Economic Conditions

Introduction

The economic conditions examined in this chapter review changes at the local level
in Bedford but also place these changes with the context of the regional and state
economies. The first portion of the chapter reviews overall employment growth over
the last decade and also presents a detailed perspective regarding changes and
trends within major industry sectors. These historical trends are followed by a
discussion of projected employment growth at the state level and how Bedford may
be affected by these forecasts.

The second portion of the chapter discusses characteristics of the town’s labor force
and how they have changed over the past decade. This is followed by an
examination of land use trends for commercial and industrial development and a
discussion of strategic opportunity areas that will play a key role in the town’s future
economic development activities.

Economic Development Goals
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1. Support and stabilize the existing businesses and employment base to the
greatest extent possible

2. Take amore pro-active approach to marketing the town’s assets in order to
promote additional business growth

3. Insure that the remaining vacant land along the Route 3 corrid or is utilized to the
highest and best use for achieving the town’s economic objectives

4. Encourage higher density mixed use development along the Route 3 corridor
that creates affordable housing opportunities for all age groups, in combination
with nonresidential uses, in order to promote efficient land use

5. Encourage higher density of existing commercial areas, and the potential for
mixed use, along the Route 101 corridor. Develop a strategy for improving the
mix of businesses along the corridor to better serve the needs of the community.

6. Maintain the New England-style architectural character of uses along this
corridor and improve pedestrian, bicycle and vehicular access

7. Insure that the town’s highway and utility systems have adequate capacity to
serve existing and future economic development activities
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Summary of Mgjor Findings
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» Over the last two decades, Bedford has experienced a significant expansion of its

private sector employment base. Total covered private employment rose from
approximately 8,660 to 13,360 between 1990 and 2007, a net increase of 4,700 jobs.
The largest portion of this increase occurred during the 1990s with employment
reaching a relative plateau in 1998, followed by a much reduced rate of growth
through 2007.

The town’s service sector businesses provide 90% of private employment and
were the primary driver of the town’s rapid growth during the 1990s.
Conversely, goods producing jobs, such as those in the Manufacturing and
Construction sectors, represent 10% of the town’s private emp loyment and have
been a relatively small component of the long-term gains.

Bedford’s total employment increased by 7.8% overall between 2000-2007 with a
net increase of 1,035 jobs. Overall, the town’s economy has performed better
than the county’s and the state’s which had respective increases of only 2% and
4%. The City of Manchester, which is the largest employment center in the state,
experienced a growth rate of 1.6% during this time period.

The largest employment sectors in Bedford, based on percentage of total
employment, include Health Care (17%), Retail Trade (14%), Professional and
Technical Services (12%), and Finance and Insurance (12%). Second tier sectors
include Accommodation and Food Services (9%), Administration (9%),
Wholesale Trades (6%), and Construction (6%).

About three-quarters of the town’s recent (2000-07) employment increases were
private sector jobs with the remainder representing government jobs. The largest
gains in the service sector occurred in Retail (495 jobs), Administration (430 jobs),
and Health Care and Social Services (390 jobs). The biggest declining sector was
Finance and Insurance which lost 225 jobs, or 12.6% of its total. The remaining
service sectors had relatively modest gains or losses while goods producing
industries declined by 570 jobs, or 30%, with the largest decrease in the
Manufacturing sector, which is estimated to have lost about half of its total
employment.

Between 2000 and 2007, the town experienced a net increase of 77 private sector
firms, an 8.4% growth rate, almost all of which were in the service industry
sectors. The sectors with the largest number of establishments in Bedford
include Professional/ Technical Services (173), Finance and Insurance (138),
Wholesale Trade (128), and Health Care (104). The largest gains were in
Professional and Technical Services (25), Administration (17), Health Care (14),
and Retail (13). Bedford’s businesses are predominantly small firms with over
half having less than five employees and almost 70% employing fewer than ten
workers.
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Employment projections prepared by the state forecast that New Hampshire will
add 96,000 jobs between 2006-2016 and Hillsborough County will add 29,000
during that time period. However, current economic conditions make the
realization of these forecasts questionable. More recent short-term employment
forecasts for 2008-2012 prepared by the New England Economic Partnership
(NEEP) suggest the state will add 20,000 jobs over five years and is expected to
fare better than other New England states.

Future economic growth opportunity areas for Bedford may lie in the following
sectors. The Health Care, Administration, and Professional/ Scientific/ Tech
Services sectors have been strong growth areas historically and are expected to
continue as such for the foreseeable future. The Information sector has also
performed well and is projected to have moderate, short-term growth in the
state. Bedford saw relatively little growth in the Accommodation and Food
Services sector through 2007 but recent hotel construction, coupled with modest
projected employment growth and construction of the airport access road,
suggest future opportunities for the town in this sector. Finally, the Education
sector, which represents only 2% of the town’s employment base, has been a
strong sector for the county and state, and is projected to have steady, short-term
growth.

Declining sectors for the town over the short-term period are likely to include
Construction, Retaill Wholesale Trades, Real Estate, Finance and Insurance, and
Manufacturing which are expected to incur losses or only marginal increases at
the state level over the next three to five years. The town’s Finance and
Insurance sector has already recorded a large employment decrease of 12% since
2000; further losses in this sector could have a significant impact on the town’s
economic base. This sector, along with the Construction and Wholesale Trade
sectors, are expected to rebound to varying degrees beginning in 2012, based on
NEEP forecasts.

Bedford’s average weekly wages for all sectors increased by just over 19.5%
between 2000 and 2007. During that same period, wages at the county and state
levels increased by 25.5% and 26.3%, respectively. Overall, the town’s total
average wage of $955 was generally equivalent to the county’s exceeding it by
only 0.9% but was considerably higher than the state’s total average wage rate
with a difference of 13%. In most sectors, the local average wages exceeded the
county and state by a significant margin indicating the that wage rates for
Bedford businesses are very competitive with other areas. Sectors that are less
competitive with county and state include Manufacturing, Wholesale and Retail
Trades, Finance and Insurance, Administration, and Education Services.

Bedford’s labor force grew from approximately 9,800 to 11,430 between 2000-

2008. This represents an increase of 1,600 and a growth rate of 16.7%. In
comparison, labor forces in the county, state, and labor market area had
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respective growth rates of 7.6%, 7.1%, and 9.5% indicating that the local supply
of labor increased at a considerably faster rate.

During this eight year period, the town’s unemployment rate decreased from its
peak of 3.9% in 2002 to 2.8% in 2008 and has remained consistently lower than
the county’s and the state’s throughout this time period. Forecasts prepared by
NEEP anticipate that New Hampshire’s unemployment rate may rise to a peak of
just over 7% by 2010 before declining to between 5%-6% by 2012. The state’s
increase in unemployment is expected to be more moderate than the New
England region and the U.S. Despite the state’s more positive forecast it is likely
that Bedford will also experience an increase in the local unemployment rate
during this period.

Commuting patterns from the 2000 Census indicate that Bedford is a net
importer of labor which is illustrated by the fact that 4,000 more workers
commuted into the town versus out to other locations. Further exemp lifying this
characteristic is the fact that the number of jobs in town totaled approximately
13,280 in 2000 as compared to a labor force of only 9,800.

Manchester was the primary commuting location of town residents and also
provided the largest percentage of workers for businesses in Bedford. Other
primary origins of commuters are Nashua, Merrimack, Londonderry, Concord,
and Hooksett. The State of Massachusetts was also a major commuting location
for Bedford residents drawing 11% of commuters and highlighting the
importance for the town of the regional transportation network.

Bedford had approximately 4.5 million square feet of nonresidential (commercial
and industrial) building space in 1998. Since that time, an additional 1.12 million
square feet has been constructed bringing the 2008 total to 5.6 million square feet.
This represents an average annual construction rate of 112,675 sq. ft. over the last
ten years with a corresponding increase in total assessed value of approximately
$84.7 million. In comparison, the average construction rate during the preceding
ten-year period (1988-1998) was approximately 94,000 sq. ft. annually. This
indicates that the town’s average annual nonresidential growth rate has
increased by 19% over the last ten years.

The majority of new nonresidential construction over the last ten years was
categorized as Commercial which includes retail/ service stores, restaurants, and
banks. These types of uses accounted for 53% of total construction. New
commercial structures increased the town’s total assessed value by over $50
million far exceeding all other categories. Office buildings accounted for only
16% of new construction but still represent the largest amount of nonresidential
building square footage in the town (39%). Industrial/ R&D buildings and
Warehouse structures each accounted for approximately 10% of new building
space while the construction of two Hotel facilities represented almost 11% of
new construction.
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» Approximately 985,000 sq. ft. of the new construction occurred in the
Performance Zone (PZ) over the last ten years. This amount is relatively
comparable to the previous decade (1988-1998) when 909,000 sq. ft. was
constructed. In addition to the PZ district, more modest amounts of
development occurred in the Commercial (CO) and Service Industrial (SI)
districts which absorbed approximately 74,000 sq. ft. and 57,000 sq. ft.
respectively, throughout the decade.

> Based on historical absorption rates, the previous master plan estimated that
build out of commercial zoning districts could occur within 20-25 years as of
1998 when 440 acres of undeveloped land remained. The total undeveloped land
area remaining in the nonresidential zoning districts presently stands at
approximately 200 acres. Although development over the last ten years occurred
at a somewhat faster rate than the prior decade it is reasonable to assume that,
given the recent slowing of construction due to the current economic downturn,
the remaining build-out period could still occur within the next 10-15 years.
Development on the remaining vacant land could conservatively add an
estimated 1.0-1.5 million square feet of commercial structures to the town’s
existing inventory.

» One factor that could increase the amount of nonresidential building space is the
potential development, or redevelopment, of properties with existing
commercial buildings or residential structures. However, since many of these
properties are smaller lots, redevelopment would necessitate aggregation of
numerous parcels making their potential redevelopment more complex and thus,
less certain to occur. Full redevelopment of this underutilized acreage could
extend the build-out period beyond the 15 year horizon noted above and
increase the additional building space to in excess of 2.0 million square feet.

> It should be noted that the build-out estimates are based on a set of assumptions,
market conditions, and development criteria that are subject to change
throughout the build-out period. One factor that is likely to accelerate build -out
in the PZ district is the construction of the airport access road. However, it is
clear that the town’s supply of vacant, commercially zoned land is rapidly
approaching its limits and the potential for increasing this supply is severely
constrained by existing residential land use patterns in other portions of the
town.

|
Historical Employment Trends

Over the last two decades, Bedford has experienced a significant expansion of its
private sector employment base. The employment base represents the jobs provided
by businesses that are located in the town although the employees may live in other
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communities. As illustrated in Figure 1, total covered private employment” rose from
approximately 8,660 to 13,360 between 1990 and 2007, a net increase of 4,700 jobs.
However, as reflected in the chart, the largest portion of the increase occurred during
the 1990s with employment reaching a relative plateau in 1998 having added roughly
3,200 jobs over the preceding eight years. After 1998 the town’s employment base
continued to grow but at a much reduced rate with a net increase of 470 private
sector jobs through 2007.

