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What are clusters? 

 

A cluster is concentration 

of interconnected 

businesses operating in 

close proximity.  They 

generally increase the 

productivity with which 

companies can compete, 

nationally and globally. 

 

 
CHAPTER 4 

PPPRRREEEFFFEEERRRRRREEEDDD   DDDEEEVVVEEELLLOOOPPPMMMEEENNNTTT   

EECCOONNOOMMIICC  DDEEVVEELLOOPPMMEENNTT  SSTTUUDDYY  
The Economic Development Strategic 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 clustersτ
groups of similar businessesτwhich 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 
interrelated industries choose to locate in close proximity to take 
ŀŘǾŀƴǘŀƎŜ ƻŦ ŀ ǊŜƎƛƻƴΩǎ ƛƴƘŜǊŜƴǘ ŀŘǾŀƴǘŀƎŜǎΦ ¢ƘŜǎŜ ōǳǎƛƴŜǎǎŜǎ ǘƘŜƴ 
become interdependent on each other, enhance their operating 
environments, and ultimately become more competitive on the global 
landscape. When this happens, these businesses become the experts in 
their field. They become more profitable, grow faster, and pay higher 
wages. 

CCUURRRREENNTT  CCLLUUSSTTEERRSS  
The current local economy is highly dependent upon one industrial 

clusterτnon-tribal card rooms.   

HOTELS & ENTERTAINMENT 
άIƻǘŜƭǎ ϧ 9ƴǘŜǊǘŀƛƴƳŜƴǘέΣ which includes card rooms 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 seǊǾŜǎ ŀǎ ǘƘŜ ŦƻǳƴŘŀǘƛƻƴ ŦƻǊ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ 
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 
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/ŜƴǘŜǊΩǎ ǎƳŀƭƭ ǎƛȊŜ ŀƴŘ ǎǘƛƭƭ ǇǊŜŘƻƳƛƴŀƴǘƭȅ ǊǳǊŀƭ ŎƘaracter, a strong 
agricultural cluster is to be expected. 

ENERGY & NATURAL RESOURCES 

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 industry in La Center is comprised of only 
two establishments totaling 30 employees, insufficient to classify it as a 
legitimate cluster despite its high ratio. 

COMMUNICATION SERVICES 

While a cluster coefficient of 2.28 gives the appearance of a strong 
cluster, Lŀ /ŜƴǘŜǊΩǎ /ƻƳƳǳƴƛŎŀǘƛƻƴ {ŜǊǾƛŎŜǎ ƛƴŘǳǎǘǊȅ ς which includes 
two businesses and 27 employees ς is not adequately large and 
integrated enough to constitute a true cluster. 

PPRROOPPOOSSEEDD  CCLLUUSSTTEERRSS  
Given localized and national conditions, the economic development 

plan recommended 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 considerableτbut so is 
the traffic. 

The goal of developing this target within La Center is 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. In addition, establishing a strong retail sector 
has a positive impact on the growth of tourism 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 retail 
stores fall within this retail class as do common chains such as 
McDonalds, Kinkos, and Starbucks. Typically costing less than $1 million 
to open, these shops provide a small but stable source of income. 
ά.ƛƎ ōƻȄέ ǊŜǘŀƛƭ ǎǘƻǊŜǎ ƻŦǘŜƴ ǎŜǊǾŜ ŀǎ ǘŀȄ ŀƴŎƘƻǊǎ ŦƻǊ ǊǳǊŀƭ 

communities. While property tax for a $20 million 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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MATERIAL SUPPLIES 

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 productsτfrom plywood panels, to 
steel pipe, to tools, to wallpaperτand 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 materials 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 spending by the 
company and its employees. 

The economic development plan suggested that Material Supplies 
should be the largest sector in the subarea. 

LOGISTICS & DISTRIBUTION 
¢Ƙƛǎ ŎƭǳǎǘŜǊ ƛǎ ƻŦǘŜƴ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ άƭƻǿ-ƘŀƴƎƛƴƎ ŦǊǳƛǘέ ōŜŎŀǳǎŜ ƻŦ 

the ease with which these businesses can be attracted.  However, they 
are land-extensive and job-poor.  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 number of 
jobs.  These mid-sized 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 logistics and distribution, making it a 
legitimately concentrated industry.  This cluster should be limited to no 
more than 25% of the subarea. 

