The Future Area
5 | ECONOMIC OPPORTUNITY

The Economic Opportunity section focuses on current, near-term, and long-range economic
needs and priorities in the Green Valley Area. Many of these are outward focused, involving
regional partners and coordination. An overarching concern involves development of a strong
and resilient economy. Increased economic activity that creates a growing tax base better
enables governmental and quasi-government entities the ability to deliver infrastructure and
services desired by residents and businesses in the Area. In turn, the services, infrastructure,
and amenities provided are enticements that encourage further economic growth. Well-constructed
economic development policies will provide the Green Valley Area the greatest opportunity to influence the
quality, quantity and timing of development. Such policies will create the ability to shift some of the risk of
funding public improvements to private sector partners and will afford the opportunity to ensure growth pays
for itself.
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ECONOMIC OPPORTUNITY
FRAMEWORK FOR ACTION
Key Issues and Considerations
Key issues and considerations related to economic
opportunity were identified through the Area
Planning process. These essential items should be
addressed as the Area’s guiding principles, goals and
strategic action priorities for the coming years are
pursued.

Opportunities and Land Availability
Based on a location quotient analysis of the Green
Valley Area, there are high concentrations of
transportation and warehousing and manufacturing
businesses relative to Pottawatomie County and
the State of Kansas. This information indicates
that the Area already has a trained workforce in
these categories which can be used to attract more
businesses. Tying strengths in these categories can
also be used to attract business that will support the
new National Bio and Agro-Defense Facility (NBAF)
given the area’s proximity to that facility.
The Pottawatomie County Economic Development
Corporation (PCEDC) has a track record of success
utilizing public and private money to develop
infrastructure in these business parks, allowing
them to be sold to expanding or new commercial
entities at an affordable price. The PCEDC has
an existing industrial park in the Green Valley area
named the Green Valley Industrial Park; however,
this park is fully developed and does not have any
properties available. Limiting factors include the
cost, availability and suitability of land and the high
cost of infrastructure, including storm drainage and
roads.
Discussions
with
economic
development
professionals in the Area and region revealed that
existing barriers to additional investment within the
Area include a dearth in the availability of shovel-

ready suitable land for growth industries.
PCEDC has examined available sites throughout
Pottawatomie
County
including
specific
development sites in the Green Valley Area and have
this information available to identify primary retail
and business development sites.

Neighborhood Shopping Needs
A trade area retail gap analysis of the Green Valley
Area identified a slight demand for neighborhood
scale businesses for basic goods and services.
However, this same analysis revealed that many
Area resident’s shopping needs are being fulfilled
in nearby regional shopping centers in Manhattan.
Demand for more retail opportunities will increase
as new residential units are built in the trade area.
This same gap analysis also identified that
concentrations of motor vehicle dealerships and
furniture stores in the Area. These types of uses tend
to cluster around one another. Since these are high
sales tax-producing uses, policies to attract similar
businesses should be examined by local economic
development entities and local officials.

Regional Proximity
The proximity between the Green Valley Area and
its neighbors, particularly Riley County and the City
of Manhattan, have strengthened in recent decades.
The explosive growth of the Area shines a spotlight
on the need for enhanced coordination and regional
solutions. The Green Valley Area will be able to
continue to capitalize on regional activity and should
focus on working with area partners to leverage
available sites and new infrastructure; particularly,
along the US-24 corridor. Area representatives
should also focus on development strategies that
illustrate how the Green Valley Area is a “top notch”
location for businesses that fit into the target industry
sectors identified in the Region Re-Imagined Plan.
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Planning for the economic opportunities of the
Green Valley Area should support the achievement of
many of the other goals of the Area and its residents,
including:
•

•

Assisting to pay for new infrastructure (water,
sewer, roads, etc) through increases in property
and sales tax revenues.
Attracting quality retail and employment
destinations that support and cater to Area
resident needs.

The Economic Opportunities Framework for Action
is organized in three tiers: (1) Guiding Principles,
(2) Goals, and (3) Strategic Action Priorities. These
topics are intended to coordinate with and support
the other aspects of the Area Plan. The Strategic
Action Priorities convey tangible actions that will,
over time, achieve the Goals of this chapter in line
with the Guiding Principles.

GUIDING PRINCIPLES
Three of five guiding principles relate most to
Economic Opportunity.