Goods producing jobs, such as those in the Manufacturing and Construction sectors,
represent 10% of the town’s private employment, as shown in Table 1, and have been
a relatively small

component of the long- Change in Private Employment 1990-2007
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Table 1 provides a more detailed perspective on employment growth in Bedford
since 2000. As shown, total employment increased by 7.8% overall between 2000—
2007 with a net increase of 1,035 jobs. About three-quarters of this increase were
private sector jobs with the remainder representing government jobs. The
government sector provided about 900 jobs as of 2007 accounting for 6% of the
town’s total employment. This is a smaller percentage than the state and the county
which had 14% and 11% respectively, of their job base in the government sector as of
2007 (refer to appendix tables). Approximately 70% of the local government jobs
where located in the school system with the remainder related to municipal services.

The largest employment sectors in Bedford, based on percentage of total
employment, include Health Care (17%), Retail Trade (14%), Professional and
Technical Services (12%), and Finance and Insurance (12%). Second tier sectors
include Accommodation and Food Services (9%), Administration and Waste
Management Services (WMS) (9%), Wholesale Trades (6%), and Construction (6%).

v

1 . .
Covered employment represents all employees that are enrolled in the unemployment insurance program. It does not
include self-employed individuals, military personnel, and proprietor establishments.
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Table 1

Average Annual Covered Employment and Establishments 2000 - 20007

Town of Bedford Annual Employment Establishments
Change 2000-07 | % Total Change 2000-07 | % Total
NAICS Industry 2000 2007 Actual  Percent | 2007 2000 2007 | Actual Percent| 2007
Total, Private plus Government 13,227 14,26 1,035 7.89 100% 933 1,011 78 8.49 100%
Total Government 657 904 245 37.3% 69 16 17 1 6.39 2%
Total Private 12,570 13,35p 789 6.39 949 917 994 77 8.49 98%
101 Goods-Producing Industries 1,891 1,321 -570 -30.1% 109 103 104 3 2.99 11%
11 Agriculture/Forestry/Fishing 22 n n n n 4 n n n n
21 Mining 0 0 0 0.09 09 0 0 0 0.0 0%
23 Construction 868 821 -41 -4.7% 69 79 79 0 0.0 8%
31-33 Manufacturing* 1,000 500 -500 -50.0% 49 20 n n n n
102 Service-Providing Industries 10,679 12,038 1,359 12.7% 909 814 884 74 9.19 89%
22 Utilities 0 n n n n 0 n n n n
42 Wholesale Trade 785 744 -40 -5.1% 69 130 129 -2 -15% 13%
44-45 Retail Trade 1,395 1,89 495 35.5% 149 73 86 13 17.8% 9%
48-49 Transportation and Warehousing 91 n n n n 11 n n n| n
51 Information 307 355 48 15.6% 39 20 17 -3 -15.0% 2%
52 Finance and Insurance 1,791 1,56 -225 -12.6% 129 133 134 5 3.89 14%
53 Real Estate and Rental and Leasing 270 253 -17 -6.3% 29 37 39 2 5.49 1%
54 Professional and Technical Service 1,578 1,55 -23 -1.5% 129 148 173 25 16.9% 17%
55 Management of Companies/Ent 280 340 60 21.4% 39 15 17 2 13.3% 2%
56 Administrative and Waste Services 759 1,189 430 56.7% 99 52 69 17 32.7% %
61 Educational Services n 24( n n 29 n 17 n n| 2%
62 Health Care and Social Assistance 1,867 2,257 390 20.9% 179 90 104 14 15.6% 10%
71 Arts, Entertainment, and Recreation n 123 n n 19 n 7 n n 1%
72 Accommodation and Food Services 1,214 1,23 19 1.69 99 32 36 4  12.5% 4%
81 Other Services Except Public Admin 194 199 4 2.19 1% 58 51 -7 -12.1% 5%

* 2007 Total estimated - as of 2005 the total had declined to 727
n - data suppressed for confidentiality
Source: Economic and Labor Market Information Bureau, NHES and RKG Associates, Inc.
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All of the net employment growth within the private sector between 2000-2007
occurred in service sector industries. Asshown in Table 1, approximately 1,360 jobs
were added in the service industries with the largest gains in Retail (495 jobs),
Administration and WMS (430 jobs), and Health Care and Social Services (390 jobs).
The biggest declining sector was Finance and Insurance which lost 225 jobs, or 12.6%
of its total. The remaining service sectors had relatively modest gains and losses in
terms of actual employment.

In contrast, goods producing industries declined by 570 jobs, or 30%, with the largest
decrease in the Manufacturing sector which is estimated to have lost about half of its
total employment. The Construction sector, which accounts for 6% of the town’s
private employment, also declined but lost only 5% of its total jobs. The goods
producing sectors in Bedford appear to have struggled more during this period than
the state and the county where total employment declined by 17% and 21%
respectively, as shown in Table 2. This is primarily attributable to a larger decline in
Manufacturing within the town. However, Manufacturing represents only 4% of
Bedford’s total employment, as compared with 14% for the state and 17% for the
county, a factor that helped to minimize the overall impact on the local economy.

Table 1 also illustrates the change in number of establishments by industry sector

between 2000 and 2007. Overall, the town experienced a net increase of 77 private
sector firms, an 8.4% growth rate, almost all of which (74 establishments) were in the
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service industry sectors. The largest gains were in Professional and Technical
Services (25), Administration and WMS (17), Health Care (14), and Retail (13). The
sectors with the largest number of establishments in Bedford include

Professional/ Technical Services (173), Finance and Insurance (138), Wholesale Trade

(128), and Health Care (104).

Figure 2 illustrates the range in sizes of
businesses that are located in Bedford
based on the number of employees. As
shown, Bedford’s businesses are
predominantly small firms with over half
having less than five employees and
almost 70% employing fewer than ten
workers. Smaller firm size is also a
common characteristic for both
Hillsborough County and the state as a
whole. The only notable variation
between the town and the other regions
was in the intermediate business size of
20-49 employees where Bedford has 12%
of its establishments while the county had
10% and the state 9% (data not shown).

250+,
0.2%

50-99,
3.2%

100-249,
2.2%

Size of Business by Number of Employees
Town of Bedford

Figure2

Bedford’s largest employers are listed in Table 1A. These businesses all had

employment Table 1A
ranging between
. Bedford's Largest Employers
100-249 with the COMPANY NAME Type of Business NAICS Category
: Interstate Electrical Svc Electrical Contractors 23 Construction
exceptlon of Coastal Specialty Forest Prodéumber & Wood Merchant Whls 42 Wholesale
Walmart which Graham Packaging Co Plastics Materials Merchant Whis 42 Wholesale
Lowe's Home Centers 44 Retail
emp onS over 300 Hannaford Supermarket & Phrgupermarket 44 Retail
workers. In the Super Stop & Shop Supermarket 44 Retail
i Walmart Department Stores 45 Retail
private sector, Target Department Stores 45 Retalil
5 Macy's Department Stores 45 Retail
Bedford’s largeSt Harvest Market Supermarket 44 Retail
emp |0yers tend to Ferrotec USA Corp Consumer Lending 52 Finance
R . Keller Williams Realty Real Estate Brokers 53 Real Estate
be in the Retail, Segway LLC Marketing Consulting Svcs 54 Professional
Riddle Brook School Public School 61 Government
Health Care’ and Bedford High School Public School 61 Government
Accommodations Mc Kelvie School Public School 61 Government
Peter Woodbury Elementary Sehblic School 61 Government

/ Food Services
sectors. Within
the public sector,
local schools also
represent some of

Harborside Healthcare
Ridgewood Nursing Ctr
Laurel Center

House Finance Agency
New Morning Schools

Bedford Village Inn

Quality Inn-Manchester AirportHotel/Motel

Applebee's Neighborhood GrilFull-Service Restaurants

Continuing Care Retirement Communiti6& Health Care/Social {
Nursing Care Facilities 62 Health Care/Social

Nursing Care Facilities 62 Health Care/Social

Other Individual & Family Svcs 62 Health Care/Social §
Child Day Care Svcs 62 Health Care/Social §
72 Accommodations/F(
72 Accommodations/F(
72 Accommodations/Fd

Hotel/Motel

the town’s largest

Source: InfoUSA

employers.
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Table 2 presents a comparison of employment change between 2000-2007 for
Bedford, Hillsborough County, and the State of New Hampshire. Overall, Bedford’s
economy has performed better with total job growth of 7.8% versus only 2% for the
county and 4% for the state. The City of Manchester, which is the largest
employment center in the state, experienced a growth rate of 1.6% during this time
period (Note: detailed employment data for the state, county, and city are contained
in the appendix). As noted previously, the town incurred a greater decline in goods
producing sectors from a percentage standpoint (-30%) when compared to the
county (-20.9%) and the state (-17%). However, these losses were offset by gains in
the service and government sectors which grew more rapidly at the town level than
elsewhere.

Table 2

Change in Average Annual Covered Employment 2000 - 20007
New Hampshire, Hillsborough County, City of Manchester and Bedford

Change in Annual Employment % Change in Annual Employment
New Hillsborough  City of New Hillsborough City of

NAICS Industry Hampshire County  Manchester Bedford NAICS Hampshire County Manchester  Bedford
Total, Private plus Government 24,240 3,918 1,031 1,035 4.0% 2.0% 1.6% 7.8%
Total Government 9,945 2,975 204 245 13.0% 16.2% 2.9% 37.3%
Total Private 14,296 944 827 789 2.7% 0.5% 1.4% 6.3%
101 Goods-Producing Industries -22,102 -10,177 -2,680 -570 | 101 -17.0% -20.9% -22.5%  -30.19
11 Agriculture/Forestry/Fishing -373 22 0 n 11 -17.6% 10.6% 0.0% n
21 Mining 220 -9 n 0 21 47.6% -15.3% n 0.0%
23 Construction 2,594 677 n -41 23 10.4% 9.7% n -4.7%
31-33 Manufacturing* -24,543 -10,867 -2,758 -500 | 31 -24.0% -26.2% -27.3%  -50.09
102 Service-Providing Industries 36,398 11,120 3,507 1,359 | 102 9.1% 8.8% 7.4% 12.7%
22 Utilities -12 125 n n 22 -0.4% 21.0% n n
42 Wholesale Trade 2,634 252 -638 -40 42 10.3% 3.1% -18.7% -5.1%
44-45 Retail Trade 3,304 245 133 495 44 3.5% 0.9% 1.6% 35.5%
48-49 Transportation and Warehousing -1,198 -748 277 n 48 -8.6% -16.2% 18.2% n
51 Information -1,683 -442 197 48 51 -12.1% -7.4% 7.7% 15.6%
52 Finance and Insurance 2,837 742 80 -225 52 11.2% 7.5% 2.7% -12.69
53 Real Estate and Rental and Leasing 170 287 265 -17 53 2.2% 11.2% 25.4% -6.3%
54 Professional and Technical Service 3,675 2,171 430 -23 54 13.9% 22.0% 12.1% -1.5%
55 Management of Companies/Enterprises 359 -179 n 60 55 4.9% -7.4% n 21.4y
56 Administrative and Waste Services 3,124 1,610 28 430 56 12.6% 18.9% 0.8% 56.7%
61 Educational Services 2,869 837 437 n 61 19.6% 23.9% 22.8% n
62 Health Care and Social Assistance 13,954 4,249 1,524 390 62 21.4% 20.5% 17.7% 20.9%
71 Arts, Entertainment, and Recreation 713 430 248 n 71 7.1% 24.6% 48.6% n
72 Accommodation and Food Services 5,086 1,270 573 19 72 10.6% 9.5% 11.9% 1.6%
81 Other Services Except Public Admin 861 368 319 4 81 4.6% 5.9% 11.9% 2.1%

