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�
Why Should We  C are?

A community that does not have adequate aff ordable housing for its workforce is setting 
itself up for negative long-term consequences that may not be visible today.  At the heart 
of it, the development of workforce housing is really community building. Th e provision 
of housing, particularly housing aff ordable to young families, fosters the development 
of strong schools, a strong economy, and ultimately ensures a healthy and sustainable 
community at large.  When people can’t aff ord to live where they work, the entire 
community is impacted by increased traffi  c congestion, lack of community participation 
and involvement, increased response time for emergencies, and diffi  culty for businesses to 
recruit and retain qualifi ed employees.

A diverse and capable workforce is essential to retain the economic vitality and prosperity 
of the region within the global marketplace.  High housing costs limit the diversifi cation 
of the workforce as workers in high demand professions can choose to move to less 
expensive markets to buy or rent more house for the money.  Th is puts the region at a 
competitive disadvantage in recruitment.  Th e availability of aff ordable housing within a 
reasonable commuting distance is a key factor for business location decisions.

Th is recruitment trend is already being seen in the Rogue Valley and as housing costs 
continue to soar, employers have noted an increased diffi  culty in recruiting relatively high 
wage employees such as doctors, professors, engineers and management positions.

“Whether we like it or not, we are entering an era of labor shortage, a 
phenomenon very new and unusual for Southern Oregon,” said Charlie Mitchell, Eco-
nomic Development Coordinator for the City of Grants Pass.  “While we’ve collec-
tively done a great job creating an environment that fosters strong economic growth, 
this growth may be hindered as we move ahead if employers cannot fi nd the workers 
they need to expand their businesses. Aff ordable housing is a major piece of this issue; 
if workers cannot aff ord to live in or relocate to this area, it will exacerbate an already 
shrinking labor pool. We all have an obligation to ensure that the availability of quality 
labor doesn’t negatively impact our economic growth.”   

Guy Tauer, Regional Economist with the Oregon Employment Department agrees with 
Mitchell.  “Many communities and businesses have realized that their future economic 
prosperity is dependent on being able to provide adequate and aff ordable housing for 
their workforce, and have taken a proactive approach to dealing with this impeding cri-
sis.”  



Why Should We  C are?
According to information developed by 
Rutgers University, “Increasingly, economists 
and business leaders are blaming the lack 
of aff ordable housing, and resulting high 
housing costs, for the slowdown in major 
regional economies across the United States. 
In New England, the Mid Atlantic States, 
the South¬east, California and portions of the 
Pacifi c Northwest; high housing costs have been 
shown to be causing or contributing to regional 
labor shortages by acting as a brake on the 
in-migration of new employees while spurring 
out-migration of both workers and employers. 

Housing costs in these regions also tend 
to correlate with (increased) employee 
absenteeism and lower employee productiv-
ity as employees’ long commutes—to avoid 
high housing costs near developed worksites— 
create havoc in the lives of both employers and 
employees, while adding to traffi  c congestion, 
air pollution and infrastructure replacement 
costs. In addition, rapid regional increases in 
housing costs have begotten accelerated wage 
demands which may disadvantage American 
fi rms in international competition without 
signifi cantly adding to employee buying power 
or savings rates, because housing costs have been 
generally rising at a somewhat faster pace in the 
1980s than wage rates.” 

 When people can’t aff ord to live 
where they work, the entire community 
suff ers:

Th ere is less community involvement and participation 
in community organizations. Employees, who live far 
from their workplaces, are less likely to get involved in 
community organizations and activities.

Moderate income families are forced out of the area to 
lower priced regions. Th is has an impact on neighborhood 
stability and on our school systems.

Business/economic development is impeded: Increased 
diffi  culty recruiting new employees;  Increased diffi  culty 
retaining existing employees ; Competitive disadvantage in 
recruiting new businesses to the region.

Safety personnel, such as police and fi re, living out of the 
area experience an increased response time to emergencies 
or to provide back-up in a disaster.  For example, in 
Ashland, the City indicated that many fi rst responders are 
no longer able to make a 15 to 20 minute response time 
and so the City had to ease up on its requirements.  In 
an emergency situation such as an earthquake or fl ood, 
emergency personnel may fi nd it diffi  cult to even get to 
work.   

Residents have less disposable income to spend locally. 
Utilities, gas, and healthcare costs have all increased and 
wage rates have remained static. As housing costs escalate, 
trade-off s are made and health insurance and nutrition 
are usually saccrifi ced.  Th is ultimately puts an additional 
strain on taxpayers.

Th ere is more traffi  c congestion as people commute farther 
from employment centers to fi nd more aff ordable housing. 
Th is creates air pollution and taxes the infrastructure of a 
community.

Lack of young families with children living in the com-
munity adversely impacts schools. As communities lose 
families with children, schools lose their funding base.  
Ashland has already experienced this directly with having 
to close two elementary schools.  Th e Medford School 
District 549C is experiencing decreasing enrollment and 
is forced to look for creative ways to fund the basics.

Children born in the region today aren’t likely to remain 
in the region and buy a home here as adults. Th ose of us 
who are homeowners here may not have our children and 
grandchildren living nearby as prices make it prohibitive 
for young families to raise their families here.

Oregon’s Statewide Planning Goal 
10 requires cities and counties “to 
provide for the housing needs of citizens 
of the state.”  Further the goal 
requires Cities and counties to  
“encourage the availability of adequate 
numbers of needed housing units at 
price ranges and rent levels which 
are commensurate with the fi nancial 
capabilities of Oregon household and 
allow for fl exibility of housing location, 
type and density.” 

S TAT E  H O U S I N G 
G OA L



Wo rk fo rce  Hou sing

Th e term “workforce housing” has 
come to mean housing intended to 
bridge the gap facing those gainfully 
employed residents that may earn 
too much to qualify for aff ordable 
housing subsidies, but not enough to 
aff ord a home for purchase, or rent, 
withing their means. 

“Workforce” housing can be targeted 
to low, medium or even relatively 
high income households depending 
on the community needs.

Af fo rd a bl e  Hou sing

The term “a f fordable  housing” 
refers  to  a  households  abi l it y 
to  f ind housing w ith in thei r 
f inanc ia l  means.   Households 
that  spend more than 30% of 
thei r  income on housing a re 
considered to exper ience cost 
burden.  This  term appl ies  to 
a l l  income level s .

