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Introduction

The Port of Clarkston, Washington, established in 1958, has played a major role in economic
development in years and decades past. As with most ports, its primary role is economic
development through the creation of jobs, capital investment, tax base, aadonomic diversity.In
addition, the Port strives to maintain a high quality of life in the Lew®@ark Valley, primarily by
encouraging access to its waterfront parks and amenitieS.he Port of Clarkston operatewithin the
Valleyalong with two othemportsfithe Port of Leviston and Port of Wilma/Whitman As with most
ports, economic opportunity is stimulated by establishing business and industrial sites where
expanding local businesses can locate as well as homes for future business and industry miggat
to the Valley.

A combination of forces including reduced growth (approximately one percent per year for the
Valley), high unemployment, and site competition amongst the adjacent ports has led the leadership
of the Port of Clarkston to identify both ateategy and a set of tactics to stimulate growth, reduce
competition through collaboration, and amplify and expand the message of opportunity in the Valley
to a larger audiencé going fishing in a bigger pond.

The Port has been working toward development afnew Business Park fomore than five years,
and has consistently engaged both community leaders and residents. In a public vieédd in 2008,
residents voted to approve the sale of the 13@cre Evans Road property, owned by Asotin County,
to the Port d Clarkson. This report consolidates the findings of the earlier work and presents a
strategy as stated above to guide implementation and to seek necessary supportive funding from
the economic development agency to assist in facilitating this new project.

Leland Consulting GroupJrban Strategists, and Progressive Engineering Group (PEG) were engaged
in 2010 by the Port of Clarkston tereate a development stratega nd mar ket i ng pl an
planned project. The goals of the planning process werefthed to include:

o |dentify businesses that are likely candidates to locate at the new projeand,

e Recommend development alternativethat compliment the businesses.

This report both analyzes and recommends a new alternative for business developrienbusiness
park designed to attract businesses and industries that are either in the rapidly growing sustainable
and green business sector, or will be attracted to attributes of the business park that both support
commitment to sustainability and taa high qudity environmentthat greatly contribute to
strengthening the value of built assets more than traditional industrial tracts.

o
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Abstract

This report summarizes the research, findings, and recommendations identified by Leland

Consulting Group and Progressiveéngineering Group (the project team) as part of their analysis of

the Port of Clarkstonds planned business/industrial
was to evaluate the market for the new property, identify business and industry types appiate

for the project, recommend site plan refinements, and recommend a marketing strategy.

In order to meet these goals, the project team reviewed economic and real estate trends locally,
regionally, and nationally; reviewed relevant local and nationajports; conducted interviews with
several dozen local stakeholders; and conducted site analyses.

This report recommends two ovearching goals. First, the Port should develop and brand its
property as a Sustainable Business Park. Integrating sustaidaldlevelopment practices will have
numerous benefits, including accelerating business attraction, being consistent with values at the
Port and region, serving as a magnet for capital seeking green investments, and acting as a
marketing tool for the site, Brt, and region. Second, the region should market itself more
assertively, effectively, and broadly geographically. It should better fund its economic development
organizations and highlight the human and emotional assets that can draw businesses to #rea.

o
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" EXECUTIVE SUMMARY

Executivéssummary

The Port of CI ar ks tSustdnableBusimeasParkchasiEhe poteistial ® play G
pivotal roleinthe LewisC| ar k V al |eeopoine desetognemnt.nTipe Parkan help the Valley
add approximately 319 solid middleincome jobs, retain and grow existing businesses while
attracting new onespuild on its current set of strong industry clustersttract approximately $8.9
million in private investmentand change perceptions of the Valley botht@rnally and externally.

The project team recommends the following two ovarching goals in order for the entire Valley, and
the new BusinessPark to reach this level of success:

e The Port should develop and brand its property as a Sustainable Busin€sskiia place where
the goals of economic development and environmental sustainability can belistically
integrated for the mutual benefit of both business and natureThe new Park will enable existing
businesses to grow, b@ magnet for the wave of cuent and future public and private sector
investments in sustainable businessbe consistent witht h e V &ely targeyed industry
clusters such as alternative energy, build local capacity in the keys2dentury skills areas of
green development and busiess practices,and offer a new marketing opportunitfor the
Valley. While the new Park will be sustainable, #hould also be inclusive rather than exclusivie
a place where a wide variety of professional service, manufacturing, assembly, and other firms
can locate.

e The LewisClark Valleyand the ClearwateiSnake Regiormust more effectively telkheir storiesi
both internally and externally.The Valleyand ninecounty ClearwateiSnake Regiorhas a great
story to tell. Elements include gectacularnatural surroundings;excellentaccess tohigher
education and healthcarepromising industry clusters such as alternative energy, boat building,
manufacturing, value added agriculture, and techihagy;safety; quality of life; and very
attractive tax strucdures for retirees, new residents, and businesses.