* 2007 Total for Bedford is estimated - as of 2005 the total had declined to 727
n - data suppressed for confidentiality

Source: Economic and Labor Market Information Bureau, NHES and RKG Associates, Inc.
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Figure 3 highlights the sector data in Table 2 to illustrate how the town’s economy
performed in comparison to the region and the state. Table 3 provides a
complimentary comparison of local versus regional economies by means of a location
quotient (LQ). The LQ is a ratio measure of the percentage of employment in each
sector between comparative employment regions (e.g. the county versus the state or
the town versus the county). If the LQ of a particular sector is equal to 1.0 then both
locations have the same percentage of their total employment in that sector. An LQ
of 2.0 would indicate twice as much employment, from a percentage standpoint, in
one area versus the other. For example, Table 3 shows an LQ of 1.22 in
Manufacturing for the county in comparison to the state (county/ state column). This
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indicates that Hillsborough County has 22% more of its employment base in
Manufacturing than the State of New Hampshire. In this way the LQ illustrates the
strength of one economic region versus another and can also highlight which sectors
may be underperforming, from an employment standpoint.

Table 3
Location Quotients - 2007

Bedford, Hillsborough County, and New Hampshire

Percent Change in Annual Employment for Selected Industries-2000
Bedford, Hillsborough County, and New Hampshire

Location Quotient i i Administrativeand WMS s ‘ ‘ i
County/ Town/ Town/ - - - - :

NAICS Base Industry State  County State 1 . Retail Trade
11 Agriculture/Forestry/Fishing 0.41 n n Management of Compani
21 Mining 0.23 0 0.0C

23 Construction
31-33 Manufacturing

22 Utilities

42 Wholesale Trade
44-45 Retail Trade

0.86 1.42 1.2% Health Qare and So§ial Assistapce

1.22 0.21 0.2€ ;
0.80 n n i

0.91 117 1.07 Accommodation and Food Srvcs

0.89 0.88 0.7¢

Prof,Scientific, and Tech Srvcs  mmmm—

48-49 Transportation and Warehousing  0.94 n n ‘ " construction = g(‘)'f:t"m“gh
51 Information 139 085 1.1€ ; ; ; Y
52 Finance and Insurance 1.17 1.93 2.2¢ i Wholesale Trade = New
53 Real EsFate and Rental gnd Leas_ing]..12 117 1.31 : Real Estate and Rental/Leasing ; Hampshire
54 Professional and Technical Service 1.24 1.70 211 L L L L L L
55 Management of Companies/Ent  0.90  2.01 1.82 ; . Financgand Insurance ; 1
56 Administrative and Waste Services 1.12 154 1.72 ; ! ; ; ;
61 Educational Services 0.77 0.73 0.5€
62 Health Care and Social Assistance 0.98  1.19 1.1€ ] ! Arts, Entertain,and Rec  [ee—m— ] ]
71 Arts, Entertainment, and Recreation0.62 0.74 0.4€ : : Educational Services - : : :
72 Accommodation and Food Services0.85 1.11 0.94 i i i 7 i i i
81 Other Services Except Public Admirl.04  0.40 0.41 ‘  Transportand Wa ‘ ‘ ‘ ‘
n - data suppressed
-70.0% -50.0% -30.0% -10.0% 10.0% 30.0% 50.0% 70.0%

Source: QECW and RKG Associates, Inc.
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As shown in Figure 3, Bedford’s employment base experienced solid percentage
gains in the top five industry sectors in the chart which include Administration and
WMS, Retail Trade, Management of Companies, Health Care and Social Assistance,
Information, and Accommodation and Food Services. The LQs for these sectors
indicate that Administration (1.54) and Management of Companies (2.01) are
particularly strong locally as compared to the county, as well as the state (1.73 and
1.82, respectively). However, while retail employment growth in Bedford increased
by over 30% in seven years it still lags behind both the county and the state as
illustrated by LQs of 0.88 and 0.79, respectively. Bedford’s Information sector grew
by approximately 15% as compared with losses at both the county and state levels.
The town’s LQs for this sector were mixed in that it was underperforming compared
to the county (0.85) and but exceeding the state’s overall level (1.18). This sector
could represent a growth area in the town’s employment base if overall expansion
continues in the future. The Health Care sector was strong in all locations with
comparable growth of about 21% although Bedford slightly outperformed both the
county and the state with respective LQs of 1.19 and 1.16. In contrast, Bedford saw
little growth in the Accommodation and Food Services sector through 2007, as
compared to the state and county although its respective LQs of 1.19 and 0.94 suggest
it still performs on a relative par with these broader areas.

The bottom half of Figure 3 illustrates the sectors that did not perform as well in
Bedford during this seven year period. These include Professional/ Scientific/ Tech
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Services, Construction, Wholesale Trade, Real Estate, Finance and Insurance, and
Manufacturing. Asshown, with the exception of Manufacturing, both the county
and the state experienced positive growth in all these sectors while Bed ford’s
employment levels declined in all categories to varying degrees. The Finance and
Insurance sector recorded the largest decrease of over 12%. High LQs of 1.93 and
2.26 suggest that continuing losses in this sector could have a significant impact on
the town’s economic base. The town’s Professional/ Scientific sector is also relatively
strong from an LQ perspective compared to the county and state (1.70 and 2.11) and
while it had only a minor employment loss, it did not share in the apparent growth
absorbed throughout the region and state during this time period. This is significant
since this sector represents 12% of private employment making it one of the key
components of the town’s economic base.

The Wholesale Trade sector is a mid-level component of the town’s economy
accounting for 6% of private employment and its LQs place it slightly above the
county and state (1.17 and 1.07) in the broader economy. However, Bedford’s
employment in this sector experienced a marginal decline as compared to moderate
growth in the other locations which may indicate there may be some limiting factors
affecting local expansion in this sector. A similar scenario occurred in both the Real
Estate and Construction sectors which have high LQs compared to the county and
state, but which experienced local declines in employment in comparison to regional
gains during this time period.

The change in employment for the three remaining sectors illustrated at the bottom
of Figure 3, Arts/ Entertainment, Education, and Transportation, could not be
determined due to data suppression requirements. However, each represents less
than 2% of local employment as shown in Table 1, and their relatively lower LQs
indicate the town’s economic base is less competitive in these areas as compared with
the county and the state.

_________________________________________________________|
Employment Projections
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Forecasts of employment levels being prepared at this time reflect the widespread
economic difficulties being experienced throughout the state and the country as a
whole. These types of projections are not prepared at the town level due to the
inability to predict changes of this type with any meaningful accuracy. However,
regional and statewide projections offer an indication of potential impacts at the local
level from both a total employment perspective, as well as, for individual sectors.

Economic Conditions



Short-term projections Table 4

Short-term Employment Projections by Industry 2007 Q4 to 2009 Q4
prepared by the N.H. State of New Hampshire

Employment Security 07Q4-09Q4  Avg Annual
. . NAICS Industry Change Growth Rate
(N H ES) office ranging Total Employment (incl. Self-employed) -8,723 -0.6%
from the fourth quarter of Government 894 1.1%
Private -9,617 -1.4%
2007 throu gh the end of Goods-Producing Industries -3,899 -1.8%
2009 anticipate that 11 Agriculture/Forestry/Fishing -9 -0.3%
i 21 Mining 2 0.1%
statewide employment 23 Construction 1,711 -3.1%
f - 31-33 Manufacturing -2,181 -1.4%
will de(.:llne by Service-Providing Industries -3,370 -0.3%
approximately 8,700, or 22 Utilities -39 -0.7%
1.2% of total I t 42 Wholesale Trade -43 -0.1%
<70 Ortotal employmen 44-45 Retail Trade -3,586 -1.8%
(0_6% annual |y)_ Some of 48-49 Transportation and Warehousing -111 -0.3%
. . 51 Information -235 -1.0%
this loss is eXpeCtEd to be 52 Finance and Insurance -527 -0.9%
offset by annual gains of 53 Real Estate and Rental and Leasing -45 -0.3%
A 54 Professional and Technical Service -384 -0.6%
1.1% in the Government 55 Management of Companies/Enterprises 31 0.2%
P 56 Administrative and Waste Services -757 -1.3%
sector. Prlvat? sector 61 Educational Services -29 0.0%
losses are projected at 62 Health Care and Social Assistance 819 0.5%
proj
71 Arts, Entertainment, and Recreation -8 0.0%
0 ’ 1,

1.4% annu a”y' 72 Accommodation and Food Services 146 0.1%
81 Other Services Except Public Admin 504 1.1%
. Self-employed/Unpaid Family Workers  -1,454 -1.3%

Almost all industry r——

sectors are expected to

lose employment with the

exception of Health Care, Accommodations and Food Services, Management of
Companies, and Other Services where moderate growth is projected, as shown in
Table 4. The Educational Services and Arts and Entertainment sectors are also
expected to remain fairly stable.

Long-term projections through 2016 were prepared by NHES in 2006. This forecast
estimated that New Hampshire would add approximately 96,400 jobs over ten years
(06-16), a growth rate of 13.9% (data not shown). Projections for Hillsborough
County for the same period estimated net employment gains of approximately
29,700, a growth rate of 13.6%. Given that these projections were prepared several
years before the major economic downturn presently confronting the state,
attainment of these growth levels are likely to take longer than anticipated. An
alternative five year forecast (2008-2012) prepared in 2008 by the New England
Economic Partnership (NEEP)” anticipates that New Hampshire’s economy will fare
better than the other New England states. During the forecast period the state is
projected to have average annual growth of 0.6% in total employment with various
sectors gaining and losing, as shown in Table 5. Annual growth of 0.9% in 2008 is
expected to be followed by two years of decline in 2009-10, with respective decreases
of 1.4% and 0.8%. These decreases represent the loss of approximately 8,300 jobs
from the state’s economy. These losses are expected to be followed by two years of
increasing growth in 2011 and 2012 with respective growth rates of 1.0% and 3.4%
representing a total net gain of approximately 20,100 jobs overall during the five year

v
3
Economic Outlook 2008-2012, New England Economic Partnership, Fall 2008
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forecast period. Despite these projected gains, there would still remain a sizeable
gap to be closed by 2016 in order for the NHES projected growth of 96,400 jobs to be

fully achieved.

