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I. Executive Summary
Since 2019, the City of High Point has pursued a small-scale manufacturing and place-based
economic development strategy in the southwest quadrant of the Core City. The Southwest
Quadrant, although located close to downtown and the world-famous furniture market, is home
to underutilized buildings and lacks a cohesive sense of place. Small-scale manufacturers can help
spur economic development by being first movers to targeted areas, creating a more diverse
revenue source, and attracting residents to standalone destinations.
NCGrowth, building from Smart Growth America’s 2019 Next Steps assessment, examined
barriers and challenges faced by small-scale manufacturers, especially pertaining to locating to
the Southwest Quadrant. We assessed potential solutions to these barriers, as well as
revitalization tools for the Southwest Quadrant. Research methods included site visits, a
literature review, data and policy analysis, case study research, and interviews with stakeholders.
Although the bulk of our research took place prior to COVID-19, most of our findings should
remain relevant.
We found that current city-run programs do not reach many small-scale manufacturers and that
these programs will likely have a limited impact in the Southwest Quadrant. The large incentive
programs typically support bigger projects in which small-scale manufacturers are unlikely to
engage. At the same time, smaller incentive programs do not offer enough assistance to
encourage small-scale manufacturers to take on the significant costs associated with opening and
operating a business in the Southwest Quadrant. However, we believe adjustments to these
current policies, in addition to new programs targeted at small-scale manufacturers and the
Southwest Quadrant, have the potential to make a substantial impact. To be successful, any new
programs will need to be easily accessed by and visible to the public.
Our research suggests that many small-scale manufacturers face challenges accessing capital and
the spaces needed to expand their operations. As such, we found that access to affordable and
suitable spaces, a context-sensitive district approach, and innovative financial assistance tools
will play a large role in encouraging small-scale manufacturers and other small business owners
to locate in the Southwest Quadrant. Best practices from these themes inform our
recommendations focused on visioning, financial assistance, and outreach practices.
As part of this research, NCGrowth also examined ways to connect residents of the Southwest
Quadrant and surrounding areas to existing and future employment opportunities created by a
revitalized Southwest Quadrant.
To do this work, NCGrowth researched case studies of innovative and inclusive workforce
development programs and created a graphic of High Point’s “workforce development pipeline.”
The graphic aims to inventory the workforce development resources available to residents of
High Point from k-12 education to employment. These include community organizations, public
programs, and private entities.
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Case studies revealed innovative ways that workforce development organizations and entities
can reach residents who would most benefit from their programs. These strategies include
diversifying marketing strategies of existing workforce development and training programs,
aligning public resources to employer and community needs, and encouraging “good faith” hiring
methods among local employers.
Interviews revealed the challenges of accessing High Point’s existing workforce development
pipeline. For example, interviewees suggested that High Point lacks a centralized workforce
development and training effort, and that information about ongoing efforts can be hard to find.
Interviewees also suggested barriers to employment stemming from limited public
transportation options and a disconnect between city efforts and the needs of High Point’s most
economically distressed communities.
In order to help connect residents in the Southwest Quadrant and surrounding areas to existing
and future employment opportunities, NCGrowth first recommends that the City develop an
inclusive strategic plan and a cohesive workforce development initiative. The workforce
development initiative would build upon the current efforts of the Small-Scale Manufacturing
(SSM) Taskforce’s Training and Programming subgroup. There are many players involved in
workforce development efforts in High Point but they often operate in silos. In order to address
issues with transparency of city efforts, the city will should hold public check-ins with residents
and stakeholders regarding progress on its goals and how they will affect the community. We
also recommend the city promote “good faith efforts” with local businesses to encourage local
hiring. Lastly, we encourage diversifying the City’s marketing strategies for workforce
development efforts to recruit and meet the needs of a diverse population.
We offer the following recommendations. More details and examples of each recommendation
can be found in the report.
Small Scale Manufacturing:
1. Phase and sequence development in a way that encourages cooperation between
developers and small-scale manufacturers, coordination among new and existing assets,
and inclusion of adjacent neighborhoods. All of this should be done while ensuring a
cohesive environment for small-scale manufacturers.
2. Implement alternatives to traditional incentives, and consider other creative financing
options that may include low-interest loans for scaling businesses.
3. Explore collaborative workforce and production pools.
4. Increase program accessibility and visibility through a dedicated position that caters to
small-scale manufacturers; a one-stop web presence that outlines and promotes goals,
efforts, and programs; and a related sales and marketing platform for local products.
5. Follow a district approach in the Southwest Quadrant that includes official status,
spatially-targeted forms of assistance, and placemaking efforts that foster an integrated
experience.
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6. Increase engagement with historically marginalized communities, especially in the early
stages of planning and development.
7. Do a deep dive into existing data for the Southwest Quadrant and support more datadriven efforts.
Workforce Development:
1. Create a strategic plan with organizations and groups involved in workforce
development in High Point.
2. Hold quarterly public community check-ins to transparently communicate city
workforce development initiatives, progress, and challenges to the public surrounding
revitalization efforts.
3. Use “good faith” measures to incentivize local hiring within High Point.
4. Encourage businesses wishing to relocate to High Point to invest in and support High
Point’s workforce development goals. This could include incentivizing businesses to
hire locally, provide training, and offer transportation to employees.
5. Make adjustments to public resources like transportation services within the
Southwest Quadrant for greater access and mobility to employment opportunities.
6. Create differentiated marketing strategies to better reach marginalized communities.
7. Create a workforce development program that is centered around assisting the
problems of the community.
These recommendations reflect the visions and aspirations of many stakeholders and will help
guide a human-scale revival for small-scale manufacturing and workforce development in the
Southwest Quadrant.

Figure 1. Southwest Quadrant of the Core City (Source: City of High Point)
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Part I: Barriers and Solutions to Small-Scale Manufacturing in Southwest
High Point
II. Problem
Downtown High Point, North Carolina, has a unique spatial character and legacy in
manufacturing. While the central part of Downtown sees significant activity during its biennial
furniture market when it is known to locals as “mini Manhattan,” the area’s private showroom
spaces sit largely vacant for the rest of the year. In order to create more vibrancy, the city has
recently taken steps to revitalize areas to the north of the showroom-centric Downtown through
the construction of a new multi-purpose stadium and encouragement of adjacent commercial
and residential development. Following that development, the city received technical assistance
from Smart Growth America to encourage place-based economic development through smallscale manufacturing in its Southwest Quadrant.
While the Southwest Quadrant offers a unique opportunity to foster a new style of human-scale
development based on small-scale production, the area faces several challenges that our
research hopes to address. As the former manufacturing heart of High Point, many of the
buildings have been underutilized since large employers left the area decades ago, and the
specific study area remains primarily industrial. While many of the buildings are historic and could
have some visual appeal, the area currently has little foot traffic. It is also close to areas with
unemployment levels that still have not recovered from the loss of legacy large-scale
manufacturers. However, recent developments in or near the Southwest Quadrant now include
the mixed-use Congdon Yards/Plant 7/The Factory complex and Cohab Space developments, and
several small-scale manufacturers have already located there. In addition, an enthusiastic
coalition of stakeholders from across different groups is working to move the project forward.
The area has the potential to provide a new opportunity to High Point residents of all kinds and
create a more unified neighborhood district in the process.
To encourage the type of development that the city has decided to pursue, NCGrowth looked at
both general barriers to small-scale manufacturers and barriers specific to locating in the
Southwest Quadrant. We also assessed potential solutions and other revitalization tools based
on external case studies in order to inform our recommendations for moving forward.

III. Methodology
To address the problem, our research included site visits, a literature review, data and policy
analysis, case study research, and qualitative interviews with local business owners, service
providers, and leaders.
Following several immersive site visits, we reviewed a variety of literature and case studies to
further ground ourselves in the project. Material included past plans and policy documents,
9

broader literature concerning small-scale manufacturing, and external case studies. This
document summarizes the most relevant findings from the literature in Appendix B. It also
evaluates existing city policies and extracts best practices from applicable case studies.
In addition to qualitative material, we analyzed data relevant to the project. Sources included
Reference USA, LED on the Map, ESRI, state-commissioned economic impact reports, and the
American Community Survey. While data can provide a window into local trends, both the
Southwest Quadrant and small-scale manufacturing generally have proven very difficult to
describe quantitatively, especially since a singular definition does not exist for either “Southwest
High Point” or “small-scale manufacturing.” This further justified the need for interviews with
stakeholders grounded in the High Point community.
Initial interview subjects and questions resulted from our background research and site visits. At
the project kickoff, we worked with the client to develop a list of interviewees and questions,
with the addition of other questions based on the professional role of each interviewee. In
addition, we asked each interviewee for additional contacts, which resulted in more interviews.
Throughout the report, we refrain from directly attributing quotes to individual interviewees.

IV. Background Data
A. Demographics

The creation of a new study area, specifically for this project presents a particular challenge. To
comply with Smart Growth America’s terms, the study area has changed over time from the
entirety of wedge-shaped Census Tract 143 to the current more commercial area that straddles
the Norfolk Southern Railway tracks. As of now, the city projects the Southwest study area to
have a population of 640 residents, but for most other available data, the area overlaps with
several existing units of analysis. Because the block group to the north of the tracks also
encompasses wealthier outlying residential areas, Census Tract 143, Block Group 2 most closely
approximates conditions in the study area.
Table 1. Block Group 143:2 Demographics
Economic Indicators
• Median Household Income:
$26,324
• Per Capita Income: $12,036
• Unemployment Rate: 10.7%
• Residential Vacancy: 29.2%
• Business Vacancy: 19.5%*
*2019 tract-level data (Source:
Valassis Lists)

Race/Ethnicity
• Black or African American
Alone: 78.6%
• Asian Alone: 13.5%
• White Alone: 7.0%
• Some Other Race Alone: 0.4%
• Two or More Races: 0.4%
• Hispanic or Latino (of Any
Race): 0.4%

Educational Attainment (Over 25)
• Less than High School: 30.2%
• High School Graduate
(Includes Equivalency): 39.1%
• Some College: 24.1%
• Bachelor's Degree or Higher:
6.6%

Source: 2018 American Community Survey (ACS) 5-Year Estimates

Data from the 2018 American Community Survey (ACS) reveal high levels of unemployment and
vacancy as well as low wage and educational attainment levels for the block group’s 724
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residents. The vast majority of residents are people of color, and despite Hispanic or Latino
residents making up less than .4% of the block group’s population, they comprise over 40% of
the residents in some adjacent areas. Aside from that, the larger Census tract’s demographics
generally mirror those of the block group.
The ACS may underrepresent true levels of distress, as a 2016 UNC-Greensboro report shows an
unemployment rate of 23% and a per capita income of $9,000 in the same block group. 1
Additionally, renters occupied 99% of properties, and 87% of residents fell below the federal
poverty line. 2 The block group also had a foreign-born population of 18%, which the twenty
languages spoken at the neighborhood’s Fairview Elementary School anecdotally confirms. 3

B. Study Area Manufacturers
Table 2. Existing Manufacturers in the Southwest Study Area (2018)
Company Name

Verified
Manufacturers

Unverified
Manufacturers

Ashley Interiors
Braxton Culler Inc
Capitol Medals & Embroidery
Dimarmel Inc
E J Victor Inc
Ferguson Plumbing
Foster's Automotive
French Heritage Reproduction
Innospec Performance Chemicals
Minick Wood Products
Sangiorgio Furniture Indstrs
Simplicity Sofas Inc
Triad Hardwoods
Verena Design Inc
Womack Electric Co
Altizer & Co
Argos USA
Coggins-Welborn Machine Inc
Collie's Embroidery & Screen
Comitia Molina
Crown Printing Co
Elko Machine & Tool
Harold D Cox Assoc
Hickory White Co
Ideaitalia Furniture
LA Barge Inc
LA Barge Mfr Outlet
Lee Industries Inc
Mascots In Metal
Octel Corp
PCH Marketing Inc
S & C Enterprises Of Nc
Superior Custom Fiberglass Co

Address

310 S Elm St
310 S Elm St
108 Chestnut Dr
414 Grayson St
116 S Lindsay St
334 W Russell Ave
102 Briggs Pl
730 Taylor Ave
510 W Grimes Ave
827 W Green Dr
501 W Green Dr
414 Grayson St
630 W Green Dr
812 W Green Dr
808 W Green Dr
1604 W English Rd
406 Tomlinson St
314 W Russell Ave
809 W English Rd
300 Oak St
724 W Kivett Dr
720 W Green Dr
1416 W English Rd
300 Oak St
501 W Green Dr
411 Tomlinson St
411 Tomlinson St
100 S Lindsay St
307 W Russell Ave
510 W Grimes Ave
315 W Russell Ave
414 Grayson St
601 Taylor Ave

Employee
Size

5
8
4
2
1
3
5
4
50
2
1
8
10
24
4
5
4
3
2
8
10
6
2
40
8
1
10
20
12
10
5
1
6

Sales
Volume

$1,338,000
$1,360,000
$713,000
$340,000
$170,000
$3,045,000
$1,960,000

$31,861,000
$340,000
$170,000
$981,000
$1,563,000
$2,148,000
$3,753,000
$3,203,000
$1,457,000
$443,000
$278,000
$1,360,000
$1,572,000
$886,000
$355,000
$6,799,000
$1,360,000
$170,000
$1,226,000
$3,400,000
$1,875,000
$36,175,000
$850,000
$170,000
$1,300,000

Year
Established
1961
2013
1989
1945
1995
1978
1993
2007
1989
1938
1990
1898
1957
1988
1961
1975

2000

University of North Carolina Greensboro, Market Segmentation & Targeted Revitalization: High Point Core City, by Stephen J.
Sills, Lynn Cochran, Catherine Choi, Erin Klinger, Melissa Roberts, and Rachel Ryding, Greensboro, NC: UNCG Center for Housing
and Community Studies, 2016, 196
2 Ibid.
3 Ibid.
1
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Source: Reference USA

Proprietary 2018 Reference USA data reveals a variety of existing manufacturers in the Southwest
study area. Of the thirty-three manufacturers in the study area, twelve operated in furniture or
related industries. All but one company had an executive of “European” heritage, although
several were owned by women. Notably, some known manufacturers and associated businesses
do not show up in this data, and the sector’s definition may remain fluid enough to include
businesses that simply fabricate for the biennial furniture market.
Reference USA data dating back to 1997 tells a remarkably consistent story. In 1997, 2001, 2007,
and 2013, years chosen due to data availability and their place in the business cycle, the area
contained roughly the same number of manufacturers as today. Legacy furniture manufacturer
Haworth was the sole company to employ
over 100 people in any of the study years,
and last appears on the 1997 list.

C. Employment and Commuter Data

High Point’s largest concentration of
manufacturing jobs remains distributed
across a wide stretch of the city’s southwest.
The Census Bureau’s 2017 LongitudinalEmployer Household Dynamics (LED on the
Map) data shows a significant mismatch
between where the city’s goods production
employees live and work. Only 23% of people
who work for goods-producing employers
located in the High Point city limits live there,
and fewer than 40% of those who work in
goods-producing jobs in the city reside in
Guilford County. This trend affects the
Figure 2. Distribution of Goods Producing Jobs in the City of
Southwest Quadrant as well.
High Point (Source: LED on the Map)

Table 3. Where Goods Production Workers Employed in the City of High Point Live
High Point, NC
Greensboro, NC
Thomasville, NC
Archdale, NC
Winston-Salem, NC
Trinity, NC
Lexington, NC
Kernersville, NC
Asheboro, NC
Charlotte, NC
All Other Locations

City

23.4%
10.5%
7.7%
3.9%
3.6%
2.2%
1.2%
1.1%
1.0%
0.8%
44.6%

County
Guilford County, NC
Davidson County, NC
Randolph County, NC
Forsyth County, NC
Rockingham County, NC
Mecklenburg County, NC
Alamance County, NC
Stokes County, NC
Wake County, NC
Rowan County, NC
All Other Locations

39.20%
21.70%
17.20%
7.20%
1.70%
1.00%
0.90%
0.80%
0.70%
0.70%
8.80%
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In Block Group 143:2, over 3,000 workers are
employed in the area, with 2,300 of those jobs
in manufacturing. Thomas Built Buses employs
over 1,700 workers in High Point, with its
headquarters and one of its manufacturing
facilities in the same block group as the study
area. 4 This greatly skews both the total and
manufacturing job numbers.

