NET BUILDABLE ACRES)

Need For Land (Acres) By Scenario:
Medium High Low
Use Type Growth Growth Growth
OFFICE COMMERCIAL 340.6 403.3 271.6
INDUSTRIAL 400.8 470.9 322.6
RETAIL COMMERCIAL 396.7 487.1 360.0
CITYRESIDENTS 201.8 247.8 183.1
REGION/TOURISTS 1/ 194.9 239.3 176.9
OVERNIGHT LODGING 25.8 30.6 20.6
SPECIALIZED USES 2/ 219.5 252.5 181.1
TOTAL 1,383.4 1,644.4 1,155.9

1/ Based on current ratios between locally supdatel total sales, CE Survey from the BLS and Ceofsu
Retail Trade.
2/ Hospitals, Clinics, etc. for employment not otise categorized.

These projections reflecet developable land, required only for building antpérvious surface
space requirements. Roads, rights-of-way, parks pudlic facilities, among other things
necessary to serve projected land developmennairacluded. While the methodology is not
based on a set density per acre assumption, tpetaeflects the following average jobs per net
acre by broad land employment development categjorie

AVERAGE JOBS/NET ACRE

OFFICE COMMERCIAL 37.9
INDUSTRIAL 8.9
RETAIL COMMERCIAL 19.2
OVERNIGHT LODGING 10.9
SPECIALIZED USES 2/ 20.(

In aggregate, the forecasts reflect a moderatighdrpace of demand over the next twenty years,
consistent with the moderation in employment foséxa The following table compares the space
developed during the 1990 through 2002 period aiterage projected space needs through
2028.

Avg/08-202¢
223,582

Avg/90-2002
304,984

Industrial Space
Office/ Commercial 65,210 157,1

Retail Commercial 344,505 216,040
Overnight Lodging/Specialized 147,674
Total 714,699 744,43
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The forecast reflects an expectation that a sigpnifily greater share of future employment space
needs will be office/commercial development in #edford area. In addition to projecting
aggregate commercial and industrial needs, LCDCoal® rule also requires the City of
Medford to project the demanded number of sitesypg. This has been done according to the
ratio of existing acreages and a typical site aiz@is provided below.

FIGURE 16: PROJECTED ACRES AND NUMBER OF REQUIRED SITES BY

TYPE
Demand by Development Patte Planning Horizon
Number of Sites Acres
Typical
Acreag Mediurr High Low Medium High Low
Il Large 5.0C 9 11 8 47 56 38
= Medium 1.5C 55 65 44 83 98 66
Smal 0.4% 46¢ 554 37% 211 25C 16€
of Large 30.0¢ 3 4 3 10¢ 121 83
= Mediunr 6.0C 21 25 17 12¢ 14¢€ 10z
Smal 1.5C 114 13E 92 172 20z 13¢€
: Large 20.0( 7 8 5 134 15¢ 10¢
Mediunr 4.5C 31 37 25 14C 164 112
5 Smal 0.7t 163 22C 18€ 128 165 13¢

In addition to the demand for actual sites, thedniee public rights of way and infrastructure
must be estimated in order to project the total@amhof land that would be required in the event
the Urban Growth Boundary were expanded to proladd for needed employment sites. The
DLCD Goal 9 guidebook recommends 25% for citiest tuld largely be extending
infrastructure into new areas to serve new devedospmThis would be the predominant pattern
for the City of Medford for lands outside the UGBdaso Figure 16 converts the acreages in
above Figure 15 to net buildable land demand bggoay. Figure 17 projects the total gross land
demand for the City of Medford UGB.
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FIGURE 17: PROJECTED AGGREGATE NEED FOR COMMERCIAL AND
INDUSTRIAL LAND

MEDFORD UGB (GROSS ACRES)

Need For Land (Acres) By Scenario:
Medium High Low
Use Type Growth Growth Growth
|OFFICE COMMERCIAL | 4257 | 5041 || 3395 |
INDUSTRIAL | s01.0 || 5887 | 403.2 |
'RETAIL COMMERCIAL | 495.9 | 6088 | 4500 |
| CITYRESIDENTS | 2523 || 300.7 || 2289 |
| REGION/TOURISTS 1/ | 2436 || 209.1 || 2211 |
/OVERNIGHT LODGING | 323 | 383 | 25.7 |
|SPECIALIZED USES 2/ | 2744 || 3156 || 226.4 |
TOTAL | 17293 || 20555 || 14448 |

1/ Based on current ratios between locally supdatel total sales, CE Survey from the BLS and Ceofsu
Retail Trade.
2/ Hospitals, Clinics, etc. for employment not otise categorized.

C. INDUSTRIAL & OFFICE LAND NEED METHODOLOGY

Demand for industrial and office commercial landaiglirect function of employment growth in
industrial sectors that occupy this type of spaée a result, our projections of industrial and
office demand are based on forecasted employmenttigrby the industrial sector within the
City of Medford. Methodology for forecasting neeat findustrial and office commercial land
follow a standard, multi-step process, summarizetbve. A number of appendices are
referenced, which are found in the Technical Appeeslat the end of the EOA document.

DEMAND FOR OFFICE BUILDING SPACE

Sector employment growth for each of the three econ scenarios is converted into growth in
office employment based on typical percentageslof,jor capture factors, by sector that will be
located in office development rather than induktlievelopment. Employment density ratios,
which is the average space in square feet necegsanyffice job, were utilized to calculate total
office space demand given projected employment tiroRatios and densities utilized are from
the Urban Land Institute.

[EOA Technical Appendix A and B]

DEMAND FOR OFFICE COMMERCIAL LAND

Demand for office land is a conversion of demamdsfmace by an office floor area ratio (FAR).
FAR is defined as the gross leasable building dreéided by the buildable land area used. For
example, a 5,000 square foot office building or0@Q@0 square foot site would be an example of
a 0.50 FAR. For projections under each of theethviedford economic scenariosHHNSON
GARDNER assumed a relatively conservative 0.30 FAR. Wiiildace parked office space can be
produced at a FAR up to 0.50, the historic pattardackson County has included more single
story structures at a substantially lower ratio.
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FIGURE 18: CUMULATIVE OFFICE LAND DEMAND BY SCENARIO
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DEMAND FOR INDUSTRIAL BUILDING SPACE

Medford industry employment growth for each of theee economic scenarios is converted into
growth in industrial employment based on typicalcpatages of employment by sector that will

be located in industrial space. Employment is thether stratified by type of space, including

warehouse/distribution, general industrial and High/flex space. Finally, employment density
ratios, calculated as average square feet of spacessary per industrial job, were utilized to
calculate total space demand by industrial spgoe ¢yven projected employment growth. These
ratios and densities are based on industry stasdard

[EOA Technical Appendices D, E and F]

DEMAND FOR INDUSTRIAL L AND
Demand for industrial land is a conversion of dechéor space by floor area ratios (FARS) by
industrial development type and the addition of -matustrial use demand for industrial land
typical of business park space. Projections utiieefollowing FARS:

. Warehouse/Distribution0.31

= General Industrial:0.30; and

" High-Tech/Flex:0.26

Second, a 20% non-industrial use demand for larslagaumed for industrial land projectiéns.

[EOA Technical Appendix G and H]

®  Non industrial uses in industrial districts indéuoffice space as well as support retail.
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FIGURE 19: CUMULATIVE INDUSTRIAL LAND DEMAND BY SCENARIO

CUMULATIVE INDUSTRIAL LAND DEMAND BY
GROWTH SCENARIO
600
500 == High Growth Scenario
Medium Growth Scenario //
400 Low Growth Scenario ,//
0 ////
& 300 _—
—
T
"
100 //
/-"'
o o — - - — — - - — — - N N N N N N N N N
o o o o o o o o o o o o o o o o o o o o o
N N N N N N N N N N N N N N N N N N N N N

D. RETAIL COMMERCIAL LAND NEED METHODOLOGY

Unlike industrial and office commercial land needfail land need is a direct function of
households moving into Medford, typical spendingttggas of those households and
visitor/tourist spending. Methodology for forecastiretail commercial land need is summarized
below.