As shown in Table 5, certain
sectors are expected to weather

State of New Hampshire 2007-12
the dOWI’]tU n better thal’l Actual Projected Change/
; 2007 2008 2009 2010 2011 2012 Avg. AnnlRate
others. Goods producing Total Employment 6489 6545 6456 640.6 647.2 669.0  20.1
sectors such as Construction % Change 11 09 -14 08 1 34 06
. Goods Producing 107.0 106.5 1043 101.8 1015 1058 -1.2
and Manufacturing, are % Change 16 -05 -21 -24 -03 43 0.2
expected tO have negatlve Construction 281 277 273 258 250 275 -0.6
% Change -42 -16 -15 -53 -33 102 -0.5
growth overall and not expand Manufacturing 778 717 759 747 752 769 0.9
. - - % Change -06 -01 -23 -15 07 23 -0.2
again until 2011/ 12’ with the Natural Resources/Mining 11 12 12 13 13 14 03
exception of the Natural % Change 35 45 31 45 51 4 4.2
. Service Providing 4485 4522 4438 4395 4456 462.4 13.9
Resources sectors which are % Change 17 08 -19 -1 14 38 06
relatively small components of Retail Trade 981 979 935 898 887 89.7 -8.4
N % Change 01 -02 -45 -39 -12 11 -1.8
the economy. On the positive Wholesale Trade 285 287 281 214 212 218 07
f % Change 15 08 -21 -25 -04 2 -0.5
side for BEdfOYd, the Trans. And Warehousing 128 126 121 118 117 119 -0.9
Information, Professional % Change 04 -16 -33 -28 08 17 -1.4
. Utilities 28 28 29 30 32 33 05
Services, and Health Care % Change 14 -1 45 46 46 47 35
sectors are projected to Information 123 123 126 128 132 138 15
) % Change 15 03 2 18 27 45 2.3
experience average annual Financial Activities 385 381 355 341 337 345 -4.0
% Change 21 -11 69 -4 -12 24 2.2
growth of 2.3%, 3.7%, and 9.7% 5 and Business Servicer 656 680 687 707 743 786 130
respectively. These sectors are % Change 61 38 09 29 51 58 3.7
. Education and Health Care 1035 106.3 106.8 106.6 108.1 113.2 9.7
Important cornerstones for the % Change 32 27 05 -02 14 47 1.8
H H Leisure and Hospitality 645 634 616 615 633 665 2.0
local and regional economies % Change Y 18 57 02 20 s 06
that represent either a large Other Services 220 222 219 218 222 231 11
% Change 21 09 -12 -07 18 4.1 0.9
percentage of total employment & crren 934 958 975 993 1000 1008 7.4
and/ or areas of recent historical % Change 13 26 18 18 08 08 L5

growth.

Table 5

Employment Forecast 2008-2012 (in 000s)

Source: NEEP

Conversely, finance-related sectors such as Finance, Insurance, and Management of
Companies that also play an important role in the local economy are projected to
decrease by 2.2 annually through the forecast period with no positive growth until
2012. This contraction could have a notable impact on Bedford’s employment base.
A similar scenario is forecast for the Retail Trade sector, which is also an important

component of the town’s economy, where the biggest sector decline of approximately
8,400 jobs is projected over five years. However, moderate projected growth in the
Leisure and Hospitality sector, which would relate to Bedford’s hotel and restaurant
establishments, could help to offset the loss of retail jobs.

The Government sector is projected to expand steadily throughout the forecast
period with average annual growth of 1.5% and the addition of 7,400 jobs. However,
most of this growth is projected at the state and federal levels which are subsectors
that do not represent a significant component in Bedford’s economy. Local
government jobs are expected to decline during the forecast period.

\\manald\LD\52023 Economic
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The change in average weekly wages for Bedford are presented in Table 6. As
illustrated in the table, Bedford’s weekly wages for all sectors increased by just over
19% between 2000 and 2007. This indicates that overall, wage growth has just kept
pace with inflation which increased by 20% during this time, according to the
Consumer Price Index (CPI) as measured by the U.S. Bureau of Labor Statistics (BLS).
During that same period, wages at the county and state levels increased by 25.5%
and 26.3%, respectively (data not shown).

Most sectors
recorded wage
gains that either
equaled or
exceeded CPI
increase. Wage
increase in the
goods producing
sectors outpaced
service providing
sectors with
respective
growth rates of
approximately
58% and 15%.

Service sector
industries with
the highest wages

Table 6
Average Weekly Wages by Industry 2000 - 2007
Town of Bedford

Weekly Wages Change 2000-07 |2007 % Above/Below

NAICS Industry 2000 2007 Actual _ Percent | County State
Total, Private plus Government $800 $95 $156  19.59 0.9% 13.3%
Total Government $640 $79 $160 25.0% -12.0% 1.6%
Total Private $808 $96 $158  19.6% 1.6% 13.3%
101 Goods-Producing Industries $802 $1,27]L $469 58.5% 1.7% 20.5%
11 Agriculture/Forestry/Fishing $235 n| n ol 49.8% 51.0%
21 Mining $0 $0 $0 0.0 0.0% 0.0%
23 Construction $932  $1,32 $396 425% 30.3% 42.8%
31-33 Manufacturing* $700 n n nf -29.4% -18.9%
102 Service-Providing Industries $809 $93 $124  15.39 75% 16.2%
22 Utilities $0 n| n n| n n
42 Wholesale Trade $1,513 $1,37 -$140 -9.2% -3.1% 0.0%
44-45 Retail Trade $417 $44 $29 6.8 -18.4% -12.3%
48-49 Transportation and Warehousing* ~ $556 n| n n| 14% -0.7%
51 Information $1,239 $1,49 $259 209% 7.3% 17.2%
52 Finance and Insurance $971  $1,37 $399 41.1% -15.7% -0.1%
53 Real Estate and Rental and Leasing $664 $91 $252  38.09 20.4% 25.19
54 Professional and Technical Service $1,206 $1,35]1  $145 12.0% -7.9% 1.6%
55 Management of Companies/Ente ~ $1,162 $2,27# $1,112 95.79 53.7% 12.3%
56 Administrative and Waste Services  $540 $41 -$130 -24.0% -44.2% -45.09
61 Educational Services n $42 n n -30.9% -47.3%
62 Health Care and Social Assistance  $719  $1,008 $283 39.4% 22.7% 22.3%
71 Arts, Entertainment, and Recreation n $484 n n| 13.9% 16.8%
72 Accommodation and Food Services $320 $37 $60  18.69 21.5% 21.2%
81 Other Services Except Public Admin_$437 $61 $174  39.7% 2.6% 5.6%

* Comparison to county/state based on 2000 wage levels
n - data suppressed for confidentiality
Source: Economic and Labor Market Information Bureau, NHES

include Information, Finance and Insurance, Professional and Tech Services,
Management of Companies, and Health Care. As discussed previously in this
chapter, these sectors form the cornerstones of the town’s employment base and, as
illustrated by the higher wage rates, also contribute significant spending potential
within the local and regional economies.

A comparison of the town’s 2007 wages rates to those of the county and the state are
presented in the right-hand columns of the table. Overall, the town’s total average

wage of $955 was generally equivalent to the county’s exceeding it by only 0.9% but
was considerably higher than the state’s total average wage rate with a difference of

13%. In most sectors, the local average wages exceeded the county and state by a
significant margin indicating the that wage rates for Bedford businesses are very

competitive with other areas. Sectors that are less competitive with county and state
include Manufacturing, Wholesale and Retail Trades, Finance and Insurance,
Administration and WMS, and Education Services.

Economic Conditions
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Labor Force Characteristics

Bedford’s labor force, which is generally defined as residents age 16 and older who
are actively participating in the job market, grew from approximately 9,800 to 11,430
between 2000-2008. This represents an increase of 1,600 and a growth rate of 16.7%,
as shown in Table 7. In comparison, labor force in the county, state, and labor
market area’ had respective growth rates of 7.6%, 7.1%, and 9.5% indicating that the
local supply of labor increased at a considerably faster rate.

During this eight year period, the unemployment rate has fluctuated to a
considerable degree as illustrated in Figure 4. Although Bedford’s rate has risen
since 2000 along with the other regions shown in the figure, it has remained
consistently lower by about 1% throughout this time period. While the
unemployment rate has declined steadily since its peak in 2002, a slight uptick in
2008 for the state and the region marks the beginning of what is anticipated to be
reversal of the last five years. Forecasts prepared by the New England Economic
Partnership (NEEP) anticipate that, due to the current economic downturn, New
Hampshire’s unemployment rate may rise to a peak of just over 7% by 2010 before
declining to between 5%-6% by 2012. The state’s increase in unemployment is
expected to be more moderate than the New England region and the U.S. Despite
the state’s more positive forecast it is likely that Bed ford will also experience an
increase in the local unemployment rate during this period.

Table 7
Civilian Labor Force and Unemployment Rate 2000-2008 Unemployment Rate 2000 - 2008
Town of Bedford Bedford, the County, LMA, and the State
Civilian 6
Year Labor Force Employed Unemployed Rate (%)
2000 9,795 9,578 217 2.2 5
2001 10,282 9,991 291 2.8 g
2002 10,578 10,161 417 3.9 ﬁ ¢ o
2003 10,760 10,358 402 3.7 § 3
2004 10,913 10,587 326 3 3
2005 11,026 10,692 334 3 g 2
2006 11,180 10,864 316 2.8 > —¢— Bedford —®— Hillsborough Cnty
2007 11’374 11’057 317 2.8 1 New Hampshire —%— Manchester LMA o
2008 11,435 11,113 322 2.8
Change 00-08 1,640 1,535 105 0.6 0 ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘
% Change 16.7% 16.0% 48.4% 27 3% 2000 2001 2002 2003 2004 2005 2006 2007 2008
Source: NH Employ ment Security Source: NH Employment Security
Figure4
Table 8 presents the occupations in which residents of the town, county, and state
were employed as of the 2000 Census. As the data reveals, Bedford has higher
percentages of residents employed in white-collar management and professional
v
s The Manchester Labor Market Area includes Auburn, Bedford, Candia, Dunbarton, Goffstown, Hooksett, Manchester,
New Boston, and Weare
\\mawalc\LD\52023 Economic
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positions than the county and the state. These occupations account for 53% of the
resident occupations versus 38% and 36% respectively, for the county and state.

The second largest occupational category for Bedford residents were in sales and
office related positions which accounted for 28% of the total. This proportion was
however, more on par with those found in the county and the state.

There were considerably fewer Bedford residents employed in service occupations
which totaled only 8% as of 2000 in comparison to 12%-13% for the county and state.
The fact that Bedford’s job base has a large proportion of service-related jobs, such as
those in the retail, accommodations, and food services sectors, means that most of the
workers in these jobs must be supplied from other communities. Bedford also has
smaller percentages of residents employed in construction- and production-related
positions which would create a similar scenario but to a lesser degree since the
town’s job base has relatively fewer jobs in these types of industries.

