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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, and economic diversity.  In 

addition, the Port strives to maintain a high quality of life in the Lewis-Clark Valley, primarily by 

encouraging access to its waterfront parks and amenities.  The Port of Clarkston operates within the 

Valley along with two other portsñthe Port of Lewiston 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 migrating 

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 a strategy 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 audienceñgoing fishing in a bigger pond. 

The Port has been working toward development of a new Business Park for more than five years, 

and has consistently engaged both community leaders and residents.  In a public vote held in 2008, 

residents voted to approve the sale of the 130-acre Evans Road property, owned by Asotin County, 

to the Port of 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 Group, Urban Strategists, and Progressive Engineering Group (PEG) were engaged 

in 2010 by the Port of Clarkston to create a development strategy and marketing plan for the Portõs 

planned project.  The goals of the planning process were defined to include: 

 Identify businesses that are likely candidates to locate at the new project; and, 

 Recommend development alternatives that compliment the businesses. 

This report both analyzes and recommends a new alternative for business developmentña business 

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 to a high quality environment that greatly contribute to 

strengthening the value of built assets more than traditional industrial tracts. 
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Abstract 

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

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

the Port of Clarkstonõs planned business/industrial park.  The purpose of the project teamõs work 

was to evaluate the market for the new property, identify business and industry types appropriate 

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 national reports; conducted interviews with 

several dozen local stakeholders; and conducted site analyses.   

This report recommends two over-arching goals.  First, the Port should develop and brand its 

property as a Sustainable Business Park.  Integrating sustainable development 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, Port, 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 the area.   
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EXECUTIVE SUMMARY

 
 Executive Summary 

Executive Summary  

The Port of Clarkstonõs planned Evans Road Sustainable Business Park has the potential to play a 

pivotal role in the Lewis-Clark Valleyõs ongoing economic development.  The Park can help the Valley 

add approximately 319 solid middle-income jobs, retain and grow existing businesses while 

attracting new ones, build on its current set of strong industry clusters, attract approximately $38.9 

million in private investment, and change perceptions of the Valley both internally and externally. 

The project team recommends the following two over-arching goals in order for the entire Valley, and 

the new Business Park to reach this level of success: 

 The Port should develop and brand its property as a Sustainable Business Parkña place where 

the goals of economic development and environmental sustainability can be holistically 

integrated for the mutual benefit of both business and nature.  The new Park will enable existing 

businesses to grow, be a magnet for the wave of current and future public and private sector 

investments in sustainable business, be consistent with the Valleyõs key targeted industry 

clusters such as alternative energy, build local capacity in the key 21st century skills areas of 

green development and business practices, and offer a new marketing opportunity for the 

Valley.  While the new Park will be sustainable, it should also be inclusive rather than exclusiveñ

a place where a wide variety of professional service, manufacturing, assembly, and other firms 

can locate.   

 The Lewis-Clark Valley and the Clearwater-Snake Region must more effectively tell their storiesñ

both internally and externally.  The Valley and nine-county Clearwater-Snake Region has a great 

story to tell.  Elements include spectacular natural surroundings; excellent access to higher 

education and healthcare; promising industry clusters such as alternative energy, boat building, 

manufacturing, value added agriculture, and technology; safety; quality of life; and very 

attractive tax structures for retirees, new residents, and businesses.   

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

Valleyõs story should be conveyed in human and emotional terms just as often as bottom-line 

business terms, since business owners often make decisions on this basis.  The Valleyõs 

economic development agencies should be better funded in order to make more of the person-

to-person connections absolutely necessary to economic development.  Effectively, the Valleyõs 

economy and quality of life are a well-kept secret that needs to be broadcast far and wide.   

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

and complementary placeñthe Sustainable Business Parkñwill bring new resonance and add a new 

element to the existing story.   
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 Executive Summary 

Business Park Identity 

The recommended identity for the Port of Clarkstonôs site is a ñSustainable Business Park.ò   

Figure 1.  Core Elements of the Sustainable Business Park Identity  

 
Source: Leland Consulting Group 

 

The Sustainable Business Park will: 

 Connect with core values at the Port and throughout the Lewis-Clark Valley.  If implemented as 

recommended, the Park will directly advance the Port of Clarkstonõs tag line: òFacilitating 

Sustainable Growth.ó  It will also resonate with other aspects of the regionõs combined 

commitment to economic development and environmental sustainability.  For example, 

alternative energy has been identified by the Southeast Washington Economic Development 

Association (SEWEDA) and others as a targeted growth industry.   

 Broaden the Valleyõs offerings by introducing a new type of Business development.  The Park 

will broaden the range of land and buildings offered, rather than compete directly with a product 

that is already offered elsewhere.  The new Park will lift all boats rather than increasing 

competition.     

 Give the Valley a powerful new marketing toolñboth for promoting and growing the Valleyõs 

existing businesses and attracting and growing business to the Valley.   

 Strengthen and diversify the regionõs key industry clusters. 

 Reach the large and growing international market of industries and corporations seeking out 

investments in sustainable sites and practices.   

 Take advantage of the beautiful Evans Road site, which features views towards the Snake 

River, Dry Creek, and archetypal Eastern Washington landscape.   

 Be attractive to existing and outside business owners as a means to protect their capital 

investments at the Park.   

Sustainable Business Park

Job Creation,

Economic Development,
Manufacturing, & 

Local Business Growth

Sustainability Integrated 

into Site, Buildings, 
Businesses, Operations, 

and Regional Impacts

Attractive Business 

Park Environment
(High quality site and 

buildings)
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 Executive Summary 

Business Park Identity 

This project begins with a unique siteða classic Eastern Washington landscape with 

views of rolling hillsides, winter wheat farming, and a dry creek bed running along its 

eastern edge.   

 

Figure 2.  The Evans Road Sustainable Business Park Site 

 
Source: Leland Consulting Group 

 

The Evans Road property, shown above, is a 130-acre 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 $546,000, 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 uses (like 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 page 46. 
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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 

 

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

 

While there are some differences between the business and industrial parks that operate in the 

Valley, too many of the business areas are offering a similar òproduct.ó  The result is naturally 

multiple competitors that offer an inadequate amount of differentiation.    

As shown above, the Valley 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 sitesñthe Port of 

Wilma, Harry Wall Park, and Northportñare well suited for heavy traditional industrial tenants.   

These areas have few sidewalks, little landscaping, and no district-wide branding, signage, or place 

making elements.   

Rather than develop another property that offers another similar environment, there is an 

opportunity to create more differentiation between all the employment locationsñwith each building 

on its own unique attributesñwhile also providing something entirely new at the Evans Road siteña 

business park that is unique to the Valley and directly relates to its unique cultural and economic 

character.   

 

 

  

a Compatible 

Attributes Port of 

Clarkston 

Port of 

Wilma

Nez Perce 

Airport

North 

Lewiston 

Waterfront Harry Wall Northport Business/

Tech Park

US12/95 

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

Port of Lewiston
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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 Washingtonôs key industry clustersðincluding 

alternative energy and manufacturingðare shared priorities within the region, state, 

and nation.    

 

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

 
 

 
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.   

 

Table 2 above shows the industry clusters that each of the respective areas has identified as the 

basis for sustainable, long-term job growth, along with those industry groups that are expected to be 

highly compatible with the Evans Road site.  Based on considerable research and analysis of 

opportunities and competitive advantages, these are industry areas that these organizations are 

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 Portõs efforts at the Sustainable Business Park.  (Note that there is also 

certainly overlap within the industry categories.  For example, many of the Valleyõs local boat 

building businesses are also manufacturing businesses.)   