HOUSEHOLDGROWTH PROJECTIONS

For modeling growth in retail commercial land nedriven by residential growth,0BNSON
GARDNER utilized the City’s adopted population growth gretjons. Medium, high and low
growth scenarios, and resulting household growtjeptions through 2028, were estimated as
follows:

= Medium Growth Scenario: Assumes population growate pf 2.0% annually.
= High Growth Scenario: Assumes population growtk @t2.2% annually.
* Low Growth Scenario: Assumes population growth odté.7% annually.

ESTIMATE MEDFORDCITY PER-HOUSEHOLDRETAIL SPENDING

JOHNSON GARDNER estimated per-household annual spending by retaégory utilizing data
derived from the US Bureau of Labor Statistics @omsr Expenditure Survey. Categories are as
detailed in the North American Industry ClassificatSystem (NAICS), see EOA Figure 20.

ESTIMATE FUTURE CITY OF MEDFORDRESIDENT-DRIVEN RETAIL SALES

Future retail sales originating within the CityMé&dford were simply calculated as the product of
future household counts under the medium, high, lamdgrowth scenarios through 2028 and
annual average retail sales by category.

[EOA Technical Appendix I]
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DEMAND FORRETAIL COMMERCIAL SPACE

Future retail sales are converted into need foeldged retail space by calculating the product of
future retail sales by category to a category-djgeSales Support Factor. The Sales Support
Factor is the national average retail sales pesrggioot of space for each category of retail. Sale
support factors are from the Urban Land InstitutbligationDollars & Cents

[EOA Technical Appendix J]

DEMAND FORRETAIL COMMERCIAL LAND

Demand estimates for developed retail space atrdiit time points was then converted into
demand for retail commercial land by applying theustry-standard retail Floor Area Ratio

(FAR) of 0.25. The FAR assumes standard suburbail space requiring one parking space per
1,000 square feet of retail floor area.

[EOA Technical Appendix K]

Figure 20 summarizes the cumulative resident-supdaneed for retail commercial land under
the alternative growth scenarios.

FIGURE 20: CUMULATIVE RETAIL COMMERCIAL LAND NEED BY SCENARIO,
RESIDENT SUPPORTED
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REGION/VISITOR SPENDING PROJECTIONS

The City of Medford’s estimated retail sales excémmhlly originating sales by a ratio of 2:1.

This reflects the City's position as a regional ocoencial center, serving the broader region for
many retail purchases, as well as the influencéoofist traffic. It was assumed within our

analysis that this ratio would remain constant, @wad regional/visitor spending would grow at an
equivalent rate to locally-originating retail sales
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E. REQUIRED SITE TYPE DESCRIPTIONS

The qualitative component of the site requirememslysis identifies factors such as site sizes
(acreage), loading, parking, storage, public faesli utilities, ownership patterns, surrounding
development patterns, proximity to labor, proximity customers, access to transportation
infrastructure, and other site amenities uniquéhto specific industry. The description of site
requirements builds on the analysis done as pdhteoiihterim Economic Element update in 2006.
The tables on pages 33-42 of the EOA identify tgpgite requirements according to four major
land development pattern categories: Office; Congaér Retail; Industrial; and
Campus/Institutional.

A detailed matrix of site requirements was produeed organized under the four major
employment development patterns: Office; Commerci&etail; Industrial; and
Campus/Institutional. The detailed matrix is irdgd later in this section. The following table
provides a general summary of the site types caimgridemand.

Building Size  Typical Acreage

ISF Ranges
OFFICE
Large 60,000-500,000+ 3.5-20
Medium 12,000-70,000 0.5-3.0
Small 400-13,000 0.12-3.0
Large 90,000-750,000+ 20-200+
Medium 25,000-100,000 4.0-25
Small 500-30,000 0.5-5.0
Large 45,000-500,000+ 7.0-100
el 12,000-50,000 3.5-15
Small 200-15,000 0.5-5

The level of specificity provided in the requireitestypes will inform land demand and supply
analyses and land use designation category develithmThese general development pattern
categories are not intended to be exhaustive dbloér are intended to capture the typical patterns
observed in the market today and expected for therd. By identifying and planning for
typical patterns, the widest range of developmexttepns have been considered in an effort to
analyze demand from many perspectives. Other tti@iDowntown pattern, which is unique in
many ways, none of the patterns are intended te hawecessary geography or area associated
with them. However, some areas of the City wilht@in more of certain archetypes and less of
others, reflecting locational characteristics, drisal development patterns, existing land use
regulations and market forces.

The typical development pattern presented indbdion do not equate to land use districts; notteey intended
to function agJses with Special Siting Characteristi@s that term is used in OAR 660-009-0025(8)), @tce
where Economic Element policy language states wiker

Site sizes actually continuous phenomena. Tgmentation into size ranges is not statisticalffindel, but is
nonetheless useful for analysis and planning pegosiybrid and overlapping development patterresadly exist
and are common; others hybrids and overlaps maygentiiring the planning period.
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The subsequent description of site requirementss du# include extensive discussions of
environmental constraints. Employment land devalept patterns are generally more sensitive
to environmental constraints than residential degwalent patterns. Generally, the described
acreages assume sites that are largely free froviroemental constraints such as slopes,
wetlands and floodplains. This sensitivity of eoyhent uses to environmental constraints
occurs in part because they tend to be much langewverage. For example, an 8% slope can be
addressed in a residential subdivision with stré®s follow contours and houses with stepped
foundations. An 8% slope for a 200,000 square-fadustrial building is going to result in
massive cuts and fills in order to provide a flailding surface capable of siting a building ofttha
size.

F. PROJECTED NUMBER OF SITES DEMANDED

The fourth and final step in establishing the Gitland demand projections is to arrive at the
number of sites expected to be demanded accorditfietabove described development pattern
types during the planning horizon. The first theesps included:

1. Identify Target Industry Opportunities (AdoptedRest of Hovee Study in October 2006)
2. Employment Projections and Aggregate Land Demantyipg (Johnson-Gardner 2008)
3. Site Requirement Site Types Descriptions (CSA amasdn-Gardner 2008)

Thus, the final step in the process of estimatirgdemanded number of sites by type combines
the information in Steps 2 and 3 to project the benof employment sites by type. Step 2 is a
gualitative description of the types of sites tbauld potentially be demanded, based upon the
City’'s target industry opportunities in Step 1. o@ephic Information Systems (GIS) software
was used to categorize employment lands accordirtfe categories in the Site Requirement
Type Descriptions. Because the site requiremesdtrg#ions are qualitative in nature, this is a
laborious process and is subjective. The variag#ofs utilized in categorizing lands include a
review of aerial photography, assessor’s dataCitys Buildable Land Inventory information,
and local knowledge about the employment land base.

Because there are subjective components to thilyssait is important to understand the
assumptions utilized in the analysis. The principasumptions relate to methodology for
identifying and categorizing medium and large sited these include the following:

* From the standpoint of total acreage, the vastgitam of the employment land base,
approximately 83.5%, is consumed by sites largen thalf an acre. Some of these are
held for speculation and will be divided furtheut bhe vast majority of these parcels are
developed and used by going concerns.

* It is easier to divide employment land into smalfqels to meet the needs of smaller
users than it is to aggregate small parcels irtdrad ownerships to meet the needs of a
larger user.

e The third assumption is derived from the above @ is also one of analysis
practicality. There are over 3,800 employment péh properties in Medford’'s UGB
and almost 29 percent of them are less than .5 a&beut another third are between .5
and 1 acre. Categorizing each of these carefutlyldvbe extremely labor intensive and
not very meaningful. For this reason, the moseftércategorization is reserved for
parcels larger than two acresA slightly more simplified categorization is doffier
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parcels 1 to 2 acres. A simplified categorizatiordone for parcels between .5 and 1
acre. The analysis does not generally concerti itéd parcels less than .5 acres; this is
fully consistent with the parameters laid forth @AR 660-009 that do not require
inventorying of vacant lands less than .5 acres.

