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Introduction
This Greene County Strategic Workforce and Resiliency Plan (SWaRP)
has been commissioned by Greene County for the purpose of addressing
challenges tied to the pandemic and to identify opportunities to promote
economic diversification. This plan will ultimately provide a set of actionable
strategies for economic recovery and long-term economic resiliency efforts.
To initiate the process, the following existing workforce conditions report
was developed to provide background, raise questions, and guide the
overall planning process in relation to employment and occupation trends,
industry trends, and housing issues. Additional context and stakeholder
engagement informed the complete report, in turn, illuminating resiliency
areas to further enhance the Greene County SWaRP.
The term rapid recovery, by necessity, is now a critical part of our postCOVID-19 lexicon. Not allowing the global pandemic and associated
crises to define our future depends upon well thought-out responses to:
1) reducing the health impacts; 2) getting residents back to work; and 3)
stabilizing and growing the economy.
Communities that have developed and maintained diversified and resilient
economies have demonstrated the ability to weather the pandemic better
than most. For some, this can be attributed to a strong response by
economic development and community leadership emphasizing quality
of place. Communities that once struggled are emerging more vibrant
with diversified economies and lively downtowns. In many cases, the
road to recovery began with identifying existing assets and included a
commitment to a reinforced sense of community.
While nearly every region and community experience the pendulum
of economic growth and recession, the reality is, not all fully recover.
Greene County has endured previous economic downturns, all the while,
maintaining a high quality of life for residents and visitors. The county has
strong ties to regional educational institutions and to Wright Patterson
Air Force Base. The abundance of natural resources and tourism-related
features have also served the county well.
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Executive Summary
Over the past twenty years, Greene County has experienced consistent
growth, increasing population from 147,886 in 2000 to 172,488 in 2021 (a
17% increase). The age cohorts of the population are evenly distributed
across the age ranges and fall in line with the national average. However,
when looking at the racial demographics, the population is not evenly
distributed, providing opportunity for diversification.
Greene County’s educational attainment rates are higher than both state
and national averages. Nearly 20% of the county has earned a graduate
or professional degree while 41% hold a bachelor’s degree or higher. The
higher educational attainment places the county in a position to attract
higher paying jobs that require advanced skills and degrees.
The tight housing market seen across the nation is also prevalent in
Greene County. In 2021, the vacancy rates for the county were 6.7%
in comparison to 10.5 and 11.5 for Ohio and the U.S., respectively. The
county does have a good percentage of newly built developments (18.5%)
that have been built later than 2000. Even though Greene County has
newer developments, in order to keep pace with the population growth,
3,024 new housing units need to be built between 2021 and 2026. On an
annualized basis, this equates to about 605 new units.

The largest industries in the county are Federal Government, Civilians
(15,577), Colleges, Universities, and Professional schools (4,022), Military
(3,521), and Limited-Service Restaurants (3,344). When combined, the
Federal Government has over 19,000 jobs, and Education (K-12 and
higher education) has over 9,700 jobs.
The fastest growing industries from 2011-2021 were Computer System
Design services (1,594); Federal Government, civilian (1,451); and
Corporate, Subsidiary, and Regional Managing Offices (1,056). On the
other end of the spectrum, the fastest declining industries were Colleges,
Universities, and Professional Schools (-1,521); Aircraft Engineering and
Engine Parts Manufacturing (-841); and Department Stores (-756).
Overall, there were 138,295 people employed in Greene County during
2019 which accounted for a 63.2% labor force participation rate. When
comparing the county’s rate to the 2021 national labor force participation
rate of 62.3% and the state’s rate of 63.2%, the county is well aligned.
When looking at the unemployment rate for 2021, Greene County had an
average rate of 4.2% which was better than the national average of 5.4%.
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As part of the stakeholder engagement session, a SWOT analysis was
developed. To follow were the most prominent findings:

STRENGTHS:

•
•
•

Strong sense of community
Highly capable population (educated &
skilled)
Anchor institutions (Military base and
higher education institutions)

WEAKNESSES:

•
•
•
•

Housing stock
Public transportation
Healthcare
Permitting & Regulations

OPPORTUNITIES:

•
•
•
•
•

Quality of life
Industry attraction and talent attraction
Reimagined workforce
Collaborative ecosystem
Green space and recreation

THREATS:

•
•

Workforce Shifts
Industry Diversification

As a result of the data scan, the stakeholder engagement
sessions, and other fact findings resources, the following
goals were developed to help create a more resilient
economy in Greene County, each of which have been woven
into strategies and recommendations.
•

Goal 1: Diversify the Industry Mix

•

Goal 2: Attract Skilled Talent and Foster an
Educated Workforce

•

Goal 3: Cultivate Vibrant Communities

•

Goal 4: Prioritize Continuous Process Improvement
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About Greene County
Greene County is located in southwest Ohio, adjacent to Montgomery
County and the City of Dayton. Wright Patterson Air Force Base and
institutions of higher education are major anchors for Greene County as
they generate a significant number of jobs and economic activity, not just
for the county or region, but also for the entire state. The county has
historically been reliant on manufacturing - predominantly within the
automotive sector. Manufacturing continues to be a significant contributor
to the county’s economic success. The county seat is the City of Xenia
which is centrally located between three major interstate highways: I-70,
I-71, and I-75, as well as the I-675 connector. This infrastructure system
ties the county to one of the nation’s largest 90-minute highway markets,
making Greene County attractive for warehousing and logistics-based
business. The following report provides additional information on existing
conditions that have affected Greene County and includes data that are
critical to understanding workforce, housing, and industry conditions
through the lens of recovery and resiliency in Greene County. Appendix
I includes a comprehensive document review which was completed to
develop a thorough understanding of previous planning efforts and
existing community anchors relevant to Greene County workforce trends.
The literature reviewed provided background on attainable housing and
workforce-housing needs, historic economic conditions, and workforce
development resources.
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Benchmark Communities
When identifying comparable communities, additional areas that house
military installations were prioritized. Although each military base and
community has different demographics, geography, and infrastructure,
to follow are communities with base personnel, county population, MSA
population, and/or proximity to a larger city comparable to Greene County.

MADISON COUNTY, ALABAMA

The USAG Redstone Arsenal in Huntsville, Alabama is a U.S. Army post
that oversees the entire arsenal and provides quality, cost-effective base
operations support for customers, tenants, the Department of Defense, as
well as federal activities within the vicinity of the installation. The post has
about 2,000 inhabitants with a workforce of 36,000 to 40,000 personnel,
including government and contract employees. Huntsville, Alabama has a
population of 196, 219. It is part of the Huntsville MSA which, according to
the 2020 Census, has a total population of 491,723.

RICHMOND COUNTY, GEORGIA

Fort Gordon Army Base in Augusta, Georgia is charged with the mission
of training Signal and Ordinance Soldiers. It is home to the 35th Signal
Brigade, the 513th Military Intelligence Brigade, and the Regional Security
Operations Center. The base houses over 16,000 service members
(active duty, National Guard, and Reserves). As of the 2019 Census,
the population of Augusta, Georgia was 197,191. According to the same
report, the Augusta MSA had a population of 608,980.

1 2020 Decennial Census
2 U.S. Department of Defense: https://installations.militaryonesource.mil/in-depth-overview/fort-leavenworth

SUMTER COUNTY, SOUTH CAROLINA

The Shaw Air Force Base is one of the oldest installations in the Air
Force. It is located in Sumter, South Carolina, and is home to the 9th Air
Force Headquarters and the 20th Fighter Wing, as well as the largest
combat F-16 fighting wing. The base houses 5,400 military members and
over 600 civilian employees. In 2019, the Census reported a population
of 132,420 for Sumter County and a total population of 837,092 for the
Columbia, South Carolina MSA. Although the base is not located directly
in the Columbia, SC MSA, it is within a 30-minute commute.

LEAVENWORTH COUNTY, KANSAS

Leavenworth, Kansas is the largest city as well as the county seat of
Leavenworth County, Kansas. The city has a population of 37,351
and the total county population is 81,881.1 The City of Leavenworth is
approximately 30 miles from Kansas City and is a part of the Kansas City
metropolitan area (population: 2.17 million). The community is home to
Fort Leavenworth, which is an Army installation supporting 3,704 activeduty personnel, 1,271 permanent party students, and 2,820 APF and
NAF civilians.2 Leavenworth is also home to the Leavenworth Federal
Penitentiary.
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Demographics, Economics, and Workforce
Conditions
Economic and workforce conditions were examined to develop an
understanding of historic trends. This includes changes resulting from
the COVID-19 pandemic. This section examines demographic, housing,
industry, education, occupational/workforce, and talent trends in the
following sections.

Demographic & Socioeconomic Trends
Greene County has experienced substantial population growth over the
last twenty years. Between 2000 and 2021, the population increased by
more than 24,600 people, or about 17%. Growth is projected to continue
over the next five years. In 2026, the population is expected to reach
approximately 177,800.

GREENE COUNTY POPULATION TREND

Population by Age

As displayed in the graph below, as of 2021, population by age in
Greene County was relatively evenly distributed. These population levels
are comparable to those of the United States; there are no significant
differences in the age of Greene County residents when compared to the
rest of the country. The percentage of the population aged 65 years or
older increased by nearly five percentage points (from 13.6% to 18.5%)
between 2010 and 2021 and is expected to continue to increase through
2026. For a graph which outlines the shifts in the county’s age distribution
between 2010 and 2026, please refer to Appendix II.

GREENE COUNTY POPULATION BY AGE
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Figure 1: Greene County Population Trend. Source: Esri, 2021.
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Population by Race

Household Size and Income

Greene County’s population, as of 2021, is predominantly White, with
approximately 72.4% of residents identifying as “White Alone.” The next
most populous racial group is “Black Alone,” with 12.6% of the population
making up that category. Individuals of the Asian, Pacific Islander, and
American Indian races comprise 5.9% of the population collectively; while
2.9% of residents are two or more races, and about 6.2% are a race that
is not included in the graph.

The average household size in Greene County is comparable to that of
the rest of Ohio. Both Ohio and Greene County, however, have average
household sizes that are consistently lower than the rest of the United
States. Greene County’s household size decreased considerably between
2000 and 2010 but appears to have stabilized around 2.4 people per
household. This is expected to remain constant for the next five years.
For a graph that compares household size in Greene County to the rest of
Ohio and the United States, see Appendix II.

Educational Attainment
As the graph below indicates, Greene County has an educated workforce
with a population boasting much higher rates of educational attainment
than both Ohio and the United States. Less than 6% of the population
is without a high school degree. Nearly 20% of the Greene County
population holds a graduate or professional degree, and 41% holds a
bachelor’s degree or higher. Advanced educational attainment increases
job options and earnings for residents and makes the county a more
attractive location for potential business prospects.

Greene County households, on average, earn higher annual incomes than
households in the rest of Ohio or the United States. In 2021, the average
household income in Greene County was $66,281, which was $8,556
higher than Ohio and $1,551 higher than the United States. By 2026,
the average household income is expected to increase to approximately
$74,344.
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POPULATION BY RACE

EDUCATIONAL ATTAINMENT
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Figure 3: Greene County Race Distribution. Source: Esri, 2021
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Figure 4: Educational Attainment Rates. Source: Esri, 2021.
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Housing Trends
Housing tenancy in Greene County is comparable to the rest of Ohio
and also comparable to the United States’ figures. Around 67% of the
population lives in owner-occupied housing while 23% lives in renteroccupied housing. These values are expected to remain constant over
the next five years.
The vacancy rates in Greene County are considerably lower than those of
Ohio or the rest of the United States. The vacancy rate in Greene County
increased by 60%, from 5% to 8%, between 2000 and 2010, but dropped
back to 6.7% by 2021. Vacancy is expected to remain constant over the
next five years at 6.7%, which is nearly half the projected vacancy rate
for the United States. Such low vacancy rates indicate a high demand for
housing within Greene County.
Due to the fact that housing is in relatively high demand in Greene County,
monthly rental rates are also higher. In 2021, the average renter-occupied
unit in the county cost between $1,000 and $1,250 per month.

RENTER-OCCUPIED VS. OWNER-OCCUPIED HOUSING
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Figure 6: Housing Tenancy. Source: Esri, 2021.

VACANCY RATES
14%

Greene County’s housing inventory is overwhelmingly single-family,
detached housing; approximately 73% of housing structures in the county
fall into this category. Around 6% of housing structures are categorized
as single-family attached, and 6% hold between two and four units.
About 14% of housing structures contain five or more units; high-density
housing does not constitute as great a percentage of the housing stock in
Greene County as it does in Ohio or the rest of the country. For a graphical
representation of housing stock by number of units per structure, please
refer to Appendix II.
Much of the housing stock in the study area is relatively newly developed.
Approximately 18.5% of Greene County homes were built later than 2000;
more homes are newly built in Greene County than in either of the regions
of comparison. Less than 10% of existing homes were built prior to 1940,
which is low when compared to Ohio or the United States.
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Figure 7: Vacancy Rates. Source: Esri, 2021.
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RENTED UNITS BY MONTHLY GROSS RENT
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The measures of affordability are calculated using standard industry
methods. Typically, the rule of thumb is that a household can afford to
purchase a home valued at approximately three times its annual household
income; it can afford to rent a unit that requires the payment of less than
one-fourth of its monthly income. There are limitations to these affordability
metrics, however. Some households might not be able to spend as large
of a portion of their income on housing related costs. Similarly, some
households might have the financial ability to live in a more expensive
home but prefer to live below their means. These variables affect the true
demand of housing units across different price points; the figures below
are estimates that should be considered within the context of the findings
of the rest of the report.

Monthly Rent

Figure 8: Rented Units by Monthly Gross Rent. Source: Esri, 2021.

HOUSING BY YEAR BUILT
25.00%

20.00%
16.40%

% of Housing Stock

16.30%
14.40%

15.00%

13.40%

5.00%

0.00%

13.10%

9.40%

9.10%

10.00%

4.10%

2010 or later

3.70%

2000 to
2009

1990 to
1999

1980 to
1989

1970 to
1979

Greene County

Figure 9: Housing by Year Built. Source: Esri, 2021
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The table below provides a distribution of household incomes within
Greene County and compares those incomes to an estimate of existing
owner and renter-occupied housing at different price points. In the final
column, the demand for housing (the percentage of the population which
demands housing at the specified price point) is subtracted from the
supply of housing (the percentage of the housing stock which is available
at the specified price point). The resulting surplus or shortage indicates
whether the existing housing supply adequately meets the population’s
needs.

1940 to
1949

1939 or
earlier

For example, based on household income and the above affordability
standards, approximately 9.4% of the population can afford a house
which costs between $75,000 and $105,000. Only 4.7% of the existing
housing stock, however, falls between those price points, thus reflecting a
shortage. Conversely, 16.5% of the population can afford a home valued
between $150,000 and $224,999, and 29.9% of the housing stock falls
between those price points; in turn, reflecting a surplus.
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It should be noted that housing shortages exist at the high and low
ends of the price scales. In other words, there is an insufficient supply
of both low-cost and high-end housing in Greene County. The effects of
these deficits, however, are normally felt almost exclusively by the lowincome population. High-income households can settle for lower-cost
housing if no suitable options exist at their desired price point. However,
if high-income households exhaust middle- and low-cost housing, the
low-income population is left without options, and consequently without
housing. So, one way to provide housing for low-income households is
to develop lower-cost housing; however, the development of high-end
housing, which prevents the occupation of low- and middle-cost housing
by households that can afford more, can also help make low-cost homes
available for low-income households.