  

a Target industry / good fit for site

a Potential fit for site

Target Industry US Economic 

Development 

Administration

Washington 

State

Southeast 

Washington 

(SEWEDA)

Sustainable 

Business 

Park

Aerospace a

Boat Building a a

Clean Technology/Alternative Energy a a a a

Forest Products a a

Health/Life Sciences a a a

Information Technology a a a a

Manufacturing a a a a

Marine Technology a

Tourism a

Value Added Agriculture a a a
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The Wave of Green Investment 

The national and international markets for sustainable products and servicesð

including sustainable energy, manufacturing, building expertise, and other areasðis a 

tremendous source of job growth, and the Clearwater-Snake Region is well positioned 

to ñcatch the wave.ò 

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

sustainable business and technologies, and reflect the growth in other related areas.  Over the last 

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

sustainability is good not just for future generations but for todayõs bottom line because of operating 

savings, competitive imperatives, and a broad appeal to consumers.    

Figure 3.  Annual New Investment in Sustainable Energy ï Worldwide  

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

 

Figure 4.  Economic Impact of Green Construction ï United States 

 
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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The Valley Can Catch 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 

 
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 fastest-growing alternative energy sector in the country.  Washington and 

Oregonõs alternative energy sectors are large, established, and growing.  Both Eastern 

Washington and North Central Idaho are poised to be leaders in wind, solar, hydro, and biomass 

energy sources.    

 As Figure 5 shows, Eastern Washington (which includes Asotin, Whitman, Garfield, Columbia, 

and other counties) contains a renewable energy òclusteróñdefined by the EDA as an area with 

a business concentration at least 20 percent greater than average (a location quotient of more 

than 1.2).  The nearby Spokane and South Central areas also have significant renewable energy 

clusters.   

 Walla Walla Community College has created the òPRE Wind Programó which will begin to train 

new wind energy technicians in Clarkston in Fall 2010.   
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 Executive Summary 

 At least 800 new wind turbines are planned for nearby Garfield and Columbia Countiesñan 

indication of the areaõs potential to be a wind energy leader due to the areaõs reliable wind, 

topography, and existing transmission lines.   These wind turbines are expected to create 75 

permanent maintenance jobs.   

 Washington Stateõs utilities must obtain 15 percent of their energy from renewable sources by 

2020ñone of the most aggressive requirements in the country.   

 Clearwater Paper, by far the Valleyõs largest employer, recently announced that it would be the 

first U.S. company to supply tissues from forests that are certified to be managed in an 

environmentally responsible manner.   
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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 

 
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 project.  For example, the upper òsite designó image 

above illustrates a curb cut and stormwater infiltration area that enables more on-site management 

of stormwater, and thus reduces the amount of pollutants that reach nearby streams and rivers.  A 

more comprehensive list of recommended sustainable project features is listed on page 44.   

  

Site Design Green Buildings

Jobs and Businesses Regional Connections
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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) knows, sustainability doesnõt have to be expensive or exclusive.  

DeRuyter, who lives and works in Yakima, Washington, turns the manure generated by his 4,500 

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

$35,000 per month.  While the project team does not recommend dairy cows for the Portõs site, the 

principle of that green business can be smart business is applicable.  

Sustainable development can also increase the value of investments and reduce operating costs.  A 

recent study commissioned by NAIOP, the Commercial Real Estate Development Association, 

catalogued the list of green capital improvements that justify their cost through lower operating 

costs.  The study found that a number of improvements, including changes to pavement types, 

windows, roof treatments, HVAC, lighting, and irrigation, pay for themselves within the timeframes 

set by most 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 the Devens Eco-Efficiency Center in Devens, 

Massachusetts are comprised of: 

 70 percent small or medium size enterprises; 

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

 Bristol Meyers Squibb Pharmaceutical Complex; 

 Solar Photovoltaic panel producer; and 

 The largest construction recycling facility in North America. 
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Regional Marketing Story 

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 storyðboth internally and externally.   

 

 

The Valley has a great story to tell.  Elements of the story include: 

 Spectacular natural surroundings.  Hells Canyon National Recreation Areañthe deepest river 

gorge in North America lying just south of the Valleyñis just one example.  

 Nationally recognized outdoor recreation destination for hunting, fishing, whitewater rafting, as 

described in Outdoor Life 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 

òbanana belt.ó 

 Excellent access to higher 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 residents see it as an excellent place to raise a family. 

 Industry Clusters: Boat building, paper products, value added agriculture, firearms and 

ammunition, and tourism. 

 As one of the two primary regional centers serving 168,000 residents in a nine-plus county 

area, the Valley hosts a wide variety of retail, commercial, and cultural amenities. 

  

ñParadise Found!ò 

#1 Lewiston, ID

ñLast yearôs second-place 

finisher in our inaugural 

Top Towns list reigns as 

2009ôs undisputed 

champion of the best 

towns in America for 

outdoorsmen.ò 

ðOutdoor Life Magazine
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Regional Marketing Strategy  

The Evans Road Sustainable Business Park should be part of a Valley- and region-

wide strategy to collaboratively manage the areaôs assets.  Rather than competing for 

a narrow slice of fixed economic development pie, the regionôs jurisdictions can 

dramatically expand the size of the pie, and the individual slices.   

Figure 7.  Two Keys to Economic Development Success: Increasing the Size of the Pie and the 
Size of the Slice 

 
Source: Leland Consulting Group. 

 

The following are key elements of the recommended marketing strategy, explained in greater detail 

on page 57: 

 Build on and increase the ongoing collaboration of the òPioneer Ports Associationóñan alliance 

between the Ports of Clarkston, Lewiston, and Whitman.  Together, these Ports comprise a 

major economic engine for the region, and more focused collaboration will result in greater job 

and business growth, more stable jobs, and other economic development outcomesñ

òincreasing the size of the pie.ó 

 Amplify the collaboration within the entire Clearwater-Snake Region.  Again, regional 

collaboration is underway, and could be strengthened with more focused marketing, branding, 

definition of roles, objectives, and more.  This will also result in greater economic development 

returns.   

 Define the most effective niche for each of the Valleyõs business properties.  As discussed 

elsewhere, the Valleyõs business properties would benefit from greater diversification.  For 

example, the Port of Wilma/Whitman should excel as a heavy industrial location, while the 

Sustainable Business Park attracts businesses seeking a more attractive (and more restrictive) 

environment.      

 Fish in a bigger pond!  By pooling marketing capital and sharpening the regional message, the 

region can effectively òfish in a bigger pondóñconnect with and attract prospects from a 

national business audience reach. 

 Bring the best and brightest back.  Following the examples set by other western regions, the 

Valley can bring back natives who have gained valuable professional experience elsewhere.   

Port of Clarkston/ 

Asotin County

Region

Port of Clarkston/ 

Asotin County

Region
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 Executive Summary 

Job Creation and Development Timeline 

If developed properly, the Park can be fully developed within the next decade and 

generate more than 300 new jobs on site. 

 

Figure 8.  Land Absorption and Job Creation at the Sustainable Business Park 

 
Sources: Urban Land Institute, Energy Information Administration, University of Washington, Leland Consulting Group. 

 

The project team forecast three development scenarios, shown above, for the subject site and 

Valley: the Sustainable Business Park and holistic marketing strategy, Sustainable Business Park 

only, and a continuation of the status quo, assuming the development of the site as another light-

industrial park.   

If the Port and its partners assertively pursue a Sustainable Business Park along with a coordinated 

Valley-wide marketing strategy, the site has the potential to generate approximately 240 direct jobs 

in the first five years following construction, and approximately 319 direct jobs by 2020.  In addition, 

the construction of the Park is forecast to create approximately 31 jobs for the duration of the 

construction period.  (See page 53 for details.) 

When compared to the average job, both ògreenó jobs (as defined by Washington State) and 

manufacturing jobs offer significantly higher levels of wages and benefits.  The jobs at the 

Sustainable Business Park are projected to pay approximately $16 per hour in wages, and $24 per 

hour including benefits and other compensation.  The average hourly wage in Asotin County is 

$13.07 per hour.   

Thus, jobs at the site will offer significantly better opportunities to sustain middle class incomes and 

families over the long term.  They are also more often òtraded sectoró jobs that export products and 

services outside of the immediate trade area, and thus are able to support secondary (indirect and 

induced) jobs and services, such as retail and local professional services.   