* Also important in this categorization process is ttonsideration of ownerships. As
discussed above, parcels smaller than .5 acregearerally uncategorized. However,
other factors in the analysis underscore wherelemadrcels have been incorporated into
larger sites. These are unlikely to be capturetD@tpercent, but careful review of aerial
photos and database analysis can capture manyeeé timportant acreages that are
properly categorized as large and medium sites.

The GIS database provides an estimate of the egisitreage of developed large and medium
office, large and medium commercial retail, and¢aand medium industrial sites in the UGB. If

this acreage is divided by the existing employmaamanding space estimated by Johnson-
Gardner, then a ratio of existing developed acezgqb is calculated for medium and large sites
for developed lands in the Medford UGB.

This ratio can then be multiplied by the numbesp#fce demanding jobs estimated by Johnson-
Gardner (High, Medium, and Low Scenarios) to aravéhe number of acres demanded for large
and medium sites under each category under the Migtium and Low growth scenarios during
the planning horizon. This calculation represghts number of sites demanded at the current
ratio of space demanding employment to existingdasind medium sized development in the
City for each category respectively. Finally, tieamber of demanded sites can be estimated by
dividing the amount of additional demanded acrdagthe typical site size for each category.

Once the estimate for large and medium sites isptete then the estimate for small sites is
derived by subtracting the acreage for large andiume sites from the total aggregate acreage
estimated by Johnson-Gardner. This total acreagerhall sites is then divided by a typical
small site size to arrive at the potential numbiesroall sites to be demanded depending on the
supply levels of large and medium sites, see FidiBeof the EOA Appendix for detailed
calculation methods and discussion.

While these calculations provide a sound factuaisb$or the City to project the number of
demanded sites, it is not appropriate to overskatgrecision of this type of generalized analysis.
For this reason the upper and lower extremes optbgections should be treated as a range of
potential demand.

The demand projections provide a baseline guiden uphich to project future demand for
numbers of sites by development pattern type. ruits review, the EOA subcommittee,
recommended emphasizing the need for large andumexitail and office sites. The following
explains the emphasis for these large and medi@st us

1. For large and medium office development patterng1@ percent emphasis on future
distribution is captured in the demand projectionsn other words, the planned
employment growth from 2008 to 2028 will see mdranta 2:1 increase in the ratio of
large and medium office uses for each office-dermanedmployee.

2. For large commercial development patterns, a 1l4@epé emphasis on the future
distribution over the existing distribution was jeted. This distribution reflects a
moderate strengthening of Medford’s position asréfggon’s retail center.
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3. For medium commercial development patterns, a 1&@emt emphasis on the future
distribution over the existing distribution was jacted. This distribution reflects a
moderate strengthening of Medford’s position asréiggon’s retail center.

PAGE 34



CITY OF MEDFORD COMPREHENSIVE PLAN ECONOMIC ELEMEN

VI. EXISTING LAND SUPPLY AND
SUITABILITY ANALYSIS

A. INTRODUCTION

The Land Supply and Suitability Analysis componehthe Economic Element investigates the
supply and suitability of employment lands in thigy@f Medford’s UGB to serve employment
land demands over the planning period. The anabfsamployment land supply is an iterative
analysis, where the iterations refine the supptimedes in relation to projected demand. The
analysis includes both quantitative and qualitatireensions. The quantitative dimensions are
derived primarily from Geographic Information SystdGIS) analysis using assessor’'s base
maps and Buildable Lands Inventory information led by the City Medford; some additional
guantitative analysis utilizes value data providgdhe Jackson County Assessor. The qualitative
dimensions are derived from local area knowledgk davelopment constraints analysis and are
targeted to assess the suitability of particulessio meet the needs of firms. The supply amalysi
includes assessments of both short-term and 20lgmedrsupplies as required by OAR 660-009.
The below list describes the iterative process/auate the City’'s employment land supply.

1. Buildable Land Inventory Base Maps: This task wasgleted by the City of Medford
with an ending buildable lands date of March 200hese GIS maps identifying vacant
and potentially redevelopable lands were providedCSA Planning and Johnson-
Gardner and provided the preliminary data setddaher analysis.

2. Vacant Lands Analysis by Existing Land Use DesigmatVacant lands are the least
complicated supply source for employment lands arej therefore, the first level of
analysis. The vacant lands analysis is less caeatgll because it does not involve
assumptions and policy choices about the viahilftgxisting development patterns to be
discontinued and replaced with new developmentepatto serve future needs. This
analysis then compares the amount of land avaitaljpeojected demand. This is done in
terms of aggregate land demand and by major deweloppattern type.

3. Redevelopable Lands: The second iteration of tladyais identified potential sites where
intensification of use could occur that would alldwgher employment densities and
more efficient land use.

4. Comprehensive Plan Amendments: The third iteratbrvacant land supply analysis
considers the ability of map amendments and/omgdeasion text amendments to address
deficiencies in the land supply.

a. Changes Under Existing Land Use Designations: Hmalysis contemplates
changes in map designation descriptions and pe&chitses to address identified
deficiencies.

b. New Land Use Designations: This analysis camsidimending the City’s land
use regulations and maps to address balancing dapglies with projected
demand.
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B. ANALYSIS OF EXISTING VACANT LAND SUPPLY BY EXISTING
GLUP MaAP

This section presents the vacant land supply aisafyrsd evaluates the ability of existing land
supplies within the UGB to accommodate projecteglegment land demands. The analysis
only evaluates lands larger than 0.5 acres comsistéth OAR 660-009. Parcels larger than 2
acres are analyzed most carefully because theselpare most capable of accommodating large
and medium sites or being divided to serve the :ieédmaller users. For this reason, significant
gualitative as well as quantitative analysis okthparcels is presented. Parcels between 1 and 2
acres also include some qualitative assessmenggcelB between 0.5 and 1 acre are treated
strictly from an aggregate acreage standpointurgi@4 in the EOA Appendix depicts the parcels
of land classified as vacant and for which the medaof the analysis in this section is focused.

The vacant and potentially redevelopable lands (B&A Figure 24) represents a minor revision
to the City’s draft Buildable Lands Inventory mapsat were based upon Spring 2007 data. The
map includes all parcels in the draft BLI, as vesllthe noted revisions. The extent and nature of
the revisions are small and due to a number obfactSome properties were reclassified because
they have been developed. A few large propertiggained residential development, but are
planned and zoned for employment uses. These gemerally treated as vacant under the
assumption that relatively small acreages wouldelneoved if the dwelling were retained. Or if
the dwelling would be removed entirely over they2@r planning horizon, these will function as
vacant employment lands .

The In-Processlands are currently under construction and areeebgn to be substantially
complete by the end of 2008. The employment gr@gtociated with these sites will be captured
by the base year employment projections and therdfee balance of the vacant land analysis
does not include these sites since they will besgomed within the year.

While some targeted redevelopment efforts have plogential to accommodate future
development to serve employment demands, the Gig¢ant land base is the largest supplier of
sites for future employment development.

Vacant sites within the current UGB are largelystdued in a limited number of areas. One area
is where the Northgate Centre project is planneplaasof a Master Plan for that site. The other
area is northeast of the airport. This area iseggpcing development of an auto sales
concentration. The Southeast Plan is awaiting stenglan effort for the commercial core area.
The Stewart Meadows PUD has been approved on thk ead of town and Wal-Mart is seeking
approval of a Super-Store in that general areaallyinthe airport area is experiencing
development with Navigator's Landing and the sitiiga new Marriott Hotel. The new terminal
at the Airport is under construction and this pcojmay stimulate additional development in this
area.

