La Center Junction Subarea Plan

CHAPTER

PREFERRED DEVELOPMEBNT

EcoNOoMIC DevELOPMBNT STuDY

TheEconomic DevelopmeBtrategic Action Study for La Center, WA
(2008) provided the city with an overview of its economic condition,
what it could grow into, and how to make a diverse economic engine a
reality. The study identified current and proposed industry clusters
groupsof similar businessaswhich are critical to a robust local
economy.

The development of competitive clusters is one of the key
generators of regional wealth. A cluster develops when businesses in p juster is concentration

What are clusters?

interrelated industries choose to locate in close proximityake of interconnected
FROEyYGF3IS 2F | NBIA2Y Q& AYKSNBD YhusinksR@dpafaiingid Sa ® ¢ KSa
become interdependent on each other, enhance their operating close proximity. They

environments, and ultimately become more competitive on the global generally increase the
landscape. When this happens, these businesses betioenexperts in ~ Productivity with which

their field. They become more profitable, grow faster, and pay higher 0mpanies can compete,
wages. nationally and globally.

QURRENT QLUSTERS

The current local economy is highly dependent upon one industrial
cluster non-tribal card rooms.

HOTELS: ENTERTAINMENT
Gl 2GSt a g 9 yhicBiNdudes card ®gfris and
restaurants, is the most concentrated industry in La Center, with
fourteen times the employment concentration of the U.S. average. In
total, 11 businesses with more than 700 employees comprise this
important cluster, which IS a & GKS FT2dzyRIFGA2Yy F2NJ 01KS
tax base.

AGRICULTURE

La Center is home to a number of small farms and agriculturally
related businesses, resulting in a cluster concentration of 2.69. Given La

4-1

G2 Y Ydzy A



La Center Junction Subarea Plan

| SYyGdSNna avrtt &aAiAl S lasadter,astrangf LINBR2Y
agricultural cluster is to be expected.

BENERG¥® NATURARESOURCES

With a cluster coefficient of 4.53, Energy & Natural Resources
employment in La Center is more than four times as concentrated as the
U.S. as a whole. However, the indysim La Center is comprised of only
two establishments totaling 30 employees, insufficient to classify it as a
legitimate cluster despite its high ratio.

COMMUNICATIOSERVICES

While a cluster coefficient of 2.28 gives the appearance of a strong
cluster, L / Sy G4 SNIDa / 2YYdzy A Owhicthiclyided SNIJA OS:
two businesses and 27 employees not adequately large and
integratedenoughto constitute a true cluster.

PROPOSED QLUSTERS

Given localized and national conditions, the economic development
planrecommended targeting four clusters:

RETAIL

Retail districts comprise about 10% of most urban areas in the U.S.
Sales tax revenues generated by these areas are considerhbteso is
the traffic.

The goal of developing this target within La Centeoigrbvide the
quality of life amenities that are important to build a healthy
community and to attract the necessary workforce required by the
other target industries. In addition, establishing a strong retail sector
has a positive impact on the growth wiurism in the region, which
provides an injection of outside dollars into the region. Finally, retail is
an important contributor to the tax base of many communities, and
thus a key contributor to the provision of city services.

Smaller retail stores frequently cluster together to form a
destination area. These smaller stores are typically less than 20,000
square feet but can be as large as 50,000 square feet. Boutique retalil
stores fall within this retail class as do common chainch as
McDonalds, Kinkos, and Starbucks. Typically costing less than $1 million
to open, these shops provide a small but stable source of income.

6. A3 02E¢ NBGFAt &02NBa 2FGSy &SN
communities. While property tax for a $20 nah store like Walmart
may only amount to $25,000, the average Walmart has $54 million in
sales per year. This provides a substantial boost to a smaller town or city
tax base, allowing more flexibility in economic development spending.
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MATERIABJPPLIES

The material supplies industry consists of producers of wood, paper,
concrete, and fabricated metal products and other suppliers of the
building materials and consumer goods industries. Companies in this
sector manufacture a wide range of productsom plywood panels, to
steel pipe, to tools, to wallpaperand distribute them to wholesalers,
retailers, home and hardwood stores or sell directly to contractors. Also
included in this industry are sawmills, lumber companies, and others
that provide the raw materils that go into the manufacture of finished
products

Most material supplies operations are relatively small, with an
average of 30 employees and less than 25,000 square feet of industrial
space. While the larger operations have sales reaching $13 or $14
million, the more typical material supplies company will not rise above
$6 million. A typical material supplies company could be expected to
generate approximately $100,000 in sales tax revenue per year,
excluding additional tax revenue from localized spegdiy the
company and its employees.