For renter-occupied units, there appears to be a significant shortage of
high-end rental units – namely units which are worth more than $1,500
per month. However, it is unlikely that a household will choose to rent if
they are earning enough to afford a more costly rental unit; they are more
likely to buy a home, and the numbers as reported in the table below
do not necessarily indicate the need for more high-end apartments. The
same should be noted for owner-occupied housing. The fact that there
is an insufficient supply of homes that cost less than $45,000 does not
necessarily require that more homes below that threshold are built.
Households that cannot afford a $45,000 home are not likely to be in the
market for a house; they are more likely to rent.
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% of Units
Within Price
Range

Surplus (+) /
Shortage (-)

Affordable
Monthly Rent

% Of Units
Within Price
Range

Surplus (+) /
Shortage (-)

Household Income

% of Population

Affordable Home
Value

<$15,000

7.20%

<$45,000

1.8%

-5.40%

<$300

3.80%

-3.40%

$15,000 - $25,000

8.10%

$45,000-$74,999

4.80%

-3.30%

$300-$499

4.70%

-3.40%

$25,000 - $34,999

9.40%

$75,000-$104,999

4.70%

-4.70%

$500-$749

21.90%

12.50%

$35,000 - $49,999

13.30%

$105,000-$149,000

13.30%

0.00%

$750-$999

28.10%

14.80%

$50,000 - $74,999

16.50%

$150,000-$224,999

29.90%

13.40%

$1,000-$1,499

28.20%

11.70%

$75,000 - $99,999

13.60%

$225,000-$299,999

21.70%

8.10%

$1,500-$1,999

7.90%

-5.70%

$100,000 - $149,999

15.50%

$300,000-$449,999

15.90%

0.40%

$2,000-$2,999

1.80%

-13.70%

$150,000 - $199,999

8.60%

$450,000-$599,999

3.90%

-4.70%

$3,000+

1.50%

-7.10%

$200,000+

7.80%

$600,000+

4%

-3.80%

$3,000+

1.50%

-6.30%

In the following section, a housing demand analysis has been conducted to estimate the demand for new housing over the next five years. The surplus
and deficit information provided in the table can be helpful for guiding the development outlined in the housing demand analysis. Many of the 3,024
new units required over the next five years can address the existing housing shortages and allow Greene County’s housing supply to cater to the
population’s needs more completely.
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HOUSING DEMAND ANALYSIS

A housing demand model for Greene County forecasts and quantifies
annual demand over a five-year period. The housing demand model reflects
ESRI business analyst data that include U.S. Census data and forecasts
population statistics. Using these data, TPMA created the housing demand
model for the region’s estimated population through 2026. Once persons
living in group quarters are removed from the population projection, then
an estimate for the population living in households can be made.
Housing unit occupancy rates have fluctuated between 92% and 94%
over the last 20 years. In 2026, the occupancy rate is predicted to be at
94.3%. The projected number of vacant homes is expected to fluctuate
between 4,100 and 4,400 between 2021 and 2026. To calculate housing
demand over the next five years, vacancy and demolition rates are
factored into the estimate of new housing development. Using population
growth statistics, the net increase in housing units can be estimated.
Based on current estimates, Greene County will require an additional
3,024 housing units between 2021 and 2026 to accommodate population
growth. Annually, this equates to the addition of about 605 units between
2021 and 2026.

Demand for New Units

2010

2021

2026

Total Based on Household
Growth

7,041

5,271

2,329

Total New Units Needed
(Including Units Lost)

8,290

6,611

3,024

829

661

605

Annualized Demand

Between 2021 and 2026, an estimated 3,024 housing units will be
necessary to keep up with Greene County’s growth. Considering current
rental and ownership trends within the region, the expectation is that
2,035 of those units (67%) would be for sale, while 988 units (33%) would
be for rent.
2021-2026 Annual Total

2021-2026
5-Year Total

Own (67.31%)

407

2,035

Rent (32.69%)

198

988

Total Units

605

3,024

Unit Type
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Industry and Workforce Trends
Industry demand within Greene County is met either in-region or by imports.
An analysis of Greene County’s demand can be useful for identifying
supply gaps. These supply gaps can indicate economic opportunities for
developers or planners. Below, demand is calculated as the region’s total
estimated need for the output of an industry. For example, the demand
for “Research and Development in the Physical, Engineering, and Life
Sciences” which was met in-region in 2020 was estimated at approximately
$254,000,000. In other words, $254,000,000 worth of services or products
in this industry were demanded by and supplied by entities within Greene
County. Offices of Physicians and Engineering Services were the next
two leading in-demand industries met in-region; while, $236,000,000 and
$233,000,000 of demand, respectively, were met in-region by each of
these industries.

$ Value of Demand Met In-Region

2020 DEMAND MET IN-REGION
$300,000,000
$250,000,000
$200,000,000
$150,000,000
$100,000,000
$50,000,000

Industry

$ Value of Demand
Met In-Region

Research and Development in the Physical,
Engineering, and Life Sciences (except
Nanotechnology and Biotechnology)

$254,198,936

Offices of Physicians (except Mental Health
Specialists)

$236,888,868

Engineering Services

$233,768,114

Computer Systems Design Services

$225,520,455

Elementary and Secondary Schools (Local
Government)

$218,411,624

Custom Computer Programming Services

$203,687,753

Limited-Service Restaurants

$167,071,209

General Medical and Surgical Hospitals

$158,380,068

Full-Service Restaurants

$127,466,370

Colleges, Universities, and Professional
Schools

$120,156,372

$0

Industry

Figure 10: Industry Demand Met In-Region. Source: Emsi, 2021.
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Demand met by imports accounts for the region’s demand which is being
met by providers that are located outside of the region’s boundaries. In
2020, $341,000,000 of regional demand for Direct Property and Casualty
Insurance Carriers was met by imports; while, $314,000,000 and
$270,000,000 of demand for General Medical and Surgical Hospitals and
Direct Health and Insurance Carriers, respectively, were met by imports.
Attraction of these industries, or of others listed in the graph attached
in Appendix II, could fill supply gaps and allow Greene County to retain
some of the resources that are otherwise currently flowing outside of the
county borders.

2020 GROSS REGIONAL PRODUCT (GRP)
$500,000,000
$450,000,000
$400,000,000
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$350,000,000
$300,000,000
$250,000,000
$200,000,000
$150,000,000
$100,000,000
$50,000,000
$0

Industry

Figure 11: Gross Regional Product. Source: Emsi, 2021.

Gross Regional Product, or GRP, measures the final market value of all
goods and services produced in the region of study. GRP is the sum of
total industry earnings, taxes on production and imports, and profits, minus
subsidies. The industries presented in the chart below are the highestearning industries in the county. In 2020, Computer Systems and Design
Services earned approximately $445,000,000. Research and Development
in the Physical, Engineering, and Life Sciences and Engineering Services
earned $278,000,000 and $273,000,000, respectively.
Industry

Gross Regional Product

Computer Systems Design Services

$445,685,993

Research and Development in the Physical,
Engineering, and Life Sciences (except
Nanotechnology and Biotechnology)

$278,416,293

Engineering Services

$272,864,633

Colleges, Universities, and Professional Schools
(State Government)

$252,555,179

Custom Computer Programming Services

$244,659,844

Elementary and Secondary Schools (Local
Government)

$239,439,691

Offices of Physicians (except Mental Health
Specialists)

$172,618,681

Abrasive Product Manufacturing

$125,803,283

Colleges, Universities, and Professional Schools

$111,832,582

Limited-Service Restaurants

$101,264,395
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LARGEST INDUSTRIES

The Federal Government, Civilian industry is, by far, the largest industry
in Greene County. This industry employed more than 15,500 employees
in 2021. Colleges, Universities, and Professional Schools makes up
the second-largest industry in Greene County with a total employment
of 4,022. This is followed by Limited-Service Restaurants with 3,344;
Elementary and Secondary Schools with 3,202; and Computer Systems
Design Services at 2,945. The fact that education-related industries
occupy two of the top five industries lists could help explain higher-thanaverage educational attainment rates of the county when compared to
Ohio and the U.S.
LARGEST INDUSTRIES

Industry

Research and Development in the Physical, Engineering,
and Life Sciences (except Nanotechnology and
Biotechnology)

2,055

Local Government, Excluding Education and Hospitals

2,490

Colleges, Universities, and Professional Schools

2,548

Full-Service Restaurants

2,796

Computer Systems Design Services

2,945

Elementary and Secondary Schools (Local Government)

3,202

Limited-Service Restaurants

3,344

Federal Government, Military

3,521

Colleges, Universities, and Professional Schools (State
Government)

4,022
15,577

Federal Government, Civilian, Excluding Postal Service

0

4,000

8,000

12,000

Total Jobs

Figure 12: Industries by Total Jobs. Source: Emsi, 2021.

16,000

Industry

Total Jobs

Federal Government, Civilian, Excluding Postal
Service

15,577

Colleges, Universities, and Professional Schools
(State Government)

4,022

Federal Government, Military

3,521

Limited-Service Restaurants

3,344

Elementary and Secondary Schools (Local
Government)

3,202

Computer Systems Design Services

2,945

Full-Service Restaurants

2,796

Colleges, Universities, and Professional Schools

2,548

Local Government, Excluding Education and
Hospitals

2,490

Research and Development in the Physical,
Engineering, and Life Sciences (except
Nanotechnology and Biotechnology)

2,055
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HIGHEST CONCENTRATED INDUSTRIES

Location quotient (LQ) is a metric used to compare the concentration of
industries within the region to the national average. Any LQ greater than
1 indicates the industry is more highly concentrated in Greene County
than in similar regions.
Abrasive Product Manufacturing is the most concentrated industry in
Greene County. Abrasive Product Manufacturing has a LQ of 61.67
which means this industry is over 61 times more concentrated in Greene
County than in similar counties. The next top four ranking, most highly
concentrated industries within the county include Spring Manufacturing
(29.37); Newsprint Mills (25.08); Cement Manufacturing (17.73); and
Printing Ink Manufacturing (11.71).
LOCATION QUOTIENT

Figure 13: Industry Concentration. Source: Emsi, 2021.

Industries with high location quotients are often, but not always, significant
exporting industries. Their retainment and growth within the county are
important, because they are useful for attracting money into the county
from buyers outside of its borders.
Industry

Location Quotient

Abrasive Product Manufacturing

61.67

Spring Manufacturing

29.37

Newsprint Mills

25.08

Cement Manufacturing

17.73

Printing Ink Manufacturing

11.71

Flight Training

10.84

Computer Facilities Management Services

10.42

Other Communication and Energy Wire Manufacturing

10.08

Bolt, Nut, Screw, Rivet, and Washer Manufacturing

9.14

Crushed and Broken Limestone Mining and Quarrying

8.76
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FASTEST-GROWING INDUSTRIES

The Computer Systems Design Services industry has been the fastestgrowing industry in Greene County over the last ten years, adding 1,594
jobs. The Federal Government, Civilian industry was the second-fastest
growing industry and added 1,451 jobs. Limited-Service Restaurants
have been the fourth fastest-growing industry and was also the secondlargest industry in the county. When looking at industries that are
among the largest and fastest growing in the county, some overlap
becomes apparent. Limited-Service Restaurants, Offices of Physicians,
Supermarkets & Other Grocery, and Engineering Services are industries
representing significant employers and are also among the most quickly
growing.
FASTEST-GROWING INDUSTRIES (2011-2021)

Actual Job Change
Computer Systems Design Services

Industry

1,451

820

Research and Development in the Physical,
Engineering, and Life Sciences (except…

803

Engineering Services

608
579
544

Supermarkets and Other Grocery (except
Convenience) Stores

505

Custom Computer Programming Services

494

Figure 14: Industries by Job Growth. Source: Emsi, 2021.

Computer Systems Design Services

1,594

Federal Government, Civilian, Excluding Postal
Service

1,451

Corporate, Subsidiary, and Regional Managing Offices

1,056

Limited-Service Restaurants

820

Research and Development in the Physical,
Engineering, and Life Sciences (except
Nanotechnology and Biotechnology)

803

Federal Government, Military

608

Offices of Physicians (except Mental Health
Specialists)

579

Engineering Services

544

Supermarkets and Other Grocery (except
Convenience) Stores

505

Custom Computer Programming Services

494

1,056

Limited-Service Restaurants

Offices of Physicians (except Mental Health
Specialists)

Actual Job Change
(2011-2021)

1,594

Federal Government, Civilian, Excluding Postal
Service
Corporate, Subsidiary, and Regional Managing
Offices

Federal Government, Military

Industry
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FASTEST-DECLINING INDUSTRIES

The largest decline in jobs from 2011-2021 took place in the Colleges,
Universities, and Professional Schools industry. Within that period, the
industry lost 1,521 jobs, many of which were contributable to employment
reductions at Wright State University. Even with the largest job decline in
the 10-year period, the Colleges, Universities, and Professional Schools
industry remains at the top of the largest industry chart in Greene County.
General Electric Company (GE), too, is likely to have contributed to much
of the job loss within the county in the last several years due to the closure.
Aircraft Engine and Engine Parts Manufacturing lost 841 jobs; Department
Stores lost 756 jobs; and Full-Service Restaurants lost 480 jobs.
FASTEST-DECLINING INDUSTRIES (2011-2021)
(204)

Facilities Support Services

(252)

Industry

Actual Job Change
(2011-2021)

Colleges, Universities, and Professional Schools
(State Government)

(1,521)

Aircraft Engine and Engine Parts Manufacturing

(841)

Department Stores

(756)

Full-Service Restaurants

(480)

Telemarketing Bureaus and Other Contact Centers

(388)

Data Processing, Hosting, and Related Services

(331)

Research and Development in Biotechnology (except
Nanobiotechnology)

(306)

Other Computer Related Services

(296)

Credit Unions

(252)

Facilities Support Services

(204)

Credit Unions

(296)

Other Computer Related Services

(306)

Research and Development in Biotechnology (except
Nanobiotechnology)

(331)

Data Processing, Hosting, and Related Services

(388)

Telemarketing Bureaus and Other Contact Centers

(480)

Full-Service Restaurants

(756)

Department Stores

(841)

Aircraft Engine and Engine Parts Manufacturing
Colleges, Universities, and Professional Schools (State
Government)

(1,521)
(1,600) (1,400) (1,200) (1,000) (800)
(600)
Job Change

Industry

(400)

(200)

Figure 15: Industries by Job Loss. Source: Emsi, 2021.
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TOP HIRING INDUSTRIES

