Economic Development
Economic Development

3. 
Economic Development

3-1
Introduction


3-1Setting—The Region


3-2Setting—The Douglas County Area


3-4
Economic Base Inventory


3-4
Employment by Sector


3-7
Sector Earnings


3-9
Sources of Personal Income


3-10
Major Development Trends


3-11Retail Trade and Services


3-12Construction


3-12Manufacturing and Wholesale Trade


3-12
Unique Economic Activities


3-13Downtown Enhancement


3-13Master Planned Developments


3-13
Labor Force Analysis


3-15Education


3-15Labor Force Participation


3-17Unemployment


3-18Commuting Patterns


3-19
Local Economic Development Resources


3-19Development Agencies


3-19Development Authority of Douglas County


3-20Douglas County Chamber of Commerce


3-20Metro Atlanta Chamber of Commerce


3-20Resources—Programs and Tools


3-23Special Tax Programs


3-23
Assessment—Economic Development




3. Economic Development Element

· Introduction

This chapter provides an inventory and assessment of Douglas's economic base, labor force characteristics, and local opportunities and resources for economic development. This data provides a basis for economic needs and goals for the County that, in combination with information from other chapters of this Comprehensive Plan, lead to strategies for the economic well-being of Douglas and the designation of appropriate future land use plan categories.

Several factors will contribute to Douglas's positive growth outlook. The Douglas County population is becoming more highly educated, providing skilled workers for high tech companies. Major infrastructure improvements have been made or are planned to the water and sewer system and transportation system. Douglas County has a favorable image with a small town atmosphere conveniently located near a major city and international airport. The lower cost of land in comparison to surrounding counties in the ARC region makes it an attractive location for new businesses and has kept the housing market reasonably priced. The County has begun to attract a range of technological and research facilities, business parks, office campuses and other professional and/or higher wage employment resources, in addition to the wholesale companies and showrooms, assembly or fabrication operations, business equipment supply or repair, distribution facilities for local and regional deliveries, and retail, service and commercial uses which serve as the foundation of the County’s economic base. Douglas County’s industrial and employment areas have excellent access to the State highway system. Combined with an increasingly diverse housing stock providing a wealth of well priced market rate housing, an expanding move-up market and new executive housing opportunities, preserved natural resources, and an abundance of land to accommodate employment growth, the County is well poised to undertake a transformation from a commuter community to a well balanced and fiscally sound community.

A strong and diverse economy is important because it creates jobs, increases income and provides a more stable tax base, and thereby provides a better quality of life. Although the County continues to grow economically, it continues to remain primarily a bedroom community for the Atlanta Metro area. For Douglas County to provide for the necessary services to meet the needs of its population, the County will have to continue to diversify its economic base.

Setting—The Region

During the early 1990s, the Atlanta Region experienced a period of slow growth mirroring the national recession as compared to the tremendous boom period from 1983 to 1988 when employment grew by over 400,000 jobs and 500,000 new residents. By the mid 1990s the Atlanta Region was once again experiencing strong growth in both population and employment, particularly in the northern sector.   During the past 20 years population and employment growth has extended outward from the center of the region, particularly to the north.  By 2025 however, the northern counties will continue to experience large absolute numeric increases, although their percent change is anticipated to be modest compared to western and southern counties. Much of the forecast growth is predicted to be in Henry, Rockdale and Douglas County, as well as Cherokee County to the north, indicative of a continuing trend of rapid suburbanization in formerly rural areas far from the urban core.

Several factors contribute to the Atlanta Region's continued growth. The region has an excellent transportation system of roads, public transportation and Hartsfield International Airport allowing convenient travel within the region, providing a central distribution location, and access to a diversity of housing choices. The extension of GA 400 directly to the Central Atlanta area has opened faster channels to the Buckhead and Midtown business district.  The region has a very positive housing market, leading the nation in permits and starts over the last ten years. The Atlanta Region remains a top choice in corporate relocations and in-migration. In fact, ARC projects that in-migration will account for almost half of the region's increase between 1990 and 2025.  

The Atlanta Regional Commission forecasts that growth will continue to be strong in the region, although at a slower rate than the past decade.  The Services and Retail Trade sectors will account for more than one-half of the region's job growth. The Services industry will claim one of every three new jobs created between 2000 and 2025 and Retail Trade employment will nearly double to be the region's second fastest growing industry between 2000 and 2025. Strong growth is also forecast in the Wholesale Trade and the Transportation, Communications and Utilities (TCU) sectors, both major users of office space and business centers.

Because of its status as a “bedroom community” in the western quadrant of the Atlanta metro area, and its proximity to major employment centers such as Vinings, Smyrna and Marietta in Cobb County, and the Downtown, Midtown and Buckhead areas of Atlanta, residents of Douglas County have unlimited access to employment within the region.  Douglas County is located approximately 20 miles west of Atlanta’s central business district and 20 minutes from Hartsfield International Airport directly via Camp Creek Parkway. Douglas County’s business future is closely allied with that of the Metro area, although the County is striving to become a balanced community that offers a range of residential lifestyles, employment options, and recreational opportunities. 

Setting—The Douglas County Area

The beginning of European settlement, in what is now known as Douglas County, began in the 1820’s, primarily from Virginia, the Carolina’s, and the eastern portions of Georgia.  Land grants increased the rate of settlement. Rural farming was the major source of income until the development of mills in the 1840’s and the incurrence of railroads in the 1880’s.  

In 1828, Campbell County was created, with the seat of government being Campbellton or the Chattahoochee River.  To reduce the size of the County, the Legislature created Douglas County out of parts of Cobb, Campbell, and Carroll Counties in 1870.  An election was held to choose officials and select the new County seat. Although the largest group of voters chose a location at the center of the County, the newly elected leaders chose Skink Chestnut near the railroad right-of-way. After a four-year stalemate, the State Supreme Court ordered that another election be held and the Skink Chestnut location was upheld. The Georgia General Assembly established the town of Douglasville at this location in 1875.  

Douglas County is strategically located in the region's western growth path, linked to the metro Atlanta area and Hartsfield International Airport by the Westside I-20. Because of its proximity to Atlanta, and abundance of availability of affordable housing stock, Douglas County has undergone a transformation over the last decade from a totally rural county to a bedroom community within the Atlanta metropolitan area.   A full two-thirds of those who reside in Douglas County are employed elsewhere in the region.    Over the last 30 years the County has been urbanizing rapidly, with a large portion of growth over the last 10 years.  Thirty-two percent of all dwelling units were constructed over this 10-year period.  Downtown Douglasville has served as a central economic core of the Douglas County community for many years.  While the downtown continues to host a diversity of professional, retail and government functions, the construction of I-20 through the City of Douglasville several miles south of the downtown drew much of the retail shopping activity to corridors perpendicular to the interstate highway at the location of exits for state highways 92 and 5. Arbor Place, a million square foot regional mall at the intersection of I-20 and Chapel Hill Road, has further diminished the central downtown’s role in meeting residents primary shopping needs, but has served as an impetus for continued ancillary commercial and services, as well as support for move-up and executive housing opportunities. Development activity in the County has concentrated around the incorporated area of Douglasville, and more recently outward along major transportation corridors in the form of golf/tennis/swim master planned residential subdivisions and commercial centers.    

There are many reasons attributable to Douglas County’s recent growth:  

Residential Growth:  Between 1980 and 2000, the population of Douglas County almost doubled from 54,570 persons to 92,174 persons. Although numerically population growth was higher in the unincorporated County areas between 1990 and 2000, overall population increase was the highest in the incorporated cities, with the population in the cities increasing by 72 percent, as compared to a 21 percent increase in the population of the unincorporated area. 

From 1990 to 2000, the total number of households increased almost 85% from 21,742 to 32,822.  The median house value in Douglas County in 2000 was $99,600, approximately 68.9% of the Atlanta Region’s median of $144,600, with over 50% of Douglas’s housing valued at $100,000 or less.  In addition, approximately 79% of the County’s households consist of married couples, with over 50% of that number having children living at home.

Buying Power:  During the last two decades, Douglas County has served as a commuter community to the Atlanta metro area and a resource for households seeking reasonably priced “starter” homes. In recent years, the economic composition of the community has begun to change. The County’s median household income increased from $37,414 in 1990 to $50,108 in 2000.  The County’s median income of $50,108 is below the median family income of $69,000 (as utilized by HUD in the determination of housing assistance) for the Atlanta metro area. This may partially be attributed to the fact that the large supply of affordable starter homes has attracted households with comparable incomes, thereby reducing the median. As the stock of move-up and executive level housing expands, it is anticipated that the proportion of households with above moderate incomes will increase as they move into the new stock, and subsequently raise the median income. In Douglas County, 52.5% of all households have an income over $50,000, and almost 39% of the households have incomes over $60,000.  Only 3.6% of the population in the unincorporated County area was below the poverty line in 2000.  

Work Force:  Education levels in Douglas County lag below surrounding counties.  The percentage of persons 25 years of age and older without a high school diploma was 18.9% in 2000.  The percentage of persons 25 years of age and older with some college (inclusive of persons with college degrees and above) was 46.5% in 2000.  The County’s labor force increased from 37,431 in 1990 to 46,176 in 2000 and up to 48,208 in the year 2004. The unemployment rate in 2002 was 4.9%, which was lower than both the State and Atlanta metro area. Continued economic growth and stability will depend on increased educational levels for all age groups and degree levels.

