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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
L Port of Clarkston A Sustainable Business P&kvelopment Strategya May2010

-
.i:'ﬁfl ':ir‘n"i'r 3

g Regional ConnectionS

10

0site

C



" 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.

fParadi se Fou
#1 Lewiston, ID

AfLast ye a-pldcs
finisherin our inaugural

Top Towns list reigns as
200906s wundi sp
champion ofthe best

towns in America for
outdoor smen. 0

d Outdoor Life Magazine

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.

m
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" EXECUTIVE SUMMARY

Regioral Marketing Strategy

The Evans Road Sustainable Business Park should be part of a Valley- and region-
wide strategy to collaboratively managet h e aasseta. BRather than competing for
a narrow slice of fixed economic development pie, ther e g i jarisdicsons 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

Port of Clarkston/ Port of Clarkston/
Asotin County - Asotin County

Region

Region

Source: Leland Consulting Group.

The following are key elements of the recommended marketing strategyplained in greater detail
on pageb7:

e Build on and increase the ongoingollaboratono f t he O Pi onee manRlbances Associ at
between the Ports of Clarkston, Lewiston, and Whitman. Together, these Ports comprise a
major economic engingor the region, and more focused collaboration will result in greater job
and businessgrowth, more stable jobs,and other economic development outcome$
0Oincreasing the size of the pie. o

e Amplify thecollaborationwithin the entire ClearwateiSnake Region.Again, regional
collaboration is underway, and could be strengthened with more focused marketing, branding,
definition of roles, objectives, and moreThis will also result in greater economic development

returns.
e Define the most effective nicheforeah of t he Vall ey GAsdisoussed ness proper
el sewhere, the Valleyds business properties woul d

example, the Port of Wilma/Whitman should excel as a heavy industrial location, while the
Sustainable Busines Park attracts businesses seeking a more attractive (and more restrictive)
environment.

e Fish in a bigger pond! By pooling marketing capital and sharpening the regional messéuge,
region can eff ect i viednyectwith ang attadt prospectsdfrongag er pond 6
national business audience reach.

e 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.

o
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" EXECUTIVE SUMMARY

Job Creatiorand 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
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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 hdlsmarketing strategy Sustainable Business Park
only, anda continuation of the status quo, assuming the development of thete as another light
industrial park.

If the Port and its partners assertively pursue a Sustainable Business Park along wittoardinated
Valleywide marketing strategy, the site has the potential to generate approximately 2dDect jobs
in the first five years following construction, and approximatell 8 direct jobs by 2020. In addition,
the construction of the Park idorecast to create approxnately 31 jobs for the duration of the
construction period. (See page53 for details.)

When compared to t he a\e(asaefired hy Washingowo Stadte) aindjr eend | o
manufacturing jobsoffer significantly higter levels of wages and benefitsThe jobs at the

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

hour including benefits andother compensation. The average hourly wage in Asafiounty is

$13.07 per hour.

Thus, jobs at the site wilbffer significantly better opportunities tcsustain middle class incomes and

families over the longterm.Theyar e al so mor e tofrtéen ottsr achead wexgport pro
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.

o
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| DevELOPMENT STRATEGY

Economi@nd DemographiContext

NationalEconomy

The national and international economic outlodka topic always present in the headlindshas
assumed even greater importance to the general public and economic development professionals
foll owing the onset of the O0great recessiond6 in 2008

This is a timewhen the nation desperately needs good, solid, familyage 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 hass

spending.

The figures below show national indicators relevant to overall economic health and the development
of industrial and office properties in particuldigross domestic product, industrial construction, and
import volumediall of which have detined from peaks in 2007 or 2008.

Figure 9. US Gross Domestic Product

93 95 97 99 01 03 05 07 09

Source: Marcus and Millichap, 2009 National Industrial Report.

Figure 10. Nationwide Industrial Construction

93 95 97 99 01 03 05 07 09

Source: Marcus and Millichap, 2009 National Industrial Report.

|
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Figure 11. U.S. Import Volumes
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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 nevg 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 creategbs in 2010 must take a relatively long view, as jobs may not materialize

over night. Thus, this report emphasizesthe longer m economi ¢ owaveseée far more
term ripples. Economic development strategies that recognize and react to these lbeign, global

economic trends have a far better chance of delivering on their promise than quick fixes.

o
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Manufacturing in the United States

Manufacturing is an important part of the economic development story for both the LeM@ikgrk
Valley and the nation. The story of the US manufacturing industry is one with two important and
seemingly contradictory trends. First, over the past haéntury, the number of manufacturing jobs
has been on a consistent downward trend.