Transportation and Warehousing, and Professional, Scientific, and
Technical Services were the top two hiring industries from January 2019July 2021 with more than 23,000 unique job postings combined. The
Unclassified Industries group was one of the top hiring industries as well,
with the majority of businesses in this category being new businesses that
have not yet been designated a North American Industry Classification
System (NAICS) code. These industries, as well as others listed in Figure
16, are growing and expanding operations within Greene County.
TOP HIRING INDUSTRIES (JANUARY 2019 - JULY 2021)
14,000
Unique Job Postings

12,000
10,000

12,016

11,376
9,448

9,077

9,067

8,304

8,000

7,563
6,015

6,000

Industry Sector

Unique Postings
from
Jan 2019 - Jul 2021

Transportation and Warehousing

12,016

Professional, Scientific, and Technical Services

11,376

Administrative and Support and Waste Management
and Remediation Services

9,448

Unclassified Industry

9,077

Retail Trade

9,067

Health Care and Social Assistance

8,304

Information

7,563

Accommodation and Food Services

6,015

Manufacturing

4,746

Finance and Insurance

2,655

4,746

4,000

2,655

2,000
0

Industry

Figure 16: Unique Job Postings by Industry. Source: Emsi, 2021.
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TOP OCCUPATIONS

The top occupation in Greene County is Retail Salesperson, with nearly
3,000 workers finding employment in this occupation. Project Management
Specialist is the second-largest occupation, with more than 2,500 workers
in the county. With Wright-Patterson AFB within the county’s border,
Military-Only Occupations are understandably in the top ten occupations,
providing nearly 1,800 jobs. There are more than 2,000 postsecondary
teachers within the county who are likely to find employment in the local
educational institutions.
TOP OCCUPATIONS
3,500
3,000

Total Jobs

2,500
2,000

Occupation

Total Jobs

Retail Salespersons

2,953

Project Management Specialists and Business
Operations Specialists, All Other

2,518

Fast Food and Counter Workers

2,497

Postsecondary Teachers

2,088

Cashiers

1,907

Software Developers and Software Quality Assurance
Analysts and Testers

1,868

Office Clerks, General

1,802

Military-only occupations

1,797

Registered Nurses

1,748

Stockers and Order Fillers

1,460

2,953
2,518

2,497
2,088

1,907

1,868

1,802

1,797

1,748
1,460

1,500
1,000
500
0

Occupation

Figure 17: Occupations by Total Jobs. Source: Emsi, 2021.
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TOP HIRING OCCUPATIONS

From January 2019 to July 2021, Heavy and Tractor-Trailer Truck Driver
was the top hiring occupation, with 13,364 unique jobs having been
posted.3 Software Developers (4,098), and Registered Nurses (3,682)
were the second- and third-highest hiring occupations. Light Truck Drivers
added 1,397 jobs as well. With Heavy and Tractor-Trailer Truck Drivers
in first place, it is evidenced that drivers are in high demand within the
county.

Occupation

Unique Postings
from
Jan 2019 - Jul 2021

Heavy and Tractor-Trailer Truck Drivers

13,364

Software Developers and Software Quality Assurance
Analysts and Testers

4,098

Registered Nurses

3,682

Retail Salespersons

2,608

First-Line Supervisors of Retail Sales Workers

2,244

Home Health and Personal Care Aides

1,977

Computer Occupations, All Other

1,927

Customer Service Representatives

1,467

Light Truck Drivers

1,397

Information Security Analysts

1,264

TOP HIRING OCCUPATIONS (JANUARY 2019 - JULY 2021)

16,000

Unique Job Postings

14,000

13,364

12,000
10,000
8,000
6,000
4,000
2,000

4,098

3,682

2,608

2,244

1,977

1,927

0

1,467

1,397

1,264

Occupation

Figure 18: Occupations by Unique Job Postings. Source: Emsi, 2021.
3 Unique job postings are tracked by Emsi and are deduplicated to prevent the double-counting of multiple postings for the same position. Their website explains the methodology and states that “the deduplication process uses a
machine learning algorithm to determine whether two job postings are duplicates… the process uses a statistical classifier that has been trained to detect duplicates by comparing a number of fields in the postings, including location,
job title, similarity of posting text, contact information in the posting, and company name.”
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Hiring data can be helpful for gauging the health of companies within the
study area. As the graph below indicates, Oracle, a computer technology
corporation, posted 6,300 jobs between January 2019 and July 2021
which are likely connected to software contracts for Air Force command
and control and weapons systems. It should be noted that Oracle is not
headquartered in Greene County, OH; however, the unique job postings
were captured among Greene County data. The hiring rates observed
in each of the following companies indicate they are growing and will
continue to provide employment within the county. CRST International
and Kettering Health Network posted 1,190 and 1,145 jobs, respectively.

An understanding of the top skills sought out by employers can inform
action taken to better prepare the workforce to meet employer needs. As
is demonstrated in the chart below, the top three hard skills in Greene
County are Merchandising, Selling Techniques, and Nursing. More than
14,000 postings mentioned one of these three skills between January
2019 and July 2021. Technology-related skills are also in high demand,
as Python, Software Development, Computer Science, and Software
Engineering are all in the top ten most solicited skills.

TOP HIRING COMPANIES

TOP SKILLS
Python (Programming Language)

509

3,077

Hogan

620

Auditing

Walmart

649

New Product Development

3,340

Amazon

660

Software Development

3,364

Booz Allen Hamilton

Skill Type

Company

Kettering Medical Center

751

Leidos Holdings

883

Northrop Grumman

912

3,159

Computer Science

3,756

Software Engineering

3,769

Restaurant Operation

4,197

Kettering Health Network

1,145

Nursing

CRST International

1,190

Selling Techniques

4,959

Merchandising

4,974

Oracle

6,300
0

1,000

2,000
3,000
4,000
5,000
Unique Postings (Jan 2019-Jul 2021)

Figure 19: Top Hiring Companies. Source: Emsi, 2021
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7,000
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Figure 20: Top Skills. Source: Emsi, 2021
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Qualifications-related data, like skills-related data, can help inform workforce
development initiatives. The top qualification mentioned in job postings
between January 2019 and July 2021 is a Commercial Driver’s License
(CDL), which was mentioned in more than 9,100 postings. Predictably, many
of the top qualifications listed also relate to security clearances; more than
14,000 postings made some mention of Security or Secret Clearance. The
nature of government work within the county makes this qualification highly
demanded; employers value workers with these clearances, and it could be
a worthwhile workforce development effort to expand access to certification
programs. Nursing qualifications are also quite common; more than 4,000
postings required either a Bachelor of Science in Nursing (BSN), Licensed
Practical Nurse, or Certified Nursing Assistant qualification.

Qualification

TOP QUALIFICATIONS
Master Of Business Administration (MBA)

801

Bachelor Of Science in Nursing (BSN)

840

CompTIA Security+

862

Licensed Practical Nurse

1,154

Certified Nursing Assistant

1,194

Top Secret Clearance

1,318

Top Secret-Sensitive Compartmented Information
(TS/SCI Clearance)

3,667

Secret Clearance

3,887

Security Clearance

5,142

Commercial Driver's License (CDL)

9,112
0

2,000
4,000
6,000
8,000
10,000
# of Postings with Qualifcation Mentioned (Jan 2019-Ju

Figure 21: Top Qualifications. Source: Emsi, 2021
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Labor Market Information & COVID-19
Impact
LABOR FORCE PARTICIPATION TRENDS

In the figures to follow, the Employment Level, Labor Force Participation
Rate, and Unemployment Rate are provided. Each of these metrics are
affected by shifting economic conditions, yet all are interconnected. In
2019, there were a total of 138,295 workers employed within Greene
County. Of the population above the age of 16 years, 63.2% participated
in the workforce. This is consistent with national and state participation
rates. In 2021, the national labor force participation rate was 62.3%; in
Ohio, it was 63.2%. In 2021, the unemployment rate averaged 4.2%,
which was lower than the national average (5.4%) by 1.2 percentage
points. In December 2021, the unemployment rate hit its lowest level of
the year, falling to 2.7%.4

138,295
Employed

4.2%

Unemployment Rate

63.2%

Labor Force Participation Rate

4 Federal Reserve Bank of St. Louis
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UNEMPLOYMENT BY RACE

COVID-19 IMPACT ON UNEMPLOYMENT

In the graph below, the unemployed population is categorized by race.
Approximately 72% of the unemployed population is White; about 26% of
the unemployed population is Black or African American. This is especially
alarming, as only 12.6% of the total population is Black or African American,
indicating employment inequity. Relatively small percentages of American
Indian or Alaskan Natives, Asians, and Native Hawaiians or Other Pacific
Islanders comprise the remainder.

The unemployment rate in Greene County spiked between March and
April of 2020, increasing from 4.8% to 12.5% in one month. Unemployment
fell throughout 2020 and 2021, and was reduced to 2.7% by December
2021, which is approximately one percentage point lower than the prepandemic unemployment rate. The fact that the unemployment rate in
Greene County was lower in December 2021 than before the pandemic is
a testament to the local economy’s resilience.

UNEMPLOYMENT BY RACE

UNEMPLOYMENT RATE: OCTOBER 2019 - DECEMBER 2021
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Figure 22: Unemployment by Race. Source: Esri, 2021
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Figure 23: Monthly Unemployment Rate. Source: Bureau of Labor Statistics
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Stakeholder
Engagement
Introduction

To complement the quantitative data analysis of demographic, industry,
and labor force conditions within Greene County, TPMA conducted a
robust stakeholder engagement process. The purpose of this process
was to incorporate qualitative, grassroots perceptions and information into
the report, adding context to the quantitative data. To collect community
insights into the economic conditions within the county, two types of
engagement processes were undertaken.
First, two in-person focus groups were organized. One focus group
included active economic development professionals in Greene County,
and another comprised local educational and workforce development
experts. Each offered a distinct glimpse into the challenges faced at
present by the county, as well as the opportunities suitable for pursuit in
the future.

STRENGTHS:

•
•
•

Strong sense of community
Highly Credentialed
population
Anchor institutions

WEAKNESSES:

•
•
•

Housing stock & public
transportation
Healthcare
Permitting & Regulations

Second, individual informant interviews were organized. Many focus
group participants were interested in providing additional insight into the
economic plan; therefore, they were invited to participate in a one-onone conversation with the project team. Additionally, the project team
contacted individuals who possessed a unique skillset or insight into the
local economy. In total, ten individual interviews were conducted.
The input from this informed group of professionals, educators, and
community stakeholders has been organized in the section to follow.
The data collected in these sessions have, in conjunction with other
analyses performed, ultimately been used as the basis for many of the
recommendations provided at the conclusion of this report.

OPPORTUNITIES:

•
•
•
•
•

Quality of life
Industry and talent attraction
Reimagined workforce
Collaborative ecosystem
Green space and recreation

THREATS:

•
•

Workforce Shifts
Industry Diversification
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Strengths
STRONG SENSE OF COMMUNITY

Greene County can be perceived by visitors as a thriving area. A
community’s positive attributes are foundational to growth when planning
for the future, so it is immensely important to first understand what the
county is doing well. With this understanding, growth can begin to be
mapped.
Much of the county’s identity can be observed in locally owned “momand-pop” shops in each of its communities. Some of the villages within
the county are popular tourist destinations and could further promote a
plethora of quality-of-life assets, making the area an attractive location
for tourists and residents alike. Restaurants, boutiques, museums, event
centers, and gathering spaces provide entertainment, attracting business
from beyond the county’s borders. Festivals and fairs are also a draw
for visitors, as the local population takes pride in its active, recreational
culture.
The Greene County Convention & Visitors Bureau (CVB) is further noted
as a community asset. The organization promotes the goodwill of the
community and emphasizes the economic impact of tourism. In 2009, the
CVB issued a feasibility study to measure the financial reality and economic
impact of a convention center, recognizing such public assembly facilities
often create positive economic impact and quality of life enhancements
for both visitors and citizens alike. The CVB also issued a market study
in 2012 for a proposed hotel and conference center, with the consultant
inspecting real estate and analyzing hotel market conditions in the area.

HIGHLY CREDENTIALED POPULATION

Greene County’s population is well-educated, boasting the third-highest
educational attainment rates of any county in the state. This facilitates
business attraction and expansion efforts; employers are more likely
to settle in a community with capable, well-trained human capital.
The county’s culture of education starts at the elementary level, and
K12 schoolteachers licensed in the state of Ohio are highly regarded
throughout the nation. Strong school systems can be useful for attracting
business to the area. Additionally, Greene County is home to institutions
of postsecondary education; each with a unique mission, but a shared
desire to produce an educated, skilled, and capable workforce that meets
the needs of local employers. Wilberforce University is a notable HBCU
(historically black college and university) and should be leveraged as an
asset in the county.

ANCHOR INSTITUTIONS

Wright-Patterson Air Force Base is a major draw to the county, as are
the local colleges and universities, with Wright State University being the
largest institution of higher education. These educational and military
assets are useful for attracting industry and talent to the county, both
of which are important pieces of an economic strategy. Institutions of
education and providers of workforce training benefit many aspects of
the local community, the most obvious of which is the current and future
workforce. They also provide security clearance training which is a perk in
preparing individuals to work at the Air Force Base.
Wright-Patterson Air Force Base provides training programs, jobs, housing,
and more for much of the local population. Moreover, many industries
are attracted to the area to support the base. Further, it is touted as the
largest employer at a single site in the state. This asset can be utilized
as a building block for future development efforts. The Air Force Base
also attracts many military retirees to the area and can be considered a
contributor to population growth.
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Weaknesses
HOUSING STOCK AND PUBLIC TRANSPORTATION

Some of the challenges faced by Greene County mimic challenges of
other communities throughout the nation. Focus group participants noted
issues related to housing. Inflation in the housing market has created
a larger deficit in the affordable housing inventory. The cost of housing
index for Greene County is 73.2 compared to the State index of 60.9,
which indicates housing costs are higher in Greene County. As confirmed
through the Zillow platform, existing homes and lots are costly with some
small lots (less than one acre) costing upwards of $100,000. Therefore,
funding new developments can be cumbersome.
Just as some potential buyers are discouraged by the housing market,
developers are also lacking incentive to build in the area with rates
being high and profit margins slim. As a result, lower-wage workers and
lower-to-middle class families have fewer economical housing options.
Alternatives to costly, single-family units include residential developments
including higher-density units such as apartments or duplexes. However,
multi-family housing projects are often met with community opposition
as some assume the development of these housing units will attract
undesirable residents.
Some of the high cost-of-living barriers noted in Greene County are not
associated with housing; rather, limited access to public transportation in
some communities was an issue cited in both focus group sessions. The
lack of public transportation options makes it difficult to support workers
of low-earning occupations, resulting in greater workforce shortages.
Moreover, the population is largely unaware of existing public transportation
options. Some local transit systems though in a lower density area have
seen a low passenger census due to limited awareness and a stigma
attached to the usage of public transit.

Many reported homelessness to be a growing issue within Greene County.
Some communities within the county have support systems in place for
the homeless population. There are limited specialized housing options
available, and an inadequate number of organizations are committed to
addressing the challenge, thouth they are growing resources. An eminent
solution strategy is being put in place by the county to mitigate the
homelessness issue.