Source: LED on the Map

Moreover, only 30% of goods-producing
workers employed in the block group reside in
Guilford County, with the same number of
workers coming from adjacent Davidson
County. Nine of the top ten Census tracts that
supply goods-producing workers to the area
are located outside of the county and extend
far beyond the city limits.
Only four people both live and work within the
block group, with three of those workers in Figure 3. Top 10 Origins of Goods Producing Employees
goods-producing
industries.
As
with in Block Group 143:2 (Source: LED on the Map)
demographics, tract-level employment and
commuter dynamics generally reflect block group ones.

D. Market Analysis of Current Retail Spending
Patterns in High Point’s Core City
Predicting demand for manufacturing businesses
remains a challenge, as decisions often fall
outside local control, and small-scale
manufacturers have repeatedly proven difficult
to track. However, retail data from ESRI mapping
software can demonstrate local demand for
products that businesses have the potential to
make and sell. It may also suggest nonmanufacturing alternatives that serve area
residents and create additional opportunities for
placemaking and foot traffic. Our analysis of ESRI
data omits citywide data because High Point’s
large municipal boundaries include more
suburban areas in North High Point that are
closer to prominent anchors in other
Figure 4. Core City Block Groups (Source: City of High
Point)
4 City of High Point, High Point’s Largest Employers (High Point, NC: High Point Economic Development Corporation, 2018)
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municipalities. At the same time, since the block groups that include the study area and
downtown core currently have little year-round activity or population, our analysis looks at a
wider array of Census block groups designated as the Core City for city initiatives such as its
homebuyer program.
By comparing estimated spending based on population to historic area trends, ESRI can predict
a sales surplus or gap for specific retail sectors. While the block groups see an overall surplus,
fourteen NAICS sectors see retail leakage that totals $54 million. At $325 in sales per square foot,
this would lead to a demand for 166,952 square feet of retail in the core. Most noticeably, the
area has a clear demand for grocery and general merchandise/department stores.
Table 3. Retail Leakage in High Point’s Core
2017 Industry Group

Beer, Wine & Liquor Stores
Bldg Material & Supplies Dealers
Book, Periodical & Music Stores
Clothing Stores
Department Stores Excluding Leased Depts.
Direct Selling Establishments
Drinking Places – Alcoholic Beverages
Grocery Stores
Lawn & Garden Equip & Supply Stores
Other General Merchandise Stores
Other Motor Vehicle Dealers
Shoe Stores
Sporting Goods/Hobby/Musical Instr Stores
Vending Machine Operators

E. High Point Market Impact

Retail Gap

$1,249,745
$6,903,976
$413,399
$1,560,910
$22,629,626
$734,281
$1,140,028
$13,907,528
$599,497
$3,424,991
$2,438,809
$1,442,146
$231,603
$204,518

Existing Establishments

0
8
1
14
5
1
1
26
1
10
1
1
12
0

New Sq. Ft.

3,845.37
21,243.00
1,272.00
4,802.80
69,629.62
2,259.33
3,507.78
42,792.39
1,844.61
10,538.43
7,504.03
4,437.37
712.62
629.29

Source: ESRI

A 2018 study commissioned by the High Point Market Authority analyzed the biennial furniture
market’s economic impact within a 75-mile radius of Downtown High Point. The study found the
furniture market’s overall impact creates $6.7 billion in economic activity, generates over $616
million in regional tax revenue, and supports 42,427 jobs annually. 5 It also found that visitor
spending because of furniture market activity amounted to $506 million, with many retail uses
that fell within the top ten visitor spending categories not existing in or near Downtown High
Point. 6 This may suggest unmet demand that the Southwest Quadrant could potentially absorb.
With regard to manufacturing, the study found that 27% of surveyed furniture market exhibitors
had a headquarters in North Carolina, but only 15% of surveyed exhibitors made their products
in the state. Half of the exhibitors did not make their product in the U. S. at all. 7 Still, 22% of
furniture sales at a total of $2.5 billion went to regional firms, with upholstery seeing the greatest
amount of sales and regional jobs supported by the furniture market. 8 In addition, 14% of

T. William Lester, Economic Impact Analysis of the Home Furnishing Market in High Point, NC (Durham, NC: Center on
Globalization, Governance, and Competitiveness, 2019), 15, 16
6 Ibid., 7, 18
7 Ibid., 9
8 Ibid., 16
5
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accessory manufacturing, as well as designer and wholesaler sales, went to firms within the
region. 9 This activity may suggest the potential to target small-scale firms in those sectors.

V. Evaluation of Existing Incentive Policies
A. Core City Homebuyer Program

The city expressed early interest in modeling a new program after its homebuyer initiative that
provides $5,000 in down payment assistance for home purchases within the central part of the
city. The city has considered increasing the incentive to $10,000 in targeted areas as well as
opportunities to tie the existing program to workforce housing for small-scale manufacturing
jobs. Upfront capital assistance similar to the program’s down payment assistance may benefit
small-scale manufacturers in the Southwest Quadrant, although projects there will likely require
far more than $10,000 in subsidy. In addition, it is much harder for small-scale manufacturers to
obtain necessary approved financing than for someone simply looking to buy a house.
City data on the homebuyer program demonstrates that it has encouraged middle-class residents
to buy houses in the city and has correlated with the price of homes purchased by applicants
rising from an average of $97,000 in 2015 to $116,000 today. Additionally, the diversity of
program participants mirrors that of the city, with African-Americans making up close to 35-37%
of the program’s homebuyers and city residents overall. 155 people have successfully purchased
homes through the program, with a total of only 6 applicants denied.

B. Façade Grants

While façade grants remain available under the jurisdiction of downtown development nonprofit
Forward High Point, they are not highly utilized. The program’s ability to grant only a few
thousand dollars at a time has less impact for larger, capital-intensive projects such as
manufacturing, and the funding model may have a greater impact on small retail projects in small
towns, especially if the town can match a greater portion of the overall project cost. In addition,
while the grants have traditionally been available within certain municipal service districts,
districts in High Point have, historically, been prohibited from generating their own revenue to
pay for programs.
The façade grants also saw more use in the past but may have fallen in popularity due to a lack
of attention and visibility. As a result of the 2007 Core City Plan, the façade program was one of
the few tools the associated City Project, since folded into Forward High Point, was able to offer
and led to the program’s initial success. However, as the city has engaged in more and larger
projects such as the new stadium, interest in the façade grants appears to have waned.

C. Downtown/Development Initiatives

The city previously offered two incentives, now inactive, in the Downtown Business Improvement
District. One, the Building Revitalization and Demolition grant encouraged bringing underutilized
9

Lester, 16
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or vacant buildings to occupancy standards by granting 15% up to $15,000 of eligible building
improvement or 30% up to $30,000 of demolition costs. 10 The Development Incentive Grant
encouraged building rehabilitation and infill development. 11 It refunded post-development
increases in tax value, starting at 100% of the new value. The refund decreased by 20% per year
over the course of 4 years. 12 The program excluded showrooms unless they incorporated streetlevel retail that operated during regular hours and maintained a conforming use. 13
Those programs saw limited, if any, implementation. In addition, while the programs keyed off
of municipal services districts, the districts could not be leveraged as a funding source.

D. Office/Industrial Incentives and Job Creation Incentives

The city’s two large-scale performance-based
incentive programs, Office/Industrial Incentives,
and Job Creation Incentives, form the core of local
economic development policy. For both
incentives, a differentiation between North and
South High Point determines the level of capital
investment and/or wage to which a firm must
commit in order to qualify. The program
encourages firms to locate in South High Point by
incentivizing projects in this area that invest less
and pay lower wages. Notably, South High Point
includes High Point University, the stadium area,
and the furniture market, as well as the entirety of
the Southwest Quadrant.

For job creation, the city has recently considered
increasing the amount of assistance per job by
double to triple the current subsidy in targeted
areas. Across South High Point, job creation
incentives can currently subsidize employers who
Figure 5. Map of Office/Industrial and Job Creation
pay as little as 60% of the county’s average annual
Incentives since 1993 (Source: City of High Point)
wage of $49,000, since existing wages there may
14
not meet the regional standard. For capital investment, vacant or underutilized buildings and
much of the Southwest study area qualify for a targeted tier that subsidizes investment as low as
$100,000. However, this has not yet translated into new small-scale manufacturing. 15 Other than
allowing companies in these areas to pay and invest less and to receive a larger dollar amount
City of High Point, Downtown Incentive Program (High Point, NC: Community Development/Grant Administrator, 2015), 1
Ibid.
12 City of High Point, Development Incentive Grant (High Point, NC: Community Development/Grant Administrator, 2015), 2
13 Ibid.
14 City of High Point, Office/Industrial Incentives Policy (High Point, NC: High Point Economic Development Corporation, 2011),
1, 3
15 Ibid., 1
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under the capital investment policy, the current policy does not offer any additional incentive for
firms to locate in this area.
While the city does not refer to any of its incentive recipients as “small-scale,” funding has
benefited some relatively small projects such as BuzziSpace’s renovation of a historic textile mill
south of the study area. A high concentration of recipients remains clustered around office parks
in more affluent North High Point that emerged as greenfield sites during the city’s growth in the
1990s. While a revised incentive map shows an increase in projects, as well as a greater variety
of manufacturing types falling within the city’s definition of “South High Point,” projects in that
part of the city, are more scattered, in part due to available sites. In addition, few interviewees,
including none of the current businesses surveyed, have directly interacted with these policies.

E. North Carolina Building Reuse Program Match

The city currently matches 5% of state-offered Building Reuse Program grants, and suggested
looking at this program as a potential model. Currently, the North Carolina Department of
Commerce uses the program to subsidize the redevelopment of buildings in more distressed Tier
1 and Tier 2 counties. To qualify, buildings must be vacant for a minimum of three months or
have tenants who intend to redevelop vacant parts of buildings they already occupy. The
program requires recipients to demonstrate building upfits and create a minimum of ten new
jobs. The program then allocates up to $12,000 per job, with the locality matching a small portion
of the total. In addition to job commitments, the recipient must meet the county’s average wage
levels, provide 50% of health insurance costs, and operate in a priority industry such as
manufacturing.
In part due to the county’s occasional Tier 3 status, the program has only been implemented in
the city twice. A branch plant looking to locate in the adjacent Southside neighborhood has faced
difficulty applying for the program, as its lack of management jobs means it will not meet the
wages required by the state. In addition to the lack of management positions, a small factory that
meets the program’s requirement for ten or more workers may simply not start out paying the
required wage, especially considering the other financial issues small-scale manufacturers face.
Finally, many small-scale manufacturers simply will not meet the ten-employee requirement.

VI. Applicable Case Studies
The city asked for a review of several programs run by other municipalities that may be adopted
to address challenges small-scale manufacturers and Southwest High Point face. External case
studies of multi-pronged, targeted incentive policies include Las Vegas, Nevada, and Oakland,
Maryland, as well as a variety of midsize cities and small towns in North Carolina.
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A. City-Run Examples
Las Vegas Visual Improvement Program
Las Vegas, a city dominated by transitory spaces similar to the High Point Market and also looking
to activate its core neighborhoods, implemented a Visual Improvement Program (VIP) somewhat
similar to High Point’s façade grants. However, the Las Vegas program offers more funding to
individual recipients, and it has seen far more use.
The VIP provides assistance for “significant exterior improvements” that reduce blight, catalyze
the surrounding area, and bring properties up to code. The program rebates up to 50% of
applicable project and renovation costs and can reach up to $25,000. 16 Funding is awarded on a
first-come, first-serve basis and must receive direct city council approval. 17 The grant is fully
funded by tax-increment financing (TIF), a mechanism harder to implement in North Carolina. 18
However, the city could consider a synthetic TIF in an area such as the Southwest Quadrant
instead. 19
The program mandates a number of eligibility requirements that include stringent legal and
design standards. As in High Point, the property must occupy a designated district, and the
program excludes a number of uses. 20 Participants must also demonstrate an inability to make
needed renovations without the assistance of the grant, and the application ties the grant more
directly with a workforce component by requiring job creation estimates and wage numbers. 21
In its early stages, the VIP helped small businesses open in the city’s Downtown and played a
significant role in the area’s overall revitalization. 22 New businesses often faced high costs in
renovating spaces such as old laundromats, and the program provided the final step needed to
make them more visible and viable. 23
In the past, Las Vegas has supported this program by aggressively funding it and combining it
with other efforts. 24 For example, a bar that received assistance also had its one-time license fee
waived. 25 In fact, the city waived $540,000 in licensing fees for a number of bars to spur activity
in the downtown area between 2010 and 2013. 26 Along with waiving fees, the city provided
City of Las Vegas, Visual Improvement Program, ED-0021-06-17RS (Las Vegas, NV: Economic and Urban Development
Department, 2014)
17 Ibid.
18 Conor Shine, “City’s redevelopment grants meeting their mark, helping businesses
open downtown,” Las Vegas Sun, February 19, 2013, https://lasvegassun.com/news/2013/feb/19/citys-redevelopment-grantsmeeting-their-mark-help/
19 Kara Millonzi, “What is a Synthetic Project Financing (aka Synthetic TIF?)”, Coates’-Canons: NC Local Government Law, April 5,
2013, https://canons.sog.unc.edu/what-is-a-synthetic-project-development-financing-aka-synthetic-tif/
20 City of Las Vegas
21 Ibid.
22 Shine
23 Ibid.
24 Ibid.
25 Ibid.
26 Ibid.
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support services such as free site visits to determine steps needed for code compliance, a lowcost option that High Point currently offers. 27
Oakland, MD Business Incentives
Oakland, MD, provides specifically tailored incentives for new and existing downtown businesses.
This assistance may include the reduction or elimination of taxes, utility fees, business association
fees, advertising costs, and water and sewer connection fees, along with funds for façade
improvements and new signage. 28 Applicants must provide a professional construction quote as
well as job creation and retention numbers in the application, which the mayor and town council
then approve on a case-by-case basis. 29 Oakland has less than 2% of High Point’s population, so
implementation in High Point may need to take place at a more localized level.
Chatham County, NC Incentives
Following extensive community engagement and collaboration with entities such as UNC’s Kenan
Institute in 2009, Chatham County initiated a policy that implements a point system to determine
incentive amounts for new and existing businesses. 30 The system allocates points to 20 factors,
including capital investment, new jobs, wages, environmental benefits such as LEED certification
or building reuse, and workforce benefits such as health insurance and vacation. 31 The incentive
is performance-based, with total compensation based on the cumulative point total.
Local practitioners have found the program appealing because it prioritizes local assets. For
example, additional points for building reuse and local sourcing that ultimately lead to higher
incentive amounts have led to companies making decisions based on those criteria and could
inform similar policy for directing investment to Southwest High Point. 32 For instance, instead of
allowing companies to meet lower thresholds if they locate in South High Point, the city could
increase incentive amounts for companies that meet goals such as upfitting buildings in the
Southwest Quadrant or sourcing from local supply chains.
Durham, NC Incentives
Since 2001, both the city and county of Durham have tied performance-based incentives with
living wage standards. 33 They have also incorporated local workforce development, with an
agreement prioritizing a local employment agency in recruiting and referring job applicants. 34
Rather than mandate local hiring, the policy relies on “good-faith” principles. It also documents
referrals from the agency and the final outcome of local applications, which allows for the city to
retain information on skill needs and the effectiveness of local training. 35 Durham’s larger-scale
Shine
“Incentives,” Greater Oakland Business Association, accessed March 5, 2020, https://www.oaklandmd.com/incentives.html
29 Greater Oakland Business Association
30 Nichola Lowe, “Chatham County Case Study,” NCGrowth, accessed March 5, 2020,
https://ncgrowth.unc.edu/index.php/chatham-county-case-study/
31 Ibid.
32 Ibid.
33 Lowe, “Durham County Case Study,” NCGrowth, accessed March 5, 2020, https://ncgrowth.unc.edu/index.php/durham-citycase-study/
34 Ibid.
35 Lowe
27
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incentives may offer lessons for High Point, especially since both cities have extensive workforce
needs and contrasts between different parts of the city.
Along with Durham‘s larger incentives typically used for capital investment or job creation, the
city’s Retail and Professional Service Grant has provided a $15,000 match for interior
improvements. 36 As with many programs, recipients must be located in designated districts. 37 Of
relevance to High Point, this grant requires that businesses remain open five days per week and
during both lunch and dinner hours. 38 Durham also provides façade and sign grants. 39
Columbia, MO Business Loop
The Columbia Loop has made a detailed effort to follow a 2019 Smart Growth America smallscale manufacturing assessment. Smart Growth America’s top recommendation for Columbia
called for a clear vision, followed by catalytic partnerships, predictable and transparent
processes, branding and programming, and business development support. 40 The city has begun
to implement many of these suggestions as well as a distinctive district-oriented approach to the
area, whose decline as a primary commercial gateway to Downtown Columbia occurred as a
result of Interstate 70’s construction. 41
Columbia differs from High Point due to the city’s geographic isolation and status as a flagship
state university town, but the Loop offers lessons for any place looking to implement a spatiallyfocused small-scale manufacturing-based redevelopment strategy. The Loop excels the most in
terms of marketing and has a one-stop, user-friendly website that ties the area’s many parts
together. There, the Loop provides access to resources that include a neighborhood business
directory, a current list of available spaces, event schedules, links to relevant economic
development and planning documents, and open demographic, retail market, and traffic data. 42
Along with the website and clear branding, the area’s status is further legitimized through a
Community Improvement District (CID) that was approved by referendum and funds investment
in the area through a half-cent sales tax. 43 The CID has produced a corridor plan, and as a result
of the assessment, Columbia has helped scaling makers overcome barriers such as lack of visibility
and unequal access to community assets and business infrastructure. Since then, the city’s
broader COMO Makes platform has initiated a directory to survey and promote both scaling, nonartisan makers, and available support resources. Through aggressive marketing, COMO Makes
has made this platform open and accessible in order to better identify small-scale
manufacturers. 44