The secor trend, much less often reported, is that by a number of other metritmcluding share of
total GDP, production, and wages paidhe US manufacturing industry continues to be quite strong.

For example, afigurel2s hows , growth in the nationds total oOmanu
the national GDP between 1947 and 2008. In 2008, manufacturing made up 11.5 percent of the
nationds total GDP.

Part o the reason for the disconnect between these two trends is that manufacturing processes
have become much more efficient, and labéntensive 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
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Source: The Manufacturing Institute, US Bureau of Economic Analysis.
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Pacific NorthwesEconomic Outlook

For the purposes of this report, the Pacific Northwest is defined as thiates of Washington, Idaho,
and Oregon. The economies and cultures of these states and this supagion create one part of
the context in which economic development in the Lew@ark Valley will take place, and also share
interrelated histories and ecoomies. The economies of all three states were traditionally based
heavily on natural resources, agriculture, and trade. Since the 1980s, however, their economies
have diversified considerabliinto high tech, professional services, health care, higher echtion,
engineering, and other industries.

Economic Developmend A Changing ParadigmFigure13 summarizes some of these changes and
the associaed adaptations that they require in economic development strategy.

Of great importance to both the Pacific Northwest and Lewidark Valley are the strategies and keys

to success shown bel ow. In todayds competitive econi
use their human capital , utonsiofshignemeducatiom,cndarenifes 0 cl ust er s
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 otter factorsiithe presence of a skilled and knowledgeable labor force, quality local

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

economic expansion.

Figure 13. Changing Paradigmsi n Was hi ngt onds Economic Devel opment:

Industrial Recruiting: co;:ﬁ;?;:;f;sm Regional Competitiveness:
1950s to Early 1980s Early 1990s Early 1990s to Present
Driver Export Base Scale Economies Innovation and Entrepreneurship

Entrepreneurship
Clusters
Commercializing Research

Finandal Incentives tofirms  |ndustry consolidation and cost-

Strategies ) ;
: Industrial Parks cutting deregulation

T T e Distinct regional assets such as:

Human Capital
Keys to Success and tax breaks Health of existing industries . P
Higher Education
Industrial Infrastructure Amenities

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, Washing&tate has

identified a series of oOkey industriesdé (or clusters
competitive advantages, and where the greatest job growth is likely to océufhese key industries

are shownalong with key industries identified § other jurisdictions inFigure14 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 ttwterlap considerably with Washington.

o
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Figure 14. Industry Groups Targeted by Economic Development Agencies and Subject Site

a Target industry / good fit for site
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a
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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
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Source: 2009 Washington State Labor Market and Economic Report, LMEA/Employment Security Department.
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Figure15 provides additional insight into the types of industries and jobs that the State expects to
thrive in the coming decade (specifically, between 2008nd 2017). While sources of job creation

will vary from region to region withinthestat, t he O0super sectorsé responsi bl e
creation areprofessional and business services, education and health services, and government. A
number of other super sectorfincluding retail, leisure and hospitality, construction, and othefswill
also add significant numbers of jobs. By contrast, manufacturing and mining and logging are the
only super sectors projected to lose jobsAgain, this statewide projection will vary by location and
type of manufacturing. Some manufacturing sectors Widd jobs. Howeverwhile manufacturing

jobs are considered a priority to attract and retaiby many jurisdictions statewidgethis employment
base is expected to continue tde challenged bytechnological advances and global competition.

For this reason the Port and Sustainable Business Park should seek to incorporate a breadi
diverserange of business typest the Park and notexpectthat manufacturing willbe the primary
generator of jobs at the site or in the Valley

AsFigurel6 shows, the trends taking place nationally are mirrored to a significant degree in the
Seattle market: completions and absorption of industriduildings 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 invaryingdegrees inthe other cities and metro regions of the Pacific Northwest, including
Boise, Portland, SpokaneClearwaterSnake Region, and Lewi€lark Valley.

Figure 16. Industrial Supply and Demand in the Seattle Market

mmm Completions Absorption === Vacancy Rate

05 06 07 08 09*

Source: Marcus and Millichap brokerage, 2009.

