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I. Executive Summary

This report was compiled by a team of consultants—Legg Mason Real Estate Services, Killinger Alberto Town Planning, and
Borton Lawson Engineering—ito summarize the Team’s planning process and conclusions regarding ihe masier planning of a

2,000-acre mixed-use development for the Farth Conservancy.

Incorporated as a private non-profit corporation in 1991, Earth Conservancy (EC) was created to reclaim
industrially scarred land in Northeastern Pennsylvania formerly owned by the bankrupt Blue Coal Corporation. EC
was further charged with returning the reclaimed land to environmentally responsible and socially productive use.
This process has involved an intensive, long-range land planning effort that began several vears ago., which
identified approximately 6.100 acres of the wotal 16,300 acres as being suitable for industrial, commercial,
residential, and recreational forms of development. The remaining acreage. approximately 10,2000 acres, was
planned for various open space uses as addressed in EC's recently completed Open Space Master Plan.

As a further step in the long-range land use planning process, EC has identified approximately 2,000 acres of its
land holdings in Hanover Township, Newport Township, and the City of Nanticoke as of significant value to the
future development of the Wilkes-Barre metro region. With funding support from the Fannie Mae Foundation and
the Economic Development Administration of the US Department of Commerce. EC retained a team of consultants
to develop a plan that would optimize the development potential of this land and would promote economic and
community development in the region. In terms of the planning process. this translated into a strategy that would
meei current market demands while providing a strong, vibrant vision for the future. This report serves tw
summarize the planming process and the conclusions that have been drawn from it.

Planning Inputs

The planning of a mixed-use development on 2,000 discontiguous acres of land requires a highly integrated process.
The process involved gathering information from three primary sources: (1) community input to formulate a desired
future wision; (2) an economic/market analysis to determine regional strengths and weaknesses; and (3} a clear
physical analysis of the site. The site analysis revolved around two primary points: (1) challenges associated with
topography and mine scarring and (2) the provision of various forms of infrastructure to access the individual
parcels. Input from community leaders played a critical role in developing the future vision for the region.

Development Strategies: Short- and Long-term

The Team's analysis of the physical and economic geography presented a list of regional strengths and weaknesses
that could be coupled with the development opportunities associated with the site. From the sirengths, the Team
developed the short-term development strategy.
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The regional strengths include:
%+ A strong market for light industrial/distribution and flex space uses:

J+ Strong economic incentives associated with state and local tax-free Keystone Opportunity
Zones (KOZ),

High level of public investment in local infrastructure, including a new parkway connector
between the San Souci Parkway and West Kirmar Avenue/Roberts Road:

A highly proactive client group — Earth Conservancy — that has a strong relationship with its
neighbors and all levels of government;

o

o

% A strong, projecied growth in the Effective Buying Income (EBI) of the region’s households
that may signify the contineed and gradual reawakening of the local economy.

Identifying market constraints as well as the physical challenges of the EC land was necessary for creating the long-
term strategy. Private investment typically takes advantage of the strengths and opportunities within the market and
so these wsually need less planning and consideration. However, all regions have weaknesses, and addressing those
weaknesses is the primary concern of planning and economic development organizations.

The weaknesses centered on the region’s labor markets (the major factor influencing business lecation decisions)
and the comesponding emplovee-wage expectations.’ More specifically, the weaknesses include:
% Anaged population and work force (based on median age);

% A tentiary edocation base that, while serving a large undergraduate populace, is relatively
limited in offering technical degrees, graduate programs, and research:

% A declining market size (through the loss of population) that if it continues may counteract
some of the potential gains in howsehold income (see EBI point abowve):

% A weak housing market that has resulted, in part, from a declining population base as well as a
relatively low median howsehold income:
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% A cost-of-living to income ratio that is low and makes attracting/retaining competitive labor
(i.e. labor for modern, high-tech businesses) difficult (see Table I11.2 for explanation);

< A continuing perception of Pennsylvania and particularly Northeastern Pennsylvania as having
a less favorable business climate than most other regions in the country.”

The Team considered the short-term strategy, based on the strengths summarized above, to cover a five-year
perspective. Within five years, most of the market conditions are relatively predictable. This time frame also
coincides with access to more EC lands for development resulting from the completion of the future connector
highway between the San Souci Parkway and West Kirmar Avenue/ Roberts Road (subsequently referred to as the

“south valley parkway”).

Beyond the five-year mark, the strategy is to provide land and a vision for the further growth of the metro region
that will create fully integrated communities of housing, employment. and daily amenities. The growth of local
employment and improvements in the quality of available jobs is critical to the success of future community
development.