HEALTHCARE

There are negative healthcare perceptions worth noting. While many
stakeholders agreed there is an adequate number of urgent care centers
located within the county, most acknowledged that it is difficult to find a
primary care physician accepting new patients. One stakeholder stated,
“there is too much healthcare, but in a way, not enough.” While there are
plenty of healthcare establishments within Greene County, the diversity of
providers is perceived as not being great enough to appropriately meet
the community’s demands and needs. It was stated that the high financial
cost of private practices makes it difficult to operate, which in turn limits
opportunities for new practices to be established.
The COVID-19 pandemic has had an impressionable negative impact on
the healthcare industry, not just in Greene County, but across the nation.
Retention of healthcare workers has been challenging, requiring dramatic
increases in pay and incentives offered to nurses and other frontline
workers. The Ohio Department of Health has been a useful resource and
should continue to be utilized.
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PERMITTING AND REGULATIONS

The building permitting and regulatory processes were promised to be a
popular topic of discussion in the focus groups, and stakeholders came
prepared to discuss the issue. Many believe the county’s processes to
be overly cumbersome, which discourages development. The consensus
was that permit approval typically takes 30 days in Greene County, while
neighboring Clark and Montgomery Counties’ processes take 21 days or
less, and Yellow Springs can have an approval within 7 days. The lengthy
Greene County process frustrates local developers; therefore, the county
is interested in exploring options for process improvements and expedition
of the process (e.g., a fast-track option, training programs to make the
review process more efficient).
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Opportunities
QUALITY OF LIFE

Opportunities for growth, development, and general improvement abound
within Greene County. As mentioned previously, many stakeholders
identify the prominence of quality-of-life and assets such as locally owned
businesses, like restaurants and event centers, as a defining strength of
the county. Many believe there to be even more potential in the travel and
tourism industry than has already been realized in the county. Additionally,
stakeholders have identified demand for hotels and convention centers
which would better accommodate visitors and the large-scale events
they’re attending. The development or attraction of more restaurants,
retail shops, hotels, family-friendly entertainment, and event centers could
further establish the county as a travel or relocation destination, thus
bolstering the local economy. This is especially the case as remote work
is becoming increasingly the norm for many professionals. Families want
to live in vibrant, lively communities, and Greene County could attract
remote workers in building out their quality-of-place infrastructure.
Assets such as the three-star rated libraries should be highlighted too as
areas that add to the county’s quality of life. The ratings earned are meant
to showcase the libraries that have received gold standard ratings as ‘the
best of best libraries’ across the nation. The Spark Place, a collaborative
workspace, within the Xenia Community Library is another example of an
asset adding to the quality of life.
Beautification efforts targeting downtown areas provide an opportunity to
further improve amenities in the county. Taking advantage of resources
from Main Street USA / Heritage Ohio can help improve downtown areas
aesthetically to spur business growth and increase commerce.

INDUSTRY AND TALENT ATTRACTION

The necessity of continued industry attraction was a key theme of
stakeholder conversations. As noted previously, Wright-Patterson Air
Force Base is a major asset in Greene County. There are many related
industries that have been attracted to the county to support or advance
the work of the base, and there are opportunities for more. Some
stakeholders expressed interest in research and development industries,
especially those focused on the biomedical field and life sciences. In
addition, logistics, manufacturing, and computer science industries were
identified as having potential within the county, especially considering the
national growth trends of each industry.
An important aspect of industry attraction is the training of the workforce
to appropriately meet employer needs. As it relates specifically to
Wright-Patterson Air Force Base, some noted the prevalence of security
clearances. These credentials are valuable in Greene County, and a
worthwhile workforce development effort could be to connect workers to
security clearance credentialing opportunities which are available at Wright
State University. Additionally, many stakeholders noted an opportunity for
increased collaboration between educational institutions, employers, and
economic development leadership. The benefits of creating or formalizing a
consortium were noted as (1) the offering of relevant training opportunities
to the local population; (2) a greater employment outlook and workforce
pipeline as a result of individuals being trained in areas demanded by
local employers; and (3) stronger educator-employer-student connections
with work-based learning opportunities would improve the retention of
graduates within the region.
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The use of tax incentives for industry attraction was discussed. While
most educators within the forum did not have a clear understanding of the
incentives frameworks, many participants had mixed feelings, explaining
their perception of the appropriate use of tax incentive being contingent
on the industry or business to be attracted; the industry would have to be
the right fit for the community and with substantial net benefits. It should
be noted, JobsOhio and the Dayton Development Coalition offer industryattracting incentives. They are currently incentivizing: advanced & additive
manufacturing; aerospace & aviation; advanced mobility (ground & air);
energy & chemicals; healthcare & gene therapy; logistics & distribution;
military & federal, technology & cyber security.
One particular concern specific to incentives was relative to the publicschool systems. Some expressed concern that if large industries are
attracted to the area, the influx of workers and families could cause local
schools to become under-resourced and over-capacity. To control this
potential, some stakeholders entertained the idea of requiring industries
of focus to make contributions to their local school districts or to offer
formalized internship or training opportunities to students in the area.
One significant feature in attracting industry is the Greene Regional
Business Park, which according to the JobsOhio website, has been
deemed among Ohio’s top sites. This park is located in close proximity
to the Dayton International Airport and within a one-hour drive to the
Columbus or Cincinnati-based international airports. It is also highly
visible from Route 35 and located within the transportation triangle of I-70,
I-71, and I-75. A community-owned site, the Greene County Department
of Development and the Dayton Development Coalition collaborated to
inventory the site’s compelling features that make it ideal for business,
including excess water and sewer capacities.

REIMAGINING THE WORKFORCE

There is demand throughout the country for a skilled workforce. For many
employers, a college degree is not the most important qualification for an
employee; rather, they want their employees to have the technical skills
required to perform the job. In addition, many stakeholders noted some
businesses have complained that general employability skills are in short
supply; more specifically, reliability and sobriety are challenges faced by
some local employers. Opportunities could exist for connecting students
who are not interested in postsecondary education with employers who
are interested in training their workforce in-house. Greene County Career
Center could be further included in conversations about establishing
connections between the education and workforce development sectors.
Similarly, colleges and universities could be included in some of the efforts
to facilitate development within the county. Many university programs
are interested in becoming involved in community efforts, and the use
of college students as a temporary workforce could move local projects
along and provide valuable, marketable experiences for the students.
It is recommended that a consortium including educational administration,
workforce agency practitioners, and economic development leaders lobby
the Bureau of Labor Statistics for inclusion of future career opportunities
and hiring trends rather than simply reporting past or current data.
Likewise, direct involvement with the Ohio Department of Education and
the Ohio Department of Higher Education (independently and also through
the educational partners) could prove beneficial in preparing the future
workforce and in informing educators directly about employer needs and
challenges. Conversations surrounding prior learning experience, workbased learning opportunities, and reciprocity could also prove helpful.
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Relative to reimagining the workforce, it is important to also maintain a
finger on the pulse of remote work trends. According to a poll conducted
by the U.S. Chamber of Commerce, 36% of middle market businesses
had remote employees in Q4 that had not been remote prior to COVID-19.
Almost half of the businesses that were surveyed claimed that they
provide permanent, full-time, remote work opportunities. Another 42% of
businesses said they are investigating remote work opportunities.
The increasing number of remote work opportunities are in part being
driven by a push from employees. According to a GitLab poll of remote
employees, 1 in 3 would quit their job if remote working was no longer
a possibility, and 52% would consider leaving their co-located firm for a
remote function. Additionally, 80% indicated they would suggest remote
work to a friend, and 82% thought it is the way of the future.
These surveys and statements reveal that remote work is popular among
today’s workforce and key to companies attracting talent in a competitive
workforce environment. Having a flexible work environment will position
companies to be able to compete for talent post-pandemic.

COLLABORATIVE ECOSYSTEM

A strength of the stakeholder engagement process was the diversity of
participants; professionals in economic development, education, housing,
workforce solutions, local government, and other fields convening for a
collective conversation about the future of Greene County. Throughout
the cross-sector conversations, increased collaboration and synergy
emerged; many participants noted the relative disconnection of many of
the top organizations within the county as well as the disconnect between
education and economic development. (Several stated this is the first
time all parties have been invited to the table together.) As a result, some
organizations are struggling to achieve outcomes without collaboration
from partner organizations that share similar goals.
This highlights the opportunity for a clearly defined, formal ecosystem
through which a consortium approach regularly connects actors in a
variety of fields related to the overall economic development system.
Representatives of workforce agencies, economic development, and
educational institutions would convene to strengthen the alliance of likeminded individuals and entities wishing to positively impact the local
economy. This ecosystem could create an environment for networking,
resource-building, and moving action steps. Resources and expertise
exist throughout the county that could be more effectively leveraged to
address community challenges.

GREEN SPACE AND RECREATION

Green spaces can be defined in a variety of ways; for the purposes of
discussion, stakeholders decided to define green spaces as any passive
or active recreational space within the county. Many acknowledged
the need for spaces like these in their communities, especially as the
availability of developable land decreases. Federal funds are available
for the development of recreational spaces, and some participants noted
interest and success in pursuing funding opportunities that would allow
the county to dedicate property to outdoor recreational facilities.
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Threats
WORKFORCE SHIFTS

Worker employability was reported to be an ongoing problem in
Greene County. As mentioned previously, many explained that smaller
manufacturing businesses, in particular, struggle with failed drug screens.
Moreover, many businesses are not paying their workers a high enough
wage to retain them. Although Ohio’s minimum wage in 2022 is $9.30/
hour, many reported the ‘market minimum wage’ to be closer to $15/hour.
In order to encourage workers to stay, some employers are paying daily.
Additionally, participants acknowledged the characteristics of the workforce
to be changing; employers demand different skillsets in 2022 than they
have in the past, and efforts should be made to ensure workers are
trained and prepared to meet employers’ needs. Conversely, employers
must understand that workers value more than high wages; they require
flexibility, work-life balance, and strong benefits. Furthermore, young
workers do not often remain in a long-term career. Many experienced and
aging workers are retiring, and high turnover rates are becoming a reality
in many industries. These workforce shifts must be considered in crafting
an economic development strategy.
The education industry, in particular, is struggling to retain workers.
Participants noted that teachers are retiring in droves, and that there is a
great need for properly trained educators. There are many adult jobseekers
who are struggling to find employment, and some stakeholders expressed
interest in attracting this older workforce into the education industry.
However, this would likely require some adjustment to the state teaching
licensure requirements. Ohio has strict licensure guidelines, and these
requirements could block some workers from entry into the profession.
The importance of attracting teachers is important as the county grows
and greater stress is placed on public school systems.

Beyond education, many commented on the ever-changing needs of
employers, and remarked that Greene County should seek to be proactive
in meeting those needs before it’s too late. The county should strive to be
ahead of the curve and anticipate employer needs before there’s a worker
shortage in any single industry. The best way to stay ahead of the needs
of community businesses is to have open lines of communication. Greene
County’s existing BRE program will be key to making sure industry needs
are heard and met. It is advised that representatives from the educational
and training sectors are included on some of these key visits, so they are
also aware of and can be part of the collaboration of solutions for local
business.

INDUSTRY DIVERSIFICATION

Lastly, many stakeholders expressed concern about an overreliance on
the economic anchors within the community, namely the Wright-Patterson
Air Force Base. This is an important piece of the economic environment
in Greene County (and the state of Ohio) and should be strategically
incorporated into an economic strategy; however, some stakeholders
acknowledged the Air Force Base and the area educational institutions
could be trusted to grow organically and that the county’s efforts and
resources should instead be focused on growing other businesses or
industries that are not yet established within the community.
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Key Findings
The project team, working with key community stakeholders across public,
private, and institutional sectors further identified key areas of focus:
Housing; In-Demand Occupations; Industry Sector Job Growth/Decline
Considerations; and Industry Specialization. These key areas of focus
were formulated through the coding of consistency which was gathered
from research-based quantitative and qualitative data, stakeholders’
engagement sessions, individual interviews, SWOT analysis, and
recurring communication with the Greene County steering committee.
The following section outlines each of the focus areas in depth, including
corresponding strategies, action items, and implementation steps. In
addition, best practice case studies, where appropriate, are shared to
highlight how the county can implement corresponding strategies.

Housing
High demand for attainable housing is demonstrated by quantitative data
and feedback from community leaders. More specifically, there appears
to be great demand for market-rate and/or low-cost housing, as well as
for housing that addresses the needs of special populations. However,
barriers continue to exist. For example, it is difficult to incentivize
developers to build low-cost homes, as their profits are less. In addition,
high density housing is unpopular within the community. As the availability
of developable land decreases, the inclusion of high-density development
will become more important for the community’s growth. If unresolved,
these issues could become obstacles for the fulfillment of other community
objectives like talent retention and industry attraction. According to the
data analysis and stakeholder engagement sessions, Greene County
should be intentional in developing housing at a variety of price points.
The data indicate that there are shortages of low-cost housing options for
low-earning populations within the county, and stakeholders noted that
the demand for low-middle-cost housing ($100,000-$250,000) options
is high. As such, the county should prioritize developments within this
range. Adequate housing must be made available for current talent; plus,
residential developments should align with talent that is to be attracted to
the area.

In-Demand Occupations
Greene County is well connected to major interstates 70, 71, and 75 and
the 675 connector; tying the county to one of the nation’s largest 90-minute
highway markets. For this reason, the county is an attractive community
for the transportation, distribution, and warehousing sectors. There is high
demand for transportation and warehousing related occupations, and
2019-2021 data reflect especially high demands for truck drivers. National
and global factors such as the COVID-19 pandemic, supply chain issues,
and workforce shortages have significantly affected this industry. Since
the recent announcement of the Intel semiconductor facility locating in
Ohio, there are initiatives supporting microchip technology as an emerging
option, as well as occupations associated with supply chain demands.
Future discussions with community (and state) leaders, residents,
employees, and businesses shall aim to resolve talent attraction and
workforce solutions, especially in industries that have high demand for
occupations.
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Industry Sector Job Growth/Decline
Considerations
Greene County has had significant job growth in Computer Systems
Design Services as well as Federal Government and Military related
sectors. This growth is tied to opportunities created by Wright Patterson
Air Force Base. This positive growth may indicate a strong reliance
on military and government activity and contracting. Opportunities for
business diversification likely exist to help local employers that rely heavily
on government contracts to promote economic resilience. Additionally,
workforce development efforts properly address the needs of businesses
in the largest growing industry sectors to ensure an adequate pipeline of
talent can support growth.
Declining industry sectors should also be factored into this planning
process to ensure economic recovery. The two largest declining industries
based on jobs in the past 10 years include (a) Aircraft Engine / Engine Parts
Manufacturing, and (b) Colleges, Universities, and Professional Schools.
Much of the decline in the latter industry is attributable to substantial
layoffs at Wright State University. Qualitative analysis gleaned through
stakeholder engagement provided evidence and theory surrounding the
related causes of these industry trends.