Lewis-Clark Valley andGnakeClearwater Region

The LewisClark Valley and the largeClearwaterSnake Region form the social and economic

context within which the Sustainable Business Park will be implemented. Thesar e t he Oopri mary
mar ket areasdé6 from which the Park will draw the maj ol
and customerdialthough the Park and its tenants must also serve larger areas such as the Pacific

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

Clarkston within the context of the Lewi€lark Valley, the Snak€learwater Region, anthe

economic development organizations that serve these areas.

o
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Figure 17. Clarkston and the Clearwater-Snake Region
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The LewisClark Valley encompasses two countifg\sotin County, Washington, and Nez Perce

County, Idaheand three main citiesi Clarkston and Asotin, Washington, aridewiston, Idaho. For

the purposes of thi€l aepoVallerhéana@dnmpivahyrmoss with t
federally Laviston IDPWAt M@t ® opol i tan Statistical Area (LI W
are used far more frequently by residents, economic development professionals, and others in the

Valley.

The Valley is the populion and economic heart of a larger area: the ninreounty ClearwaterSnake
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 demgraphic summary of the Lewi€lark Valley, ClearwateSnake Region is shown below.

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

Lewis Clark Clearwater/ Washington
Valley Snake Region State
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, 0.46% 0.32% 1.25% 1.85% 0.91%
2009 - 2014
Household Income, 2009 $46,459 $42,083 $60,852 $50,374 $54,719

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

There area numberof economic development associations working within the region, each encompassing
a different geographical regionas shown inFigure18.

|
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Ecaomic 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 $pur job and businessgrowth,
some of which are identified irFigure18.

Figure 18. Regional Economic Development Organizations
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Source: Leland Consulting Group, Port of Clarkston, ESRI Business Analyst.
The economic development groups relevant to the Valley and Region are:

A SoutheastWashington Economic Development Associatig@EWEDA)coveringfour Washington
counties: Asotin, Columbia, Garfield and Whitman. It halso taken on the role of Palouse Regional
Transportation Planning Organization (PRTPO) for the four counties.

A Clearwater Economic Development Agen¢@EDA coversfive counties in North Central Idaho:
Clearwater, Idaho, Latah, Lewis and Nez Perce.

A Quad Cities Task ForceThisrelatively 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 istill working to refine its mission, role, and precise geographic
extentin 2010, it has considerable promise since it crosses state lines and thus accurately reflects
the regi ond-statdenonaeng.r at ed, bi

A Northwest I ntermount ai n(NM4isativeastate orgaerizatidrs covesng the i at i on
counties also covered by CEDA and SEWEDA. N#M#&als include networking and communications,

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

assistance with Sate and Federal grant opportunities.

A The Palouse Knowledg€orridorcovers Pullman, Washington and Moscow, Idaho and represents
research, science, and cuttinggdge businesses in the Palouse region.

A Valley Visions a two state organization covering Lewistoand Clarkston (Asotin and Nez Perce
Counties). Goals include business recruitment, local business retention and expansion and business
climate improvement.

o
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One of the project teamds findi withawidesariethoht t he Val |l e
attributes that make it a desirable place to both live and locate a business. These attribuies

including the Vadctiveoptdosrcuhiveet safetyaduality leealtbcarg and higher

educational institutions, and industry clusteri$are summarized below

Together, thesestrengths (and weaknessesynake uptheVale y 6 s ocul t ur al and economi
have an extremely powerful impact on the types of economic development opportunities likely to

succeed in the Valley in the future. Like the statgide

clusters discussed above, local strengths,

weaknesses, and industy clustersindicate whatskills, Figure 19.

knowledge, andcompetitive advantagesxist locally. The Snake River and Lewis-Clark Valley

In addition,thepr oj ect t e amdhati e x |
particularlyin medium and small size metropolitan
areadfibusiness location decisions are often closely
intertwined with personal location decisions.For

example, a doctords deci

place to raise a family than its leadership in the field.
By contrast, location decisions made by larger
corporations must by necessitype more rigorous,
guantitatively based, and documented and justified
for investors or investors.

ThelLewisCl ar k Val l eyds key

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

¢ Nationally recognized outdoor recreation destinatidior hunting, fishing, whitewater rafting, as
described inOutdoor Lifeand other publications.

e 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

Obanana belt. o

e Excellentaccess tohighereducation and healthcare institutions The region has two fouyear
universitiesi Washington State University and the University of Iddhane four year collegé
Lewis Clark State College in Lewistfiand 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.

e Healthcare. The Valley also contains the St. Joseph Regional Medical Center and Tri State
Hospital which, along with facilities in ®#iman and Moscow, serve the entire Clearwat&nake
Region.

e 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 showthinAppendices.

|
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¢ Regional Commercial RoleAs a regional commercial and retail center f@approximately
168,000 residents in a nineplus county area, the Valley has more retail, commercial, and
cultural amenities than typical for a town of its size.

e Multiimodal transportation connectionsjncluding highway, rail, air, and barge.