Figure 21 summarizes the supply of vacant landaiaypr development pattern type.

PAGE 36



CITY OF MEDFORD COMPREHENSIVE PLAN ECONOMIC ELEMEN

FIGURE 21: VACANT LANDS BY MAJOR DEVELOPMENT PATTERN TYPE

e PP d
Sites Net Buildable Acres
Short-Term
Percent Percent Unconstrained| Average
Number Short-Term Total Unconstraindd Unconstrained Percent Site Size
Large 5 1009 21 21 100% 100% 4118
8 Medium 53 839 80 66 82% 82% 1.p2
rof Small 93 899 71 64 90% 79% 0.6
Totals 151 172 151
g Large 13 38% 256 207 81% 40% 19.71
Medium 52 1009 223 206 92% 100% 4129
=2 Smalll 107 989 140 122 87% 97% 1131
Totals 172 619 535
; Large 2 1009 59 52 89% 100% 29)27
<8 Medium 50 22% 133 102 7% 46% 2.67]
Small 66 929 60 60 100% 93% 0p1
of Totals 118 252 215
Grand Total 1043 900

The columns on the left in Figure 21 summarizettial number of sites by type that are vacant
in Medford’s UGB. The percent short-term indicaties percent of the number of sites that are
available as short-term supply. These are sites dbald potentially be made available for
construction within one year (See OAR 660-009 fbor&Term Supply definition). The above
supply summary also considers the amount of acrasggable for each site type. The total
acreage is the acreage when no environmental edmtstror other development constraints are
removed. The unconstrained acreage is the actbagies deemed to be free from site constraints
and is therefore developable. Most of the constGhiacreage is due to environmental factors
with minor adjustments, where known developmentepatconstraints were present. No sites
were removed to address long-term public facilidesstraints.

* It appears that most of Medford’'s supply is avddéalbor short-term supply. The
exceptions are for medium commercial sites ancelardustrial sites. The constraints on
the available short-term supply of medium commérsies are caused by two sites in
particular. One is the commercial site that id pathe Centennial Golf Course; this site
has severe access constraints and is not vialaleslasrt-term supply source. The other is
the Southeast Medford Plan commercial core. Titesrequires Master Plan approval by
the City. Until the master plan has been statt@d,site should not be counted as short-
term supply. The large industrial short-term sypmdnstraints are mainly northeast of
the airport. These are largely public facility staints due to storm drainage issues and
capacity problems on Highway 62.

* From a constraint standpoint, most of the acreageéch category can be developed.
The constraints analysis was fairly conservative iawill likely be possible that creative
design components and engineering techniques Wilvasome of the constrained
acreages to be developed. For long-range plafqmingpses however, these sites are not
required to be inventoried as supply under applecedgulations.

It is important to understand how the previouslylinad summary statistics relate to the existing
GLUP Map and its associated designations. Fig@reummarizes the relationship between the
projected supply of sites and the land use desgmatinder which they are projected.
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FIGURE 22: SUMMARY OF SITE ACREAGE BY EXISTING GLUP MapP
(NET BUILDABLE ACRES)

e Acreage B 0 P ap a
Service General Heavy
CommerciallCommercial Industrial Industrial Total

Large 0 5 15 0 21
sl Medium 1 28 51 0 80
rof Small 1 18 52 0 71

Totals 2 51 119 0 177
4 Large 0 0 168 88 256

Medium 0 0 109 114 223
=8 Small 7 0 91 43 140

Totals 7 0 367 245 619
Y | arge 59 0 0 0 59
8 Medium 129 0 4 0 133
= Small 64 1 0 0 64

Totals 251 1 4 0 256

Figure 22 depicts the expected development paliased upon recent development patterns, the
map of vacant lands in EOA Figure 24, and exis@igJP map designations. The vast majority
of commercial acreage is located in the Commef@ldUP Map designation. Most of the office
acreage is split between the General Industrial 8advice Commercial designations. The
industrial acreage is located mostly in the Gerendl Heavy Industrial designated areas.

ANALYSIS OF CONSTRAINED SITES

Goal 9 requires cities to consider the site coimdsaf their land supplies. Figure 23 provides
some dgeneralized assessments of constraints. Impertant to keep in mind that the

environmental constraints are limited mainly to evatin the Medford Air Quality Maintenance

Area, which includes all of Medford, there are atsgnificant air quality constraints that may

make it difficult or impossible to site many typesindustries that otherwise could locate here.
Additionally, the analysis does not consider langlily problems, such as brownfield sites,

because there was no readily available geographia dpon which to perform constraints
analysis.
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FIGURE 23: SUMMARY OF CONSTRAINED SITES TWO ACRES OR LARGER

onstrained Site o Acres or Large By Main Site Development Pattem
Development  |Percent Moderate
Environmental | Public Faciliti¢Batterns Severe of Total
None 3 3 2
Potential 0 0 0
Large
Moderate 0 0 1
Severe 0 0 0 11%
None 6 11 7
i Potential 3 0 3
O Moderate 4 2 3
Severe 0 0 0 23%)
None 22 22 22
Potential 0 0 7
Small
Moderate 7 7 0
Severe 0 0 0 16%
None 3 2 1
Potential 1 3 1
Large
Moderate 2 1 4
Severe 0 0 0 39%
2 None 24 23 15
i Potential 2 4 7
. Moderate 1 0 5
Severe 0 0 0 7%
None 11 20 10
Potential 3 2 5
Small
Moderate 8 2 9
Severe 2 0 0 29%
None 2 2 2
Potential 0 0 0
Large
Moderate 0 0 0
Severe 0 0 0 0%
S None 8 7 11
i Potential 1 3 5
Moderate 15 3 8
S Severe 0 11 0 51%)
None 24 25 23
Potential 0 1 5
Small
Moderate 4 2 0
Severe 0 0 0 7%

As Figure 23 demonstrates, many Medford employmiamids are relatively free from
development constraints. However, a few employmeategories are disproportionately
burdened with site constraints. Again, it is priityathe large industrial sites and the medium
commercial sites that are most constrained. Addrgsthe public facilities deficiencies on the
industrial lands northeast of the airport and ome@rcial lands south of the Rogue Valley
Manor would substantially improve the constraiigtations.

It is also important to consider that the environtaé constraints analysis generally does not
account for slopes. This is because very littleMafdford’s employment land base is sloped.
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Nonetheless, sloped land is not usable for many l@mpent development patterns and
evaluation of future lands that are sloped shoualefally consider whether those sloped lands
can satisfy identified site requirements.

SUPPLY VERSUSDEMAND FORVACANT SITESUNDER EXISTING GLUP

In addition to estimating acreages, OAR 660-00Qireg cities to compare demand and supply
for sites by type. The number of sites analysissdaot generally exclude whole sites that have
constraints; instead, site estimates consideredegtent of the constraints and reduced the
number or site type accordingly that could be acooaated. For example, if a commercial site
was 12 acres but half the site was environmentalhstrained, the inventory would assume the
site could accommodate one medium commercial sitet@o small commercial sites, which is
about half the number of sites that could othenbis@ccommodated. In general, few sites were
considered constrained to the point that eventwasleldpment during the planning horizon
appeared impractical. The analysis assumes tlzssowill be planned during the planning
horizon to serve the commercial lands south oRbgue Valley Manor.

Figure 24 depicts the supply of vacant sites iatieh to the demand for thrumber of sites over
the planning horizon.