GP1— The Green Valley Area will be
QUALITY-FOCUSED and seek long-lasting
value in its approach to public and private
development and infrastructure in the Area.

GP3— The Green Valley Area will be
ADAPTABLE as it plans for its future by
continuing to build on its historic industries,
while investing in elements that will make
the Area stronger and resilient to economic
trends and other changes.

GOALS
1. Enable a balanced, diversified and resilient
economy to ensure desirable local employment
opportunities, strengthen the Area’s tax base,
and sustain quality of life.
2. Highlight the Area’s proximity and links to
Manhattan and the larger region to attract new
development opportunities.
3. Actively pursue partnerships for potential future
NBAF facilities/investments as well as other
potential research based growth industries.
4. Ensure the necessary infrastructure is available to
meet demand for retail as well as growth sectors
such as manufacturing and light industry.
Even though government cannot influence all the
factors important to economic development, it can
have a significant impact through its roles as public
service provider, regulator, business recruiter, and
potential deal-maker. Of these roles, the first two
are essential; government must provide quality basic
services and an efficient regulatory environment if it
wishes to create economic development. Providing
further incentives to businesses is optional—whether
it makes sense depends on what government can
reasonably offer, the extent to which such offerings
are necessary to attract business, and the cost of
those offerings.
Local government involvement in economic
development can take several forms, including:
•

Clearing and assembling adequate land for
business (zoning, remediation and abatement,
and similar devices);

•

Underwriting risk (industrial development bonds,
tax abatement, sales tax reimbursement, and low
interest loan programs);

•

Providing
amenities
and
infrastructure
(construction of utilities, tax increment financing);

GP4— The Green Valley Area will be
RESPONSIVE to changing economic
conditions and preferred development types
to ensure the continued success of future
residential and commercial development
opportunities.
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•

Promoting economic development (participation
in chambers of commerce, economic
development organizations, trade missions,
other nonprofit groups);

•

Providing job training, or establishing supporting
institutions that provide job training (e.g.,
community colleges and technical schools);

•

Changing the tax structure to promote economic
development; and

•

Modifying regulations that
burdensome to business.

are

seen

as

STRATEGIC ACTION
PRIORITIES
1.

Prioritize investment in infrastructure to support
economic development. Identify areas in which
existing infrastructure is currently limiting
economic development. Work to secure funding
for these infrastructure projects, whether
through County funds, partnerships, or creation
of special financing districts or development of
impact fees.
›

Pursue infrastructure impact fee/funding
assessment.

›

Actively seek public/private partnerships to
pursue expansion of industrial parks and
infrastructure financing.

2. Pursue adding a non-voting, ex officio, Area
representative member (business owner or
developer) to the Manhattan Urban Area Planning
Board (MUAPB) to discuss development in the
Green Valley Area, transportation, and emergency
response coordination. A representative should
be at the table to advocate for policies that will
benefit the Area.

ECONOMIC DEVELOPMENT
PARTNERS AND TOOLS
The Pottawatomie County Economic Development
Corporation currently provides a host of business
assistance tools to businesses looking to locate in
the Green Valley Area including:

Revolving Loan Fund
The revolving loan fund
assists
with
business
start-ups and expansions and
has approximately $100,000
in available funds. In 2016 there were 322 small
business loans in the County. PCEDC also has access
to StartUp Kansas funds, which provide gap financing
to help entrepreneurs start or grow a business. The
loan maximum from StartUp Kansas is $45,000.

Small Business Development Center
PCEDC cost-shares the services available through the
Washburn University Small Business Development
Center. Services may include developing business
plans, market projections, and linking to national
networks and financial resources.

Economic Gardening
Focuses on strengthening existing businesses,
economic gardening services may include datamining, use of geographic information systems, or
developing connections. PCEDC is the local partner
with Network Kansas
Network Kansas also offers programs such as the
Kansas Ice House Entrepreneurship Program where
entrepreneurs attend an eight week certificate
program to develop entrepreneurial skills and
Destination Boot camp a two-and-a-half day off-site
in-depth training.
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3. Provide a range of workforce housing options
for a diverse and expanding workforce.
›

›

Ensure that zoning and development
regulations allow for a mix of housing types
in appropriate locations throughout the
Area.
Follow the Green Valley Area Future Land
Use and Character Map areas of growth and
preservation, focus on expanding housing
options within designated areas of growth.