Na” PZe €Eloste | ENr

The following list of industry clusters for the LewdSlark valley was developed from three sources: a
traditional locatiornquotient analysis, stakeholder interviews, and aspirational plans such as
SEWEDAGs Comprehensi ve EcoTheWdIcl eDed/se | iomdnesnttr yStalau stgeyr.
e Agriculture, including value added agriculture

e Alternative Energy

e Manufacturing

e Boat building

e Paper products

e Defense and weapons

e Retalil

e Transportation and Warehousing

e Health Care

e Tourism @rts, entertainment, and recreabn)

e Government

While all of these industry clustersre important to understanding the economic context of the

Val l ey, not all wildl necessarily have a direct i mpacH
most tourismrelated businesses are likey to choose locations closer to the rivers, Hells Canyon, or

other areas popular with visitors.

Alternative Energy in the Region

AsFigure20 shows, both the Eatern Washington and Spokane areas have a renewable energy

industry clustefa 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. Indhs®,

the cluster exists due to the areasd competitive adv:
renewable energy sources. The data below was collected by the Washington State Employment

Security Department for isdies3 0Green Economy Jobsd rep

3 Source: Washigton State Green Economy Jobs, Employment Security Departm2808. The Employment Security Depanent
defines O0OEast er n -‘argyhegionghatonoldesahe foulm SEWIEDAecounties and extends north to the Canadian
border.

o
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Figure 20. Concentration of Renewable Energy Jobs by Area
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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 Regionf6s competitive adva

e |daho has the fastestgrowing alternative energy sector in the country. Washington and
Oregordbs alternative energy sectors are | arge, establi
Washington and North Central Idaho are poised to be leaders in wind, soteygiro, and biomass
energy sources.

e WalaWallaCommunity Coll ege has created the OPRE Wind P
new wind energy technicians in Clarkston in Fall 2010.

e Washington Stateds utilities must obtain 15 percent
20201ione of the most aggessive requirements in the country.

e 800 new wind turbines are planned for nearby Col umt

potential to be a wind energy |l eader due to the are
transmission lines. Thesevind turbines are expected to create 75 permanent maintenance
jobs.

e Major local corporationsparticularly Potlatch and Clearwater Paper, hav&gnificant
sustainabilityinitiatives. For example, Clearwater Paper recently annoudde h at i the wi | | be 0o
first U.S. tissue supplier to offer consumer products from responsibly managed Forest
Stewardship Council (FS&kprtified forests and be awarded Chainf-Custody (CoC) certification
by the Rainforest Al | i(Glearvater Papet MacR@l®ood pr ogr am. 6
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AsTable4 shows, the ClearwateSnake Region is truly an interconnected economy. Nearly a

guarter of t he Nnutes$theyedram other paktd obthedRegior. orhe Moscew

Pullman area draws an even larger shaiienore than 40 percent of its workforcéfrom outside its

borders. Residents from the entire nineounty areacommute to jobs withthevVal | ey s heal t hcar e
education, manufacturers, retailers, and other employers.

This regional hukand-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 jokcreation efforts in the Valleyiif successfufiwill 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

Work Location Residence Location Workers
# %
Lewiston-Clarkston  Lewiston-Clarkston 19,230 7%
Moscow-Pullman 520 2%
Rest of Region 5,200 21%
Moscow-Pullman Lewiston-Clarkston 1,550 7%
Moscow-Pullman 13,550 57%
Rest of Region 8,600 36%

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

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 shavmumber of indicators of
economic health show that theareas have not performed as well adVashington, 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 trerds make the economic development mission of the Port of Clarkston and its partners all
the more important, since their main purpose is to bring qualifgbs and business to the Valley,
whil e protecting the areads environment and quality

Figure 21. Population Growth Rates
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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.