Industry Specialization
Greene County has a variety of specialized industry sectors spanning
manufacturing, information technology, and engineering. This is
demonstrated by the large number of industries with a location quotient
greater than 1 and therefore higher than the national average. The county
has 139 industry sectors at the 6-digit level that fall into this category. This
suggests that Greene County has a somewhat diversified economy. One
challenge may be the Federal Government Employment Civilian industry
sector as it has a high location quotient in the county. It also creates over
15,000 jobs. Declines in government spending or military spending could
have negative impacts for workers in this sector. Future recovery and
resiliency strategies should ensure unique characteristics of the county’s
economy are incorporated.

Greene County, Ohio Strategic Workforce and Resiliency Plan | 39

40 | Greene County, Ohio Strategic Workforce and Resiliency Plan

Goals & Implementation Strategy
Based on research and analysis contained in this report, the following
goals have been identified to support Greene County’s recovery and
resiliency planning effort. Key pillars include:
•

Diversifying the Industry Mix

•

Attracting Skilled Talent and Fostering an Educated Workforce

•

Cultivating Vibrant Communities

•

Prioritizing Continuous Process Improvement

GOAL 1: Diversify the Industry Mix
Greene County is home to many valuable business assets. Strong anchor
institutions, like Wright State University (among other universities and
colleges within the county) and Wright-Patterson Air Force Base, are
significant economic drivers that train and employ a large portion of the
population. These anchors are inextricably connected to the rest of the
local economy and should be included as a central part of any strategic
workforce and resiliency plan.
However, the COVID-19 pandemic proved that overreliance on too few
industries or businesses can be debilitating for a community; if conditions
shift and the anchor institutions become destabilized, the rest of the
economy could suffer as a result. Therefore, Greene County should be
intentional in expanding and attracting businesses in other competitive
industries. An increase in the diversity of the county’s industry mix can
stimulate growth in the economy and mitigate the effects of unpredictable
economic shocks. That said, the regional efforts to focus on defense as a
continued growth opportunity are critical and recognized.

In this section, three strategies for diversifying the industry mix have been
identified. Because each of the strategies relates directly to business
retention, expansion, or attraction efforts, it is suggested that they are
carried out as a part of the existing Business Retention and Expansion
program. A mix of public and private entities must be connected and
guided in order to accomplish the goal of greater industry diversity, and
the Business Retention and Expansion program is likely the most wellpositioned framework in the county for doing so.
Strategy: Identify Target Industries
There is no one-size-fits-all strategy for industry diversification; the strategy
must be tailored to fit the unique characteristics of the community. In Greene
County, there are many strengths to be marketed to potential investors:
a highly educated population, strong educational and government
anchor institutions, and proximity to an urban, transportation hub. A
grassroots-level understanding of the community, informed by stakeholder
engagement, can be used in conjunction with quantitative data to identify
the industries that have the greatest potential within the county.
Through the analyses performed in the previous sections of the report,
three target industries have been identified as having potential for growth
within or attraction to Greene County. The identified target industries
are: BIOMEDICAL & LIFE SCIENCES, LOGISTICS & ADVANCED
MANUFACTURING, AND COMPUTER SCIENCE & INFORMATION
TECHNOLOGY (IT). To follow, a brief rationale for the selection of each
is provided.
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BIOMEDICAL & LIFE SCIENCES

The Biomedical and Life Sciences industry uses research, data, and
technology to improve systems for providing healthcare. Businesses
that belong to this industry might focus on research and development,
healthcare-related manufacturing, or the provision of medical devices.
This industry was cited in many stakeholder engagement sessions to hold
promise in Greene County.
There are many educational institutions within the county that could be
involved in training or research efforts; moreover, thousands of educated,
skilled workers graduate every year, which is attractive for businesses in
the industry. In addition, Wright-Patterson Air Force Base could benefit
from more active research and development efforts within the county;
there is likely overlap in the skills required for jobs on the air force base
and in the biomedical and life sciences industry, which further justifies the
attraction of businesses and workers in this industry.

LOGISTICS & ADVANCED MANUFACTURING

The Logistics and Advanced Manufacturing industry comprises businesses
that use data, design, engineering, robotics, and the internet of things
(IoT) to create products or solutions that can be applied in a variety of
situations. As businesses become “smart” and begin to incorporate data
and digital processes into their systems, the manufacturing industry
also becomes more advanced. Robotics, augmented reality systems,
or advanced diagnostic systems, for example, are finding applications
in many parts of the national economy. This national trend indicates an
opportunity for Greene County.
Much of the data presented in previous sections suggest that the county
is well-positioned to capitalize on the trend. The high concentration of
manufacturing industries, high human capital, and perceived potential for
application in existing industries or organizations within the county (like
Wright-Patterson Air Force Base) all justify the attraction of the industry
to the area.
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COMPUTER SCIENCE & INFORMATION
TECHNOLOGY (IT)

The Computer Science and Information Technology industry
comprises businesses which specialize in coding, software
development, technical data collection, or other digital
processes. Workers in these e-industries have been in high
demand in the last decade as the country has increasingly
shifted to a digitized economy. The COVID-19 pandemic only
accelerated the growth of the industry, and professionals
with computer science or IT skills are in exceptionally high
demand. This demand is reflected in the data presented
previously in the report and has been cited in stakeholder
engagement sessions, as well.
Greene County should explore growth trends associated with
each of the industries above and seek to garner support for
their targeting in industry attraction efforts. The process of
building out each of these industries within the county will
require buy-in from a variety of community actors, so their
endorsement will be invaluable. After a consensus is reached
as to which of the industries are to be most actively pursued,
the following strategies can be executed.
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GOAL 2: Attract Skilled Talent and Foster
an Educated Workforce
LEVERAGE EXISTING TALENT AND EDUCATIONAL
INSTITUTIONS

Greene County has a plethora of local talent at its disposal. Its
educational systems are strong; its public entities are deeply connected
to the community; and its leadership is proactive in efforts to improve the
economy. Partnerships between these entities and the local economy are
going to be crucial for accomplishing this task of attracting skilled talent and
fostering an educated workforce. It is recommended that Greene County
first recognize the existing talent and leverage that talent, prioritizing the
connection of educational institutions to funding opportunities and local
employers.
Funding
There are many colleges and universities that are located within the
county’s borders. Each has its niche and prepares its students for the
workforce in unique ways. If Greene County wants to capitalize on the
industry trends outlined above, it should utilize the existing strength of
infrastructure within the local educational institutions. Local colleges
and universities, however, will require additional funding to tailor their
programs to align with the industry diversification goals of the county.
If training pipelines that prepare students for work in any of the target
industries above do not already exist within the institutions, they must be
connected to resources that would allow those pipelines to be developed.
For example, the National Institute of Biomedical Imaging and
Bioengineering (NIBIB) is a part of the National Institutes of Health and
aims to “improve health by leading the development and accelerating
the application of biomedical technologies.”5 The NIBIB offers many
funding opportunities for individual research, but more importantly,
provides institutional grant funding.6 These grants are intended to support
established educational institutions that are willing to create courses,
5 https://www.nibib.nih.gov/
6 https://www.nibib.nih.gov/training-careers/grants/institutional-grants

training programs, or research projects that advance development in the
biomedical field. This type of funding opportunity should be presented to
interested colleges or universities within the county, and their application
for funding should be encouraged and supported. In securing funding
for educational institutions within the county, existing programs and local
students can be trained specifically to meet the needs of employers in the
targeted industries.
Training
In addition, connections should be made between educational institutions
and local employers. Thousands of students graduate with college
degrees annually in Greene County, all of whom are looking for a job;
employers in each of the targeted industries want to find skilled, reliable
workers to fill their positions. As the industries grow, demand for workers
increases.
The establishment of partnerships between existing businesses and
educational institutions benefits both parties. Businesses want to be
guaranteed access to a high-quality workforce that is prepared to fill their
employment needs, and students will work to increase their employment
prospects following graduation. Even a simple internship program would
provide students with hand-on learning experiences, which increases their
professional qualification. Businesses providing internship opportunities
will be able to directly shape their future employees’ training and can be
confident that they’re hiring knowledgeable, reliable workers.
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BEST PRACTICE: In Indiana, an international advanced manufacturing
company, Telamon, has partnered with Vincennes University and Purdue
University to provide hands-on, technical training to local students.
Telamon specializes in collaborative robots, or cobots, which can be
easily integrated into a variety of workplaces; cobots have been employed
in automobile repair shops, physical rehabilitation centers, food pantries,
and even coffee shops.7 As these types of technologies are becoming
more commonplace, it is crucial that the emerging workforce is prepared
to build, operate, and repair the equipment.
Vincennes University used grant funding to establish its Center for Applied
Robotics and Automation, where students can earn credentials and
certifications that are based on industry standards.8 This talent pipeline
is specifically designed to prepare students to work in automation-related
jobs in manufacturing and logistics. An institution in Greene County could
replicate this center to support the county’s effort to attract businesses in
the logistics and advanced manufacturing industry.
In addition to attracting and training new talent, an eagerness to retain and
upskill the incumbent workforce is crucial. Underserved populations also
play a key role in the talent attraction and development system. Catalyzing
around talent and training goals, the local educational institutions, industry
employers, and economic development leaders will strengthen the entire
ecosystem. Funding opportunities in these spaces are prevalent and
could be leveraged to skill and upskill a greater number of individuals
in the region. This connective framework can then be marketed to both
businesses and a workforce outside of the county’s borders to attract
them to the area.

Attracting Talent by Leveraging Existing Assets
Existing institutions of education and training are key to recruiting and
attracting talent into the emerging industries. They offer countless
educational programs and many of the necessary resources to draft people
of all ages and with various levels of experience and credentials. From
relationships with the K-12 school systems, the career center, and the
postsecondary institutions, to partnerships with the workforce employment
resource agencies, these alliances are integral to identifying targeted
populations and then finding the resources to ingeniously craft support
messages that make the industry more appealing. Apprenticeship style
models could be more greatly explored. Plus, employers could leverage
relationship with the educational providers to help them in identifying the
advancement potential in some of their current workforce, also leaning on
the education providers for upskilling the identified incumbent workers and
preparing entry level labor to fill the vacancies as those with leadership
potential advance.
Strategy: Fill Workforce Gaps
Where the existing higher education infrastructure may not be able to
adequately prepare the workforce to meet employer needs, or where the
existing infrastructure cannot easily be supplemented by program-focused
grant funding, alternative workforce development programs should be
considered. As is the case for this strategy, partnerships must be the
foundation of these alternative workforce development programs. An
investment in the programs by the county, local colleges and universities,
public school systems, career center, and local employers is required
to develop a sustainable, effective program, and an intentional effort to
involve all of the above should be made.

7 https://www.telamon.com/
8 https://www.vinu.edu/en/web/external-relations/b/vu-will-establish-new-cobot-hub-thanks-to-8-million-grant-from-lilly-endowment-inc-
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While the involvement of colleges and
universities will likely be required for the
development of research-focused programs,
local high schools, including the career center,
can be sources of high-quality talent for some
technical positions. In fact, many employers are
prioritizing degrees from 4-year institutions less
than they have in the past, and workers with
technical certifications are highly sought after.
Certification or credentialing programs could
be built out in local high schools to prepare
students to meet the needs of employers in the
target industries.

BEST PRACTICE: In Rhode Island, the
Computer Science for Rhode Island (CS4RI)
program was launched in 2016.9 The initiative
was created through a partnership between the
Rhode Island state government, the Department
of Education, K-12 schools, private industry, and
nonprofits throughout the state. The program
outlined a 5-year strategy for increasing the
computer science skillset of its population and
provides computer science training for students
starting in kindergarten. In addition, Career and
Technical

Education (CTE) pathways are built out for high
school students to develop the technical skillsets
required for high-paying jobs after high school.
While Rhode Island’s initiative was a statewide
effort, similar steps could be taken in Greene
County to increase the amount of K-12 training
available for students in computer science
or any of the other target industries. Greene
County leadership does not have autonomy
over statewide educational standards, but
supplementary training programs could be
designed to maximize the job preparedness of
high school graduates interested in this work.
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Employer connections are immensely important for these training
programs, as the placement rate of students increases when direct
employer connections are established. Moreover, employers are often
willing to cover some of the costs of training programs in order to have
access to well-trained, certified workers after they graduate. Therefore,
their involvement in the development of the training programs is crucial.

GOAL 3: Cultivate Vibrant Communities
Enhanced collaboration among jurisdictions within Greene County will
lead to a community-wide effort and a unified vision that elevates the
region as a vibrant and prosperous exemplar. This can be accomplished
by encompassing and aligning strategies to prioritize housing, tourism,
and rural & green space possibilities.
Strategy: Market-Rate Housing Development
Like many communities across the country, housing developments are
topics being addressed by leaders and citizens. Greene County faces
the challenges of providing adequate housing for a diverse population
of current residents and also for those exploring relocation to the county.
Creating a residential development plan that encompasses local citizen
input, land-planning strategies, and demographic/socioeconomic trends
and forecasts will put Greene County on the path to creating a future that is
in line with the residential demands; further creating vibrant developments
of which citizens can be proud.
Formulating optimal housing solutions for market-rate housing
developments that will meet the needs and challenges of the community
is a targeted strategy. Within Greene County, there are a variety of
communities - each with different needs, wants, and challenges; therefore,
to accommodate the diversity within the county, solutions will need to be
developed for each municipality, town, and/or community.
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The recommended Action Steps for creating a community-focused
development plan targeted at market-rate housing include:

1

FORM AN ADVISORY COUNCIL WITH LOCAL
REPRESENTATION.

Understanding the key housing needs of the entire county and the
jurisdictions within it is important to developing an effective housing
development strategy. Convening a housing advisory council that is
comprised of representatives from the economic development department,
the building and zoning department, community citizens or leaders, and
representatives of local businesses and educational institutions will help
inform a housing plan strategy that targets the needs and desires of each
community. The final housing plan will directly address the overall needs
of the county. This housing consortium will serve as an advisory council to
the county and local municipalities in developing collaborative approaches
to housing challenges of the county, towns, and local institutions. Once
the council is formed, the members can determine the frequency and
agendas for their meetings.
The goal of the housing advisory council will be to encourage the
development of livable and sustainable housing communities that include
a mix of housing types that align with the environmental, rural, and urban
settings of the county. Policies that encourage and incentivize a healthy
mix of housing types through a range of price points will help the county
target developments and talent that meet the workforce and economic
resiliency needs of the county.
Another action item for the advisory council will be to engage the
municipalities, local industries, and educational institutions to build
consensus and catalyz around a goal to guide the planning efforts. The
council would also be asked to analyze both local and regional trends in
housing supply, affordability, demand, and citizen feedback to define the
needs and deficiencies in the county’s housing supply.