 

Status Quo

Sustainable 
Business 

Park

Sustainable Business Park 
and Holistic Marketing Strategy
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Development Strategy 

Å Economic and Demographic Context

Å The Valleyõs Business and Industrial Areas

Å Recommended Development Program

Å Recommended Project Identity

Å Site and Infrastructure Design

Å Absorption and Site Development Timeline

Å Marketing Plan
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Economic and Demographic Context  

National Economy 

The national and international economic outlookña topic always present in the headlinesñhas 

assumed even greater importance to the general public and economic development professionals 

following the onset of the ògreat recessionó in 2008.   

This is a time when the nation desperately needs good, solid, family-wage jobs, but also a time 

during which these jobs are more difficult than ever to create.  Lending and investment by 

businesses is generally down due to lowered expectations of future consumer and business 

spending.    

The figures below show national indicators relevant to overall economic health and the development 

of industrial and office properties in particularñgross domestic product, industrial construction, and 

import volumesñall of which have declined from peaks in 2007 or 2008.  

Figure 9.  US Gross Domestic Product 

 
Source: Marcus and Millichap, 2009 National Industrial Report.  

Figure 10.  Nationwide Industrial Construction  

 
Source: Marcus and Millichap, 2009 National Industrial Report.  
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Figure 11.  U.S. Import Volumes 

 
Source: Marcus and Millichap, 2009 National Industrial Report.  

As of the first quarter of 2010, unemployment remains high at 9.7 percent nationwide, housing 

starts are far below historic averages, and office and warehouse vacancies are far above historic 

averages, at 19.7 and 13.2 percent respectively.  

While most news generated in the past two years has been negative, there are indications that the 

nation is pulling out of the recession.  For example, GDP increased 5.9 percent in the final quarter of 

2009 to the surprise of most economists.   

Those seeking to create jobs in 2010 must take a relatively long view, as jobs may not materialize 

over night.  Thus, this report emphasizes the long-term economic òwavesó far more than the short-

term ripples.  Economic development strategies that recognize and react to these long-term, global 

economic trends have a far better chance of delivering on their promise than quick fixes.   
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Manufacturing in the United States 

 

Manufacturing is an important part of the economic development story for both the Lewis-Clark 

Valley and the nation.  The story of the US manufacturing industry is one with two important and 

seemingly contradictory trends.  First, over the past half-century, the number of manufacturing jobs 

has been on a consistent downward trend.   

The second trend, much less often reported, is that by a number of other metricsñincluding share of 

total GDP, production, and wages paidñthe US manufacturing industry continues to be quite strong.  

For example, as Figure 12 shows, growth in the nationõs total òmanufacturing GDPó kept pace with 

the national GDP between 1947 and 2008.  In 2008, manufacturing made up 11.5 percent of the 

nationõs total GDP.   

Part of the reason for the disconnect between these two trends is that manufacturing processes 

have become much more efficient, and labor-intensive processes have moved elsewhere.  The US is 

thus producing high value added goods that require more skilled labor.   

 

Figure 12.  Trends in Manufacturing and US GDP 

 
Source: The Manufacturing Institute, US Bureau of Economic Analysis. 
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Pacific Northwest Economic Outlook 

For the purposes of this report, the Pacific Northwest is defined as the states of Washington, Idaho, 

and Oregon.  The economies and cultures of these states and this super-region create one part of 

the context in which economic development in the Lewis-Clark Valley will take place, and also share 

interrelated histories and economies.  The economies of all three states were traditionally based 

heavily on natural resources, agriculture, and trade.  Since the 1980s, however, their economies 

have diversified considerablyñinto high tech, professional services, health care, higher education, 

engineering, and other industries.   

Economic Development ð A Changing Paradigm.  Figure 13 summarizes some of these changes and 

the associated adaptations that they require in economic development strategy.   

Of great importance to both the Pacific Northwest and Lewis-Clark Valley are the strategies and keys 

to success shown below.  In todayõs competitive economic environment, geographic regions must 

use their human capital, existing industry òclusters,ó institutions of higher education, and amenities 

to grow local business and attract outside businesses.  While financial incentives such as tax breaks 

continue to be relevant to companies, the consensus amongst economic development professionals 

is that these other factorsñthe presence of a skilled and knowledgeable labor force, quality local 

suppliers and collaborators, and quality of lifeñare the key competitive advantages that lead to 

economic expansion.   

Figure 13.  Changing Paradigms in Washingtonôs Economic Development: 1950s to 2010 

 

Source: The Next Washington, Growing Jobs and Income in a Global Economy, 2007, and Federal Reserve Bank of Kansas City.   

 

In addition to identifying new approaches to economic development, Washington State has 

identified a series of òkey industriesó (or clusters) in which the state believes it has strong 

competitive advantages, and where the greatest job growth is likely to occur.1  These key industries 

are shown along with key industries identified by other jurisdictions in Figure 14 below.   

                                                           
1 Washington State has more closely and proactively defined its set of key industries compared to Idaho.  Oregon, of less 

direct relevance to the project site, has also identified a series of key industries that overlap considerably with Washington. 
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Figure 14.  Industry Groups Targeted by Economic Development Agencies and Subject Site 

 

 
Sources: SEWEDA (PEDC) Comprehensive Economic Development Strategy and interviews with SEWEDA 

staff; Department of Commerce, www.choosewashington.com; U.S. EDA Investment Policy Guidelines, 

01/22/10.   

 

Figure 15.  Washington State Employment Change by Industry Super Sector, 2007-2017 

 
Source: 2009 Washington State Labor Market and Economic Report, LMEA/Employment Security Department.  
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Figure 15 provides additional insight into the types of industries and jobs that the State expects to 

thrive in the coming decade (specifically, between 2007 and 2017).  While sources of job creation 

will vary from region to region within the state, the òsuper sectorsó responsible for the greatest job 

creation are professional and business services, education and health services, and government.  A 

number of other super sectorsñincluding retail, leisure and hospitality, construction, and othersñwill 

also add significant numbers of jobs.  By contrast, manufacturing and mining and logging are the 

only super sectors projected to lose jobs.  Again, this statewide projection will vary by location and 

type of manufacturing.  Some manufacturing sectors will add jobs.  However, while manufacturing 

jobs are considered a priority to attract and retain by many jurisdictions statewide, this employment 

base is expected to continue to be challenged by technological advances and global competition.  

For this reason, the Port and Sustainable Business Park should seek to incorporate a broad and 

diverse range of business types at the Park, and not expect that manufacturing will be the primary 

generator of jobs at the site or in the Valley.     

As Figure 16 shows, the trends taking place nationally are mirrored to a significant degree in the 

Seattle market: completions and absorption of industrial buildings are down significantly, while 

vacancies are up.  This reflects the fact that businesses are reducing their space needs and forgoing 

physical expansions due to tough economic times.  The trends taking place in Seattle are also 

occurring in varying degrees in the other cities and metro regions of the Pacific Northwest, including 

Boise, Portland, Spokane, Clearwater-Snake Region, and Lewis-Clark Valley.   

 

Figure 16.  Industrial Supply and Demand in the Seattle Market 

 
Source: Marcus and Millichap brokerage, 2009. 

Lewis-Clark Valley and Snake-Clearwater Region 

The Lewis-Clark Valley and the larger Clearwater-Snake Region form the social and economic 

context within which the Sustainable Business Park will be implemented.  These are the òprimary 

market areasó from which the Park will draw the majority of its potential businesses, employees, 

and customersñalthough the Park and its tenants must also serve larger areas such as the Pacific 

Northwest, nation, and globe in order to achieve maximum success.  The maps below show 

Clarkston within the context of the Lewis-Clark Valley, the Snake-Clearwater Region, and the 

economic development organizations that serve these areas.  
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Figure 17.  Clarkston and the Clearwater-Snake Region  

 
Source: Leland Consulting Group, Port of Clarkston, ESRI Business Analyst.  

