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Introduction

Why This Project?

How is Davis doing? This question often surfaces

in one form or another at City Council meetings, city
commission meetings, and in countless conversations
among Davis business people and community
members. The answer to this question depends on
many factors, including how “doing well” and “doing
poorly” are defined and the data used to measure
change. Recently, the Business and Economic
Development Commission (BEDC) concluded that
developing and publishing an annual report that
examines and measures some of the key factors
defining economic development and community well-
being would help policymakers and the community
grapple with this important question.

Business & Economic
Development Commission (BEDC)
Function & Purpose:

> Advise Davis’ City Council & staff
on issues & concerns relating to
business & economic development.

. Work within the Economic Development
Strategic Plan.
c Provide focal point for the community

and city government on economic
development projects and issues.

Davis Today

Like many communities in the Sacramento region,
over the past 10 years Davis has experienced
considerable change. These changes have
influenced the profile of our local economy and
community in general. Awareness of some of
these broad changes provide context for a more
thorough examination of Davis' economic health
and well-being.

2000
Population (2009) 60,308
Housing Units (2010) 23,617
Jobs (2008) 15,535
Business Establishments (2008) 2,035
Acreage (2010) 6,342

In the first part of the last decade, Davis

experienced considerable housing and population
growth followed by an economic decline. Between

2000 and 2009, Davis’ population increased
by approximately 5,500 new residents and over

2,400 housing units were added. While the housing

market declined in the second half of the decade
and the local economy went into recession, Davis
experienced sustained job growth between 2000

and 2008 adding over 2,700 new jobs with almost

1000 new jobs in the Education & Health sectors

and over 960 jobs in knowledge-based industries.

During this period the total number of business
establishments increased by almost 1,000 (Note:

Introduction

Busness Health  Busness Climate

this figure includes home offices and businesses). Local
job and business growth occurred even during the
recession years for which data is available. Nearly all of
this growth is attributable to development that occurred
on vacant land within the city as the city boundary
changed minimally during the past ten years. Between
2000 and 2010, 54 acres were added to the local
footprint.

Most Recent Change

65,814 9%
26,056 10%
18,249 17%
2,938 44%
6,396 0.10%

Debbie Aldridge/UC Davis
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Dixon

Fairfield

Vacaville

West Sacramento
Woodland

Davis

Irvine

Palo Alto

Riverside

Total Index Scores

2.2
2.4

4.2

3.8

4.1
3.0
2.9
3.0
3.2
4.2
43
4.6
3.9 2009
2008
5.2
5.4
7.5
7.0

What is the Davis Economic Health and Prosperity Report?

Measuring the economic health and prosperity

of a county, a region, or other jurisdiction is

not a new idea. Several neighboring cities and
counties use some type of annual report to

help their constituencies make judgments about
their performance and their plans for economic
development. Most reports contain a combination
of economic measures (e.g., job growth,
unemployment rates, and income growth) and other
factors (e.g. education, investment, and quality of
life measures). Though no two reports are alike,
they all share an important characteristic: the
factors chosen to measure progress are important
to the community. The Davis Economic Health

and Prosperity Report is built around a similar
viewpoint. Further, it is important to understand

Introduction Busness Health

Busness Climate

that this report is not intended to be a definitive
analysis of any particular issue. Instead, it focuses
on identifying higher level trends and the important
relationships that exist between the variables used
to measure progress, development and community
well-being.

Compared to the eight cities used to gauge our
performance, Davis ranks 3rd in 2009 and 4th in
2008. Is this where we want to be? How did we
reach this conclusion? This report provides the
details behind these rankings as well as additional
information about our economic well-being that will
help us answer the question: “How is Davis doing?”

City Revenue Quality of Life People
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Measuring Economic Health and
Prosperity

This report measures Davis’ economic performance

across five indicators:

O Business Health focuses on existing
businesses and employs the city's
commercial vacancy rates, the
unemployment rate, payroll, and other
measures.

m Business Climate emphasizes
factors important to attracting new
businesses such as commercial lease
rates, development impact fees, and
construction permit revenue.

| City Revenue measures include tax
proceeds from sales and
transportation, property, and transient
occupancy taxes (TOT).

| Quality of Life defines community
performance such as school quality,
expenditures toward cultural
amenities, and crime.

[ ] People captures workforce education,
household income, age demographics,
and other people-oriented measures

Performance on each indicator is measured with two

types of variables:

Comparable variables are used to create index

scores that allow Davis’ performance to be compared
with other jurisdictions. Data in this group must be
accurate and consistently available on a timely basis
for all comparison jurisdictions. To make performance
comparisons on a level playing field, each jurisdiction’s
per capita or percentage value for each comparable

6

variable is computed. The city with the highest
value is then assigned a score of 10, and the
city with the lowest value receives a score of 0.
The remaining cities are assigned index scores
based on their position within the range of per
capita or percentage values. After determining
the index scores for each city for each variable
in an indicator, a simple average of all of the
indices is computed to determine each city's
overall score. All index scores for each city are
then averaged with equal weight to produce an
overall Economic Health & Prosperity score for
each jurisdiction. It is important to note, that
each indicator and variable used to develop
index scores is weighted equally. If arithmetic
weights are used to express differentiated
priorities and values, the results can change
dramatically.

There are a total of 15 comparable variables,
three for each of the five indicators. The
comparable variables for each indicator

are separately measured for Davis and the
following eight jurisdictions:

0 Dixon

Fairfield

Vacaville

West Sacramento
Woodland

Irvine

Palo Alto
Riverside

N Y O O O

Five of these jurisdictions are neighboring
cities along the |-80 corridor. They were
selected because they compete directly with

Introduction Busness Health

Davis for economic development opportunities
within the region. The other three jurisdictions
are college towns like Davis and as a result share
some of the same characteristics as Davis in

- Irvige «Riverside

Busness Climate

City Revenue Quality of Life

People
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terms of economic and community interests. UC Irvine
is frequently grouped with UC Davis and UC San Diego
in terms of stature in the UC system and overall growth
rate. UC Riverside shares an agricultural heritage with
UC Davis and as a result some of its research interests
are similar to UC Davis. Finally, Stanford University in
Palo Alto is one of the preeminent research universities
in the country and sets the standard in many ways for
successful economic development.

Davis-only variables measure our performance

on variables that are of special importance to our
community, or that help explain our performance on
other variables. There are also 15 Davis-only variables,
three each for the five indicators. Index scores are

not used to measure performance for Davis-only
variables. Data for Davis-only variables generally focus
on the significance of changes over time. Some of
these variables are also compared to state or regional
statistics when the data are available. Because of these
differences, measuring results on Davis-only variables
is more subjective than the comparable variables. If a
trend is judged to be significant, it is highlighted in the
Conclusions section of the report.