However, there is an opportunity teell this story more assertively, effectively and broadly. The

Vall eyd6s story should be conveyed in Hhioeman and emot
businesste¢ ms, since business owners often make deci sion
economic development agencies should be better funded in order to make more of the person

to-person connections absolutely necessary to economic development. Effectively, thé \&ly 6 s

economy and quality of life are a wekept secret that needsto be broadcast far and wide.

Because it is consistent with the values, direction, and industry clusters within the valley, this new

and complementary placéthe Sustainable Business Patfkwill bring new resonance and add a new
element to the existing story.

o
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" EXECUTIVE SUMMARY

Business Park Identity

The recommended identity fort he Port of Ch &istisableBusiness Parktoe i s

Figure 1. Core Elements of the Sustainable Business Park Identity

Job Creation,
Economic Development,
Manufacturing, &
Local Business Growth

Sustainable Business Park

Sustainability Integrated  Attractive Business

into Site, Buildings, Park Environment
Businesses, Operations, (High quality site and
and Regional Impacts buildings)

Source: Leland Consulting Group

The SustainableBusinessPark will:

e Connect with core values at the Port and throughout the Lew@®ark Valley.If implemented as
recommended, the Park will directly advance the Poto Cl ar kst onds tag | ine: OFa
Sustainabl e Growth. 6 't will also resonate with ot
commitment to economic development and environmental sustainability. For example,
alternative energy has been identified bthe Southeast Washington Economic Development
Association (SEWEDANd others as a targeted growth industry.

e Broaden the Valleyds of f e BusinegsgevalopmentrrherParkiuci ng a ne\v
will broaden the range of land and buildings offered, rath than compete directly with a product
that is already offered elsewhere. The new Park will lift all boats rather than increasing
competition.

e Give the Valley a powerful new marketingtdgdb ot h f or promoting and growing
existing businesgs and attracting and growing business to the Valley.

e Strengthen and diversify the regionds key industry

e Reach the large and growing international market of industries and corporations seeking out
investments in sustainable sites and practices.

e Take advantage of the beautiful Evans Road sitehich features views towards the Snake
River, Dry Creek, and archetyp&lastern Washingtodandscape.

e Be attractive to existing and outside business owners as a means to protéwtir capital
investments at the Park

o
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Business Park Identity

This project begins with a unique sited a classic Eastern Washington landscape with
views of rolling hillsides, winter wheat farming, and a dry creek bed running along its
eastern edge.

Source: Leland Consulting Group

The Evans Road property, shown above, is a 186re site currently owned by Asotin County. The
Port of Clarkston and the County are currently in negotiations to complete the property. Many of the
terms of the sale, including a purchase price of $546,00(have already been settled.

The amenities and advantages of the site itself are among a number of factors that led the project
team to recommend the Sustainable Business Park identity. The Evans Road property is not
surrounded by heavy industrial usedike other sites in the Valley), but rather a mix of farming,

Asotin County facilities, and some housing. Access to Dry Creek (in the foreground above) and views
to the Snake River Valley (in the background) shape a strong sense of place now and should be
complemented and strengthened by the final site design.

Development of the site is expected to take place beginning on the eastern (Evans Road/Dry Creek)

side, and then proceed west after initial phases are built out. The recommended site plan is shown
on page46.

|
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" EXECUTIVE SUMMARY

Competition and Duplication

The Lewis-Clark Valley and its surrounding areas offer a number of industrial areas,
but a limited amount of variety.

Table 1. Compatibility of Industry Types with Existing Business and Industrial Areas
a Compatible

Attributes Port of Port of Port of Lewiston Nez Perce North
Clarkston Wilma Airport  Lewiston

Waterfront Harry Wall Northport ~ Business/ US12/95
Tech Park Corridor

Suitable Industry/Building Types

General / Light Industrial a a a a a a a
Heavy Industrial a a a a

Warehouse/Distribution a a a a a a a
Office / Professional a a a

Green Businesses

Source: Lewis-Clark Valley business park managers and tenants, Leland Consulting Group.

While there are somalifferences between the business and industrial parks that operate in the
Valleyt oo many of the business areas are offering a si mi
multiple competitors that offer an inadequate amount of differentiation.

As shown above, th&/alley has a number of parks that can provide land for light and heavy industry.
All the parks in the Valley can accept light industrial tenants, while three major sfi¢ise Port of
Wilma, Harry Wall Park, and Northpdrare well suitedfor heavytraditional industrial tenants.