Artist Rendering of Village Green Space in a High-Tech Employment Area. (Killinger Alberto)
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The Team identified the following critical components of the development strategy:

>
"

With a short supply of light industrial land and flex-style office space to meet the continued growth in
this sector of the market, facilitate the growth of this key portion of the local economic base by
providing land for these uses. Design guidelines, as drafted already and guided by the Team’s plans,
should be used to assure a better presentation quality within the business park.

Partner with local/regional educational institutions and organizations experienced in knowledge-based
business development to improve the labor market’s ability to meet the strong labor demands of
technology industries. The creation of leading-edge research centers in fields such as environmental
technology will contribute to the success of such a partnership.

Market the smaller peripheral parcels for near-term residential development, the success of which will
strongly correlate with the successful expansion of employment opportunities on Hanover 7. (If this
process does not produce any attractive financial offers, these parcels may be included in the option
discussed in the next point.)

Enter into discussions with larger land venture capitalists regarding the possible strategies for long-term
community development. Venture capitalists take on greater development risks, especially those who

Artist Rendering of Village-style Housing in Mixed-use Communities. (Killinger Alberto)
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are familiar with brownfields development, but they correspondingly expect a higher retumn. Partnering
with these types of groups may create a means of addressing infrastructure and land development costs.

< Identify capital sources {private and public} for the future infrastructure requirements of growth beyond
five years. Also, with regard to lands outside of the KOZ, EC should investigate options for other state
and local tax abatement/incentives.

< Continually monitor the need for business capital particularly as related w0 growing local industries.
Partnering with target industries within the region may provide some opportunities to create well-
needed venture capital,”

% Develop a cooperative marketing package among the stakeholders. With this package. market
particular parcels to large valuable employers as attractive locations through economic incentives as
well as through the larger, overall vision for the future of the Wyoming Valley.

The Master Plan

The master plan includes all vital aspects of daily living in a community—home, work, and play. Itis critical to the
success of each of these components that the others be in place to support it. For example, providing employment
without considerable residential development would burden the existing infrastracture and disrupt current traffic
flows. By integrating uses, the plan presents more efficient use of space and public infrastructure.

The plan possesses three distinct but integrated parts: a central spine of employment and two growth centers for
mixed-use communities. (See Figure V.1 for a graphical depiction of the concept plan described here.) The “South
Valley (ScuthVal) Economic Development Corridor”™ serves as the spine to the master plan, running along the
length of the new south valley parkway. It is in this corridor that the majority of the employment opportunities will
occur. “Penobscot Point.” the second development center, is a large mixed-use village development that climbs the
north face of Penobscot Ridge, with a wide range of housing types. retail. employment uses, and recreation
opportunities. The third development node, “Wyoming Valley Village.” provides the unigue opportunity to build
housing, retail, and entertainment near the new employment opportunities in the SouthVal Corridor in the early
development stages.
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Course of Action

The final section of the report makes specific recommendations as to what actions should be pursued presently to
fulfill the Team’s recommended plan. The Team recognizes that there are a number of economic and social hurdles
that need to be anticipated. In fact, to address as many of these problems as possible and initiate the Team’s plan,
EC must continue its open dialogue with the community. The actions described at the end of this report are
influenced by the strategies discussed above and the form of the plan. These actions are as follows:

% Organize and market a master development strategy with partners, such as the Chamber, universities
and colleges, VoTech schools, and private developers.

< Team up with regional educational institutions and others experienced in tech-business development
(i.e. the University City Science Center) to address the specific needs of knowledge-based industries.

< Investigate opportunities with various private sector real estate developers, including traditional firms
and venture capitalists.

The Endnotes and Appendices

This report concisely presents the Team’s analytical conclusions and recommendations. The report provides a
section for endnotes to add clarity to the Team’s analysis and methodology and to reference sources of cited
information. The detailed aspects of this report and of the Team’s analysis are available in the appendices of this
report. The appendices include:

Appendix A:  Plans, Diagrams, Renderings, and Associated Text
Appendix B:  Bconomic and Community Development Analysis
Appendix C:  Physical Features and Site Analysis

Appendix D:  Financial Report and Pro Forma
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II. Introduction
Planning for Economic and Community Development

Make no little plans. They have no magic to stiv men's Dlocd and probably
themyelves will not be realized. Make big plans; aim high in hope and work,
remembering that a noble, logical diagram once recorded will never die,
bt long after we are govie will be a living thing, asserting itself with ever-growing insistency.
Remember our sons are going to do things that would stagger s,

Let your watchword be order and your beacon heauty.