How to Use this Report

The Davis Economic Health & Prosperity Report is
intended to be used as a tool for policy makers and

the community. There are many additional or substitute
metrics that could be employed to assess Davis’
economic health. However, those used in this study were
selected based on the following considerations (in no
particular order):

. Meaningfulness
. Accuracy and reliability of data
7

. Cost of data

. Ease of data collection

. Likelihood of change over time

. Frequency of data updates

. Ability to compare with comparable cities

The following pages display the data and analysis for the
five indicators. The next section is the heart of the report.
The results for the Comparable variables are displayed
graphically and the most significant findings from the
Davis-only variables. The appendix contains additional
details on each of the variables.

Introduction Busness Health  Busness Climate
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CONCLUSIONS

Davis Economic Health and Prosperity Report for 2009

OVERALL INDEX SCORES

Davis ranks 3rd among the nine jurisdictions in 2009
with a score of 4.7 out of a possible 10 and 4th in
2008. The indicators that raised Davis’ overall score
above some of the other jurisdictions are Business
Health, Quality of Life, and People. Pulling our overall
score down were our results on the City Revenue and
Business Climate indicators. Note: if the overall index
score is determined using only the economic indicators
i.e., Business Health, Business Climate, and City
Revenue, Davis drops to 6th place and Dixon (4th), West
Sacramento (2nd), and Woodland (3rd) move ahead.
This shift is significant and points to the impact that

Total Index Score

Note: This graph also appears in the introduction

differential indicator and variable weighting would have
on measurement going forward.

Using the five indicators, equally weighted, Palo Alto was
top ranked for both years measured and significantly
outpaced the other eight jurisdictions. Irvine ranked
2nd; and the scores for Davis, Woodland, Dixon, and West
Sacramento scores are tightly grouped for both years.
Only 0.4 points separate the high and low scores for this
group in 2009. 2008 scores are generally clustered
similarly with a range in overall scores of 0.8 points.
Fairfield, Vacaville, and Riverside consistently rank in the
bottom third of all jurisdictions.

. Dixon 3'84_1
o
3 Fairfield 2390
2 )
§ Vacaville 3'% 5
S ' 42
-2| West Sacramento
2 43
Woodland 39 4.6 008
" Irvine 5'% 4
% . 7.5
= Palo Alto ‘
o 7.0
— A 2.2
S Riverside >4

2009 Total Index Scores

10
75 Palo Alto (1st)
5.2 Irvine (2nd)
4.7| Davis (3rd
46) Woodland (4th)
421 West Sacramento (5th)
3.8 Dixon (6th)
30| Fairfield (7th)
3.0 Vacaville (8th)
2.2] Riverside (Sth)
-\\/
0

What Do the Index Scores Tell Us? The index
score ranks suggest that Davis is a lot like a number
of its regional competitors and that it lags well behind
two of the three college town comparables. Of
course, the results might have been different if other
measures (i.e., indicators) of performance had been
used or if the indicators had been assigned different
weights, but the range and types of indicators and
data supporting these findings make them worth
considering. On the plus side, Davis is in the top half
of the distribution; on the negative side, it did not
really distinguish itself among its regional competitors.
Davis’ performance, particularly in areas where



Davis Economic Health & Prosperity Report

it performed poorly, may warrant more analysis and
consideration of the ways in which our performance
could be improved.

SIGNIFICANT DAVIS-ONLY VARIABLES

In addition to the comparable variables, 15 Davis-only
variables were examined, three for each of the five
indicators. The following four are noteworthy, and should
be considered in future economic development planning.

Sales Tax Revenue by Business Category
(City Revenue Indicator)

This variable helps us understand the contribution each
sector of the Davis economy makes to our overall sales
tax revenues. Analysis reveals that sector shares deviate
in several categories from regional averages, which
offer one of many points of reference. This distribution
may represent added risk for the Davis economy

beyond the normal ebb and flow of state and regional
economic cycles. Business downturns in sectors that
make unusually high contributions to city revenues could
expose the city to significantly larger losses in total sales
tax revenues than otherwise would occur.

Further Analysis

What is the distribution of sales tax receipts across
business categories that balance Davis’ willingness to
accept risk with the need to generate revenue?

Sales Tax Capture Rate by Business Category
(City Revenue Indicator)

Sales tax capture rates measure the amount of sales
tax revenues collected with estimates of the amounts
that Davis residents pay. When sales tax collected

by Davis businesses is less than sales taxes paid

by residents, the resulting gap is called “leakage.”
Leakage in Davis is low for some categories (e.g.
clothing, furniture, business-to-business) and high in
others (e.g. drug stores, auto sales, food products)
particularly compared to our neighboring cities.
Significant leakage represents lost income to the city.

Policy Question

To what extent should Davis address the most
significant sales tax capture deficiencies?

Davis Residents — Highly Skilled Workers Who are
Employed Outside of Davis
(People Indicator)

Davis is fortunate in that many of its residents possess
the skills needed by the types of businesses that Davis
would like to attract (See Appendix, Section I, People
Indicator). Unfortunately, many of them do not work

in Davis. The positive side of this finding is that Davis
should have an advantage over other jurisdictions
because potential employees for new businesses already
live here.

Further Analysis

What can the city do to bring together the highly
skilled workers who live here but currently work
outside of Davis and the knowledge based businesses
it hopes to attract?

UC Davis Start-Ups
(Business Climate Indicator)

Davis places a high priority on taking advantage of its
unique relationship with UC Davis. In recent years, UCD
research has grown significantly, with awards totaling
$622 million in 2008-09. Spinoff or start-up companies
are an important product of this effort to UCD and the
city of Davis. Unfortunately, however, the city has been
able to retain only a very small share of these emerging
businesses.

Further Analysis

What can the city do to bring together the highly
skilled workers who live here but currently work
outside of Davis and the knowledge based businesses
it hopes to attract?

In the sections that follow, the results for each of the five
indicators are described in detail.
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Business Health Indicator

(Emphasis on Existing Businesses)

Why Are We Measuring This? What Do The Index Scores Tell Us? 2009

Sound business health is vitally important to the Davis is ranked 2nd on the Business Health Indicator Business Health Index Scores
daily life of our community. Without it, the community among the nine jurisdictions. Palo Alto ranked highest 10

will struggle to maintain its current economic well- while Riverside lagged behind the others. Comparing

being and will be at a major disadvantage for future the change over 2008 scores, Davis is one of six

economic development. jurisdictions that increased its score in 2009.

781 Ppalo Alto (1st)
7.0{ Davis (2nd)

6.8] Irvine (3rd)
Business Health Indicator 57|  Dixon (4th)
Dixon 5.7
5.8 39 Vacaville E_th%_
. 3.0 31 'I.'n'qodlan {bth)
Fairfield ' 30) Fairfield (7th)
2.5 28] West Sacramento (Bth]
. 3.1
Vacaville
2.8 2009
West Sacramento 2.9 2008 B verside (9th)

23
Woodland 3.1
1.9

5.5

Irvine 6.8
7.0
Palo Alto 7.6
7.4
Riverside 1.4
1.7

10 Introduction Busness Health B Busness Climate  City Revenue Quality of Life People
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What Influenced Davis’ Performance?