FIGURE 24: SUPPLY AND PROJECTED DEMAND FOR SITES OVER THE
PLANNING HORIZON

ber o es by Development Patte Planning Horizon
Demand Projections Balance
Typical Vacant
Acreagr  Mediumr  High Low Supply | Mediur  High Low
I Large 5.0C 9 11 8 5 -4 -6 -3
S Medium 1.5C 55 65 44 53 -2 -12 9
Small 0.45 468 554 373 93 -375 -461 -480
o Large 30.0¢ 3 4 3 13 10 9 10
= Medium 6.0C 21 25 17 52 31 27 35
Smal 1.5C 114 138 92 107 -7 -28 15
" Large 20.0¢ 7 8 5 2 5 -6 -3
Medium 4.50 31 37 25 50 19 13 P5
5 Smal 0.7¢ 168 22( 18¢ 66 -97 -154 -12C

The most significant deficiencies are for large @anuhll offices and for large and small retail
sites. The large retail site deficiencies arelyike be the most difficult to address from a syppl
standpoint, because the site needs of large conaherses are so stringent. The deficits for
small office and small commercial projects are raction of the deficits for large offices/campus
developments and large retail centers. The sntell $end to cluster around the large projects
where they provide services and interact with #rgd sites. The surplus of large industrial sites
is mostly due to only a few large industrial sisgsing vacant.

Figure 25 reports the supply afreage by site type for the planning horizon and reconciles the
supply with projected demand.
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FIGURE 25: SUPPLY AND PROJECTED DEMAND FOR ACREAGE OVER THE
PLANNING HORIZON

acant Acres Reco atio onstrained Acres Remed Planning Horizon
Demand Projections Balance
Typical Vacant
Acreagr  Mediumr  High Low Supply | Mediur  High Low
Large 5.0C 47 56 38 21 -27 -35 -17
sl Medium 1.5C 83 98 66 66 -17 -32 0
SN Smal 0.4¢ 211 25C 16€ 64 -147 -18¢€ -104
SubTote 341 403 272 151 -19C -253 -121
Large 30.0¢ 10¢ 121 83 207 104 86 124
= Medium 6.0C 12¢ 14¢ 10z 20¢€ 79 57 104
=8 Smal 1.5C 172 20z 13€ 122 -49 -80 -1€
SubTote 401 471 323 53E 134 64 212
o Large 20.0( 134 15¢ 10¢€ 52 -82 -10¢€ -5€
8 Medium 4.5C 14C 164 112 10z -37 -62 -1C
= Smal 0.7¢ 12¢ 165 13¢ 60 -62 -10t -7¢
SubTote 397 487 36C 21F -182 -272 -14E
Over Night Not Not
<8l Lodginc Estimate 26 31 21 Estimate: -26 -31 -2]
O Not Not
Special Use Estimate 22C 252 181 Estimate: -220 -252 -181
Grand Total 1382 1644 115¢ -483 -744 -25€

The largest acreage deficits are in the Office @minmercial categories. Deficits are also
reported for overnight lodging and special useshe Tovernight lodging sites are usually
accommodated in commercial zones and this total marconsidered in addition to unmet
demands for commercial lands in the aggregate. sUipply of lands for special uses, such as
campus development patterns, was not estimatedubedhe needs of each particular type of
special use are so specific that identifying suolyrces would be impractical.

The surplus of industrial lands is not extremelggéaand one large industrial use could easily
consume the entire potential surplus. It is atgpdrtant to keep in mind that approximately two-

thirds of the office site needs are projected tone¢ on industrial designated lands. This is based
on recent trends in the Medford area. The 2004eldostudy recommended making some

adjustments to the land use designations that wallddv more office needs to be met by the

industrial land base. However, the projected efind commercial land deficits are too large to
be met solely through conversion of industrial Emdthout putting undue pressure on industrial

land pricing.

In addition to estimating adequacy of supply over planning horizon, Goal 9 also requires the
City to assess whether a sufficient supply of laisdsvailable in the short-tetrmThe short-term
supply of land refers to suitable land that is rgafdr construction within one year of an
application for a building permit or request forrsge extension. Engineering feasibility is
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sufficient to qualify land for the short-term suppf land. Funding availability is not required.
"Competitive Short-term Supply” means the shoratsupply of land provides a range of site
sizes and locations to accommodate the market neéds variety of industrial and other
employment uses (OAR 660-009-0005(1B).accordance with the Statelsfinition, ort-term
supply analysis criteria are more stringent. Theyndt include lands as a supply source if they
cannot be consumed through straightforward extensid infrastructure and/or land use
permitting processes without requiring some chartge applicable regulations or the
Comprehensive Plan.

FIGURE 26: RECONCILIATION OF SHORT TERM SUPPLY
(IMMEDIATELY AVAILABLE) AND PROJECTED DEMAND

acant Acres Reco atio 0 ained Acres Remad Short-Tem
Demand Projections Balance
Typical Vacant
Acreagr  Mediumr  High Low Supply | Mediumr  High Low
Large 5.0C 12 14 9 21 9 7 11
sl Medium 1.5C 21 24 17 54 33 29 37
ol Smal 0.4t 53 62 42 51 -2 -12 9
SubTote 85 101 68 12E 40 24 57
Large 30.0¢ 23 27 19 83 60 56 65
= Mediurr 6.0C 28 33 23 20€ 177 172 18¢
=8 Smal 1.5C 49 58 39 11¢ 70 61 80
SubTote 10C 118 81 408& 308 29C 327
- Large 20.0¢ 34 39 27 52 19 13 25
8 Medium 4.5C 35 41 28 47 13 6 19
= Smal 0.7% 31 67 9 56 25 -11 46
SubTote 99 147 65 15€ 57 9 91
Over Night Not Not
8 Lodginc Estimate: 6 8 5 Estimate: -6 -8 -5
O Not Not
Special Use Estimate: 55 63 45 Estimate: -55 -63 -45
Grand Total 343 252 428

Over the short-term, the demand for small and nmadindustrial land does not appear to be an
issue. Supply of adequate sites for a large imdlistse is limited over the short-term, because
the variance for site sizes for large industrisdsusan be significant and one large industrial use
that seeks a site could easily consume all availsiopply.

By combining the supply of acreage for Office, Coenaial and other uses, the short-term supply
could reach a critical masse because the only gugopirce comes from projected industrial sites.
Essentially, the City has only 35 acres of vacantdlleft under the medium employment land
demand scenario. This total includes Northgatetr@etewart Meadows PUD, and the balance
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of the Delta Center, approved projects that magdaeloped relatively soon. If additional lands
are not supplied shortly after these projects amstrtucted and absorbed, demand on vacant
industrial lands could increase further in wayst tbauld significantly diminish the City’s
employment land supply. While the City likely hm# to six years before this condition could
become reality, planning for additional land novessential to avoiding a shortfall.

OWNERSHIPPATTERN ANALYSIS

In addition to evaluating acreages and developrpatierns, employment land supply analyses
should also consider potential ownership pattemstraints. For the analysis, ownership patterns
have been captured from several perspectives. cipaily, ownership patterns were captured

through the Buildable Lands Inventory classificatiof sites, both vacant and developed. The
analysis of large, medium and small sites reliesh@enownership pattern assumption that large
ownerships can be divided to serve the needs ofleamasers more readily than small and

fragmented ownerships can be aggregated to meaetds of large and medium users.

When developed sites were inventoried and analy#ad, process was informed by local
knowledge to capture ownership factors. As a gémala, the site supply analysis placed lands
in the largest development pattern site supplygmatefor which a site could meet the minimum
size requirements. Throughout the vacant landplgwmalysis process, an attempt was made to
capture adjacent parcels with related ownershipsldoe them in the larger supply categories.
This was the case for numerous sites within tharnpreg area. Ownership patterns were also
captured in the redevelopment analysis componenite EOA Subcommittee analyzed
ownership considerations for several sites.

In addition to the quantitative components, the siquirements discussion also includes typical
ownership patterns for the various site type dewelent patterns. When the qualitative
components of the site requirements discussios@riined with the quantitative analysis of site
supply, the City has a land use policy frameworkt tteptures more than just raw acreages; it
captures the arrangement of acres by ownershigrpatiand the demand by firms looking to
locate or expand within the City.