Figure21 shows that the region has grown very slowly in recent decades compared to Washington, Idaho,
and the nation, a trend which is expected to cdimue in the future. Population growth and economic

growth are integrally connected. Hmigration 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 goog@aying jobs are scarce, eventually residents will relocate.
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Growth Indicators

Compared to Washington and Idaho, the nirmunty 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 periodshown, 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
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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
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Source: SEWEDA CEDS, Bureau of Economic Analysis, Leland Consulting Group.
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Unemployment and Poverty Rates

While unemployment rates within the nineounty region are generally comparable to or lower than

the Washington, l daho, and national averages, unempl
countiesfi particularly Clearwater Counfyare 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 mostoféah r egi onds wor kf orce stays e
continue to struggle to get by.

TheLewiston Tribunecontinues to coverthe tough realities facing the area and the struggles to

diversify the |l ocal economy E€leadvater Cauntfcecan@myishe curr ent
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 millsBut that

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

that were |l ost in the same time frame. ¢

Figure 24. Unemployment Rate for Clearwater-Snake Region and Related Areas, 2008
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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
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Na” P Busiress andliustrial Areas

The map below shows the main business and industrial areas within the Le®iark Valley that are

likely to becompetitive to some degree with the Sustainable Business Park. As is the case in most
metropolitan regiomfnd timadu¥dlrliaydsilbesi meses clustered
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 locatién.

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

Portof Wilma Portof Clarkston Portof Lewiston Port of Lewiston
[ (Whitman) WaterfrontProperties Harry Wall Northport
Industrial Site |8 Industrial Site *

Sa
S ater River
gawv 2

PN

2 HEes ‘ f \ - 41 s tan ; B% | LewistonEast
‘ S | : 3 L - .1 "4l  Main Street
{ 9 v d ) -
. ¥

s % \ : f by i Aviation
: 4 Park

T “éal L Portof Lewiston - [
— s SouthportIndustrial = ¥
AT ~TH,

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 specifides and niches to play within the

Vall eyds market, but neither is expected to be direct
constrained in terms of site size, parking availability, and light and noise restrictions to attract even

modestsized R&D assembly, or manufacturing employers. The scattered business/industrial sites

“OFactors that affect iGNdMordwidej2a06. property | ocations, o6 T
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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.

AsFigure27s hows, while the Valleyds major business and
each other by a number of different attributes and amenitiespany are offering minor variations

within a very similar range of land and building productsThe clearest example is thaall the

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

warehousing, and other similar businessgs Further, most of the larger sites are appropriate for

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

not the Port of Clarkstonds waterfront pigsoperties).
(with the exception of the newer Nez Perce Paiik)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

Key

Yes a
Somewhat a
No

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

Waterfront REVANEL Northport Nez Perce US12/95
Park Corridor

Suitable Industry/Building Types

Light Assembly / 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

Amenities
Attractive office environment a
Highway within 1/2 mi. a a a a a
Rail a a
River a a a
Airport adjacent a

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

The buildings and settings shown iRigure28 are representative of the majority of the
business/industrial park areas in the ValleyMost buildings are onestory metal structures; the
parks themselves have little landscaping, infrequent sidewalks, and minimal paxide signage or
identity features.

Lease and Sale Rates

Table5 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 ® 50 years. Rates vargonsiderablywithin the market due to the

condition of landand buildings, property size, access and visibilitgnd other attributes. The Port of
Clarkstonds rates f or cubentlydtdboudthe maked aetagefodthel eases ar e
Valley.

Therehave beenrelatively fewsales of business/ndustrial property in the pastdue largelyto the
Por t s @nlylpaieys Ehis may change somewhat in the future, since the Port of Lewiston
recently changed its policy and wilow consider land and building sales at afhree of its main
properties.

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

Transaction

Property Type and Location

e
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

* 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.

|
L Port of Clarkston A Sustainable Business P&&velopment Strategya May2010 33



| DevELOPMENT STRATEGY

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 lapdince improvements on leased land

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

consider | and sales when they significantly advance
of family wage jobs, ad encouraging private investment.