�
Defining the  Terms

L ow -Incom e Hou sing

Th is term refers to housing reserved for 
“low-income” households.  Th e Depart-
ment of Housing and Urban Development 
considers a household low income if it 
earns 80% or less of the areas median 
income.  

In the Medford-Ashland area a family 
of four earning less than $41,700 an-
nually qualifi es as low income.  A sin-
gle individual that earns less than $29,200 
is defi ned as low-income.

S u bsi diz ed  Hou sing

Th is type of housing is made aff ordable by 
the contribution of Federal, State, Local or 
Private funding.

Th e “subsidy” buys down the cost of 
the home for the occupant, whether it 
is designated for ownership or rental.  
Subsidized housing is typically targeted to 
low- to extremely-low income households.



�
Where  are  we  now?

Of the three counties examined in 
the Workforce Housing Summit, 
Jackson County has seen the most 
sustained escalation in housing costs 
although it is clear both Curry and Josephine 
Counties have begun to experience the 
same trend.  

During the last fi ve years the average 
home costs in the Rogue Valley have 
nearly doubled.  Th e City of Talent’s resale 
housing market has seen the greatest 
change, with an increase of 129% in this 
short period. Much of Talents appreciation 
has occured in just the last two years as 
indicated by the chart below.  

In is interesting to note that in the year 
2000 only the City of Ashland had an av-
erage

home price of over $250,000, whereas today 
almost every city in the valley exceeds this 
amount.

What was once thought to be an isolated 
phenomenon aff ecting only Jacksonville and 
Ashland, is now clearly evident that the en-
tire region is experiencing the boom in hous-
ing appreciation.Th e dramatic change in 
housing costs has put homeownership out of 
reach for many residents of the valley. Th e 
average appreciation for the area exceeds 
20% annually, this eff ectively means home 
prices may increase between 1 and 2% ev-
ery month.  Essentially an average home may 
cost between $3,000 and $5,000 more than 
it does today within just one month.

Data provided by Gary Stine, Southern Oregon Multiple Listing Service.  Th e Average 
sales price above does not include new construction, but rather only re-sales to be more 
refl ective of the entry level housing market.



Where  are  we  now?

State of Jobs

Th e unemployment data for Jackson, Josephine 
and Curry counties has shown decreases in 
the overall rates over the last calendar year for 
each of the three counties.  While each of has 
experienced seasonal fl uctuations in the construc-
tion, mining, and leisure and hospitality sectors 
in November and December of 2005, these are 
traditionally slower employment periods.  Com-
paring unemployment rates of the three coun-
ties from the December 2004 to December 2005 
period, Curry County dropped from 7.7 to 6.9, 
Josephine dropped from 7.6 to 6.3 and Jackson 
dropped from 6.1 to 5.1.

All three counties have seen increased growth in the construction industry however; the 
number of permits issued in Jackson County for 2005 is less than 2004 according to the 
U.S. Census Bureau. During the same period Josephine County has actually seen an 
overall increase in permits issued.  Th e retail industry is the strongest growing sector for 
Jackson County and accounts for more than one-half of the new jobs in the last 12-month 
period.  In Josephine County the manufacturing wood products industry and wholesale 
and retail trade has shown consistent growth.  

Rogue River at Sunset;  Photo by Derek Severson 2005
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C ur ry  C o un t y 
Profile

Curry County is located along the Pacifi c 
Coast in the southwest corner of Oregon. 
It is bordered on the south by California, 
on the west by the Pacifi c Ocean, on the 
north by Coos County, and on the east by 
Josephine County. 

Th ere has been a steady increase in 
population with the 2000 population 
given at 21,137, a 9.37% increase over 
1990. Th e current population, as of July 1, 
2005, was 21,190, according to Portland 
State University.

In 1852 explorers discovered gold and other 
precious metals in the rivers and along the 
beaches of this area. Initially settlement 
in the county was concentrated along the 
coast and depended primarily on water 
transportation. Th e slow development 
of inland transportation routes kept the 
county relatively isolated well into the 
twentieth century. While there is still some 
mining of cobalt, nickel, and chromium in 
the Gasaquet Mountain area, the economy 
has reoriented to agriculture and timber. 
Port Orford cedar (Lawson Cypress) and 
myrtlewood are important export products. 
Th e county off ers grazing areas for cattle 
and sheep. Th e county also produces blue-
berries, horticultural nursery stock, and 
ninety percent of all Easter lilies raised in 
the United States. 

Curry County off ers coastal scenery, 
clamming and crabbing, fi shing (freshwa-
ter and saltwater), upriver scenic boat trips 
and hiking trails. Th e Port of Brookings 
is considered one of the safest harbors on 
the coast.   Tourism adds to the economic 
diversity of the area due to the many vaca-
tion and recreational opportunities.

Median family income in Curry County for 
2005 was $42,300 compared to $34,700 in 
2000. It has among the lowest per capita 
earnings among Oregon counties, $10,060 
compared to $19,029 for the state.

County Seat: P.O. Box 746, Gold 
Beach 97444

Phone: 541-247-3295 (General); 

Fax: 541-247-6440 

Web: www.co.curry.or.us 

Th ere are three incorporated communities:
Port Orford, Gold Beach and Brookings.

Curry County, like the rest of Southern 
Oregon, has been discovered.  Housing 
prices are escalating while incomes re-
main static.  In Brookings, appreciation 
has hovered around 20% per year over 
the last three years, nudging up aver-
age home prices to around $350,000. 
(Oregon Business Magazine, June 2005)
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C ur ry  C o un t y

February 2006

Unemployment and Labor Force Trends: 

Curry County’s annual average unemployment rate has been decreasing since the mid-to-
late 1990’s when it was around 9 percent, falling to 6.8 percent in 2005. In December of 
2005, the unemployment rate was 6.9 percent, down from December 2004 and well below 
the average rate for December since 1990, which was 8.9 percent.

Th e civilian labor force has increased by about 15 percent from 1995 to 2005, increasing by 
1,253 and bringing the total to 9,518 in 2005.  Th e workforce has also been increasing in 
average age over that time.

Total payroll employment has increased by 3.5 percent from December 2004 to December 
2005, for a gain of about 230 jobs. Industries showing job growth over the past year 
include construction, health care, fi nancial activities, and retail trade.