BEST PRACTICE:
Orange County Affordable Housing Advisory Board (AHAB)
The Orange County Affordable Housing Advisory Board (AHAB) was
established in 2001, as recommended by the Affordable Housing Task
Force. The purpose of the AHAB is to advise the Orange County Board of
Commissioners regarding:
•

Prioritizing housing needs

•

Assessing project proposals

•

Publicizing the County’s housing objectives

•

Monitoring the progress of local housing programs

•

Exploring new funding opportunities, and

•

Increasing the community’s awareness of, understanding of,
commitment to and involvement in producing attractive affordable
housing
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2

REVIEW RECENT HOUSING STUDY AND DATA MARKET ANALYSIS TO PINPOINT EXISTING GAPS, BARRIERS, AND
UNMET DEMAND

For Greene County to make educated and informed decisions on residential development, a current and thorough housing study and market analysis
must be completed. Reviewing recent studies (within the past two years) is a good first step. These studies will consider the years structures were
built, availability, variety of housing options, and housing type demands that can be used to create a comprehensive housing development plan.
The county should also take steps to evaluate potential tracts of land that could support future residential development. This evaluation should take
into account where the land is located, the sustainability of the development, and whether development in a particular location will meet the needs of
the citizens. Evaluating the existing housing stock will also determine which units need to be repaired, demolished, or upfitted. Having an inventory
of existing housing stock will help prioritize the county’s effort to areas that have the highest blight. The county will also be able to explore ways of
promoting funding or financing opportunities aimed at repairing homes to preserve the existing housing stock.
The study should focus on promoting housing growth and diversity among housing types. Identifying surplus public land that could potentially support
market rate housing would be another focus of the housing study. Review of the current zoning and land use regulations would be important for the
county to create a housing development plan that is up-to-date and uniform across municipalities. The study should also consider any development
incentives the county could provide to help spur investments into housing developments that will meet the demands of workforce housing.
Although new housing developments are needed to keep pace with population growth, the county cannot ignore its existing inventory of housing.
Identifying and acting on strategies that preserve existing housing stock can help prevent decline in aesthetics, help curb displacements from citizens
being priced out of their communities, and also help control density levels in residential communities.
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3

INCLUDE CITIZEN EDUCATION, BUY-IN, AND
CONSENSUS-BUILDING

Before an effective comprehensive housing development plan can be
created and integrated, the perceptions of the citizens must be captured.
They should have an opportunity to voice their opinions on the types of
developments; the location of the developments; the population(s) to
be served by the developments; and perhaps, most importantly, their
concerns. Empowering residents from start to finish will keep them
involved in the process and gives the community time to address issues
that may arise. Residents’ input will provide valuable public perception
insight enabling the county to incorporate the citizens’ points of views into
the plans, which leads to public buy-in. It also provides the county with the
opportunity to educate the citizens on the need for specific developments
and explain why these developments are beneficial to the long-term
growth and economic impact of the county.
Having citizens involved with the lifespan of the process also helps build
trust in the county. This can be especially important in communities
that have been intentionally or unintentionally left out from development
planning and approval in the past. This transparency should also foster
better communication between city, county, and citizen groups.
Next, the creation of a complementary, public, communication plan,
which complements the comprehensive study, will create a channel for
keeping citizens informed about housing meetings, the integration of the
comprehensive plan, and potential new initiatives in the county. This plan
will help ensure that communication is constant. The communications
should be delivered comprehensively to the citizens through multiple
media options (i.e., text, social media, public radio, email, etc.).

4

INTEGRATION OF COMPREHENSIVE PLAN INTO
EXISTING PLANS

With input from the housing consortium and data from the housing study,
the county will be prepared to develop and integrate a comprehensive
housing development plan. This plan will address the needs to
accommodate the current and future population as identified in the study.
Once a comprehensive plan has been developed, the county will need
to integrate the new plan into any existing plans and projects that have
already been established. The main goal will be for the county to look at
their existing framework and determine how they can align and build upon
the end goals and metrics of the new plan. It is ideal that all plans in the
county and municipalities should be working towards the same goals. The
county will need to integrate the new comprehensive plan and information
to build upon the current plans and policies already in place. By weaving
in the new plan to existing policies, the county will create new goals,
objectives, and policies for moving forward.
Collaboration among the county and local jurisdictions will be key to
ensuring the success of the plan. Having key community officials at
the table will be important. These individuals will have the power and
authority to implement new plans and execute policies as they relate to
the comprehensive plan.
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Strategy: Tourism Expansion
It is essential to maintain and create vibrant places that celebrate
a community’s history while also protecting and illuminating unique
characteristics that lead to thoughtful growth and revitalization. Tourism,
when managed well, has the ability to transform communities for the
better. It can support local sustainable community development and serve
as a positive economic force for destinations, while also inspiring ripple
effects of positive social impacts. Greene County is a vibrant collection of
unique communities; therefore, the tourism sector is rich in potential for
optimizing tourist visits and reaping the economic benefits of destination
areas.
To expound upon a recommendation which could specifically be led by
the Greene County Convention and Visitors Bureau (CVB), it should be
noted that the 2009 and 2012 hotel and event facility studies may stand
to be updated given the positive community efforts and developments
as well as the challenges as presented through the economic recovery
process since the onset of the global pandemic and recession. TPMA has
reviewed both studies; however, the past ten to fifteen years of economic
ebbs and flows since the completion of the studies make an assessment
of the outcomes difficult.

The efforts of the CVB are commendable, including the continued
promotion of existing attractions and institutions, along with the equity
among cities/communities represented on the CVB website. A few
suggestions would include (a) the addition of group travel itineraries and
current, (b) consistent photos of local boutiques/retailers as many are
currently missing, and (c) the inclusion of institutions of higher education
as feature attractions. Additionally, the website does not comprehensively
capture entertainment and event space opportunities. For example, live
music and concerts are not available. Cross promotion with the Nutter
Center and their events schedule could be a starting point. Also, event
space availability and calendars of events at Wright State University and
the Air Force Museum Foundation could capture the essence of tourism
and attraction as generated by those institutions. Such collaborative
efforts would also support the website content which states:
It’s easy for your people to get here, either by plane or car. You
have 28 hotels with 2,200 hotel rooms to choose from. There
are meeting spaces that can accommodate dozens, hundreds,
thousands…even tens of thousands of people. You can stage
banquets for up to 6,000 diners.
Finally, the CVB could potentially assist interested Greene County
communities in achieving Heritage Ohio and Ohio Main Street Program
designations as the Main Street concept is designed to build upon
existing resources and foster improved long-term efforts steeped in: (1)
Organization and consensus-building around the economic viability of
downtowns; (2) Design of the visual appearance (physical and in print
pieces) to convey a brand identity; (3) Promotion of unique characteristics
which draw upon the activities and attractions of the downtown areas;
and (4) Economic Development efforts to strengthen and diversify the
economic base of a downtown business community.
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Strategy: Green Space and Rural Areas Development
During the pandemic, green spaces within communities were among
the few areas residents could visit to get out of the house while still
maintaining physical and social distancing. The pandemic has recharged
many residents’ desires to get outdoors and enjoy the natural resources
of their surrounding areas. Greene County has an abundance of parks,
trails, and green spaces. These green spaces provide a wide range of
attributes to the community and the citizens that take advantage of them.
Improved mood, attitude, mindfulness, reduced stress, and creativity are
just a few of the benefits green spaces afford to users of the spaces.
From an environmental viewpoint, green spaces help with prevention
of air pollution, soil erosion, rainfall retention, and a wide range of other
benefits. There are also the economic benefits green spaces have on
communities. The Trust for Public Land conducted a study on the lands
conserved for parks and green spaces. Research revealed, on average,
for every dollar invested in land and water conservation, there is a return
of four dollars in the economic value of natural goods and services. Other
economic benefits of green spaces include improved tourism revenue,
enhanced property values, reduced local taxes, and job creation.
The creation and maintenance of green spaces often falls on the shoulder of
the municipality. Garnering support from local businesses and community
organizations can help keep parks clean and vitalized. Local businesses
are also a great source of volunteer capital to assist with upkeep. Grants
may also available for community development projects. Tapping into to
these resources will lift some of the burden from the municipalities.

There are also state and national grants available to communities for
improving and creating parks and green spaces. In 2020, the Great
American Outdoors Act was signed into law. This act provides more than
$900 million in permanent and dedicated annual funding for the Land and
Water Conservation Fund (LWCF). The LWCF provides matching grants
for the acquisition of outdoor recreation and facilities for state and local
governments.
Greene County’s twenty-seven parks and trails can be used as tools to
help attract businesses to the county and can also be hubs of gathering
for the community. The continued production of functions like concerts,
exercise events, and educational sessions is recommended for the parks
department. Some additional events that may also be hosted by the parks
are movie nights and community gardens. The parks and green spaces in
the county are community and economic assets that should continue to be
utilized, expanded, and improved by the municipalities, local businesses,
and the residents of Greene County.
Rural development is important to the economic and social environment
of a community. Rural development within Greene County can take on
many different strategies that aim to improve the quality of life for its rural
residents.
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To help Greene County address rural development, we recommend first supporting
efforts that improve access to healthcare among the rural residents. One major issue
facing many rural areas across the nation is the existence of healthcare deserts. These
healthcare deserts create situations where residents in rural areas face higher economic
burdens and other obstacles when accessing adequate healthcare. One remedy rural
communities have turned to is the development of free-standing emergency facilities
that create accessibility within rural areas. Many traditional hospitals are in urban and
densely populated areas. For many people in rural areas, getting to the hospital can be
a long trek. Having stand-alone facilities spread across less dense areas significantly
shortens the travel time for rural residents to receive healthcare, and in some situations,
lifesaving services.
Rural areas of communities also create disadvantages for the workforce residing in
these areas; some must travel over thirty minutes one way for work. Workforce that
is located within densely populated areas often have less transportation costs and
more job opportunities within their close proximity. The distance of jobs from rural
residents makes it vital that they either have or know someone with a reliable vehicle
or paid transportation service (i.e., taxi, Uber) just to travel to and from work. For the
portion of the workforce that has no access to transportation, it eliminates them from
the available workforce pool because they cannot reliably get to and from work.
It would be recommended that Greene County identify and conduct due diligence on
potential sites in rural areas that can attract business and industries. Having these sites
within rural areas immediately opens a potentially untapped workforce supply. Spurring
capital investment in these areas through incentives, grants, and/or tax credits can
help promote controlled development in the rural sections of the county. These capital
investments will lead to improved infrastructure and median income levels of the rural
area residents. The dichotomy of the geographic makeup of Greene County provides
incredible opportunity as a region with unique assets.
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Goal 4: Prioritize Continuous Process
Improvement
Continuous improvement processes and methodologies are designed to
help a community or organization stay ahead of the competition. Those
with strong processes in place typically keep an eye on innovation and
achieve high levels of performance. Greene County has the benefit of
having a strong economic development system in place, including the
presence of the Greene County Community Improvement Corporation
(CIC), Greene County Port Authority (GCPA), and Greene County
Convention and Visitors Bureau (CVB). In the aforementioned section,
opportunities were called out for the CVB to enhance processes as
part of an aim to create in Greene County vibrant communities. In this
section, action steps for the CIC and the GCPA are called out, as well
as process improvements for county-wide building regulations, specific to
the permitting process. Further, enhancements to the Business Retention,
Expansion, and Attraction (BREA) program are available.

Strategy: Greene County Community Improvement Corporation
Leadership
It is understood that the Greene County CIC was established for the
sole purpose of advancing, encouraging, and promoting the industrial,
economic, commercial, and civic development of Greene County. As the
designated agency for county-wide industrial, commercial, research and
distribution development, the CIC also prioritizes overall quality of life.
Additionally, with the CIC’s focused efforts on “Defense & Intelligence,
Labor & Education, Business Retention & Expansion, and Marketing to
advance the mission of the County” (as described on the CIC webpage),
it might seem only natural for the CIC to support the implementation of
the industry diversification plan, continuation and advancements to the
BREA program, and housing development strategies. The CIC is already
deeply involved in areas that have direct impact on the BREA program
and industry development. The CIC’s partnership with the housing
strategy involves them being a supporting partner as well, given their
administration of the economic development incentive program and CIG
– both of which are flagship initiatives of the CIC.
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Strategy: Greene County Port Authority Guidance
The Greene County Port Authority (GCPA) is involved with acquisition
and development of sites, bond issuance, state and federal grants
acceptance, and sales tax reimbursements for qualified projects. The
GCPA strives to work with developers and businesses to create a
business-friendly environment that spurs investments and growth. The
GCPA’s ability to conduct real estate transactions makes them an ideal
partner to be involved with the housing development strategies; after all,
they have already been successful in filling housing gaps and creating
notable senior housing projects. Understanding the GCPA “wants to do
more deals” in order to create more non-profit grant program opportunities
is commendable and further encouraged.
Strategy: Streamline Building Permitting Process
In discussions with stakeholders and individual interviews, the building
permit process was a frequently mentioned theme. Some of the points
made regarding the building permit process included: how long the process
takes when compared to other counties in the region; the adjudication
process; and lack of or gaps in communication. It is recognized that some
of these issues are being actively addressed. The goal remains to help
alter and improve the overall perception the community and developers
have of the building department and the process.

Having a process that is clear and easily understood will help the applicant
submit more complete applications, further increasing efficiency. The
creation of an accelerated and clear process flow will help frame a “onestop-shop permitting” model. The process flow will be one that has an easy
to follow and understandable sequence of events, that will help applicants
understand the complex process and requirements for obtaining a building
permit. It has been observed that when there are limited guidelines and
complex instructions, applicants will likely have missing documents or be
unaware of all items needed for a complete application. With a clearly
defined process demonstrated in a condensed, updated flowchart, the
applicant will be more keenly aware of where they stand in the process
and what next steps must be completed to move through the process
effectively and efficiently.
The strategy to achieve this goal will focus on strengthening internal and
public facing regulatory processes. Outlined below are the action steps
that can be implemented:
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1

CREATE AND/OR IMPROVE A FORMALIZED
PROCESS (E.G., ENCOURAGE A
PREAPPLICATION MEETING, REVIEW
DOCUMENTS AND DRAWINGS, PLOT TIMELINES,
FACILITATE AN ADJUDICATION PROCESS) INCLUDING A
TAILORED INTERNAL AND EXTERNAL PROCESS FLOW
DIAGRAM AND NECESSARY SUPPORT RESOURCES.
This action item involves a formalized permitting process flow that is
outlined from start to finish using a user-friendly process flow diagram.
The currently implemented flowchart design has been reviewed
and may provide satisfactory internal structure. As a public-facing
document, minor modifications could be made to provide applicants
with a more aesthetically pleasing snapshot of the steps required
to obtain a permit, as well as to track their progress throughout the
process and prepare for the next steps.
One of the key action steps to consider for expectation-setting is
a pre-application meeting. This brief meeting would be scheduled
by the building department with a potential applicant before the
submittal of a building permit application. During this meeting,
the applicant would meet with their liaison who would become the
primary point of contact for the applicant throughout the process.
The application process would be outlined and discussed during
the meeting as well, including details of appropriately acceptable
documentation, plans, and drawings. Inclusion of the adjudication
procedure is helpful, as expounding upon how the applicant can
avoid or minimize adjudication issues benefits all. An initial meeting
will serve as a level-setting engagement so that all parties are keenly
aware of the expectations, processes, timeline, and established lines
of communication; plus, it sets a tone of quality customer service.