- Dramiel Burnham
Architect, c.: 1910

The Master Plan

Incorporated as a private non-profit corporation in 1991, Earth Conservancy (EC) was created to reclaim
industrially scarred land in NMortheastern Pennsylvania formerly owned by the bankrupt Biue Coal Corporation. EC
was further charged with returning the reclaimed land to environmentally responsible and socially productive use.
This process has involved an intensive, long-range land planning effort that began several years ago, which
identified approximately 6,100 acres of the total 16.300 acres as being suitable for development.

As a further step in the long-range land use planning process, EC has identified approximately 2,000 acres of its
land holdings in Hanover Township, Newport Township, and the City of Nanticoke as of significant value to the
future development of the Wilkes-Barre metro region. With funding support from the Fannie Mae Foundation and
the Economic Development Administration of the US Department of Commerce, EC retained a team of consultants
to develop a plan that would optimize the development potential of this land and would promote economic and
community development in the region.

The planning of a mixed-use development on nearly 2,000 discontiguous acres of land reguires a highly integrated
planning process. The process involved gathering information on three primary fronts: (1) community input to
formulate a desired future vision; {2) an economic/market analysis to determine regional strengths and weaknesses:
and (3) a clear physical analysis of the site. The site analysis constitutes two pnmary points: (1) challenges
associated with topography and mine scarring: (2) the provision of various forms of infrastructure to access the
individual parcels.
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EC also recognizes an interest within the community to proactively pursue a healthier and more dynamic economic
future. At the same time, it recognizes that the plan must have a basis in the economic reality of the market place.
The economic and community development analysis was critical in determining where the present opportunities
exist and what components need to be in place to realize the vision of a vibrant economic future. In effect, EC
recognizes that a market for certain knowledge-based industries needs to be created in the near future.
Consequently, it is positioning much of its land to be available when that market matures.

This report is provided as a summary of the planning process and the conclusions that have been drawn from that
work. Since economic and community development involves a dynamic, on-going process, this report represents
the next step in the implementation of the EC’s land use planning recommendations and the continuation of the
public dialogue that started with the planning process several years ago. The report concludes with a section on
how EC might take this process further toward realization.

An artist’s rendering of park space in the Technology Center of Hanover 9 (Killinger Alberto Town Planning)
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IIl.a. Planning Inputs: Site Analysis
Topographic Features and Infrastructure Availability

Figure I1L.1 on the following page depicts each of the parcels included in the plan area. As indicated by the color-
coding. most of the parcels are not available for development immediately or in the very near future. These timing
constraints are generally attributed to either the scheduling of reclamation work or access that is yet to be provided
to the parcel. The following text highlights the key issues surrounding the timing issues of cach parcel.”

Reclamation and Infrastructure Issues:

0l — 5 yrs, Water and sewer extensions required Close to Wyomning Valley Country
Club
(}—5 wrs. »  Water and sewer extensions required | o Excellent freeway access
»  Landfill site within parcel (can be
capped for development)
5 — 1 yrs, o  Overhead wires (UG divide parcel |«  Excellent, future freeway access
o Utility extensions required
5— 10 wrs. o Difficult topographic characteristics |+ Commanding view
o Access difficulty
5 — 10 yrs, » Owverhead wires (UGI) divide parcel | Excellent, future freeway access
» Reguires connector hghy. for access
0 —5 yrs, o  Wetlands on part of parcel ¢ Local access and utilities available
0 — 5 yrs, » Some challenging opographic issues | «  Parcel is currently available
= I ] 3 — 10 yrs. s  Substantial mine scarnng » Laree, contiguous parcel
ks o ] 5 — 10 yrs. e  Utility extensions required * Large, contiguous parcel
o b (ea 15— 20 yrs. »  Undergoing reclamation work e Large, contiguous parcel
EE Beyond 10 yrs. o  Utility and roadway extensions s Abuts large, contiguous parcels
required »  Matural features
Beyond 1O yrs. » Difficult topographic characieristics | * Large, contiguous parcel
e Reqguires utility and roadway extens. | «  Natural feature
) — 5 yrs, *  Overhead wires (UGI) divide parcel | »  Currently available with excellent,
fulure freeway access
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Figure IT1.1 General Projected Phasing of the Earth Conservancy Parcels based
on Land Reclamation and Infrastructure Provision. (KOZ shown in bold borders)
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I11.b. Planning Inputs: Economic Analysis
Local Market and Economic Development Analysis

The Wilkes-Barre metro market has shown significant strength in certain types of “business park”™ style uses, which
primarily include light industrial, smaller office, and “flex™ office space. (See endnote iii on flex space.) This
market strength is partly based on the commanding geographic position the region has to the nation's largest market
conglomeration.” This opportunity also reflects the larger economic tran sformation of the region from its previous
mining-hased economy (and. to a lesser extent, textiles) toward a larger service-based economy.