Wage and Income Trends

Average payroll per job in Brookings was $25,291 in 2004, slightly higher than 
the average for Curry County at $24,704.  

Per Capita Personal Income in 2003 in Curry County was $24,228, compared to Oregon 
statewide at $28,734

Components of income data show some unique trends in Curry County. Curry County’s 
per capita retirement income was the highest among Oregon counties, at $6,334 in 2003. 
Statewide, Oregon’s per capita retirement income was $3,728. 

Dividend, interest and rent income was also higher than the state average in Curry 
County, $7,159 vs. $5,228 for Oregon overall.  

Curry County has among the lowest per capita earnings among Oregon’s counties, 
$10,060 vs. $19,029 for Oregon

Th ese income data refl ect the high average age of the county’s population.  Curry 
County’s median age was 48.8 years, while the median age of Brookings residents was 
slightly lower, at 43.1 years. Th ose ages 65 and over comprise 23.9 percent of Brookings 
population.

According to the 2000 Census, 30.3 percent of Brookings population lived in a diff erent 
state in 1995.

About 10 percent of Brookings residents were self-employed in 2000. 

Curry County median household income was $31,333 in 2003 ( U.S. Census Bureau)

Th e poverty rate in Curry County was 12.4 percent in 2003  ( U.S. Census Bureau) 

Prepared by Guy Tauer, Regional Economist, 541-776-6060 ext. 240 and Mike Wilson, Workforce Analyst, 541-751-8528
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“ The y ”  are  “us ”
A  neighbor ’s  profile

With his recent appointment as a Police Offi  cer for the City of Brookings, Dustin 
Watson and his wife have experienced fi rst hand the challenges in fi nding suitable 
housing for their family of four. 

In order to meet the City’s requirement that all police personnel live within a 20 minutes 
response time, Dustin knew that they would have to relocate from their home in Gold 
Beach.   Most city police departments have similar requirements for emergency personnel 
so that, when needed, the offi  cers could respond quickly.  Th is requirement is particularly 
challenging to the Brookings Police Department since housing options outside of the 
city limits are limited and the current cost of housing within the City limits is mostly 
unaff ordable to their employees.

Th anks to ‘word of mouth’, Dustin was able to locate a 6200 sq. ft. odd shaped lot within 
the City limits before it actually was listed for sale.  While preferring to buy a house 
already built, the opportunity of fi nding something within the City that was aff ordable 
was too good to pass up.  Th e Watson’s are planning to have a manufactured home placed 
on the lot and know that due to the shape of the lot it will have to be smaller than they 
had wanted.

Since Dustin previously owned a home in Gold Beach he was able to make a down 
payment larger than a fi rst time homebuyer.  Th ey expect to have a $270,000 mortgage 
with monthly payments of between $1800-$1900 per month.  Even with both of their 
incomes they know they will have to make sacrifi ces in order to manage these monthly 
payments.   

Th anks to ‘word of mouth’, Dustin was able to locate a 6200 sq. ft. odd shaped lot within 
While they wait to fi nalize the purchase of the lot and contract for the house installation, 
they are paying $1000/month rent for a 3 bedroom, 2-bath house in Brookings.  Houses, 
when available, are renting for between $1000-$1300 in the Brookings area.

Dustin’s wife works for Curry County and will continue to commute back and forth 
several times a week to Gold Beach.   She earns approximately $2400/month for 
a responsible position with the county and has been there for 5 years.  While the 
commute back and forth is not desirable, particularly with her children in Brookings, job 
opportunities in the Brookings area that would allow her to stay in the PERS retirement 
system are limited.  



J a c k s on  C o un t y 
Profile

Jackson County borders California in 
the south, Josephine County in the 
west, Douglas County in the north, 
and Klamath County in the east. Th e 
Territorial Legislature created Jackson 
County on January 12, 1852, from the 
southwestern portion of Lane County and 
the unorganized area south of Douglas 
and Umpqua Counties. Th e county was 
named after President Andrew Jackson. It 
is surrounded by the Cascade and Siskiyou 
Mountain ranges and is centrally-located 
along Interstate 5 between Portland and 
San Francisco.

Th e discovery of gold near Jacksonville 
in 1852 and completion of a wagon road, 
which joined the county with California 
to the south and Douglas County to the 
north, brought many people to the region.

Jackson County’s 2000 population of 
181,269 represented a 23.83% increase 
over 1990. Current population fi gures, 
as of July 1, 2005, refl ect 194,515 people, 
according to Portland State University.  
Th ere are eleven incorporated communities 
including Medford, the county seat, 
Ashland, Talent, Phoenix, Central Point, 
Eagle Point, Shady Cove, Jacksonville, 
Butte Falls, Gold Hill and Rogue River.

Th e county’s principal industries are 
lumber, agriculture, manufacturing, and 
recreation. Its major points of interest in-
clude the Oregon Shakespeare Festival and 
the Britt Music Festival.

Th e median family income in 2005 was 
$52,100 compared to $38,800 in 2000.  
Per capita personal income in Jackson 
County in 2003 was $26,617 compared to 
the state at $28,734.

County Seat: 1101 W Main, Suite 201, 
Medford 97501

Fax: 541-774-6140

Web: www.co.jackson.or.us

Phone: 1-800-452-5021 (General)

Th ere are 71,532 total households 
in Jackson County with 33% or 
23,958 of those being renter house-
holds.  Th e Medford/Ashland MSA 
has gained notoriety over the past 
two years nationally.  Newsweek 
Magazine highlighted Medford in its 
July 25, 2005 edition as the No. 2 area in 
the country for investor property behind 
Redding California.  Investors make 
up 23% of the new home buyers in the 
Medford/Ashland area.  CCN Money 
ran an article that placed Medford as #11 
of the most overvalued housing markets 
in the country by 64%, following ten 
other communities all located in either 
California or Florida.  

Resale home prices in Ashland jumped 
from $294,462 in 2002 to $465,893 in 
2005, a 58% increase in value over that 
short period. 

During that same time period, East 
Medford resale home prices went from 
$188,743 to $327,880, a 73% increase.  
White City, once the aff ordable 
housing capital of Jackson County, went 
from $118,060 in 2002 to $212,901, a 
80% increase.  Meanwhile, median family 
incomes remained static only increasing 
8% from $41,900 in 2002 to $52,100 in 
2005. 