BH-1. Average Commercial Vacancy
Rates

-

in Indicator

This variable measures the average of the
commercial vacancy rates for retail and industrial
sites for each jurisdiction. Vacancy rates tell

us about the overall state of the commercial

real estate market in a local economy; however,
they must be interpreted carefully, because they
reflect many different conflicting pressures. In
general, modest vacancy rates in both retail

and industrial categories are considered healthy.
Higher rates are generally viewed as having a
negative effect on business climate because

this is likely to be the result of over-building,

a net migration of commercial activity out of a
community, or business closures. Interpreting
very low or non-existent vacancy rates can be
more difficult. For example, this circumstance
may reflect an inability to provide adequate
building space, and as a result a loss of business
growth opportunity, or a business community that
has accurately predicted its space needs and has

perfectly balanced supply and demand for commercial
space. For purposes of the report, low commercial
vacancy rates are considered healthy, and high rates
are viewed as unhealthy (NOTE: this variable should
be more thoroughly examined and refined in future
editions of this report).

Davis’ average commercial vacancy rate is just over
4% and is generated by averaging the vacancy rate

of three building types: office, retail, and industrial)." It
is ranked 1st among our comparables. Vacancy rates
based on the square footage of building types likely
would result in a different average vacancy rate for
Davis and comparable cities.

BH-2. Unemployment Rates

-
@ in Indicator
(1)

This statistic represents the proportion of people
living in Davis who are unemployed, and looking for
work. Davis ranks 6th on this variable.

" For example: 5% retail vacancy rate + 10% office vacancy rate + 20% industrial vacancy rate = 11.6% [(.05 +.10 +.20)/3 = .116].
This method was necessary because data sources for comparables varied and frequently did not include total square footage for each build-

ing type within comparable cities.

11
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BH-3. Average Salaries

-
@ in Indicator
()

This variable measures the wages derived from
averaging the payrolls of all commercial enterprises
in each jurisdiction. While Davis significantly lags
behind the two leaders on this variable, namely Palo
Alto and Irvine, it is ranked 3rd and leads the other
comparable jurisdictions. It should be noted that
“average salaries” in different metropolitan regions
also can reflect different “costs of living” that
should be considered when making comparisons.

City Revenue Quality of Life

People
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DAVIS-ONLY VARIABLES

BH-4. Sales Tax Distribution Total 2009 Davis Sales Tax Distribution
Downtown vs. Outside Downtown

Maintaining the health and vitality of the downtown $432 602 $34,485

area is a priority for the city. The bar graph to the right  Total Sales Tax '

suggests that for the five-year period ending 2009, the $180,046 ™ General Retail 19%
_ ' Downtown [ Outside Downtown

proportion of total sales tax revenues generated by the $852,580 Food Products 28%

downtown remained very stable, within the 17% to 20% 82% 83% 80% ,

range. Coincidentally, the downtown currently has 20.5% M Transportation 38%

of total the commercial square footage in Davis. Construction 4%

, . $1,256,828
The ple'charts indicate downtowr? revenues are 8% 179% 20% $1,703,625 B Business-to-Business 10%
predominantly from General Retail and Food Products
(a total of 87% in 2009) while these same categories Miscellaneous 1%
account for 47% of city totals. 2004 2007 2009
2009 Sales Tax Distribution: 2009 Sales Tax Distribution:
Downtown (20% of Total) Outside Downtown (80% of Total Sales Tax Revenue)

$93,696‘
$342,250

$441,074

M General Retail 38% $86.350 $510.330 M General Retail 14%
Food Products 49% Food Products 23%
B Transportation 0%  Transportation 48%

Construction 2%

Construction 10%

$815,754
B R ciace b R i
B Business-to-Business 1% STRen Business-to-Business 12%

. Miscellaneous 1%
Miscellaneous 1%

*Percents may not sum to 100 due to rounding

12 Introduction Busness Health B Busness Climate  City Revenue Quality of Life People
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BH-5. Number and Types of Businesses Downtown

The number of businesses downtown has remained
relatively stable between 2004 and 2009. The most
notable shifts in composition have occurred in the
individual business, service, and branch establishment
categories.

The total number of retail enterprises also has remained
stable during the period. The shifts in categories with
the largest shares of the total, such as restaurants and
apparel, are small. Most notably, the sectors with the
smallest number of businesses have changed the most.
All of the auto parts, electronic equipment, and service
stations have disappeared.

Number and Types of Businesses Downtown
Total Establishments

m 2004 881
2009 867

21 236 557

123

69 /0

154
133

Retail Only Downtown: 2009
Total Establishments: 227

16

70

73

155 167

12 10

34
B
.

Restaurants: 31%
All Other: 16%

M Apparel Stores: 7%

M Recreation Products: 6%

M Bldg. Materials - Wholesale: 1%
Miscellaneous Retail: 32%
Food Markets: 7%

126

Individual Business Retail Restaurants

Licenses

13

Service

Branch
Establishments

Financial
Institutions

Professional
Businesses

Introduction Busness Health I Busness Climate  City Revenue Quality of Life

Commercial Leasing
Businesses
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14

BH-6. Downtown Parking

Many downtown businesses are heavily dependent
on foot traffic to be successful, and for many Davis
residents, reaching downtown means driving and
parking in the downtown area. The adequacy of
downtown parking continues to be a controversial
issue. This variable measures the occupancy

rate of a small but important portion of parking
available in the core of downtown, the E Street
parking lot, and on-street parking bordering the
block between 2nd and 3rd, and E and F Streets.
The table above indicates the noon hour on-street
parking is almost always difficult, but it improves
somewhat in the afternoon. In contrast, parking

in the E Street Plaza paid parking lot generally has
significant levels of unused capacity during both
time periods measured. (NOTE: this variable should
be more thoroughly examined and refined in future
editions of this report).

3rd Street
3 E Street "
o Plaza Parking =
w -2
2nd Street

Downtown Parking = On Street Parking Occupancy Rate

— E-Street Parking Lot Occupancy Rate

12:30 pm
100% 95% 94%,
90% o 88% 93%
80%

70%
62 63%
60% 2 62%

2:30 pm

90% 83%
80%
70%
60%
50%
40%
30%

74%

48%

April/May Oct-08 Feb-09 May-09
2008*

*Prior to paid parking in E Street Plaza
Total # of spaces measured 163 (61 E Street Plaza, 102 on-street)

Introduction Busness Health fBusness Climate  City Revenue Quality of Life
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Conclusions

Against comparable jurisdictions, Davis ranks 3rd in
Business Health and is one of six jurisdictions that increased
its score in 2009 over the prior year. This suggests that
Davis is doing comparatively well in this recession. At the
heart of the variables used to measure this indicator is

the capacity of business to expand as recovery momentum
increases, particularly in the downtown area. Space
planning is critical to making the most of economic recovery.