Ibid.
Ibid.
38 Ibid.
39 Ibid.
40 “Small-Scale Manufacturing Report,” The Loop, May 6, 2019, http://theloopcomo.com/small-scale-manufacturing-plan/
41 “Learn,” The Loop, accessed April 7, 2020. http://theloopcomo.com/learn/
42 The Loop, accessed April 7, 2020, http://theloopcomo.com
43 Ibid.
44 “Makers Registry,” Como Makes, accessed April 7, 2020, http://comomakes.com/makers-registry/.
36
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B. Additional Examples by Theme
Along with the initial case studies, interviews and literature introduced us to several additional
cases with takeaways relevant to High Point. We separate these into three broad themes that
focus on shared spaces, a district approach, and incentives, and financial assistance. There is
considerable overlap among strategies highlighted in these case studies.
Affordable and Suitable Spaces
Many successful place-based small-scale manufacturing practices involve shared spaces, which
in turn frequently overlap with other policies and efforts. Common themes here include the
provision of affordable production space, a collaborative environment, a significant placemaking
component, and additional programming that provides assistance to tenants. Practices
surrounding these spaces are especially important due to the fact that small-scale manufacturers
frequently face barriers to developing or expanding their own spaces and may rely on shared or
subdivided ones instead.
The Lowell Development and Finance Corporation (LDFC) in Lowell, MA, one of the nation’s most
historic manufacturing cities, leverages a partnership with a local university at the Umass-Lowell
Innovation Hub. This development provides low-cost space in two revitalized historic textile mills
to a variety of tenants, such as small-scale manufacturers that have been priced out of the Boston
market. 45 In addition, LDFC has a permanent office at the Innovation Hub and provides lowinterest loans to tenants who scale out of the space but commit to staying in the area. 46
Philadelphia’s MaKen Studios is one of the most relevant larger projects and includes two
repurposed buildings that support small-scale manufacturers ranging from artisanal production
to furniture fabrication. Owner Shift Capital specifically views its redevelopment of underutilized
properties as a way to restore economic opportunity and seeks to make the city’s Kensington
neighborhood a destination. It has coordinated its investments in the area to work with
neighborhood efforts and has collaborated with the city on initiatives such as parks and safety.
After Shift Capital faced barriers in renting to non-credit tenants and found even CDFIs
conservative in providing capital access, it leveraged creative financing that included secondary
loans from the Philadelphia Industrial Development Corporation and Local Initiatives Support
Corporation to supplant one from a traditional bank. 47
MaKen Studios is also one of several successful small-scale manufacturing spaces featured in the
Urban Manufacturing Alliance’s 2019 “All About the Jobs” report, which provides details that
include zoning, tenant mix and targeting, the contributions required from local governments to
make these spaces work, and what the spaces charge for rent. At MaKen studios, rents will start

Todd Feathers, “Inside Lowell’s Canal Street, startups are working on the next big thing,” Lowell Sun, December 3, 2017,
https://www.lowellsun.com/2017/12/03/inside-lowells-110-canal-st-startups-are-working-on-the-next-big-thing-video/
46 Ibid.
47 “Financing small businesses shouldn’t be so damn hard. Here’s why.” Shift Capital, accessed April 30, 2020,
http://shiftcapital.us/2020/03/06/financing-small-businesses/
45
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at $12 per square foot, affordable for the Philadelphia market but higher than rates as low as $6
per square foot at similar spaces in cities such as Indianapolis and Pittsburgh. 48
The two-acre Brick City Makes in St. Louis was intended to only house small-scale manufacturers
looking to scale and did not view itself as an art space or incubator. 49 While this space may appear
as an ideal case study, its struggles present cautionary lessons for High Point. The project began
as a partnership between a prominent small-scale manufacturing nonprofit and a respected local
community development corporation. 50 In addition to the partnership between engaged groups,
the project had the benefits of a structurally sound building, financial support from the city,
significant media exposure, and strong interest from potential tenants. 51 However, prelease
requirements from lenders that are typically difficult to fulfill with small-scale manufacturing
tenants as well as other funding obstacles have led to difficulties in completing the project. 52
Brooklyn’s nonprofit Greenpoint Manufacturing and Design Center actively specializes in smallscale manufacturing such as custom fabrication and emerged as a result of raising $8 million in
public and private capital to repurpose a neglected industrial building. The center now owns six
buildings and engages in coalition building, industrial policy advocacy, promoting its model at
conferences, and technical assistance to communities. 53 As with many similar spaces, the space
provides long-term affordable rents by charging what it takes for the property to break even. 54
The center, in turn, prioritizes renting to established small-scale manufacturers, as opposed to
“makers,” at 15-20% below market rate. 55 While small-scale manufacturing metrics are generally
difficult to obtain, the center’s reporting suggests that most people employed there are full-time,
with higher quality jobs than the local service sector. 56
As with Greenpoint, the Industrial Council of Near-West Chicago administers shared production
space and also performs a wider community development role. Its Maker City incubator offers
416,000 square feet in a historic 1890s building for small-scale manufacturers. Maker City sits as
a centerpiece of the Kinzie Corridor Planned Manufacturing District, which relies on zoning to
preserve affordable modern industrial space and well-paying jobs for people from all
backgrounds. The council also collaborates with the Illinois Small Business Development Center
and provides human resources consulting through its Workforce Development Department. 57
48

“All About the Jobs: Eight Mission-driven Industrial Developers on How Their Spaces Anchor Manufacturers and Support
Local Economies” Urban Manufacturing Alliance, November 2019, https://gmdconline.org/wp-content/uploads/UMA-AllAbout-the-Jobs-Report-Final-1.pdf, 22, 35, 73
49 “Brick City Makes,” accessed April 30, 2020, http://brickcitymakes.com and Amanda Kolson Hurley, “What Should Cities
Make?” CityLab, February 20, 2017, https://www.citylab.com/life/2017/02/what-should-cities-make/516894/
50 Ibid.
51
Urban Manufacturing Alliance, 65
52 Ibid.
53 “About,” Greenpoint Manufacturing and Design Center, accessed May 21, 2020, https://gmdconline.org/about-2/
54 Urban Manufacturing Alliance, 51
55 Ibid., 52
56 “2019 Tenant Survey Report,” Greenpoint Manufacturing and Design Center,” accessed April 30, 2020,
https://gmdconline.org/wp-content/uploads/GMDC-Tenant-Survey-Report-2019.pdf
57 “About Us,” Industrial Council of Nearwest Chicago, accessed May 21, 2020,
https://www.industrialcouncil.com/overview.html
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Finally, some more traditional industrial makerspaces provide inclusive opportunities for
participants that High Point could look to emulate at spaces such as Plant 7. Along with activating
a key gateway with placemaking interventions, Forge Greensboro provides volunteer
opportunities for those who cannot afford fees and free membership for certain groups. The Tech
Valley Center of Gravity, supported by significant state and local grant funding, activates a
prominent commercial block in Downtown Troy, NY, with a manufacturing incubator and
prototyping space that includes equipment such as CNC machines. Along with the space
providing general low-cost access, groups such as local students may qualify for free admission. 58
Context-Sensitive District Approaches
Several recommended examples demonstrate various district approaches that offer placemaking
and branding lessons for Southwest High Point. As discussed earlier, the Loop in Columbia, MO,
most directly follows the recommendations from a Smart Growth America report. While several
shared spaces also arguably fill a district role by coordinating with the surrounding neighborhood
or controlling enough space to qualify as districts of their own, this section examines more
organic district approaches and facilitating interventions.
Zoning offers one way to indirectly support a district approach. Nashville recently implemented
an “artisan manufacturing” ordinance that allows for mixed production spaces that can coexist
with a limited amount of residential. Chicago’s Planned Manufacturing Districts, such as the
Kinzie Corridor, also have specific zoning practices that encourage manufacturing but allow for
compatible uses such as retail if products are made on-site. It also allows for offices and
restaurants below a certain square footage. 59
Shelby, NC, has coordinated its recent success by embracing unique assets. After early Main
Street efforts and years of stagnation following the loss of textile jobs, the city realized that it had
to go “all-in” and fully leverage its music history as its strongest asset. 60 Today, the city’s historic
courthouse has been painstakingly restored as the Earl Scruggs Center, named for the bluegrass
musician, and a historic movie theater has become a vibrant performance space. 61 This, in turn,
has led to a variety of small businesses filling gaps in the city’s Downtown and a place once
perceived as on the “wrong side of the Charlotte region,” attracting visitors after a 38-year effort.
The Asheville River Arts District occupies twenty-three historic industrial buildings along the city’s
French Broad riverfront. Along with tenants such as printshops that may classify as artisanal
manufacturers, the district’s diverse tenant mix also includes artist studios, music venues, parks,
and coffee shops. In the 1970s, a local businessman invested in the area and provided space to

“Tech Valley Center of Gravity,” accessed April 30, 2020, https://www.tvcog.net
“4 myths about the Kinzie PMD,” Industrial Council of Nearwest Chicago, accessed May 21, 2020,
https://www.industrialcouncil.com/uploads/2/9/7/4/29742265/4_pmd_myths__1_.png
60 David Perlmutt, “Finding the Music, Part 1: A town reaches into its past to fuel a revival,” Carolinas Urban-Rural Connection,
October 7, 2019, https://ui.uncc.edu/story/shelby-music-revival-earl-scruggs-carolinas-urban-rural-connection
61 Ibid.
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artists displaced from the city’s downtown. 62 When artists committed to stewardship of a space,
they obtained the ability to buy their own spaces from the original developer. At the same time,
other buildings in the district have been independently redeveloped and owned. 63 The district
has maintained an organic character that lacks scheduling and set hours and incorporates heavy
individual branding. At the same time, unifying themes include mentorship, artist-owned spaces,
and placemaking efforts such as events, maps, signs, and a user-friendly web presence.
Knoxville, TN, another city to receive Smart Growth America small-scale manufacturing
assistance, has a Mayor’s Maker Council led by a mayor-appointed board. The council and the
Knoxville Entrepreneurship Center, its fiscal agent, run the city’s Maker City initiative that serves
a community of artisans and small-scale manufacturers. The council has a dedicated web
presence with a redesigned online directory and addresses government policies and regulatory
issues. 64 Moreover, the initiative aspires to help makers earn an independent living. 65
The Carolina Textile District in Morganton, NC, connects design clients with a consortium of
textile producers that provide customizable and quickly responsive production. 66 Clients often
seek “crafted production” not offered by mass producers and tend to be young, have significant
capital, and sell directly to consumers. 67 The initiative began in 2013 because of increased
interest in American-made textiles and looks to transfer the region’s textile knowledge to a new
generation. 68 In addition, the district seeks to use the region’s textile legacy to grow companies
that “contribute to just and equitable economies.” 69 A similar model could potentially apply to
small-scale manufacturers in High Point’s furniture and home furnishings industries.
Innovative Financial Assistance Tools
A number of cities provide incentives and lending programs that may assist small-scale
manufacturing and associated developments in Southwest High Point.
Lowell, MA, has several programs that may be of interest to High Point. The city administers a
Downtown Venture Fund that collaborates with nine lenders to support targeted value-added
improvements in the business district. Loans can reach as high as $100,000 and require no
payments in the first year. 70 The city’s Neighborhood Improvement loan funds 30% up to $50,000
of the project’s appraised value upon completion. This amount can apply to both acquisition and
renovation costs of commercial properties that may include some residential. 71 Past city projects
“History of Asheville’s River Arts District,” Asheville River Arts District, accessed May 21, 2020,
https://www.riverartsdistrict.com/history/
63 Ibid.
64 “About,” The Maker City, accessed April 30, 2020, http://themakercity.org/about
65 Ibid.
66 “About,” Carolina Textile District, accessed April 30, 2020, https://www.carolinatextiledistrict.com/about
67 Ibid.
68 Ibid.
69 Ibid.
70 “Downtown Venture Fund,” Lowell Development and Finance Corporation, accessed April 30, 2020,
http://www.ldfc.org/down-town-venture-fund
71 “Neighborhood Improvement,” Lowell Development and Finance Corporation, accessed April 30, 2020,
http://www.ldfc.org/neighborhood-improvement
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include successfully land banking Downtown buildings, collaborative loan pools for building
restoration, and a historic preservation fund. 72
As discussed earlier, Lowell provides loans of up to $100,000 at a 3% interest rate for businesses
that scale from the U-Mass Lowell Innovation Hub and stay in the city’s core. In addition,
businesses that scale from the city’s Lowell Makes programming are eligible for $25,000 Launch
in Lowell loans if they remain in the city. Eforall, a nonprofit that focuses on disadvantaged
businesses in overlooked cities, also qualifies participants for similar loans in Lowell.
Portland, OR, has several programs that are relevant to Southwest High Point. Its Commercial
Property Redevelopment Loan program fills the gap between available bank financing and
project costs in eligible parts of designated districts. Program applicants must incorporate historic
preservation, transit-oriented development, green building practices, an equity component, or
job growth and retention in a targeted industry in order to qualify. 73 Most real estate costs are
eligible, but the project must be both “shovel-ready” and occupy less than 50% of its building. 74
Something similar could apply to spaces in High Point, such as the row of storefronts on West
English Road near Cohab Space.
The city’s Prosperity Investment Program offers TIF resources, something High Point could
emulate with a synthetic TIF to fund small property improvements and provides technical
assistance to associated businesses. Awards are targeted to take place where investment
otherwise would not and based on social equity goals that include employment access, building
healthy communities, and wealth creation for low-income communities and people of color. 75
Portland’s Affordable Commercial Tenanting program seeks to reduce barriers for
underrepresented businesses and provides space to businesses that offer needed goods or
services to a community. The initiative is often coordinated with affordable housing initiatives
and city-owned spaces, and it occasionally includes additional incentives such as reduced rent,
tenant improvement contributions, and technical assistance. 76 A similar model could potentially
apply to supporting neighborhood-oriented businesses in the Southwest Quadrant.
Motor City Match in Detroit is a citywide program that competitively matches businesses who
need suitable spaces with property owners. Smart Growth America featured this in its High Point
assessment, and a smaller program could cover some of the gaps in the Southwest Quadrant.
The program is a partnership between the City of Detroit, the Detroit Economic Growth
Corporation, the Economic Development Corporation of the City of Detroit, and HUD. It also
“Past Projects,” Lowell Development and Finance Corporation, accessed April 30, 2020, http://www.ldfc.org/pastprojects#since-1975
73 “Commercial Property Redevelopment Loan Program,” Prosper Portland, accessed April 30, 2020,
https://prosperportland.us/portfolio-items/commercial-property-redevelopment-loan-program/
74 Ibid.
75 “Prosperity Investment Program,” Prosper Portland, accessed May 21, 2020, https://prosperportland.us/portfolioitems/prosperity-investment-program-pip/
76 “Affordable Commercial Tenanting Program,” Prosper Portland, accessed April 30, 2020,
https://prosperportland.us/portfolio-items/affordable-commercial-tenanting/
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receives support from CDFIs and various foundations. The program’s one-stop website includes
resources such as design guidelines, market data, sample lease forms, and business support
services. 77 The program also provides sizeable matching grants, business loans, and construction
loans. 78 If a building is already secured, Motor City Match still provides businesses with other
forms of assistance. 79 Projects must provide benefits to low or moderate-income persons and
remove blight, and women or minorities own most business recipients. 80
In North Carolina, Wilson has several relevant programs that overlap with other planning efforts
such as Whirligig Park, the Gig East coworking space, and Greenlight Community Broadband,
which provides free or low-cost internet access to public housing residents and schools, as well
as Downtown businesses. The city’s Municipal Service District Incentives include Architectural
Assistance, a Building Improvement Reimbursement Grant, a Downtown Development
Redevelopment Incentive Grant, and a Façade Grant. These programs prioritize “pedestrianoriented businesses,” and the total amount of funding means that the programs sometimes only
have one participant at a time 81 In addition to the city’s incentives, Wilson Downtown Properties
purchases or receives donated properties and then sells them to viable businesses.
Shift Capital in Philadelphia, which owns several spaces including MaKen Studios, lists three steps
for how cities can support small businesses overlooked by traditional banks and that are located
in targeted corridors or sectors such as manufacturing. Steps include leveraging foundation
support for first-loss guarantees, increasing direct support for businesses through matching
grants or subsidized space, and focusing on a corridor or multitenant building approach instead
of large incentive deals. 82

VII. Interview Takeaways
Interviews with existing small-scale manufacturers, community stakeholders, and local leaders
and practitioners prove key to understanding the vision and needs of those in High Point and its
Southwest Quadrant. Many of the results confirm findings from literature and ultimately inform
our final recommendations.