J a c k s on  C o un t y 
Economic  Summ ary

Unemployment and Labor Force Trends (February 2006): 

Jackson County’s annual average unemployment rate has been decreasing since the early 
1990’s when it was around 8 percent, falling to 6.1 percent in 2005.  In December of 2005, 
the unemployment rate was 5.1 percent, down from December 2004 and below the average 
rate for December since 1990, which was 6.3 percent.

Th e civilian labor force has increased by about 20 percent from 1995 to 2005, increasing 
by almost 17,000 and bringing the total to 98,845 in 2005.  Th e workforce has also been 
increasing in average age over that time.

Total payroll employment has increased by 3.8 percent from December 2004 to 
December 2005, for a gain of about 3,060 jobs. Industries showing job growth over the 
past year include construction, health care, leisure and hospitality, and retail trade.

Wage and Income Trends:

Average pay per job in Jackson County was $29,776 in 2004, about 16 percent lower than 
the average for Oregon at $35,621.  

Per capita personal income in 2003 in Jackson County was $26,617, compared to Oregon 
statewide at $28,734

Per capita retail sales were $12,167 in 1997, outpacing the Oregon average of $10,297. By 
2002 Jackson County’s per capita retail sales rose to $13,803. 

Per capita retirement and other income was also higher than the state average in Jackson 
County, $4,054 vs. $3,728 for Oregon overall. 

According to the 2000 Census, 22 percent of Jackson County’s population lived in a 
diff erent county in 1995, 52 percent lived in a diff erent house.

In 2000, 12.3% of workers in Jackson County were self-employed- about double the U.S. 
average and the highest among Oregon’s metropolitan counties.  

Jackson County median household income was $36,670 in 2003-lower than the Oregon 
statewide at $42,593 ( U.S. Census Bureau)

•

•

•

•

•

•

•

•

•

•

Prepared by Guy Tauer, Regional Economist, 541-776-6060 ext. 240



J a c k s on  C o un t y

Average Worker Pay (2004 dollars)
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After nine years in the Army, Danell Hiltz returned home to Southern Oregon. She left 
to hone her professional skills with the dream of putting them to use for the benefi t of her 
community.    When she returned to the valley, she was literally shocked by the housing 
prices she found.  Although she now earns twice the average median income for a single 
person ($55,000 a year) in her position as occupational therapist at the Southern Oregon 
Rehabilitation Center and Clinic in White City, she is frustrated because she is unable to 
fi nd a house that she can aff ord on her salary.

She is currently renting a place in White City and has been looking for a home to buy.  
Danell, who is in her late 40s, wants to be a homeowner.  She has no debt and a perfect 
credit score.  She qualifi es for the Oregon Bond program and a VA loan.  “Yet I must 
stretch my budget to the maximum in order to purchase property at the bottom of the 
market,” she said.  She describes the bottom of the market  as being a 15- year or older 
manufactured or stick built 60-80 year old home for over $150,000.  

Danell said that purchasing a home for more than $150,000 would be living on the edge 
for her.  “If anything were to happen such as my recent pay cut or an illness, I could easily 
lose my home.”  Although she would really like to remain in the Rogue Valley, she said she 
doesn’t want to “spend over twice what that comparable property would rent for.”

Th e gap between rents and mortgages is fairly wide at this time but there is an expectation 
that rents may soon catch up as they have in California.  Right now, Danell fairs better by 
being a renter.  But, her dream is to be a homeowner in Southern Oregon. She desires the 
stability of homeownership and wants to make a commitment to her community.  However, 
given current housing prices and the fact that prices are continuing to escalate, she is 
concerned that her dream may never become a reality.   She said that she is reluctantly 
starting to seek out job opportunities in Oklahoma and Texas where housing prices are 
more aff ordable.  

“ The y ”  are  “us ”
A  neighbor ’s  profile



Josep h i n e  C o un t y 
Profile

Josephine County is bordered on the south 
by California, on the north by Douglas 
County, on the west by Curry County at 
the Coast Range summit, and on the east 
by Jackson County. Although the county’s 
terrain is mostly mountainous, it includes 
two major valleys cut by the Rogue and Il-
linois Rivers. It includes two incorporated 
communities; Grants Pass, the county seat, 
and Cave Junction.  

Created by the Territorial Legislature on 
January 22, 1856 from the western half of 
Jackson County, Josephine County was the 
19th and last county created before Oregon 
became a state.  It was named for Josephine 
Rollins, the fi rst white woman to settle in 
southern Oregon.

Th e main industries in the county include 
lumber, agriculture, tourism , electronics 
and software.  Gold mining played a central 
role during the territorial period. Miners 
had been active in the Rogue and Illinois 
Valleys since 1851. By the late 1850s, how-
ever, gold mining was beginning to decline 
although several small mining claims still 
operate today.

Grants Pass is the departure point for 
most Rogue River scenic waterway guided 
fi shing and boat trips. Th e Illinois River, 
one of the Rogue’s tributaries, has also 
been designated a scenic waterway.  Cave 
Junction is home to the Oregon  Caves Na-
tional Monument.

Population in Josephine County has steadily 
increased except in the 1910s when there was 
a 20% decrease. In 2000 the population of 
75,726 represented a 20.87% increase from 
1990. Th e population as of July 1, 2005, 
according to Portland State University, was 
79,645.  

Th e area median income for Josephine 
County in 2005 was $44,400.  According 
to the 2000 Census, the homeownership 
rate was higher than the state of Oregon; 
70.1 as compared to 64.3 percent.  Out of 
the 31,000 total households, 9,287or 30% 
are renters.

Housing prices in Josephine County, 
like elsewhere in Southern Oregon, are 
escalating.  Housing Resale prices in Cave 
Junction went from an average of $76,854 
in 2002 to $185,189 in 2005, an increase 
of 141%.  Resale prices in Grants Pass over 
that same four year period increased a total 
of 75% from $141,798 to $247,670. 

County Seat: Courthouse, 500 NW 
6th St., Grants Pass 97526

Mailing Address: P.O. Box 69, Grants 
Pass 97528

Phone: 541-474-5243 (General); Fax: 
541-474-5246
Web: www.co.josephine.or.us



Josep h i n e  C o un t y 
Economic  Summ ary

February 2006

           Unemployment and Labor Force Trends: 

Josephine County’s annual average unemployment rate has been decreasing since the early-
mid 1990’s when it was close to10 percent, falling to 7.1 percent in 2005.  In December of 
2005, the unemployment rate was 6.3 percent, down from December 2004 and below the 
average rate for December since 1990, which was 8.4 percent.