Quality of Life:  Douglas County is still primarily a bedroom county to the Metro area, with 63% of residents commuting outside the county in 2000. In addition, commuter patterns suggest that there are limited employment opportunities for upper management, professional and skilled employees living within the county.

However, quality of life in Douglas County has been steadily improving over the past decade, due to implementation of more stringent development controls, the use of the master planned development, careful monitoring and expansion of infrastructure support systems, and focused efforts to attract viable business into the area. Previous economic development efforts have been aimed at attracting industrial employment to the area; greater efforts are being made to accommodate projected office and retail commercial to support residential growth.  Based on growth, economic and employment forecasts, upwards of 600 acres of additional office and commercially zoned land is needed to accommodate future retail and service uses, both of which will be attracted to the county by its population growth and resulting increase in disposable income.

There are currently 27,300 jobs among all economic sectors outside of the City of Douglasville.  By the year 2025 the number of jobs could more than double to 67,500, a 148% increase.  

The western extension of the I-20 has provided Douglas County with rapid, convenient access to Atlanta employment centers. Douglas County is well positioned for accessibility to employees, clients and shoppers alike. Convenient access, planned development areas and a central location in the area of the Atlanta Region forecast to experience rapid growth through 2025 will continue to fuel Douglas County's growth to the year 2025.

· Economic Base Inventory

Much of the following analysis uses the term “economic sector.”  The federal government classifies local industries and businesses into the following nine major “sectors”:

· Agriculture, forestry, fishing & mining;

· Construction;

· Manufacturing;

· Transportation, Communications, Utilities (TCU);

· Wholesale Trade;

· Retail Trade;

· Finance, Insurance, and Real Estate (FIRE);

· Services; and

· Public Administration (government).

· Employment by Sector
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Comparison of Employment by Occupation - 1990

Douglas County, State, and Nation

Occupation

County

State

Nation

County

State

Nation

Executive, Administrative and Managerial (not Farm)

5,113

378,984

14,227,916

13.66%

12.26%

12.32%

Professional and Technical Specialty

3,325

383,012

16,287,187

8.88%

12.39%

14.11%

Technicians & Related Support

1,196

110,766

4,251,007

3.20%

3.58%

3.68%

Sales

4,157

379,746

13,606,870

11.11%

12.28%

11.79%

Clerical and Administrative Support

7,783

494,823

18,769,526

20.79%

16.00%

16.26%

Private Household Services

57

15,882

520,183

0.15%

0.51%

0.45%

Protective Services

715

52,596

1,981,723

1.91%

1.70%

1.72%

Service Occupations (not Protective & Household)

3,131

302,084

12,746,927

8.36%

9.77%

11.04%

Farming, Fishing and Forestry

371

68,111

2,835,950

0.99%

2.20%

2.46%

Precision Production, Craft, and Repair

5,607

366,819

13,077,829

14.98%

11.86%

11.33%

Machine Operators, Assemblers & Inspectors

2,270

262,930

7,886,595

6.06%

8.50%

6.83%

Transportation & Material Moving

2,158

142,189

4,715,847

5.77%

4.60%

4.08%

Handlers, Equipment Cleaners, helpers & Laborers

1,548

134,115

4,545,345

4.14%

4.34%

3.94%

Employment (1990)

Percentage of Total Employment

Employment figures from Georgia Department of Labor.

Douglas County's economy is generally based on a service and retail sector to support the residential population, followed by government and manufacturing/construction. According to the Census, there were 2,036 non-farm businesses in 1999.  The Georgia Department of Labor reports 2,241 businesses located in Douglas County in 2002.  Of these businesses, the largest sectors of the County economy are services, retail, government and goods production, inclusive of construction and manufacturing.  Major employers include:  Inner Harbour Hospital, Kroger Co., Silver Line Building, Wal-Mart Associates, and Wellstar Health Systems.
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Sources of Personal Income - Total County

Historic, Current and Future Forecasted

Source 

1980

1985

1990

1995

2000

2005

2010

2015

2020

2025

Wages and Salaries

175.58

277.43

425.45

545.60

800.37

960.59

1,134.03

1,306.54

1,477.26

1,644.61

Other Labor Income

20.30

34.56

55.20

68.27

80.53

95.87

111.68

126.95

141.62

155.52

Proprietors Income

39.76

57.69

61.73

76.58

109.95

131.10

153.17

174.61

195.22

214.79

Dividend, Interest, Rent

72.38

118.13

156.39

190.06

249.35

299.14

349.92

406.22

468.97

539.25

Transfer Payments

72.66

91.40

118.65

180.86

215.24

265.62

319.82

381.55

452.02

532.60

Total

380.68

579.20

817.41

1,061.38

1,455.44

1,752.30

2,068.62

2,395.87

2,735.09

3,086.76

Personal Income (in millions)

Figures are from Woods & Poole Economics, Inc, and are shown in 1996 dollars.

Employment refers to the number of people employed by local businesses and industries, sole proprietors and those that are self-employed.  This includes people living in surrounding areas coming into the County to work, but does not include residents of the County who commute to jobs outside of the County limits.  The data does not determine if a worker is also a resident of the County.  Table 3-1 “Employment Trends by Sector” examines employment opportunities and trends within only the Unincorporated County areas from 1980 to 2000 and projections to 2025.  

The unincorporated portion of Douglas County has seen a slow but steady rate of growth in employment over the last decade.  In 1990 it is estimated that the County had a little over 13,905 employees.  Predominate sectors were retail trade, construction and services.  Within a 10-year period, employment has almost doubled to just fewer than 23,000 persons.  The distribution of employment opportunities remain predominantly unchanged; construction, government and wholesale trade decreased slightly as an overall percentage of employment opportunities, as service and retail trade continued as the two predominant sectors within the economy.  The majority of office employment is included within the service sector.  Employment projections to 2025 show employment growth continuing in the future, with the number of jobs more than tripling to over 67,500.  It is expected that the unincorporated County will see an increase of almost 44,600 employees over this 25-year period for a total of 67,528 employees in the year 2025.  The dominance of retail trade and services sectors will continue into the future, although as the service sector continues to grow from 33% in 2000 to 38% by 2025, the retail sector will decrease slightly from 21.4% in 2000 to 20.6% in 2025.  Due to the overwhelming service sector capture of the market, construction and manufacturing will capture a smaller percentage of the market, although they will increase numerically.  

As noted above, employment growth is expected to continue in the unincorporated County, at a somewhat faster pace than the past decades.  It is expected that between 2000 and 2025 the County will attract 44,600 new jobs, or an increase of 194%.  Although it is expected that overall (national) economy has seen boom development over the last 10 years, and is expected to slow down, although the unincorporated areas of Douglas County are not anticipated to follow these national trends.  First, there is abundant land available in the unincorporated portions of the County, and master planned developments are just beginning to be implemented as a major planning tool.  
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Employment by Sector - Unincorporated Douglas County

Historic, Current and Future Forecasted

Sector

1980

1985

1990

1995

2000

2005

2010

2015

2020

2025

Construction

1,252

2,159

1,951

2,080

2,725

3,277

3,963

4,733

5,559

6,394

Manufacturing

853

1,174

1,055

1,241

1,955

2,346

2,876

3,481

4,123

4,759

T.C.U.*

646

855

723

801

936

1,183

1,502

1,877

2,294

2,734

Wholesale Trade

374

884

983

1,231

1,487

1,880

2,400

3,033

3,783

4,651

Retail Trade

2,335

4,015

2,670

3,338

4,899

5,806

7,358

9,292

11,530

13,939

F.I.R.E.**

910

1,180

637

697

1,075

1,218

1,464

1,761

2,094

2,445

Services

3,008

4,784

4,069

5,731

7,565

9,762

12,653

16,225

20,580

25,817

Government

2,534

2,852

1,817

1,738

2,287

2,891

3,667

4,590

5,644

6,789

Total

11,912

17,903

13,905

16,857

22,930

28,362

35,885

44,993

55,607

67,528

Employment figures for 1980 and 1985 are from Woods & Poole Economics, Inc.

*Transportation, Communications and Utilities

Employment

**Finance, Insurance and Real Estate.


[image: image4.wmf]Table 10

Comparison of Employment by Occupation - 2000

Douglas County, State, and Nation

Occupation

County

State

Nation

County

State

Nation

Executive, Administrative and Managerial (not Farm)

6,489

538,647

17,448,038

13.84%

14.29%

13.85%

Professional and Technical Specialty

7,367

717,312

26,198,693

15.72%

19.03%

20.79%

Technicians & Related Support

n/a

n/a

n/a

Sales

5,672

446,876

14,592,699

12.10%

11.85%

11.58%

Clerical and Administrative Support

8,769

581,364

20,028,691

18.71%

15.42%

15.89%

Private Household Services

n/a

n/a

n/a

Protective Services

n/a

n/a

n/a

Service Occupations (not Protective & Household)

5,285

444,077

15,575,101

11.28%

11.78%

12.36%

Farming, Fishing and Forestry

82

24,489

951,810

0.17%

0.65%

0.76%

Precision Production, Craft, and Repair

3,235

346,326

11,008,625

6.90%

9.19%

8.74%

Machine Operators, Assemblers & Inspectors

6,290

415,849

12,256,138

13.42%

11.03%

9.73%

Transportation & Material Moving

3,680

254,652

7,959,871

7.85%

6.76%

6.32%

Handlers, Equipment Cleaners, Helpers & Laborers

n/a

n/a

n/a

Percentage of Total Employment

Employment (2000)

Employment figures from Georgia Department of Labor.