 

The Lewis-Clark Valley encompasses two countiesñAsotin County, Washington, and Nez Perce 

County, Idaho--and three main citiesñClarkston and Asotin, Washington, and Lewiston, Idaho.  For 

the purposes of this report, the terms òLewis-Clark Valleyó and òValleyó are synonymous with the 

federally designated òLewiston ID ð WA Metropolitan Statistical Area (LIWMSA).ó  The former terms 

are used far more frequently by residents, economic development professionals, and others in the 

Valley.   

The Valley is the population and economic heart of a larger area: the nine-county Clearwater- Snake 

Region.  The nine counties in this region are Asotin, Columbia, Garfield and Whitman in Washington 

State, and Nez Perce, Clearwater, Idaho, Latah, and Lewis in Idaho.  

A basic demographic summary of the Lewis-Clark Valley, Clearwater- Snake Region is shown below.   

 

Table 3.  Demographic Summary of the Lewis-Clark Valley and Other Relevant Areas  

 
Source: Leland Consulting Group, ESRI Business Analyst, US Census. 

There are a number of economic development associations working within the region, each encompassing 

a different geographical region, as shown in Figure 18. 

 

Whitman

Lewis

Latah

Asotin

Garf ield

Columbia

Clearwater

Idaho

Nez Perce
Clarkston*

Lewis Clark

Valley

Clearwater/

Snake Region

Washington

State

Idaho

State

U.S.

Population, 2000 57,961 168,285 5,894,121 1,293,953 281,421,906

Population, 2009 60,613 174,726 6,691,182 1,562,163 309,731,508

Households, 2009 25,050 69,353 2,584,164 576,911 116,523,156

Projected Pop Growth Rate, 

2009 - 2014

0.46% 0.32% 1.25% 1.85% 0.91%

Household Income, 2009 $46,459 $42,083 $60,852 $50,374 $54,719
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Economic Development Organizations 

Along with the primary geographies discussed above, the Valley and Region are home to a number 

of economic development and industry associations that seek to spur job and business growth, 

some of which are identified in Figure 18. 

Figure 18.  Regional Economic Development Organizations 

 
Source: Leland Consulting Group, Port of Clarkston, ESRI Business Analyst.  

The economic development groups relevant to the Valley and Region are:  

Á Southeast Washington Economic Development Association (SEWEDA), covering four Washington 

counties:  Asotin, Columbia, Garfield and Whitman.  It has also taken on the role of Palouse Regional 

Transportation Planning Organization (PRTPO) for the four counties.  

Á Clearwater Economic Development Agency (CEDA) covers five counties in North Central Idaho:  

Clearwater, Idaho, Latah, Lewis and Nez Perce.  

Á Quad Cities Task Force.  This relatively new group is comprised of public, private, and higher education 

representatives from Clarkston and Pullman, Washington, and Pullman and Moscow, Idaho, as well as 

surrounding jurisdictions.  Though it is still working to refine its mission, role, and precise geographic 

extent in 2010, it has considerable promise since it crosses state lines and thus accurately reflects 

the regionõs integrated, bi-state economy.    

Á Northwest Intermountain Manufacturerõs Association (NIMA) is a two state organization, covering the 

counties also covered by CEDA and SEWEDA.  NIMAõs goals include networking and communications, 

workforce development, training and education, group purchasing, advocacy for manufacturers, and 

assistance with State and Federal grant opportunities. 

Á The Palouse Knowledge Corridor covers Pullman, Washington and Moscow, Idaho and represents 

research, science, and cutting-edge businesses in the Palouse region. 

Á Valley Vision is a two state organization covering Lewiston and Clarkston (Asotin and Nez Perce 

Counties).  Goals include business recruitment, local business retention and expansion and business 

climate improvement. 

  

Valley Vision

CEDASEWEDA

NIMA

Palouse Knowledge Corridor
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The Lewis-=eZkd PZee^rÄl E^r Mmk^g`mal Zg] ź?\hghfb\ >H;Å 

One of the project teamõs findings is that the Valley is a òwell kept secretó with a wide variety of 

attributes that make it a desirable place to both live and locate a business.  These attributesñ

including the Valleyõs natural beauty, active outdoor culture, safety, quality healthcare and higher 

educational institutions, and industry clustersñare summarized below.2   

Together, these strengths (and weaknesses) make up the Valleyõs òcultural and economic DNA,ó and 

have an extremely powerful impact on the types of economic development opportunities likely to 

succeed in the Valley in the future.  Like the state-wide 

clusters discussed above, local strengths, 

weaknesses, and industry clusters indicate what skills, 

knowledge, and competitive advantages exist locally.   

In addition, the project teamõs experience is thatñ

particularly in medium and small size metropolitan 

areasñbusiness location decisions are often closely 

intertwined with personal location decisions.  For 

example, a doctorõs decision to relocate to the Valley 

might well be based more on the fact that it is a good 

place to raise a family than its leadership in the field.  

By contrast, location decisions made by larger 

corporations must by necessity be more rigorous, 

quantitatively based, and documented and justified 

for investors or investors.  

The Lewis-Clark Valleyõs key strengths include: 

 Spectacular natural surroundings.  Hells Canyon 

National Recreation Areañthe deepest river gorge 

in North America lying just south of the Valleyñis 

just one example.  

 Nationally recognized outdoor recreation destination for hunting, fishing, whitewater rafting, as 

described in Outdoor Life and other publications.  

 Appeal to retirees.  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 

òbanana belt.ó 

 Excellent access to higher education and healthcare institutions.  The region has two four-year 

universitiesñWashington State University and the University of Idahoñone four year collegeñ

Lewis Clark State College in Lewistonñand a Walla Walla Community College campus in 

Clarkston.  This is an impressive collection of higher educational institutions for a rural area with 

fewer than 170,000 residents.   

 Healthcare.  The Valley also contains the St. Joseph Regional Medical Center and Tri State 

Hospital which, along with facilities in Pullman and Moscow, serve the entire Clearwater-Snake 

Region.   

 Safety.  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 residents see it as an excellent place to raise a family. 

                                                           
2 A complete SWOT analysis (Strengths/Weaknesses/Opportunities/Threats) is shown in the Appendices.  

 

Figure 19.   
The Snake River and Lewis-Clark Valley 



 

  

Port of Clarkston    Â      Sustainable Business Park Development Strategy    Â      May 2010           25 

DEVELOPMENT STRATEGY 

 

 Regional Commercial Role.  As a regional commercial and retail center for approximately 

168,000 residents in a nine-plus county area, the Valley has more retail, commercial, and 

cultural amenities than typical for a town of its size.   

 Multi-modal transportation connections, including highway, rail, air, and barge. 

 

Na^ PZee^rÄl E^r Clusters 

The following list of industry clusters for the Lewis-Clark valley was developed from three sources: a 

traditional location-quotient analysis, stakeholder interviews, and aspirational plans such as 

SEWEDAõs Comprehensive Economic Development Strategy.  The Valleyõs industry clusters are: 

 Agriculture, including value added agriculture 

 Alternative Energy  

 Manufacturing 

 Boat building  

 Paper products  

 Defense and weapons 

 Retail 

 Transportation and Warehousing 

 Health Care 

 Tourism (arts, entertainment, and recreation) 

 Government  

 

While all of these industry clusters are important to understanding the economic context of the 

Valley, not all will necessarily have a direct impact on the Portõs Business Park site.  For example, 

most tourism-related businesses are likely to choose locations closer to the rivers, Hells Canyon, or 

other areas popular with visitors.    

 

Alternative Energy in the Region 

As Figure 20 shows, both the Eastern Washington and Spokane areas have a renewable energy 

industry clusterña greater than average concentration of businesses in a given industry.  A cluster is 

defined by the U.S. EDA as any local industry with a location quotient of 1.2 or more.  In this case, 

the cluster exists due to the areasõ competitive advantages in wind, solar, hydro, biomass, and other 

renewable energy sources.  The data below was collected by the Washington State Employment 

Security Department for its òGreen Economy Jobsó report series.3   

 

                                                           
3 Source:  Washington State Green Economy Jobs, Employment Security Department, 2008.  The Employment Security Department 

defines òEastern Washingtonó as a nine-county region that includes the four SEWEDA counties and extends north to the Canadian 

border.   
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Figure 20.  Concentration of Renewable Energy Jobs by Area 

 
 
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.   