Th e civilian labor force has increased by about 23 percent from 1995 to 2005, increasing by 
more than 6,500 and bringing the total to 34,900 in 2005.  Th e workforce has also been 
increasing in average age over that time.

Total payroll employment has increased by 3.7 percent from December 2004 to December 
2005, for a gain of about 900 jobs. Industries showing job growth over the past year 
include construction, manufacturing, health care, leisure and hospitality, and retail and 
wholesale trade.

•

•

•

           Wage and Income Trends

Average pay per job in Josephine County was $27,182 in 2004, about 24 percent lower 
than the average for Oregon at $35,621.  

Per capita personal income in 2003 in Josephine County was $22,506 compared to Oregon 
statewide at $28,734

Homeownership rates according to the 2000 Census were higher in Josephine County 
than Oregon statewide, 70.1 versus 64.3 percent

Per capita retirement and other income was  higher than the state average in Josephine 
County, $5,313  vs. $3,728 for Oregon overall. 

According to the 2000 Census, 22 percent of Josephine County’s population lived in a 
diff erent county in 1995, 48.5 percent lived in a diff erent house.

In 2000, 14.4% of workers in Josephine County were self-employed- more than double the 
U.S. average and the ninth highest among Oregon’s counties.  

Josephine County median household income was $31,519 in 2003-lower than the Oregon 
statewide at $42,593 ( U.S. Census Bureau)

Th e poverty rate estimate in Josephine County was 15.2 percent in 2003  ( U.S. Census 
Bureau) 

•

•

•

•

•

•

•

•

Prepared by Guy Tauer, Regional Economist, 541-776-6060 ext. 240



Josep h i n e  C o un t y

Average Worker Pay (2004 dollars)
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Jared began looking about a year and a half ago to fi nd a house that he could purchase that would 
meet his desire to be near to work, in a nice neighborhood, and allow him to begin to build equity in 
a home. With his income and the cost of housing the search was frustrating and eventually stopped 
after a couple of months.  

With his recent promotion to Associate Planner, Jared has begun again to look for a house he 
might purchase.  He and his girl friend have met with a mortgage broker and found that with their 
combined income they would be eligible to purchase a house up to $240,000. Th is would mean a 
monthly mortgage payment between $1600-$1800 and would require some tight budgeting to be 
able to make the monthly payments.  Current available housing that would meet their needs is in the 
$250,000-$350,000 range. Th e cost of housing and the amount that the mortgage company is willing 
to loan will limit his options.

As with many young people just starting out and earning entry level wages, Jared has car payments, 
credit card debt and college student loans that, added to his normal living expenses, causes some 
concern in taking on the additional fi nancial commitment of home ownership.  While there is an 
opportunity to consolidate this existing debt and thereby help in taking on the large mortgage 
payments, Jared is not eligible to do this until he has purchased a house and met the six-month 
waiting period requirement. 

While friends who have relocated to the Eugene area and Portland have found better opportunities in 
availability of jobs, wages and housing costs, both he and his girl friend are committed to remaining in 
the Grants Pass area. 

“ The y ”  are  “us ”
A  neighbor ’s  profile

A Grants Pass couple is experiencing fi rst hand the challenges of 
being able to purchase a home of their own without being strapped 
with monthly high mortgage payments.  Jared Voice, an associate 
planner with the City of Grants Pass, has experienced fi rst hand 
what many of the Grants Pass residents are fi nding when they go 
in search of their fi rst home.

After graduating from a mid-western college Jared moved to 
Cave Junction to serve as a volunteer with Americorps.  Some of 
his college fi nancial aid came from the Federal Government with 
his commitment to repay through this volunteer service.  At that 
time he rented a house outside the City limits that was within his 
limited income.  After completing his service with Americorps, 
Jared went to work for the City of Grants Pass in the Planning 
Department and moved to Grants Pass.  He was lucky to fi nd a 
rental property that he and a friend in the construction industry 
could share at $650 per month. 



�
Where  are  we  going?

Th e rapid escalation in Housing costs is not isolated to the Rogue Valley but is evident 
throughout the Country with a more pronounced eff ect in the Western United States.  Th e 
market forces such as unprecendented low interest rates, creative loan products, and strong 
demand  have created a situation in which more and more median income households are 
unable to consider ownership. 

 “Despite some of the best fi nancing conditions in decades, housing aff ordability at the 
national level has fallen to the point that only a little more than half (50.4 percent) of all 
homes sold in this country during the third quarter of 2004 were aff ordable to families 
earning the median U.S. household income,” said NAHB President Bobby Rayburn.

“Th is compares to about 61 percent of homes sold that were aff ordable to median income 
earners in the year’s fi rst quarter.”  Rayburn added, “In many markets, working families 
are fi nding it considerably more diffi  cult to aff ord homes today than they did at the start 
of 2004.” Rayburn was speaking about the nation as a whole.  Th e table above illustrates 
that this decreasing aff ordability is no more evident in the west.  In the event fi nancing 
conditions become less favorable this disparity will grow even wider for homebuyers, and 
will also compromise the ability of home-owners to sell their homes given reduced demand 
as a result of  the higher interest costsadversely eff ecting how much home one can by with 
the same amount of money.



C ur ry  C o un t y

Joseph i n e  C o un t y

J a c k s on  C o un t y



Where  are  we  Going?
Some common elements that Jackson, Josephine and Curry Counties share is that in recent 
years each has seen a rate of housing appreciation that exceeds any period in their history. 
Th e housing landscape has changed dramatically as a result, with less and less opportunities 
for fi rst time home buyers and increasing diffi  culties for businesses to recruit and retain 
high valued employees.  

All three counties have a retirement population that exceeds the state average, which is 
also a trend that can be projected into the future.  As other retirement destinations such as 
Florida and California have housing costs that exceed that of Southern Oregon, our area 
will continue to be an attractive alternative for retirees.  Th e aging of America means that 
the number of retirees is also increasing every year which further supports the fact that 
this population will be a signifi cant part of our resident population in the years to come.  
Th e impact of a signifi cant retiree population will have impacts upon the types of jobs 
that are necessary in the future.  An infrastructure of medical and support services will 
be needed to serve these residents and the supply of available workers to fi ll these jobs is 
largely dependant on their ability to fi nd housing within their means.