Leveraging High Point’s Existing Assets

The furniture market dominates the city’s core and leads to unique spatial patterns. It also serves
as a magnet, and whether prompted or not, the furniture market and a few other assets such as
High Point University and the area’s existing infrastructure emerged in nearly every interview.

“Motor City Match,” accessed April 30, 2020, http://www.motorcitymatch.com
Ibid.
79 Ibid.
80 Ibid.
81 “Municipal Service District Incentives,” Historic Downtown Wilson, accessed April 30, 2020,
https://www.historicdowntownwilson.com/incentives-for-the-municipal-service-district/
82 Shift Capital
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Some see the furniture market as the area’s only natural advantage and opportunity for growth,
even though the furniture market’s urban dominance paradoxically means that High Point cannot
compete with more established vibrant downtowns in nearby Greensboro or Winston-Salem.
However, its presence leads to the existence of physical assets such as small-scale subcontract
manufacturers who are able to assemble things quickly. The furniture market’s increased design
focus may also represent a way to support more design-build opportunities locally.
Unlike even the largest design events in New York City, High Point provides instant access to a
customer base looking to buy. Because Southwest High Point sits relatively close to the furniture
market footprint, spaces there could have the potential to attract large numbers of visitors. In
fact, the High Point Market Authority has engaged in some recent conversations with Cohab
Space and a small group of showroom exhibitors looking to expand the “market experience” to
include more year-round retail activity specifically within the Southwest Quadrant.
Some expressed interest in the furniture market, directly incorporating more local small-scale
manufacturers into its showrooms. One interviewee described a growing trend in large
companies that want to source from smaller producers and senses that the furniture market may
move in this direction due to widespread interest in “all things local” as the wave of the future.
While the Market Authority has begun to play a more direct role in community-oriented
programming such as concerts and already provides educational opportunities to college
students, some see a need for the furniture market to further engage with the community and
create pathways for youth interested in furniture making and design, especially since the Market
Authority is tax-supported.
Future ideas concerning the furniture market include reaching out to international visitors
looking for an affordable point of the U. S. market and providing assistance with work visas if
they choose to make their product in High Point. The city could also market to small-scale
manufacturers at other furniture shows who might not be able to afford to participate in the High
Point Market but could still benefit from the home furnishings ecosystem in the area.
Currently, more localized showroom spaces such as the Mill Village Collective get a fraction of
the traffic of the actual furniture market despite showing product of arguably the same quality.
In addition, one interviewee noted a continued “make it, or you don’t” attitude that rewards
existing, connected manufacturers, and he believes the city will have to give small-scale
manufacturers more opportunity in order to take advantage of this strategic location.
Plant 7 intends to further leverage the city’s home furnishings assets as a magnet for small-scale
manufacturing. Along with its industrial co-working space, Plant 7 will provide retail spaces that
expand High Point’s current strengths into more year-round activity. Plant 7 also hopes to engage
with more people from High Point University and retain more graduates near the city’s core.
The furniture market and the area’s manufacturing legacy have left the Southwest Quadrant and
its immediate surroundings with several unique buildings, and several interviewees mentioned
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the city’s historic architectural stock as an asset of its own. Other physical assets in the area
include convenient road and highway connectivity, the railroad, and additional infrastructure
needed to support small-scale manufacturing-based redevelopment efforts. Many see potential
for the city to become a regional leader as it blends its continuing manufacturing legacy and
knowledge base with its urban fabric.

Existing Small-Scale Manufacturing Scene

While the furniture market continues to dominate the city, and large-scale manufacturing has
diminished across the region, interviews confirm significant small-scale production and
institutional knowledge that has the potential to grow in the Southwest Quadrant.
As the regional narrative suggests, High Point has lost a significant number of manufacturing jobs,
particularly in large-scale case goods production. In addition to declines in manufacturing, retail
has also seen a decline since the city’s peak of four or five large retailers who “sold to everyone
east of the Mississippi.” Today, only one of these retailers remains and tends to oppose the return
of other year-round retail to the area.
However, the area has several emerging place-based manufacturers and a resurgence in
“makers” such as fine woodworkers looking to scale. In fact, many interviewees have been
attracted to High Point from other parts of the country and value the city’s legacy in the
furnishings industry, ability to provide a strong customer base, and potential to make an impact.
A service provider experienced in the local small business landscape noted how their smaller
manufacturing clients in High Point tended to be in related fields such as furniture repair, custom
upholstery, fabric, and leather and had stepped out of larger companies to start their own
businesses. Many of these remain in the hobbyist phase and will require significant efforts to
identify and expand.
Many think the local small-scale manufacturing scene could explode but will require more
coordination than what currently exists. For example, connections between designers and
contract producers appear challenging, and at least one business owner sees the need for a datadriven way to connect the two. Unique pieces operate across the area, yet their visibility suffers
due to the lean and quiet character of small-scale production and entrepreneurs too busy with
production to more aggressively market their product. The local supply chain is an asset with
enormous potential but is currently geared toward large furniture market-oriented customers as
opposed to one-off orders from small-scale producers. Finally, some manufacturers with
expertise in quick assembly for the furniture market may not even think of themselves as
manufacturers. Many moving parts to the process, including the need for greater visibility and
marketing of what is already there, remain in flux. Some mentioned Plant 7 as an initial bridge
between disparate actors that can create the visibility that small-scale producers need.
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Land Use and Real Estate

Due to both the city and Southwest Quadrant’s unique spatial structure, land use, and real estate
form one of this project’s greatest challenges and one expert believes the specific spatial and
vacancy context makes High Point unique.
Property values create one of the greatest general obstacles to development in High Point’s core,
as companies buy and build showroom space as advertising rather than for traditional
development purposes. This effectively shuts out local businesses. While this market dynamic
may shift interest to relatively affordable real estate in the Southwest Quadrant, this does not
necessarily lead to desired results.
For example, some perceive that the Southwest Opportunity Zone has led to speculation in the
area. Showroom and Opportunity Zone-related interest increased the asking price of one
property to $2.2 million after its listing at $1.8 million for over more than three years. In addition,
the Opportunity Zone may only reward investors with significant existing capital and an ability to
hold property guaranteed to grow in value over a long amount of time. Despite the potential for
Opportunity Zones to drive investment to economically distressed areas such as Southwest High
Point, their lack of direct benefit to small businesses may, in fact, stand as an additional barrier.
Some expressed concern over other real estate speculation in the Southwest Quadrant. Although
the area remains affordable for now, a perception exists that developers and landlords have
rapidly bought properties in the area, potentially as a result of the Smart Growth America report,
and the stadium also has spurred increased development interest in the Southwest. Currently,
some business people who have not participated in real estate development have become
involved in the Southwest Quadrant. As such, the city has provided new developers with tailored
assistance. However, some interviewees expressed concern over the city’s ability to consistently
provide this type of tailored assistance.
Development that complies with a set vision for the area may require significant funding and site
control. As of now, the city owns several properties, including two that respectively encompass
3,000 and 1,500 square feet. Since the city owns property in the area, it can make additional
demands as it sells or rents property, or provides assistance to businesses or developers.
While zoning, permitting, and code enforcement surfaced in a few conversations, no one
interviewed encountered those as direct barriers. However, abandonment of other buildings in
the Southwest Quadrant continues to lead to issues such as a perception of crime and an overall
stigma. In addition, surrounding neighborhoods have seen increased demand for seasonal
showroom zoning because of rent pressures from the furniture market, which may restrict more
productive year-round uses.
Small-scale manufacturing has the potential to align with other planning efforts in the
surrounding areas, such as an evidence-based, data-driven neighborhood development effort
that may take place in the nearby Southside neighborhood. In addition to distress, the city wants
to target neighborhoods based on factors such as infrastructure and ability to implement the
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type of intervention that would lead to the greatest return on investment. The small-scale
manufacturing project may be too large to qualify for this effort, but overall efforts in the
Southwest Quadrant would still stand to benefit from it.
Many who believe redevelopment of the area starts with real estate expressed concerns with
visioning. While revitalization will require significant investment and the availability of suitable
properties to small-scale producers, the community will have to determine what kind of
development model it wants. If developers who ultimately want a certain return on investment
and charge typical market rents get to control the area, some see it as becoming “just another
place.” Furthermore, “market rate” itself appears difficult to define in High Point’s core,
especially when considering the area’s extremes. While the city would benefit from the tax
dollars, small-scale manufacturers and residents would benefit from more affordable and
regularly-used property. Conventional development practices may not distinguish the area and
may create disadvantages regarding the city’s ability to encourage the type of small-scale
manufacturing investment that aligns with the Smart Growth America report.

Financial Barriers

Along with land use and real estate challenges, interviewees suggested that capitalization and
upfront investment are some of the most significant barriers for small-scale producers in High
Point.
Many of the smallest, homespun manufacturers looking to scale or even turn a hobby into
something more lucrative face particular challenges in accessing capital. Larger banks do not tend
to lend money for small, one-off amounts needed for these types of businesses to expand. At the
same time, these businesses often remain unaware of alternative capital and lending resources,
such as community development financial institutions (CDFIs).
One business owner saw a number of small-scale projects as too small for the “big project guys,”
yet too large to be considered small or disadvantaged. Although this interviewee’s business has
received significant social media support, this has yet to translate into adequate cash flow. In
addition, similar manufacturers who engage in activity that correlates with furniture markets see
enormous fluctuations in cash flow and inconsistent order sizes as a particular challenge.
Interviewees envisioned a number of potential future capital resources to leverage in support of
small-scale manufacturing. Municipal or even furniture market-driven funding could apply to
angel funds or loan pools specifically geared toward small-scale production. Due to seasonality
in finances, often presenting a particular challenge to small-scale manufacturers, another
solution could involve an easily accessible low-interest line of credit to help businesses get
through temporary lows. Other solutions include pooling resources such as seed capital for smallscale producers and employing city or other resources to find ways to connect parties.
Alternative ideas for the city to provide direct financial assistance include grants for expansion,
and since the city currently sources from all over the country, it could bring more small-scale
manufacturing businesses into bids for city contracts. The city has recently evaluated contracts
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with regard to equity and inclusion, which suggests an interest to branch out and, potentially,
form a pathway that can eventually support a more diverse group of manufacturers.
The city also might collaborate with two external capital resources: Piedmont Business Capital
and the Piedmont Triad Regional Council (PTRC)’s Business Investment Fund. Piedmont Business
Capital, a regional CDFI, already works closely with stakeholders such as GTCC but does not have
a presence in High Point. However, the CDFI has many potential clients in the city and has
provided technical assistance in coordination with service providers in the past. One initiative
similar to High Point’s homebuyer program has worked with the Welfare Reform Liaison Program
to grant $5,000 to people below the poverty threshold if they participate in training and generate
a business plan.
The Business Investment Fund is a revolving loan program that provides support to small
businesses in the PTRC’s service area, and it has worked with entities such as the Southside
Neighborhood Association in the past. The loans have guidelines regarding land and equipment,
as well as flexible terms and rates. Despite the program’s flexibility, it has faced a perception of
unnecessary red tape. While the fund traditionally focused on more rural areas, it also has
supported more urban businesses such as breweries, coffee, and restaurants. PRTC would like to
see the loan pool reward higher-wage jobs, which includes manufacturing, but finds that the
Southwest area’s building stock presents an additional barrier. While PRTC can lend at a specific
rate, upfit costs remain unknown and may require pairing with additional programs such as the
state’s Building Reuse Program. PTRC also oversees EPA Brownfield Assessment funding that is
currently active in Southwest High Point, and it may be able to offer revolving loans for
Brownfield cleanup later this year.
A variety of stakeholders mentioned the direct financial risk associated with the Southwest study
area’s real estate. Small builders in the Southwest Quadrant face significant fiscal barriers to
initiating projects. Similar to the city’s homebuyer initiative to provide down payment assistance,
some see potential for an equivalent program to reduce upfront financial barriers for small-scale
manufacturers. However, the lending issue is easier to tackle in a homebuying program than in a
program for manufacturers with fluctuating needs. In addition, small-scale manufacturers in the
area need flexible, usable space but often face enormous risks with brownfields, crime, and limits
on what individuals feel confident to invest or that banks are willing to lend. This may represent
an area where the city could play a bridge role by providing additional loans or incentives or
connecting people with them. What a successful pro forma for these properties requires may
dictate the city’s contribution needed for much of the overall project to work.

Role of Incentives

According to interviewees, the efficacy of new incentives for small-scale manufacturers in High
Point’s Southwest remains uncertain. Specific issues regarding the size of small-scale production
businesses and the timing of when a business receives funding present significant barriers to
participation. As of now, traditional incentives appear to solve few of the needs expressed by
small-scale manufacturers.
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Many view funding timeframes as a barrier to benefiting from policies at the state and local
levels. For example, a business that used tax credits found that the credits took significant effort
to put in place and that tax incentives, in general, did not solve the business’s greatest challenges.
With capitalization as a significant barrier, benefits gained from tax reductions and applied to
future profits were risky when profit remained far from assured. In general, tax incentive or
performance-based funding may not help early-stage builders with limited resources, especially
if the credits require extensive knowledge and savvy to syndicate.
Some view the city’s traditional incentive practices as part of a spread-sheet analysis done to
drive employment with large companies such as Ralph Lauren. While they understand that the
city needs those jobs, they also see a diversity of small businesses as having a more resilient and
sustainable impact. However, it may prove more difficult for the city to assist individual small
businesses such as manufacturers, especially since many of these businesses employ relatively
few people and may be renters.
No interviewees discussed a need for forms of assistance such as fee waivers, although one
interviewee noted an undisclosed small town in North Carolina that recently had success stacking
permitting waivers with other forms of subsidy. One issue related to such one-off subsidies
concerns the precedent set when other properties or businesses expect similar treatment and,
thus, any such fee waivers may need to be implemented to only a limited extent.