Table 8
Occupation of Employed Civilian Population Age 16 and Over - 2000
Bedford, Hillsborough County, and New Hampshire

Bedford County State
Occupations Workers % Total | Workers % Total | Workers % Total

Management, professional, and related 4,905 53%| 76,455 38%| 232,927 36%
Management, business, and financial operations 2,296 25%| 30,052 15%| 91,649 14%
Management occupations 1,710 1999 20,725 1099 63,078 10%
Farmers and farm managers 0 0% 278 0.1% 1,383 0.2%
Business and financial operations 586 6% 9,049 4%| 27,188 4%
Professional and related 2,609 28%| 46,403 23%| 141,278 22%
Computer and mathematical 408 4% 9,851 5% 21,292 3%
Architecture and engineering 337 4% 7,330 4%| 19,008 3%
Life, physical, and social science 127 1% 1,527 1% 5,832 1%
Community and social services 83 1% 2,338 1%) 9,077 1%
Legal 128 1% 1,648 1% 5,314 1%
Education, training, and library 666 7% 11,109 5%| 38,881 6%
Arts, design, entertainment, sports, and media 117 1% 3,597 2% 11,959 2%
Healthcare practitioners and technical 743 8% 9,003 4%| 29,915 5%
Service occupations 692 8% 24,107 12% 84,618 13%
Healthcare support 127 1% 3,309 2% 12,019 2%
Protective service 102 1%)| 2,625 1% 8,812 1%
Food preparation and serving related 156 2%j 8,545 4%| 29,780 5%
Building and grounds cleaning and maintenance 63 1%) 4,508 2% 16,980 3%
Personal care and service 244 3%j 5,120 3%| 17,027 3%
Sales and office occupations 2,567 28% 54,457 27%| 173,282 2%
Sales and related 1,474 169 24,640 1299 77,654 12%
Office and administrative support 1,093 1294 29,817 1599 95,628 15%
Farming, fishing, and forestry occupations 7 0.1%) 353 0% 2,902 0%
Construction, extraction, and maintenance occup. 377 4%) 16,986 8% 60,988 9%
Construction and extraction 230 2%) 9,842 5%| 35,758 5%
Installation, maintenance, and repair 147 2% 7,144 4%| 25,230 4%
Production, transportation, and material moving occup. 667 7%| 30,008 15%| 96,154 15%
Production 196 2%| 19,512 1099 62,013 10%
Transportation and material moving 471 5%| 10,496 5% 34,141 5%
Total: 9,215 100%)| 202,366 100%)| 650,871 100%

Source: US Census

The education level attained by residents of Bedford, Hillsborough County and the
state are presented in Table 9. Overall, the data illustrates that the town’s population
has a higher degree of education in comparison to the region and the state as a
whole. In total, the town’s percentage of residents with college degrees was 56% as
versus 39% for the county and 37% for the state. The town had especially higher
percentages of residents with Bachelor’s and Graduate degrees indicating a greater
preponderance of white collar workers in its labor force.

Economic Conditions



Table 9
Educational Attainment for Population Age 25 and Over 1990 - 2000
Town of Bedford, Hillsborough County, and New Hampshire

Town of Bedford
1990 2000 % Total 2000
Actual % Total Actual % Total|County State
Not Graduated High School838 10.4% 911 7.49% 13.0%12.6%
High School Graduate 1,756 21.9% 2,179 17.8% 27.5% 30.1%
Some College, No Degreel, 327 16.5% 2,245 18.3% 20.3%20.0%

Associates Degree 681 8.5% 880 7.29% 9.1% 8.7%
Bachelor's Degree 2,103 26.2% 3,818 31.2% 20.0%18.7%
Graduate Degree 1,332 16.6% 2,221 18.1% 10.1%10.0%

Source: US Census

The final labor force characteristic examined for the town and region is commuting
patterns. Table 10 shows, on the left-hand side, the location of employment for
people who reside in Bedford while the right-hand side denotes the place of
residence for people who commute to work at business located in Bedford. It should
be noted that this data does not include the entire labor force, only people who
indicated in the 2000 Census that they commuted to work.

From an overall perspective, this data indicates that Bedford is a net importer of
labor as illustrated by the fact that approximately 4,000 more workers commuted into
the town versus out to other locations. Further exemplifying this characteristic is the
fact that the number of jobs in town totaled approximately 13,280 in 2000 as
compared to a labor force of only 9,800.

More specifically, Table 10 highlights the predominant locations of workers
commuting from and to Bedford. For residents of the town, Manchester was the

primary
commuting Table 10
i i ommuting Patterns of Bedford Residents and Workforce -
location accounting  © i f Bedford Resid d Workforce - 2000
for 29% of workers. Reside in Bedford Work in Bedford
i Place of Work  # Commuters % Total  Place of Residence  # Commuters % Total
This was followed Manchester 2,657 29% Manchester 3,4037  26%
; Bedfor 2,392 26% Bedfor 2,392 18%
closely by residents gford . dford .
\ Nashua 837" 9% Merrimack 802" 6%
who both live and Merrimack 343" 4% Nashua 764" 6%
work in Bedford Londonderry 2507 3% Goffstown 705" 5%
) Concord 220" 2%  Hooksett 387" 3%
which represent Hooksett 208" 2% Derry 331" 3%
0 Goffstown 153" 2% Londonderyy 204" 2%
26% of commuters.
i Salem 1217 1% Hudson 2797 2%
Other primary Hudson 117" 1% Amherst 2517 2%
destinations Amherst 97" 1% Concord 215" 2%
includ h Other New Hampshire 589" 6% Weare 173" 1%
include Nashua, Massachusetts 982"  11% Mifford 1627 1%
Merrimack, Other States 100”7 1% Bow 134" 1%
Londond Total 9,066 ©  100% Raymond 1267 1%
ondonderry, Candia 125" 1%
Concord, and Aurburn 1137 1%
Litchfield 1067 1%
Hooksett. The Other New Hampshire ~ 1,8897  14%
State of Massachusetts 344" 3%
Other States 1177 1%
Massach u.setts was Tota TR R
also a major Source: US Census
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commuting location drawing 11% of commuters and highlighting the importance for
the town of the regional transportation network.

Workers commuting to the town from other locations were drawn from a
comparable set of primary communities including Manchester, Merrimack, Nashua,
Goffstown, Hooksett, Derry, and Londonderry. This illustrates the strong economic
ties that exist within the region and the importance of the local transportation
network. However, the town also draws its labor supply from an additional 120
New Hampshire towns which provide 14% of the total workforce. In comparison,
Bedford residents commute to only 45 communities within the state. Lastly, fewer
workers are drawn from Massachusetts (344 or 3%) as compared with the number of
Bedford residents who commute tothat state (982 or 11%) for employment.

Nonresidential Development Trends

The strength of Bedford’s economy is reflected both in the employment
characteristics discussed in the preceding sections, as well as, in the construction
trends of nonresidential development. This section examines those land
development trends over the last two decades and provides an estimate of future
development potential.

As shown in Table 11
Table 11, Bedford Change in Nonresidential Building Square Footage 1998-2008
Town of Bedford

had Total Sq. Ft. Additional Avg Annual
: Land Use Pre 1998 % Total 1998-2008 1998-08 Total % Total
a!™M ate Iy Commercial 1,499,921 33% 603,180 60,318 2,103,101 37%
4.5 million square  Hotel/Motel 193,348 4% 120,242 12,024 313,590 6%
feet of Office 1,994,200 44% 181,576 18,158 2,175,776 39%
i i Industrial/R&D 206,640 5% 108,302 10,830 314,942 6%
nonresidential Warehouse 625,180 14% 113,454 11,345 738,634 13%
build |ng space in Total 4,519,289 " 100% 1,126,754 112,675 5,646,043 100%
1998. Since that Nonresidential Development by Zoning District 1998-2008
time, an Town of Bedford
. Zoning Bldg Sq. Ft.  Acres Avg. FAR*
additional 1.12 co 74,537 154 11.1%
mllllon Square SI 57,512 16.4 8.1%
HC 9,493 5.8 3.8%
feet has been NC ) 0 ]
constructed, OF - 0 -
Pz 985,212 145.6 15.5%
based on a Total 1,126,754 183.2 14.1%
review of the *FAR = Floor Area Ratio
, Source: Tow n of Bedford Assessment Records
town’s

assessment records. This represents an average annual construction rate of 112,675
sq. ft. over the last ten years with a corresponding increase in total assessed value of
approximately $84.7 million, as shown in Table 12. This is a somewhat conservative
estimate of growth since it does not reflect additions to existing buildings, only new
construction. A similar analysis conducted for the town’s previous Master Plan
update in 2000 determined that the average construction rate during that plan’s
preceding ten-year period (1988-1998) was approximately 94,000 sq. ft. annually.
This indicates that the town’s average annual nonresidential growth rate has
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increased by 19% over the last ten years. The cumulative growth for the last 20 years
stands at an average of just over 100,000 sq. ft. in new construction annually.

Table 12
Change in Nonresidential Assessed Building Value 1998-2008 Building Value Per
Town of Bedford Sq. Ft. 1998-2008
Total Sq. Ft. Additional Avg Annual

Land Use Pre 1998 % Total 1998-2008 1998-08 Total % Total |Pre 1998 1998-2008 Total
Commercial $ 81,357,400 32% $50,508,100 $5,050,810 $ 131,865,500 39%|$ 54.24 $ 8373 $62.70
Hotel/Motel $ 6,457,300 3% $ 9,269,300 $ 926,930 $ 15,726,600 5%|$ 33.40 $ 77.09 $50.15
Office $ 137,555,400 53% $11,614,600 $1,161,460 $ 149,170,000 44%|$ 69.97 $ 63.97 $69.46
Industrial/R&D $ 14,048,400 5% $ 5,881,400 $ 588,140 $ 19,929,800 6%|$ 6798 $ 54.31 $63.28
Warehouse $ 18,066,300 7% $ 7,442,900 $ 744,290 $ 25,509,200 7%|$ 2890 $ 65.60 $34.54
Total $ 257,484,800 ' 100% $84,716,300 $8,471,630 $ 342,201,100 100%| $ 56.97 $ 75.19 $60.61

Source: Tow n of Bedford Assessment Records

As illustrated in Table 11, the majority of new nonresidential construction over the
last ten years was categorized as Commercial which includes retail/ service stores,
restaurants, and banks. These types of uses accounted for 53% of total construction
increasing the town-wide percentage from 33% to 37% overall. The value of
commercial structures increased the town’s total assessed value by over $50 million,
far exceeding all other structure types, as shown in Table 12. Conversely, Office
buildings, which accounted for 16% of new construction between 1998-08, declined
from 44% to 39% of the total inventory, although these types of uses still represent
the town’s largest amount of nonresidential building square footage in the town
(39%). Industrial/ R&D buildings and Warehouse structures each accounted for
approximately 10% of new construction keeping their combined percentage of total
building square footage at 19%, unchanged from the previous decade. Finally, the
construction of several new Hotel/ Motel facilities represented almost 11% of new
construction, increasing this category to 6% the town-wide total building space.