Wages in all three counties are lower than the state average. Th is creates a situation in 
which a relatively high cost of living is paired with a relatively low wage scale.  Should 
this disparity continue into the future the area’s attractiveness to existing working house-
holds, or to people looking to relocate here for employment, may diminish.  Recruiting 
and retention of employees will become increasingly diffi  cult potentially compromising the 
areas economic development.

High purchase housing costs have been discussed at some length in the statistics and 
narratives provided for the Southern Oregon Workforce Housing Summit.  Less explored 
is the potential change in the rental market.  It is generally understood that although 
ownership exceeds the reach of many households, rental opportunities remain.  We are 
fortunate that in each of the three counties examined there exists rental housing that is 
within the means of households earning the area’s median income.  Th e table showing 
“Fair Market Rents” indicates that rental properties (apartments and single family homes) 
rent for less than the state average.  



Where  are  we  Going?
Th e relatively aff ordable rental 
market however is not guaranteed 
to persist into the future given 
the vast gulf between the cost of 
purchasing a home and the cost of 
renting.  Historical trends suggest 
that per capita income growth will 
continue to lag behind appreciation 
in home prices over the long term. 

Young people and those trying to 
enter the housing market for the 
fi rst time face a diffi  cult situation 
today and a growing gap in the
future.  When, and if,  the median home value exceeds $400,000 in many communities in 
our region, less than 10% of the population will be able to purchase a home (see pyramid 
chart).  

Th is dwindling pool of eligible buyers will put more demand upon the rental market with 
the logical consequence of driving up rental prices.   Th us we can expect that rental costs 
within the region will adjust upward in the coming years to close the gap between that 
currently exists

City and community leaders, and citizens of Southern 
Oregon have an opportunity work together to address 
the housing needs of the regional workforce before the 
window is entirely closed.  

As dramatic as the changes have been in the housing land-
scape in recent years, a concerted eff ort to solve the prob-
lems we’re facing will help strengthen our communities. 
When residents have a sense of inclusion, when they feel 
they are being treated fairly and have an equal chance to 
succeed, they have the incentive to invest in the future 
of their neighborhoods, their communities, and their re-
gions. It is this positive future that can be shaped today.
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Low paying jobs aren’t keeping up with high cost of living in Ashland

By Alan Panebaker; Ashland Daily Tidings 

As the cost of living in Ashland is rising at a rate exponentially higher than that of the minimum wage, 

people like Chloe Friedl are struggling to make ends meet. 

Working at the Senor Sam’s Mexican Grill for $7.50 an hour, Friedl said she seems to spend all of her time 

working instead of living the life of an average 18-year-old. 

Chloe Friedl explains lunch choices to a customer at Senor Sam’s in Ashland on Th ursday. Friedl is one of 

many local service workers who are struggling to make ends meet.

“I’ve seen some really good people go down for things that are out of their control,” Friedl said. “When you 

fall behind in this town, you’re way behind.” 

Friedl began to slip behind when she dropped out of high school and got her G.E.D. at the age of 16. She 

moved out of her parents’ house to live on her own, usually working two jobs to pay rent and keep herself 

fed. Leaving the nest was a matter of freedom and a power struggle with her parents, she admits. Now she 

lives in a townhouse in Ashland with her boyfriend and another roommate. Th ey pay $1,075 a month for 

rent. 

“Most people my age work for extra money, so they can do stuff ,” Friedl said. “I work to survive.” 

Th is 18-year-old has lived in Ashland since the age of three months when she was adopted from her 

birthplace of Korea. After a few years at the Spring Ridge Academy in Arizona, Friedl came back halfway 

through high school and decided she was ready to break out on her own. Now, after two years of supporting 

herself, she admits she is slightly bitter about her current situation in Ashland. 

“Watching this town grow, I hate what it’s becoming,” Friedl said. “When I think of Ashland, I think of 

the free-spirited community that came together, but now it’s becoming fi nancially impossible for people 

without degrees or rich parents to live here.” 

�
Recent  Media  Coverage



Orville Hector | Ashland Daily Tidings

Friedl is not the only one in Ashland work-

ing in the food industry who think things 

are going downhill. 

Jennifer Cook has worked at Taco Bell in 

Ashland since 1991. After 15 years, she is 

now a manager, but recently moved to more 

aff ordable housing in Medford. “I have fi ve 

children,” Cook said. “I can’t aff ord the 

space for fi ve kids.” 

Starting in 1991 making $3.45 and hour, 

Cook said it has never been aff ordable for 

people to live in Ashland at starting-wage 

jobs. However, the cost of living has far 

surpassed that of starting-wage income. 

Th e good news isn’t really much. Oregon’s minimum wage will increase by 25 cents in January. But despite 

being among the highest in the nation, it doesn’t approach the level needed to meet living wage scales for 

Ashland. According to Brandon Goldman, housing programs specialist for the City of Ashland, living 

wages and minimum wages do not correspond. Th e minimum calibrated living wage for city employees and 

contractors is calculated at $11.74 an hour. Th e National Low Income Housing Commission put the living 

wage for Medford and Ashland at $12.63 an hour. 

Th is disparity puts a drain on the entire community, Goldman said. “With any of these living wages, it’s 

clear that jobs below put more burden on taxpayers,” he said. “If you’re not receiving a living wage, people 

are going to make decisions on where they’re going to cut costs. Th ey’re most likely going to cut out nutri-

tion and healthcare which eventually puts more of a burden on taxpayers.” 

According to Cook, the lack of a live-able minimum wage, causes even deeper problems for local busi-

nesses. Finding good help at low wages in Ashland has always been hard, Cook said but “over the years, it’s 

gotten worse.”  “It’s gotten harder to fi nd good help, absolutely,” she said. “It’s hard to fi nd over-18 people. 

And because high school kids don’t have to work, they don’t have the same work ethic.” 

One of Cook’s employees who does have a solid work ethic is Jade Powell. Powell works 40 hours a week 

at Taco Bell. She leaves her fast food job at 4:30 p.m. and takes the bus to her home in Medford, arriving 

at 6 p.m. Th en she studies at Rogue Community College in the learning center, making it back home at 

about 8:30 p.m. 