Specific indicators of the Regionõs competitive advantages in alternative energy include: 

 Idaho has the fastest-growing alternative energy sector in the country.  Washington and 

Oregonõs alternative energy sectors are large, established, and growing.  Both Eastern 

Washington and North Central Idaho are poised to be leaders in wind, solar, hydro, and biomass 

energy sources.    

 Walla Walla Community College has created the òPRE Wind Programó which will begin to train 

new wind energy technicians in Clarkston in Fall 2010.   

 Washington Stateõs utilities must obtain 15 percent of their energy from renewable sources by 

2020ñone of the most aggressive requirements in the country.   

 800 new wind turbines are planned for nearby Columbia County.  This is indicative of the areaõs 

potential to be a wind energy leader due to the areaõs reliable wind, topography, and existing 

transmission lines.   These wind turbines are expected to create 75 permanent maintenance 

jobs.   

 Major local corporations, particularly Potlatch and Clearwater Paper, have significant 

sustainability initiatives.  For example, Clearwater Paper recently announced that it will be òthe 

first U.S. tissue supplier to offer consumer products from responsibly managed Forest 

Stewardship Council (FSC)-certified forests and be awarded Chain-of-Custody (CoC) certification 

by the Rainforest Alliance's SmartWood program.ó (Clearwater Paper, March 2010) 
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Na^ L^`bhgÄl >rgZfb\ Qhkd_hk\^ 

As Table 4 shows, the Clearwater-Snake Region is truly an interconnected economy.  Nearly a 

quarter of the Valleyõs workforce commutes there from other parts of the Region.  The Moscow-

Pullman area draws an even larger shareñmore than 40 percent of its workforceñfrom outside its 

borders.  Residents from the entire nine-county area commute to jobs with the Valleyõs healthcare, 

education, manufacturers, retailers, and other employers.   

This regional hub-and-spoke framework is consistent with most other metropolitan regions, in which 

the residents of less dense outlying areas rely on the significant investments in human and physical 

infrastructure made within central urban areas.   

Thus, significant job-creation efforts in the Valley ñif successfulñwill have a positive ripple effect on 

employment throughout the entire region.  This principle is extremely important given the high levels 

of unemployment and poverty in the outlying counties.     

 

Table 4. Origins and Destinations of the Regional Workforce 

 
Source: "The Rural/Urban Relationship: A Powerful Economic Exchange." CEDA, 2009. 

 

  

Work Location Residence Location

# %

Lewiston-Clarkston 19,230           77%

Moscow-Pullman 520                2%

Rest of Region 5,200             21%

Lewiston-Clarkston 1,550             7%

Moscow-Pullman 13,550           57%

Rest of Region 8,600             36%

Workers

Lewiston-Clarkston

Moscow-Pullman
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Challenges to Regional Economic Development  

While the Valley and surrounding region clearly have a number of compelling attributes and strong 

industry clusters, they also face challenges.  As the figures below show, a number of indicators of 

economic health show that the areas have not performed as well as Washington, Idaho, and the 

nation in recent decades.  The Valley has experienced lower rates of population and labor force 

growth, lower incomes, and higher unemployment and poverty rates compared to other areas.    

These trends make the economic development mission of the Port of Clarkston and its partners all 

the more important, since their main purpose is to bring quality jobs and business to the Valley, 

while protecting the areaõs environment and quality of life. 

 

Figure 21.  Population Growth Rates 

 

Source: SEWEDA CEDS 2008, Leland Consulting Group.  Note: Clearwater-Snake Region shown here is a six-county area tracked 

by SEWEDA and does not include Lewis, Clearwater, or Idaho Counties.  

 

Figure 21 shows that the region has grown very slowly in recent decades compared to Washington, Idaho, 

and the nation, a trend which is expected to continue in the future.  Population growth and economic 

growth are integrally connected.  In-migration leads to strong demand for housing, retail goods, 

infrastructure, and other new products and services.  In addition, population growth also reflects the 

underlying availability of jobs: if good-paying jobs are scarce, eventually residents will relocate.   
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Growth Indicators 

Compared to Washington and Idaho, the nine-county Clearwater region has seen a lower annual 

growth rate over the past two decades and has even experienced a loss of labor force in the period 

from 2000 to 2003 and from 2005 to 2007.  During the time period shown, the labor force in 

Washington and Idaho has continued to grow, albeit at a fluctuating rate, without posting any 

losses.   

Figure 22.  Annual Civilian Labor Force Growth Rate 

 
Source: SEWEDA CEDS 2008, Leland Consulting Group.  Note: Clearwater-Snake Region shown here is a six-county area tracked 

by SEWEDA and does not include Lewis, Clearwater, or Idaho Counties.  

Figure 23.  Per Capita Income 

 
Source: SEWEDA CEDS, Bureau of Economic Analysis, Leland Consulting Group. 

  

-2.00%

-1.00%

0.00%

1.00%

2.00%

3.00%

4.00%

5.00%

Civilian Labor Force Growth Rate

Washington 

Idaho State

Clearwater (9 county)

$27,469 

$35,479 

$28,478 

$-

$5,000 

$10,000 

$15,000 

$20,000 

$25,000 

$30,000 

$35,000 

$40,000 

1980 1985 1990 1995 2000 2001 2002 2003 2004 2005

Per Capita Incomes

Asotin County

Nez Perce 
County

Washington 

Idaho



 

  

Port of Clarkston    Â      Sustainable Business Park Development Strategy    Â      May 2010           30 

DEVELOPMENT STRATEGY 

 

Unemployment and Poverty Rates 

While unemployment rates within the nine-county region are generally comparable to or lower than 

the Washington, Idaho, and national averages, unemployment rates in some of the regionõs outlying 

countiesñparticularly Clearwater Countyñare much higher.  Poverty rates in the region, by contrast, 

are considerably higher than the national average, reflecting the fact that many jobs pay less than 

those in other parts of the country.  Thus, while most of the regionõs workforce stays employed, they 

continue to struggle to get by.   

The Lewiston Tribune continues to cover the tough realities facing the area and the struggles to 

diversify the local economy and overcome the current recession.  òClearwater County's economy is 

much more diverse than it was in the 1970s.  The number of manufacturing jobs, for example, grew 

from 205 to 222 between 2008 and 2009 in spite of a loss of 14 jobs at lumber mills.  But that 

gain wasn't enough to replace the 17 jobs in logging and 54 positions in construction and utilities 

that were lost in the same time frame.ó 

Figure 24.  Unemployment Rate for Clearwater-Snake Region and Related Areas, 2008  

 
Source: Washington State Employment Security Department, Idaho Department of Labor, US Census Bureau, 

Leland Consulting Group.     

Figure 25.  Poverty Rate Clearwater-Snake Region and Related Areas, 2008 

 

Source: US Census Bureau, Leland Consulting Group.   
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Na^ PZee^rÄl Business and Industrial Areas 

The map below shows the main business and industrial areas within the Lewis-Clark Valley that are 

likely to be competitive to some degree with the Sustainable Business Park.  As is the case in most 

metropolitan regions, the Valleyõs business and industrial sites are clustered around the areaõs 

primary transportation infrastructure, including the rivers, rail, highways, and airport.  Along with 

transportation infrastructure, industrial location decisions are based primarily on the following 

factors: zoning/regulation, land price, land availability, and labor pool location.4 

Figure 26.  The Lewis-Clark Valley: Significant Business/Industrial Areas  

 

Source: Google Maps, Leland Consulting Group.   