2

DEVISE A COMMUNICATION PLAN AND
IMPLEMENTATION PLAN FOR IMPROVED PROCESS
FLOW, CONSENSUS-BUILDING, AND PERCEPTUAL
CREDIBILITY.
Development of a communication plan, and implementation steps for such
a plan, will assist in the creation of a transparent permitting process. The
creation of a communication schedule that includes providing the applicant
with status updates at periodic intervals will enable them to know where they
stand in the process, and it can also be used to alert applicants of additional
information/documents that are required to avoid delays in subsequent steps
of the process.
This increased flow of communication will keep the applicants informed
while also adding to the levels of credibility and customer service delivered
by the county.

3

EXPAND CAPACITY.

One of the issues discovered during stakeholder engagement sessions
and individual interviews is the perception of the building department being
understaffed. To ease staffing burdens, bolstering staff and/or expanding
responsibilities is recommended. Municipalities and local governments
often contract staff from other areas on an as needed basis to help keep
the workflow manageable. This will enable Greene County to manage
personnel performance and public expectations.
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4

ASSIGN INTERNAL TEAM
DEADLINES.

The public perception and several opinions
expressed during the discovery phase of this
assessment revealed a process that typically
has longer approval periods than neighboring
counties. To keep the application process
moving in a timely manner, it is suggested that
the department set internal deadlines that are
shorter than the publicized 30-day approval
window. Overall, the review and approval
process should be one that is timely and takes
in the urgency of the builders submitting the
application. Having this accelerated internal
deadline will assist the building department
employee in adhering to the defined approval
protocols while also providing the department
a buffer for moments of clarifying details, to
remedy adjudications, or adhering to other
customer service expectations. As previously
noted, the general consensus is permit approval
typically takes 30 days in Greene County,
while neighboring Clark and Montgomery
Counties’ processes take 21 days or less, and
Yellow Springs can have an approval within 7
days. Setting accelerated timelines will help
abbreviate turnaround times and improve public
perceptions and satisfaction.

5

IMPLEMENT A PRE-APPLICATION
MEETING (PERMIT ACADEMY).

A pre-application meeting as a first step is
recommended. The applicant could attend
a “Permit Academy” pre-application meeting
during which the building department liaison will
meet with the applicant to review the application
process, review the elements of the application,
and walk through the adjudication process. This
academy will educate the applicant on all facets
of the process; encouraging questions; clarifying
steps. The goal of the academy is to initiate lines
of communication between the applicant and
building department, educating the applicant on
the entire process, and eliminating the submittal
of incomplete applications. Having a complete
application that addresses any issues on the
front-end will help expedite the overall approval
process.

6

INSTITUTE EXPRESS
PERMITTING.

Express permitting is a process that the county
should explore implementing. In the express
permitting process, the applicant pays an
additional fee to have their application reviewed
and approved within an expedited timeframe. The
type of development (commercial or residential)
will determine the expedited timeframe for the
application. Having an opportunity for applicants
to request an expedited permit for an additional
fee could help generate additional revenue for
the department and create another approval
process for applicants who are under tight
building timelines. As with the normal review
process, a clearer and more user-friendly
flowchart should be developed to help ensure
the applicant understands the process and all
the required documentations required. It should
also be clearly stated that if an application is
incomplete then it will be returned to the applicant
without refund of the expedited review fee. Once
an application is returned and resubmitted, it will
not qualify for an expedited review and will be
processed under the normal review timeline.
Before establishing an expedited process, the
building department should review best practices
and evaluate staffing requirements to offer this
additional service. Best practice examples for
accelerated permitting processes are to follow.
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BEST PRACTICE: City of Paducah, Kentucky
The City of Paducah offers a section on their website that outlines the
reasons for obtaining a building permit as well as a step-by-step process
for both residential and commercial permitting. The city created a flowchart
that reflects each step in the process for a completed application and
the “detoured flow” for an application that is incomplete or needs to be
revised.
BEST PRACTICE: Berkeley County, South Carolina
Berkeley County has an expedited review process for residential and
commercial permits for an additional fee. The fee structure is $2,500 per
department engaged in review, or the Third-Party Review Costs + 15%,
as applicable, plus the Standard Review and Administrative Fees (per
submittal). For residential permits, the turnaround time is five business
days for initial submittal and three business days for resubmittals. On the
commercial side, the initial submittal is processed within fifteen business
days and five business days for resubmittals.
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Strategy: Enhance the Business Retention, Expansion, and
Attraction (BRE&A) Program
Greene County is fortunate to be the home of many successful and
impactful businesses. As a result, the focused effort to engage with
those businesses is key to helping strengthen the economic base of
the county. A Business Retention, Expansion, and Attraction (BRE&A)
process and program could arguably be among the most important
elements and the foundation to a community’s effective economic
development work. Greene County has a strategically developed, wellplanned, and consistently implemented BRE&A program. It understands
the value of this tool to build business loyalty through meaningful outreach
and responsive service for the retention of local jobs. It embraces the
resources, training, and tools to develop community capacity and to both
enhance and also better understand the local economy. The International
Economic Development Council (IEDC) prioritizes BRE&A programming
and resources, emphasizing business visitation techniques and survey
methods to actively address the concerns of local businesses.

Retention threats are valid, and many can be averted through the strength
of a relationship-based BRE&A program; likewise, significant growth
opportunities also exist. Consider the investment of Greene County’s
major employers through their understanding of the value of doing
business in the county and their long-term loyalty. Similarly, extending
superior service to smaller employers and emerging industries can lead
to employment growth.
There are several major components of a BRE&A program, as identified
by such economic development experts and practitioners as IEDC and
JobsOhio. These include but are not limited to leadership strength,
personnel/human capital, technology, data collection and analysis,
budget, confidentiality, ethical standards, and a communication plan. This
BRE&A framework provides best practices from practitioner experience
and adapts components to the unique needs of Greene County. Just as
other communities that actively implement an on-going BRE&A program
focus on the retention and expansion of local businesses to improve the
business climate of the community, Greene County will be positioned to
do the same while also stabilizing the economy and helping to make local
businesses remain competitive.
The recruitment or attraction of new businesses to the county is a
focal point of this goal. Although the county has a strong economic
development base, further diversifying the economy will create a more
resilient economy. One recommendation to successfully accomplish this
goal might focus on sector strategy opportunities for business retention,
expansion, and attraction in the area. Additional action steps include:
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1

FORMALIZE A BRE&A TASKFORCE.

The formalization of BRE&A taskforce will lead to strengthened lines of
communication with the existing businesses industry and will also help
the county attract key industries which further diversify the economic
base. The economic development department should convene a BRE&A
taskforce that consists of education (K-12 and postsecondary) leaders,
business representatives, workforce practitioners, economic development
leaders, and other stakeholders within the county.
The goal of the taskforce is to lead the efforts to identify the needs of
the business community and collaborate on ways to address and provide
solution strategies.

2

COMPLETE A WORKFORCE PRIORITIES
ASSESSMENT AND SKILLS GAP ANALYSIS.

Conducting an assessment of workforce priorities and gaps in skills
will clearly identify areas for businesses and the education sectors to
collaborate and better allocate resources to strengthen the workforce
ecosystem, in turn impacting economic resiliency efforts. This study
will further identify workforce forecasts, as well as historical, existing,
and projected trends of the regional labor market. All findings are then
leveraged to instill innovative, yet pragmatic change, and the outcomes
will position stakeholders to provide and respond to necessary education
and training based upon employer demand.
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3

IDENTIFY OPPORTUNITIES AND GAPS WITHIN
INDUSTRY SECTORS AND SUBSECTORS (E.G.,
SUPPLY CHAIN, TOURISM/HOSPITALITY, WAREHOUSE/
DISTRIBUTION, SMALL BUSINESS DEVELOPMENT,
ENTREPRENEURSHIP).
One aim of the aforementioned assessment is to identify potential
opportunities and gaps within the local business community and the
economic supply chain. The analysis, in many cases, leads to the
establishment of career pathways and the identification of strategies to
upskill the working populations and/or to leverage the existing skills and
experiences of jobseekers with the unmet needs of local employers. The
analysis is further designed to provide a comprehensive assessment and
long-term strategy for fostering a commitment to continuous improvement
and coalition building among partners.
It is recommended that Greene County continue to adapt the BRE&A
program to focus on business recovery post-pandemic. Meeting with
businesses to capture a clear understanding of how they weathered the
pandemic, how their operations may have changed, and lessons earned
will help Greene County prepare for the next disruption. Many businesses
are still vulnerable because of the pandemic so placing a more concerted
effort to increase business visits will help the county stay abreast of any
negative impacts felt by the business and will provide opportunities for
tailored solutions to the business communities.

Disruption of the supply chain created shock in many businesses and
showed that many industries and businesses were not well prepared
for major, and in some cases, minor disruptions to the supply chain.
Many companies may have been operating on the just-in-time method
or relying too heavily on imported materials. Greene County can play
the role of navigator for its business community with the creation of a
Business Preparedness Plan. Working with the local industries and
businesses to create a continuity plan will help the county and businesses
to understand areas that were affected by the pandemic and put process
and plans in place to help businesses be better prepared for the next
issue. The business preparedness plan will also identify key components
and materials local businesses needed that were affected by the supply
chain. With this data, the county can create targeted attraction efforts
towards businesses in those supply chain industries to locate within the
county. This will help bolster the local supply chain but add diversification
to the industrial economy.
Additionally, it is recommended that Greene County lean on the
forthcoming Miami Valley Regional Planning Commission’s master
document (CEDS) for further development opportunities. To expound, the
CEDS (Comprehensive Economic Development Strategy) document is
the region’s strategy-driven framework to increase economic productivity,
diversify local wealth, improve the culture for underrepresented businesses,
and increase individual prosperity for a region’s residents. The U.S.
Department of Commerce’s Economic Development Administration (EDA)
is the main economic development agency of the federal government.
The EDA works with regions defined as Economic Development Districts
(EDDs) to promote regional cooperation and job growth. The primary
purpose of the EDD is to implement the economic development activities
and priorities as set forth in a region’s CEDS.
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Goals & Strategies

Steps to Complete Action

Timeline
Short Term: 6 months
Medium Term: 12-18 months

Diversify the Industry
Mix

Identify Target Industries

Short term

•
Attract Skilled Talent
and Foster an Educated
Workforce
•
•

Cultivate Vibrant
Communities

Prioritize Continuous
Process Improvement

Leverage Existing Talent and
Educational Institutions

Short and Medium Term

Attracting Talent Leveraging
Existing Assets
Fill Workforce Gaps

Staffing and Partnerships
•

Greene County Economic Development

•

Greene County Port Authority

•

K-12 & Career Center

•

JobsOhio

•

Ohio Means Jobs

•

Greene County Economic Development

•

Greene County Port Authority

•

K-12 & Career Center

•

Postsecondary educational institutions

•

JobsOhio

•

Ohio Means Jobs

•

Market-rate Housing Development Short and Medium Term

•

Greene County Economic Development

•

Tourism Expansion

•

Greene County Port Authority

•

Green Space and Rural Areas
Development

•

Greene County Community Improvement
Corporation

•

Greene County Convention & Visitors Bureau

•

Greene County Building Regulation

•

Local municipalities building department (Yellow
Springs, Cedarville, & Fairborn)

•

Greene County Community

•

Greene County Community
Improvement Corporation
Leadership

•

Greene County Port Authority
Guidance

•

Streamline Building Permitting
Process

Short Term
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Best practices and related community efforts
TPMA has completed a number of studies and plans for communities
and/or regions that resemble Greene County demographics, initiatives,
and aspirations. To follow is a sampling of best practices and related
community efforts.
Kentucky Commission on Military Affairs/ Cabinet for Economic
Development Statewide Aerospace, Aviation, and Defense Study
TPMA prepared a study analyzing the Aerospace, Aviation, and Defense
industry sectors in the state of Kentucky. TPMA was charged with
determining the annual economic impact, potential growth areas, education
and workforce development issues, developing recommendations for
sustained growth, and creating an online, interactive, data-driven mapping
tool. The study and subsequent mapping, available HERE, enabled
Kentucky companies to understand and participate in a statewide strategy
to grow the aerospace, aviation, and defense industries (including IT
occupations). Civic leaders and policymakers benefited from an effective,
updated source to inform the legislative process and drive increased
employment in this sector. The study demonstrated the sheer size of the
aerospace industry in Kentucky and led to the formation of the Kentucky
Aerospace Industry Consortium, which is actively supporting business
attraction, retention, and expansion efforts across the Commonwealth.

Indiana Office of Defense Supply Chain Study
TPMA worked with the Indiana Office of Defense Development (IODD)
to conduct a comprehensive inventory and assessment of the statewide
defense related industries. The project team used a multi-pronged
approach that began by defining the defense sector in Indiana including
its component industries, workforce and skill sets; subsequently TPMA
analyzed the commonalties and supply linkages between the defense
sector and other industries; identifying key attributes of the defense
workforce, opportunities for skill upgrades and the transferability of
skills between defense and other sectors. TPMA leveraged its proven
methodologies to create clear, relevant recommendations and actionable
solutions to identified gaps. The skills and staffing pattern analyses
produced a comprehensive definition of the defense sector in Indiana,
as well as an identification of the skills associated with the sector. The
analyses of commonalities among the defense sector and other sectors
illuminated areas of overlap which informed recommendations for
collaboration and diversification into other, related industries and sectors.
The final report guided a strategy growing the state’s defense industry
and military assets, creating a collaborative approach to market the sector
and bring new business to the state.
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State Chamber of Oklahoma Research Foundation: National Best
Practice Scan for Economic Development

Office of the Texas Governor, Economic Development & Tourism:
Study of Entrepreneurial Ecosystems in Texas

TPMA has led a series of projects to support economic development
strategy design in Oklahoma. TPMA engaged with the Oklahoma State
Chamber in 2018, 2019 and 2020 for various statewide projects including
a broadband study, and statewide engagement to inform the OK2030
comprehensive plan. In 2012, TPMA developed a best practice scan of
successful and innovative economic development programs and policies
across the country to provide Oklahoma policymakers with a road map
for the state’s aggressive economic comeback. The report identified
and catalogued successful and innovative practices within four areas
of economic development: Programs and Initiatives; Organizational
Structure; Engagement; and Workforce and Talent. Commissioned by The
State Chamber Research Foundation, Oklahoma Business Roundtable
and Oklahoma Department of Commerce, the best practice scan served
as a platform from which the State of Oklahoma developed successful
strategies and initiatives. The final plan can be viewed here.