Table 11 also shows the location of new nonresidential development by zoning
district over the last decade. The Performance Zone (PZ), which constitutes the
town’s largest supply of undeveloped, nonresidential land area, absorbed the
overwhelming majority of new building space. As illustrated, approximately 985,000
sq. ft. was constructed in this district, a figure that is relatively comparable to the
previous decade (1988-1998) when 909,000 sqg. ft. was constructed, as noted in the
2000 Master Plan. The Floor Area Ratio (FAR)"in this district for the current decade
was 15.5% as compared with 16.5% during the previous decade indicating a
generally consistent, but slightly less dense level of development over the last ten
years. In addition to the PZ district, more modest amounts of development occurred
in the Commercial (CO) and Service Industrial (SI) districts which absorbed
approximately 74,000 sq. ft. and 57,000 sq. ft. respectively, throughout the decade.
The Highway Commercial (HC) district also had a small amount of construction
while no new development was recorded in the Office (OF) or N eighborhood
Commercial (NC) districts.

v

¢ Floor Area Ratio (FAR) represents the average amount of building space per acre of land in the zoning district. For
example, a 4,356 square foot building on a parcel containing 43,560 square feet would have an FAR of 10% (4,356
divided by 43,560).
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The nonresidential build-out analysis conducted in the town’s 2000 Master Plan
update estimated that an additional 2.1 million square feet of building space could be
constructed on the remaining undeveloped commercially-zoned land”.
Approximately 440 acres of vacant land remained at that time, 60% (272 acres) of
which was located in the PZ district and 24% (107 acres) in the CO district. The total
undeveloped land area remaining in the nonresidential zoning districts presently
stands at approximately 200 acres. Based on historical absorption rates, the previous
master plan estimated that build out could occur within 20-25 years. Although
development over the last ten years occurred at a somewhat faster rate than the prior
decade it is reasonable to assume that, given the recent slowing of construction due
to the current economic downturn, the remaining build-out period could still occur
within the next 10-15 years. Development on the remaining vacant land could
conservatively add an estimated 1.0-1.5 million square feet of commercial structures
to the town’s existing inventory.

One factor that could increase the amount of nonresidential building space is the
potential development, or redevelopment, of properties with existing commercial
buildings or residential structures. The previous build-out analysis estimated that an
additional 600,000 square feet could be constructed through the expansion or
redevelopment of underutilized properties with existing commercial development
that had lower than average FARs. There are also some residential properties in
these commercial zoning districts that could be redeveloped at some point in the
future. However, since many of these properties are smaller lots, redevelopment
would necessitate aggregation of numerous parcels making their potential
redevelopment more complex and thus, less certain to occur. Some properties in
both categories have already been redeveloped since the last plan was completed but
a number of larger parcels still exist in the southern portion of the PZ district. Full
redevelopment of this underutilized acreage could extend the build -out period
beyond the 15 year horizon noted above and increase the additional building space
to in excess of 2.0 million square feet.

It should be noted that the build-out estimates presented here are considered to be
relatively conservative. They are based on a set of assumptions, market conditions,
and development criteria that are subject to change throughout the build-out period.
One factor that is likely to accelerate build-out in the PZ district is the construction of
the airport access road, which is discussed in the following section. What this
analysis clearly reveals is that the limits of the town’s supply of vacant, commercially
zoned land is rapidly approaching and the potential for increasing this supply is
severely constrained by existing residential land use patterns in other portions of the
town.

v

g
Refer to pages 4-10 through 4-12 of the Strategic Master Plan Update 2000, Bedford, New Hampshire.
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Municipal Tax Base and Fscal Trends

Table 13 presents the changes in assessed valuation and tax rates for Bedford over
the last decade. Asillustrated, the town’s local assessed value, which is the value
used for tax levy purposes, increased by 116% between 1999 and 2008, representing
an average annual growth rate of 8.9%. The town’s assessed property value
increased more rapidly during the first portion of this time period (1999-2004) as
compared to the latter portion (2004-2008). This fact is reflected in annual percent
changes in total assessed value ranging from 3% to 6.2%, as well as an assessment
ratio declining from 97% to 65% during the first half of the decade. The declining
assessment ratio indicates that the value of property used for taxation purposes was
not keeping up with actual increases in market value that was occurring during those
years (Note: an assessment ratio of 100% indicates that local values are in equilibrium
with market values). This discrepancy in values culminated in a large correction in
local assessed value of over 58% in 2004 that brought values back into balance, as
illustrated by the assessment ratio of 97% in that year. After 2004, annual increases
in the local assessed value slowed to between 1%-3% for several years. A revaluation
in 2008 resulted in a more modest increase of 6.8% in value (as compared to 2004),
indicating that local and equalized values had diverged less over the last several
years. The increased value as of 2008 is also attributable to a change in commercial
and industrial property value of over $100 million between 2007-08, increased from
approximately $490 million to $590 million in one year.

Table 13

Comparison of Local and Full Assessment Values and Tax Rates 1999-2008

Town of Bedford

Local A d Value
Commercial/ Total Assessed Full Value Local Tax Assessment Full Value
Year Residential % Total _ Industrial %Total  Utilities % Total Value % Change| Assessment % Change | Rate/$1000 Ratio Tax Rate
2008 2,719,298,28781.3%  592,680,50017.7% 32,632,964 1.0%  3,344,611,751 6.8% 3,495,341,441 -2.6% 18.95 96% 18.03
2007 2,609,047,40083.3% 490,317,800 15.7% 31,484,600 1.0%  3,130,849,800 1.3% 3,590,485,416 2.0% 18.99 87% 16.46
2006 2,564,669,77482.9% 496,095,300 16.0% 31,261,664 1.0%  3,092,026,738 2.8% 3,521,701,203 4.8% 16.34 88% 14.29
2005 2,508,883,80183.4% 479,715,700 15.9% 20,401,264 0.7%  3,009,000,765 2.5% 3,360,294,465 10.7% 15.44 90% 13.78
2004 2,451,653,82283.5% 466,041,400 15.9% 17,014,489 0.6%  2,934,709,71158.6% 3,034,860,094 6.7% 15.74 97% 15.17
2003 1,531,600,52982.8% 303,866,900 16.4% 14,355,075 0.8% 1,849,822,504 3.0% 2,843,748,934 14.7% 20.34 65% 13.18
2002 1,466,144,41981.6% 313,905,400 17.5% 16,155,875 0.9% 1,796,205,694 4.3% 2,480,263,35312.6% 19.56 2% 14.10
2001 1,397,911,79181.2% 305,732,800 17.8% 18,708,600 1.1% 1,722,353,191 4.7% 2,202,066,24521.2% 19.11 78% 14.88
2000 1,292,117,15078.6% 335,928,700 20.4% 16,348,575 1.0% 1,644,394,425 6.2% 1,816,654,43413.3% 18.30 91% 16.50
1999 1,243,163,34480.3% 287,740,900 18.6% 17,810,675 1.2% 1,548,714,919 1,603,531,937 17.25 97% 16.57
Ol/; g}ggge 119% 106% 83% 116% 118% 10% 9%
AVG.ANNUE g 440 8.4% 7.0% 8.9% 9.0% 1.0% 0.9%
Growth Ral

Source: State MS-1 Report and NHDRA Annual Equalization Survey
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Table 13 also illustrates the percentage of valuation categorized as residential,
commercial and industrial, and utilities. Overall, residential valuation grew more
rapidly than the other categories with a total increase of 119% and an average annual
growth of 9.1%. In comparison, commercial/ industrial properties increased by 8.4%
in value annually, and utilities by 7%. However, this overall change belies the fact
that there is considerable fluctuation from year to year. For the most part, residential
value has remained fairly constant at 80%-83% of total value with commercial
properties ranging between 15%-17%. It should be noted that commercial properties
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include residential apartments. In fact, based on assessment records, apartment

complexes represented three of the top ten highest value properties in the town in

2008.

The local tax rates presented in Table 13 are shown to have increased by 10% overall

throughout the decade, or 1% annually. However, these rates have fluctuated up

and down in accordance with the changes in assessed value and the periodic

revaluations noted above. A significant tax rate increase between 2006 and 2007

(from $16.34 to $18.99) as the town began to incur debt related to school construction
projects and other capital facilities improvements, as illustrated in Table 14.

Table 14 presents recent changes in the town’s municipal and school district budgets

between 2004 and 2008°. Overall, combined expenditures for the municipal and
school portions of the budget increased by 45% over four years, or 9.7% annually.

From an individual perspective, growth in school expenditures outpaced municipal
expenditures with respective annual increases of 11.7% and 5.4% during this time
period. Asnoted previously, a significant portion of the increase in school costs is
attributable to capital costs of the high school construction project that was initiated
during this period. The town also incurred significant increases in capital costs
during this time period that resulted in roughly a doubling of its annual debt service
requirements. As of 2008, the town was at approximately 16% of its legal debt limit

and the school district at 21%, indicating that both entities still have considerable

capacity to incur additional debt if needed.

Table 14
Revenue and Expanditure Trends 2004-08
Town of Bedford and Schoold District

2004 2005 2006 2007 2008 Change % Change Avg. Annual
Revenues 2004-08 Change
Municipal
Taxes $ 7,111,687 $ 8,272,198 $ 8,575,873 $11,009,725%$11,993,259$ 4,881,572 69% 14.0%
Other $ 8,924,807 % 8,496,783 % 9,297,306 $ 8,864,699 % 8,318,206$ (606,601) -7% -1.7%
Subtotal Municipal  $16,036,494$16,768,981$17,873,179$19,874,424%$20,311,465$ 4,274,971 27% 6.1%
School
Taxes $19,275,737$25,523,650$26,842,585$30,600,759$36,790,24f $17,514,510 91% 17.5%
Other $16,788,690$14,306,498$15,662,648$16,201,214$16,551,529$ (237,161) -1% -0.4%
Subtotal School Distri§t36,064,427 $39,830,148 $42,505,233$46,801,973$53,341,776$17,277,349 48% 10.3%
Total $52,100,921$56,599,129$60,378,412$66,676,397 $73,653,24] $21,552,320 41% 9.0%
Expenditures
Municipal $18,191,141$17,695,298$20,209,688$23,642,986 $22,468,22Y $ 4,277,086 24% 5.4%
School District $35,933,065$40,095,607 $66,384,588$71,059,385$56,014,428$20,081,358 56% 11.7%
Total $54,124,206$57,790,905$86,594,276 $94,702,371 $78,482,65( $24,358,444 45% 9.7%

Source: Bedford CAFR and School District Audits

The change in municipal revenues in Table 14 illustrates an overall increase of 27%
with an average annual growth rate of 6.1%. Local taxes accounted for the largest
portion of this increase expanding by $4.8 million, representing an average growth

v

6 ;
ltwi |1 be noted that the total revenues

snapshot of trends without regard for bottom line rectification.
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compared to
That is, expenditures exceed revenues in all cases. This is a reflection of accounting procedures used by the town
where existing account balances and the issuance of new debt (bonds) are applied to bring these figures into balance
from year to year. However, the purpose for presenting the revenue and expenditure data in this plan is to provide a

expenditur e



rate of 14% annually. Other municipal revenue sources experienced a moderate
decrease of 7% overall between 2004-08. School district taxes increased more rapidly
during this time with an average annual growth rate of 17.5%. The districts other
revenues sources declined by only 1% during this time period.