Although historically the industry mix in Douglas County has not been based on high technology and specifically the telecomm sector, which has been seriously impacted by the national economy, it is anticipating attracting growth in the technology sectors. As indicated by the forecasts, as residents adjust their disposable income spending habits, retail trade growth is expected proportionally reduce, although numerically the sector will experience growth to support the expanding population. 
In comparing employment in Douglas County to statewide percentages, in 2000, the unincorporated County followed state trends for higher employment distribution among the services and retail trade sectors. The County had notably above average concentrations in the construction, services and wholesale trade sectors. Both the County and State showed services as the top sector, followed by retail, although the proportional representation of both within the sector mix was higher than in the State in the unincorporated County. Within the County, employment within offices is primarily categorized as part of the service sector. The third largest sector in the unincorporated County in 2000 was construction, which was the smallest sector on a statewide basis.   

Both the State and County see these trends continuing into 2025 with services and retail becoming the top two sectors, again exceeding the forecast State mix.  Within the County, by 2025, government will be the third largest sector, comparable to that of the State although in a lower proportion, followed by construction, which well exceeds the State representation.   

· Sector Earnings
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Comparison of Sources of Personal Income

Douglas County and State Percentages

1980

1985

1990

1995

2000

2005

2010

2015

2020

2025

Wages and Salaries

County

46.12%

47.90%

52.05%

51.41%

54.99%

54.82%

54.82%

54.53%

54.01%

53.28%

State

61.76%

59.55%

57.80%

56.47%

58.82%

59.12%

59.26%

59.35%

59.36%

59.29%

Other Labor Income

County

5.33%

5.97%

6.75%

6.43%

5.53%

5.47%

5.40%

5.30%

5.18%

5.04%

State

8.10%

8.36%

8.31%

8.25%

6.74%

6.41%

6.32%

6.23%

6.14%

6.03%

Proprietors Income

County

10.45%

9.96%

7.55%

7.22%

7.55%

7.48%

7.40%

7.29%

7.14%

6.96%

State

6.28%

6.68%

6.81%

7.61%

7.99%

7.95%

7.90%

7.83%

7.76%

7.68%

Dividend, Interest, Rent

County

19.01%

20.40%

19.13%

17.91%

17.13%

17.07%

16.92%

16.96%

17.15%

17.47%

State

12.57%

15.13%

16.60%

15.59%

15.90%

15.79%

15.63%

15.52%

15.46%

15.47%

Transfer Payments

County

19.09%

15.78%

14.51%

17.04%

14.79%

15.16%

15.46%

15.93%

16.53%

17.25%

State

11.29%

10.28%

10.48%

12.07%

10.55%

10.73%

10.89%

11.07%

11.28%

11.52%

Sector

Earnings represent the total of wages, salaries, and other earned income paid to persons working for the businesses or industries in a given geographic area.   In 1990, the highest earning sector was services, followed by retail trade, government and construction.  By 2000, services and retail trade remained the highest earning sectors, with earnings in both sectors doubling. Government and construction remained third and fourth, respectively. The earnings gap between construction and manufacturing diminished significantly, with earnings in the manufacturing sector almost tripling. 

The earnings in the service and retail sectors are forecast to remain predominant in the County through 2025, with earnings in the Service sector more than doubling. Growth in the Retail sector between 2000 and 2025 is forecast to be 75%, which, although increasing significantly in numeric terms, slows in comparison to some other sectors. By 2025 the earnings position of the Retail sector will almost be met by the Government sector, which will double from $151.58 million in 2000 to $300.29 million by 2025.  Earnings in the Manufacturing sector are forecast to triple over the forecast period, and the Transportation, Communications and Utilities sector is anticipated to double in the next 25 years. 
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Sources of Personal Income - State of Georgia

Historic, Current and Future Forecasted

Source 

1980

1985

1990

1995

2000

2005

2010

2015

2020

2025

Wages and Salaries

53,972.93

68,598.80

81,355.57

96,422.82

131,084.77

148,691.83

167,887.56

188,855.14

211,572.07

236,032.81

Other Labor Income

7,079.35

9,626.20

11,702.32

14,092.00

15,009.73

16,123.74

17,914.23

19,832.98

21,871.49

24,023.48

Proprietors Income

5,484.85

7,694.69

9,584.28

12,998.89

17,814.86

20,001.86

22,369.19

24,930.98

27,673.70

30,591.02

Dividend, Interest, Rent

10,986.97

17,428.33

23,366.94

26,625.05

35,435.80

39,703.36

44,270.10

49,381.37

55,118.92

61,576.58

Transfer Payments

9,867.38

11,841.27

14,749.82

20,606.71

23,504.54

26,996.14

30,845.43

35,221.15

40,201.65

45,877.07

Total

87,391.48

115,189.29

140,758.91

170,745.46

222,849.69

251,516.92

283,286.51

318,221.61

356,437.84

398,100.97

Personal Income (in millions)

Figures are from Woods & Poole Economics, Inc, and are shown in 1996 dollars.

Douglas County as a whole compares favorably with the state in every economic sector except: Farming and Agricultural Services (which have little role to Douglas County); Finance, Insurance and Real Estate; and Manufacturing. Earnings in Retail Trade and Construction far exceeded that of the state. The county and state were fairly comparable in the sectors of Wholesale Trade, Government and Services. 

Overall, wages in Douglas County in 2000 were lower than in Georgia as a whole. Since 1990, the County has fallen behind the State in weekly wages for the Agricultural and Construction sectors. By 2000, the County exceeded State wages on a very slight basis only in Retail Trade and Government (State and Local).  As was shown in Table 4, many of the weekly wages in the County are significantly lower than the State average, particularly within: the Finance, Insurance and Real Estate sector, at $536 as compared to $900 per week; Transportation, Communication and Utilities sector at $652 as compared to $895 per week; Wholesale Trade at $932 per week as compared to $650; and Services, at $399 as compared to $611 per week. The two sectors with the highest weekly earning potential are Transportation, Communication and Utilities and Wholesale Trade. 

· Sources of Personal Income
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Comparison of Employment Status - 1990

Douglas County, State, and Nation

Status

County

State

Nation

County

State

Nation

Males

Civilian Employed

20,346

1,652,016

62,639,048

38.21%

33.44%

32.75%

Civilian Unemployed

862

89,593

4,257,993

1.62%

1.81%

2.23%

In Armed Forces

88

65,444

1,520,812

0.17%

1.32%

0.80%

Not in Labor Force

4,666

550,527

23,448,976

8.76%

11.14%

12.26%

Females

Civilian Employed

17,085

1,440,358

52,792,388

32.09%

29.16%

27.60%

Civilian Unemployed

1,108

98,347

3,487,207

2.08%

1.99%

1.82%

In Armed Forces

12

7,614

184,961

0.02%

0.15%

0.10%

Not in Labor Force

9,080

1,035,875

42,961,952

17.05%

20.97%

22.46%

Total

53,247

4,939,774

191,293,337

Employment (1990)

Percentage of Total Employment

The sources of personal income are indicators of how a community receives its income.  The State of Georgia Department of Community Affairs, with the assistance of Woods & Pool Economics, Inc., has developed categories and numbers for the analysis of sources of personal income.  These five categories of personal income include the following:

Table 6 and 7 present personal income estimates for Douglas County and the State. In 2000, total personal income for Douglas County was $1,455,440,000, up from $1,061,380,000 in 1990. This increase was due to substantial gains between 1995 and 2000, with a 37% increase over the five-year period. Whereas personal income increased four-fold over the 20 year period between 1980 and 2000, forecasts indicate that it will double by 2025, up to $3,086,760,000.  During the same time periods, personal income in the State tripled between 1980 and 2000, with a 30% increase in the five-year period of 1995 to 2000. Growth in personal income between 2000 and 2025 is not anticipated to be as great for the State, increasing by 79% as compared to 112% for Douglas County.

