
Economic and Fiscal Impacts to the City of Norman and 
Cleveland County from the development of  

University North Park in Norman

by 

Jon Chiappe, Director, 

Research & Economic Analysis Services

Oklahoma Department of Commerce

April 24, 2018



Research & Economic Analysis Services                     www.OKCommerce.gov/data 

Economic and Fiscal Impacts to the City of Norman and 
Cleveland County from the development of University North 
Park in Norman 

Economic Impact Supplement 
This briefing supplements Dr. Dauffenbach’s work, which estimates the economic and fiscal impacts to 
the city of Norman and Cleveland county from the development of University North Park (UNP) north of 
Rock Creek Road in Norman.  It builds upon his work with the addition of job, payroll, sales and property 
tax estimates resulting from the projected creation of 650 Retail, Hospitality and Entertainment jobs and 
the projected creation of 1,100 High Tech Office and Manufacturing jobs at UNP.    
 
In performing the supplement, I modeled job and payroll impacts using an IMPLAN model.  The payroll 
estimates from the model were combined with information provided by Dr. Dauffenbach to provide 
consistency in estimating the sales tax impacts and to ensure that there would not be double counting 
associated with the sales and property tax estimates.   
 
Two IMPLAN scenarios were modeled utilizing figures provided.  One of the scenarios modeled 650 
additional retail, restaurant, hospitality and entertainment jobs expected to be created in UNP in 
Cleveland county.  The other scenario modeled an additional 1,100 high tech office and manufacturing 
jobs projected to be created in Cleveland county.   
 
Given the land available for development at UNP, and comparing this with industry averages of space 
requirements from the US Energy Information Administration, the additional jobs are reasonable 
figures.  Further, the business attraction projects that the City of Norman has competed for total 2,001 
jobs across six separate attraction projects.  These companies were interested in a total of 66 acres.  
Given that there are approximately 93 acres available for development, the competed for high-tech and 
manufacturing jobs are much more than the 1,100 jobs estimated in this supplement.  Therefore, this 
ensures that the 1,100 jobs figure is a conservative input into the model.   
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Retail and Hospitality Model Inputs 
The inputs into the retail and entertainment simulation were the 650 jobs.  These jobs were separated 
into hotel jobs using square foot to employee ratios, and retail and restaurant jobs utilizing Norman’s 
existing comparative retail and restaurant ratios.   
 
Specifically, the UNP plan indicates 183,618 square feet of hotel space.  Given that hotels generally have 
2,000-2500 sf per employee, 86 employees were modeled in the hotel sector.  Towards the high end of 
the square foot/employee range, but given the hotel’s placement in proximity to the new arena and 
expo center, it is reasonable to assume that the hotel would be targeting a higher end market.   
 
The remaining 564 jobs were split into retail (328 jobs) and restaurant (236 jobs) sectors utilizing the 
existing ratio in Norman between the two sectors.  The retail jobs were further split into industries that 
would be expected to be seen in a walkable retail community attached to an entertainment district.  
Specifically, these jobs were not in lawn & garden, car dealerships, supermarkets or discount 
merchandise stores.  Rather they were modeled as clothing, sports, hobby, health and miscellaneous 
retailers.  The restaurant jobs were evenly split into limited-service restaurants and full-service 
restaurants.   
 
Ten years from now, the actual composition of these jobs will undoubtedly be different than what was 
modeled, however, for the purpose of providing an estimate at the outset, these seven industries were 
included and fit the profile of the plan at UNP.   
 

Office and Manufacturing Model Inputs 
The inputs for the high-tech office and manufacturing jobs were split into eight industries to reflect each 
of the business attraction projects that Norman has competed for as well as a few additional industries 
that complement existing industry in Norman and the state of Oklahoma.  These eight industries include 
diagnostic substance manufacturing (IMMY), custom computer programming, computer systems design 
services, scientific R&D, management of companies, engineering services, HVAC manufacturing and 
pumping equipment manufacturing.   
 
Combined, the eight industries have a payroll (labor income) of $79.4 million.  This payroll figure 
includes wages and supplements to wages and salaries.  Supplements include employer contribution to 
employee pension and insurance funds and employer contribution for government social insurance 
funds.  The average wage for the included industries ranges from $38,000 to $80,000 with the majority 
of the industries paying $49,000 to $54,000.  After removing the estimate for supplements, the average 
wages for the eight industries are $52,000.   
 