The rates showrin Table5 also reflect the rates that the Port of Clarkston is likely to receive at the
proposed Sustainable Busiess Park. While the Port may be able to achieve some

rent O pr eunigue identdy, supenior 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

Location Annual Absorption

Acres Percent

Clarkston 1.8 9%
Clearwater-Snake Region 17.3 91%
Total 19.0 100%

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

Table6 showsthe 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 O0Business Park Feasibil]
clearly show that the Port of Clarkston is only attracting a modest shaf 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 Raan have a significant

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

and effectively implemented along with a holistic marketing plan. Fireithas the potential to

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

businesses looking to expand or relocateand a new element of the regional marketingalue

proposition (0incr easi n$econd)iewilsigndfiantlpificreasénePont e gi onal pi
of Clarkston and Asotin County®6s capacity to add qual
and desirability of Il and avail abl e THeseimpactsare si ng t he |
illustrated below.
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Pullman Indstrial Park: A RegiondVlodel

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

the successful development of a distinctivBusinesspark. Mul t i pl e el ements of the pa
conceptualization, implementaton and desi gn can and should inform the
Sustainable Business Park.

Sincet he Port of Whitman, t hgeoungenthk irgectid 8€87etheo per , f i r st b
projecthas created approximately 1,700 jobs on site, enabled the dramatexpansion of some of

the PulmanMoscow areads key empl tegtethesdevelopthentoh7bacses ry cl ust e
of employmentlandand redefined how O0economic developmentd | oc
community leaders andhe general public The Parkis one of the anchor institutions within the

Palouse Knowledge Corridor (PKC), a physical and conceptual network that inclutedPort of

Whitman, Washington State University, University of
Idaho, the Cities of Pullman and Moscow, and other
entities.

The PKCollowed the path blazed by the Port of
Whitman and the Pullmarindustrial Park. First
conceptualized in 2006,the PKCis dedicated to
creaing a odiverse, vVvibrant
based onfive industry clusters: electronics, biotech,
environmental services, advanced materials and
information services?® ThePKC is one of th&key
means by which MoscowPullman seeks to continue to
diversify, stabilize, and grow its economy in order to
retain and attract the 0
much promise for the 2t century. Success stories at
the Park include Schweitzer Engineering Labs (the
regionds | argest priieste g f
Inc., the Green IT Alliance, and other engineering, technology, and professmnal service firms.

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

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

business® desire t entshhatfar dupacetheiregional avierage at$1e28 per n

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

most importantdrivers of business location andegional economic success. Business want to be

close to their clients, customers, collaborators, labor forfi@and even competition. They learn from

each other and make use of shared human and physical resources addtion, the goals

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

Ol nnovation Partnership Zonesdé able to receive speci

Beginning in the late 1980s, land at the Park has beedeveloped 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 acrehas been quite jobsand capitatintensive rather than
land intensive. The Port is currently planning a 48cre expansion to the park.

5 Phone interview withPort of Whitman Properties and Development Managed 6 March 2010.
6 Palouse Knowledge Corridor web siteaww.palouseknowledgecorridor.comAccessed March 2010.
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According to theMoscowPullman Daily Newswhile the branding was not entirely intentional, it has
been successful:

The park was originally designetb serve more heavy industrialype facilities but has instead
turned out to be a haven for technical manufacturir
stackc i t y, -+tietcdhs chiitgyh, [ Port manager] Weddell saidéoTt

0
exceeded everybddyds expectations.

70Pul Il man I ndustri aldoRh&bobséowPulnpan DadyiNews24a\prin1895.t
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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 b 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 pretad, 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, transportatiaon, 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.

Table7 below shows the recommended development program for the Sustainable Business Park,
based on the primary building types found in business and industrianis. 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 Delopment Association), and other sources.

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

Development Type Floor Area  Percent Development Area (acres  Building Dev. Value
Ratio of Park Gross leasableNet buildable Area (sf) Per SF Total ($
Business Park 0.30 25% 9.0 51 67,000 $220 $14.7
General Industrial 0.30 75% 27.0 154 201,000 $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
Floor Area Ratio (FAR) is a commonly used measure of development intensity or density, and is the ratio between the total building
areaon a given propertyandthepr opertyo6s tot al si ze. For exampl e, a 3,000 square

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 infunction andappearancecanb e achi eved by varying a proj e
marketing, tenanting, managementsite design, landscaping, public realm, signage, and more.

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

8 Sources for all property type informatiorGuide to Classifying Industrial Propertidrban Land Institute; NAIOP, Metro, Leland
Consulting Group.
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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 Typically 0.3.

ratio)

Employment Between 10and 20 jobs per acre

density

Description Flex/multitenant space consistsprimarily of onestory buildings(with

some two story buildings possibleyanging from 20,000 to one million
square feet with internal space a combination of office and warehouse.
Buildinguses vary, though the tectilex 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, ofteritiv office

and administration functions in the front of the building and R&D and
other hightech 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 dvelopment 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 e Ceiling Height: 1486 to 2460
Physical .
Characteristics e Dock Ratio: 1: 10,000 to 15,000 square feet

e Other: Hgh power requirement
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BusinessPark

Tenants

FAR (floor area ratio)
Employment density

Description

Professional services: insurance, finance, information, real estate,
management, research and development, health care, and others.