[image: image8.wmf]Table 12

Comparison of Employment Status - 2000

Douglas County, State, and Nation

Status

County

State

Nation

County

State

Nation

Males

Civilian Employed

25,216

2,051,523

69,091,443

36.37%

32.82%

31.81%

Civilian Unemployed

916

107,652

4,193,862

1.32%

1.72%

1.93%

In Armed Forces

67

57,840

987,898

0.10%

0.93%

0.45%

Not in Labor Force

7,449

815,427

30,709,079

10.74%

13.05%

14.14%

Females

Civilian Employed

21,728

1,788,233

60,630,069

31.34%

28.61%

27.92%

Civilian Unemployed

962

115,400

3,753,424

1.39%

1.85%

1.73%

In Armed Forces

32

9,018

164,239

0.05%

0.14%

0.08%

Not in Labor Force

12,964

1,305,594

47,638,063

18.70%

20.89%

21.94%

Total

69,334

6,250,687

217,168,077

Employment (2000)

Percentage of Total Employment

As in the State, Douglas County receives the majority of its personal income through wage and salary collection, although the County receives a slightly lower proportion in wages and salaries than the state, at 54.99% as compared to 58.82%. This proportion is forecast to fall slightly over the next twenty years to 53.28% while the proportion statewide increases slightly up to 59.29%. As the second largest source of personal income for both the County and State, the County receives a larger proportion of personal income from Interest, Dividends and Rents, at 17.13% compared to 15.90%. While the proportion of personal interest from this source for the County is forecast to rise slightly by 2025, the proportion for the State is anticipated to drop slightly.  The third largest source of personal income, transfer payments, is also higher at the County level than the State, at 14.79% as compared to 10.55%. Transfer payments are forecast to increase proportionally in the County by 2025, as well as the State, but at a higher rate, from 14.79% to 17.25% as compared to 10.55% to 11.52%.  This may correspond to the forecast aging of the population as discussed in the Population chapter.

Median household income distribution for the County, as well as per capita income, with comparison to the State, is discussed in the Population chapter.

· [image: image9.png]


Major Development Trends 

Over the past decade Douglas County began a growth and development trend that is carrying through the end of the millennium.  Between January 2003 and the end of the April 2004, 202 new commercial building permits (including 59 commercial structures and 143 structures other than buildings) and 224 new business licenses have been issued. The number of business licenses issued for at-home businesses was 721 in the same period.  There were 22 notifications of a commercial business operation, which were exempt from license fees. An additional 52 permits for alterations, additions and conversion of non-residential buildings were issued at a valuation of almost 3.5 million. Based on the valuation of the building permits alone, business interests have invested in excess of $19.2 million in the community since January 1, 2003.  This figure encompasses new construction, additions, alterations and conversions, and demolitions (primarily of residential structures).

Between January 1, 2003 and May 1, 2004, over $181 million in new private investment was initiated including 2,139 new single-family homes, 32 attached single family homes, and 59 non-residential projects including primarily offices, banks and professional offices, retail and customer services, schools, amusement/recreational structures, and churches over the course of the 16 months. The non-residential projects added an estimated 3 million square feet of commercial space to the County.  The most notable recent trends in Douglas County include its emergence as the retail/commercial hub of western Georgia, including the new Arbor Place Mall, the Landing at Arbor Place, and ancillary retail centers, new restaurants and hotels, and the emergence of a number of business parks housing manufacturing and technology companies.  

Demand is business park, office and retail space is high for this space, in part because of Douglas’s favorable location, the reasonable lease rates, and the quality of developments.  Several thousand acres of land are available for commercial development.  

Retail Trade and Services
The most notable recent trends in Douglas County include the addition of major new retailers and shopping centers, with associated hotels and restaurants, and business park expansion. 
Hotels. The I-20 corridor, particularly the commercial areas along the corridors perpendicular to the interstate highway at the locations of exits for state highways 92 and 5, support a sizeable hotel market, focused primarily in the vicinity of Arbor Place Mall, which accommodates a number of visitors, and provides supplemental accommodations for Six Flags in neighboring Cobb County as well. There are currently 21 hotels containing over 1,600 rooms in the City of Douglasville. 

Retail Expansion. Douglas County supports a number of neighborhood level shopping centers, most of which are anchored by a supermarket.  The majority of regional serving and large “big box” shopping opportunities are located within the city limits of Douglasville, along the corridors perpendicular to the interstate highway at the locations of exists for state highways 92 and 5, and Chapel Hill Rd., including: the 1 million square foot Arbor Place Mall; the Landing at Arbor Place; Market Square; the Super-Walmart and Sam’s Club Center; and the Douglasville Pavilion, including the anchors of Target, Ross, Marshalls and Goody’s; as well as ancillary strip centers. 

In addition the strength of the economy in Douglas County relies in its large diversified small business community.  Making up the majority of the Douglas County Chamber of Commerce’s membership base, most new jobs are created from this sector.  The retail/commercial market in unincorporated Douglas County continues to grow, and growth is anticipated to be at a faster rate than during the last decade.

Business Park/Office. Douglas County is beginning to develop a portion of its economy in the manufacturing, office and technology sectors. The County, inclusive of the City, is fortunate to offer some of the finest business parks in the region.  Such companies as AT&T, Nioxin, Silver Line Building Products, Circuit City, Steelcase, Maytag, and Stairhouse, among others, are realizing the competitive advantage of location in this area, and have chosen to locate in the Douglas County and City of Douglasville area. 

Business parks in the County include the following:

· Industrial Developments International (IDI) has two business parks – Westfork and the Camp creek Distribution center.  These parks comprise 600 acres and offer a variety of amenities.  Both have direct access to I-20 and the Jackson-Hartfied International Airport via Camp creek Parkway.  Douglas County’s largest employer, Silver Line Building products, is located in Westfork along with industries such as Nioxin, Formica, Circuit City and Revest/Steelcase.  Westfork has approximately 4.5 million square feet of space.

· Riverside Business Park straddles the Douglas and Cobb border.  The park is owned by Crescent Resources and covers 800 acres.  The park is home to industries such as AT&T and Amoco Fibers.  The Douglas County portion has approximately 500,000 square feet of space with plans to construct 1 million more.

· First Industrial Real Estate opened the Terminus West Business Park in 2002. The park encompasses 200 acres and is already home to industries such as Maytag, Stairhouse and Standard Register.  Terminus West has 750,000 square feet and plans for an additional 750,000 square feet.

· Carter and Associates is developing the New Manchester Business Park.  The first building was completed in 2003 and leased to JVC of America.  The second building is under construction and upon completion will encompass 200 acres.  In addition, the American Red Cross has recently announced plans to relocate the Southern Regional headquarters and blood-processing center to New Manchester.  Plans call for 180,000 square feet on 19 acres.

· Thornton Road Business Park, developed by Catellus Development Corporation, currently has three buildings under construction for APL Logistics.  Plans call for the park to build out at approximately 170 acres.

· Douglas County and the City of Douglasville have other small business parks and commercial/industrial sites available through out the community.

Construction
Residential growth over the past decade, and particularly since 2000, has been strong in the County and areas surrounding the incorporated cities, ending with 2,171 residential permits issued on projects valued at just over $137 million from January 2003 to May 2004.  Over the next 25 years the construction industry will take a slightly smaller percentage of overall employment due to the slowing in population growth, and the buildout of available land near the end of the horizon period in the County, as well as shifts in the economic make-up of the County to primarily service and retail oriented. 
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Comparison of Unemployment Rate

Douglas and Surrounding Counties, 1993-2002

Year

Douglas*

Carroll

Cobb

Fulton

Paulding

1993

4.5

5.7

4.6

6.2

4.8

1994

4.0

4.7

4.2

5.8

3.6

1995

3.6

5.2

3.6

5.4

3.5

1996

3.2

5.1

3.0

5.0

2.6

1997

3.1

5.0

3.0

4.6

2.7

1998

3.0

4.5

2.7

4.1

2.3

1999

2.9

4.5

2.6

3.9

2.1

2000

2.8

4.2

2.5

3.6

2.2

2001

2.9

5.1

3.0

4.3

2.4

2002

4.9

5.7

4.7

6.4

4.1

Source: 

The Georgia County Guide, 2003

, University of Georgia.

Unemployment Rate

*Douglas County figures are for the entire county.

Manufacturing and Wholesale Trade

Manufacturing and Wholesale Trade play a small but significant role in the economy of Douglas County.  The location of industrial development is primarily located off the Thornton Road Corridor.  In the last 10 years, the number of manufacturing firms in the county has increased, particularly in the type of light manufacturing with up-front office space well suited to business parks. Although the manufacturing sector is anticipated to continue to grow in the future, it is anticipated that it will decline as a proportion of the economy, and most likely will include only extremely limited heavy manufacturing endeavors.

· Unique Economic Activities

With the completion of Arbor Place Mall and the Landing at Arbor Place, as well as surrounding retail centers, Douglas County has become a shopping and employment hub for its sector of the region. Arbor Place Mall and its nearby supporting commercial facilities, serves an east-west sector focused on 1-20 on the state routes 92 and 5, and the Chapel Hill area. At the same time, the County is beginning to experience growth in corporate and executive offices, sometimes associated with manufacturing or distribution functions. The business center market (front office activities coupled with storage, transfer or distribution space) is also strong in the County, and expected to remain so.
Downtown Enhancement
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Comparison of Average Weekly Wages by Sector

Douglas County and State Figures

1980

1985

1990

1995

2000*

Agricultural Services

County

$0

$0

$295

$300

$330

State

$0

$0

$276

$322

$390

Mining

County

$0

$0

n/a

n/a

n/a

State

$0

$0

$589

$734

$866

Construction

County

$0

$0

$436

$506

$585

State

$0

$0

$434

$508

$623

Manufacturing

County

$0

$0

$357

$482

$522

State

$0

$0

$450

$555

$684

T.C.U.

County

$0

$0

$441

$622

$652

State

$0

$0

$603

$737

$895

Retail Trade

County

$0

$0

$232

$291

$343

State

$0

$0

$236

$275

$335

F.I.R.E.