To determine the future development potential of the region, the Team conducted a comprehensive economic
analysis. One of the intentions of this analysis was to investigate the strengths and weaknesses of the real estate
market. While the market strengths reveal the current development opportunities, the weaknesses present those
aspects of the economy that need special attention to ensure the future vision for the region. This section
summarizes the conclusions of the economic analysis, which are presented in greater detail in Appendix B.

Comparative Analysis

The analysis included an extensive comparative study with other metro markets to identify regional strengths and
weakness. Many of the tables and text in this report refer to this comparative analysis that included the following
melro regions:

e Research Triangle, NC. While the most geographically dissimilar to the Greater Wilkes-Barre region, the
fast-growing Research Triangle is interesting because it is a region comprised of several medium-sized cities,
similar to the Wilkes-Barre—Scranton—Hazleton metro region. Much of its highly acknowledged success is
attributed to the multitude of research institutions in the region.

e Ceramics Corridor, Corning, NY. The smallest of the sample locations, the Ceramics Comidor is highly
manufacturing-oriented in the midst of the so-called Rust Belt. The long-held presence of a dominant industry
{ceramics) seems to make this area attractive to continued manufacturing use though its growth has been limited
over recent decades by the lack of high-tech employment expansion.

e Princeton Corridor, NJ. The Princeton Cosridor is similar to the EC’s region in that it is positioned between
Philadelphia and New York as well as being located in a relatively slow growth area. As a model. it maintains a
high number of well-paying, manufacturing and manufacturing-related industries. Wenture capital investment
in this area is still among the highest in the nation [over $403 million during last year).

Farth Conservarcy Mixed-Use Development Master Plan Report, Page 13

The strength in certein
segments of the region’s
b predictatie bazed on

geographic position the
regio huats to e nanior's
largest nrarker comglo-
meeramon—rihe Northeasi




« Finance Center, DE. To broaden the scope of our benchmark analysis beyond centers of manufacturing and
research, the Team assessed this region because of the recent growth in attracting financial institutions. The
Commonwealth’s low corporate taxes have been a significant factor on the growth.

Labor Force

The most significant change occurring in the modern American economy is the influence that labor market qualities
are having on business location decisions. The cost of land and doing business are diminishing in importance
among the nation’'s most influential forward-moving businesses and industries. Rather. America’s growth
industries, primarily high-tech businesses, are expanding in areas where there is an available, educated. and skilled
work force. This factor promotes the most significant challenge to the Wilkes-Barre region where it has been
difficult to retain and attract the younger, educated workers who are attractive to modern industry.™

Unfortunately, attracting the desired labor force is a unique challenge: it often takes having competitive
employment that pays well to attract the appropriate labor.  Yet, one of the region’s weaknesses is that wages are
relatively low compared to benchmark regions. Table IIL1 shows the wide disparity in average wages between the
EC's metro region, the Commonwealth, and the average of the four other markets used in the Ecomomic ard
Community Develaopment Analysis (Appendix B). The table also indicates that the disparity is diminishing.
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Table IIL1
Labor Marketand 4,000 of Benchmarks) 235,261 $ 29,880 11.59% 8.39%
Wage Growth
Pennsvivania Average 4,729, 704 327319 3.68% I1.65%
(Source: Cowunty e T UTEDE T, T T ot T N T I o e
Business Patterns, ; L E:"::'-"{' N L S e §22.202 - 0.89% 12.99%
ensus) 2 - =
a5 Canan, - [Lackawana 88,648 $ 21,736 ' 3.02% 8.81%
|roTAL | 207018 | $22.002 1.79% 9% |
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While the wage trends indicated in Table IIT.1 may show a relative improvement in wages, there has been no
significant growth in absolute dollars earned. Ewven still, this trend in wage growth may indicate that an underlying
improvement in the local economy has begun. Further analysis of projected growth in effective buying income