Ranges from 0.3 t0 1.0
20 to 100 employees per acre

A business pak is agroup ofmultitenant buildings planned to
accommodate a range of uses, from office spade light industrial, in an
integrated parklike setting with supporting uses for the people who work
there. Business parks are similar to industrial parks e@pt 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 activitiesd 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 typicallyane 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

Employmentdensity 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:

e large, flat sites, with amplaoom for truck maneuveringbecause

of their size and large amounts of truck traffic( 0 Loc al ¢
warehouses are up to 100,000 square feet; Bulk warehouses are
100,000 to 500,000 square feet.)

e Sites that are easily accessible frormajor transportation
infrastructure, particularly majorhighways and airports, and to a
lesser degree ports and rail.

e Near the center ofmajor population centers/metropolitan areas.
Additional Physical e Ceiling height: 1686 to 245
Characteristics )

e Dock ratio: 1: 5,000 to 15,000 square feet
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HeavyManufacturing

(Not at site)

Tenants Businesses engaged in the mechanical, physical, or chemical
transformation of materials, substances, or components into new
products.

FAR (floor areaatio) 0.3

Employment density Approximately 10 jobs per acre

Description Facilities such as plants, factories, or mills that use powdriven

machines and materialshandling equipment. Heavy manufacturing
usually involves the generation of some nuisance such as smell,
noise, air, orlight pollution. (Adapted from the Bureau of Labor
Statistics.)

Additional Physical
Characteristics

Typical Size:Vaiies widely; y to 300,000 square feet

e Up to 20% Office

e Ceiling Height: 148 to 2490
e Dock Ratio:1: 10,000 to 15,000 square feet

e Parking: High Ratio of parking pesguare foot

e Other: High power requirement
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Recommende@roject Identity

Therecommended project brand and identity is SustainableBusinessPark, whichwill:

Connect with core values at the Port and throughoutthe Levid ar k Val | ey. The Porté
goal is ofacilitating sustainable growth, 6 alternat
others as a targeted growth industry, and Palouse residents id#n strongly with both local

industry and the natural landscape.

Broaden the Valleyf6s offerings by
introducing a new type oBusiness
development. The Park will

broaden the range of land and Job Creation,
buildings offered, rather than Economic Development,
compete directly with a produt Manufacturing, &

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

Local Business Growth

competition. . .

Give the Valley a powerful new Sustainable Business Park
marketing toofiboth for promoting

and growing the Valleyodos exi st

businesses and attracting and

growing businesgo the Valley. Green '”dF‘S“ieS’ High Quality
Including Environment

Strengthen and diversify the Alternative Energy

regionds 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 anghristine Evans Road site, which features views towards the
Snake River, Dry Creek, and archetypahstern Washingtoriandscape.

o
L Port of Clarkston A Sustainable Business P&&velopment Strategya May2010 42



| DevELOPMENT STRATEGY

Green Business is Good for Business

Sustainability issometimesperceived to add extra costs to projectsHowever, when itegrated into
development projects early, sustainability can have a number of positive impacts on the kergn
viability of a real estate venture, while adding little to no dpont costs. The following are some of
the documented benefits of sustainablelevelopment:

e 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 sawaey for
developers and tenants.

e 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, €énants, or both. Whernower operating costs are capitalized into a
sale price, owners cameasonably stand to make $5 or more per square foot for Hpont energy
saving investmentsto

e Sustainability is inclusive, not exclusive. A wide variety of indissrand business type8
including manufacturers, small businesses, warehousing and distributi®oan fit comfortably
into Businessparks.11

e Green buildings are attractive, healthy buildings where good employees want to work. Experts
have calculatedsignificant marketing and productivity gains achieved by building green.