While Powell admits she struggles, she moved from Hannibal, Mo., for a reason. She has family here and 

she loves the area. “It’s worth it,” Powell said. “I’d rather live in Ashland, but things don’t always work out 

the way you want.”



�
Local  Resources

Th e following organizations and programs support the creation and maintenance of af-
fordable housing in Southern Oregon.

J A C K S ON  C O U N T Y

ACCESS, Inc.  3630 Aviation Way, Medford, OR  97504  541-779-6691  
www.access-inc.org 

ACCESS, Inc. is a Private Non-Profi t Corporation and is the Community Action 
Agency for Jackson County. Administers many community service programs including: 
Mortgage and Rental Assistance Programs, Energy Assistance and Weatherization pro-
grams, Emergency Food Programs, Senior and Disabled Services, Junior Achievement 
programs, Medical Equipment and Information and Referral for the community.   AC-
CESS, Inc. is also a HUD Approved Comprehensive Housing Counseling Agency and 
a Community Development Corporation that has developed and is currently managing, 
over 160 units of aff ordable rental housing in Jackson County. 

Southern Oregon Housing Resource Center (SOHRC):  3630 Aviation Way, 
Medford, OR  97504 www.sohrc.org 

Housed at ACCESS Inc., the Southern Oregon Housing Resource Center (SOHRC) 
is the one-stop shop clearing house for a variety of housing related programs off ered in 
Jackson and Josephine Counties.  Also provides outreach sessions to employers and other 
organizations interested in housing related programs in Jackson & Josephine Counties.  
Housing Counseling services include:  the “ABC’s of Homebuying”, a state certifi ed pre-
purchase education course,  one-on-one pre-purchase counseling, foreclosure prevention, 
predatory lending and fair housing complaints,  rental counseling and reverse mortgage 
counseling.  Th e SOHRC also administers downpayment and closing cost assistance 
programs in Jackson & Josephine Counties. 

Ashland Community Land Trust; E-mail: ashlandclt@hotmail.com

Ashland Community Land Trust is a community membership non-profi t 501(c) 3 orga-
nization whose mission is to provide those who live and work in Ashland the opportu-
nity to obtain homes that will be aff ordable to them, and members of their household, 
in perpetuity. By holding the land in public trust, and selling the improvements, ACLT 
can make aff ordable homes available to qualifi ed buyers. ACLT is also committed to the 
provision of aff ordable rental homes. Th rough eff orts such as the use of green building 
techniques and community building through garden projects and inclusive decision-mak-
ing policies, ACLT represents more than just aff ordable housing. ACLT is community. 



Habitat for Humanity; (541) 773-3411. E-mail: hfhrv@jeff net.org

Habitat for Humanity/Rogue Valley is a Christian based, non-profi t housing ministry 
making home ownership possible by drawing together people of all faiths and back-
grounds to build aff ordable homes in partnership with those in need. Th ey serve Jackson 
County residents living in substandard housing whose income falls between 30% and 
60% of the federal median income. Th ey sell these homes to Habitat/RV families with a 
20-year, no-interest mortgage.

Housing Authority of Jackson County; (541) 779-5785 x1000 

Th e Housing Authority of Jackson County was established in 1969 with the mission to 
provide, develop and preserve decent, safe and aff ordable housing to families and individ-
uals while coordinating eff orts toward self-suffi  ciency. Th e Housing Authority currently 
provides housing and related services to 1535 households in Jackson County. Programs 
include the Section 8 Certifi cate and Voucher Program, Owner Occupied Housing Re-
habilitation, Family Self-Suffi  ciency Program, and the development and management of 
low-income aff ordable housing.

Oregon Action www.oregonaction.org 541-772-4029

Oregon Action is working with mobile home residents in Ashland and Medford to pro-
tect mobile home parks as an important part of our community’s aff ordable housing base. 
Oregon Action’s campaign is focused on strong, local aff ordable housing policies that 
include the preserving mobile home living as an aff ordable housing option.

Rogue Valley Oregon Action is a local chapter of Oregon Action, a statewide economic 
and social justice organization. Founded in February 1997, Rogue Valley Oregon Ac-
tion organizes low and moderate-income people from diverse communities in Jackson 
and Josephine counties to develop eff ective leadership skills and address the root cause of 
critical economic issues including aff ordable housing, living wage, health care, and com-
munity economic development.

Rogue Valley Community Development Corporation 541-734-2355   328 S. 
Central Ave., Medford, OR  97501  rvcdc@grrtech.com 

RVCDC, is a non-profi t housing provider primarily involved in the rehabilitation, re-
location, and development of for-purchase aff ordable housing. RVCDC also works in 
coordination with the USDA Rural Development Self-Help program, RVCDC provides 
low-income homebuyers with the opportunity to use sweat equity to lower their housing 
costs. 



JO S E P H I N E  C O U N T Y

Southern Oregon Housing Resource Center (SOHRC):  541-779-6691; 3630 
Aviation Way, Medford, OR  97504 www.sohrc.org 

Housed at ACCESS Inc., the Southern Oregon Housing Resource Center (SOHRC) 
is the one-stop shop clearing house for a variety of housing related programs off ered in 
Jackson and Josephine Counties.  Also provides outreach sessions to employers and other 
organizations interested in housing related programs in Jackson & Josephine Counties.  
Housing counseling services include:  the “ABC’s of Homebuying”, a state certifi ed pre-
purchase education course,  one-on-one pre-purchase counseling, foreclosure preven-
tion, rental counseling and reverse mortgage counseling.  Th e SOHRC also administers 
downpayment and closing cost assistance programs in Jackson & Josephine Counties. 

Josephine County Community Action:  541-474-5440;  317 NW “B” St. Grants 
Pass, OR  97526

Josephine County Community Action assists with Rental Assistance programs, energy 
assistance, food share, transportation, senior programs and information and referrals in 
Josephine County. 

Josephine Housing and Community Development Council:  541-479-5529;  
1215 SW “G” St. Grants Pass, OR  97528  teresa_ jhcdc@charterinternet.com 

Josephine Housing Council provides the Section 8 Certifi cate and Voucher Program to 
very low-income families in Josephine County. 