(EBI) also indicates that the reaion may see a higher rate of real wage growth over similar regions. In an analysis of Tio attract competitive
similarly-sized metro markets (between the 75" to 100" largest metros in the Country), Wilkes-Barre’s growth in businezs and labor, the
average household effective buying income is expected to increase by 19.17%, compared to the 17.40% average fﬁ;ﬁ?m”
growth of the 25 benchmark communities.™ This growth in wage eaming potential is a critical component 10 | poengial mﬂ,m#&
attracting the valuable labor for competitive businesses and future economic development. tiving does not reflect the
lower fncowme,
With regard to the labor markets, the metro Wilkes-Barre market has a relatively low cost labor force (as apparent Fﬂ"""‘“ &":H"':“?"b"
in Tahle 1IL2), which also possesses a high level of productivity and strong work ethic.” However, to attract {_‘_ﬁmﬂ;’: :

competitive business and labor, the cost of living must reflect the lower wage-eaming potential. 1f the cost of living
does not reflect the lower income, competitive labor may be lured away to other cities/regions. Recent reforms in
Commenwealth taxation and utility deregulation, as well as geographically local incentives like the Keystone
Opportunity Zones and other tax incentives (i.e. tax increment financing), offer opportunities for the region to cut
COSLS.

Table ITLY [ i snaieie Gl ¥ [~
Relative Labor and
Living Costs
F30,500 £34.200 $24.000
% 2 Y E p
{Suurce. County 22,000 (140.5% higher) (Financial Corridor) | (Ceramics Corridor)
Business Patterns, 1996
US Census Bureau; . | 17.3% 101 5%
CUED, 1999) 100.0% 107 0% {Princeton Corridor) (Ceramics Corridor)

While the analysis that led to the results displayed in Table I11.2 attempted to examine both income and costs trends,
the Team's analysis also identified positive economic indicators within the community. The Wilkes-Barre metro
region has a fast growing level of EBL. Table 1113 indicates that this region possesses the potential for a greater rate
of growth in EBI than those of the other comparative regions. This growth in EBI most likely reflects the
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stabilization of household size (which has been on the decline), relatively low absolute taxes deriving from low real
asset value, a growth in smaller and wealthier households (e.g. Empty Nester), as well as genuine economic growth,
This growth, however, must be recognized as being relative, whereby a 19.2% growth in Wilkes-Barre household
income is approximately only $800 in absolute dollar terms over the average of the other labor markets.

Table ITL.3 -

Metro Market

Market Growth (1997 to
2002) and Effective
Buying Income

Projections ! 5, ﬂj’
(Source: Sales and ' : _ : e
Marketing Management, Scranton—Wilkes- 595 6 | gom | 2372 S T R N =
1998 | Barre—Hazleron : - Ll Lk Far
Education’s Role in Labor Force Development High-rech companies
clwsier araund strong

Today, edocation strongly influences labor market attractiveness. especially with regard to knowledge-based | rechmical colleges and
industries and economies. The American Electronics Association {AEA) recently published a study that reports a m"*“_’“‘i’k& Yer, while
growing disparity in the demand for educated labor and the supply of such labor graduating from the nation's W::if:#msﬁ.‘:’r?:a
tertiary institutions. In CvberEducation, the AEA reports that high-tech companies cluster around strong technical educated tabior. the
colleges and universities. Yet. while these companies have a growing demand for educated labor, the number of wenlier af "tecknolngy
“technology degrees™ has decreased 5% in the last ten years. The AEA does not attribute this decline entirely to the degrees ™ hus decreased
failings within the tertiary institutional system. According to the report. secondary institutions must play a larger T s b fon e
role in preparing students for the challenging degrees of today’s colleges and universities. In turn, the universities

must then provide the degrees necessary for a growing knowledge-based economy.
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Locally, Northeastern Pennsylvania has a strong education base, with a relatively high number of tertiary
institutions and undereraduate students (higher than the average of those in the comparative analysis, see Table [11.4
below). However. if the region's colleges and universities can provide a greater base of technology degrees and
research oppertunities, it would have a substantial impact on the attractiveness of the labor force.

A study currently being conducted by the Battelle Institute is closely examining the region’s opportunities Lo
develop a stronger knowledge-based economy and could prove very useful to guiding the institutions” future goals.
Furthermore, it would be advantageous to any educational conglomerate in the area to partner with other
experienced organizations from outside the area. (This concept will be discussed in the final section of this report.)