Numerous professional organizations and federal agencies have embraced sustainable
development and environmental stewardshim sampling of quotations is listed below.

e 0A gr wmdyiofregdente 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. oo

fiurban Land Institute (ULI), real estate development profésnal organization with 35,000
members in more than 90 countries

e ONAI OP beli eves t hat f@fforh ste develbpmenytieroughdesign, a bui | di ng
construction, renovation, operations and demolitidgishould strive to employ every usable, cost
effecive , sustainable strategy available. o

ANAIOP Sustainable Development Policy. NAIOP is the Commercial Real Estate Development
Association, and has 15,000 members throughout North America.

e OEDA has established the f ol |entsthatepcompasséestt ment pri or
practices in 6environmentally sustainable devel opme
enhance environmental quality and develop and implement green products, processes, and
buildings as part of the green economg.

fiU.S.Economic Development Administration, Investment Policy Guidelines, January 2010.
Guideline number five.

9 Going Green: Tips, Tools, and Examples from the FidiAIOP, March 2009.
10 DevelopingGreen: Strategies for Success, Yudelson, 2006.
11 The Ecelndustrial Footprint: Jobs, Resources, Environmen€ases for Businesses Andreas Koenig, R&em Corporation.2009.
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Sustainable Featuresf the Sustainable Business Park

The followingset of sustainable featuresis recommendedf or t he Por SustaifableCl ar kst onf6s
BusinessPark:

Site DesigrElements

e Retention and enhancement of native landscapes and vegetation. Potential new plantings of native
sagebrush,Eastern Washingtorwildflowers, trees, and other plants.

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

e Onsite stormwater management including bioswales along road edges, infiltration areas, and check
dams, with the intent to limit impacts to ofkite stormwater processing.

e Attractive, landscaped entranceways and signag
e Enhancement of Dry Creek environment through a small public gathering space or park space.

e Recycling topsoil from Phases 1 and 2 to Phases 3 and 4 so that wheat farming can continue while
later phases remain undeveloped.

e Other sustainable site design features to be identified.

Building Design

e Encourage LEED (Leadership in Energy
Environmental Design) or other green
buildings with the following features, many of
which have been shown to be costeutral or
net benefits far building owners and tenants:

0 Solar panels on roofs;

0 White or light color roofs to reduce , - —
heat transfer; R T o

o Lowe or thermal break windows;

o Energy efficient HVAC system; and,

o0 Concrete with norcement additives,

or gravel. _ W
e Evaluate the potential to partner with a This industrial building features attractive stormwater
developer to build one or more multitenant management features and a solar energy tenant.

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 nearrte

Jobs and Businesses

e Be a home to a wide variety of business@$rom manufacturing to professional servicdswith an
interest in a high quality, green environment that
building, and tmoftheyrcompanycds perceptio

e Attract alternative energy companies and other companies that work in any facet of the sustainable
business world.

|
L Port of Clarkston A Sustainable Business P&&velopment Strategya May2010 44



| DevELOPMENT STRATEGY

Provide a location for local and national businesses interested in exploring and capitalizing on the
market value of sistainable development and business practicégncluding light industrial, assembly,
technology, office users, and others.

Operations and Incentives

Partner withthe USEDA Washington State, Avista or Clearwater Power, and other public and private
partners to offer financial and nodinancial incentives for site developers and tenants. Some options
include:

0 Global Climate Change Mitigation Incentive FundS EDAThe purpose of this fund is to
strengthen the linkages between economic devgdment and envronmental quality through
investments in renewable energy, energy efficiency, or green buildigvards were available
through this fund in 2009, but itis not known at this timewhether or not the fund will be
renewed for 2010 and 2011.

o0 Washington Stée incentives/credits for renewable energy use.
o Take advantage of Avistads 2cash incentives

o Environmental Protection Agency grants.

Local and Regional Connections

Partner with Wall a W&WCGChteGaiive enengytetchyicialtoainingprggean s
starting in 2010 at WWCCO6s Clarkston campus.

Hel p to grow the r egriakemdtige eneignctusteesn er gy and ot he

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

o
L Port of Clarkston A Sustainable Business P&&velopment Strategya May2010 45

or



| DevELOPMENT STRATEGY

Siteand Infrastructure Design

Figure29 below shows the site plan recommended for the Sustainable Basess 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),igce it is closer to Evandkoad and other infrastructure such as
sewer, water, and broadbad 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 tbapital investment
can be matched to market demand.In other words, as Phases 1 and 2 become fullbuilt out and
occupied by tenants, infrastructure for later phases can be constructed.

While the entire property i430 acres in size, thegross leasable areaof Phases 1 and 2 (outlinedn
light blue and purple respectivelyis 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, twuildable areg in these two phases is approxintaly
20.5 acres The projected absorption odbuild 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.
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