County

$0

$0

$405

$475

$536

State

$0

$0

$544

$693

$900

Services

County

$0

$0

$355

$378

$399

State

$0

$0

$414

$501

$611

Government

County

$0

$0

$402

$453

$562

State

$0

$0

$460

$533

$551

Wholesale Trade

County

$0

$0

$468

$529

$650

State

$0

$0

$603

$729

$932

* 2000 figures actually represent 1999 wages.  

In construction, manufacuring and services, data is available only for 1998 and 1997

for Douglas County

Sector

The City of Douglasville is fortunate to have a traditional historic downtown-shopping district.  The ARC Livable Cities Program has assisted Restoration and enhancement of the downtown district, now in the implementation stage.  The City, in coordination with the Chamber of Commerce “Shop Douglas First” program, has been aggressively marketing and enhancing the overall appearance and make-up of this traditional shopping street.  Programs to enhance the downtown include:  

· Encouraging the development of the traditional downtown shopping district, restaurant, entertainment and cultural destination point;

· Developing special events and ongoing activities in the downtown area;

· Providing the necessary infrastructure such as utilities, parking, streetscape, and pedestrian amenities;

· Enhancing the appearance and identifying the boundaries of downtown through the use of distinctive elements such as light poles, flags, flower baskets, planters, signage and landscaping;

· Providing financial incentives and design services to encourage private property enhancement;

· Consideration of construction of a downtown commuter rail station as a cornerstone of the revitalization effort.

Master Planned Developments

Some of the recent development in the County has been PUDs, specifically, Chapel Hill and Annawakkee.  This area has been aided by proper infrastructure of fiber optic cable, sewer, water, fire protection, etc.  Recent attention to detail and amenities has aided Douglas County in beginning to attract both quality residential and commercial developments.  The County has begun to implement regulations intending to attract high quality companies, while at the same time protecting the quality of life that is sought after in Douglas County.

· Labor Force Analysis

Residents Jobs as shown in Table 9 shows the percentages of total employment by occupation classifications for 2000 in Douglas County, the State of Georgia and the Nation.  The analysis looks at the occupations of the residents of the County, regardless of where they worked in the region.

As shown on the “Occupation of Residents,” 13.8% of the County's working residents in 2000 were employed in executive, administrative and managerial professions and 15.7% were employed in professional and technical specialty occupations, with an additional 18.7% of the workforce in clerical and administrative support, for a total of 48.2% of the workforce. Another 23.4% held jobs in the service and retail sectors, and 28.2% held jobs in production or other labor-intensive occupations. These figures reflect a very slight change from 1990, when approximately 46.5% of the labor force fell into the executive, professional and technical categories, 23.4% were employed in sales and services, and over 31% were "blue collar" workers. However, a significant change occurred within the individual occupation group of machine operators, assemblers and inspectors, which changed from 6.1% in 1990 to 13.4% in 2000.  This may be partially attributed to the fact that in 2000 the Census removed the handlers, equipment cleaners and laborer category, and combined it with other non-skilled labor categories, most probably the machine operator’s employment category. This overall limited change underscores the predominance of affordable  “starter” homes which have been constructed over the past decade, and a shortfall of move up and executive level homes which would draw more persons with executive and managerial, professional, technical and related support to the community.
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Comparison of Employment by Sector

Unincorporated Douglas County and State Percentages

1980

1985

1990

1995

2000

2005

2010

2015

2020

2025

Construction

County

10.51%

12.06%

14.03%

12.34%

11.89%

11.55%

11.04%

10.52%

10.00%

9.47%

State

5.30%

6.34%

5.94%

5.75%

6.41%

6.40%

6.38%

6.33%

6.25%

6.12%

Manufacturing

County

7.16%

6.56%

7.59%

7.36%

8.53%

8.27%

8.02%

7.74%

7.41%

7.05%

State

20.14%

18.19%

16.02%

14.69%

12.58%

11.99%

11.41%

10.86%

10.32%

9.80%

T.C.U.*

County

5.42%

4.78%

5.20%

4.75%

4.08%

4.17%

4.19%

4.17%

4.12%

4.05%

State

5.81%

5.72%

6.05%

5.89%

6.34%

6.46%

6.54%

6.56%

6.50%

6.37%

Wholesale Trade

County

3.14%

4.94%

7.07%

7.30%

6.48%

6.63%

6.69%

6.74%

6.80%

6.89%

State

6.63%

6.90%

6.38%

5.91%

5.77%

5.85%

5.86%

5.86%

5.85%

5.83%

Retail Trade

County

19.60%

22.43%

19.20%

19.80%

21.37%

20.47%

20.51%

20.65%

20.73%

20.64%

State

15.53%

16.74%

16.97%

17.65%

17.18%

16.96%

16.88%

16.78%

16.66%

16.53%

Services

County

25.25%

26.72%

29.26%

34.00%

32.99%

34.42%

35.26%

36.06%

37.01%

38.23%

State

19.15%

21.39%

24.53%

27.40%

29.89%

30.79%

31.69%

32.74%

33.92%

35.22%

Government

County

21.27%

15.93%

13.07%

10.31%

9.97%

10.19%

10.22%

10.20%

10.15%

10.05%

State

19.82%

17.48%

17.25%

16.15%

14.53%

14.32%

14.04%

13.76%

13.47%

13.19%

*Transportation, Communications and Utilities

**Finance, Insurance and Real Estate.

Sector

The number of white-collar employees living in Douglas County is lower in comparison to the state and the nation, as shown on Tables 9 and 10. In 1990, executive, professional, and technical support made up 28.2% and 30.1% of the state and national population, respectively, compared to Douglas County's 25.7%. Clerical support represented a higher proportion in the County than at the state and national levels, at 20.8% compared to 16% and 16.3% respectively. Service and sales were also lower in proportional representation than the state and nation.  At the other end of the scale, Douglas's proportion of skilled laborers (Precision Production, Craft and Repair) was around 15% compared to 11.9% for the state and 11.3% for the nation, while the County's proportion of unskilled and semi-skilled working residents (Operators, Fabricators, Transportation and Laborers) was 15.5% compared to 17.5% of the state and 24.8% of the U.S.

By 2000, the proportion of white-collar employees living in the County remained below that of the state and nation. Executive, professional, and technical support made up 33.3% and 34.6% of the state and national population, respectively, compared to Douglas County's 29.6%. The gap between the proportions of clerical and administrative support had nearly disappeared, at 12.1% in the County, compared to 11.9% for the state and 11.6% for the nation.  The County remained below the state and nation in proportional representation of skilled labor, at 6.9% compared to 9.2% and 8.7% respectively, and again exceed the state and nation in semi- and unskilled labor categories.

If Douglas County’s businesses have to rely solely on the County’s labor pool to operate, there would be an excess of employees and an insufficient match of employment options to labor skills.  While many people who work in the County live outside of the County itself, many residents of the County should not have to commute outside of the County.  As traffic congestion and commuting time increases access to employment opportunities may become a problem for business in the future.  It is important to address continued availability of quality, move-up and executive housing within the area, and increased transportation options for production workers and laborers, including public transportation.

[image: image13.wmf]Table 14

Comparison of Unemployment Rate

County, State and Nation

Year

Douglas

State

Nation

State

Nation

1993

4.5

5.8

6.9

77.59%

65.22%

1994

4.0

5.2

6.1

76.71%

65.27%

1995

3.6

4.9

5.6

73.80%

64.27%

1996

3.2

4.6

5.4

68.94%

58.81%

1997

3.1

4.5

4.9

68.88%

63.21%

1998

3.0

4.2

4.5

72.41%

67.51%

1999

2.9

4.0

4.2

72.98%

68.78%

2000

2.8

3.7

4.0

75.68%

70.00%

2001

2.9

4.0

4.7

72.50%

61.70%

2002

4.9

5.1

5.8

96.08%

84.48%

Source: 

The Georgia County Guide, 2003

, University of Georgia.

Unemployment Rate

County as % of

County figures are for all of Douglas County.

Education

There are 19 elementary schools, 6 middle schools and 4 high schools in the public school system within the County, as well as seven private facilities (in the cities of Douglasville, Lithia Springs and Villa Rica) and a special education school.  As analyzed in the Population chapter, Douglas County has a moderately educated work force that made significant increases between 1980 and 2000. In 1990, 34.4% of the adult population had some college education and above and 16.9% of the population were college graduates, as compared to 1980 when 20.7% of the adult population had some college education and 9.1% were college graduates. By 2000, almost 50% of the population had completed some college and above, and 24.5% had a college degree. In numerical terms, the number of adults with less than a high school education actually went down, while the number of college graduates increased five-fold during the two decades.

Douglas’s working age population is less educated than in many of the surrounding counties, and the State. In terms of the proportion of college graduates in 2000, Douglas County ranked number four out of six when compared with four surrounding counties and the State. Considering the proportion of adults with at least some college education, Douglas also ranked number four at 46.6% compared to Fulton overall (64.6%), Cobb (68%), Paulding (41.7%), and Carroll (36.9%), as well as the State of Georgia (49.6%).

Residents also have access to higher education and training opportunities close to home at the Douglas County campus of the West Central Technical College.  In addition, there are 3 higher education facilities in the vicinity: Mercer University in Lithia Springs; and State University of West Georgia and West Central Technical College in Carrollton. There are also numerous colleges and universities in the Metro Atlanta area, including the world famous Georgia Institute of Technology.