ELECTRONICS 

Electronics producers vary greatly in size. While most average 50 
employees, many large firms, (e.g., AMD, Intel, LG, 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 components, 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 to mid-sized electronics 
firm in the mid to long term, employing between 50 and 100 
employees, with sales in the tens of millions annually. 
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OTHER DESIRED USES 

¶ Higher education such as a small college or a university satellite 
campus. 

¶ Medical service(s). 

LLAANNDD  UUSSEE  AALLTTEERRNNAATTIIVVEESS    

CCOOWWLLIITTZZ  IINNDDIIAANN  TTRRIIBBEE  
The most significant issue at the I-5 Junctionτand within La 

/ŜƴǘŜǊΩǎ ǳǊōŀƴ ŀǊŜŀτis whether the federal 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 would replace land use, 
zoning, and planning priorities with those of the Cowlitz Indian Tribeτa 
sovereign nation.  If approved, the tribe will likely construct a one 
Ƴƛƭƭƛƻƴ ǎǉǳŀǊŜ Ŧƻƻǘ ŎŀǎƛƴƻκƘƻǘŜƭ ǊŜǎƻǊǘ ƛƴ ǘƘŜ ǎǳōŀǊŜŀΩǎ ƴƻǊǘƘǿŜǎǘ 
quadrant, estimated to cost $500M±.   

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. 

AALLTTEERRNNAATTIIVVEE  XX  
This alternative consists of the currently adopted comprehensive 

plan land-use designations and zoning.  This schema was developed 
during the process leading up to the 2007 Comprehensive Plan update.  

AALLTTEERRNNAATTIIVVEE  YY  
During the May 6th 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 19th to develop this 

Table 5.  Zoning (Acres) 
 Alternative X Alternative Y 

Gross Net Gross Net 

Low Density Residential (LDR-7.5) 9.06 2.07 9.06 2.07 
Medium Density Residential (MDR-16) 38.37 10.97 62.46 16.90 
Mixed Use (MX) 46.89 19.58 26.52 11.05 
Community Commercial (C-2) 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 

 

 

Carcieri v . Salazar  

(USSC 07-526) 

 

This US Supreme Court 

case declared that a tribe 

may receive benefits under 

the Indian Reorganization 

Act of 1934 if the tribe was 

under federal jurisdiction 

(or should have been) when 

the act was passed. 

 

This ruling runs counter to 

decisions by the US Dept. 

of Interior stretching over 

seven decades. 

 

Congress is expected to 

clarify the Actõs language 

shortly. 
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alternative approach.  This option differs from Alternative X 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 Multi-Family zone.  This provides an area 
of industrial/employment campus zoning straddling the north-south 
collector and avoided industrial truck traffic within the residential area. 

CCOOMMPPAARRIISSOONN  OOFF  AALLTTEERRNNAATTIIVVEESS  
The impacts of the Cowlitz Indian Tribe project are of such 

significance that it warrants a separate analysis.  A federal 
environmental impact statement Ƙŀǎ ōŜŜƴ ŘŜǾŜƭƻǇŜŘ ōȅ ǘƘŜ ¢ǊƛōŜΩǎ 
representatives. 

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

TTAAXXEESS  
Taxes are critically important to the continued maintenance of 

public infrastructure and services by local governments.   

GGAAMMBBLLIINNGG  TTAAXX  
The current city budget is largely reliant on a 10% tax of the gross 

gambling receipts of the four non-tribal card rooms.  This income 
currently amounts to 65҈ ƻŦ ǘƘŜ ŎƛǘȅΩǎ ƻǾŜǊŀƭƭ ƻǇŜǊŀǘƛƴƎ ōǳŘget of 
$3.5M per year. 

RREETTAAIILL  SSAALLEESS  &&  UUSSEE  TTAAXX  RREEVVEENNUUEE  
Retail sales tax has generated about $200,000 annually for the past 

decade. This amounts to less than 4% of the current city operating 
budget. 

PPRROOPPEERRTTYY  TTAAXX  RREEVVEENNUUEE  
Residential and commercial property values are anticipated to 

increase by 3.5% per year for the next 20 years1.   
The current assessed value of all privately held parcels within the 

subarea is $19.6M.  With the current city millage rates ($1.244 per 
thousand), this would equate to an additional $24,000 annually in 
property taxes to the city.  Nearly two-thirds of these properties are 
used for single-family residences.  Development of these properties to 
urban levels will likely result in an eight to tenfold increase in assessed 
valuesτor $240,000 per year in property taxes. 