Program Accessibility

Program confusion, red tape, lack of time, and, almost as importantly, the perception of those
factors have created barriers for people looking to participate in local initiatives. For instance,
the façade grant may have become lost among other programs and initiatives, and local leaders
have found many small businesses hard to reach due to owners only having the time to focus on
immediate results and making a living. Some admitted to not finding the time to look through
the city’s existing programs worthwhile, and many supported expanding or making existing
programs more accessible.
For more streamlined access to regional programming, the city could collaborate with free OSHA
resources and provide one source for safety training, a significant concern for small-scale
manufacturers. A wealth of other resources that could benefit manufacturers exists throughout
the area, and the city could provide opportunities to access lean initiatives or programs such as
NC State’s Industry Expansion.
Many expressed interest in a city staff position dedicated to its small-scale manufacturing efforts
in the Southwest Quadrant. This liaison position may take the form of a small-scale
manufacturing representative, ideally with existing experience in manufacturing, who could help
companies assess what new or existing program they may benefit from. This person could also
host workshops or events that simplify these programs and cater to small-scale manufacturers
specifically. A service provider noted that the library had sponsored a similar position in the past
and cited Forge Greensboro as an example with a city representative on hand to answer
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questions. As with the Columbia, Missouri project, the city could hire a dedicated “place
manager” position for the Southwest Quadrant.
One suggestion similar to Columbia’s efforts concerns an easily accessible one-stop sales and
marketing platform for anyone ranging from local small production businesses to consumers
looking to support them. High Point University’s community partnership with hundreds of
establishments to encourage student business by accepting passports and cross-branding with
the university has probably come closest to this in High Point, but that program focuses on typical
restaurants and retailers as opposed to small-scale manufacturers.
One final aspect of communication and accessibility involves the perception of accessible
funding. Regardless of what the city ultimately decides to pursue, clear communication of
available funding and the willingness of the city to make a sizeable commitment will prove key
to this project’s success. In doing this, one leader stressed that the city must communicate that
they are doing something different that is accessible to all and explain how that will happen.
According to them, only when small-scale manufacturers see the opportunity to become part of
something far more sizeable will the greatest number take part in this initiative.

Equity and Inclusion

In terms of equity and inclusion, interviewees suggested that a small-scale manufacturing
redevelopment strategy alone would not solve the economic and social effects that historically
marginalized populations and neighborhoods currently experience. Interviewees suggested that
potential jobs in small-scale manufacturing are unlikely to create widespread full-time
employment or guarantee high wages for all. In addition, historically, marginalized groups are
likely to feel even more acutely the barriers to capital discussed throughout this report.
All small-scale production businesses interviewed have white male owners and appear to hire
from within existing networks, and even some of the larger development projects may rely on
word of mouth to connect with potential users. Identifying minority-owned small-scale
production businesses has proven exceptionally difficult. Some interviewees acknowledged the
overall difficulty associated with connecting to historically disadvantaged businesses and believe
that successfully reaching out will rely on leveraging partnerships with historically trusted groups
such as the YWCA, the NAACP, or the High Point Minister’s Conference to engage with people on
the ground. One recent local success story has involved an effort between High Point University
and several trusted community partners that has led to increased Census participation from
historically marginalized communities.
One interviewee sees High Point’s racial divide as its greatest challenge, and another went so far
as to say that furniture has created a “caste system.” This system has made it difficult for those
not already in it and, particularly, African-Americans to succeed. Instead, it may reward people
with family connections in the industry and significant existing capital assets. Recent shifts, such
as city council demographics increasingly reflecting the city’s racial composition, and the increase
in conversations around equity and inclusion, have begun to shift this paradigm.
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Although neighborhood and community leaders do not often work with businesses directly,
discussions with leaders provide broader lessons for the city to make these efforts more inclusive.
For example, local Latinx-owned businesses have struggled with marketing and visibility, which
has led to some potentially manufacturing-adjacent ones in the food industry to fail. Many
successful Latinx-owned businesses would benefit from more training opportunities, and the lack
of Spanish language translation at city-run workshops has presented a significant barrier.
With regard to the small-scale manufacturing task force, interviewees suggested that the task
force could better reach its goals by diversifying its membership. While the taskforce is made up
of individuals from a variety of public and private entities, some interviewees suggested that the
task force is made up of “the usual suspects,” and saw the task force as too political, too reliant
on government officials and that it may function as a “gatekeeping” entity. As a result, it may not
fully reflect the needs of neighborhoods or businesses, and it could include a wider range of
participants. Past recommendations from Smart Growth America and Recast City also emphasize
the importance of inclusive planning and outreach.

Workforce Fluctuations and Potential for Collaboration

According to interviewees, while future workforce conditions remain unclear, current needs from
small-scale producers are relatively small and vary based on demand. The number of full-time
employees at all of the businesses surveyed is quite small, and few advertise on conventional job
sites. Staffing levels often fluctuate, and small-scale manufacturers may benefit from a pooled
workforce.
Staffing often fluctuates based on season and project size, with businesses struggling to hire
based on speculation and furniture markets, often leading to inconsistent production patterns.
One company, which appears similar to other small-scale manufacturers, employs the same parttime workers for seasonal peaks. It could not guarantee any permanent positions and would need
far more full-time job prospects for apprenticeships to make sense.
Some expressed interest in developing an independent, collaborative workforce as a solution to
these workforce fluctuation challenges. One solution for a flexible workforce, potentially trained
at Plant 7, would emulate the model set by building trades unions. The collaborative workforce
would be validated in a similar way to the union process and coordinated through an entity such
as Guilford Technical Community College (GTCC).

Shared Services

Many interviewees expressed interest in shared services that would benefit local small-scale
production businesses. These would vary from the shared high-tech production machinery at
spaces such as Plant 7 to smaller-scale equipment rental programs, which may include shared
equipment and forklifts that could be rented out to businesses based on demand. In one
manufacturer’s experience, the equipment supply available to small-scale producers in the city
is not always in the most serviceable condition. A private entity currently provides free Wi-Fi to
the furniture market area, and one interviewee inspired by Chattanooga’s high-speed internet
suggested the availability of a similar service in the Southwest Quadrant. Combined with
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affordable buildings, they see this as a draw to small-scale manufacturers, especially in an era
when people can work from anywhere. It would also provide a service to adjacent residents,
many of whom continue to lack digital access.

Shared Workspace

A type of industrial co-working space that charges affordable short-term leases appears to have
significant support in the community. For designers looking to connect with contract
manufacturers, Cohab Space already provides one potential model of this in the area, while Plant
7 will provide shared equipment and showroom access. Suggestions for a different shared
workspace may include individually leased spaces as well as flexible shared warehousing as a
solution to previously-discussed fluctuations in production.
Larger-scale staging and warehousing are a particular need for small-scale manufacturers and
one that a shared facility may help alleviate. For example, if a company needs to accommodate
large trucks but only for inconsistent large orders, a shared space may make more sense than
investing in inconsistently-used dedicated space that would be difficult to finance. The space
could have pooled loading docks, flexible storage space, and shared amenities such as material
handling equipment and forklifts. Considering the area’s unique spatial constraints, a shared
distribution hub would also save significant development costs for businesses. Economies of scale
would lead to reduced overhead, and as an alternative to incentives, the city (or another
potential owner that could still receive city support) would provide assistance through affordable
rents.
For many, the vision for this space appears similar to that created by a farmers’ market for smallscale producers, and it could provide a similar outlet to sell products. One interviewee equated
the space with coworking spaces, but it would have a greater capacity for on-site production and
storage than a traditional maker space would offer.
While Plant 7 represents a somewhat similar space, the project’s overseers hope the space
creates demand for its users to stay in the Southwest Quadrant after they have scaled. In turn,
the same businesses can return to Plant 7 to design and prototype products. The city could
partner with or leverage Plant 7’s efforts for increased development in the Southwest Quadrant
and encourage that type of symbiotic relationship in the area.

District Approach and Creating a Sense of Place

Many value a district-like approach to the Southwest Quadrant and support city interventions in
placemaking and infrastructure. Small-scale producers see the Southwest Quadrant as a gateway
to Downtown and have advocated for the city investing in connectivity such as sidewalks and
advertising the presence of small-scale producers there. Many have invested in placemaking
qualities on their own in or near the area, but visions do not always overlap. There is a persistent
need for something that ties existing interventions together, and many want the city to act to
increase the area’s overall “curb appeal.”
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While located adjacent to the study area rather than within it, Plant 7 has incorporated a variety
of measures that will activate the surrounding area. Along with a public year-round retail space,
Plant 7 will also operate the space as a showroom for the equipment maker itself. In addition,
the development will have a community space with a café as well as exhibits highlighting the
area’s manufacturing history.
All small-scale producers interviewed demonstrated the importance of placemaking components
in their businesses. Cohab Space activates the area through its reuse of a historic mill building,
with its patio and interior spaces showcasing products and providing a gathering place for the
community. Both Stabb Designs and SPLASHWORKS make innovative product designs and have
oriented their storefronts to promote their products and engage with the street. In short, many
businesses already prioritize physical interaction with their surroundings as part of their model.
Other sections also detail some visions for this area’s district-like potential with regard to shared
spaces, the furniture market, and addressing spatial challenges, but many have specific visions
for what they envision there. Some see significant opportunity for live-work spaces that could
accommodate a mix of artisans and small-scale manufacturers that could coexist with the
furniture market on a year-round basis. One vision includes a mixed-use hub of creative activity
that complements new development in the stadium area and could become the city’s “Maker’s
Row.” It would center around a shared production space and have placemaking interventions
such as a gateway arch and directory. Additionally, some noted how much already exists in the
Southwest but remains nearly impossible to perceive from driving around. Even those most
aware of the area’s acute challenges acknowledge the existence of some positive existing
investment in the area. One interviewee concerned about organic growth believes
neighborhoods are what naturally draw people to an area and that the city cannot “buy cool.”
That does not mean it cannot facilitate or support it.
With regard to the institutional knowledge and power of the furniture market, the area has the
potential to function as a new-wave district that draws from its industrial heritage, not unlike
how old industries such as garments still define parts of New York City and also continue to house
similar small-scale producers. Finding comparable district approaches that combine both a
downtown-adjacent context and small-scale manufacturing that activates the space with
significant job creation remains difficult. Interviewees suggested the case studies that range from
large complexes in major cities to districts with some level of artisan manufacturing activity most
noted for their cohesive form. One set solution certainly does not fit this area’s unique context.

VIII. Recommendations
Small-scale manufacturing and redevelopment in Southwest High Point remain overarching,
long-term goals with many moving parts. As of now, it does not appear as if small-scale
manufacturing will inherently lead to widespread permanent job creation or higher wages.
However, it can create opportunity in other ways, such as leveraging existing assets to create
more year-round economic activity that leads to increased local revenue and activates vacant
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spaces in the Southwest Quadrant. Since this project has focused on small-scale manufacturing
in the Southwest Quadrant, our recommendations focus primarily on small-scale manufacturing,
the Southwest Quadrant, and how both have the potential to intertwine in a human-scale way.

1. Contextually phase and sequence development
Ensuring that all of the moving parts to this process work together over a set period of time will
be pivotal to encouraging long-term small-scale manufacturing-based development in Southwest
High Point. The area must balance managing its massive size and levels of underutilization with
accommodating the needs of existing residents and businesses.
Bridge the gap between small-scale manufacturers and available space in the Southwest
The availability of usable, affordable space is a primary barrier that businesses face in the
Southwest Quadrant, especially with many potential occupants being renters. The city must ask
itself what it is willing to contribute to get properties online and what it will take to facilitate a
diverse set of production-oriented businesses to locate there in concert with other development.
Along with addressing how to synthesize those two sets of concerns, the city must more broadly
consider what it will take to convince businesses to locate in the Southwest Quadrant over other
places in the region.
Coordinate space
Some sort of shared space as an early anchor received significant support from interviewees. The
city should consider what it can offer to accelerate the growth and contribution of existing spaces
such as Plant 7 or Cohab Space to efforts in the Southwest Quadrant. Any existing or new spaces
that receive city support should be encouraged to communicate and coordinate with each other
to avoid oversaturating the area or replicating programming. For example, new spaces could
provide a larger physical footprint for tenants who scale into more independent production roles
from Plant 7 but are not yet ready to own or develop a space of their own.
The city itself would not have to run this entity, and case studies show many creative partnerships
in similar developments where the city still provides support. At the same time, cities have
offered low-interest loans to companies that scale from shared spaces and remain within a
certain part of the city; something High Point should strongly consider for businesses in the
Southwest Quadrant.
Leverage benefits of scale and site control
Dedicated production space addresses equity and access challenges in many ways. Economies of
scale and site control allow for the provision and preservation of affordable space that prioritizes
manufacturing over other uses such as large residential, retail, or showroom developments. The
associated stability actually helps to combat gentrification as well. While High Point is smaller
than the large cities in which many comparable spaces operate, the city should support or
encourage these types of spaces to offer rents not only affordable in comparison to furniture
market-driven extremes but also at a level that provides access to a diverse range of
manufacturers, including small businesses from the surrounding community.
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Consider land banking programs or ways to leverage site control
As with dedicated spaces, other forms of site control also allow for the city to get ahead on
visioning for the area. The city should consider partnering with Forward High Point in land
banking vacant or underutilized commercial properties around the Southwest Quadrant and
preserving those for future use by small-scale manufacturers. In the meantime, creative
programs could turn unused vacant lots over to neighborhood youth to activate with
placemaking interventions while the lots await future development. This would eliminate blight,
engage the surrounding neighborhood, and increase the area’s visual appeal. The city can also
commit to renting the small buildings it has recently purchased at low rates.
Implement context-sensitive zoning
The city can pursue zoning practices such as overlay or industrial mix designations that support
small-scale manufacturing and complementary uses but may ban unwanted uses such as
showroom space or large-scale residential projects. With the amount of space in the study area,
the city should remain open to non-manufacturing uses that provide a benefit to the surrounding
area, such as a grocery store. The city currently has significant power to direct the type of
development that it wants to see, and especially since Opportunity Zone investments have few
regulatory guardrails, municipal policies such as zoning play an increased role here.
Build from assets and fill the gaps
Because the Southwest Quadrant is currently such a massive area with considerable vacancy and
abandonment, the city should consider leveraging its unique small-scale manufacturing and
design strengths in furniture as one early part of the process. Many furniture-oriented spaces
already have made first moves in and around the Southwest Quadrant, and small-scale
manufacturers and even the furniture market have demonstrated some level of interest in
supporting more year-round development around Cohab Space. Furthermore, furniture and
related fields tend to play a major role in small-scale manufacturing everywhere and can have a
design sensibility that intersects with a strong retail presence and street activation.
However, the city should recognize that while leveraging assets may represent one way to fill
otherwise-vacant space, it is not a singular strategy. For example, the in-between blocks in
Downtown Shelby, NC, filled with small businesses as a result of the city leveraging unique local
assets, a practice that ReCast City also recommends for areas that have traditionally been
overlooked, and High Point could follow a similar model in the Southwest Quadrant.

2. Implement alternatives to traditional incentives
Current local incentive policy offers little direct assistance to small-scale manufacturers, who
often have limited time to look into incentives and face more immediate capital needs. However,
incentives can still help the Southwest area and, at least indirectly, small-scale manufacturers
there. For example, point-based incentive policies similar to those in places such as Chatham
County, NC, could reward context-sensitive larger manufacturers if they committed to building
reuse. Similarly, bonuses could also apply to companies that buy from the local supply chain,
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which is anecdotally a local strength. In addition, the city could further lower the required capital
investment amount for manufacturers in the Southwest. All of these would incentivize
development in the area in ways beyond simply allowing companies with lower wages to qualify.
No interviewees expressed direct interest in creative incentives or program stacking similar to
what Las Vegas did with its Visual Improvement Program, where it often combined well-funded
façade grants with fee waivers and assistance. However, similar programs would likely help in
the Southwest Quadrant if large enough. Due to the demands applicants face, incentive programs
must be clear, easily accessible, and have a demonstrable benefit for small-scale manufacturers
to apply.
Provide additional creative financing or lending options
Along with space, access to capital is one of the greatest barriers small-scale manufacturers face
in High Point. Solutions may include loan pools or low-interest lines of credit to help existing
manufacturers affected by furniture market-driven fluctuations and seasonal lows. Seed and
angel funds that may even build from furniture market resources also received support in
interviews. The historic manufacturing hub of Lowell, MA, offers several innovative low-interest
loans that support businesses that scale from shared local spaces or business development
programs and commit to staying in the city. High Point could implement something similar in
collaboration with new or existing shared spaces such as Plant 7 or through an entity such as
GTCC that could provide validation through training.
In addition, the city should consider further collaboration with regional entities such as Piedmont
Business Capital and the Piedmont-Triad Regional Council’s Business Investment Loans, the latter
of which may be eager to support more small-scale manufacturers.