Raleigh-Durham MSA
Research Triangle
Table 111.4 I i
Tertiary Education .
Institutions in Select drisance Cemer - i

Markets LT ——
Princeton-Trenton*
* Indicales samplis thal wre part of Princeton Corridor
a Barger metropolitan area wilh a -~ = .

mruch Larger imstilugional base than
(ke which is represcoted boene.

| Wilkes-Barre—Scranton
|

Afthe rﬁﬁﬂgmﬂegn
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Housing Market and Community Building

The regional market for housing is relatively weak, making new construction and community development on a
grand scale difficult The two most significant factors influencing the housing market are: (1) a declining
population and (2) relatively low new home purchasing power. Figure I11.2 shows the population trend/projection
for the region. and it indicates that the number of households has not changed along with population. This
disjointed relationship between household number and population is a factor of decreasing household size, a
national trend that is beginning to stabilize. Attracting and retaining residents will be key to improving the housing
market.

To be attractive to individuals outside their immediate area. all regions need to provide a high level of amenities
along with adequate paying jobs. The Wilkes-Barre area offers a great deal of amenities to attract valuable labor
with the proximity to the recreational and leisure uses of the Pocono Mountains. Furthermare, the addition of a
new. state-of-the-art arena (complementing the existing minor league baseball franchise) will partially address
entertainment demands, especially for sports and special events. The new communities of the region must build-in
more features that are attractive 1o people from outside the region. Features should include cultural diversity and

Figure IIL.2 Wilkes-Barre -- Scranton MSA

1.5 . 620.2

595.6

B Population
("000s)

B Households
("000s)

1980 1990 1997 2002
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social vitality, and they should be particularly attractive to young adults, including those with and without children.
In particular, the region needs to develop stronger centers of entertainment and activity. These places should have

active public spaces where people can interact.

The provision of new and vibrant communities will be integrally important to the future erowth of the labor market,
In the southern end of the Wyoming Valley, community development is challenged by a particularly weak housing
market and the absence of relatively high-paying employment. Along with the diminishing size in population, low

household income has the largest impact on the new housing market. * When compared with other regions in the Wher compared with
community benchmark analysis, as shown in Figure 1[L3, it is clear that household income needs to increase to ;:i;ﬁ?‘ m‘ﬁ::.irj.:
clear thar howsehold
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make new construction more marketable™ Generally. a $1.000 increase in household income can translate into an
added $6.500 in home buying power. Therefore, it is critical to the development of housing in the local market that
the employment basz in the southern end of the Valley be expanded and improved. (This facet of the housing
market, consequently, plays into the larger phasing of the project, whereby most of the employment uses are slated
to be developed earlier or simultaneously with the residentizl.)

Keystone Opportunity Zones

The Keystone Opportunity Zones (KOZs) present a strong incentive for business relocation to designated areas,™
All the initial stages of the commescial/industrial development plan occur within KOZs and thus strongly position
them in the regional market place. It is important to recognize, however, that these zones arc available around the
Commonwealth, and thus the region cannot passively assume that they will be a tremendous incentive for pew
employers to locate to the region. Indeed, the region will have to market the KOZ land {discussed in the repont’s
final section) to those prospective users who will most likely find the area and the incentives attractive.™

Review of the Economic Strengths and Weakness

The regional strengths include:
< A strong market for light industnalidistribution and flex space uses;

& Strong economic incentives associated with State and local tax-free Keystone Opportunity
Fones (KOL);

<+ High level of public investment in local infrastructure, including a new parkway connector
between the San Souci Parkway and West Kirmar Avenue/Roberts Road:

< A strong projected growth in the Effective Buying Income (EBI) of the region’s households.
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The regional weaknesses include:
% Anaged population and work force (based on median age) that is twelfth oldest in the US:

% A tertiary education base that, while serving a large undergraduate populace, is relatively
limited in offering technical degrees, graduate programs. and research;

“ A declining market size (through the loss of population) that, if it continues, may counteract
some of the gains in household income:

< A weak housing market that has arisen, in part. from a weak demand for new housing and
relatively low household income:

% A cost-of-living to income ratio that makes attracting/retaining competitive labor difficult;

% A continuing perception of the Commonwealth and Northeastern Pennsvlvania as having a less
favorable business climate than most other region's in the country. (See endnote ii.)

Artist Rendering of Housing in the Wyoming Valley Village Plan for
Hanover 12 (Killinger Alberto Town Planning)
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IV. Development Strategy: Short- and Long-term
Current Market Strengths & Addressing Weaknesses

Through the analysis of the economic and physical environment and directed by those elements expressed in the
future vision, the Team has developed the following outline to guide the development strategy. Moving from the
analysis to strategy phase primarily involved: (1) identifying strengths and playing to them in the sho-term: and
(2) addressing critical weaknesses to better deal with the more distant development issues. While the latter is often
referred to as long-term, the process of addressing the long-term objectives may begin immediately.