Davis has placed a high priority on both growing
certain types of knowledge-based businesses and
maintaining a vibrant downtown. To some extent,
these goals overlap, and it may be beneficial for

city policymakers to look more closely at the role
downtown will play in terms of economic expansion.
To this end, some of the issues that should be more
carefully explored are the following:

15
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Further Analysis:

What can Davis do to increase the likelihood
that the space inventory reflects the types of
businesses it wants to attract?

Further Analysis:

Should the city develop a more quantifiable set
of measures for judging the health of downtown
relative to the overall city economy?

Further Analysis:

What is the capacity of downtown to participate
in the expansion of knowledge-based businesses
that Davis would like to attract?

Further Analysis:
What is the relationship between parking supply
and the economic health of the downtown?

People
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Business Climate Indicator

(Empahsis on New Businesses)

Why Are We Measuring This?

A healthy business climate is
essential for economic growth. To
expand existing businesses and

attract new ones, Davis must provide

an economic environment that

addresses the needs of a wide range
of businesses, from startups with a
handful of employees, to those with

more than 100.

What Do The Index Scores Tell Us?
Davis ranks 8th among regional and
university-town peers in 2008 and 2009.
While Davis is one of four jurisdictions that
increased its 2009 score over 2008, it is
significantly behind all other jurisdictions.
Woodland's scores reflect its top rank on two
of the three variables (i.e., low commercial
lease rates and high construction permit
revenue) used to measure the Business
(limate Indicator.

Business Climate Indicator

. 4.6
) Dixon 44
£ Fairfeld o
S ) 2009
S Vacaville 47c 12008
[
[y
S 5.1
§ West Sacramento 4.8

Woodland
. 3.3

vais "
" ; 3.0
2 [rvine 27
- Palo Alt 4.2
ED alo Alto 43
S Riverside 5.1

5.1
16 Introduction Busness Health

2009 Business Climate

Index Scores
10

88  Woodkand (1st)

D 4

Busness Climate City Revenue Quality of Life

r
5 4] West Sacramento (2nd)
51 Riverside (3rd)
471 Vacaville (4th)
4.6 Falrﬁeld t[hth
4.6 Dixon
42] PaloA
3.3] Davis g ti]
3.0 Irvine {Sth

People
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What Influenced Davis’ Performance?

BC-1. Commercial Lease Rates

-

in Indicator

This measure is the average commercial lease rates
for office, industrial, and retail space listings for each
jurisdiction. For the purpose of this analysis, lower
lease rates equate with higher index scores. Davis
ranks 7th among the comparables on this measure.
Among this group, Davis’ relatively higher lease rates
make it less attractive to new businesses considering
locating in our region or in a college town. For
example, technology startups are often cost-sensitive
and may find lower lease rates in neighboring
communities more attractive. Retail establishments
operating on lower profit margins also benefit from
low lease rates. However, location decisions and lease
rates are also based on market strengths provided,
such as volume of foot traffic and ability to leverage
proximity of other retail sales anchors, or quality of
space and amenities provided. Woodland's average
lease rate was half of Davis’ average in 2009.

BC-2. Construction Permit Revenue

-
@ in Indicator
()

This variable is the per capita revenue for each
jurisdiction. Construction permit fees are a portion

of building permit fees based on the estimated value
of new construction or building improvements and
provide a measure of capital investment in commercial
building space. The data used to measure this variable
include development fees, along with other permit
revenue. Woodland's top ranked performance on this
measure is largely due to this factor. During the two
years measured, Woodland had major development

fee income from its Spring Lake housing development
and the Gateway commercial development that includes
Costco and other large stores along I-5 north of Spring
Lake. In contrast, Davis ranks 6th in 2009, which is
one rank lower than the prior year.

BC-3. Cost of Business

-
@ in Indicator
(1)

This statistic is the average of two related
variables: development costs for a “sample”
new office building of moderate size designed
for a professional business, and the annual

cost of operating a professional business within
this structure. Annual operating costs include
business license tax, utility user tax, utility costs,
and any special fees unique to a jurisdiction.
Development costs include building permit and
plan check fees, infrastructure fees, and impact
mitigation fees. Davis ranks 9th on this measure
in 2009 because it has the highest average
operating fees and second highest development
fees. Davis’ total fees are 73% more than Palo
Alto’s, the top ranked jurisdiction.

17
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DAVIS-ONLY VARIABLES

2009
Construction $23.8 million

BC-4. Overall Construction Investment in
Davis

Commercial construction permit valuation is an
important marker for measuring economic growth.
Generally, growing permit valuations reflect an
expansion or improvement of commercial building
inventories that are critical to attracting a variety of
new businesses to the city and to support expansion
and/or relocation of existing businesses. Over

the five-year period covered by the graphs below,
total permit revenues for both commercial and
residential building in Davis have declined by a total
32%. Commercial property development alone has
fallen by 25% over the period. The impetus for this
decline is likely due to a number of factors, including
the current economic recession. However, while

new construction has fallen over 56% since 2004,
renovations have increased by 7% in the same
timeframe. In addition, it is important to keep in
mind the employees of new businesses need access
to a range of housing options. Without more analysis
we cannot determine whether some portion of the
commercial decline is due to declining demand from
new businesses because of a real or perceived
competitive disadvantage.

Residential
68%

Renovation
60%

Percent Change in Construction Permit Revenue 2004 - 2009

Commercial Residential Total New Renovation Total
7%
\ L1 -
-56%
-25%
-32%
18 -36%
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BC-5. UC Davis Start-ups 2003 - 2009°

Davis places a high priority on taking advantage of its unique
relationship with the University of California, Davis. Over recent
years, the campus has systematically increased research

efforts in a number of fields that align with the city's interests

in new business. For 2008-09, research awards from both
public and private entities totaled $622 million. Spinoff, or
start-up companies, emerging from UCD are therefore of great
importance. The table above reflects both positive and negative
news for the city. The good news is UCD start-ups are almost all
in fields that reflect the knowledge-based businesses that Davis
wants to attract (e.g., bio tech, clean tech). The bad news is
that only slightly more than one-quarter of those created in the
past six years have chosen to locate in Davis. (Note: more work
is needed on this variable in future editions that will account for
technology firms locating in Davis that are not UC Davis spinoffs.)