3. Explore collaborative workforce and production pools
Inconsistent orders for large customers, furniture markets, and other events lead to extensive
fluctuations in labor demand for small-scale manufacturers in High Point. A collective, pooled
workforce trained at Plant 7 and validated at GTCC may gain the skills needed to work at a variety
of local production businesses and have the potential to fill gaps for small-scale manufacturers.
This would not solve the problem of furniture markets as peaks for many manufacturers but
would provide a dependable resource for inconsistent orders for large clients that many
manufacturers in the surrounding area frequently experience at other times of the year.
The idea for a collaborative production pool would follow the Carolina Textile District’s model
and offer a one-stop platform that connects designers with a consortium of local small-scale
manufacturers geared toward crafted production. A small-batch designer would simply submit
their idea through an online platform, and a local small-scale manufacturer would produce it
within a certain timeframe. This type of platform could bridge many gaps within High Point’s
small-scale manufacturing ecosystem. However, it may be worth gauging the feasibility of this
platform and how more furniture market-oriented interests may react to it.
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4. Make programs more accessible
Create a one-stop web presence that makes recent goals and efforts very public and clear
Nearly all successful case study examples have a user-friendly one-stop web presence. For those
not familiar with the Small-Scale Manufacturing Task Force or Smart Growth America report, it
remains difficult to ascertain exactly what those are or what differentiates the current efforts in
High Point from past ones. Aside from a few news articles, it remains nearly impossible for the
public to even know that this initiative exists. So far, the process appears quite closed, and recent
developments and existing assets in the area face a perception of being uncoordinated. Even
some of the area’s highest-profile entities do a significant amount of word-of-mouth promotion.
A well-marketed web presence that follows the city’s recent practice of incorporating more
infographics and outlines the goals of the small-scale manufacturing initiative would generate
more interest from outsiders both in and out of the community rather than just engaging with
those already involved. The web presence would provide additional context that further validates
the exhaustive efforts that have recently taken place in the area and offer access to relevant local
programs and incentives. It would also provide a link to many of our remaining suggestions.
Implement a dedicated position that caters to small-scale manufacturers
A full-time position dedicated to small-scale manufacturing and initiatives in the Southwest
Quadrant would greatly reduce barriers regarding program access and timing. This position could
take the form of a place manager for the Southwest Quadrant, a small-scale manufacturing
representative, or a combination of the two. The position, easily accessible through the website,
would provide a one-stop resource that could answer questions and connect businesses with city
and other relevant programs. The position would also be able to maintain the city’s outreach
with existing businesses in Southwest High Point, and continued interaction about the needs and
challenges they face will more fully inform the city’s efforts to support them.
Market and source locally-made products
An online directory of local small-scale production businesses could expand to include a branded
sales and marketing platform similar to what cities such as Knoxville, TN, and Columbia, MO, have
implemented. This type of marketing and visibility will help small businesses from communities
who may otherwise lack access to it.
For local sourcing, the city and large local institutions such as High Point University and spaces
that serve High Point Market visitors could also pursue buying more locally-made products. This
could include furnishings for new or renovated buildings or food from future production
businesses in the area. High Point University provides somewhat of a model in its student
passport program that supports purchasing from primarily food and retail businesses off-campus.
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5. Follow a district approach
Most case study initiatives, including many of the shared spaces, align with some sort of official
district designation. Here, the city should consider creating a new municipal service district that
legitimizes the Southwest Quadrant parcel map, or its final iteration. While municipal services
district designation has not been used to generate funds in High Point in the past, this status may
still give further leeway to implement creative programs while not having to set a precedent to
replicate those citywide. It also communicates the intentionality of this effort, and the website
would clearly map this out.
While much of the designated area is likely too recently built to qualify as a contiguous National
Register historic district, several buildings in the area such as Cohab Space and the adjacent block
of storefronts are on the state’s Study List for the National Register of Historic Places. The city or
another partner could explore getting as many of those spaces on the Register as possible. Most
importantly, for large properties with significant upfit costs, the associated state, and federal
Historic Tax Credits can provide financial assistance that is financed as equity and requires no
contribution from the city. The website would note historic status, and the dedicated staff person
would be able to assist with tax credit application.
Most places that have followed a successful district approach and even many of the shared
spaces heavily incorporate a diverse programming component. This already appears to be
happening in the area, with places such as Cohab Space and Brittano Studios hosting a variety of
events. Moreover, the High Point Market has openly expressed interest in supporting more
offsite programs such as concerts that would increase interest in the city’s core. The district could
also look to coordinate programming with existing magnets such as the public library and the
farmer’s market.
Finally, the new district can implement two amenities currently offered by the furniture market:
wayfinding signs and free high-speed internet. The furniture market already incorporates
wayfinding signs and maps Downtown, and new efforts in the Southwest Quadrant can also
incorporate this in a way that complements an online directory that provides a one-stop listing
of small-scale manufacturers and other businesses. Many people who spend time in the area
every day admit to having little idea of what else is currently there. On a similar note, a private
entity currently provides free wireless internet in the market area, and either the city or a partner
could provide free high-speed internet in the Southwest. This would provide a major service in
an era when entrepreneurs can work from anywhere, and it could extend digital access to
adjacent residential areas that currently lack it.

6. Increase engagement with disadvantaged communities, especially in the early stages
Members of historically marginalized communities, such as the surrounding predominantly
African-American neighborhoods and the local Latinx community, have not felt fully included in
many of the city’s past efforts. The current moment in the project timeline offers a perfect
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opportunity to increase engagement and build more trust with community groups. The city
should leverage partnerships with trusted organizations such as the YWCA, NAACP, Southwest
Renewal, and local churches to reach out to more people on the ground as part of the small-scale
manufacturing initiative. Other steps that may lead to increased equity and engagement include
diverse event programming, more Spanish-language translation as part of city outreach efforts,
and programs that offer free or low-cost access to shared spaces that generate interest in
manufacturing among a more diverse sector of the population.

7. Support more data-driven efforts
The available national data on small-scale manufacturing has proven notoriously difficult to track.
The term does not always have a set definition, and many small-scale manufacturers, especially
if they are sole proprietorships, artisanal, from marginalized communities, or have a heavy retail
component, may not necessarily see themselves as manufacturers. Furthermore, much of the
reporting that is available comes from cities much larger than High Point, and even then, some
of the most detailed multi-city surveys of small-scale manufacturers are not statistically
significant. Meanwhile, regional manufacturing data does not reflect High Point’s small-scale
manufacturing momentum, which our interviews and visible developments in the area confirm
to be significant.
As small-scale manufacturers become more established and the city implements potential
programs, mechanisms similar to the performance-based data for the Homebuyer Program and
Office/Industrial and Job Creation Incentives should be used to monitor the status and progress
of small-scale manufacturers and developments in the Southwest Quadrant. Such data can more
clearly distinguish characteristics such as business size, industry sector, and whether or not the
business is historically disadvantaged, just to name a few examples.
While small-scale manufacturers remain difficult to track, the city should further engage with
existing data that may inform future policy in the Southwest Quadrant and answer questions that
emerged in anecdotes. City efforts in the Southwest Quadrant that coordinate with potential
data-driven planning efforts in the nearby neighborhood would be a great place to start. In
addition, summary data and mapping from a detailed tax parcel analysis of the Southwest
Quadrant could further visualize true levels of underutilization and disinvestment, as well as what
if any speculation or displacement risk may be occurring. It could also suggest what areas within
the Southwest Quadrant may make the most sense to target.
Finally, available real estate data from both the High Point area and comparable projects
elsewhere would help model what a pro forma may look like for targeted properties in the
Southwest Quadrant and, ultimately, the type of assistance the city may need to provide. The
data could help determine the level of upfit or other assistance hypothetically needed to support
a range of development types from wholly-owned manufacturing spaces to nonprofit shared
developments as well as the amount of potential rent subsidy needed to support individual smallscale manufacturing tenants.
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Part II: High Point’s Workforce Development Pipeline
As part of its research to examine ways to bring small-scale manufacturing to the Southwest
Quadrant of High Point, NCGrowth also examined barriers to local employment for residents
within the Southwest Quadrant and surrounding areas of High Point. We hope this information
will help the City of High Point connect residents of districts with historically high unemployment
to existing and new employment opportunities brought by revitalization efforts in the Southwest
Quadrant and surrounding areas.
The workforce development portion of this report contains case studies of workforce
development programs which successfully address community needs, an assessment of the
existing workforce development pipeline in High Point, and recommendations for next steps. The
NCGrowth team conducted a series of one on one interviews with community stakeholders to
make sure that our recommendations align with the needs of the city and community. We
created visual depictions of High Point’s “workforce development pipeline,” which we defined as
the articulation of an individual’s personal and professional development from early childhood
programs, K-12 education, apprenticeship programs, two-year degree programs, or four-year
degree programs into the local workforce. This pipeline focuses on the employerworker
relationship and the development of skills applicable to the city’s existing workforce needs.

IX. Methodology
In order to document and examine High Point’s existing workforce development pipeline and
employment barriers faced by residents, we conducted site visits, data and policy analyses, case
study research, and qualitative interviews with local business owners, service providers, and
community leaders. We also participated in weekly meetings with city representatives from the
High Point’s Small Scale Manufacturing (SSM) Taskforce, and two SSM Training & Programming
(a subgroup of the SSM Taskforce) meetings. We gathered and analyzed quantitative data related
to demographic and workforce information. Qualitative interviews from those residing in High
Point were instructive as they shared essential information to this conversation that can often be
overlooked in quantitative findings. Interviewees were selected by their role and impact in the
workforce development pipeline. Interviewees include policymakers, community leaders, city
transportation service employees, civic organization leaders, and local business owners. It was
challenging to access a diverse ethnic range of business owners to include in our research.
Based on the research described above, our recommendations are as follows:
•

Create a strategic plan with organizations and groups involved in workforce development
in High Point. Such a plan would include:
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•
•
•

o Holding quarterly public community check-ins to transparently communicate city
workforce development initiatives, progress, and challenges to the public
surrounding revitalization efforts
o Using standardized “good faith” measures to incentivize local hiring within High
Point
o Setting standards for incentivizing businesses wishing to relocate to High Point to
invest in and support High Point’s workforce development goals. This could
include incentivizing businesses to hire locally, provide training, and offer
transportation to employees.
o Document job placement pipelines to ensure students are more seamlessly
connected from training programs to job opportunities.
o Develop a comprehensive list of all small businesses and minority-owned
businesses in High Point to easily disseminate information about local resources
to them.
Make adjustments to public resources like transportation services within the Southwest
Quadrant for greater access and mobility to employment opportunities
Create differentiated marketing strategies to better reach marginalized communities
Create a workforce development program that is centered around assisting the problems
of the community.

X. High Point Community Overview
High Point has valuable social, physical, and economic assets that will influence its approach to
workforce development, particularly as it relates to the city’s plans to implement a small-scale
manufacturing-based revitalization strategy in the Southwest Quadrant. This section provides
context from stakeholder interviews, Census data, and other sources on the demographic,
housing, and employment landscape in High Point.

A. History

Chartered on May 26, 1859, High Point began as the highest point of the North Carolina Railroad
between Goldsboro and Charlotte. 83 It is the only city in North Carolina that extends into four
counties: Davidson, Forsyth, and Randolph, with the vast majority of its acreage existing in
Guilford County. 84 In 1905, one of the largest international furniture markets in the world began
in High Point. During this time, major industries in the city of High Point were the manufacturing
of tobacco, wood products, and textiles.
Because of globalization, free trade agreements, and competition from companies overseas,
many manufacturing opportunities for residents in High Point were outsourced by the late 1990s.
From 1991 to 2000, the Piedmont Triad Region lost more than 3,700 jobs or 12.5% of jobs. 85 Still,
“History of High Point | High Point, NC.”
“Geography | High Point, NC.”
85
“Impact of Globalization on North Carolina’s Furniture Industries.”
83
84
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the High Point Market Authority generates a $6.7 billion-dollar economic impact on the state of
North Carolina (as of 2019) 86. The 2019 furniture market utilized 12 million square feet of space
across 180 buildings within the city, with many of these buildings consisting of privately-owned
showrooms that were only utilized 10 days out of the calendar year but occupied most of the
city’s downtown area. 87 This leaves a large part of the downtown physically empty and quiet
throughout the rest of the year. Economically, the city experiences an increase in temporary
employment twice per year during the market.

B. Demographics

Figure 6. City of High Point – Households: Less than $45,000, 2018 5-Year American Community Survey

Figure 6 above shows the percentage of residents in different geographic areas of High Point with
household income less than $45,000, roughly the average household income of Guilford County.
The darker shades of the map above show a higher proportion of households earning less than
$45,000 annually. The lighter shades show a lower proportion of households earning less than
$45,000 annually. The grey section in the center of the map reflects insufficient income data
where High Point University is located. Significant income disparity exists in High Point. The
darkest portions of the map indicate neighborhoods in the Southwest Quadrant and surrounding
areas. In Block Group 2, Census Tract 143, 73.97% of households make less than $45,000 per
year. Nearby in Block Group 3, Census Tract 143, 80.05% of households earn less than $45,000
per year. In Block Group 1, Census Tract 140, 98.04% of households earn less than $45,000 per
year. High Point also has distinct areas of affluence. Areas such as Emerywood, off Westchester
86
87

“Duke Global Value Chains Center.”
“High Point Market Authority Cancels Spring Furniture Market - Triad Business Journal.”
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drive, in Block Group 4 Census Tract 137 within the lighter yellow shade reports a percentage of
13.9% of households with an income less than $45,000.
Regarding education quality, the city of High Point had a high school graduation rate of 84.7% in
2018. The high school graduation rate for the state of North Carolina in 2018 was 87.4%, placing
High Point slightly below the state average. For the sake of comparison, Charlotte, NC, had an
average graduating rate of 88.9% in 2018. The classification of “lower quartile” high school
attainment for the state of North Carolina was at 82.1% 88 in 2018, placing High Point very close
to that classification.
High Point, NC – Education High Point, North Carolina
NC Statewide
Attainment Breakdown
Percent with an associate’s 7.7%
8.7%
degree
College Graduation Rate
28.9%
27.3%
Percent with a graduate or 8.6%
9.3%
professional degree
High School Graduation Rate
84.7%
87.4%
Percent who did not finish the 5.5%
5.7% 89
9th grade
Table 1, High Point, NC – Education Attainment Breakdown, Open Data Network, May 15, 2020

Figure 7. City of High Point - Population 25 Years and Over: Less than High School, 2018 5-Year American
Community Survey
88
89

“High School Graduation Rate Data for High Point, NC - Graduation Rates on the Open Data Network.”
“High School Graduation Rate Data for High Point, NC - Graduation Rates on the Open Data Network.”
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Similar polarities exist amongst residents in the form of educational attainment. The map above
shows that, overall, the southern parts of High Point have higher rates of residents with less than
a high school education, compared to the northern parts. Again, the map shows that less than
1% of residents over 25 years of age in Census Tract 137: Block Group 4 has less than a high school
education. This area is indicated in a light orange shade. On the other hand, a similar comparison
in Census Tract 143: Block Group 2, which include part of the Southwest Quadrant, shows that
30.21% of residents have less than a High School education. This is much higher than the county
average of 10.9%.

Figure 8. City of High Point - Population 16 Years and Over: Unemployed, 2018 5-Year American Community Survey

Figure 8 shows the percentage of residents in High Point 16 years and over who are unemployed.
The map shows that some block grounds in the Southwest Quadrant have unemployment
numbers double or triple other areas. According to the 2018 ACS 5-year survey, Census Tract 140:
Block Group 2 had an unemployment rate of 8.62%. Census Tract 143: Block Group 2 had an
unemployment ate of 5.55%.
Industry
Manufacturing

High Point
16.5%

NC Statewide
12.4%
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Table 2, High Point, NC – Top Industries by Civilian Employment as of 2018, United States Census
Bureau May 15, 2020 90
As the table above shows, about 16% of High Point workers are employed in manufacturing,
which exceeds the state average of 12.4%. Figure 9 below shows that employment opportunities
southern areas of High Point are more likely to be manufacturing related.