The development strategy influences to a large degree the plans that follow in the next section. Furthermore, a set
of action steps is also drawn from the following development strategics. These action steps are included in Section
W1 of this report.

A, Expand upon the current market strengths in “business park™ {i.e. light industrial, Aex space) type
uses.,

“ Provide land for light industrial and flex space uses while assuring a higher standard of park design
through design covenants,

4 Provide prime locations within the first phase business park for potential higher rent users who may be
locking for space mn the next five years. Developing higher-end uses will be important to the future
possibility of relocating employees, and hence new housing, to this area of the metro region.

B. Market smaller peripheral pareels for residential community development, including market specific
communities (i.e. assisted care), that will eventually grow into a larger integrated community.

< While the market is not presently conducive for large-scale community development. efficient. small-
scale residential development may be possible. (The most feasible residential sub-market is the “empty
nester” group whose numbers are growing naticnwide and typically have limited space requirements
and more money to spend on housing.) Integrating these parcels, where possible. could add some value
to their presemt position in the market and will enhance the future value of the communities.
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Address weaknesses in the economy and create a long-term strategy to grow modern technology-
based businesses. It is critical to the region’s growth in the future that a healthy economic
environment be in place to nuture the industries that have been the driving force behind the nation’s
outstanding economic growth: high-tech businesses.

% The table below presents those factors that are critical in various stages of initiating, growing, and

fortifying a technology-strong economy.

Table IV. 1 High-Tech Development Factors
Source: Devol, R. C. ¢t. al. America’s High-Tech Economy, Milken Institute, 13 July 1999.

Inception

Growth

“Important

Fortification

| Tax Incentives Critical
Public Investment Important Very Important
Commercialization of Ideas Important Very Important Very Important
Cost Factors Critical
Research Institutions Critical Critical Critical
Skilled/Educated Labor Force Very Important Critical Critical
Transportation Center Important
Proximity to Supplies and Markets Very Important Important Important

(Table Continued)
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| Attending to Changing Needs

Very Important Critical
Re-education & Training Facilities Critical [mportant
Establishing Trade Groups, & Affiliations Crirtical Critical
Housing, Zoning. & Quality of Life Very Impontant Very Important Critical

The following outline, addresses the above items specifically as they apply to EC's planning project.

< Tax Incentives

#  Public Investment

+ Commercialization of ldeas

#» Cost Factors

Market the KOZ to target industries, both geographically and by

industry type. (See Section VI for industry description, }

Gain funding for infrastructure and to develop research

programs.

Develop incubator/facilitator program to enable the

commercialization of ideas particularly for those in the academic

institutions. Monitor the capital requirements of growing

husinesses and industries,

Market the KOZ to target industries, both geographically and by
industry type (see Section VI for industry description), and the

impacts of privatization of power generation in the

Commonwealth.
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¢ Research Institutions Partner with regional colleges, universities, and other
organizations experienced in developing technology/research
centers. (The University Cily Science Center model is
mentioned in the final section.)

%+ Skilled/Educated Labor Force Work with both secondary and tertiary institutions to provide the
programs and training for a tech-skilled force. In particular, it is
important that the local universities grow post-graduate
programs that can feed into and off of the research programs.

“* Transportation Center Improve Interstate access as necessary. Passenger rail link
opportunities should continee to be examined.

“» Proximity to Supplies and Markets Improve Interstate access as necessary. Passenger rail link
opportunities should continee to be examined.

% Attending Changing Needs Develop a local Economic Development Organization (EDCY),
perhaps within the existing Chamber. to monitor employment
and community issues in the southern end of the Wyoming
Valley.

% Re-education & Training Facilities Work closely with the colleges and universities, the Luzeme
County Community College in particular, to attend to the needs
of non-traditional students,

%= Establishing Trade Groups, & Develop a local EDO.
Affiliations
% Housing. Zoning, & Quality of Life Provide a mix of housing with a mix of uses to enable more
pedestrian friendly communities. Be particularly mindful of the
housing/community desires of young people and young families.
The New Urbanism model addresses many of these issues.
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V.a. Master Plan: Overview
Three Distinct and Integrated Areas for Development

Guided by the converging influences of the market and site conditions, the master plan is an employment-driven
plan. As a completed project, the employment uses will take a central position in the south valley corridor. In the
phasing of the plan, this focus on employment is equally apparent because the first developed parcel will become a
quality, mixed-use business park with a high level of amenities.