Again ten years from now, the actual composition and final employment figure of these jobs will be 
different from projections.  However, similar to the retail estimate, these industries match the profile of 
businesses that fit well into UNP’s business park, and they represent a mix of opportunities that have 
shown an interest in UNP and complement existing industries in the region and state.   
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Retail and Hospitality Economic Impacts 
Table A, presented below, represents the direct, indirect and induced impacts in Cleveland county 
resulting from the creation of 650 retail, hospitality and entertainment jobs at UNP.  They are the 
impacts modeled to occur after the industry employment is fully staffed in year 10 and the dollar figures 
presented in the table represent 2027 dollars estimates assuming 2% inflation each year between 2018 
and 2027.   

Table A: Economic Impact of Retail, Hospitality and 
Entertainment Jobs in Cleveland County 

Impact Type Employment Labor Income 
Direct Effect 650 $17,837,900  
Indirect Effect 90.7 $4,108,700  
Induced Effect 86.7 $3,579,300  
Total Effect 827.5 $25,525,900  

 
Direct impacts represent activity occurring directly at UNP.  Indirect impacts represent impacts to 
suppliers to the direct activity, in this scenario much of the indirect activity is associated with wholesale 
distribution, transportation, employment services, services to buildings, etc. The induced impacts 
represent impacts associated with household spending from the people directly employed in the retail, 
hospitality and entertainment district at UNP.  The total impacts then represent the sum of direct, 
indirect and induced impacts.   
 
The creation of 650 retail, hospitality and entertainment jobs at UNP is projected to add an additional 
90.7 indirect jobs and 86.7 induced jobs in Cleveland county.  The total impact is 827.4 jobs, which 
implies an employment multiplier of 1.27 in Cleveland county.  For every 1 retail and hospitality jobs 
created at UNP an additional 0.27 jobs are projected to be impacted in the county.   
 
Labor Income totals $25.5 million in year 10 (or $21.4 million in 2018 dollars.)  The Labor Income figure 
was utilized to estimate sales tax collections on the next page in Tables B and C.  Table B estimates sales 
and property tax projected in Norman, and Table C estimates the sales and property taxes projected for 
the whole of Cleveland county, including Norman.  These do not separate county and city taxes, rather 
they represent total collection of local taxes within the borders of the respective geographies.   
 
Column headings in the tables and what they represent are:   

• %  Completion of Retail, Hospitality & Ent.: The percentage completion of Retail, Hotel, 
Restaurant and Entertainment space constructed at UNP as presented in Dr. Dauffenbach’s 
Table 1. 

• Jobs @ UNP: The count of jobs projected to be added to UNP by year when applying the 
percentage of completed space in Table 1.  By Year 6, 100% of the space is projected to be 
completed, and therefore in that year there are projected to be 650 retail and hospitality jobs.  

• Payroll/Labor Income: Utilizing the payroll impact, the total payroll projected to be associated 
with the total jobs by year.  These dollar figures are also adjusted by inflation, which is assumed 
to be 2% per year.  
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 Assumptions              
 Retail Jobs: 650    Norman Resident: 35.7%  
 Inflation Rate: 2%   Norman Sales Tax: 4.25%  
 Disp. Inc. to Mean Income: 48.1%   Cleveland County Resident: 50.8%  
         Rest of County Sales Tax Rate: 4%  
         
Table B: Norman Tax Estimates from Retail, Hospitality and Entertainment Jobs at University North Park 

Year 

% Completion of 
Retail, Hospitality 

and Entertainment 
Jobs @ 

UNP 
Payroll/Labor 

Income 
Disposable 

Income 
Norman Disposable 

Income 

Norman 
Sales Tax 

Collections 

Property Tax 
Indirect & 
Induced 

Total Sales and 
Property in 

Norman 
1 6.1% 39.8 $1,308,200  $629,600  $224,900  $9,600  $11,200  $20,800  
2 12.2% 79.6 $2,668,700  $1,284,300  $458,700  $19,500  $22,800  $42,300  
3 50.5% 328.5 $11,229,000  $5,403,800  $1,929,900  $82,000  $96,000  $178,000  
4 88.8% 577.3 $20,130,500  $9,687,500  $3,459,700  $147,000  $172,200  $319,200  
5 94.4% 613.6 $21,826,400  $10,503,600  $3,751,200  $159,400  $186,700  $346,100  
6 100.0% 650.0 $23,582,000  $11,348,500  $4,052,900  $172,200  $201,700  $373,900  
7 100.0% 650.0 $24,053,700  $11,575,500  $4,134,000  $175,700  $205,700  $381,400  
8 100.0% 650.0 $24,534,700  $11,806,900  $4,216,600  $179,200  $209,800  $389,000  
9 100.0% 650.0 $25,025,400  $12,043,100  $4,301,000  $182,800  $214,000  $396,800  