Figure 9. City of High Point - Employed Civilian Population 16 Years and Over: Manufacturing, The American
Community Survey, May 25th, 2020

Figures 10 and 11 below show the proportion of white and black residents in different areas of
High Point. The ethnic composition of the population of High Point is 45.2% White, 33.7% Black
or African American, 10.1% Latino or Hispanic, 8.2% Asian American, and 2.9% other 91. In figure
10, darker areas are home to more white residents. In figure 11, darker areas are home to more
black residents.

https://data.census.gov/cedsci/table?d=ACS%205Year%20Estimates%20Data%20Profiles&table=DP03&tid=ACSDP5Y2018.DP03&g=0400000US37_1600000US3
731400&hidePreview=true
91
“High Point, NC | Data USA.”
90
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Figure 10. City of High Point - Total Population: White Alone, ACS 2018 (5- Year Estimates) The American
Community Survey, May 25th, 2020

Figure 11. Total Population: Black or African American Alone, 2018 5-Year American Community Survey
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Results from the 2018 5-year American Community Survey reveal significant disparities in wellbeing among white and black residents in High Point. African American residents in High Point
are twice as likely to have incomes below the federal poverty line. White residents (62.8%) are
almost twice as likely to own homes compared to non-white residents (37.2%). Because of the
residual effects of slavery and historic institutionalized racism and exclusion in the South, for
many years, certain groups have not had the same access to opportunities compared to white
residents, contributing to the economic disparities described above.
Drilling down geographically, the 2018 5-year ACS reveals that 30.2% of residents over the age of
25 in Census Tract 132, Block Group 2 have less than a high school education. The unemployment
rate for the same time period among residents in this block group is 10.7%, more than double
the county average. In this block group, 78.6% of residents are black, 7% are white.

Figure 12. Guilford County Commuting, United States Census Bureau, May 15, 2020

Figure 12 shows the number of commuters that travel in and out of Guilford County for
employment opportunities. Reflected in the map, the number of commuters outweighs the
number of residents employed and living in the selected area. This further illustrates the need
to support and refine current initiatives around creating opportunities within the city of High
Point for those who are currently facing barriers to employment.
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Figure 13. City of High Point Transit System Map, City of High Point Government, NC May 15, 2020

Figure 13 shows the bus lines in High Point. This image provides a snapshot of how many
residents access essential resources and jobs for residents, especially those without their own
vehicles. Multiple interviewees described difficulties accessing reliable transportation as the
bus runs from 5:45-7:30 PM on weekdays, 8:15-5:15 on Saturdays, and is closed on Sundays.
The limited night and weekend hours pose employment barriers to residents working outside
typical daytime shifts.
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XI. High Point’s Workforce Pipeline: from Resident to Employer
High Point’s existing workforce development pipeline is made up of many groups ranging from
community organizations, city and state workforce development programs, educational
institutions, and public-school programs. Several of these entities currently work together, while
others work more independently. Below are descriptions of key organizations and how they
provide support to residents looking for employment.
•

•

•

Apprenticeship Programs and Technical Training
o Guilford Apprenticeship Program (GAP)
 GAP is a workforce development apprenticeship program for high school
juniors and seniors offering a range of career opportunities. The
apprenticeship program has 34 High Point business partnerships for postgraduation opportunities for students enrolled.
o The Middle College – GTCC High Point
 Provides the opportunity for high schoolers to enroll in college-level
courses while attending high school. This provides the potential to earn an
associate’s degree alongside a high school diploma.
Tertiary Education
o Guilford Technical Community College High Point Campus
 Local community college serving 2,500 students each semester in several
programs, including Adult Basic Education (High School, GED, and English
as a Second Language), continuing education, and curriculum courses. The
High Point Campus curriculum programs include Upholstery, Pharmacy
Technology, Human Services Technology, and Simulation and Gaming
Design.
o High Point University
 High Point University is High Point’s private university in the city’s center,
with an enrollment of about 4,500 students. Eighty percent of students are
from out of state. High Point University’s annual tuition fees are about
$47,355, making the option out of reach for many High Point residents.
Workforce Development Programs
o Welfare Reform Liaison Project
 The Welfare Reform Liaison Project (WRLP) is a community action agency
that aims to help low-income families in Guilford County achieve selfsufficiency. To do so, it provides workforce training and job placement in
a variety of green-focused industries. One training site is Mattress Go
Round, a company that recycles old mattresses, and thus, diverts nearly
3,000 mattresses a year from local landfills.
o NCWorks – High Point
 NCWorks uses state and local resources to provide free workforce
development resources to job seekers. Job seekers can search for jobs,
create resumes, and find education and training opportunities. Employers
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•

can find high-quality candidates, and potential employees can find highquality jobs.
o High Point Construction Training Program
 The North Carolina Housing Finance Agency (NCHFA) and the North
Carolina Home Builders Association collaborate to offer an occupational
training program for low to moderate-income residents in High Point. The
program is designed to give participants an opportunity to learn
construction skills and to make them more marketable to local employers
using hands-on practices and construction theory.
Community Groups
o Communities in Schools (CIS)
 CIS brings adults into schools to address children’s unmet needs. CIS
provides links between educators and the community. Communities in
Schools provides case management, college planning, and application
help, conflict resolution, job shadowing, scholarships, agency referrals,
home visits, community service opportunities, juvenile court advocacy,
tutoring, mentoring, youth development programming, peer mediation,
and connections to community and business partners.
o D-Up
 D-Up promotes physical activity, character development, and academic
excellence among children in High Point and Guilford County by offering a
variety of programs that teach the fundamentals of basketball and
nutrition. This organization works with kids and has connections to families
in the Southwest and surrounding areas.
o High Point Minister’s Conference
 The High Point Minister’s Conference is a consortium of Ministers within
the High Point area who congregate to discuss important concerns of the
area and keep churches connected. As the heads of 60 different churches
in the city of High Point, trust has been built over generations, and
attendance to several churches in High Point are attached to family
lineage. The effectiveness of their outreach ability is steep because of the
trust that has been built over time.
o High Point NAACP
 The mission of the National Association for the Advancement of Colored
People (NAACP) is to secure the political, educational, social, and economic
equality of rights in order to eliminate race-based discrimination and
ensure the health and well-being of all persons.
 With current efforts focusing on the food deserts in the Southwest
Quadrant, the NAACP exists in High Point as another trusted source where
many minority residents and people of all walks of life can find community
and resources in High Point.
o High Point Southwest Renewal
 Southwest Renewal is a community action group that works to bring
economic and environmental development to Southwest High Point. To
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•

date, they have been involved in greenways, trees, historic preservation,
visioning, and various placemaking efforts.
o Salvation Army - Boys & Girls Club
 A club for young people to reach their full potential as productive, caring,
responsible citizens. All school children ages 6-18 years old are accepted
into their Clubs. With membership at the Boys and Girls Club, children
receive award-winning programs from trained staff, which includes
mentoring, homework assistance, and fitness activities.
o YWCA
 The YWCA is home to the Latino Family Center & Women’s Resource
Center. It is the only Latinx resource center in Greater High Point, serving
all four counties. They have a program that assists with recruiting and
matching job applicants with jobs in High Point. They market their services
in Latinx stores, bakeries, Zumba Clubs, and more.
o YMCA
 The YMCA is a fitness and community club committed to providing the
highest quality fitness programs available. They offer state-of-the-art
equipment and a comprehensive approach to improving and maintaining
the physical well-being of members. There is a full range of activities and
programs designed to meet participants at every level. It also serves as a
central space to disseminate information for youthful African American
residents of High Point, especially because of The Minority Achievers
program for teens 9-12.
City Initiatives
o SSM Training and Programming Subgroup
 A High Point economic development taskforce with key players facilitating
actions from the Smart Growth America plan. Plans include holding
company tours for students to gain exposure to good local jobs at an early
age. They assess community successes and challenges in workforce
development pipeline.

XII. Analysis of Gaps and Opportunities
A. Lack of Coordination

While researching the workforce development pipeline in High Point, we noticed that many
players are involved and that they do not always communicate or build off each other’s strengths.
The workforce development pipeline currently includes early childhood, K-12 schools,
apprenticeship programs, community organizations, higher education programs, and state and
locally supported services. These players run programs that generate valuable data on strategies,
lessons learned, outcomes, and demographics. Providing a venue for these organizations to share
data and lessons learned will help them to reach their goals, and help to inform a city-wide
strategy to address disparities in employment and opportunities.
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B. Limited Transportation

In our research, it became apparent that transportation is operating on a limited schedule that is
not conducive to many residents in the Southwest Quadrant. Knowing that a potential employees
will not have reliable transportation to and from work is a barrier to employment. Furthermore,
many High Point residents are walkers but do not have safe and walkable sidewalks to gain access
to opportunities within a closer radius or to take a quick trip to a local store. Without
accommodating transportation, it is very challenging to contribute to a company’s bottom-line
as a useful employee. Further, multiple interviewees spoke about how difficult it is for residents
with the most need to access NCWorks because of it’s isolated and northern location.

C. Gaps in Marketing Strategies.

A gap that also revealed itself in our research was the limited way workforce development
services are marketed to residents. Some workforce development programs have started to
analyze their data to determine their geographic and demographic reach. Others have not.
Preliminary data from the GAP program suggests that the program is reaching a whiter and more
male-skewed audience than the overall demographics in High Point. This may partly be because
these programs are often associated with more traditional manual labor jobs. However, more
targeted marketing can help programs reach a wider range of residents in need of these services.
The need for a more diverse marketing strategy also became apparent in our interviews when
many stakeholders, community leaders, and business owners were not aware of the current city
initiatives towards revitalizing the Southwest Quadrant via small-scale manufacturing. According
to some interviewees, people in black and brown communities also felt “left out” of the
conversation around the development of the baseball stadium. Some interviewees said that
building a stadium was a miss-step when many people in the Southwest Quadrant and
surrounding areas do not have useful transportation or access to safe sidewalks. The
development of the Southwest Quadrant is an important opportunity to address these
perceptions.
Assessing how residents in low-income areas receive information (e.g., through church groups,
cell phone messaging, or word of mouth) is essential to targeting residents in ways that best serve
them. Many marginalized communities exist in a state of distrust due to historic oppression and
intentional neglect. To develop trust that is mutually beneficial, taking steps to reach people
where they are will have a positive outcome.
The GAP program is an excellent example of an efficient community-business partnership, with
quality marketing materials and political pull within the city. However, much of their early cohort
skews to serve young white males. Residents in areas of High Point with high unemployment
could greatly benefit from access to a program like GAP.
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D. Limited Capacity of Training Programs

While apprenticeship programs such as the Guilford Apprenticeship Program (GAP) and the Early
Middle College exist to provide job skills training, both programs do not have the capacity to
meet the needs of the Southwest Quadrant and the surrounding area. GAP exists as a highly
competitive and somewhat exclusive program to enter. Certain barriers exist in for participants
within the program for families, specifically in the Southside due to transportation for student
pick up and the physical location of GAP. It currently serves youth that skew predominately white
and male. GAP is working on expanding its programming, employer partnerships, and outreach.
We hope that it continues to do this and shares data along the way.
Exploring new resources and opportunities to get all sorts of residents in employment training is
beneficial to the High Point workforce development pipeline creating reciprocal supply to the
demand of skills needed.

XVII. Applicable Case Studies
As part of this project, NCGrowth researched external case studies of successful workforce
development efforts and strategies related to marketing, outreach, and meeting community
needs. High Point can employ some of these strategies to further support the City’s workforce
development efforts.

A. Roxboro, North Carolina
Piedmont Community College’s new approach to marketing and program data

We spoke with Dr. Pamela Senegal, who is the current President of Piedmont Community College.
For her program at PCC, she developed a relationship with an agricultural tech company in the
Research Triangle Park. The agricultural technology company has an incentive to utilize the
greenhouse space provided by PCC. They also will hire local Person County residents who have
worked in farming and greenhouse industries.
To increase awareness of opportunities amongst all residents, PCC has mostly revamped their
marketing strategies. Dr. Senegal partnered with the local public housing agency so that every
new resident receives a gift basket of information about career programs and opportunities to
acquire a GED. Another tactic of PCC was to develop a relationship with the Department of Social
Services to reach those who are unemployed but able to work. This gives PCC a direct pipeline of
county residents to recruit. Another marketing initiative that Dr. Senegal employs is to strongly
encourage high school career coaches to recruit students who are outside of the Advanced
Placement (AP) course curriculum.
PCC also has newly acquired local data of residents who have some college experience but have
not yet completed their degree. This information is useful because it provides demographic
context like race and age of residents who are well-suited for middle-skill level employment. PCC
will target these folks with postcards, emails, and phone calls.
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Another strategy Dr. Senegal, implements staying engaged with local employers. She changed
the structure of the program at PCC to now require all degree programs to have a workplace
experience embedded in it. This apprenticeship approach ensures that 75% of those who
complete their workplace experience end up securing full-time employment post-graduation.
This information is relevant to High Point leaders because it shows the value of a diverse
marketing strategy in order to reach residents in ways more accessible to them.

B. Kinston, North Carolina
Lenoir Community College’s approach to marketing and meeting student and employer
needs

As part of our research, we spoke with Carlos Cotto, Director of Occupation Extension at Lenoir
Community College (LCC). He began refining his approach to workforce development by doing a
community analysis of what trainings were currently being offered in comparison to the
workforce needs in Kinston, NC. He noticed redundancy in the courses offered and decided to
adjust his program. Based upon the results within his community analysis, he set up energy
distribution, plumbing, and electrician courses at LCC that were well received by local employers.
Courses at LCC are $180 for courses over 51 hours. This is a fraction of the cost of comparable
training programs from private entities, which can range from $4,000-$5,000. To keep the
opportunity affordable for students, LCC also reached an agreement with a nearby motel to offer
discounted rates to out of town students in exchange for the regular business during the
semester.
Upon completion of the program, local companies are notified of students’ graduation. LCC has
established an agreement with local employers: if a student’s grade is above 85%, they are
guaranteed an interview upon graduation. This provides mutual benefit to employers and
graduating students. While Mr. Cotto has great relationships with local businesses, another
strategy that is instrumental to his success is staying connected to several Hiring Recruitment
Associations to stay updated on industry news. Another factor that makes his program so
successful is that he caters to his students’ needs by offering 19 courses in Spanish.
The marketing strategies of LCC reach potential candidates where they are. They do not use
newspapers or flyers – which in past instances, has not provided the desired outcome for his
intended audience. Mr. Cotto uses social media and direct text message services in which
incoming students can text back “LCC” to receive more information about opportunities directly
to their cellphones. He also uses the AM radio station in Garner, which attracts students from as
far as Myrtle Beach and Atlanta.

Other marketing efforts include meeting with the local superintendent to recruit non-collegebound students, increasing awareness of opportunities outside of the conventional 4-year
degree. He facilitates an all morning “open-house” for non-college-bound students only to
expose them to many career trajectories outside of the 4-year degree about which they
otherwise may not know.
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These are essential pieces to the effectiveness of their program. By utilizing mediums that their
constituents frequent, such as texting, they are able to have a deeper impact on their outreach
outcomes. The media flyers they advertise in the text messages attract the demographics they
are trying to reach by having the text of the flyers in Spanish and using images of happy and
successful people of Hispanic descent in self-sustaining careers.
Cotto’s personal touch of developing relationships with local superintendents and having an
intentional career fair for non-college-bound students is astute so that students do not feel the
shame that may be associated with middle-skill training. This event creates a safe space for
students to learn and explore new career paths and trainings.