Labor Force Participation

“Labor Force participation 1990 and 2000” presents data on the employment status of the labor force in Douglas County and compares it to the state and the nation. The tables also reflect the major changes that occurred in the County during the growth of the last decade. 
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Commuting Patterns

Historic and Current

Category

1990

2000

1990

2000

Worked in County of Residence

12,081

16,924

33.10%

36.92%

Worked outside County of Residence

24,412

28,916

66.90%

63.08%

Percentage

Count

Figures from U.S. Bureau of the Census.
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Comparison of Earnings by Sector

Douglas County and State Percentages

1980

1985

1990

1995

2000

2005

2010

2015

2020

2025

Farm Employment

County

0.04%

0.13%

0.15%

0.00%

0.00%

0.04%

0.03%

0.03%

0.03%

0.02%

State

0.16%

1.29%

1.39%

1.44%

1.11%

1.04%

1.01%

0.98%

0.96%

0.95%

Agricultural Services

County

0.39%

0.36%

0.19%

0.30%

0.35%

0.29%

0.28%

0.28%

0.28%

0.28%

State

0.37%

0.42%

0.47%

0.55%

0.60%

0.61%

0.62%

0.63%

0.63%

0.63%

Mining

County

0.88%

0.80%

0.73%

0.50%

0.49%

0.48%

0.42%

0.38%

0.35%

0.33%

State

0.65%

0.49%

0.37%

0.30%

0.25%

0.24%

0.22%

0.20%

0.19%

0.17%

Construction

County

13.37%

14.76%

15.04%

12.61%

11.78%

11.60%

10.96%

10.35%

9.75%

9.17%

State

5.73%

6.72%

5.95%

5.52%

6.08%

5.98%

5.87%

5.74%

5.57%

5.38%

Manufacturing

County

8.73%

7.26%

6.64%

8.10%

10.54%

8.73%

8.70%

8.64%

8.51%

8.28%

State

22.81%

20.47%

17.90%

17.23%

14.64%

14.19%

13.71%

13.20%

12.68%

12.13%

Wholesale Trade

County

4.03%

6.09%

7.67%

7.93%

7.72%

7.92%

7.95%

7.99%

8.04%

8.12%

State

8.97%

9.24%

9.05%

8.35%

8.72%

8.66%

8.50%

8.33%

8.16%

7.99%

Retail Trade

County

16.85%

19.22%

16.48%

17.91%

17.99%

16.94%

16.46%

16.10%

15.73%

15.27%

State

10.45%

10.87%

9.38%

9.29%

9.01%

8.68%

8.46%

8.24%

8.03%

7.81%

F.I.R.E.**

County

3.29%

2.50%

3.76%

3.74%

3.91%

3.70%

3.57%

3.47%

3.38%

3.29%

State

5.50%

5.71%

6.57%

7.02%

7.76%

7.81%

7.88%

7.93%

7.95%

7.95%

Services

County

23.83%

23.53%

24.99%

27.68%

26.90%

29.18%

30.49%

31.77%

33.19%

34.87%

State

15.82%

17.74%

22.44%

24.88%

27.60%

28.85%

30.16%

31.64%

33.30%

35.12%

Government

County

21.60%

19.56%

18.70%

14.91%

15.43%

15.86%

15.73%

15.54%

15.30%

15.00%

State

21.28%

20.19%

19.75%

18.08%

15.76%

15.22%

14.70%

14.20%

13.72%

13.27%

**Finance, Insurance and Real Estate.

Figures are from Woods & Poole Economics, Inc.

*Transportation, Communications and Utilities

Sector

In 1990, 74% of the County's population over 16 was working or seeking employment. By 2000, this figure had dropped to 70.6% of the population working or seeking employment. To some extent, the difference is attributable to the larger proportion of children in 2000 over 16 but not working, and the increase in women of workforce age choosing not to enter the workforce to raise families. The percentage of males in the civilian labor force in 1990 was 78.4%, which dropped to 74.9% in 2000.  The change in the percentage of females 16 or older who were working or seeking employment in 1990 and 2000 is slight—decreasing from 62.6% to 60.9%, respectively. 

Comparisons to the state and the U.S. are equally enlightening. Trends between 1990 and 2000 for the County, state and nation indicate a drop in active labor force participants and increase in the number and proportion of persons not in the labor force. However, in 1990, the participation of males and females 16 and older in Douglas's labor force far exceeded state and national averages. This trend continued to 2000, when state and national labor force participation rates were less than two-thirds for Georgia and the U.S., Douglas County's was almost three-quarters.  Although the County’s participation in the labor force is proportionately greater than the state or nation, the increase of persons not in the labor force between 1990 and 2000 is greater than that experienced by the state and nation. In 2000, 10.7% of the males were not in the labor force, representing a 1.9% increase, and the proportion of females not in the labor force was 18.7%, a 1.7% increase, for a total of a 3.6% increase. During the same period, state and U.S. non-participation increased only 1.9 and 1.4 percentage points, respectively, although the total non-participation still exceeded that of the County. In both the state and the nation, the proportion of women not participating in the workforce actually decreased, as compared to an increase in the County. Conversely, the proportion of men not in the workforce increased on a state and national basis, comparable to the increase experienced in the County. 
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Earnings by Sector - Total County

Historic, Current and Future Forecasted

Sector

1980

1985

1990

1995

2000

2005

2010

2015

2020

2025

Farm Employment

0.10

0.49

0.81

0.02

(0.05)

0.48

0.48

0.47

0.47

0.46

Agricultural Services

0.90

1.31

1.01

2.06

3.47

3.43

3.91

4.45

5.02

5.60

Mining

2.05

2.93

3.93

3.42

4.84

5.60

5.82

6.06

6.31

6.57

Construction

31.11

53.87

80.70

86.40

115.71

136.65

152.22

165.23

175.78

183.59

Manufacturing

20.31

26.50

35.64

55.52

103.55

102.86

120.84

137.98

153.31

165.88

T.C.U.*

19.30

25.86

36.13

48.75

56.46

71.38

85.11

98.11

109.99

120.34

Wholesale Trade

9.38

22.21

41.14

54.31

75.85

93.35

110.44

127.56

144.85

162.51

Retail Trade

39.20

70.13

88.46

122.70

176.72

199.60

228.52

257.17

283.51

305.67

F.I.R.E.**

7.65

9.14

20.15

25.63

38.39

43.60

49.58

55.42

60.89

65.78

Services

55.42

85.87

134.08

189.57

264.34

343.71

423.46

507.46

598.26

698.24

Government

50.24

71.37

100.33

102.10

151.58

186.89

218.50

248.20

275.73

300.29

Total

232.59

364.96

536.62

684.96

982.59

1,178.03

1,388.67

1,597.11

1,802.30

2,002.28

Earnings (in millions)

**Finance, Insurance and Real Estate.

It is possible that the percentage of the total labor force will continue to decrease, as young persons continue their education and remain out of the labor force, the population ages, or young families move into the area with one parent remaining out of the labor force to raise children.  However, as income and education levels increase, business opportunities in the professional and high tech occupations are attracted to the area, and types of housing production expand to include more move-up and executive options, more employees may be attracted to reside in the County.  Second, in 2000 there was a high proportion of the age cohort of “traditional family age,” 25 to 44 who would be entering the labor force.  This trend is expected to continue to 2025 as the population continues to grow and age. These figures suggest several different concurrent trends—a movement toward the one wage-earner family as young families with small children locate in the County, an increasing proportion of middle age families with fewer children in the County, an increase in the educational status of persons over the age of 16, and an aging of the population. 

Unemployment

[image: image17.wmf]Table 16

Commuting Patterns

County Where 

Employed

Employees

Percent of 

Total

County of 

Residence

Employees

Percent of 

Total

Carroll

1,057

2.29%

Carroll

3,438

10.61%

Clayton

1,196

2.59%

Clayton

567

1.75%

Cobb

7,450

16.13%

Cobb

4,011

12.37%

DeKalb

2,211

4.79%

DeKalb

674

2.08%

Douglas

16,924

36.65%

Douglas

16,924

52.21%

Fulton

14,253

30.87%

Fulton

1,192

3.68%

Gwinnett

747

1.62%

Haralson

562

1.73%

Paulding

596

1.29%

Paulding

2,865

8.84%

Other

1,742

3.77%

Other

2,182

6.73%

Total

46,176

Total

32,415

Source: Georgia Department of Labor/2000 U.S. Census.

Employed Residents of Douglas

Persons Working in Douglas

Employment data for the Douglas County for 1993 through 2002 indicates that unemployment rates fell between 1993 from a high of 4.5% to a low of 2.8%, rising again in 2002 higher (4.9%) than they had been previously 10 years before. This trend occurred in surrounding jurisdictions as well. In 2002, the County ranked in the middle out of 5 counties, with Paulding County having the lowest unemployment rate, and Fulton County having the highest.