10 100.0% 650.0 $25,525,900  $12,283,900  $4,387,000  $186,400  $218,300  $404,700  
         

Table C: Total Cleveland County (including Norman above)     

Year 

% Completion of 
Retail, Hospitality 

and Entertainment 
Jobs @ 

UNP 
Payroll/Labor 

Income 
Disposable 

Income 
Cleveland County 

Disposable Income 
Sales Tax 

Collections 

Property Tax 
Indirect & 
Induced 

Total Sales and 
Property in 

Cleveland Cty. 
1 6.1% 39.8 $1,308,200  $629,600  $319,600  $13,300  $15,900  $29,200  
2 12.2% 79.6 $2,668,700  $1,284,300  $651,800  $27,200  $32,400  $59,600  
3 50.5% 328.5 $11,229,000  $5,403,800  $2,742,700  $114,500  $136,500  $251,000  
4 88.8% 577.3 $20,130,500  $9,687,500  $4,916,800  $205,300  $244,700  $450,000  
5 94.4% 613.6 $21,826,400  $10,503,600  $5,331,000  $222,600  $265,300  $487,900  
6 100.0% 650.0 $23,582,000  $11,348,500  $5,759,900  $240,500  $286,600  $527,100  
7 100.0% 650.0 $24,053,700  $11,575,500  $5,875,100  $245,300  $292,400  $537,700  
8 100.0% 650.0 $24,534,700  $11,806,900  $5,992,500  $250,200  $298,200  $548,400  
9 100.0% 650.0 $25,025,400  $12,043,100  $6,112,400  $255,200  $304,200  $559,400  

10 100.0% 650.0 $25,525,900  $12,283,900  $6,234,600  $260,400  $310,300  $570,700  
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• Disposable Income: Multiplying the Total Payroll/Income column by the ratio of Retail Sales Per 
Household presented by Dr. Dauffenbach in Table VII compared to the Mean Income per 
Household presented in Table VIII.  That ratio is roughly 48% in Norman. 

• Norman Disposable Income: Of the total jobs created, it is assumed that the workers at UNP 
will exhibit commuting patterns that are similar to commuting patterns of employment in the 
whole of the city of Norman.  Approximately 36% of the people who work in Norman also live in 
Norman.  This column applies that percentage to total disposable income to arrive at disposable 
income in Norman.  There will likely be spending of Norman residents outside of Norman, and 
there will likely be spending of non-Norman residents in Norman as well.  It is assumed that 
these will roughly balance out.  Further, given that these are lower wage jobs, it is likely that 
residents will live closer to their jobs and not commute long distances.  Which means that the 
Norman percentage, could be higher and that the applied percentage is conservative.   

• Property Tax Indirect and Induced: Represents the indirect and induced property tax impacts 
from the IMPLAN model with an associated 2% inflation rate.  The direct impacts were modeled 
by Dr. Dauffenbach and are not presented herein to avoid double counting. 

• Total Sales and Property Tax: Sums each of the two previous columns to arrive at a total local 
tax collection in Norman.  These sales taxes can occur anywhere in Norman or Cleveland county 
and are not restricted to sales at occurring at UNP from the incomes earned there. 

 
The sales taxes estimated by Dr. Dauffenbach represent sales associated with the retail space in UNP.  
The sales taxes estimated in Tables B&C represent the sales taxes associated with the payroll created by 
the new retail and hospitality jobs in UNP.  
 