When discussing the phasing aspects of the plan, it 15 critical to recognize the role that transportation access plays in
determining when the parcels can be developed. The new connector highway, linking the San Souci Parkway, the
South Cross Valley Expressway. and the Middle Road coridor, is the critical access supplier to the parcels.
Therefore, the phasing corresponds with its construction and completion. The preliminary plan for this highway is a
four-lane parkway that runs along the length of the southem end of the Wwyoming Walley, and thus it is referred to
herein as the “scuth valley parkway.”

Immediately along the flanks of the south valley parkway is the spine of the economic development of the area. or
the South Valley (SouthWal) Economic Development Corridor. From this corridor of mixed-use employment parks,
residential communities will develop and grow. This growth includes areas of existing development—such as the
City of Nanticoke and the Hanover section of Nanticoke. Integrating these areas and their major attractions (i.e. the
Luzerne County Community College) into the plan will both serve the existing communities and benefit the overall
diversity and quality of the South Valley community.

The discontinuity of the parcels and the existing development make integration difficult.  Wherever possible,
connections have been made both for vehicles and non-motorized transport. The plan has been integrated into the
larger open space network being developed by EC's open space planners.

Totals for the entirety of the Mixed-use Master Plan Program are as follows:

Employment | 8,500,000 sq. ft.
Retail/Entertainment ' 1,000,000 sqg,. ft.
Institutional HO0000 sq. fi
Residential 2,150 units
Open Space 1070 ac. (30%)
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Ecomomic Impact

While the full development of the plan may take twenty-five years to fulfill, the opening of such a large land area
for development may have & very significant impact on the future of the Wilkes-Barre region. The breadth and mix
of uses within the plan may impact all aspects of life in the southern end of the Wyoming Valley and beyond.

The gross floor area of employment uses — commercial and industrial - may house thousands of jobs, many of them
may be some of the most prestigious and well-paying in the region.

Approximate
Nomber of Jobs

i

The plan also provides the land for 2,150 residential units: apartments, extended stay executive suites, townhouses,
and detached single-family houses from small village lots to expansive estate lots. This correlates to approximately
2,500 additional school-aged children in the area by the year 2025,

The full economic impact of such a long-range plan on local and state tax revenues is difficult to project because (1)
it involves the application of numerous assumptions: (2) it is complicated by the KOZ; and (3) the impacts are not
confined to the development area. Approximating the present value of future tax revenues (over the first 15 vears),
as shown below, presents one way of analyzing the economic impact of government investment in the local area.™

Present Valae of 13- Non-residential

A Tt R veres isos Residential Uses
Property $12.3 million $10.3 million | $22.6 million
State Income Tax $ -~ $2.2million |  $2.2 million
State Sales Tax $16.9 million § - $16.9 million
- State Corporate Tax S15.0 million 3 - | $15.0 million
Totals S 2 million | $12.5 million | $56.7 million
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ation of the Entire Mixed-use Development Master Plan

V.1 Conceptual Represent

Figure
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Figure V.2 Open Space and Trail Network Plan for Mixed-use Development
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V.b. Master Plan: SouthVal Corridor

A New Face to Economic Development in the Region

The table below describes the objectives of the SouthVal Corridor plan. which appears on the next two pages, and
the planning response to those objectives.

o Satisfy current market demand for (e Land east of the ravine on Han-TA is
light industrial and flex space. immediately available for flex space

and light industrial uses.

»  Satisfy shortage of extra-large-lots for | »  Northern edge of Han-7 provides lots of

industrial uses, greater than 20 acres.
o Provide land for potential high-end [ » Provide a second access point to the
users in the near-term. southern, more visible edege of Han-7;

the lots around which are reserved for

higher-end uses

o  Allow flexibility to accommodate | «  The lots on west end of Han-TB are
uses desiring rail siding. reserved for potential rail users along

rail right-of-way.

|  Create a high quality environment for | «  Han-% is designed to create an

| business and industry, appropriate  environment for high-end

employment uses. |

The following table summarizes the program elements and quantities.

aof Land Use Space Allotted

Employment 6,000,000 sq. fi.
Retail/Entertainment 150,000 sq. ft. !
Institutional/R&D 400,000 sq. fi. |
Open Space SO0 acres
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Figure V.3 Master Plan for the Eastern Section of the SouthVal Corridor (Hanover 7}
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