With respect to the applicable regulatory requiretseOAR 660-009-0025(7) permits cities to
consider ownership constraints in assessing larailadility to satisfy short-term supply
requirements. This language is permissive andnastdatory. The best indicator of ownership
constraints in the analysis is the land price eatédn. That analysis depicts expected market
pricing for industrial land, but erratic pricing f@aommercial land. This suggests short-term
supply constraints. As the City addresses its-tengn deficiencies, short-term supply issues
caused by ownership constraints will diminish asc¢hy adds supply sources and as competition
increases among various ownerships in the marlepla

In summary, ownership constraints and opportuniies ephemeral phenomena because an
ownership constraint or opportunity captured todauy literally change overnight due to a change
in land asset management strategies by individwatorporations. The best that can be done is
to make rational assumptions based on observedetaakterns.

REDEVELOPMENTANALYSIS

With the Vacant Lands analysis complete, the neft &1 the supply analysis is to estimate the
amount of land that can be redeveloped to accomraddaure demands. The City performed a
buildable lands analysis to serve as the founddtorthe land supply analysis with data from
2007. That buildable lands analysis identifiedardadands which were analyzed in the above
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sections and potentially redevelopable lands apdlyim this section. The analyzed lands are
depicted in blue in EOA Figure 24. Redevelopmerdlymis methodology can be challenging.
Ownership patterns, existing development pattears] particular site specific issues can
significantly affect the likelihood that a site Wiédevelop to accommodate future demands.

Another challenge associated with redevelopmeriysisgor employment lands is estimating the
amount of acreage necessary to replace the lamp beideveloped. For example, if an
automobile junkyard is redeveloped with a commérage, the junkyard will still need to be
located somewhere. This illustrates a re-orgaioizadf the City’s land base, not a significant
net increase in the land supply. The need for ogpreent lands is also highlighted by the statutes
governing the formation and operation of urban weaiedistricts. Urban Renewal Districts are
often catalysts for redevelopment, partly becaubarurenewal statues provide mechanisms to
fund replacement sites as part of the renewal plars enabling language in the statutes speaks
to the State Legislature’s recognition there shdodd balance between community goals to
redevelop core areas and the adverse impacts ifdlefirm is not a good fit for the urban
renewal plan.

For the above reasons, redevelopment supply aralygiin the UGB is most concerned with the
ability of existing developed sites to redevelomimanner that will function as net new supply.
The approach taken to resolve this issue for thelfdd Economic Element was to utilize a
combination of mathematical analysis and local kKedge provided by the EOA Subcommittee.
In the case of a city the size of Medford, the ltotamber of parcels that are likely to supply
significant net acreage through redevelopment listively small; these tend to be large and
relatively few parcels, of which only a portion ¢dbe developed. The EOA Subcommittee
evaluated each parcel larger than five acres @ase by case basis (See EOA Figure 38). Supply
from parcels smaller than five acres was estimatathematically, because there are much more
of these. Still, the total acreage of potentialenelopment is comparatively small. EOA Figure
38 includes a summary of the analysis of potesti@tievelopable parcels larger than 5 acres:

Parcels identified as potentially redevelopable Enger than 5 acres were examined on a site-
by-site basis by the EOA Subcommittee.

With the main redevelopment potential from a tet@leage standpoint assessed on a site-by-site
basis, the balance of potential redevelopment wathematically estimated. This estimation
assesses the likelihood a site will redevelop Aed estimates the amount of replacement acreage
necessary to accommodate the displaced employmentThe analysis methodology to estimate
the total redevelopment acreage for parcels lesshacres is as follows:

1. The City's redevelopable parcel base was usedtastang point (for those parcels that
further analysis did not already treat as vacadtardeveloped).

2. Real market value (land and improvements) was divioy square footage for individual
parcels to establish an estimated value per sdoaref the property.

3. The estimated real market value of improvementsdegseciated over the 20-year
period assuming a 40-year straight line depreciaihedule. The resulting estimate
value per square foot of the property was thenutatied.

4. Threshold values were established by major GLURydasion in 2008 dollars. The
threshold rate for commercial land was set at $tr4sguare foot, service commercial at
$10 per square foot and industrial at $5.00 peasgfoot.

5. Those parcels that were projected to have valugsedate below threshold rates (in
2007 dollars) are assumed to redevelop during ldmnmg horizon.
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Ultimately, the Economic Element is most concerndth total land supplies to meet projected
needs. This means the total redevelopment acrglagald be adjusted to account for some
replacement of displaced employment uses that st ® arrive at net redevelopment acreage
estimates. This can be expressed as a percentexkmple, redevelopment that is assumed to
require a 20 percent replacement factor is 180gm¢nmore efficient than the existing land use
because the existing site becomes 100 percentapmaeland the displaced use is assumed to be
able to be accommodated on 20 percent of the sitghich the use now exists. The following
estimates the replacement factors utilized in tbenémic Element for sites less than five acres:

1. The replacement factor for Commercial Land is pigd to be 20 percent. Thus, 20
percent of the land that is Commercial and profedte redevelop is planned to be
replaced elsewhere in the planning area.

2. The replacement factor for Office land is projectedbe 20 percent for land zoned
Service Commercial and 30 percent for land zonede@ Industrial. The higher
percentage for general industrial was utilized beseageneral industrial uses are often
more space intensive and will require more replasgracreage.

3. The replacement factor for Industrial land is pctgel to be 50 percent. Industrial uses
are often not efficient land uses and thereforg tharrant a higher replacement acreage
factor. On average, 50 percent is likely too hifjlall that acreage was going to be
replaced within Medford’'s UGB. However, it is exped that some of the displaced
industrial acreage will occur in White City, so tb@ percent factor assumes some
displacement to the White City industrial area.

When large site and smaller site estimates are ic@dbit is possible to evaluate the final land
demand relative to the final land supplies thatude both vacant lands and net new lands
available through redevelopment. Figure 27 repsitess demanded versus the supply of sites
under the GLUP land use designations in effedi@titne of this Economic Element update. The
only assumed map change is as part of redeveloparenind the Owen Drive/Highway 62
intersection.

FIGURE 27: SITES DEMANDED VERSUS SUPPLY OF SITES
BY DEVELOPMENT PATTERN

ber of Sites by Development Patte Planning Horizon
Demand Projections Balance
Typical Vacant Net New
Acreag Mediun High Low Supply | Redevelopmenjt Mediunm High Low
e Large 5.0C 9 11 8 5 2 -2 -4 -1
4 Medium 1.5C 55 65 44 53 2 0 -10 11
Smal 0.4t 46€ 554 378 93 17 -35¢ -44¢ -264
o Large 30.0C 3 4 3 13 1 11 10 11
= Medium 6.0C 21 25 17 52 9 40 36 44
Smal 1.5C 114 13¢ 92 107 9 1 -19 23
" Large 20.0¢ 7 8 5 2 1 -4 5 2
Medium 4.5C 31 37 25 50 7 26 20 32
3 Smal 0.7¢ 162 22C 18€ 66 28 -69 -12€ -92)
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The redevelopment analysis does not eliminatehalldeficits that cannot be met by the analysis
of vacant sites. However, it does reduce thedaamewhat. The EOA Subcommittee had an
excellent observation with respect to the defi€small office sites. Small Offices are one of the
few types of employment development patterns thatraally capable oin-fill development.
Specifically, the typical site size of 0.45 acreadtually lesghan the minimum acreage analyzed
for employment lands under the administrative eil8.50 acres. Moreover, small office projects
are also a real-estate product that is often bieimgiled with housing in residential areas through
the Planned Unit Development permitting processterGhe planning horizon, the calculated
deficit may not be as substantial as the actuaketpiace deficit which will trade office parcels
in sizes demanded by the market that are not cagbtby the larger scale planning analysis
presented in the Economic Element. The total demamnslus supply of acreages is reported in
Figure 28 below.