Strategic Opportunity Areas

The following section highlights some of the key issues and opportunities that the
town will need to consider from an economic development standpoint. These
include build-out of the remaining undeveloped land in commercial zoning districts,
construction of the airport access road, anticipated development in Londonderry,
proposed highway and rail system improvements, water and sewer system capacity,
and the need for workforce housing.

Build-out of Nonresidential Zoning Districts

As discussed in the preceding section, Bedford has a relatively small supply of
vacant, commercially and industrially zoned land remaining. The vast majority of
this land lies in the PZ district. Overall, it is estimated that an additional 2.0 million
square feet can readily be accommodated through the development of this land, as
well as, through the redevelopment of some underutilized properties. Full
development of this additional building space is may extend over a period of 20+
years. Future development beyond that time will be limited and most likely involve
redevelopment of existing commercial sites. Therefore, the potential use of this finite
resource (i.e. vacant land in the PZ district) should be carefully examined to insure
that the highest and best uses are created that support the town’s overall
development goals and maximize the value of these properties to the fullest extent
possible.

Manchester Airport and Airport Access Road
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A city-owned facility, the Manchester Boston Regional Airport is the largest airport
in northern New England. The facility’s main runway was recently lengthened to
9,000 feet which creates the potential for cross country non-stop flights. The cross
wind runway has also been expanded to 7,000 feet. The passenger facilities consist of
a 230,000 square foot complex supporting ten airlines providing non-stop passenger
service to more than 15 cities in eastern and central U.S. and Canada. Passenger
activity at the airport increased from 1.1 million passengers in 1997 to 4.4 million
passengers in 2005 but has since declined to approximately 3 million as of 2007. It is
estimated that 61% of passenger activity is business-related, a factor that has surely
influenced Bedford’s economic development success over the years. It should also be
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noted that the Foreign Trade Zone (FTZ) around the airport provides an incentive for
industrial development in the vicinity. The FTZ reduces regulatory barriers to
international trade.

One of several key infrastructure projects that will affect economic development in
Bedford is construction of the new access road linking the F.E. Everett Turnpike and
the Route 3 corridor in Bedford, directly to the airport in Manchester. This bridge
link over the Merrimack River is expected to be completed by 2011, a slightly sooner
date than originally scheduled due to the use of Federal stimulus funds to complete
construction. Access onto Route 3 in Bedford from this connector is located at the
southern end of the corridor near the Merrimack town line. It is very likely that this
roadway will help to accelerate commercial and industrial development along the
southern half of this corridor’s Performance Zoning (PZ) district. In fact, the
imminent construction of this roadway may already be responsible for some of the
more recent development along the corridor, including a new hotel completed in
2008. Land around the interchange is likely to attract a specific set of uses such as
gas stations, restaurants, hotels, car rental facilities, and certain types of retail.
However, the lack of vacant land in this area may limit new construction or, may
stimulate redevelopment of existing structures.

Londonderry Business Park
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The airport access road discussed above will also provide access to the Town of
Londonderry’s planned expansion of its Pettengill Business Park which abuts the
airport’s southern boundary. This property encompasses approximately 1,000 acres
which could support 4-6 million square feet of building space and attract as many as
4,000-6,000 jobs, based on estimates prepared by the Londonderry Planning
Department. The town anticipates that the park will support a mixture of
commercial, office, and industrial uses and may also attract a hotel/ convention
center facility. The estimated build -out for this area is 10-15 years but initiation of
development will depend on construction of internal roadways and utility systems
that have an estimated cost of $12.3 million and which have yet to be fully funded.
This project could have both positive and negative effects on commercial
development in Bedford. Improved access to this supply of large, vacant parcels will
create competition for the development of Bedford’s remaining commercial and
industrial properties. Conversely, expanded development in Londonderry with
direct access to both the airport and Bedford’s southern Route 3 corridor could offer
opportunities for complimentary development and joint marketing of the area.
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Highway and Rail Systems
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A well-functioning highway network has been a major key to Bedford’s successful
economic development over the last two decades and its continued capacity to
support future growth will be equally as important. Improvements made to the
Route 3 corridor, combined with the construction of parallel service roads along its
southern half, have helped to insure that this roadway has remained a generally
well-functioning roadway although some congestion points still exist. The
reservation of adjoining right-of-way land will allow for future widening as
warranted. Recent and planned improvements to the 1-293/ NH 101corridor have
also helped alleviate congestion but more extensive upgrading of this roadway is
likely to be needed to address long-term, growth. Traffic analysis conducted by the
regional planning commission concluded that Route 101 is presently operating at
capacity’. Another major link in Bedford’s regional transportation system, Interstate
93, is also operating at capacity. The NH Department of Transportation is in the
process of widening a 20-mile segment of this highway from Manchester to Salem
and presently has a number of project components under construction. Final
construction of this entire project is not expected before 2016 but its eventual
completion will help to support the town’s long-term economic development efforts.

Another component of the transportation network that may soon supplement the
regional roadway network is the extension of commuter rail from Massachusetts to
Concord. Over the last several years, plans have been initiated to extend this line up
to Nashua with a further extension now planned to downtown Manchester and
Concord. Presently, station locations are anticipated in each of the three cities with
intermediate locations in Merrimack and Hooksett. Although 80% of construction
costs for this project would be federally funded, the remaining 20% state/ local match
has not been allocated although an application for federal stimulus money is
reportedly being contemplated. The optimistic goal for completion of this project,
according to the NHDOT, is 2012. If funding is secured, some level of environmental
review (either an environmental impact statement or an environmental assessment)
would need to be completed prior to commencement of construction. This review
would include an evaluation of final station locations. The location for the
Merrimack station is on land abutting the Bedford town line, immediately to the
south of the airport access road. Placement of such a station in this area would have
a number of ramifications for future land use and economic planning decisions by
the town. Even if the potential for Transit Oriented Development is not feasible this
station location would still enhance work-related commuting and thus, further
support economic development in the town. Transit links, such as bus service to and
from these stations, will also be important to insure optimum benefit of the rail
extension.

v

7
Regional Comprehensive Plan for the SNHPC Region, November 28, 2006
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Water and Sewer Systems

Bedford’s commercial and industrial areas along Route 3 and the eastern end of
Route 101 are serviced by the City of Manchester’s municipal water and sewer
systems. Without access to the city’s sewer system in particular, Bedford would not
have been able to achieve its present level of economic development. Therefore,
insuring that adequate capacity is reserved for anticipated future levels of growth
will be critical. The town currently uses approximately 450,000 gallons per day (gpd)
with 1.0 million total discharge capacity presently reserved at the city’s wastewater
treatment plant. The town is also negotiating with Manchester for an additional 1.0
million gpd to support future development. It is anticipated that this additional
capacity will support potential levels on nonresidential development in the town.
Extension of this system along the Route 101 corridor could also serve to promote
further commercial development and possibly, redevelopment of underutilized
properties presently located there. However, the systems pump stations will
preclude extension along this corridor beyond Wallace Road.

Workforce Housing
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The shortage of affordably-priced housing to support the state’s workforce has been
an issue of growing concern in New Hampshire over the last two decades. Recent
state legislation has mandated that land use regulations for all cities and towns
provide a reasonable opportunity for the creation of said housing, as outlined in the
Population and Housing Chapter of this plan. As noted in that chapter, Bedford
adopted new zoning regulations in 2009 to address this issue that provides density
incentives which are expected to increase the town’s supply of both ow ner- and
renter-occupied housing. Additional potential to increase this type of housing could
also be created in the Performance Zone along the Route 3 corridor. In the northern
half of the corridor, the changing retail environment brought on by the current
economic climate may present opportunities for redevelopment of existing sites for
mixed use development combining residential and nonresidential uses at higher
densities, due to the availability of municipal sewer. In the southern portion of the
corridor the potential establishment of a rail station offers opportunities for Transit
Oriented Development (TOD) that would also create higher density residential
development, possibly combined with retail or services, in proximity to the station.
Both of these alternatives could help to provide more workforce housing in the
community.

Economic Conditions



Regional Cooperation for Economic Development

Another of Bedford’s locational attributes along with the ones noted above, is the
town’s proximity to the City of Manchester. The state’s largest city is a hub of
commercial, industrial, governmental, education, arts and entertainment activities
that provide value to Bedford from an economic development standpoint. The city
devotes considerable resources to economic development and has a number of
entities, such as the Chamber of Commerce and Economic Development Office, that
focus on related issues and activities on day-to-day basis. Although the town and
city do have some integration of economic development efforts through the chamber,
regional planning commission, and other ad-hoc groups, such as the recent economic
roundtable, there may be additional ways in which to broaden efforts to promote
and market the development potential of the two communities.

Moving Ahead: Recommended Actions
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This chapter has outlined the change in Bedford’s economic base over the last two
decades. The findings of this analysis indicate that the town’s economy has
performed well overall with steady employment growth and sustained expansion of
the nonresidential tax base. The recent economic downturn confronting the town
and the country as a whole, is expected to have negative impacts on employment
growth and business expansion over the next several years. The duration and full
impact of the current economic climate is difficult to predict with any certainty but
various indicators suggest that New Hampshire is better positioned than other New
England states to absorb these impacts with less deleterious effects.

Future economic growth opportunity areas for Bedford may lie in the following
sectors. Health Care and Administration have been strong growth areas historically,
both at the local and state levels, and are expected to continue as such for the
foreseeable future. Bedford’s Information sector grew by approximately 15% as
compared with losses at both the county and state levels. This sector is projected to
have moderate, short-term growth in the state. Bedford saw relatively little growth
in the Accommodation and Food Services sector through 2007 but recent hotel
construction, coupled with modest projected employment growth and construction
of the airport access road, suggest future opportunities for the town in this sector.
Another sector where the town has, and may continue to perform well, is the
Professional/ Scientific/ Tech Services sector, where strong short-term employment
growth is also expected in the state with average annual growth of 3.7% through
2012. Finally, the Education sector, which represents only 2% of the town’s
employment base, has been a strong sector for the county and state, and is projected
to have steady, short-term growth.

Given these conditions, Bedford’s economic strategy will need to have both a short-
term and long-term focus. The short-term focus should concentrate on existing
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business retention and positioning the town for the economic rebound as it begins to
unfold. Long-term considerations should include insuring that housing,
infrastructure, and workforce are adequate to support sustained development in the
future.

The following focus areas are recommended for consideration by the town to
support future economic development.

(Note to Steering Committee: The following actions should be considered
discussion points for the committee. They are based on our observations and
review of the data. However, they may not coincide with economic and other
related goals yet to be established by the committee and the Economic
Development Commission. Recommendations may be added or amended as other
plan elements are developed.)