In addition to these areas, some business and industrial employment takes place on scattered and 

isolated sites, while the downtown areas of Clarkston and Lewiston are also zoned for commercial 

businesses.  Both of these types of locations have specific roles and niches to play within the 

Valleyõs market, but neither is expected to be directly competitive.  Downtown sites tend to be too 

constrained in terms of site size, parking availability, and light and noise restrictions to attract even 

modest-sized R&D, assembly, or manufacturing employers.  The scattered business/industrial sites 

                                                           
4
 òFactors that affect industrial property locations,ó TCN Worldwide, 2006.   
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exist largely due to the fact that no zoning existed in the Valley until recently, and do not have the 

capacity to grow in land area or capacity to accommodate more jobs.   

As Figure 27 shows, while the Valleyõs major business and industrial areas are differentiated from 

each other by a number of different attributes and amenities, many are offering minor variations 

within a very similar range of land and building products.  The clearest example is that all the 

locations welcome light industrial businesses (as well as light manufacturing, assembly, 

warehousing, and other similar businesses).  Further, most of the larger sites are appropriate for 

heavy industrial uses (including the Ports of Wilma and Lewiston, and the Nez Perce Airportñthough 

not the Port of Clarkstonõs waterfront properties).  The industrial role of all three Portsõ properties 

(with the exception of the newer Nez Perce Park) is reflected by their tenants and the physical 

appearance of the parks, including streets, streetscapes, buildings, and site improvements.   

 

Figure 27.  The Valley's Business and Industrial Areas: Attributes and Amenities 

 

 

Source: Stakeholder interviews and market reconnaissance, Leland Consulting Group. 
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Figure 28.  Representative Business/Industrial Buildings and Settings 

 
Source: Ports of Lewiston and Clarkston. 

The buildings and settings shown in Figure 28 are representative of the majority of the 

business/industrial park areas in the Valley.  Most buildings are one-story metal structures; the 

parks themselves have little landscaping, infrequent sidewalks, and minimal park-wide signage or 

identity features.   

Lease and Sale Rates 

Table 5 shows market rates for building and land leases and sales within the Valley.  Most buildings 

and land are leased, particularly within port property, rather than sold.  Lease terms vary in length, 

with most running from five to 50 years.  Rates vary considerably within the market due to the 

condition of land and buildings, property size, access and visibility, and other attributes.   The Port of 

Clarkstonõs rates for building and land leases are currently at about the market average for the 

Valley.   

There have been relatively few sales of business/industrial property in the past, due largely to the 

Portsõ lease-only policy.  This may change somewhat in the future, since the Port of Lewiston 

recently changed its policy and will now consider land and building sales at all three of its main 

properties.  

Table 5.   Market Rates for the Lease and Sale of Business/Industrial Property  

 
* Average is approximate market average as estimated by the project team, not the statistical mean for all properties in the valley.   

Source: Ports of Clarkston, Lewiston, and Whitman, RE/MAX, Hingston Roach Group, Leland Consulting Group. 

Property Type and Location Transaction

Type Low High Average*

General Industrial/Employment Buildings

Port of Clarkston (Port owned bldg) $/SF/Month $0.20 $1.40 $0.55

Market Area $/SF/Month $0.30 $0.60 $0.45

Land Lease

Port of Clarkston $/Acre/Year $1,615 $5,700 $3,300

Market Area $/Acre/Year $3,100 $5,000 $4,050

Land Sales - Market Area $/SF $1.50 $2.50 $1.75

Rates
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The stakeholder interviews conducted for this project revealed that numerous employers within the 

Valley would prefer to own rather than lease land.  Employers indicated that they would be more 

willing to make significant capital improvements on owned land, since improvements on leased land 

will eventually revert back to the landlord.  The project team recommends that Port of Clarkston 

consider land sales when they significantly advance the Portõs adopted goals, including the creation 

of family wage jobs, and encouraging private investment.   

The rates shown in Table 5 also reflect the rates that the Port of Clarkston is likely to receive at the 

proposed Sustainable Business Park.  While the Port may be able to achieve some  

rent òpremiumsó for unique identity, superior environment, or other attributes, the project team 

recommends that the Port assume it will receive market average rents.   

 

Table 6.  Historical Annual Absorption of Business/Industrial Land 

 
Source: Hingston Roach Group, Inc., Progressive Engineering Group, and DeSCo, "Business Park Feasibility Study," 2009. 

 

Table 6 shows the amount of business/industrial land that has been absorbed (leased or sold) on 

an annual basis in the recent past, primarily by the Ports of Clarkston, Lewiston, and Whitman.  

Figures shown here represent the trends for the six year period between 2003 and 2009, the time 

period surveyed for the 2009 òBusiness Park Feasibility Study.ó  The annual absorption figures 

clearly show that the Port of Clarkston is only attracting a modest share of regional development.  

Since the Port is the primary business and industrial property manager in the City of Clarkston and 

Asotin County, the same is true for those jurisdictions.    

The project team believes that the planned Sustainable Business Park can have a significant 

positive impact on local and regional job creation and developmentñbut only if the Park is carefully 

and effectively implemented along with a holistic marketing plan.  First, it has the potential to 

increase the development and absorption in the entire region by adding another distinct address for 

businesses looking to expand or relocate, and a new element of the regional marketing value 

proposition (òincreasing the size of the regional pieó).  Second, it will significantly increase the Port 

of Clarkston and Asotin Countyõs capacity to add quality jobs by significantly increasing the amount 

and desirability of land available (òincreasing the local slice of the regional pieó).  These impacts are 

illustrated below.   

 

 

 

 

 

Location

Acres Percent

Clarkston 1.8           9%

Clearwater-Snake Region 17.3         91%

Total 19.0         100%

 Annual Absorption
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Pullman Industrial Park: A Regional Model  

The Pullman Industrial Park, located about 35 miles north of Clarkston, is one compelling model for 

the successful development of a distinctive Business park.  Multiple elements of the parkõs 

conceptualization, implementation, and design can and should inform the Port of Clarkstonõs 

Sustainable Business Park.   

Since the Port of Whitman, the parkõs developer, first broke ground on the project in 1987, the 

project has created approximately 1,700 jobs on site, enabled the dramatic expansion of some of 

the Pullman-Moscow areaõs key employers and industry clusters, led to the development of 75 acres 

of employment land, and redefined how òeconomic developmentó looks and functions for both 

community leaders and the general public.5  The Park is one of the anchor institutions within the 

Palouse Knowledge Corridor (PKC), a physical and conceptual network that includes the Port of 

Whitman, Washington State University, University of 

Idaho, the Cities of Pullman and Moscow, and other 

entities.   

The PKC followed the path blazed by the Port of 

Whitman and the Pullman Industrial Park.  First 

conceptualized in 2006, the PKC is dedicated to 

creating a òdiverse, vibrant and sustainable economyó 

based on five industry clusters: electronics, biotech, 

environmental services, advanced materials and 

information services.6   The PKC is one of the key 

means by which Moscow-Pullman seeks to continue to 

diversify, stabilize, and grow its economy in order to 

retain and attract the òknowledge jobsó that have so 

much promise for the 21st century.  Success stories at 

the Park include Schweitzer Engineering Labs (the 

regionõs largest private employer), Decagon Devices 

Inc., the Green IT Alliance, and other engineering, technology, and professional service firms.   

Creating a distinctive brand and identity has been critical to the Industrial Park, PKC, and regional 

economic development efforts.  There is a recognized status that comes with the Park, and 

businessõ desire to be there is reflected in rents that far outpace the regional average at $1.25 per 

square foot per month.  As discussed above, clusters like those identified by the PKC are one of the 

most important drivers of business location and regional economic success.  Businesses want to be 

close to their clients, customers, collaborators, labor forceñand even competition.  They learn from 

each other and make use of shared human and physical resources.  In addition, the goals 

established by the PKC led to the Park being named by the State of Washington as one of 11 

òInnovation Partnership Zonesó able to receive special grants and other economic incentives.   

Beginning in the late 1980s, land at the Park has been developed at between three and four acres 

per year.  The Port of Whitman currently estimates that 1,700 jobs are located on site, indicating 

that development (at nearly 23 jobs per acre) has been quite jobs- and capital-intensive rather than 

land intensive.  The Port is currently planning a 40-acre expansion to the park.    