The economic developmeplansuggested that Material Supplies
should be the largest sector in the subarea.

LOGISTIC& DISTRIBUTION

¢tKAA Of dzaliSNI Aa KFyS¥yHNBTSNNER
the ease with whik these businesses can be attracted. However, they
are landextensive and jolpoor. La Center should focus on recruiting
logistics and operations enterprises versus distribution centers as the
latter can consume vast amounts of acreage for a minimal rerrob
jobs. These midized warehouses typically occupy 750,000 square feet,
but it is not unusual to occupy as much as 1.5 million square feet.
Despite its small size, Ridgefield has some 34 businesses engaged in
trucking and other aspects of logistasd distribution, making it a
legitimately concentrated industry. This cluster should be limited to no
more than 25% of the subarea.

EH_ECTRONICS

Electronics producers vary greatly in size. While most average 50
employees, many large firms, (e.g., AMDelntG, etc.) have significant
operations employing over 1,000 people. This cluster has over 10,000
employees across 435 businesses in the Portland MSA, and is heavily
comprised of manufacturers of audio and video equipment, circuit
boards, electronic coppnents, and measuring instruments.

With its proximity to Portland and high quality of life, it is not
unrealistic to expect La Center to attract a small to4sikd electronics
firm in the mid to long term, employing between 50 and 100
employees, with das in the tens of millions annually.
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Carcieri v . Salazar

(USSC 07526)

This US Supreme Court

casedeclaredthat a tribe

may receive benefits under

La Center Junction Subarea Plan

OTHERDESIREDISES

9 Higher education such as a small college or a university satellite
campus.
1 Medical service(s).

LAND USEALTERNATIVES

CowuTZ INDIAN TRIBE

The most significant issue at th®& Dunction and within La
/I Sy (i SNIDa 1 dohliethey the-fed@al government will take 152
acres into trust for the Cowlitz Indian Tribe. Removal of the land from
the jurisdiction of Clark County or La Center wouldaee land use,

the Indian Reorganization zoning, and planning priorities with those of the Cowlitz Indian Tride
Act of 1934 if the tribe was  Sovereign nation. If approved, the tribe will likely construct a one

under federal jurisdiction

&
QX

YAfTEA2Y aljdzk NE F220 OFaAyz2kKz23dSt N

(or should have beenwhen  quadrant, estimated to cost M+,
the act was passed.

This ruling runs counter to
decisions by the US Dept.
of Interior stretching over

sewen decades.

Congress is expected to

clarify
shortly.

The city has declined to negotiate mitigation with the tribe because
this is viewed as tacit approval of the project. Without a mitigation
agreement, federal approval would also eradicate any potential city tax
revenues arising from the property.

This study reviews impacts with and without the Cowlitz Indian
Tribe project.

the . ALTERNATIVEX
This alternative consists of the currently adopted comprehensive
plan landuse designations and zoning. This schema was developed
during the process leading up to the 2007 Comprehensive Plan update.
Table5. Zoning (Acres)
Alternative X Alternative Y
Gross Net Gross Net
Low Density Residential (LDF) 9.06 2.07 9.06 2.07
Medium Density Residenti@DR16) 38.37 10.97 62.46 16.90
Mixed Use (MX) 46.89 1958 26,52  11.05
Community Commercial {£) 88.86 42.02 88.86 42.02
Industrial (LI/EC) 658.87 291.90 655.15 293.79
Urban Public (UP) 0.00 0.00 0.00 0.00
Totals 842.05 366.54 842.05 365.83
Jobs 3,728 3,668
Households 299 338

ALTERNATIVEY

During the May 8 Open House, it was requested that the city
explore an alternative approach to zoning in the northeast quadrant.
Another focused public workshop was held May' 18 develop this
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alternative approach. This option differs from Alternat only in the
northeast quadrant of the junction.