                                                             
1 Identity Clark County Return on Investment model for Ridgefield Interchange 
ό5ŜŎ ΩлуύΦ 
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REAL ESTATE EXCISE TAX 

Properties are expected to turn-over at a rate of about 10% per 
year2 in a normal economy.  This turn-over produces Real Estate Excise 
Tax (REET) which, for La Center, has averaged about $85,000 per year 
over the last nine years.  REET income amounts to 0.50% of the sale 
price. 

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

OOTTHHEERR  TTAAXX  RREEVVEENNUUEESS  
The city does not currently impose utility taxes.   
Each business operating within the City of La Center must purchase 

a Business License ($50 per year regardless of revenue, size, etc.).   

OOTTHHEERR  FFIINNAANNCCIIAALL  IIMMPPLLIICCAATTIIOONNSS  

CONSTRUCTION 
Washington State Office of Financial Management estimates 16 jobs 

are created per $1M in construction costs3.  

WAGES 
Wages among the various trades are estimated at $26,000 per year 

for retail to $66,000 per year for office.  Wages constitute the core of all 
personal income and are also the foundation of most retirement 
schemes.   

Educational attainment is a significant contributor to wage levels.  
Since 1990, La Center has improved its educational attainment 
tremendously, cutting in half the percentage of residents without a high 
school diploma.  During this same period, household income levels rose 
by 100%. 

                                                             
2 ibid. 
3
 WA OFM 2002 I-O Multiplier Report 

Table 6.  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 
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Better access to higher education should prompt higher educational 
attainment, more knowledge-based industries and ultimately higher 
wages.  

RETAIL LEAKAGE 

The residents in the La Center trade area make annual retail 
purchases of $37.5 million, yet only $6.9 million of these purchases 
occur at establishments located in the City of La Center. This indicates 
the presence of a very substantial retail leakage in La Center; over $30 
million in annual purchases escape outside the City and thus fail to be 
captured by La Center businesses.4 

The large retail leakage present in La Center must be addressed in 
order to capitalize on the spending patterns of existing residents, 
diversify the tax base, ŀƴŘ ǎƻƭƛŘƛŦȅ ǘƘŜ /ƛǘȅΩǎ ŜŎƻƴƻƳƛŎ ŦƻƻǘƛƴƎΦ The 
recent addition of developable ǇǊƻǇŜǊǘȅ ǘƻ [ŀ /ŜƴǘŜǊΩǎ ǳǊōŀƴ ƎǊƻǿǘƘ 
boundary opens the door for significant retail development, particularly 
adjacent to I-рΦ !ƭǘƘƻǳƎƘ ǇǊƻȄƛƳƛǘȅ ǘƻ hǊŜƎƻƴ ŀƴŘ ƛǘǎΩ lack of sales tax 
serves as a hindrance to the capture of retail dollars north of the 
border, rising fuel costs and prime interstate land provide a tremendous 
opportunity for La Center to reduce its volume of retail leakage over 
time. 

EEVVAALLUUAATTIIOONN  

MMAANNDDAATTOORRYY  CCRRIITTEERRIIAA  

CONSISTENCY WITH RELEVANT FEDERAL AND STATE STATUTES 
Although the federal Clean Water Act and Clean Air Act have land-

ǳǎŜ ƛƳǇƭƛŎŀǘƛƻƴǎΣ ǘƘŜ ǎǘŀǘŜΩǎ Growth Management Act (GMA) 
constitutes the most stringent set of land use requirements for local 
jurisdictions.  Taxationτalso largely regulated at the state levelτis 
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 for each 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.  Employment however is not subject to 
such limitations.   

Alternatives X and Y are consistent with this regulatory framework.  
! ǘǊƛōŀƭ ŎŀǎƛƴƻκǊŜǎƻǊǘ ǎǳǇŜǊǎŜŘŜǎ ǎǘŀǘŜ ƭŀǿ ōŜŎŀǳǎŜ ƻŦ ǘǊƛōŜǎΩ ŦŜŘŜǊŀƭ 
sovereign nation status.  

                                                             
4
 Economic Development Strategic Action Plan for La Center (2008) 



La Center Junction Subarea Plan 

 

4-8 
 

MAXIMIZE THE EFFICIENT USE OF PUBLIC FACILITIES AND SERVICES 

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

CONSISTENCY WITH POPULATION PROJECTIONS 
The current urban growth area is designated by Clark County to 

receive an additional 5,645 persons for a 2024 population of 8,008.  City 
planning estimates the land supply to be sufficient to accommodate 
9,827 residents in 2024.  Alternative Y would add an additional 100 
residentsτwell within existing margins of error. 