  

                                                           
5 Phone interview with Port of Whitman Properties and Development Manager, 16 March 2010.   
6 Palouse Knowledge Corridor web site: www.palouseknowledgecorridor.com.  Accessed March 2010.   

http://www.palouseknowledgecorridor.com/
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According to the Moscow-Pullman Daily News, while the branding was not entirely intentional, it has 

been successful: 

The park was originally designed to serve more heavy industrial type facilities but has instead 

turned out to be a haven for technical manufacturing and service business.  òItõs not smoke 

stack-city, itõs high-tech city,ó [Port manager] Weddell saidéòThe growth it has shown has 

exceeded everybodyõs expectations.7 

 

 

                                                           
7 òPullman Industrial Park expansion almost done.ó Moscow-Pullman Daily News, 24 April 1995.   
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Recommended Development Program  

A development program is a narrative and quantitative description of how a property or area should 

be developed.  It describes the uses that should be on the site in terms of type, quantity, scale, 

interrelationships, and to some degree location.  The development program also describes an 

overall identity for the project including image and attributes to be merchandised and implemented, 

how the properties are positioned to best serve market opportunity, the brand to be presented, and 

how the plan unfolds over time (phasing).   

Such a program serves as a guide to the physical planners (land planners, architects, landscape 

architects, and others) who have responsibility for translating the narrative program into a physical 

land use, transportation, amenity, and utility plan.  The overall financial objectives are to supply 

places and products that are desired by the appropriate target markets, maintain economic viability, 

and strengthen prospects for financial success. 

Table 7 below shows the recommended development program for the Sustainable Business Park, 

based on the primary building types found in business and industrial parks.  Each of the building 

types (including those not recommended for the Park) is described on the following pages.  These 

building type profiles were developed based on publications by the Urban Land Institute (ULI), NAIOP 

(The Commercial Real Estate Development Association), and other sources.8   

 

Table 7.  Sustainable Business Park Development Program, Phases 1 and 2 

 
Floor Area Ratio (FAR) is a commonly used measure of development intensity or density, and is the ratio between the total building 

area on a given property and the propertyôs total size.  For example, a 3,000 square foot building on a 10,000 square foot site would 

have a FAR of 0.3   Gross leasable and net buildable areas are explained in the Site and Infrastructure Design section below.  

Source: Leland Consulting Group, Progressive Engineering Group. 

 

While the range of building types located within business and industrial parks is relatively limited, a 

tremendous variation in function and appearance can be achieved by varying a projectõs identity, 

marketing, tenanting, management, site design, landscaping, public realm, signage, and more.  

Attractive, high quality business and industrial parks can be implemented in numerous formats.   

 

                                                           
8 Sources for all property type information: Guide to Classifying Industrial Property, Urban Land Institute; NAIOP, Metro, Leland 

Consulting Group.   

Development Type Floor Area Percent Building

Ratio of Park Gross leasableNet buildable Area (sf) Per SF Total ($M)

Business Park 0.30 25% 9.0               5.1               67,000     $220 $14.7

General Industrial 0.30 75% 27.0             15.4             201,000   $120 $24.1

Warehouse/Distribution 0.30 0% -               -               -           NA NA

Heavy Manufacturing 0.30 0% -               -               -           NA NA

Total 100% 36.0             20.5             268,000   $38.9

Weighted Average 0.30 $145

Development Area (acres) Dev. Value



 

  

Port of Clarkston    Â      Sustainable Business Park Development Strategy    Â      May 2010           38 

DEVELOPMENT STRATEGY 

 

General Industrial  

 (Includes flex and multitenant space)  

 

 
 

Tenants Small business, assembly, light manufacturing; some office users; some 

warehousing and distribution; some lab, tech, and research. 

FAR (floor area 

ratio) 

Typically 0.3.  

Employment 

density 

Between 10 and 20 jobs per acre 

Description Flex/multitenant space consists primarily of one story buildings (with 

some two story buildings possible), ranging from 20,000 to one million 

square feet with internal space a combination of office and warehouse.  

Building uses vary, though the tech-flex is usually defined as 50 percent 

or more office space with the balance as warehouse and/or 

manufacturing space.  This class includes buildings devoted exclusively 

to research and buildings which serve multiple uses, often with office 

and administration functions in the front of the building and R&D and 

other high-tech uses in the rear.  Offices in R&D buildings typically have 

open floor plans to promote teamwork and collaboration, and activities 

range from the creation and development of new technologies and 

products to the development, testing, and manufacture of products from 

existing technology.  Building design is more important for R&D uses than 

for other industrial uses and is usually tailored to the needs of specific 

tenants. 

Additional 

Physical 

Characteristics 

 Ceiling Height:  14õ to 24õ 

 Dock Ratio: 1: 10,000 to 15,000 square feet  

 Other: high power requirement 
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Business Park 

 
 
Tenants Professional services: insurance, finance, information, real estate, 

management, research and development, health care, and others.   

FAR (floor area ratio) Ranges from 0.3 to 1.0 

Employment density 20 to 100 employees per acre 

Description A business park is a group of multitenant buildings planned to 

accommodate a range of uses, from office space to light industrial, in an 

integrated park-like setting with supporting uses for the people who work 

there.  Business parks are similar to industrial parks except that, while 

retaining a predominately industrial identity, they incorporate a greater 

amount of office space and are designed to provide a more attractive 

environment for employees and visitors. 

They may look like office parks, but often the activities and uses housed 

in them go beyond traditional office space to include research 

laboratories, flex space, and even light manufacturing.  These new style 

corporate communities place considerable emphasis on their 

environments.  Not only are they typically more integrated with 

surrounding neighborhoods, they also provide a sense of place for the 

community and employees working there. 
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Warehousing/Distribution  

(Not at site) 

 

Tenants Distributors, large retailers.  

FAR (floor area ratio) 0.3 

Employment density Approximately 10 jobs per acre 

Description The site and locational demands of true warehouse/distribution 

buildings suggest that they are unlikely to locate at the Sustainable 

Business Park.  These demands include: 

 Large, flat sites, with ample room for truck maneuvering, because 

of their size and large amounts of truck traffic.  (òLocaló 

warehouses are up to 100,000 square feet; Bulk warehouses are 

100,000 to 500,000 square feet.) 

 Sites that are easily accessible from major transportation 

infrastructure, particularly major highways and airports, and to a 

lesser degree ports and rail.   

 Near the center of major population centers/metropolitan areas. 

Additional Physical 

Characteristics 
 Ceiling height: 16õ to 24õ 

 Dock ratio: 1: 5,000 to 15,000 square feet 
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Heavy Manufacturing 

(Not at site) 

 
 

Tenants Businesses engaged in the mechanical, physical, or chemical 

transformation of materials, substances, or components into new 

products.   

FAR (floor area ratio) 0.3 

Employment density Approximately 10 jobs per acre 

Description Facilities such as plants, factories, or mills that use power-driven 

machines and materials-handling equipment.  Heavy manufacturing 

usually involves the generation of some nuisance such as smell, 

noise, air, or light pollution.  (Adapted from the Bureau of Labor 

Statistics.)   

Additional Physical 

Characteristics 
 Typical Size:  Varies widely; up to 300,000 square feet 

 Up to 20% Office 

 Ceiling Height:  14õ to 24õ 

 Dock Ratio: 1: 10,000 to 15,000 square feet 

 Parking: High Ratio of parking per square foot 

 Other: High power requirement 
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Recommended Project Identity  

The recommended project brand and identity is a Sustainable Business Park, which will: 

 Connect with core values at the Port and throughout the Lewis-Clark Valley.  The Portõs adopted 

goal is òfacilitating sustainable growth,ó alternative energy has been identified by SEWEDA and 

others as a targeted growth industry, and Palouse residents identify strongly with both local 

industry and the natural landscape.   