In brief, this alternative reduces the Mixed Use district and shifts it
northward to abut an enlarged Mulramily zone. This provides an area
of industrial/employment campus zoning straddling the nestiuth
collector and avoidethdustrialtruck traffic within the residential area.

COMPARSON OF ALTERNATIVES

The impacts of the Cowlitz Indian Tribe project are of such
significancehat it warrants a separate analysisA federal

environmental impact stamentK & 06SSy RS@St 2LISR 6& (KS ¢NARoSQa

representatives.
Alternative Y could be expected to result in about 60 fewer jobs and
an additional 39 households than Alternative X.

TAXES

Taxes are critically important to the continued maintenance of
public infastructure and services by local governments.

GAMBLUNG TAX

The current city budget is largely reliant on a 1@%of the gross
gambling receiptsf the four nontribal card rooms.This income
currently amounts td65: 2 F G KS OA (& Qagetdf@SNIF £ f 2LISNF Ay 3
$3.5M per year

RETAIL ALES & U= TAX REVBENUE

Retail sales takas generated about $200,000 annually for the past
decade.This amounts to less that¥o of the current city operating
budget.

PROPERTY TAX REVENUE

Residential and commercial properglues are anticipated to
increase by 3.5% per year for the next 20 y&ars

The current assessed value of all privately held parcels within the
subarea is $19.6M. With the currecity millage rateg$1.244 per
thousand) this would equate to an additional $24,000 annually in
property taxes to the cityNearlytwo-thirds of these properties are
usedfor singlefamily residencesDevelopment of these properties to
urban levels will likely result in an eight to tenfold@iiease in assessed
valueg or $240,000 per year in property taxes.

! |dentity Clark County Return on Investment model for Ridgefield Interchange
6550 Qnyuvo
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REAL ESTATE EXCISE TA

Properties are expected to turover at a rate of about 10% per
year in a normal economy This turrover produces Real Estate Excise
Tax (REET) which, for La Certtas averagedbout $85,00(er year
over the lasnineyears. REEThcome amountgo 0.50% of the sale
price.

No gambling tax revenues are expected from the subarea because
there are no public plans to shift nanibal card rooms into the subarea.
A tribal casino/resort would also not generate significant revenues due
to their sovereign nation status.

OTHER TAX REVENUES

The city does not currently impose utility taxes.
Each business operating within the City of La Center must purchase
a Business Liceag$50 per year regardless of revenue, size, etc.).

Table6. Projected Annual Tax Revenues

Alternative Alt. X Alt. Y
Property tax $243,500 $243,500
Real Estate Excise tax 1,200 1,200
Sales & Use tax 2,878,793 2,581,540
Gambling tax 0 0

$3,123,511 $2,826,258

OTHER ANANQAL IMPLICATIONS

CONSTRUCTION

Washington State Office of Financial Management estimates 16 jobs
are created per $1M in construction costs

WAGES

Wagesamong the various tradegre estimated a$26,000 per year
for retail to $66000 per year for officeWages constitute the core of all
personalincome and are also the foundation of most retirement
schemes.

Educational attainment is a significant contributor to wage levels.
Since 1990, La Center hagproved its eucationalattainment
tremendously cutting in halthe percentage ofesidents without a high
school diploma During this same period, household income levels rose
by 100%.

2. .
ibid.
* WA OFM 20020 Multiplier Report
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Better access to higher education should prompt higher educational
attainment,more knowledgebased industries and ultimately higher
wages.

RETAIL LEAKAGE

The residents ithe La Center trade area makenual retail
purchases 0$37.5 million, yet only $6.8illion of these purchases
occur at establishmentecated in the City of L&enter. This indicates
the presence of a very substantiatail leakage in La Centayer $30
million in annuapurchases escape outside tty and thus fail to be
captured by La Centéwusinesse$.
The large retail leakage present inCanter must b addressed in
order to capitalize on the spending patterns @fisting residents,
diversify the tax basé¢, Yy R a8 2f ARAF& (KS TheA 128Qad SO2y2YAO0 F22GAy13
recent addition of developableJNB LISNIieé G2 [ / SydSNDa dz2NblFy 3IANRBgGK
boundary opens the door for sigriéintretail development, particularly
adjacenttol-p ® ! f 1 K2 dzZ3 K LINR E Alackofisdlesia® h NB3I2y | yR AGaQ
serves as a hindrance the capture of retail dollars north of the
border, rising fuel costs and prinieterstate land provide a tremendous
opportunity for La Center to reduce it®lume of retail leakage over
time.