Grants Pass Area Habitat for Humanity:  541-474-2884  habitat@grant-
spasshabitat.com 337 Union Ave., Grants Pass, OR  97528 

Grants Pass Area Habitat for Humanity is a Christian based, non-profi t housing minis-
try making home ownership possible by drawing together people of all faiths and back-
grounds to build aff ordable homes in partnership with those in need. Th ey serve Jose-
phine County residents living in substandard housing whose income falls between 30% 
and 60% of the federal median income. Th ey sell these homes to Habitat families with a 
20-year, no-interest mortgage.

Options for Southern Oregon: (541) 476-1526   http://optionsonline.org ; 1215 
SW “G” St., Grants Pass, OR 97526

Options for Southern Oregon off ers innovative programs and services for low-income 
individuals and people with psychiatric disabilities to inspire hope while supporting their 
participation as respected members of the community.  Options consistently strives to 
maintain a consumer-centered approach within a caring climate of hope, respect and dig-
nity that increases awareness of personal strengths and opportunities to live, learn and 
work in the community and utilizes eff ective, cost effi  cient practices in an atmosphere 
that is joyful, fun and stimulating.  Additionally, Options provides consulting services to 
nonprofi t agencies and county programs in the areas of grant writing, supported employ-
ment, aff ordable housing production grant writing and organizational development.



C U R RY  C O U N T Y

Coos/Curry Housing Authority  541-756-4111 EXT. 21;  1700 Monroe Ave., 
North Bend, OR  97459

Th e Authority provides public housing units and the Section 8 Certifi cate and Voucher 
Program to very low-income families in Coos/Curry County.

Southern Oregon Coast Housing Opportunities Provider, LLC  (SOCHOP)  
541-267-6505;  320 Central Ave., Suite 410, Coos Bay, OR  97420  kkebler@
umpquacdc.org 

SOCHOP is a HUD approved comprehensive housing counseling agency.  Th ey conduct 
the ABC’s of Homebuying in Coos and Curry Counties and provide one-on-one pre-
purchase counseling.  

SOCHOP also administers housing rehabilitation programs. SOCHOP is a subsidiary of 
Umpqua Community Development Corporation. 

Umpqua Community Development Corporation (CDC):  (541) 673-4909  
www.umpquacdc.org ; 738 SE Kane St., Roseburg, OR 97470

Umpqua CDC is a private non-profi t corporation that was established in 1991 to help 
low-moderate income people in Southwest Oregon attain self-suffi  ciency through af-
fordable housing, and community and economic development.Additionally,  Umpqua 
CDC is experienced in project development and grant administration as well as the fi scal 
management of projects, ranging  from single and multifamily housing, historic reha-
bilitation, community facilities development, and major water and sewer infrastructure 
upgrades.  Th eir service area includes Douglas, Coos and Curry Counties.



�
State  and Federal 

Resources

Association of Oregon Housing Authorities (AOHA) www.oraoha.org   503-706-3517

AOHA is an association of twenty-two Oregon housing authorities. Th ey off er housing 
and related programs to Oregon’s cities and counties. Collectively, AOHA provide af-
fordable opportunity housing to more than 33,000 households. Oregon Housing Author-
ities are public, non-profi t corporations, organized under the Housing Authority Law 
of the State of Oregon. Having been created under the law by a city, county or counties 
working together, each authority has a defi ned service area and a mission that refl ects the 
needs of its local community. 

Housing Alliance;  www.oregonhousingalliance.org c/o Neighborhood Partnership Fund 1020 
SW Taylor Suite 680 , Portland, OR 97205

Th e Housing Alliance brings together advocates, local governments, housing authorities, 
community development corporations, environmentalists, service providers, business in-
terests and all others dedicated to increasing the resources available to meet our housing 
needs to support a common statewide legislative and policy agenda

Oregon Housing and Community Services (OHCS) www.hcs.state.or.us 

OHCS is the State of Oregon’s housing fi nance agency, providing fi nancial 
and program support to create and preserve opportunities for quality, aff ord-
able housing for Oregonians of lower and moderate income. Th e Depart-
ment also administers federal and state antipoverty, homeless and energy 
assistance, and community service programs.

Enterprise Foundation www.enterprisefoundation.com 

Th e Enterprise Foundation’s Planning Design and Development division (PD&D) assists 
community-based organizations and municipal governments in designing and imple-
menting aff ordable housing strategies through technical assistance, training and online 
resources. Enterprise assists in improving housing production and provides recommenda-
tions, training and technical assistance on a variety of topics, including neighborhood 
and program planning; urban and architectural design; production; marketing, and oc-
cupancy.



Fannie Mae Foundation  www.fanniemae.com

Fannie Mae’s mission is to tear down traditional barriers and lower the cost to home 
ownership. It is a private, shareholder-owned company that does not lend money di-
rectly to home-buyers, but instead buys mortgages from lenders. Addressed are specifi c 
conmsumer needs such as mortgages with lower downpayments, aff ordable fi nancing op-
tions for borrowers with credit blemishes or purchaseing bonds that help fi nance lower-
interst mortgages. Look for specifi c home sites including: homepath.com, Fannie Mae 
Foundation and Homeownership alliance.

Housing and Urban Development www.hud.gov

HUD’s website provides a wealth of information on buying and renting, as well as other 
aspects of community development and aff ordable housing.

Local Initiatives Support Corporation www.liscnet.org 

LISC provides grants, loans and equity investments to community development corpo-
rations for neighborhoo redevelopment. When LISC begins a new program, National 
LISC matches locally-raised funds and gives that much more to the community for reno-
vation. Th e CDC then designates the funds to a variety of projects that will best suit the 
neighborhood, and the renovation begins.

National Low Income Housing Coalition www.nlihc.com  202-662-1530

Established in 1974, the National Low Income Housing Coalition is dedicated solely to 
ending America’s aff ordable housing crisis. NLIHC educates, organizes and advocates to 
ensure decent, aff ordable housing within healthy neighborhoods for everyone. NLIHC 
provides up-to-date information, formulates policy, and educates the public on housing 
needs and the strategies for solutions. 

United States Department of Agriculture (USDA) Reural Development www.

rurdev.usda.gov

USDA Rural Development has the mission to improve the quality of life in rural areas. 
Rural Housing Programs helps rural communities and individuals by providing loans 
and grants for housing and community facilities. Th ey provide funding for single fam-
ily homes, apartments for low-income persons or the elderly, housing for farm laborers, 
childcare centers, fi re and police stations, hospitals, libraries, nursing homes, schools, and 
much more.