1. Stabilize and support the existing business and employment base to the greatest
extent possible

Actions

9 Establish a regular outreach and support system for existing businesses

9 Evaluate potential for providing dedicated full- or part-time staffing for
economic outreach and marketing

I Maintain a database of Bedford businesses with up-to-date contact
information.

I Maintain regular communications with existing businesses through site
visits, group forums, e-mail updates, etc..

9 Conduct a business survey to determine issues, needs, and growth plans
of existing businesses

9 Establish a local business advocacy group (e.g. local chamber of
commerce) or insure that the Manchester Chamber provides dedicated
advocacy for the town

1 Advocate with secondary and post-secondary education institutions for
a well educated workforce that serves the needs of area businesses.
Consider surveying businesses to determine their existing and future
labor supply needs

9 Insure that there is an adequate supply of workforce housing

Support and encourage small business development

1 Establish Bedford Economic Development Commission as a nonprofit
organization and apply for a startup grant to do a specific project

=

2. Expand the town’s economic marketing activities and insure that policies and
regulations emanate a pro-business attitude—incorporate engineering, planning
board and other review boards into one seamless process. Evaluate the town’s
sign ordinance to insure that it allows flexibility for businesses while still
maintaining the town’s desired site design aesthetics.
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Actions

Consider the establishment of local Economic Development
“ambassadors” (local residents, business owners, BEDC members) to
work with prospective new firms looking to relocate to the community
Develop marketing materials that highlight the products, skills, and
labor force of local businesses

Establish a website, or page on the town’s website, with commercial site
selection capabilities (showing available properties in town)

Marketing efforts could potentially focus on attracting businesses in the
industry sectors where Bedford was underperforming in comparison to
the county and/ or the state. These include the Information; Educational
Services; Arts, Entertainment and Recreation; and Accommodations and
Food Services. Focus should also be placed on the Health Care,
Administration, and Professional Services sectors where Bedford
presently does well, but where growth is expected to continue relatively
strong over the next few years.

Examine regulatory requirements for nonresidential zoning districts to insure
compatibility with town goals and adaptability to changing market conditions

Actions

Evaluate the permitted uses in the Performance Zone to determine if
they represent the highest and best uses for the remaining developable
land. Consider segmenting the corridor into a northern and southern
zone with targeted uses that focus on retail and services in the north and
non-retail in the south.

Re-examine the development provisions of the Performance Zone
regulations to insure that they allow for the maximum desirable density
of development

Evaluate development regulations to encourage flexibility for
redevelopment of retail sites that may transition to other uses, including
mixed use development

housing in the Performance Zone. Such zoning change should mandate
the inclusion of workforce housing as part of any residential
development and could limit the total number of units created in the
district to a specific target (Refer to recommendations in the Population
and Housing chapter). Such a regulation would create more flexibility
for the potential redevelopment of retail properties in the northern
portion of the Route 3 corridor, as outlined in Action Item #7 below.
Examine the potential for creation of Transit Oriented Development
(TOD) in the vicinity of the proposed rail station (in the Town of
Merrimack) and the airport access road on the Route 3 corridor. This
action might include rezoning a portion of the Performance Zone, or
creating an overlay district, that would allow high density mixed use
development combining residential and nonresidential uses. Residential
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development in this zone should include consideration for the creation
of workforce housing. Any such rezoning will be dependent upon the
state securing funding for upgrading of the rail corridor. Zoning
changes should also be coordinated with the Town of Merrimack to
insure compatibility of land uses to the greatest extent possible.

Insure that an adequate bus, shuttle, or other comparable transit service is
available throughout the town to adequately move commuters who may access
the proposed rail station and/ or airport access road. The town should work
with area businesses, as well as regional and state agencies, to provide this final
transportation link and encourage use of the system.

Consider the potential for expanding the size of existing commercial zones along
Route 101. Such expansion should be limited to increasing the depth from Route
101 of these zones where possible, with consideration for minimizing impacts on
adjoining residential uses. The preferred uses in these zones would be
community-oriented retail and services. Redevelopment of these zones should
promote shared vehicular access and could allow higher densities through
potential extension of the municipal sewer system. Funding for such utility
extension might be financed through Tax Increment Financing (TIF) or through
public/ private partnership.

Examine potential for hotel/ conference center in the Route 3 corridor. Consider
conducting a feasibility study to support marketing efforts to attract such a
facility to this location. The undertaking of this activity could be included as part
of Action Item #7.

Consider preparation of a conceptual “master design plan” for key parcels along
the northern Route 3 corridor that could illustrate the potential for a mixed use
development to property owners, potential users of the site and investors. Such
a plan might illustrate the possible reuse of some underutilized or transitioning
retail properties for uses such as conference center with office and retail uses, or
combined medical and residential uses, or other similar configurations. This
plan might also include a feasibility analysis of various options to illustrate the
market demand to potential users.

Insure that adequate sewer and roadway capacity is available along the Route 3
corridor to accommodate potential future development in this area.
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Appendix

Table A-1
Average Annual Covered Employment 2000 - 20007
State of New Hampshire

Annual Employment| Change 2000-07 | % Total
NAICS Industry 2000 2007 Actual  Percent | 2007

Total, Private plus Government 605,931 630,17l 24,240 4.0% 100%
Total Government 76,427 86,37 9,945 13.0% 14%

Total Private 529,504 543,800 14,296 2.79 86%

101 Goods-Producing Industries 129,775 107,67 -22,102 -17.0% 20%
11 Agriculture/Forestry/Fishing 2,124 1,751 -373  -17.6% 0%
21 Mining 462 687 220 47.6% 0%
23 Construction 24,884 27,478 2,594 10.4% 5%
31 Manufacturing 102,305 77,76 -24,543 -24.0% 14%
102 Service-Providing Industries 399,729 436,12/ 36,398 9.1% 80%
22 Utilities 2,791 2,779 -12 -0.4% 1%
42 Wholesale Trade 25,690 28,324 2,634 10.3% 5%
44 Retail Trade 94,393 97,69 3,304 3.5% 18%
48 Transportation and Warehousing 13,909 12,711 -1,198 -8.6% 2%
51 Information 13,926 12,248 -1,683 -12.1% 2%
52 Finance and Insurance 25,385 28,22p 2,837 11.2% 5%
53 Real Estate and Rental and Leasing 7,691 7,861 170 2.2% 1%
54 Professional and Technical Service 26,358 30,038 3,675 13.9% 6%
55 Management of Companies/Enterpriseg,261 7,62 359 4.9% 1%
56 Administrative and Waste Services 24,849 27,978 3,124 12.6% 5%
61 Educational Services 14,633 17,509 2,869 19.6% 3%
62 Health Care and Social Assistance 65,198 79,15 13,954 21.4% 15%
71 Arts, Entertainment, and Recreation 10,061 10,77# 713 7.1% 2%
72 Accommodation and Food Services 48,038 53,12ff 5,086 10.6% 10%
81 Other Services Except Public Admin 18,770 19,631 861 4.69 4%

Source: Economic and Labor Market Information Bureau, NHES
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Table A-2
Average Annual Covered Employment 2000 - 20007
Hillsbrough County

Annual Employment| Change 2000-07 % Total
NAICS Industry 2000 2007 Actual  Percent | 2007

Total, Private plus Government 193,265 197,188 3,918 2.09 100¥%

Total Government 18,387 21,362 2,975 16.2% 11%

Total Private 174,877 175,821L 944 0.59 89%

101 Goods-Producing Industries 48,765 38,588 -10,177 -20.9% 22%
11 Agriculture/Forestry/Fishing 208 230 22 10.6% 0%
21 Mining 59 50 -9  -15.3% 0%
23 Construction 7,003 7,68 677 9.79 4%
31 Manufacturing 41,495 30,628 -10,867 -26.2% 17%
102 Service-Providing Industries 126,113 137,238 11,120 8.89 78%
22 Utilities* 595 720 125 21.0% 0%
42 Wholesale Trade 8,104 8,35¢ 252 3.19 5%
44 Retail Trade 27,925 28,170 245 0.99 16%
48 Transportation and Warehousing 4,625 3,877 -748 -16.2% 2%
51 Information 5,934 5,492 -442 -7.4% 3%
52 Finance and Insurance 9,932 10,674 742 7.59 6%
53 Real Estate and Rental and Leasing,554 2,841 287 11.2% 2%
54 Professional and Technical Service9,847 12,018 2,171 22.0% 7%
55 Management of Companies/E| 2,407 2,22 -179 -7.4% 1%
56 Administrative and Waste Services8,526 10,136 1,610 18.9% 6%
61 Educational Services 3,495 4,332 837 23.9% 2%
62 Health Care and Social Assistanc®0,738 24,98 4,249 20.5% 14%
71 Arts, Entertainment, and Recreatio, 745 2,17% 430 24.6% 1%
72 Accommodation and Food Servicds3,362 14,63P 1,270 9.59 8%
81 Other Services Except Public Admi6,227  6,59% 368 5.99 4%

* 2007 Total estimated

Source

: Economic and Labor Market Information Bureau, NHES
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Table A-3

Average Annual Covered Employment 2000 - 20007

City of Manchester
Annual Employment| Change 2000-07 | % Total

NAICS Industry 2000 2007 Actual  Percent 2007
Total, Private plus Government 66,318 67,349 1,031 1.69 100%
Total Government 7,131 7,33% 204 2.99 11%
Total Private 59,187 60,014 827 1.49 89%
101 Goods-Producing Industries 11,925 9,24% -2,680 -22.5% 15%
11 Agriculture/Forestry/Fishing 0 0 0 0.09 0%
21 Mining n n n n n
23 Construction n n n n n
31-33 Manufacturing 10,088 7,33 -2,758 -27.3% 12%
102 Service-Providing Industries 47,262 50,769 3,507 7.49 85%
22 Utilities n n n n n
42 Wholesale Trade 3,409 2,771 -638 -18.7% 5%
44-45 Retail Trade 8,195 8,32 133 1.69 14%
48-49 Transportation and Warehousing 1,521 1,79 277  18.2% 3%
51 Information 2,542 2,739 197 7.79 5%
52 Finance and Insurance 2,967 3,047 80 2.79 5%
53 Real Estate and Rental and Leasing 1,044 1,309 265 25.4% 2%
54 Professional and Technical Service 3,554 3,984 430 12.1% 7%
55 Management of Companies/Entt 1,445 n n n n
56 Administrative and Waste Services 3,670 3,69 28 0.89 6%
61 Educational Services 1,918 2,35% 437  22.8% 4%
62 Health Care and Social Assistance 8,591 10,11f% 1,524 17.7% 17%
71 Arts, Entertainment, and Recreation 510 759 248  48.6% 1%
72 Accommodation and Food Services 4,810 5,38 573 11.9% 9%
81 Other Services Except Public Admin 2,671 2,990 319  11.9% 5%

Source: Economic and Labor Market Information Bureau, NHES
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