BVALUATION

M ANDATORY CRTERIA

CONSISTENCY WITH RENT FEDERAL ANDTEHSTATUTES

Although the éderal Clean Water Act and Clean Air Act Hane
dza S A YLX A Ol (iGraavifiMabagénterd AciGMA)G S Q &
constitutes the most stringent set of land use requirements for local
jurisdictions. Taxatian also largely regulated at the state levab
becoming increasingly important since property tax caps were passed
by initiative in the past decade.

Under GMA, jurisdictions must provide sufficient land to
accommodate 20 years of population growth. The state develops
population projection ranges farach county. The county then selects
the 20 year population target. Local jurisdictions then mutually allocate
growth amongst themselves given their available and developable land
supply and growth preferences€mployment however is not subject to
suchlimitations.

Alternatives X and Y are consistent with this regulatory framework.
I GNROIEf OFaAy2kNBa2NlI adzLlJSNESRSa adalrasS f1
sovereign nation status.

&\
(@]
(s}
O
o
N

* Economic Development Strategic Action RtarLa Centef2008)

4-7



La Center Junction Subarea Plan

MAXIMIZE THE EFFIQIENSE OF PUBLIC EATES AND SERVICES

The two altermtives (X & Y) are so similar that no significant
differences in public facilities and services are identifiable.

CONSISTENCY WITH POPIWON PROJECTIONS

The current urban growth area is designatgdClark Countio
receive an additional 5,645 persors 1 2024 population of 8,008 ity
planning estimates the land supply to be sufficient to accommodate
9,827 residents in 2024Alternative Y would add an additionEd0
residents well within existing margins of error.

COMPREHENSVE PLAN (RITERA

CONSISENCY WITH APPLICABORIPREHENSIVE PLAXIG AND
POLICIES

Alternative X reflects the current land use designations and zoning
found withinLa Center Urban Area Comprehensive E2808) The
LX FyQa 321 fta FyR LR2tAOASaE gSNBE RS@St
designations.

Alternative Y alters the location of designations and zoning in the
northeast quadrant of the subarea, but retains roughly the same
acreages per zoning district. This alternative is also consistent with the
comprehensive plan.

MEETS LOCATIONZRITERIAF ANY

There are two locational criteria within tHea Center Urban Area
Comprehensive PI42008).
1 dAreasplanned for medium density residential use may be
located near commercial uses atrelnsportation facilities in
order to efficientlyprovide these services.
1 dndustrial lands are located in areas of compatible land uses
and in areasvith arterial access to the regional transportation
network £
Both alternatives X and Y provide commercial uses near medium
density residential zones, e#th with commercial or mixed use zoning.
Bothalternatives will beserved with sufficient arterial level streets.

In the future, are should be exercised when developing separate
Light Industrial (LI) and Employment Campus (EC) zoning district
regulationswith an eye toward intezoning buffering requirements

BEST IMPLEMENTS ABRBILE COMPREHENSIEN POLICIES

Alternative Y was selectexb the Preferred Alternativiey the
community during an open house on August 11, 200%e Planning
Commission caturred on August 18, 2009.
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OTHERRTERA

MEETING THE STATERMPQISE AND NEED

The purpose of this study is to define the anticipated development
of the I5 junction, identifynecessary supporting infrastructurand
developaplan for financingheseinfrastructure improvements This
study is being developed because the city is in need of a significant
number of new jobs to improve its economic diversity.

Both alternatives provide the potential for an order of magnitude
increase in jobs of all types.

(GENERATES JOBS

Alternative X would generate 60 more jobs than Alternative Y (less
than 1% difference). This alternative would generate approximately
3,728 jobs.Alternative Y would generate about 3,668 jobs and $151M
in annual wages.