By Year 10, an additional $404,700 of sales and property taxes is projected to be collected in Norman 
(Table B) as a result of the 650 retail and hospitality jobs created at UNP.  Likewise, in Cleveland county 
(Table C), by year 10, the sales and property tax collections projected to be collected in Cleveland county 
is $570,700.  The Cleveland county taxes include taxes projected in Norman.   
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Office and Manufacturing Economic Impacts 
Table D, presented below, represents the direct, indirect and induced impacts in Cleveland county 
resulting from the creation of 1,100 high-tech office and manufacturing jobs at UNP.  They are the 
impacts modeled to occur after the industry employment is fully-staffed in year 10 and the dollar figures 
presented in the table represent 2027 dollars estimates assuming 2% inflation each year between 2018 
and 2027.   
 
 
 
 
 
 
 
 
The creation of 1,100 office and manufacturing jobs at UNP is projected to add an additional 564.8 
indirect jobs and 483.1 induced jobs in Cleveland county.  The total impact is 2147.9 jobs, which implies 
an employment multiplier of 1.95 in Cleveland county.  Given the industries modeled require a higher 
valued supply chain, a skilled workforce and paying higher wages, these industries have a greater impact 
on the local, regional and state economies.   
 
Labor Income totals $142.3 million in year 10 (or $119.1 million in 2018 dollars.)  As with the previous 
section, the Labor Income figure was utilized to estimate sales tax collections on the next page in Tables 
E and F.  Again, similar to the retail section, the first table presents sales and property tax estimates 
projected in Norman, and Table F estimates the sales and property taxes projected for the whole of 
Cleveland county, including Norman.   
 
For the Disposable Income in this table, again 36% was used to limit the amount spent in Norman and 
this was based on commuting patterns.  However, given that the UNP development is a live, work play 
development, it is possible that more of the high tech workers will be attracted to the residential 
neighborhoods being developed here as well and that the actual percentage would be higher.  Without 
additional data, this is not know.  However, it would be a conservative estimate using existing 
commuting patterns even though the development may entice more of the high tech workers to live 
there as well.   
 
By Year 10, an additional $2,184,000 of sales and property taxes is projected to be collected in Norman 
(Table E) as a result of the 1,100 high-tech and manufacturing jobs created at UNP.  Likewise, in 
Cleveland county (Table F), by year 10, the sales and property tax collections projected to be collected in 
Cleveland county is $3,046,100.  The Cleveland county taxes include taxes projected in Norman, which 
indicates that $862,100 in sales and property taxes occur in Cleveland county outside the city of 
Norman.   
 

Table D: Economic Impact of High-Tech Office and 
Manufacturing Jobs 

Impact Type Employment Labor Income 
Direct Effect 1100 $94,895,600  
Indirect Effect 564.8 $27,466,400  
Induced Effect 483.1 $19,948,800  
Total Effect 2147.9 $142,310,800  
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 Assumptions              

 Office & Manufacturing Jobs: 
                   
1,100    Norman Resident: 35.7%  

 Inflation Rate: 2%   Norman Sales Tax: 4.25%  
 Disp. Inc. to Mean Income: 48.1%   Cleveland County Resident: 50.8%  
         Rest of County Sales Tax Rate: 4%  
         
Table E: Norman Tax Estimates from High Tech Office and Manufacturing Jobs at University North Park 

Year 

% Completion of 
Office and High Tech 

Manufacturing 
Jobs @ 

UNP 

Payroll/Labor 
Income (all 

impacts) 
Disposable 

Income 
Norman Disposable 

Income 

Norman 
Sales Tax 

Collections 

Property Tax 
Indirect & 
Induced 

Total Sales and 
Property in 

Norman 
1 6.2% 67.9 $7,354,300  $3,539,100  $1,263,900  $53,700  $69,300  $123,000  
2 12.4% 135.9 $15,002,900  $7,219,900  $2,578,500  $109,600  $141,400  $251,000  
3 16.2% 178.6 $20,118,200  $9,681,600  $3,457,600  $146,900  $185,800  $332,700  
4 20.1% 221.4 $25,432,200  $12,238,800  $4,370,900  $185,800  $230,300  $416,100  
5 40.1% 441.0 $51,679,400  $24,869,900  $8,881,900  $377,500  $458,900  $836,400  
6 60.1% 660.7 $78,966,400  $38,001,300  $13,571,600  $576,800  $687,400  $1,264,200  
7 80.0% 880.3 $107,324,200  $51,648,100  $18,445,300  $783,900  $915,900  $1,699,800  
8 100.0% 1100.0 $136,784,700  $65,825,500  $23,508,500  $999,100  $1,144,500  $2,143,600  
9 100.0% 1100.0 $139,520,400  $67,142,000  $23,978,700  $1,019,100  $1,144,500  $2,163,600  