These areas have fevgidewalks, little landscaping, and no distrietvide branding, signage, or place
making elements.

Rather thandevelop another property that offers another similar environmerthere is an
opportunity to create more differentiation between all the employment locatiofiaith each building
on its own unique attributegiwhile also providing something entirely new at the Evans Road Bite
business park that is unique to the Valley and directly réés to its unique cultural and economic
character.

o
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" EXECUTIVE SUMMARY

Industry Clusters

The Valley has the opportunity to build on its unique set of industry clusters and its
unique cultural, historical, and economic identity.

Moreover, several of Southeast Washington okey industry clustersd including
alternative energy and manufacturingd are shared priorities within the region, state,
and nation.

Table 2. Industry Groups Targeted by Economic Development Agencies and Subject Site

a Target industry / good fit for site
Potential fit for site

Target Industry US Economic  Washington Southeast Sustainable
Development State Washington Business

Administration (SEWEDA) Park

Aerospace a

Boat Building a

Clean Technology/Alternative Energy a a a

Forest Products a a

Health/Life Sciences a a

Information Technology a a a a

Manufacturing a a a a

Marine Technology a

Tourism a

Value Added Agriculture a

Sources: SEWEDA (PEDC) Comprehensive Economic Development Strategy and interviews with SEWEDA staff; Department of
Commerce, www.choosewashington.com; U.S. EDA Investment Policy Guidelines, 22 January 2010.

Table2 aboveshows the industry clusters that each of the respective@as hasidentified as the

basis for sustainable, longterm job growth, along with those industry groups that are expected to be
highly compatible with the Evans Road siteBased on considerable research and analysis of
opportunities and competitive advantages, these are industry areas that these organizas@me
betting on in the future.

The fact that there are significant areas of overlap between the nation, state, and region provides
strong direction for the Portds efforts at the Sust ali
certainly overlapwith n 't he i ndustry categories. For exampl e, m:

building businesses are also manufacturing businesses.)

|
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" EXECUTIVE SUMMARY

The Wave of Green Investment

The national and international markets for sustainable products and servicesd
including sustainable energy, manufacturing, building expertise, and other areasd is a
tremendous source of job growth, and the Clearwater-Snake Region is well positioned
to Acatch the wave. o

The figures below show two aspects of the national and international surge ofdstments in

sustainable business and technologiesand reflect the growth in other related areasOver the last

decade, both major corporations and many government agencies have recognized that

sustainability is good not just for future generationsbutfo t odayés bottom | ine becaus
savings, competitive imperatives, and a broad appeal to consumers.

Figure 3. Annual New Investment in Sustainable Energy i Worldwide

180 -
| $155
160 $148
140 -
120 -
2
O 100 $93
m 80 -
@ $60
60 -
| $35
40
$22 $27
e
0 - . . . . . .
2002 2003 2004 2005 2006 2007 2008

Source: "Global Trends in Sustainable Energy Investment 2009," United Nations Environment Program.

Figure 4. Economic Impact of Green Construction i United States

$120
—==MNew Commercial Structures

e ey Manufacturing Structures
100

Total Economic Impact of All Green
Building

80

60

$ Billions

40

$20

e

50
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Source: USGBC Green Jobs Study. Total impact is greater than commercial and manufacturing structures
combined because it includes other residential and non-residential structures.
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" EXECUTIVE SUMMARY

The ValleyCanCatch the Wave

The Lewis-Clark Valley, along with the states of Washington and Idaho, has unique
competitive advantages that will enable them to continue to attract green business
and alternative energy jobs.

Figure 5. Concentration of Renewable Energy Jobs by Region

Eastern Washington
Olympic Consortium |
Pacific Mountain |
Southwest Washington [l
Snohomish County I
Spokane
Pierce County |
Northwest Washington |
Benton-Franklin |
South Central [ ——
North Central Wash/Columbia Basin Il
Seattle-King County |

0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60 1.80 2.00 2.20 2.40
Location Quotient

Source: Washington State Green Economy Jobs, Washington State Employment Security Department, 2008.
Note: Location quotient is local district compared to Washington State rather than the nation. National data not available.