Table7. Pojected Jobs

Alternative X Alternative Y
Gross Net Gross Net
Acres Acres Acres Acres
Low Density Residential (L) 9.06 2.07 9.06 2.07
Medium Density Residential (MEI) 38.37 10.97 62.46 16.90
Mixed Use (MX) 46.89 1958 26.52 11.05
CommunityCommercial () 88.86 42.02 88.86 42.02
Industrial (LI/EC) 658.87 291.90 655.15 293.79
Low Density Residential (L) 9.06 2.07 9.06 2.07
842.05 366.54 842.05 365.83
Estimated Jobs (maximun 3,728 3,668

The above table desnot account for lands that will not redevelop
within the next 20 yeans estimated atLl0%t nor does it account for
vacancy rates which can typically run betweenl5%.

(GENERATES REVENUETHERCITY

Both alternatives will generate significant revenuestfar city.

The primary difference is the 8.5 fewer acres for mixed use zoning in
Alternative Y.

POTENTIAL IMPACTSBRISINESSES AT THECJUON

Alternative X would provide an additional 8 acres of Mixed Use and
2 acres of industrial land over AlternatiYe This amounts to nearly
double the Mixed Use zoning as Alternative Y, but only a 1% decrease in
industrial land.
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STREET NETWORROVIDESAFE AND EFFICIENOVEMENT OF
PEOPLE

Retail businesses prefer areas with high traffic volumes and quick
access Industrial uses prefer lower traffic volumes and require
specialized road standards to accommodate the size and weight of
heavier truck traffic.

All new streets within the urban growth area shall be provided with
sidewalks and some will receive designatédelanes.

The current practice of isolating commercial parking areas from
each other has come under scrutiny because this unnecessarily adds
very localized traffic onto fronting collectors and arterials which are
largely funded by the general public.

TRAFIC IMPACTS

An appropriate street networlks required to adequately provide
safe and efficient movement of peopéad goods.Major concerns
include the need for traffic signals at specific intersections and
improvementsto the 5 interchange.

The largesimpact on traffic is obviously from a potential new tribal
casino/resort in the westrn half of the subarea

The differences in trip generation and attraction between
Alternatives X and Y were insufficient to warrant separate analyses.

I-5 Interchange The Cowlitz Indian Tribe has discussed potential
improvements of the-b interchange with WDOT as mitigation for
additional traffic from a casino/resort. It should be noted that
official engineering proposals, agreements, ledwe beersubmitted to
WSDOTor review and approvalNo allowances were required or made
for other development within the subarea.

As part of this study, five options were developed to explore how
best to accommodate all future traffic within the subarea for thast
cost. All optionsinclude theassumel full build-out of a tribal
casino/resort and include improvements proposed by the Cowlitz Indian
Tribe.

Arterialsg¢ KS OAG&Qa OFLMAGEE FILOAtAGASE
collectorarterial running north and eafrom La Center Road to a new
bridge spanning the East Fork Lewis Rivdihough expensive, a
second crossing dhe East Fork Lewis River (extending from the
interchange area to NW 14th Avenueduldrelieve the downtown area
of considerable congesticandwould also providesecondaryaccess for
emergency medical services currently located southwest of La Center.
Finally, i would also improve the livability and vitality of the downtown
areaby reducing traffic volumes

Additional collectorarterialswill be needed in all four quadrants in
any scenario.

Local Streetg Development of the subarea will require a significant
number of new local streets to connect developing properties with the
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arterial system. These facilitiesn addition to other infastructure
improvements will be the responsibility of the developers of private

property.

POTENTIAL IMPACT TOVINTOWN

There could be two primary impacts to downtown businesses as a
result of subarea development.

First, direct competition with downtowbusinesses could occur.
However, given construction costs, most new development will seek
market niches that are not currently served or are marginally served.
For example, a grocery store at the junction may directly compete
against smaller convenienstore operations.

Second, transportation improvemerttssuch as a second bridge
across the East Fork Lewis Riveould relieve some traffic within the
downtown coreand allow for additional, more intense, development
there.