FIGURE 28: RECONCILIATION OF DEMAND AND SUPPLY
BY DEVELOPMENT PATTERN TYPE

pply Acres Reconciliatio et Buildable Acre Planning Horizon
Demand Projections Balance
Typical Vacant Net New
Acreag( Mediun High Low Supply | Redevelopmerjt Medium High Low
Large 5.0C 47 56 38 21 10 -17 -25 -7
sl Medium 1.5C 83 98 66 66 3 -14 -29 3
o Small 0.45 211 250 168 64 8 -139 -178 96
SubT ote 341 403 272 151 21 -169 -232 -1p0
Large 30.00 103 121 83 207 50 154 136 L 74
= Medium 6.0C 12€ 14¢ 10z 20€ 37 11€ 94 141
=fl Smal 1.5C 17z 20z 13¢ 122 19 -30 -60 3
SubT ote 401 471 323 535 106 240 170 318
ol | arge 20.0¢ 134 15¢€ 10¢ 52 10 72 96 -46
<l Mediun 4.5C 14C 164 112 10z 26 -11 -36 16
=f small 0.75 123 165 139 60 15 -47 -89 64
SubTote 397 487 360 215 51 -130 -221 -p4
Over Night |Not Not
28 | odginc Estimate: 26 31 21Estimater  Not Estimate -26 -31 -21]
5 Not Not
Special Use |Estimater 220 252 181Estimater  Not Estimate -22C -252 -181
Grand Totalp 1383 1644 1156 900 178 -305 -566 -78

The inclusion of redevelopable acreage reducessittee of the acreage deficits, but does not
eliminate them for the medium and high growth scesaNeither does the low growth scenario
identify a surplus or deficit. It is important keep in mind that the previous tables report net
buildable acres. From the standpoint of UGB exjmamavhere lands are not generally served by
infrastructure, 25 percent is typically added tovarat the required gross acreage. Thus, the City
would require an additional 382 gross acres unidermedium growth scenario and 708 gross
acres under the high growth scenario as part éfraan Growth Boundary expansion.

PLAN AMENDMENT RESPONSE TADEFICITS

As part of the Economic Element development, areelh memorandum was prepared to
evaluate the potential of Comprehensive Plan te@reiments and GLUP Map amendments to
address identified deficiencies. The ultimate psg of that technical memorandum work
product is to provide the City with a foundationitditiate future legislative amendments to its
Comprehensive Plan text and to inform policy depaient of the Economic Element. The
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technical memorandum serves as a foundation fardunajor legislative action(s), but it should
not be interpreted as having the same level ofracguand/or precision as the analyses depicted
in Figure 29. While the details of this technicaémorandum are not recited entirely in the
Economic Element, the results are provided below means to assess the potential magnitude of
such Comprehensive Plan Text amendments and GLUP aMeendments to address supply
deficits.
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FIGURE 29: APPROXIMATE FINAL ACREAGE RECONCILIATION IF CONTEMPLATED GLUP DESCRIPTIONS
CHANGES AND MAP AMENDMENTS WERE ENACTED

al Acres Reco ation Based Upon Revised Map D escriptions and Map Amendme Planning Horizon
Demand Projections Net Net New Balance
Typical Vacant |Redevelopmer] GLUP | Target NH
Acreag Mediurr High Low Supply Acres Changes| MPED Mediurr High Low
Large 5.0C 47 56 38 21 10 0 10 -7 -15 3
sl Mediurr 1.5C 83 98 66 66 3 0 1C -4 -19 13
of Smal 0.4t 211 25C 16€ 64 8 0 20 -11¢ -15€ -76
SubTote 341 403 272 151 21 -12¢ -192 -60
. Large 30.0( 103 121 83 207 50 0 -40 114 96 134
Mediumr 6.0C 12¢ 14¢ 10z 20¢€ 37 -34 -30 52 30 77
=8 Smal 1.5C 172 20z 13¢€ 122 19 -10 -30 -70 -10C -37
SubTote 401 471 323 535 10€ -44 96 26 174
5 Large 20.0¢ 134 15€ 10¢€ 52 10 30 30 -12 -36 14
8 Mediurnr 4.5C 14C 164 112 10z 26 26 30 45 20 72
= Smal 0.7t 12¢ 16& 13¢ 60 15 32 -15 -58 -32
SubTote 397 487 36C 21t 51 88 17 -73 54
Over Night |Not Not Not Not
8 | odginc Estimate 26 31 21Estimater  Not Estimate  Estimater  Estimate -26 -31 -21
O Not Not Not Not
Special Use |Estimate: 220 252 181Estimater  Not Estimate  Estimater  Estimate -220 -252 -18
Grand Total 138: 1644 115¢€ 90C 178 44 0 -261 -522 -34
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Again, the above acreage estimates net buildales aso the ultimate required acreage under the
Medium growth scenario is 327 acres and 780 aardsruhe high growth scenario, when twenty
five percent is added for infrastructure needs. e TMet New GLUP Changes acreage is
predominantly due to Map Amendments contemplatedurat the new South Medford
Interchange and also the addition of more commietaied in the Airfront area west of the
Airport along Biddle Road. The lands around theutS8oMedford Interchange are planned
Residential, so the City would need to either detee that land is not needed for residential
development or find replacement acreage outsiddJthan Growth boundary. ThEarget NE
MPED is short for the targeted amount of acreage toHasged from Industrial to Commercial
and Enterprise during the Planning Horizon as par Master Planned Employment District
Northeast of the Airport.

Based upon the assessment of the Comprehensiv&BldR Map descriptions and identification
of GLUP Map amendment opportunities provided in Tleehnical Memorandum, amending the
City’'s GLUP Map descriptions and targeted Map Ammedts could improve the City’'s land
supply balances, but an urban growth boundary estparwould still be required under the high
and medium growth scenarios.

VIl. CONCLUSIONS GOALS AND
POLICIES

A. ECONOMIC OPPORTUNITIES CONCLUSIONS

1. Like the nation as a whole, the City of Medftwas experienced a shift away from industrial
development toward service and trade developniBis change in composition is expected to
continue, but at a somewhat slower rate locallyr thationally and statewide. The City of
Medford’s role as the region’s service and tradetazeis expected to continue to strengthen
over the planning horizon, driving an employmerdrshshift toward service and trade sectors.
Land demands for industrial development, howeveay mot change in direct proportion
because some of that shift is due to improved naenurfing efficiency that reduces the number
of employees without reducing the land demand.

2. Recent labor force trends point to economic gideings that support long-term economic
development. These trends include:

a) The City’'s population is getting younger and @&y's population is young when
compared to the region and the state.

b) The percentage of the population attaining degel degree has increased, while the
percentage of high school dropouts has decreased.

¢) Labor force participation rates have increasecks1990.

d) Only 52% of employed City of Medford residentsrivin Medford; the remainder work
outside the City. The City has an opportunity &ptare a larger share of its employed
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population with jobs in the City.

3. Medford is a regional employment center and amebrter of employees. Natural Resources
and Manufacturing are the only two industries whdeslford is a net exporter of a significant
share of its workforce.

4. Most industries in the region have lower wage eweimpared to earnings across the state with
the exception of Natural Resources, Retail Trade,Education and Health Services. The City
of Medford is well situated to serve the RetaildeaEducation and Health Services sectors.

5. While other economic sectors may strengthen dutivegy planning horizon, the City of
Medford is well positioned for the following Targetdustry Opportunities:

TIER 1 TIER 2 TIER 3
BEST POSITION STRONG BUT CHALLENGING LocALLY COMPETITIVE
Instruments Mining Food Products
Transit Construction Transportation Equipment
Transportation Services Lumber & Wood Air Transptioin
Communications Printing & Publishing Wholesale Fad
Retail Trade Stone, Glass & Concrete Insurancdezsrr
Banking Electronic Equipment Insurance Agents &Kérs
Trucking & Warehousing Business Services
Electric, Gas & Sanitation Legal Services
Security & Commodity Leisure and Hospitality Sens
Real Estate
Health Care

6. By 2028, the City of Medford is projected to addvieen 23,874 jobs under a Low Growth
Scenario an@5,404 jobs under the adopted High Growth Scenario

B. EMPLOYMENT LAND DEMAND AND SUPPLY CONCLUSIONS

1. This analysis indicates that additional land in th@B is required to satisfy the City’s land
needs over the planning horizon.