Current Location

Davis Other Unknown Total Percent
Bio Tech 4 5 1 10 40%
High Tech 1 6 1 8 32%
Clean Tech 2 4 0 6 24%
Other 0 0 1 1 4%
Total 7 15 3 25 100%
Percent 28% 60% 12%  100%

2 Complete list of 2003 — 2009 UC Davis startup companies are available in the Appendix.
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BC-6. Time to Approve Commercial
Development Projects

Davis has a reputation among many local and regional
developers and contractors as being excessively
bureaucratic and slow in the plan review and entitlement
process for commercial development. Whether real or
perceived, this image is likely to deter some businesses
from locating in Davis. While many factors influence

the amount of time it takes to move from a developer’s
initial contact with the city to the day the door opens

for business, understanding the trends may help the

city identify the severity of the problem or refute the
perception. The chart below summarizes project
completion time for a sample of commercial projects. On
average, application review took 60 days and building
permit review 83 days, representing 54% of total project
completion time in seven out of eight examples (see
appendix for data used to compute these averages).

How to Read the Graph:

The line graph below identifies four discrete review processes
for commercial development occurring since 2006. Within
each process, three main phases are required from the date a
development application is submitted until the doors can open
for business:

Application Review: During this phase, the City reviews

the development application for design review, land use,
environmental impacts, and site layout, among others. The final
product is an entitlement to develop.

Building Permit Review: During this phase, the City reviews
building plans for completeness and issues building permits.
Completion of this phase represents the end of the City review
process typically requiring the most time.

Construction: Once building permits are issued, the developer
may begin construction. The time between issuance of building
permits and project completion is construction time. Building
inspections and sign review also occur during this phase.

The time represented on the graph is cumulative.
AR is the average time spent in the Application Review phase.

BP is the average cumulative time in the total process until a
building permit is issued.

(Note: Time delay factors outside City control such as applicant
and/or consultant responses to staff comments, requests for
information, and plan changes are included in this phase).

TP is the total project time from the date a development application
was submitted to the date the doors are open for business.

Summary of Time to Approve Commercial Development Projects
The nature of development entitlements required can have a

significant impact on project approval time. Some projects may
involve two processes e.g., Historical Review, Planning Commission,
and/or City Council among other possibilities. These projects may
have longer approval times depending on whether progress occurs
simultaneously in both processes.

Commercial Development Project Approval Timeline

AR: Application Review BP: Building Permit Approval TP: Total Project Time
Cumulative Days 350 O Tmen %
0 AR BP TP of Tetal
43
Adminisiratie Enfitlement i lt‘ 3== ﬂ.""
AR BP TP

Historical Resources Management 19 &7 108 "%

Commessaon/ASministrative Ennrement
AR BP LL4

Planning Commission 4 134 327 1%

Entitiement
AR BP ™

Planning Commesion/City Council 132 216 319 45%

Entithemant
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Conclusions

Davis performs poorly in the Business Climate indicator
relative to the other jurisdictions. It ranks at the bottom
for both years included in the report. lts index scores
for commercial lease rates and the Cost of Development
and Business Operation significantly affected Davis’ poor
performance.

Commercial Lease Rates are affected by many factors,
and understanding more about why Davis is not
competitive on this variable is important to future
development.

Further Analysis:

What steps should be taken to learn more about
Davis’ competitive disadvantage, and what is the
relationship between the size of Davis’ commercial
inventory and lease rates?

The index score for the Cost of Development variable
(cost of development and business operation) also
dragged Davis’ index score down relative to its regional
and college-town competitors. The components of the
business operations expenses for each jurisdiction are
displayed in the Appendix. Business operations expenses
are not critical to every business that Davis is interested
in attracting, but most businesses beyond the first stages
of organizational development are interested in the
ongoing costs of locating in a given jurisdiction.

Policy Question:

Should the city examine its current fee structure,
including the costs of utilities, to determine if
changes are needed to make it more competitive?

20

Policy Question:

Should Davis lower fees to support business
growth and business attraction given the need for
cost recovery for services and infrastructure?

UC Davis, like the other UC campuses throughout the
state, is working hard to plan its future around the
likelihood that state support will continue to decline as
a percent of total budget. One of its obvious responses
to the state fiscal crisis is to move aggressively to

grow its already robust research effort. This should
increase Davis’ opportunity to attract and retain start-
up companies that will spin off from the campus in the
future. Unfortunately, however, Davis has not captured
many of these corporate spinoffs in the recent past.

Further Analysis:

How can the City, private sector, and UC Davis
collaborate to keep more UCD spinoff businesses
in Davis?

Further Analysis:

What specific research efforts at UCD are likely to
produce spinoff companies, and how prepared is
Davis to facilitate the migration of these emerging
businesses to Davis commercial sites?

Davis has long been known for its highly regulated
approach to business development. This has served
the city well in terms of protecting its citizens from rapid
and unregulated growth that could quickly destroy the
quality of life that characterizes Davis. What is unknown,
however, is whether the city takes an inordinate amount
of time to perform basic plan approval and entitlement

Introduction Busness Health

Busness Climate

functions, and as a consequence actually discourages the
development of the types of businesses that Davis wants.
Data on this issue are not readily available, but may be
very important in terms of future economic development
planning.

Policy Question:

How can Davis accelerate the entitlements and
approval processes without compromising
important quality of life values?
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City Revenue Indicator

Why Are We Measuring This?
Adequate general city revenues for infrastructure
improvements, essential city services, and quality of life

enhancements are critical to the city’s plans for economic

growth. Without relatively stable and steady economic
growth, Davis will have difficulty providing services;
improving infrastructure; and attracting, growing, and
retaining businesses.

21

City Revenue Indicator

Dixon

Fairfield 1.2
0.9

V ill 0.5
acaville 02
West Sacramento

Woodland 14

; 0.5
Davis 05
Irvine
Palo Alto

Riverside
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What Do The Index Scores Tell Us?

Davis’ performance for this indicator is at or near the
bottom of the comparable jurisdictions. The bar chart
reflects three basic groups of scores: Palo Alto and West
Sacramento are at the top; Dixon, Irvine, Woodland are in
the middle; Fairfield, Riverside, Vacaville, and Davis are at

the bottom.
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What Influenced Davis’ Performance?

CR-1. Sales and Transportation Tax

-
@ in Indicator
()

This measure is the basic city share of per capita sales
tax revenue. For Davis, this measure includes the add-
on sales tax increment Davis voters recently approved.
West Sacramento has the top score on this variable due
to its high degree of commercial development relative
to its population. Davis’ score in 2008 is zero (ranks
9th). However, it may increase in the future with the
addition of new retail establishments (e.g.,Target, Trader
Joe’s, and Forever 21). Sales and Transportation Tax
revenues account for approximately 26% of Davis’
General Fund revenues.