TPMA led a detailed cataloging and impact measurement of
entrepreneurial and startup resources in the state of Texas. Our team
updated the statewide directory and database of resource providers;
identified investments tied to these resources and the businesses
served; measured economic impact on the state; conducted a survey of
investors, startups, and resource providers (over 3,000 respondents);
held direct interviews with experts and investors; completed national
benchmarking and best practices analysis; and completed an analysis of
data findings. Based on this analysis, TPMA developed recommendations
to better leverage and support investment in the Texas entrepreneurial
ecosystem. The Texas Startup Resources Directory can be found here
and the Entrepreneurial Ecosystem Study can be found here. In 2020,
worked with Texas Economic Development & Tourism Office to create
a database on small business providers throughout the state. TPMA
collected information on all types of public and private small business
resource providers from every Texas county and compiled information
into a database. This identified resources including workforce boards,
incubators, accelerators, economic development organizations, small
business development centers, and more. This information was used to
create a statewide resource portal accessible for all Texas businesses.
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Appendix I
Document Review

2019 GREENE COUNTY ANALYSIS OF IMPEDIMENTS
TO FAIR HOUSING CHOICE

This document identifies barriers to attainable housing for current and
prospective county residents. Impediments are primarily identified for
three locations: Fairborn, Xenia, and Greene County. Attainable housing
is important because it helps support population growth and the ability of
a community to allow residents to live and work in the same area. Housing
availability should not be overlooked in the role it plays for supporting a
community’s ability to attract and retain talent. The 2019 Greene County
Analysis of Impediments to Fair Housing Choice identifies the following
key challenges:
•

•

•

Fairborn
•

Plan for and identify attainable housing development opportunities
as part of a long-range planning effort

•

Tie in transportation-oriented development (TOD) to multi-family
housing development

•

Improve representation and diversity on boards and commissions

Xenia
•

Address housing challenges for residents with disabilities

•

Improve representation and diversity on boards and commissions

•

Increase emphasis on affordable housing and connection to TOD

Greene County
•

Focus on housing challenges for residents with limited English
proficiency

•

Ensure Homecroft, Inc. board is more diverse and reflective of
county population

•

Identify new opportunities for mixed use development – especially
in less urban areas

It is important that future recovery and resiliency efforts attempt to
address housing barriers, especially those that could be inhibiting
workforce development and talent attraction and retention. Additionally,
the permitting procedure in Greene County cannot be overlooked as this
is a critical component of the development process.

BUILDING AND PERMITTING PROCESS

Permitting is an element of the development process that can be
enhanced and controlled by public entities. Cumbersome or difficult
permitting processes can potentially inhibit development and make it
more challenging for communities to attract desirable development. Due
to the importance of housing as it relates to talent retention and attraction,
the permitting process in Greene County was reviewed.
Greene County is in the process of updating and streamlining its building
and permitting process. This includes implementing SAGES software
to reduce wait time. The transition began in September 2021 and is
expected to be completed in 12-24 months. In addition to implementing
this software, plans to hire an Assistant Chief Building Official to provide
a “concierge-like” role, placing greater emphasis on customer service
for applicants. The aim to provide a one-stop-shop for permitting. These
permitting improvements should expedite the process and help the county
address significant demand for housing. Despite planned improvements,
three jurisdictions will not participate and will maintain their own permitting
departments. Nevertheless, implementing these procedures and
processes should promote additional development in the county while
supporting a growing population and retaining talent to address workforce
needs.
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OHIO ECONOMIC PROFILE – GREENE COUNTY

An Economic Profile for Greene County was developed by Ohio Means
Jobs and provides insight into economic and employment data. The
most current data reflect some 2019 figures but predominantly consist of
2017 and 2018 data points. Therefore, it does not consider the workforce
impacts of the COVID-19 pandemic.
Workforce Training Report
A workforce training providers resource contributes to higher education
and career technical education provider insights within the county.
Clark State College is the local community college. Established in 1962,
Clark State College provides students with credentials and degrees. The
college has a high percentage of students enrolled in online courses. Ten
percent of degree or certificate-seeking students were enrolled in at least
one developmental or remedial course. Over seventy-four percent of the
students received some form of financial aid. The college also places
strong emphasis on promoting diversity across campus through events
and social interaction with faculty, staff, and students.
Four-year institutions of higher learning are abundant in Greene County
as well. They include: Wright State University, Wilberforce University,
Antioch University, Cedarville University, and Central State University.
The Air Force Institute of Technology Graduate School of Engineering and
Management is also located within the county.

In addition, Greene County is home to an Ohio Means Jobs Center that
provides training programs including:
1. On-The-Job Training Program: Helps employers hire and train
individuals for long-term employment. The program features
reimbursement of up to 50% of trainee wages during the training
period and take approximately six months to complete.
2. Incumbent Worker Training Program: Supports training projects
that benefit local business and industry by assisting with skill
development of employees. Cost reimbursement is available for
certain eligible training programs.
3. Ohio TechCred: Provides employers the option to be reimbursed for
upskilling current and future employees in technology-centric jobs.
Employers who submit successful applications will be reimbursed
up to $2,000 per credential when current or prospective employees
complete eligible technology-focused credentials. Eligible programs
can be completed in up to twelve- months.

66 | Greene County, Ohio Strategic Workforce and Resiliency Plan

Greene County is also home to the Greene County Career Center which
has been in operation for 54 years. This center provides post-secondary
career and technical education. Programming is focused on developing
technical skills for trades ranging from Advanced Engineering Systems,
Automotive Technology, Aviation Maintenance, Construction Technology,
Robotics & Automation, and Welding & Metal Fabrication, to Cosmetology,
Criminal Justice, Cybersecurity, Digital Design & Development, Electrical
Wiring & Motor Controls, Natural Resource Technology, Veterinary Science.
Learners are prepared for earning industry-recognized certifications and
state licensure. The institution is positioned to respond quickly to the needs
of business and industry, as well as Ohio’s workforce goals, by providing
customized training and business consultation services to companies and
organizations. The Career Center also provides programming in many
of the county high schools in areas such as Biotechnology, Family and
Consumer Science, Engineering, Marketing, Career-Based Intervention,
Digital Media and Agricultural and Environmental Systems. Plus, adult
programs are available for Peace Officer Basic Training and the General
Equivalency Diploma (GED).
These educational and training resources can be leveraged to promote
diverse training options for a variety of new and existing industries.
Building on these assets should be factored into future recovery and
resiliency goals and strategies moving forward, especially those related
to workforce.

Local Transportation Infrastructure
Greene County is ideally situated adjacent to Dayton, Ohio. Three major
interstates 70, 71 and 675 intersect the county and gives access to major
markets of Louisville, Cleveland, and Indianapolis. There is also a robust
state highway network (US 35, US 42, and US 68) that can provide quick
travel to both regional and national markets. In addition to Interstates
70, 71, and 675, Interstate 75 is just outside the border and is easily
accessible.
Freight rail for the County is provided by Norfolk Southern. They have
a main line which intersects the upper northwestern portion. Norfolk
Southern rail connects major markets in the State of Ohio including
Cincinnati, Dayton, Columbus, and Cleveland.
The Lewis A. Jackson Regional Airport is located in Greene County and
has a 5,004-foot runway. In addition to the regional airport, Greene
County is less than 60-miles from the Dayton International Airport and the
Cincinnati Municipal Airport - Lunken Field.
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Appendix II: Data Graphs
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% of Housing Stock

Housing Structure by Number of Units
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$ Value of Demand Met by Imports

Demand Met by Imports

$ Value of Demand
Met by Imports
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Appendix III: Greene
County Industries with
Location Quotients
Greater than 1
2021 Location
Quotient

2021 Location
Quotient

NAICS

Description

334418

Printed Circuit Assembly (Electronic Assembly)
Manufacturing

5.90

481219

Other Nonscheduled Air Transportation

5.68

541713

Research and Development in Nanotechnology

5.68

332722

Bolt, Nut, Screw, Rivet, and Washer
Manufacturing

5.65

327992

Ground or Treated Mineral and Earth
Manufacturing

5.55

562212

Solid Waste Landfill

5.21

322219

Other Paperboard Container Manufacturing

5.21

327991

Cut Stone and Stone Product Manufacturing

4.84

541512

Computer Systems Design Services

4.54

331511

Iron Foundries

4.49

327120

Clay Building Material and Refractories
Manufacturing

3.66

332721

Precision Turned Product Manufacturing

3.50

901200

Federal Government, Military

3.49

541330

Engineering Services

3.19

332216

Saw Blade and Handtool Manufacturing

3.07

424930

Flower, Nursery Stock, and Florists’ Supplies
Merchant Wholesalers

3.06

327110

Pottery, Ceramics, and Plumbing Fixture
Manufacturing

3.06

541519

Other Computer Related Services

2.93

333515

Cutting Tool and Machine Tool Accessory
Manufacturing

2.89

312111

Soft Drink Manufacturing

2.85

NAICS

Description

327910

Abrasive Product Manufacturing

62.11

322122

Newsprint Mills

33.64

332613

Spring Manufacturing

32.11

327310

Cement Manufacturing

17.50

325910

Printing Ink Manufacturing

12.17

901199

Federal Government, Civilian, Excluding Postal
Service

11.67

611512

Flight Training

10.95

541513

Computer Facilities Management Services

10.69

335929

Other Communication and Energy Wire
Manufacturing

9.09

212312

Crushed and Broken Limestone Mining and
Quarrying

8.44

541715

Research and Development in the Physical,
Engineering, and Life Sciences (except
Nanotechnology and Biotechnology)

7.82

611210

Junior Colleges

6.97

811412

Appliance Repair and Maintenance

2.84

424430

Dairy Product (except Dried or Canned) Merchant
Wholesalers

6.58

541614

Process, Physical Distribution, and Logistics
Consulting Services

2.84

423860

Transportation Equipment and Supplies (except
Motor Vehicle) Merchant Wholesalers

6.47

512290

Other Sound Recording Industries

2.74

331524

Aluminum Foundries (except Die-Casting)

6.33

902612

Colleges, Universities, and Professional Schools
(State Government)

2.67
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2021 Location
Quotient

NAICS

Description

All Other Miscellaneous Store Retailers (except
Tobacco Stores)

2.62

903619

All Other Schools and Educational Support
Services (Local Government)

1.64

488190

Other Support Activities for Air Transportation

2.59

333511

Industrial Mold Manufacturing

1.64

611310

Colleges, Universities, and Professional Schools

2.49

541511

Custom Computer Programming Services

2.48

423850

Service Establishment Equipment and Supplies
Merchant Wholesalers

1.57

444110

Home Centers

2.37

713120

Amusement Arcades

1.48

485991

Special Needs Transportation

2.32

314999

All Other Miscellaneous Textile Product Mills

1.48

713950

Bowling Centers

2.31

441320

Tire Dealers

1.47

424710

Petroleum Bulk Stations and Terminals

2.28

453310

Used Merchandise Stores

1.46

453910

Pet and Pet Supplies Stores

2.27

611620

Sports and Recreation Instruction

1.46

811191

Automotive Oil Change and Lubrication Shops

2.26

812910

Pet Care (except Veterinary) Services

1.45

541340

Drafting Services

2.21

448140

Family Clothing Stores

2.20

334515

Instrument Manufacturing for Measuring and
Testing Electricity and Electrical Signals

1.43

451120

Hobby, Toy, and Game Stores

2.20

624229

Other Community Housing Services

1.43

541350

Building Inspection Services

2.17

443142

Electronics Stores

1.43

541921

Photography Studios, Portrait

2.09

541191

Title Abstract and Settlement Offices

1.42

811112

Automotive Exhaust System Repair

2.07

532282

Video Tape and Disc Rental

1.42

451211

Book Stores

2.02

722513

Limited-Service Restaurants

1.42

484230

Specialized Freight (except Used Goods)
Trucking, Long-Distance

1.96

532284

Recreational Goods Rental

1.41

811198

All Other Automotive Repair and Maintenance

1.41

452210

Department Stores

1.96

452311

Warehouse Clubs and Supercenters

1.41

311612

Meat Processed from Carcasses

1.82

561740

Carpet and Upholstery Cleaning Services

1.79

423610

1.39

621420

Outpatient Mental Health and Substance Abuse
Centers

Electrical Apparatus and Equipment, Wiring
Supplies, and Related Equipment Merchant
Wholesalers

1.77

333914

1.39

711110

Theater Companies and Dinner Theaters

1.76

Measuring, Dispensing, and Other Pumping
Equipment Manufacturing

332710

Machine Shops

1.71

541714

1.37

333241

Food Product Machinery Manufacturing

1.70

Research and Development in Biotechnology
(except Nanobiotechnology)

512131

Motion Picture Theaters (except Drive-Ins)

1.66

448210

Shoe Stores

1.37

446130

Optical Goods Stores

1.65

532310

General Rental Centers

1.37

446120

Cosmetics, Beauty Supplies, and Perfume Stores

1.64

611692

Automobile Driving Schools

1.36

448120

Women’s Clothing Stores

1.64

485113

Bus and Other Motor Vehicle Transit Systems

1.36

812113

Nail Salons

1.35

NAICS

Description

453998

2021 Location
Quotient
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2021 Location
Quotient

NAICS

Description

541690

Other Scientific and Technical Consulting
Services

1.34

336419

Other Guided Missile and Space Vehicle Parts
and Auxiliary Equipment Manufacturing

1.34

522292

Real Estate Credit

1.32

212321

Construction Sand and Gravel Mining

1.31

813410

Civic and Social Organizations

1.30

448130

Children’s and Infants’ Clothing Stores

1.30

441110

New Car Dealers

1.30

812199

Other Personal Care Services

1.29

611710

Educational Support Services

1.28

623110

Nursing Care Facilities (Skilled Nursing Facilities)

1.27

515112

Radio Stations

1.25

722511

Full-Service Restaurants

1.25

424720

Petroleum and Petroleum Products Merchant
Wholesalers (except Bulk Stations and Terminals)

1.24

451110

Sporting Goods Stores

1.24

621493

Freestanding Ambulatory Surgical and
Emergency Centers

1.22

532210

Consumer Electronics and Appliances Rental

1.22

621320

Offices of Optometrists

1.22

453220

Gift, Novelty, and Souvenir Stores

1.21

541611

Administrative Management and General
Management Consulting Services

1.21

812210

Funeral Homes and Funeral Services

1.21

454310

Fuel Dealers

1.18

325510

Paint and Coating Manufacturing

1.17

221210

Natural Gas Distribution

1.16

711212

Racetracks

1.15

813110

Religious Organizations

1.14

531312

Nonresidential Property Managers

1.14

326291

Rubber Product Manufacturing for Mechanical
Use

1.14

2021 Location
Quotient

NAICS

Description

722515

Snack and Nonalcoholic Beverage Bars

1.13

334512

Automatic Environmental Control Manufacturing
for Residential, Commercial, and Appliance Use

1.13

442299

All Other Home Furnishings Stores

1.13

713990

All Other Amusement and Recreation Industries

1.12

813940

Political Organizations

1.11

453991

Tobacco Stores

1.10

624230

Emergency and Other Relief Services

1.10

451130

Sewing, Needlework, and Piece Goods Stores

1.10

445110

Supermarkets and Other Grocery (except
Convenience) Stores

1.07

541940

Veterinary Services

1.06

334510

Electromedical and Electrotherapeutic Apparatus
Manufacturing

1.06

561990

All Other Support Services

1.05

621111

Offices of Physicians (except Mental Health
Specialists)

1.04

713940

Fitness and Recreational Sports Centers

1.04

621399

Offices of All Other Miscellaneous Health
Practitioners

1.04

444220

Nursery, Garden Center, and Farm Supply Stores

1.04

621210

Offices of Dentists

1.03

448310

Jewelry Stores

1.02
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