 Broaden the Valleyõs offerings by 

introducing a new type of Business 

development.  The Park will 

broaden the range of land and 

buildings offered, rather than 

compete directly with a product 

that is already offered elsewhere.  

The new Park will lift all boats 

rather than increasing 

competition.     

 Give the Valley a powerful new 

marketing toolñboth for promoting 

and growing the Valleyõs existing 

businesses and attracting and 

growing business to the Valley.   

 Strengthen and diversify the 

regionõs key industry clusters. 

 Reach the large and growing 

international market of industries 

and corporations seeking out 

investments in sustainable sites and practices.   

 Take advantage of the beautiful and pristine Evans Road site, which features views towards the 

Snake River, Dry Creek, and archetypal Eastern Washington landscape.   

  

Sustainable Business Park

Job Creation,

Economic Development,
Manufacturing, & 

Local Business Growth

Green Industries, 

Including
Alternative Energy

High Quality 

Environment
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Green Business is Good for Business 

Sustainability is sometimes perceived to add extra costs to projects.  However, when integrated into 

development projects early, sustainability can have a number of positive impacts on the long-term 

viability of a real estate venture, while adding little to no up-front costs.  The following are some of 

the documented benefits of sustainable development: 

 Sustainability can save money.  A 2009 report by NAOIP, the Commercial Real Estate 

Development Association, found that a variety of sustainable site and building features 

including changes to pavement, windows, roofs, and HVAC systems can save money for 

developers and tenants.9   

 Green buildings are designed to consume 25 to 40 less energy (and thus have a smaller carbon 

footprint) than those built to current codes.  Of course, this translates directly to healthier 

bottom lines for landlords, tenants, or both.  When lower operating costs are capitalized into a 

sale price, owners can reasonably stand to make $5 or more per square foot for up-front energy 

saving investments.10   

 Sustainability is inclusive, not exclusive.  A wide variety of industries and business typesñ

including manufacturers, small businesses, warehousing and distributionñcan fit comfortably 

into Business parks.11 

 Green buildings are attractive, healthy buildings where good employees want to work.  Experts 

have calculated significant marketing and productivity gains achieved by building green. 

Numerous professional organizations and federal agencies have embraced sustainable 

development and environmental stewardship; a sampling of quotations is listed below.   

  òA growing body of evidence suggests that green buildings command premium prices and lease 

up faster than conventional buildings.  In fact, they are becoming more marketable than other 

real estate endeavors.ó 

ñUrban Land Institute (ULI), real estate development professional organization with 35,000 

members in more than 90 countries 

 òNAIOP believes thatéthe lifecycle of a buildingñfrom site development through design, 

construction, renovation, operations and demolitionñshould strive to employ every usable, cost-

effective, sustainable strategy available.ó 

ñNAIOP Sustainable Development Policy.  NAIOP is the Commercial Real Estate Development 

Association, and has 15,000 members throughout North America.   

 òEDA has established the following investment priorities: é. Investments that encompass best 

practices in ôenvironmentally sustainable development,õ broadly defined, to include projects that 

enhance environmental quality and develop and implement green products, processes, and 

buildings as part of the green economy.ó 

ñU.S. Economic Development Administration, Investment Policy Guidelines, January 2010.  

Guideline number five.  

  

                                                           
9 Going Green: Tips, Tools, and Examples from the Field.  NAIOP, March 2009. 
10 Developing Green: Strategies for Success, Yudelson, 2006.   
11 The Eco-Industrial Footprint: Jobs, Resources, Environment - Cases for Businesses.  Andreas Koenig, Re-Tem Corporation.  2009.   
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Sustainable Features of the Sustainable Business Park  

The following set of sustainable features is recommended for the Port of Clarkstonõs Sustainable 

Business Park: 

Site Design Elements 

 Retention and enhancement of native landscapes and vegetation.  Potential new plantings of native 

sagebrush, Eastern Washington wildflowers, trees, and other plants.   

 Walking paths within the site and along Dry Creek to enable pedestrian circulation. 

 On-site stormwater management including bioswales along road edges, infiltration areas, and check 

dams, with the intent to limit impacts to off-site stormwater processing.  

 Attractive, landscaped entranceways and signage.   

 Enhancement of Dry Creek environment through a small public gathering space or park space.   

 Recycling topsoil from Phases 1 and 2 to Phases 3 and 4 so that wheat farming can continue while 

later phases remain undeveloped.   

 Other sustainable site design features to be identified.   

Building Design 

 Encourage LEED (Leadership in Energy 

Environmental Design) or other green 

buildings with the following features, many of 

which have been shown to be cost-neutral or 

net benefits for building owners and tenants: 

o Solar panels on roofs; 

o White or light color roofs to reduce 

heat transfer; 

o Low-e or thermal break windows; 

o Energy efficient HVAC system; and, 

o Concrete with non-cement additives, 

or gravel. 

 Evaluate the potential to partner with a 

developer to build one or more multitenant 

Business buildings during Phase 1 in order to 

set the tone for the site, demonstrate green 

building techniques, and enable local businesses to locate on site in the near term.     

Jobs and Businesses  

 Be a home to a wide variety of businessesñfrom manufacturing to professional servicesñwith an 

interest in a high quality, green environment that enhances the investment theyõve made in their 

building, and the publicõs perception of their company.   

 Attract alternative energy companies and other companies that work in any facet of the sustainable 

business world.  
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 Provide a location for local and national businesses interested in exploring and capitalizing on the 

market value of sustainable development and business practicesñincluding light industrial, assembly, 

technology, office users, and others.   

Operations and Incentives 

 Partner with the US EDA, Washington State, Avista or Clearwater Power, and other public and private 

partners to offer financial and non-financial incentives for site developers and tenants.  Some options 

include: 

o Global Climate Change Mitigation Incentive Fund, US EDA.  The purpose of this fund is to 

strengthen the linkages between economic development and environmental quality through 

investments in renewable energy, energy efficiency, or green building.  Awards were available 

through this fund in 2009, but it is not known at this time whether or not the fund will be 

renewed for 2010 and 2011.   

o Washington State incentives/credits for renewable energy use. 

o Take advantage of Avistaõs cash incentives for LEED buildings.12 

o Environmental Protection Agency grants.   

Local and Regional Connections 

 Partner with Walla Walla Community Collegeõs (WWCC) alternative energy technician training program, 

starting in 2010 at WWCCõs Clarkston campus.  

 Help to grow the regionõs wind energy and other alternative energy clusters.   

 Inclusion of local elementary school students in naming the project and various project features, and 

learning about sustainable land development.   

 

 

                                                           
12 http://www.avistautilities.com/business/rebates/washington_idaho/Pages/incentive_10.aspx 



 

  

Port of Clarkston    Â      Sustainable Business Park Development Strategy    Â      May 2010           46 

DEVELOPMENT STRATEGY 

 

Site and Infrastructure Design 

Figure 29 below shows the site plan recommended for the Sustainable Business Park.  The site plan 

reflects a number of principles.  The project team anticipates that the eastern half of the site will 

develop first (in Phases 1 and 2), since it is closer to Evans Road and other infrastructure such as 

sewer, water, and broadband lines.  Phase 1 has been placed to the south, closest to sewer service.  

The project has been broken into phases (including later Phases 3 and 4) so that capital investment 

can be matched to market demand.  In other words, as Phases 1 and 2 become fully built out and 

occupied by tenants, infrastructure for later phases can be constructed.   

While the entire property is 130 acres in size, the gross leasable area of Phases 1 and 2 (outlined in 

light blue and purple respectively) is 32.4 acres.  This gross area includes flat building pads as well 

as landscaping, driveways, setbacks, sideslopes, and other areas for which the tenant or parcel 

owner is responsible.  The flat pad area, or buildable area, in these two phases is approximately 

20.5 acres.  The projected absorption or build out of this area is forecast in the following section. 

Figure 29.  Recommended Site Plan 

 
Source: Progressive Engineering Group, Port of Clarkston, Leland Consulting Group. 

 














