CR-2. Property Tax

-
@ in Indicator
()

Property tax measures a city’s basic share on a per
capita basis of this revenue source that is dictated

by state law. This amount can vary among the nine
jurisdictions due to historic differences in the distribution
of property tax revenues in each county (e.g., Davis

gets 18% of property taxes vs. 39% for West
Sacramento). Davis’ relatively small commercial

base pulls its index score down (it ranks 6th

among the comparables), and once again West
Sacramento’s large commercial base and relatively
smaller population pushes its score to the top on this
measure. Property taxes represent about 37% of
Davis’ General Fund.

CR-3. Transient Occupancy Tax

-
@ in Indicator
(D

This measure reflects the local tax paid per hotel
stay, per capita. Although not a significant revenue
source for the city (only 1%), it is important to Davis
where increasing tourism is a priority. Palo Alto is top
ranked on this variable due to several factors: It has
28 lodging establishments, high room rates, high
volume occupancies during the week, and a recent
increase in its transient occupancy tax. Davis ranks
4th among the comparable jurisdictions, its highest
rank among the City Revenue comparable variables.
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DAVIS-ONLY VARIABLES
CR-4. Sales Tax Revenue Distribution by Business Sales Tax Revenue Per Capita Distribution by Business Category: 2009
Category

Per capita sales tax revenue distribution by business category
assists in understanding the contribution each sector of our Regional Average

economy makes to our overall sales tax revenues. Comparing ¥ Davis

Davis’ distribution with regional averages highlights differences

between the segments. Clearly, sales tax distribution is uneven

compared to the average for the region. General Retail in Davis $68
is approximately one-third of the regional average; construction

proceeds are about six times less in Davis compared to the $39

region. This lopsided distribution may increase the volatility of $23 30 $26 $25

city revenues when economic downturns occur and hit certain $13 $19 $15

sectors of the economy harder than others. An example of this . I

risk can be seen in the transportation category. A sales tax
distribution profile more closely resembling the region’s pattern, é';g
in the long run, might reduce this risk. N

$134

Each segment of the economy will contribute different shares &
of total sales tax receipts. However, an unusually large share in

one or more sectors may create a risk that is beyond the normal

ebb and flow of the overall regional and state economies.

Economic downturns sometimes disproportionately affect 2009 Davis 2009 Sacramento Region
certain businesses more than others. When these businesses 1% 1%

make the largest contributions to city revenues, the city will / /

suffer more than it would have had the sales tax receipts been 4% B General Retail
more evenly distributed across all business types. Conversely, B Food Products
when downturns hit segments that are underweighted (e.g., ,
construction in Davis) the negative effects are muted. The M Transportafion
issues, therefore, are: what added risk exists with Davis’
current distribution; and should the city address this issue
in its economic development planning? Clearly, the regional
average does not represent an ideal distribution, but it does
provide a reference point. Davis depends more on Food and
Transportation and less on General Retail compared to the
region.

Construction
M Business-to-Business
Miscellaneous
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CR-5 Sales Tax Revenue Capture by Business Category

Sales tax capture rates are determined by comparing actual
sales tax revenues from Davis businesses with the estimated
sales tax paid by people living in Davis. Capture rates are
subject to a number of forces, such as the supply of certain
types of businesses and the number of people from outside
Davis who choose to shop here. Consequently, these figures
must be interpreted with care. Over the last six years, sales
tax capture rates have grown in all business categories. But
like the sales tax distribution variable, capture rates are
very uneven across business types. For example, in 2009,
sales in Davis retail stores accounted for only 28% of the
estimated revenues generated by Davis residents. This
means that approximately 72% of the sales made to Davis
shoppers were made outside of Davis. Several locations in
Davis have been approved for retail uses but have not been
developed either due to difficulty securing an anchor tenant
or lack of interest as a result of the economic recession.

However, this statistic should
improve in the future somewhat
as sales from the newly opened
Target and other new retailers
are factored into the total.

Transportation
Business-to-Business

Business-to-business capture

rates increased significantly from its 2006 levels. In this
category the Office Equipment subcategory rate increased
from 9% to 18%,; Electronic Equipment went from 2% to
159%; Chemical Products increased from 1% to 7%; and the
Light Industry capture rate increased from 8% to 32%.

In contrast, neighboring communities, such as Woodland and
West Sacramento, have exceptionally high sales tax capture
rates compared to Davis. Given the contrast, Davis residents
appear to be doing a substantial amount of shopping in other
communities.

2006 2009 Change

83% 76% -7%

13% 26% 13%
Sales tax capture rates are

determined by comparing actual
sales tax revenues from Davis

. 537% . . ,
Sales Tax Revenue Capture Rates by Business Category for 2009 businesses with the estimated

Davis sales tax paid by people living in

Woodland Davis.

West Sacramento 364%

228%
159% 160%
126% 120% 106% 40% ° 136% 154% 130%
98%
76% 76%
59% 46%
28% 15% 26% 31%
General Retail Food Products Transportation Construction Business-to- Miscellaneous Total
Business
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CR-6. Total Sales Tax Revenue by Business Category

Total sales tax revenues over the last several be interpreted with caution. Store closings and sales
years tell a story similar to the other City Revenue leakage to other jurisdictions may have played a role in
Davis-only variables. Between 2004 and 2009, these changes. Davis just passed Measure Q, which will
total revenues fell by 14%; the 35% drop in extend the half-cent sales tax for six years, preserving an
Transportation accounts for the largest portion important community revenue source.

of this decline. In contrast, however, like other
variables, changes in Sales Tax Revenue must

Davis Total Sales Tax Revenue | R

2004 % of Total 2009 % of Total % Change
2004 2009 (2004-2009)
General Retail $933,554 18% $852,580 19% 9%
Food Products $1,112,391 22%  $1,256,828 28% 13%
Transportation $2,622,846 51%  $1,703,625 38% -35%
Construction $204,134 4% $180,046 4%, -12%
Business-to-Business $254,309 5% $432,602 10% 70%
Miscellaneous $38,874 1% $34,485 1% 1%

ToAL  $5166,109  100% $4,460166  100%  -14%
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Conclusions

For the Comparable variables, Davis’ overall index
score for the City Revenue Indicator is at or near the
bottom compared to both our regional competitors
and the three university towns included in our
comparison group.

Policy Question:

What quantifiable economic development goals
should Davis establish in order to guide future
economic development?

Davis has several approved retail developments
including the Target site, Mace & Alhambra, and
Interland locations that have not been built due both
to an inability to attract anchor tenants and as a result
of the economic recession.

The Davis-only variables raise similar questions
about the adequacy of local economic development
planning. There are budgetary risks associated with
a lopsided sales tax revenue distribution by business
category. Similarly, while the arrival of Target, and in
the near future Trader Joe's and Forever 21, should
improve city sales tax capture rates in two business
categories, significant leakage to other jurisdictions is
likely to continue.

26

Further Analysis:

What is the distribution of salestax receipts across
business categories that balance Davis’ willingness
to accept risk with the need to generate revenue?