CCOOMMPPRREEHHEENNSSIIVVEE  PPLLAANN  CCRRIITTEERRIIAA  

CONSISTENCY WITH APPLICABLE COMPREHENSIVE PLAN GOALS AND 

POLICIES 
Alternative X reflects the current land use designations and zoning 

found within La Center Urban Area Comprehensive Plan (2008).  The 
ǇƭŀƴΩǎ Ǝƻŀƭǎ ŀƴŘ ǇƻƭƛŎƛŜǎ ǿŜǊŜ ŘŜǾŜƭƻǇŜŘ ƛƴ ǎǳǇǇƻǊǘ ƻŦ ǘƘŜǎŜ 
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 LOCATIONAL CRITERIA (IF ANY)  

There are two locational criteria within the La Center Urban Area 
Comprehensive Plan (2008).  

¶ άAreas planned for medium density residential use may be 
located near commercial uses and transportation facilities in 
order to efficiently provide these services.έ 

¶ άIndustrial lands are located in areas of compatible land uses 
and in areas with arterial access to the regional transportation 
network.έ 

Both alternatives X and Y provide commercial uses near medium 
density residential zones, either with commercial or mixed use zoning.  
Both alternatives will be served with sufficient arterial level streets. 

In the future, care should be exercised when developing separate 
Light Industrial (LI) and Employment Campus (EC) zoning district 
regulations with an eye toward inter-zoning buffering requirements.  

BEST IMPLEMENTS APPLICABLE COMPREHENSIVE PLAN POLICIES  

Alternative Y was selected as the Preferred Alternative by the 
community during an open house on August 11, 2009.   The Planning 
Commission concurred on August 18, 2009. 
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OOTTHHEERR  CCRRIITTEERRIIAA  

MEETING THE STATED PURPOSE AND NEED 
The purpose of this study is to define the anticipated development 

of the I-5 junction, identify necessary supporting infrastructure, and 
develop a plan for financing these infrastructure 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. 

The above table does not account for lands that will not redevelop 
within the next 20 yearsτestimated at 10%τnor does it account for 
vacancy rates which can typically run between 5 - 15%. 

GENERATES REVENUE FOR THE CITY 

Both alternatives will generate significant revenues for the city.   
The primary difference is the 8.5 fewer acres for mixed use zoning in 

Alternative Y. 

POTENTIAL IMPACTS TO BUSINESSES AT THE JUNCTION 

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

   Table 7.  Projected Jobs 
 Alternative X Alternative Y 
 Gross 

Acres 
Net 
Acres 

Gross 
Acres 

Net 
Acres 

Low Density Residential (LDR-7.5) 9.06 2.07 9.06 2.07 
Medium Density Residential (MDR-16) 38.37 10.97 62.46 16.90 
Mixed Use (MX) 46.89 19.58 26.52 11.05 
Community Commercial (C-2) 88.86 42.02 88.86 42.02 
Industrial (LI/EC) 658.87 291.90 655.15 293.79 
Low Density Residential (LDR-7.5) 9.06 2.07 9.06 2.07 

 842.05 366.54 842.05 365.83 
Estimated Jobs (maximum) 3,728 3,668 
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STREET NETWORK PROVIDES SAFE AND EFFICIENT MOVEMENT 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 designated bike lanes. 

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. 

TRAFFIC IMPACTS 

An appropriate street network is required to adequately provide 
safe and efficient movement of people and goods.  Major concerns 
include the need for traffic signals at specific intersections and 
improvements to the I-5 interchange.  

The largest impact on traffic is obviously from a potential new tribal 
casino/resort in the western 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 I-5 interchange with WDOT as mitigation for 
additional traffic from a casino/resort.  It should be noted that no 
official engineering proposals, agreements, etc have been submitted to 
WSDOT for review and approval.  No 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 the least 
cost.  All options include the assumed full build-out of a tribal 
casino/resort and include improvements proposed by the Cowlitz Indian 
Tribe.   

Arterials ς ¢ƘŜ ŎƛǘȅΩǎ ŎŀǇƛǘŀƭ ŦŀŎƛƭƛǘƛŜǎ Ǉƭŀƴ ŀƴǘƛŎƛǇŀǘŜǎ ŀ ƴŜǿ 
collector-arterial running north and east from La Center Road to a new 
bridge spanning the East Fork Lewis River.  Although expensive, a 
second crossing of the East Fork Lewis River (extending from the 
interchange area to NW 14th Avenue) would relieve the downtown area 
of considerable congestion and would also provide secondary access for 
emergency medical services currently located southwest of La Center.   
Finally, it would also improve the livability and vitality of the downtown 
area by reducing traffic volumes. 