2. The City of Medford has selected the High Employn@rowth Scenario under which the City
is projected to need 1,644 net buildable acres thweP0-year planning horizon and 2,055 gross
buildable acres, consisting of needed acres ifotleaving categories:

a. 504 net buildable acres of Office Commercial
589 net buildable acres of Industrial

b

c. 609 net buildable acres of Retail Commercial
d. 38 net buildable acres of Overnight Lodging
e

315 net buildable acres of Specialized Uses

3. The City has a supply of 900 acres of vacantleynment land and an additional 178t
acres is expected to be available in the existirgBUto meet new demand through
redevelopment. Based upon the adopted High Growén&io, the City of Medford has a
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deficit of 566 net buildable acres which equals 7@Boss acres of employment land. An
assessment of the Comprehensive Plan designatiohs)apping indicates that map changes
could reduce the deficit to approximately 5#2 buildable acres and 6%8oss acres.

4. Medford’s employment base is shifting to a geegtroportion of firms with a range of on-site
activities that have traditionally been characedias either commercial or industrial. The
City's current GLUP map distinction between Heangustrial and General Industrial serves
a limited purpose now in the local economy and pligpose is expected to diminish over the
planning horizon. The diminishing distinction igedto environmental regulations that reduce
the potential for land use conflicts.

5. The City’s existing GLUP Map designation for dayment lands also makes a strong
distinction between commercial and industrial deatpns. This distinction has become less
appropriate as the distribution of firm activitibas shifted over time and a greater mix of
commercial and industrial activities are found witimdividual firm operations.

6. The inadequate capacity of transportation f#edj including transit, may be a significant
constraint to supplying adequate employment laesisecially commercial land.

7. Commercial uses on industrial lands are notétfely limited. The current MLDC regulates
the size of individual commercial uses in industzianes, but does not restrict the total area
that can be devoted to commercial development omdustrially-planned site. Thus, it is
possible to develop a large industrial site witBegies of small commercial buildings and
uses

8. In the future, more people will start or carrylmisinesses from their homes in ways that were
impossible before electronic commerce. Succedsfule businesses sometimes expand in
ways that produce employment opportunities andritne to the City’s tax base.

9. Businesses whose primary use is outdoor stomageoutdoor sales uses, e.g., automobile
sales, cover large commercial spaces, but theyodstrain transportation facilities to the
same extent as similar-sized indoor commercialilrédad uses. The MLDC should be
revised to reflect this fact.

C. EcoNoMIC OPPORTUNITIES GOALS AND POLICIES

GOAL: TO ACTIVELY STIMULATE ECONOMIC DEVELOPMENT AND GROWTH THAT
WILL PROVIDE OPPORTUNITIES TO DIVERSIFY AND STRENGIEN THE MIX OF
ECONOMIC ACTIVITY IN THE CITY OF MEDFORD.

Policy 1-1: The City of Medford shall strengthen its role the financial, medical, tourist,
governmental and business hub of Southern Oregdrsizall build on its comparative advantages
in the local and regional marketplace.

Implementation 1.1(a):  Partner with the business, medical and educat@mramunities to
advance common objectives.

Implementation 1-1(b):  Provide incentives for businesses that pay higlages to expand
or locate in the community.
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Implementation 1-1(c):  Provide incentives for businesses that producesvadlded
products to expand or locate in the community.

Implementation 1-1(d):  Participate in joint public/private business depehent programs
to identify opportunities for the growth of exigjibusinesses and
the attraction of new firms.

Implementation 1-1(e):  Offer support to labor-training programs that rhataining with
the personnel needs of firms now in the communifyatentially
relocating to the community.

Implementation 1-1(f): Provide incentives for entrepreneurial small busses to start up
and/or expand in the City.

Policy 1-2: The City of Medford shall encourage the redevelapmef underutilized
employment sites.

Policy 1-3: The City of Medford shall, as appropriate under ¢eal abovesupport the
retention and expansion of existing businesses.

Implementation 1-3(a):  Adopt code amendments that encourage the develdprh
existing sites.

Implementation 1-3(b):  When evaluating GLUP Map amendments, asses®thatjal
impacts of those amendments on neighboring largl use

Policy 1-4: The City of Medford shall strive to retain and attr firms with higher wage rates
relative to other industries, as well as those \itfiner wage rates within their respective industry
classification.

Policy 1-5: The City of Medford shall assure that adequate cerial and industrial lands are
available to accommodate the types and amountafaggic development needed to support the
anticipated growth in employment in the City of Med and the region.

Implementation 1-5(a):  Place limits on commercial uses that are or capédyeitted in
industrial zones.

Implementation 1-5(b):  Reduce projected deficits in employment lands bwangimg
GLUP Map designations within the existing Urban @io
Boundary.

Implementation 1-5(c):  Assist in the identification of sites for businestigat have unique
site requirements.

Implementation 1-5(d): Ensure that demand projections for medium argklar
Commercial, Industrial and Office sites are captuneaggregate
land demand projections during GLUP map amendnaerdsor
UGB expansions.

Implementation 1-5(e) Explore adding a Master Planned Employment oiirigss Park
overlay district or zone designation that will algoordinated
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planning of public facilities and provide uniquesidm
opportunities.

Implementation 1-5(f): Evaluate replacing the Standard Industrial Clasdion system of
classifying permissible land uses with a systemhéah@phasizes
development pattern types (form based code) abdséad land
use categories.

Implementation 1-5(g):  Consider amendments to the Municipal Code to eagmuinome-
based occupations without negatively affectingdesiial areas.

Policy 1-6: The City of Medford shall maintain a competitiveo8hTerm (five-year) supply of
employment land equal to at least one-quarter (26%6)he amount of land projected to be
demanded over the twenty-year planning horizon.

Implementation 1-6(a):  Conduct a Buildable Lands Inventory every fivey@ars to
ensure that Policy 1-6 is satisfied and the stemisupply of
employment sites is adequate.

Implementation 1-6(b):  Based upon the updated Buildable Lands Inventoty6ia)
above, complete any public facilities plan updatesessary to
serve significant inventories of vacant and/or vettgpable
employment lands.

Policy 1-7:The City of Medford will rely upon its High Employent Growth Scenario in the City's
Economic Element twenty-year Employment Projectiorsnd Demand Projections, and Site
Demand Projections when planning its employmerd lzase.

Policy 1-8: The City shall balance the efficient use of pulbdicilities, the conservation of limited
land resources, the maintenance of air and watitgjand compatibility with surrounding land
uses.

Implementation 1-8(a):  Designate land for regional commercial uses ndardtate 5 and
other State Highways and designate land for comimuni
commercial uses near local arterial and colledteess.

Implementation 1-8(b):  Require integrated commercial centers, rather iti@dimidual
linear developments, whenever feasible.

Implementation 1-8(c):  Develop location criteria and site developmentcdaas for
commercial and industrial development that implenfaticy 1-
8.

Policy 1-9: The City of Medford shall re-evaluate existingusttial and commercial GLUP map
designations to better fit current business prestic

Implementation 1-9(a):  Establish a larger minimum parcel size for cartadlustrial zones.

Policy 1-10: The City of Medford shall identify the potentialrfoenewable and sustainable
energy - related industries.
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Implementation 1-10(a)

Implementation 1-10(b):

Analyze opportunities in the Medford area relatedenewable
and sustainable energy industries and businesses.

Develop a partnership with regional educationatifutions to
provide technical assistance to renewable andisabla
energy-related industries.
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