4. Pursue implementation of first-time building
codes for the Green Valley Area.
Building
codes will ensure safe and consistent quality
development within the Area.
›

Work with development community and
other stakeholders during building code
generation and roll-out phases to ensure
awareness about the changes and how it
will affect the development process.

5. Develop design guidelines for commercial
and industrial zoning properties within the
Green Valley Area. Design guidelines can help
ensure a consistent development outcomes by
establishing predictability. Design guidelines can
also help to reduce visual inconsistencies and
create an improved aesthetic experience.
6. Develop a Green Valley Area specific marketing
strategy to be used to actively pursue business
attraction opportunities.
›

Examine and identify land that may be
suitable for retail development opportunities.

›

Develop Green Valley Area specific
marketing materials that highlight the trade
area’s demographic advantages.
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7.

Establish an incentive policy and approval
process that identifies specific criteria to utilize
while evaluating incentive requests for business
attraction efforts.
›

The size and scale of incentive packages
should consider the amount of new jobs
being created, average hourly wages,
amount of new tax generation, etc.

›

Incentives should be in conjunction with
projects that further public goals such as
creating or expanding local infrastructure.

›

Incentives should be performance-based
and detail certain benchmarks that a
developer/business must meet before
payment/reimbursement of any agreed to
financial incentive.

8. Pursue neighborhood supporting retail and
other retail components that were shown to be
needed in the Green Valley Area based on a retail
trade area analysis.
›

Ensure that
neighborhood
development.

›

Periodically update the trade area retail
leakage gap analysis as the Area’s population
continues to grow.

zoning districts permit
commercial scale retail

9. Utilize psychographics to understand the Green
Valley Area market. Understanding the market
can help to tailor strategies to the different
segments of the population that live in the Area
and their different buying and spending habits.
The Area’s in-depth psychographic profile may
be found in Appendix B. (See page 67 for a
definition of psychographics)
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DEVELOPMENT INCENTIVES - HIGH LEVEL OVERVIEW
Local governments in Kansas have a variety of potential ways to help incentivize commercial and industrial development. Here are
few tools that may be useful for local officials and partners to help attract new businesses to the Green Valley Area.
Industrial Revenue Bonds (IRB)
In Kansas, IRBs are issued by cities, counties and the Kansas Development Finance Authority. Proceeds from the sale of the bonds
to private investors are made available to enable credit-worthy companies to purchase land and pay the costs of constructing and
equipping new facilities or the costs of acquiring, remodeling and expanding existing facilities. There are restrictions on the types of
businesses (must be involved in the manufacture of goods) that can utilize IRB and what improvements are eligible for these types of
incentives need to be vetted thoroughly.
Tax Increment Financing
Tax Increment Financing (TIF) is a real estate redevelopment tool applicable to industrial, commercial, inter-modal transportation area
and residential projects. TIF uses the increases in real estate tax revenues to retire the bonds sold to finance eligible redevelopment
project costs (K.S.A. 12-1770 et seq.) or to reimburse the developer on a pay-as-you-go basis.
STAR Bond Financing
Sales Tax and Revenue (STAR) Bonds were created by the Kansas Legislature. STAR Bonds are used to assist the development of
major entertainment or tourism destinations using the sales tax revenues generated by associated retail development. STAR Bonds
allow state sales tax revenue generated by the project to be used along with local sales taxes as a source of revenue to retire bonds
issued to finance eligible project costs. STAR Bond projects in rural areas have no specific financial threshold, but must be of major
regional or statewide significance. Generally, STAR Bond financing is used in connection with large retail projects that contain an
entertainment and/or tourism destination. The creation of a STAR Bond district requires the approval by the Secretary of Commerce.
Property Tax Abatement
The board of county commissioners of any county or the governing body of any city may approve, for economic development
purposes, a property tax exemption for up to 10 years per Article 11, Section 13 of the Kansas Constitution, for the following types of
projects: the property (real or personal) must be used exclusively for manufacturing articles of commerce, conducting research and
development, or storing goods which are sold or traded in interstate commerce. The property must also be: (1) associated with a
new business; or (2) associated with the expansion of an existing business that creates new employment.
Sales Tax Incentives
Local units of government have the ability to rebate their local portion of sales taxes generated to a business. Typically, these
incentives are used to encourage the location of large sales tax producers into a jurisdiction. Pottawatomie County currently has
a local sales tax of 1.0 percent. Hypothetically, if a new business generates $10,000,000 in annual sales, they generate $100,000 in
sales tax. This new revenue (or a portion of it) could be used to help offset public improvements costs fronted by a business while
developing their business’s site.
Community Improvement District (CID)
The CID funding mechanism can be used to finance a variety of locally approved development-related activities including property
acquisition, infrastructure development, and parking and building construction within the district. A CID can derive revenues through
special assessments, a district-only sales tax, or other funds as appropriated by the city or county Financing is provided through bond
issuance or can be project generated on a pay-as-you-go reimbursement basis.
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WHAT ARE PSYCHOGRAPHICS?
Psychographics is a term used to describe the characteristics of people and neighborhoods which, instead of
being purely demographic, speak more to attitudes, interests, opinions and lifestyles. Tapestry (ESRI) is a leading
system for categorizing day- and night-time populations into one of 67 distinct lifestyle segments based on
these factors. Many commercial retail developers rely on psychographics to measure a market’s depth for certain
consumer preferences and propensity to spend across select retail categories. Similarly, a growing number of
residential developers are interested in an area’s psychographic profile because it can serve to eliminate some of
the uncertainty associated with delivering unproven product types to a market.
ESRI’s data development team has a 35-year history of excellence in market intelligence. The team’s economists,
statisticians, demographers, geographers, and analysts produce independent small-area demographic and
socioeconomic estimates and forecasts for the United States. The team develops exclusive demographic models
and methodologies to create market-proven datasets, many of which are now industry benchmarks such as
Tapestry Segmentation, Consumer Spending, Market Potential, and annual Updated Demographics.