Policy Question:
To what extent should Davis address the most
significant sales tax capture deficiencies?
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Quality of Life Indicator

Why Are We Measuring This?

Davis has long prized its quality of life. The emphasis the
city places on the environment is important for residents
as well as businesses. Quality of life issues are typically
important considerations for new businesses when
selecting a location. Consequently, performing well on
this measure is critical to Davis’ economic development
future.

Quality of Life Indicator
2008 2009

Dixon
Fairfield
Vacaville

West Sacramento

Woodland

What Do The Index Scores Tell Us?

Davis performs very well on this indicator. In fact, it
is the top-ranked in both 2008 and 2009. Of the
three components supporting this indicator, Housing
Affordability is the only variable where Davis falls to
the bottom half of the rankings. Davis is one of
only two cities with a 2009 Quality of Life index score
improvement over the prior year.

4.1
4.5

4.1
4.5

4.4

5.1

5.6

0.6

6.8
0.6

7.0

Irvine

Palo Alto

Riverside
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What Influenced Davis’
Performance?
QL-1. Housing Affordability

@ in Indicator
(D

This variable measures the proximity of average
household income to required income for purchasing
the median home value (see the appendix for a full

list of the assumptions used to make this calculation).
Davis’ housing costs traditionally have been higher
than regional and neighboring communities and that is
reflected in the index values for this component. Davis
ranks 6th among all competitors and has the lowest
ranking among regional competitors.

QL-2. Culture and Leisure

-

in Indicator

This statistic measures per capita culture and leisure
expenditures for each jurisdiction. Davis’ index score
is ranked highest in both years for this component.

QL-3. Schools

-
@ in Indicator
(D

This measures the average school district Academic
Performance Index (API) for each jurisdiction. Davis
has traditionally performed well on the overall APl and
trails only Irvine and Palo Alto on this variable.

DAVIS-ONLY VARIABLES

QL-4. Crime

Crime typically is one of the first issues people and
businesses want to know about when they are moving

to a new community. While any crime is undesirable,
Davis’ crime statistics appear to be low and are relatively
constant in total over the four year period ending in
2008. Reported violent crime has decreased significantly
while the increase in thefts account for most of the
increase in non-violent crime.

These factors appear to bolster Davis’ top score on the
quality of life indicator.

Total Crime Composition for 2008

127

violent crime: 5%

B non-violent crime: 95%
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Burglary 452
Theft/Laceny 1,281
Motor Vehicle Theft 218
Homicide 1
Forcibie Rape 23
Robbery 45
Aggravated Assualt 196

388
1,803
146
-0
18

29

20

Percent Change in Types of Crime

Between 2004 and 2008

violent  non-violent population
crime crime growth
20%
2%
-52%
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QL-5 Commute Time

Commute time is an important consideration for people
living in Davis as well as the employees of new business
that are considering locating here. Davis has done
well on this measure, both in absolute terms as well

Davis 22 22
Sacramento Region 26 27
California 28 29

as compared to regional and state statistics. Davis’
comparatively low commute time is partially explained
by the large number of local residents employed by UC
Davis. The city’s strong performance on this measure
makes clear the important of the link between both
employment opportunities and offering an adequate and
affordable supply of housing.

29

QL-6. Renter and Owner Occupancy

Davis has historically had a high proportion of housing
occupied by renters due to the large number of students
attending UCD. This variable does not measure good or
bad performance. Instead, it is an important factor for
policymakers to keep in mind as they consider housing
issues that affect renters and homeowners differently,
some of whom will be employees of the new businesses
the city wants to attract. Maintaining a balance of owner-
occupied units can contribute to community stability

as owner-occupants may

have more “invested” in
maintaining the quality of
properties, neighborhoods and
communities. Major shifts in
either direction over time for

Renter and Owner Occupancy for 2009

Renter Occupied

B Qwner Occupied

61%

this variable could reflect a 54% 57%
need to re-evaluate housing 46% 43
land use policies to ensure 39% 7
housing needs for Davis
residents are being met.

Davis Sacramento Region  California
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Conclusions

Overall, Davis performed extremely well on this indicator.
It is top ranked on the comparable variable index scores
for both years. The only variable where its index score
is comparatively low is Housing Affordability. Adequate,
economically diverse ownership housing is a critical
component of the city’s plan to attract new businesses
and their employees. The city's Housing Element
Committee proposal has identified a number of housing
sites that could be considered for in-fill development
that would increase city housing capacity in accord with
current city policies. However, a number of these sites
are not currently zoned for housing (rental or residential)
and as a result frustrate city efforts to move forward in
either area.

Policy Question:

What steps should be taken to reconcile the space
conflicts that currently exist between its housing
interests and its economic development needs?

30

Davis has recently taken a major step forward in its
successful completion of the bicycle museum and its
selection as the home of the home of the U.S. Bicycling
Hall of Fame. These are major achievements that
enhance Davis as adestination for increased tourism
and our overall quality of life. Davis” deep tradition with
bicycles made this possible. Davis has other traditions
and qualities that might offer similar levels of success if
they receive the same kind of community and university
support. Davis’ strong affiliation with the arts may be
one possibility.

Introduction Busness Health
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Further Analysis:

Given our recent success with the California Bicycle
Museum and the U.S. Bicycling Hall of Fame, what
other aspects of city life could be developed to
produce similar benefits for Davis citizens and our
economic growth?

Debbie Aldridge/UC Davis
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Why Are We Measuring This? What Do The Index Scores Tell Us?
et . o . . 2009 People
Davis’ identity is defined by its people. The city's Davis performed well on this indicator. It ranks 3rd for Index Scores
economic development efforts should reflect both both 2008 and 2009, behind Palo Alto and Irvine, and is 10
the needs and desires of its citizens. The growth of top ranked among its regional competitors.
knowledge-based businesses, in particular, creates a 9.4  Palo Alto (1st)
demand for certain types of employees and demand for
places for them to live. O—

81

People Indicator

. 6 Davis (3rd)
) Dixon 15
S o 1.9
-231 Fairfield 18
£
S Vacaville 118
® ' 2009 Eﬂirﬁ"%';li ["Em}
= acaville
S| West Sacramento 11 2008 ixon [ﬁtL)
£ 1.0 dland {7th)
est Sacramento (Sth)
Woodland 1 (1)-3 Riverside (9th)
avis 19
é [rvine 8'21;' 4
= Palo Alt 24
% alo Alto 394
S - 0.6
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What Influenced Davis’ Performance?

P-1. Education Level

-

in Indicator

This statistic measures the percentage of the workforce in each jurisdiction with
at least a bachelor’s degree. Davis is top ranked on this variable. College-
educated employees are a major labor component, but not the only one, that
knowledge-based businesses seek. Well-educated, skilled employees at all levels
are needed by the Davis businesses.