10 100.0% 1100.0 $142,310,800  $68,484,800  $24,458,300  $1,039,500  $1,144,500  $2,184,000  
         

Table F: Total Cleveland County (including Norman above)     

Year 

% Completion of 
Office and High Tech 

Manufacturing 
Jobs @ 

UNP 
Payroll/Labor 

Income 
Disposable 

Income 
Cleveland County 

Disposable Income 
Sales Tax 

Collections 

Property Tax 
Indirect & 
Induced 

Total Sales and 
Property in 

Cleveland Cty. 
1 6.2% 67.9 $7,354,300  $3,539,100  $1,796,300  $75,000  $98,500  $173,500  
2 12.4% 135.9 $15,002,900  $7,219,900  $3,664,400  $153,000  $197,000  $350,000  
3 16.2% 178.6 $20,118,200  $9,681,600  $4,913,800  $205,200  $258,900  $464,100  
4 20.1% 221.4 $25,432,200  $12,238,800  $6,211,700  $259,400  $320,900  $580,300  
5 40.1% 441.0 $51,679,400  $24,869,900  $12,622,600  $527,100  $639,300  $1,166,400  
6 60.1% 660.7 $78,966,400  $38,001,300  $19,287,400  $805,400  $957,700  $1,763,100  
7 80.0% 880.3 $107,324,200  $51,648,100  $26,213,700  $1,094,700  $1,276,100  $2,370,800  
8 100.0% 1100.0 $136,784,700  $65,825,500  $33,409,400  $1,395,100  $1,594,600  $2,989,700  
9 100.0% 1100.0 $139,520,400  $67,142,000  $34,077,600  $1,423,100  $1,594,600  $3,017,700  

10 100.0% 1100.0 $142,310,800  $68,484,800  $34,759,100  $1,451,500  $1,594,600  $3,046,100  
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Conclusion 
Table G presents the sales and property tax estimates from the combined 650 retail and hospitality jobs 
and the 1,100 high tech office and manufacturing jobs projected to be created at UNP in Norman and 
Cleveland county.  The impacts included in this supplement project sales and property tax collections 
occurring as a result of the job and payroll created at University North Park.   
 
University North Park will develop an area that people can live, work and play.  While the high-tech 
office and manufacturing jobs create the larger impact, the retail space is necessary for people to stay in 
the same area to work and play.  By Year 10, if job creation occurs at similar levels as provided in the 
inputs, sales and property tax collections are projected to be $2.588 million higher in the city of Norman.  
Outside Norman’s city limits, an additional $1.028 is projected to be collected in the rest of the county 
for a Cleveland county total of $3.617 million. 
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Table G: Total Tax Estimates from additional Retail and High Tech Development at University North Park 

Year 
Norman Sales Tax 

Collections 

Property Tax 
Indirect & 
Induced 

Total Sales and 
Property in 

Norman  Year 

Cleveland Cty. 
Sales Tax 

Collections 

Property Tax 
Indirect & 
Induced 

Total Sales and 
Property in 

Cleveland Cty. 
1 $63,300  $80,500  $143,800   1 $88,300  $114,400  $202,700  
2 $129,100  $164,200  $293,300   2 $180,200  $229,400  $409,600  
3 $228,900  $281,800  $510,700   3 $319,700  $395,400  $715,100  
4 $332,800  $402,500  $735,300   4 $464,700  $565,600  $1,030,300  
5 $536,900  $645,600  $1,182,500   5 $749,700  $904,600  $1,654,300  
6 $749,000  $889,100  $1,638,100   6 $1,045,900  $1,244,300  $2,290,200  
7 $959,600  $1,121,600  $2,081,200   7 $1,340,000  $1,568,500  $2,908,500  
8 $1,178,300  $1,354,300  $2,532,600   8 $1,645,300  $1,892,800  $3,538,100  
9 $1,201,900  $1,358,500  $2,560,400   9 $1,678,300  $1,898,800  $3,577,100  

10 $1,225,900  $1,362,800  $2,588,700   10 $1,711,900  $1,904,900  $3,616,800  
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