C. Fort Lauderdale, Florida
City of Fort Lauderdale Community Housing Authority – 2010 Step Up Report

Fort Lauderdale, which is known as an international tourist destination, has also taken steps to
sustain its economy outside of its annual tourist season. The Step-Up Apprenticeship Initiative
created in 1994 by The Housing Authority of the City of Fort Lauderdale provides low-income
public housing residents access to education, job skills, and employment opportunities while
simultaneously rehabilitating housing options within the community. The Step-Up team has
successfully rehabilitated over 1,000 foreclosed, abandoned and distressed properties in their
targeted area. This program is registered with the State of Florida Department of Education and
the Department of Labor. A two-year program, The Step-Up Apprenticeship Initiative, requires
all students to obtain their GED while in the program. They also provide technical curriculum and
on-the-job training experience for all participants that encourages them to seek employment in
the public sector or private sector as well as in entrepreneurship.
They have also developed a community garden to provide residents with the numerous physical
and social benefits associated with local food production. Creating a public community garden
has improved the quality of life for those who participate by stimulating social interaction,
encouraging self-reliance, providing nutritious food, reducing family food budgets, and fostering
opportunities for inter-generational and cross-cultural connections.
This case study is relevant to High Point’s strategic workforce development plan due to the
creation of workforce opportunity, the parallel challenges of food deserts, and the cultivation of
a community space where people can convene to add to the city’s considerations.

XVIII. Recommendations
Based on the research outlined above, High Point can implement a variety of strategies to address
employment barriers facing residents in the Southwest Quadrant and surrounding areas. Given
the resources, services, and organizations that already exist in High Point, we believe that High
Point is well-positioned to connect residents in areas of high unemployment to education,
training, and employment opportunities. We believe that efforts can be bolstered by additional
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coordination and outreach to high-need communities. The steps identified below can be used to
guide community action and strategic development of workforce development efforts, especially
in high-need communities in High Point:

1. Build upon the work of the SSM Taskforce’s Programming and Training subgroup to
help existing workforce development players to further share best practices, gather
and analyze data, and share strategies for addressing the employment needs of the
Southwest Quadrant and surrounding areas.
To start to address the economic and employment disparities that exist in High Point, we
recommend building off the work of the Small-Scale Manufacturing Taskforce Programming and
Training subgroup to create an inclusive coordinating body for workforce development in High
Point. This coordinating body can come together to analyze High Point’s most pressing workforce
development needs and disparities, and jointly consider how to address them using all the
resources and players at the table. With a coordinating body involved, stakeholders can learn
from each other, share data on outcomes and strategies, and strategically work towards
developing or extending existing programs to areas of High Point with chronically high
unemployment.
One recommendation is for this group to conduct a survey of job seekers in the Southwest
Quadrant and surrounding areas to determine more precisely their employment needs and
barriers. For example, it’s important to know if most job seekers are young, middle-aged, or
elderly, as these different age groups often have different needs in terms of accessing
employment.
This group can also serve as a bridge to local businesses, workforce development organizations,
community leaders, and residents when it comes to workforce development priorities. It could
also provide clarity about what resources exist in High Point, and how they can work together.
For example, this group could work with anchor institutions of higher education like High Point
University, A&T University, and UNCG to explore ways for residents in the southwest quadrant
and surrounding areas can better access college classes or workforce development training.
Another potential partnership could come from connecting with Plant 7 on the development of
potential workforce training programs connected to their plans for a small batch manufacturing
space for local makers.
This group could also consider how to best support small businesses in their workforce and
employment needs with special attention to historically underrepresented and supported
businesses. Providing support to these groups would enrich the workforce development pipeline.

2. Hold quarterly community check-ins with residents and trusted community
organizations on public updates on initiatives from the larger SSM taskforce and the
SSM taskforce subgroup on training and programming.
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This group can work towards raising awareness of economic development efforts and current
employment opportunities within communities by holding quarterly public community check-ins
and partnering with trusted local organizations. Marginalized communities and individuals may
find it difficult to trust the City and City-affiliated groups because of exclusionary and oppressive
practices in the past. However, some institutions like the church have consistently provided
support and built trust with the communities they serve. The city may not be trusted, which is
why it is so important for the city to collaborate with trusted institutions to make an impact.
For example, this group can engage with the local NAACP chapter or the Ministers’ Association
Community Fish Fry Event. The event should be casual enough to entice people to attend, and
then it would create an opportunity to develop a network to share city information. This group
can also hold educational workshops for small businesses of color.

3. Promote “good faith” efforts to incentivize local hiring among local businesses.
The City can encourage businesses and organizations to set good faith metrics for local hiring and
employment set-aside. Enforcement provisions generally encompass a plan for monitoring and
compliance, such as monthly submittal of reports of job hires and payroll records of resident
employees hired or periodic job site visits. Local hire programs that have analyzed in the case
study section vary in the type of enforcement mechanisms they utilize in regards to “good faith”
efforts. The City can request the following metrics from employers to track local hiring progress:
• Demographics of residents recruited (age, race, sex, location)
• Size of businesses served
• Job placement numbers
• Jobs created, retained

4. Make adjustments to public resources like transportation services within the Southwest
Quadrant for greater access and mobility to employment opportunities.
Increase access to public resources within the Southwest Quadrant and surrounding areas for
greater access to employment opportunities. Many resources are not available or are challenging
to access in the Southwest Quadrant and surrounding areas, creating barriers for many residents
seeking employment opportunities. For example, interviewees noted that NCWorks is located far
away from the community with the most employment needs and that public bus schedules do
not accommodate many work schedules. Other issues interviewees noted were:
• Lack of access to fresh foods the southwest quadrant and surrounding areas
• Lack of sidewalk access
• Lack of quality education
• Lack of internet/computer access

5. Create differentiated outreach and marketing strategies to reach populations with the
most need.
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The case studies in this document illustrate a number of effective ways to identify and reach
community members that may not be currently benefitting from workforce development and
city-run programs. To reach these community members, marketing content can be distributed at
various community organizations like the library, churches, the YWCA, and more.
The city and workforce development programs can use text messages or other platforms to raise
awareness of existing and new programs. Making it easy for message recipients to express
interest and sign up for services by replying directly to messages can also help to increase
awareness or programs and remove barriers to program participation.
Informal networking opportunities are also important for connecting residents to job
opportunities. Community organizations can often serve as venues for networking and other
employment events.

6. Create a workforce development program that is centered around assisting the
problems of the community.
As in the Step-Up Apprenticeship case study above, High Point could develop a workforce
development program that directly addresses a community need. The survey described in
recommendation one above can help to examine and get a better sense of community needs.
This may be access to food, which may inform a workforce development program around building
a community farm. Fresh Future Farm in North Charleston, South Carolina, is an example of a
nonprofit urban farm, grocery store, and event space with a mission to address health, wealth,
and quality of life disparities in their community. If a need is housing or housing repair, this could
inform a workforce development program to employ and train under-employed residents to do
housing repair and neighborhood beautification projects.
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XIX. Appendices
Appendix A. List of Interviewees
1. Karie and Julian Brittano, Brittano Studios
2. Patrick Chapin, Business High Point/Chamber of Commerce
3. Tony Collins, Southside Neighborhood Association and Southwest Renewal Foundation
4. David Congdon, Old Dominion Freight Lines/Plant 7
5. Tom Conley, High Point Market Authority
6. Loren Hill, High Point Economic Development Corporation
7. Cyril Jefferson, High Point City Council
8. Maria Mayorga, Latino Family Center
9. Rachel Moss, Business High Point/Chamber of Commerce
10. Megan Oglesby, Business High Point/Chamber of Commerce
11. Bernita Sims, Welfare Liaison Project
12. Rep. Cecil Brockman, North Carolina House of Representatives
13. City Councilman Cyril Jefferson, Communities in School
14. Rep. Amos Quick, North Carolina House of Representatives
15. Erik Swanson, NCWorks NextGen High Point
16. Dr. Senegal, Piedmont Community College
17. Mr. Carlos Cotto, Lenior Community College
18. Angela Lane, High Point Transportation
19. Ann Flynt, Community of Greater Greensboro
20. Mark Harris, Guilford County Community College
21. Kep Paylor, North Carolina Home Builder’s Association
22. James Adams, High Point NAACP
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Appendix B. Literature Review: Small-Scale Manufacturing
Perhaps due to the city’s unique character, a vast amount of literature and past plans have
focused on High Point. While those documents all proved immensely valuable to our initial
research, the following small-scale manufacturing-specific research has significant implications
for this project.
Much of Smart Growth America’s policy framework relies on its Made in Place: Small-Scale
Manufacturing and Neighborhood Revitalization report. Small-scale manufacturers can be a first
mover in target areas for redevelopment, provide a diverse revenue source, and serve as a
standalone destination such as a brewery. 92 The report breaks manufacturers into artisan
industries, small production, and scaling categories, and discusses spaces that may include
industrial co-work buildings. 93 Specific actions to support small-scale manufacturers include
understanding location and space needs, reaching out to historically disadvantaged businesses,
identifying funding sources, and creating cross-sector partnerships such as with the community
college. 94 Made in Place concludes with a recommendation to build on local history and skills. 95
An older Smart Growth America piece, “Economic Opportunity and Small-Scale Manufacturing,”
identified a specific spatial need for small footprint, clean technology producers caught between
cheap fringe space, quiet office space, and expensive retail spaces. 96 To support suitable spaces,
it suggested a list of steps that include zoning, financing and incentives, business development,
and job training. 97
Recast City’s “A New Neighborhood Approach: Industrial Main Street” shows how small-scale
producers can redefine an area through a Main Street approach. Promotion plays a key role when
community members remain unaware of small production businesses or how to connect with
them, while related design considerations include a balance between showcasing products and
maintaining affordable space. 98 Recast City advocates for determining a space’s best use, open
communication about business recruitment, and providing training and support. 99
“Manufacturing: Up from the Ashes” Susan Christopherson’s 2009 piece in Democracy: A Journal
of Ideas, discusses “phoenix” industries rising from older industrial bases. These industries have
an “initial advantage” of pre-existing personal networks, technical skills, and market knowledge
developed over a long period of time. 100 In these cities, many small and medium-sized companies
92 Smart Growth America, “Made in Place: Small-Scale Manufacturing and Neighborhood Revitalization,” Washington, D. C.:
Smart Growth America, 2017, 5.
93 Ibid., 11.
94 Smart Growth America, 11, 99
95 Ibid., 20
96 Ilana Preuss, “Economic Opportunity and Small-Scale Manufacturing,” Smart Growth America, June 23, 2014,
https://smartgrowthamerica.org/economic-opportunity-small-scale-manufacturing/
97 Ibid.
98 Susan Christopherson, “Manufacturing: Up from the Ashes,” Democracy: A Journal of Ideas 14 (2009), accessed April 13,
2020, https://democracyjournal.org/magazine/14/manufacturing-up-from-the-ashes/
99 Ibid.
100 Ibid.
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have replaced dominant employers, and partnerships between industries accomplish what
companies cannot do on an individual basis. 101 The piece focused on deindustrialized Rust Belt
cities, and while High Point may not currently have those places’ high-tech industries or research
institutions, its furnishings activity and associated recent developments may place it within this
realm.
Typically, “planned manufacturing district” (PMD) refers to the preservation of industrial space
from development pressures. While Fitzgerald and Green Leigh’s “Industrial Retention” piece
notes how manufacturing districts incentivize jobs with higher wages than the service sector and
prioritize existing local manufacturers over large corporations. 102 In addition, the piece highlights
the politics of industry coexisting with residential and other uses and how reassessment for the
residential market could make space more expensive for manufacturers. 103 Zoning that both
encourages manufacturing and protects the surrounding neighborhoods from gentrification may
have some relevance in High Point.
The maker-manufacturer divide presents a recurring theme that Wolf-Powers, Schrock, and
Doussard’s “The Maker Movement and Urban Economic Development” further examines. At the
outset, the piece suggests that practitioners concerned with employment creation should
prioritize the emerging place-based manufacturer class of makers, as reconnecting production
with design will rebuild local manufacturing and support regional growth. 104 Producers of craft
goods such as furnishings or food that could activate neighborhood spaces typically value
attachment to local places and production, which has the potential to work in conjunction with
High Point’s legacy. 105 Scalability depends on adequate real estate, thick peer networks, supply
chain connections, and cultural support, all of which exist in High Point if properly supported. 106
While for-profit intermediaries and entrepreneurs dominate the maker economy, nonprofits and
the public sector remain important in providing resources unavailable through the market such
as industrial land retention and start-up incentives. 107 Although the authors believe makers
positively affect economic development, makers do not replace traditional manufacturing jobs
lost to deindustrialization. The authors conclude that planners should continue to support
traditional industrial retention efforts as well. 108
The 2019 State of Urban Manufacturing: National Report published by the Urban Manufacturing
Alliance exhaustively covers issues that small-scale manufacturers face. The study helps fill an
“information gap” owing to a lack of data on manufacturers that frequently combine art, design,
Christopherson
Joan Fitzgerald and Nancey Green Leigh, “Industrial Retention: Multiple Strategies for Keeping Manufacturing Strong,”
Economic Revitalization: Cases and Strategies for City and Suburb (Thousand Oaks: Sage Publications, 2002),
http://dx.doi.org/10.4135/9781452232492.n5, 3
103 Fitzgerald and Green Leigh, 7
104 Laura Wolf Powers, Marc Doussard, Greg Schrock, Charles Heying, Max Eisenburger, and Stephen Marotta, “The Maker
Movement and Urban Economic Development,” Journal of the American Planning Association (2017), 1, accessed March 5,
2020, http://dx.doi.org/10.1080/01944363.2017.1360787, 2
105 Ibid.
106 Ibid., 11
107 Ibid., 7, 11
108 Ibid., 11
101
102
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and production in ways that do not neatly fit with typical data collection categories. 109 A similar
Recast City article titled “Market Analysis Sucks” noted the difficulty of processing small-scale
manufacturing data. For example, small-scale production businesses span over 50 NAICS codes,
some producers register as retail rather than manufacturing, and the data may not accurately
reflect home-based businesses at all. 110 In addition to difficulties with classification, many
manufacturers are sole proprietorships best reached through community partnerships. 111
Available statistics from the cities studied in the report provide a window into wider small-scale
manufacturing trends. In the cities observed in State of Urban Manufacturing, 119 firms operated
in Apparel, Textiles, and Leather; 98 operated in Food and Beverage; and 61 operated in Wood
Product Manufacturing. 112 Notably, few study participants engaged in contracting and
subcontracting, despite frequent self-identification by producers as “designers.” 113
Demographically, the majority of firms had young proprietors and few employees. The report
provided no data on race or gender and admitted that employees frequently quit after aging out
of their parents’ health insurance. 114 Most firms expected to become larger and more identified
as manufacturers than when they started. 115 While this data is statistically insignificant and from
larger cities, it appears highly relevant to High Point’s small-scale manufacturing scene.
According to State of Urban Manufacturing, small-scale manufacturers face unique workforce
needs, capital constraints, customer profiles, spatial needs, and opportunities for support.
Finding skilled employees for frequently inconsistent work has formed a significant barrier. 116
Although the report viewed small-scale manufacturers as having an innovative capacity similar
to that of tech firms, they lack access to the same risk-tolerant capital. Manufacturing’s slower
rate of return, the capital-intensive nature of production, and the range among manufacturers in
scale and position in the production process all form barriers to capital access. 117 As a solution to
workforce and capital concerns, the report encourages greater interagency collaboration across
groups ranging from community colleges to community development financial institutions
(CDFIs). 118 To increase access to customers and markets, the report similarly recommends
connecting designers with manufacturers, once again a strong prospect with the furniture
market. 119 In all areas, the report found usable production space presented a significant
challenge. Large buildings, poor conditions, and lack of resources for small manufacturers to
renovate or subdivide space have hindered access to available space, even if significant amounts

109Mark

Foggin, The State of Urban Manufacturing: National Report, Urban Manufacturing Alliance, 2019, 4-5, accessed March
5, 2020, https://www.urbanmfg.org/project/state-of-urban-manufacturing/
110 “Market Analysis Sucks,” Recast City, March 2, 2020, https://www.recastcity.com/blog-source/2020/3/2/market-analysissucks
111 Ibid., 8
112 Ibid., 11
113 Ibid., 16
114 Ibid., 12, 15
115 Ibid.
116 Ibid., 18
117 Ibid., 23
118 Ibid., 24
119 Ibid., 28

66

of space sit vacant, as they do in Southwest High Point. 120 As a solution, the report recommends
working with local developers to create flexible, move-in ready space, zone for it, and identify
specific funds that specialize in subdividing and redeveloping industrial space. 121

120
121

Ibid., 30
Ibid., 31
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