P-2. Employment in professional, scientific, or technical work
-

in Indicator

This measures the percentage of total jobs in Davis comprised by the
professional, scientific, and technical employment (PST) sector. Davis ranks 5th
among its competitors on this measure; its lowest rank among the components
that make up this index score. Palo Alto and Irvine both have much higher
scores than the other seven competitors. However, UC Davis and its extensive
internationally recognized research offer a substantial opportunity for the
community to pursue improvement in this measurement.

P-3. Average Household Income

-
@ in Indicator
(D

This measure is the average household income in each jurisdiction. Davis ranks
4th in 2008 and 3rd in 2009 on this measure. Once again, Palo Alto and Irvine
have index scores that far exceed the other jurisdictions. The proportion of
student households in Davis relative to that in Palo Alto and Irvine is unknown
but could influence Davis’ ranking in this variable.

% Introduction Busness Health  Busness Climate  City Revenue Quality of Life People

DAVIS-ONLY VARIABLES

P-4. Age Distribution

Davis’ age distribution has remained relatively stable
over the last nine years with only small increases in

the range 45 to 64 and 65 and over. Compared to

the region and the state profiles, Davis has smaller
proportions of its population who are young and old.
The city’s dominant age group is 18 to 44 years of
age, and is heavily influenced by the student population
at UCD. The proportion of residents in this category
exceeds the regional and state proportions by almost
20%. This is also a primary employment age category
for Davis businesses. Like the startup companies

that the university spins off

in biotechnology and clean
technology, the university also
graduates significant numbers Davis
of undergraduate and graduate 9%
degree students in these fields. To
the extent that more jobs in these 18%

fields are available locally, more

of these highly skilled younger

workers probably would choose to

stay in Davis. A community’s ability

to attract and retain WO- 17 years

such “knowledge” M 18 - 24 years | Sacramento
M 25 - 44 years
M 45 - 64 years

65+ years

2009 Age Distribution

California

workers has been
associated with 1%
€Conomic SUCCess.
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2009 Household Size and Composition

Family Households

B NonFamily Households

66%
51% 49%
34%
Davis Sacramento
Region

M Households With Children
B Households Without Children

35%

Davis Sacramento Region

33

P-5. Household Size and Composition

The number, size and composition of Davis households
has remained very stable over the last nine years. Family
households are defined as households maintained by a
householder who is in a family (group of two or more
people related by birth, marriage, or adoption), including
any unrelated people who may be residing there.
Nonfamily households and households with children have
grown at a slightly faster pace than the total. UC Davis
and its large student population account for the large
proportion of households without children.

P-6. Occupation by Category

The distribution of Davis’ workforce by occupation
category also has remained very stable over the
nine-year period. Knowledge-based businesses that
Davis wants to attract are generally reflected in the
management and professional categories.

The difference between Davis jobs in Professional,
Scientific, and Technical (PST) sector and Davis residents
occupations is due to the fact that many residents
holding these jobs work outside of Davis. Additionally,
this category of employment within the Occupancy
variable is broader than the PST employment sector

and includes UC Davis research and faculty occupations,
which are not included in the PST employment sector.4

k)

2009 Occupation by Category

Davis
10 2% 5%
15%
20%
1% 46%

Sacramento Region

22%

10%
1% _9% 16%
~_
28%
14%

Management, business,
and Financial Operation

M Professional and Related
Occupations

Service

Sales and Office

M Farming,Fishing and
Forestry

Construction and
Extraction and Maintance

Production,
Transportation and
Material Movina

4 While many UC Davis jobs can be considered “Professional, Scientific, and Technical” in nature, the California Employment Development
Department categorizes all UC Davis employment, regardless of the nature of work performed, under “State Government”.
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Further Analysis:

What can the city do to bring together the highly skilled
workers who live here but currently work outside of
Davis and the knowledge-based businesses it hopes
to attract?

| ”/MW”' I w",
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Davis Economic Health & Prosperity Report

Summary of Conclusions

Business Health

. Further Analysis: What can Davis do to
increase the likelihood that the space inventory reflects
the types of businesses it wants to attract?

. Further Analysis: Should the city develop a more
quantifiable set of measures for judging the health of
downtown relative to the overall city economy?

. Further Analysis: What is the capacity of
downtown to participate in the expansion of knowledge-
based businesses that Davis would like to attract?

. Further Analysis: What is the relationship
between parking supply and the economic health of the
downtown?

City Revenue

. Policy Question: What quantifiable economic
development goals should Davis establish in order to
guide future economic development?

. Further Analysis: What is the distribution of
sales tax receipts across business categories that
balance Davis’ willingness to accept risk with the need to
generate revenue?

. Policy Question: To what extent should
Davis address the most significant sales tax capture
deficiencies?

35

Business Climate

. Further Analysis: What steps should be taken
to learn more about Davis’ competitive disadvantage,

and what is the relationship between the size of Davis’
commercial inventory and lease rates?

. Policy Question: Should the city examine its
current fee structure, including the costs of utilities,
to determine if changes are needed to make it more
competitive?

. Policy Question: Should Davis lower fees
to support business growth and business attraction
given the need for cost recovery for services and
infrastructure?

Quality of Life

. Policy Question: What steps should be taken

to reconcile the land supply conflicts that currently exist

between the community’s housing interests and its
economic development needs?

. Further Analysis: Given our recent success with

the California Bicycle Museum and U.S. Bicycle Hall of

Fame, what other aspects of city life could be developed

to produce similar benefits for Davis citizens and our
economic growth?

Introduction Busness Health

Busness Climate

. Further Analysis: How can the City, private
sector, and UC Davis collaborate to keep more UCD
spinoff businesses in Davis?

. Further Analysis: What specific research efforts
at UCD are likely to produce spinoff companies, and how
prepared is Davis to facilitate the migration of these
emerging businesses to Davis commercial sites?

. Policy Question: How can Davis accelerate
the entitlements and approval processes without
compromising important quality of life values?

People

. Further Analysis: What can the city do to bring
together the highly skilled workers who live here but
currently work outside of Davis and the knowledge-based
businesses it hopes to attract?

City Revenue Quality of Life

People



Davis Economic Health & Prosperity Report

SUMMARY OF VARIABLES AND RANKINGS FOR COMPARBLE VARIABLES

lurisdiction

Ranking Column Definition
(Comparable Variables)

The table on the following page
summarizes the findings for all of the
variables used in this report. The legend .
to the right is an explanation of the

various icons used to describe Davis’

performance. The full report provides the - _ : . "
details behind all of these variables and Davis is ranked in the middle third among comparable cities.

how they were used to compile the Davis
Economic Development and Prosperity
Report.

Davis is ranked in the top three among comparable cities.

Davis is ranked in the bottom third among comparable cities.
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