Statistics comparing Douglas County to the state and nation indicate that Douglas County has had a lower unemployment rate than both the state and the nation every year over the past decade, ranging around an average of 72% of the state’s rate for all years except 2002, and comprising around an average of  64% of the nation’s rate for every year except 2002. The same trend of a decrease in unemployment between 1993 and 2000 applies to the state and nation, where unemployment decreased from 5.8% and 6.9% respectively in 1990 to 3.7% and 4.0% respectively in 2000, as compared to 4.5% in 1993 to 2.8% in 2000 for the County. In the most recent year available, the difference in unemployment rate has decreased significantly, particularly between the state and County, where the unemployment rates are fairly comparable. Douglas County’s unemployment rate remains below the nation in 2002, although the gap has reduced from 70% in 2000 to 84.8% in 2002.

Commuting Patterns
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In 1990, Douglas County had a resident labor force of almost 36,493 and an employment base of over 15,215. However, in that year, only 12,081 workers who lived in the County, comprising 33.1% of the employed workforce, actually worked there.  By 2000, the County had a resident workforce of 45,840, of which 36.9% commuted elsewhere for employment, indicating a slight expansion of employment opportunities appropriate for residents of the County. Data on commuting patterns for 2000, presented on Table 15, indicate that 63.90% of the County's employed residents commuted outside of the County to work. Conversely, almost 8,000 of the County's employees, or 84%, commuted into the County every day to work.
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 Over 62 percent still commute to employment outside of the county as of 2000, down slightly from over 66 percent in 1990. In addition to over 36 percent of the commuters working within Douglas County, almost 31 percent of persons residing in Douglas County commute to Fulton County, 16.1 percent commute to Cobb County, 4.8 percent commute to DeKalb County, and 2.6 and 2.3 percent commute to Clayton and Carroll Counties respectively.  The remaining 6.7 percent commute to Paulding and Gwinnett counties, other locations in the state, or outside of the state. Out of state employment remains below 1 percent.  

In 1980 there were 12,259 persons employed in Douglas County. By 2000 employment had doubled to 32,415. Over 52 percent of the persons employed in Douglas County reside in the county, with: 12.4 percent residing in Cobb County; 10.6 percent residing in Carroll County; 8.8 percent residing in Paulding County; 3.7 percent residing in Fulton County; 2.1 percent residing in DeKalb County; 1.7 percent residing in both Clayton and Haralson Counties; and 6.7 percent living in other counties or states. Almost 45% of the employment opportunities in 2000 are located within the incorporated city portions of the county. 

If the labor force participation rate remains the same, in 2025 the potential 43,000 residents in the labor force residing in the unincorporated portions of Douglas County will be matched to an employment base of 63,538 or just less than 1.5 jobs for every working resident in the unincorporated County. As traffic congestion increases in the region and internal circulation is improved, it is anticipated that a much higher percentage of residents will work in the County than now. A major goal of the County is to increase live, work and play opportunities by providing the necessary housing opportunities and infrastructure, and expanding the base of employment opportunities.  Adequate land is available to achieve this objective. As Douglas County moves closer to this goal, it is anticipated that a much higher percentage of the residential population will actually work within the County.

· Local Economic Development Resources

Development Agencies

Effective economic development programs are a group effort, involving not only local government staff but also the cooperation of and resources available from other potential partners that have programs underway at various levels.

Development Authority of Douglas County

In February 1981 the Douglas County Board of Commissioners adopted a resolution creating the Development Authority of Douglas County.  The body was activated in 1997 and has since held the primary role of financing targeted development projects through the issuance of revenue bonds. The Development Authority is the central point of contact for businesses looking to expand or locate operations in Douglasville and Douglas County. The office maintains a database of available buildings and sites, tracks business financing programs and assists entrepreneurs in starting businesses in the County.  Additionally, it is the center of economic development planning and marketing and is responsible for assisting and building relationships with existing businesses and industries. The Development Authority provides services designed to assist these businesses with every facet of the location process.  Services provided include:

· Confidential site selection services for commercial and industrial;

· Program Financing and Incentives;

· Demographic and Consumer Information

Douglas County Chamber of Commerce

The Chamber has an economic development program and offers an excellent resource to the County for coordinating activities. The Chamber works closely with the Development Authority of Douglas County in coordinating with other agencies and resources, as well as with State Industry, Tourism and Trade, and can act as a go-between to these agencies on behalf of the County. The Chamber develops a Local Policy Agenda, based on a semi-annual survey of the Chamber membership, to inform members of the local governing bodies of the business community’s position on pertinent issues.  The Chamber staff attends meetings at the City of Douglasville and its working committees and well as meetings of the Douglas County Board of Commissioners.  The Chamber also meets frequently with officials on matters of interest to the business community.  During 2003-2004, the Chamber has acted on issues of stormwater management, sales tax, property taxes, land use, zoning and tourism.

Metro Atlanta Chamber of Commerce

The Metro Atlanta Chamber is involved in a wide range of economic development and regional improvement programs, some of which have particular significance for Douglas County. The Metro Atlanta Chamber's overall goal is regional in scope and addresses the attraction, creation and retention of business in metro Atlanta, which includes particular attention to the maintenance and provision of the physical infrastructure needed to support and expand the business base. The Metro Atlanta Chamber provides a coordinated program of business promotion at the national and international level, promoting the entire metro area, including Douglas County. The Chamber's promotional activities emphasize the biomedical fields, telecommunications and software, all of which are important parts of Douglas County's desired future employment base.

Resources—Programs and Tools

Douglas County Chamber of Commerce Entrepreneurial Initiatives

The Douglas County Chamber of Commerce is dedicated to making businesses achieve success with a variety of services geared toward small and growing businesses.  A few of the services offered include:

· Small Business Development Center – Access to technical and financial assistance specifically for small business.  Business strategy, finance and accounting assistance and market analysis and planning are a few of the topics available for assistance.

· Entrepreneur’s Tool Kit – The “Who’s Who” of starting a business in Douglas County.  The kit provides contacts, what forms to fill out, permits required, where to go, the phone numbers and addresses needed to get the business started.

· Entrepreneur Roundtables – Business owners are brought together to discuss best practices, business issues, success stories and offer networking opportunities.

· Small Business Needs Survey – Business needs are assessed and match with resources.

· Networking/Advertising Opportunities – Links business owners to business owners, and to potential customers through word of mouth advertising. 

· Other promotional activities sponsored by the Chamber include a Business to Business Trade Expo, Ribbon Cutting/Open House service, networking events, a member to member directory and a community web portal.

Douglas County Chamber of Commerce Community Development Initiatives

Strengthening and expanding partnerships throughout the community is a cornerstone of the Douglas County Chamber of Commerce.  The Chamber works in a collaborative fashion, channeling the business community’s support to social and community focused organization.

· Board of Education – Mentoring students, partnering business and schools and matching internship/apprenticeship opportunities are a few of the ways that the Douglas Chamber works to enhance the public education system with private sector.

· Literacy Council – Provides every citizen of the County the opportunity to enjoy the rewards of education. The Chamber is a participant of the certified Literate Community program, dedicated to stamping out illiteracy in the community.

· Workforce Development Council – Made up of area educators and employers, the Council assesses employment challenges and seeks innovative solutions.

· Community Visioning (Douglas Blueprint) – This 10 year vision for the future of the County serves as a roadmap for strategic growth, land use, planning and zoning, greenspace, workforce and leadership and civic infrastructure issues.  A Steering Committee of community leaders meets regularly to keep this plan dynamic.

· Social Services – The Chamber and its volunteers are involved in virtually every community service, including United Way, Women’s Shelter, Children’s Advocacy, and many others. 

 Quick Start

The Quick Start Training Program provides high quality, tailored training at no cost to area business.  Both manufacturing training and service training are available to manufacturing operations, warehouse and distribution centers, national and international corporate headquarters, information technologies and customer service operations.  The program includes a training needs analysis, a detailed training program, high quality training and expert training staff.  

Georgia Center for Advanced Telecommunications Technology (GCATT)

GCATT is an initiative of real virtual clusters of excellence in advanced telecommunications.  GCATT supports development of the latest technologies and applications in communications, computing and content processing.  Formed in 1991, GCATT is a program of the Georgia Research Alliance, a public/private partnership fostering technology-based economic development across the state.  Although GCATT is based at Georgia Tech, it supports research programs in advanced telecommunications at the Georgia Research Alliance’s six research universities.  

The GCATT partnership of industry, government and universities works together in a three-pronged strategy of Technology, Policy and Commercialization for high-tech economic development in Georgia.  There are approximately 20 different research centers that fall under the GCATT umbrella.  The research programs of the centers are funded by the industry and government through grants, industry consortia and directed research projects.  GCATT staff provides support by promoting collaboration across the various research centers, leveraging the knowledge and resources that already exists. 

Yamacraw

Yamacraw is an economic development initiative to make Georgia a world leader in the design of broadband communications systems, devices and chips—thus creating in Georgia both high-paying design jobs and support and supply-chain jobs.  Yamacraw research is grouped in three targeted areas of broadband technology:  Embedded Software, Broadband Access Devices and System Prototyping.  At its core, Yamacraw is made up of 200-300 world-class researchers who take the best of technologies one step further by integrating them to patent a new generation of compatible infrastructure products. 