¢ Idaho has the fastesigrowing alternative energy sector in the country. Washington and
Oregonds alternative enedanyggreavig BahEastemmr e | arge, est ¢
Washington and North Central Idaho are poised to be leaders in wind, solar,rbydnd biomass
energy sources.

e AsFigure5 shows, Eastern Washington (which includes Asotin, Whitman, Garfield, Columbia,
and other counties) cont afiddiiredbythe EDmsamarbalwéh ener gy o0c |
a business concentration at least 20 percent greater than average (a locatiqnotient of more
than 1.2). The nearby Spokane and South Central areas also have significant renewable energy
clusters.

e Walla Walla Community College has created the O0OPRE
new wind energy techniciangé Clarkstonin Fall 2010.

m
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" EXECUTIVE SUMMARY

e Atleast800 new wind turbines are planned for nearbarfield and Columbia Countigsan
indicationoft he areads potential to be a wind energy | ead
topography, and existing transmission lines. These Witurbines are expected to create 75
permanent maintenance jobs.

e Washington Stateds wutilities must obtain 15 percent
20201 one of the most aggressive requirements in the country.

e ClearwaterPaper, by fartheVdl ey 6 s | a r grecsntly arnouymdeahgt & waould be the
first U.S. company to supply tissues from forests that are certified to be managed in an
environmentally responsible manner.

o
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" EXECUTIVE SUMMARY

Sustainability at the Site
The identity and brand of the Sustainable Business Park should be expressed

throughout the project in five primary categories: site design, buildings, jobs and
businesses located there, operations, and regional connections and impacts.

Figure 6. Sustainable Development Elements of the Business Park

U

w] i |
'{‘%'Eﬁ‘i{n § | Ml){"" 'Il

Source: Leland Consulting Group, Urban Land Institute.

Four of the five primary categories in which the Sustainable Business Park identity will be expressed
are illustrated above. Within each of the categories, there are a great number of specific ways in
which sustainability can be designed into the projeckor exampl e, t he upper
above illustrates a curb cut and stormwater infiltration area that enables more -site management

of stormwater,and thus reduces the amount of pollutants that reach nearby streams and rivers. A
more comprehersive list of recommended sustainable project features is listed on padd.

m
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" EXECUTIVE SUMMARY

Business Diversity

While the Sustainable Business Park should be distinctive and special, it should also
be inclusive. A very wide range of businesses should be able to locate and thrive at
the Park.

As farmer Dan DeRuyter (above) eé&xpeosiveqrexslusiget ai nabi | ity
DeRuyter, who lives and works in Yakima, Washington, turns the manure generated by his 4,500

dairy cows into sustainable energymethanefiwhich he sells to Pacific Power for revenues of up to

$35,000 per month. While the projecté am does not recommend dairy cows f¢
principle of that green business can besmart business is applicable.

Sustainable development can also increase the value of investments and reduce operating co#s.
recent study commissioned byNAIOP, the Commercial Real Estate Development Association,
catalogued the list ofgreencapital improvements that justify their cost through lower operating
costs. The study found that a number of improvements, including changes to pavement types,
windows, roof treatmentsHVACIighting, and irrigation, pay for themselves within the timeframes
set by mast investors, in many cases three to six years.

Sustainable business parks in operation in other locations around the country include a wide variety
of businesses. For example tenants located in theDevens EceEfficiency Centein Devens,
Massachusettsare comprised of:

e 70 percent small or medium size enterprises;

e Mostly industrial businesses, including manufacturing, distributing, and recycling;

e Bristol Meyers Squibb Pharmaceutical Complex;

e Solar Photovoltaic panel producer; and

e The largest constructia recycling facility in North America.

m
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" EXECUTIVE SUMMARY

Regional Marketingstory

A successful economic development strategy must be about more than any one site.
The new Park and the Lewis-Clark Valley must be integrated so that the Valley can
more effectively tell its storyd both internally and externally.

The Valley has a great story to tell. Elemerd$the story include:

Spectacular natural surroundings.Hells Canyon National Recreation Aréthe deepest river
gorge in North America lying just south of the Valfélg just one example.

Nationally recognized outdoor recreation destination for hung, fishing, whitewater rafting, as
described in Outdoor L& and other publications.

Highly attractive for retirees due to its climate, tax structure (Washington State), and small town
atmosphere.

Excellent climate. Golf aficionados play during all four seasons in this area, locally known as the
Obanana belt. o

Excellentaccess tohigher education and healthcare institutions

The Valley was ranked the safest small community in the country in 2009 by the Farmers
Insurance Group, ahead of 479 others, because of its very low crime rates and quality of life.
Most resdents see it as an excellent place to raise a family.

Industry Clusters: Boat building, paper products, value added agricultuiiegarms and
ammunition, and tourism.

Asone of the two primaryregional centes serving 168,000 residents in a nineplus courty
area, the Valleyhosts a wide variety ofetail, commercial, and culturabmenities.

o
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