ENVIRONMENTAL IMPACTS

The city &st revised its critical areas ordinance in early 2007. These
regulations are based on beavailable sciencaather than zoning. Net
developable acreages were identified by subtracting mapped critical
areas and associated buffers from gross acresadtlition, setasides
for public rightsof-way and parks/trails also reduced available land.
The subarea will not be directly affected by a statandated
dzLIRIF GS 2F GKS OAGeQa {K2NBftAYySa al dG§SNJtNRINXY |y

POTENTIAL FOR PRON@G®GOODAND SERVICES CURRENT
UNAVAILABLE LOCALLY

[ I [ Sy i 8addadea iNdRides dpproximately 5,0@@idents
with income totaling nearly $11@illion. The residents ithe La Center
trade area makannual retail purchases &37.5 million, yet only $6.
million of these purchasesccur at establishmentecated in the City of
LaCenter. This indicates th@esence of a very substantiatail leakage
in La Centerpver $30 million in annugdurchases escape outside the
City and thus fail to beapturedby La Centebusinesses

Both alternatives provide significant opportunity for new businesses
to serve local needs. However, our limited demographic size will not
support certain retail usassuch as a department storeunless other
external conditions chage buying behavior (e.g., $4/gallon gas). Thus
some level of retail leakage will continue.

®RCW 36.70A.172
® Economic Development Strategic Action Study for La Cente2008),
page 28
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POTENTIAL PUBLIC UBES PARKSTRAILETC)

The city recently updated the Parks Trails & Open Space element of
the comprehensive and capital facilities plans. Although there are a
number of county and city trails planned within the subarea, there are
no parksper se Municipal code requires largarulti-family
developments provide active open space / family parks at a ratio2sf
acres per 35 dwelling units.

Table8. Parks & Open Space

AltX AltY
Multi-family dwellings 131 202
Acres of open space 0.9 14

POTENTIAL IMPACT TQURISM

Tourisnt for a number of reasors becomes anincreasingly
attractive andimportant retail development strategfpr many small
towns and cities In addition to local residentsourism draws dollars
from even larger numbers afisitors thereby expanding the economic
base. Thenumbersof retail businesses are roughly double that of a
non-tourism community. Toursm also serves to offset retail leakage.

An assessment of local attractions and a visitor profile arestays
toward forming an effective tourism industry.

USE OF MINIMUM DESIGNIDELINE STANDARDS

Although low, there isommunityinterest in developingninimum
design guidelines for development within the subarea.

DISQUSISON

An exercise was developed so that open house participants could
weightin on critical issuesEach participant was provided one red dot
(1.0 point) and three green dots (0.33 poietach) to vote for the
importance of various evaluation criteria. Meeting ttated purpose
& need impacts to junction businessgand mtential impact to tourism
were not considered overly important.

Table9. Community Ranked Evaluation Criteria

Evaluation Criteria Results
Provides local goods & services 4.00
Generates jobs 2.67
Traffic impacts 2.00
Generates revenue for the city 1.33
Environmental impacts 1.00
Impacts to downtown businesses 0.33
Potential public uses (parks, trails) 0.33

Use of minimum design guideline standarc  0.33
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VISON

[ I/ Sy SN &S5 jehitiantedtgrs oh 2nployimiér. L
Development of the subarea is expected to result in about 4,000 jobs.
The city intends to facilitate four specific types of development

identified in the2008Economic Development Plan

1 Retail-to provide the quality of life amenities that are
important to build a healthy community and to attract the
necessary workforce required by the other target industries.

1 Material Supply- companiesn this sector manufacture a wide
range of products from plywood panels, to steel pipe, to tools,
to wallpaper and distribute them to wholesalers, retailers,
home and hardwood stores or sell directly to contractors.

9 Electronics This cluster has ove0J000 employees across 435
businesses in the Portland MSA, and is heavily comprised of
manufacturers of audio and video equipment, circuit boards,
electronic components, and measuring instruments.

9 Logistics & Distributiorg Although easy to recruit, firmsithin
this clusteraretypicallyland-extensive and joipoor. La Center
should focus on recruiting logistics and operations enterprises
(versus warehousing) to conserve acreage.

Otherdesired useiclude hgher education such as a small college
or auniversiy satellite campus and medical sendce
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