Georgia Power Company, Economic Development Division

Georgia Power is the oldest economic developer in Georgia, and has an Economic Development Division whose primary role is to attract businesses to the state. The Economic Development Division of Georgia Power has two sections, a domestic section and an international section. Each section is responsible for marketing Georgia as a positive place to do business. There are 130 local offices statewide with a primary concern of job development. Although Georgia Power has offices throughout the state, it does not provide any specialized programs for any particular city or county. Georgia Power's primary local contact for economic development issues are generally with the Chamber's of Commerce. Alternative points of contact are with the various levels of government in Georgia Power's service area. Georgia Power has in the past-formed different alliances with other organizations and agencies for the purpose of attracting businesses to an area.

Georgia Department of Industry, Trade and Tourism

The Georgia Department of Industry, Trade and Tourism (GDITT) is a state funded agency mandated to serve as agent for all the cities and counties in the state of Georgia. GDITT's primary purpose is to assist potential businesses considering locating in the state of Georgia in identifying an optimal location for they’re operational needs. The Georgia Department of Industry, Trade and Tourism also assist the movie industry in locating appropriate movie sets throughout the state of Georgia. The identification of international markets for the export of Georgia goods and services is another duty of GDITT.

Because GDITT is a statewide agency, there are no specific programs or projects tailored to the needs of Douglas. In the event that a potential business client is interested in the Douglas area, GDITT policy is to work with both the Chamber of Commerce and the local governmental entity. GDITT has a working relationship with the utility companies, rail systems, banks, universities, and other agencies with resources to facilitate economic development. GDITT maintains a substantial computer based inventory of commercial and industrial sites throughout Georgia.

Oglethorpe Power

Oglethorpe Power maintains a robust economic development program that works in concert with the local communities, the Georgia Department of Industry, Trade & Tourism and other statewide economic development programs to bring industry into Georgia.  Over the past 20 years, these efforts have resulted in numerous commercial and industrial firms locating or expanding in the state.  Oglethorpe Power is a founding member of the Georgia Allies, a public-private economic development partnership of ten private companies with statewide economic development interests and the Georgia Department of Industry, Trade and Tourism.  The Georgia Center for Site Selection was established to help businesses, both large and small, establish or expand operations in Georgia.  Information on how to find the most appropriate community in Georgia, and information regarding available industrial buildings and sites to statistical information on communities across Georgia is provide free of charge.

Georgia Business Expansion Support Act

In 1994, the State passed legislation for tax credits against state income taxes to encourage economic development in Georgia. Some of the programs are targeted to specific industry groups manufacturing, warehousing and distribution, processing, telecommunications, tourism, or research and development, but does not include retail business).

Job tax credits and investment tax credits are available to the targeted industry groups at different levels, depending on the relative need of the area for economic development.  Some credits are available to specific industry groups, while others apply to all employers.   Overall, Douglas County and its cities are categorized, as “Tier 4” communities within the plan and qualifying companies are eligible for associated credits.  The following is a summary of the various provisions of the Act as they relate to Douglas County:

Special Tax Programs

There are several special tax programs in place in other jurisdictions that are not currently utilized in Douglas County:

Urban Enterprise Zone. Under an Urban Enterprise Zone, specific areas are delineated where deteriorating physical or market conditions have resulted in little or no investment in property improvements or development. Within an Urban Enterprise Zone, if a property owner renovates or develops a site, the County's property taxes can be frozen at the pre-improvement level for a specified time period, then rising in annual steps to full value taxation at the end of the period. This approach is useful in encouraging investment that would otherwise not occur, and in eventually increasing the tax base where taxes would otherwise continue to fall through depreciation.

Urban Enterprise Zones can be set up for commercial, industrial or housing investment, but should be used only where development would not otherwise occur.

Tax Increment Financing. This approach allows property taxes to rise as sites are developed or improved, but directs all or some of the increase over and above the pre-improvement tax level into public facilities that have been built to support the area's revitalization. In effect, the government takes the risk through provision of public improvements up front, and then pays itself back through the higher tax collection increment while assuring that the pre-improvement tax collections continue to go into the general fund. Once the improvements are paid for, all of the taxes will go into the general fund. This approach can be very useful in a carefully controlled revitalization effort for a deteriorating area, where future renovations and development can be reasonably anticipated but are dependent on a general improvement to the area.

Community Improvement Districts: The Georgia Constitution provides for a special kind of tax district called a Community Improvement District (CID). This type of district can be created only upon the petition of the property owners themselves, and is managed by a board that includes representatives of the property owners and the County. Under a CID, only nonresidential property is subject to the special tax, and the funds must be used only for certain public facilities, such as roads and water and sewer utilities. The funds can be used for both capital and operating expenditures, and the special nature of the Act allows the basis of taxation to be the development density or impact of a property as well as its assessed value. The Act also allows debt financing without referendum since a majority of the property owners (who must own at least 75% of the properties by value) must request the CID designation. A plus for the County is that debts of a CID are not debts of the government and do not affect the County's debt limit, while the CID can enjoy a lower interest rate due to its quasi-governmental structure.

· Assessment—Economic Development

Over the last two decades Douglas County has seen changes and growth both in its residential population and its employment opportunities.  Currently it is estimated that nearly 32,415 people work in the County, primarily in the services and retail sectors.  These sectors have grown as a response to Douglas County’s location, growing amenities, reasonably priced housing market, available land, slowly increasing potential buying power of the residential population and an improving quality of life.  Employment growth is expected to continue over the next 25 years, but at a much faster rate despite the potential trend of the national economy slowing down, particularly as the availability of land for new non-residential development is absorbed.  Several issues have emerged during this economic development analysis:

· Services and retail sales are the primary sectors in the Douglas County market, encompassing over 54.4% of the total employment market.  The services sector includes the majority of employment activity that is done within an office building or business park.

· Manufacturing, Technology and Warehousing will continue to increase numerically over the next 25 years, but will encompass less than 8% of the entire employment market by 2025 due to the overwhelming growth of the service and retail sectors.

· It is expected that between 2000 and 2025 the County will attract 44,600 new jobs, or an increase of 194%.

· Infrastructure and available land will play a critical role in attracting the appropriate mix of employment opportunities. The County must assure that there is adequately zoned land with appropriate infrastructure to service the expected growth in employment within the County.  Over the 2004 to 2025 planning period, over 18 million square feet of occupied non-residential space will be needed to accommodate employment growth for the unincorporated area of the County.  Based on a standard floor area per acre ratio, this equates to almost 2,000 acres of land needed for development of the increased need for non-residential space. Overall, approximately 24.6 million square feet of new floor area could be accommodated by current zoning, the clear majority of which is zoned in the industrial districts (79%). However, the distribution of vacant land by zoning category does not match the future demand by land use type appropriately. The current zoning provides far more land then needed for industrial uses, while only about one-half of the retail commercial demand can be accommodated on commercially zoned land.  Land specifically zoned for office uses will be in particularly short supply; and although offices can be allowed in commercial zoning districts, there is insufficient land zoned commercial to accommodate the retail development alone.

· Previous economic development efforts have been aimed at attracting industrial employment to the area. Greater efforts should be made to accommodate projected office and retail commercial to support residential growth through continued support of the Chamber of Commerce and Development Authority.  The County utilizes several state and local programs to promote economic development that have worked successfully in the past.  The County will continue to utilize these programs and grants, and will utilize new programs as they are developed.

· Industrially zoned land can be used for certain professional and administrative office uses, and limited commercial use, which could absorb some of the excess industrial zoning. While mid-rise office parks are often found in and around the kind and quality of industrial development light industrial uses require, industrial zoning is often unattractive to commercial and office development oriented to retail sales and personal services. While the County contains many more acres of industrial land than 2025 forecasts would absorb, retaining an excess of land for development beyond 2025 is not it is not inappropriate.  While some vacant industrially zoned land may not be well located for non-industrial uses, some should be considered for re-zoning to commercial and office uses.

· Upwards of 600 acres of additional office and commercially zoned land is needed to accommodate future retail and service uses, both of which will be attracted to the County by its population growth and resulting increase in disposable income.  The potential for rezoning some of the available industrial acreage, where it can best accommodate commercial and office uses should be considered.

· Commuter patterns suggest that there are limited employment opportunities for upper management, professional and skilled employees living in the County.  Through more efficient and realistic land use patterns as identified on the Future Land Use Plan Map, and the increased emphasis on infrastructure, housing stock and other amenities, the County is taking great strives towards attracting a more balanced and higher income employment base.

· The local economy is heavily dependent on the service and retail sectors operations, with a deficit in high tech and management/professional sectors.  The County will continue to recruit for diversity within its employment sector.

· Education levels lag behind a number of surrounding communities.  Continued economic growth and stability will depend on increased educational levels for all age groups and degree levels.

· Retail sales will continue to grow in response to the population growth and increasing incomes in the Douglas County area.  Appropriate land and infrastructure should be provided to meet this need.

· The City of Douglasville has invested substantially in the initial redevelopment of historic downtown Douglasville.  Due to these efforts the downtown area is planned to become a destination for area residents for shopping, recreating and eating.  The historic character of this area has been emphasized through several events.  The City in conjunction with the Chamber of Commerce will continue to promote this area.

· Legitimate start up businesses cannot afford even the low commercial lease rates that Douglas County has to offer.  The County needs to develop mechanisms for fledgling companies to effectively do business and get off the ground.
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