Additional collector-arterials will be needed in all four quadrants in 
any scenario.   

Local Streets ς 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 facilitiesτin addition to other infrastructure 
improvementsτwill be the responsibility of the developers of private 
property.   

POTENTIAL IMPACT TO DOWNTOWN 

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

First, direct competition with downtown businesses 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 convenience store operations. 

Second, transportation improvementsτsuch as a second bridge 
across the East Fork Lewis Riverτcould relieve some traffic within the 
downtown core and allow for additional, more intense, development 
there.  

ENVIRONMENTAL IMPACTS 

The city last revised its critical areas ordinance in early 2007.  These 
regulations are based on best-available science5 rather than zoning.  Net 
developable acreages were identified by subtracting mapped critical 
areas and associated buffers from gross acres.  In addition, set-asides 
for public rights-of-way and parks/trails also reduced available land. 

The subarea will not be directly affected by a state-mandated 
ǳǇŘŀǘŜ ƻŦ ǘƘŜ ŎƛǘȅΩǎ {ƘƻǊŜƭƛƴŜǎ aŀǎǘŜǊ tǊƻƎǊŀƳ ŀƴǘƛŎƛǇŀǘŜŘ ƛƴ нлмнΦ   

POTENTIAL FOR PROVIDING GOODS AND SERVICES CURRENTLY 

UNAVAILABLE LOCALLY 
[ŀ /ŜƴǘŜǊΩǎ ǊŜǘŀƛƭ trade area includes approximately 5,000 residents 

with income totaling nearly $110 million.  The residents in the La Center 
trade area make annual retail purchases of $37.5 million, yet only $6.9 
million of these purchases occur at establishments located in the City of 
La Center. This indicates the presence of a very substantial retail leakage 
in La Center; over $30 million in annual purchases escape outside the 
City and thus fail to be captured by La Center businesses6. 

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

                                                             
5 RCW 36.70A.172 
6 Economic Development Strategic Action Study for La Center, WA (2008), 

page 28 
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POTENTIAL PUBLIC USES (I.E., PARKS, TRAILS, ETC.) 

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 parks per se.  Municipal code requires larger multi-family 
developments provide active open space / family parks at a ratio of 0.25 
acres per 35 dwelling units.   

POTENTIAL IMPACT TO TOURISM 

Tourismτfor a number of reasonsτbecomes an increasingly 
attractive and important retail development strategy for many small 
towns and cities.   In addition to local residents, tourism draws dollars 
from even larger numbers of visitors thereby expanding the economic 
base.  The numbers of retail businesses are roughly double that of a 
non-tourism community.  Tourism also serves to offset retail leakage. 

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

USE OF MINIMUM DESIGN GUIDELINE STANDARDS 

Although low, there is community interest in developing minimum 
design guidelines for development within the subarea.  

DDIISSCCUUSSSSIIOONN  
An exercise was developed so that open house participants could 
weigh-in on critical issues.  Each participant was provided one red dot 
(1.0 point) and three green dots (0.33 points each) to vote for the 
importance of various evaluation criteria.  Meeting the stated purpose 
& need, impacts to junction businesses, and potential impact to tourism 
were not considered overly important. 

 
Table 9. 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 standards 0.33 

Table 8. Parks & Open Space 
 Alt X Alt Y 

Multi-family dwellings 131 202 
Acres of open space 0.9 1.4 
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VVIISSIIOONN  
[ŀ /ŜƴǘŜǊΩǎ Ǿƛǎƛƻƴ ŦƻǊ ǘƘŜ L-5 junction centers on employment.  

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 the 2008 Economic Development Plan: 
 

¶ 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. 

 

¶ Material Supply - companies in this sector manufacture a wide 
range of productsτfrom plywood panels, to steel pipe, to tools, 
to wallpaperτand distribute them to wholesalers, retailers, 
home and hardwood stores or sell directly to contractors.  

 

¶ Electronics - 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 components, and measuring instruments. 

 

¶ Logistics & Distribution ς Although easy to recruit, firms within 
this cluster are typically land-extensive and job-poor.  La Center 
should focus on recruiting logistics and operations enterprises 
(versus warehousing) to conserve acreage. 

 
Other desired uses include higher education such as a small college 

or a university satellite campus and medical services. 
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