Figure 5, Summary of Green Valley Area Psychographics and Percent of Households
Tapestry Segments
LifeMode Group: Family Landscapes

4A

Soccer Moms
Households: 3,327,000
Average Household Size: 2.96
Median Age: 36.6

79.2%

Median Household Income: $84,000

LifeMode Group: Family Landscapes
OUR NEIGHBORHOOD

SOCIOECONOMIC TRAITS4C

Middleburg

WHO ARE WE?

Soccer Moms is an affluent, family-oriented market
• Soccer Moms residents prefer the suburban
with a country flavor. Residents are partial to new housing
periphery of metropolitan areas.
away from the bustle of the city but close enough to
• Predominantly single family, homes are in
commute to professional job centers. Life in this suburban
newer neighborhoods, 36% built in the
wilderness offsets the hectic pace of two workingHouseholds:
parents
3,319,000
1990s (Index 253), 31% built since 2000.
with growing children. They favor time-saving devices,
• Owner-occupied homes have high rate of
like banking online or housekeeping services, andAverage Household
mortgagesSize:
at 74%2.73
(Index 163), and low rate
family-oriented pursuits.
vacancy at 5%.

• Education: 37.7% college graduates; more
than 70% with some college education.
• Low unemployment at 5.9%; high labor
force participation rate at 72%; 2 out of 3
households include 2+ workers (Index 124).

9.9%

• Connected, with a host of wireless devices
from iPods to tablets—anything that
enables convenience, like banking,
paying bills, or even shopping online.

Median Age: 35.3

• Median home value is $226,000.

• Well insured and invested in a range of
funds, from savings accounts or bonds
to stocks.

• Most households
are$55,000
married couples
Median Household
Income:

with children; average household size is 2.96.

LifeMode
WHO ARE WE?

TAPESTRY

TM

• Most households have 2 or 3 vehicles;
long travel time to work including a
disproportionate number commuting
Group:
Cozy Country Living
from a different county (Index 133).

• Carry a higher level of debt, including
first (Index 159) and second mortgages
(Index 154) and auto loans (Index 151).

6A

OUR NEIGHBORHOOD
Green
Acres

Middleburg neighborhoods transformed from the easy
•
pace of country living
to semirural subdivisions in the last
SEGMENTATION
•
decade, when the housing
boom reached out. Residents
esri.com/tapestry
are conservative, family-oriented consumers. Still more
Households:
country than rock and roll, they are thrifty but willing
to
•
carry some debt and are already investing in their futures.

SOCIOECONOMIC TRAITS

Semirural locales within metropolitan areas.

• Education: 66% with a high school diploma
or some college.

Neighborhoods changed rapidly in the
previous decade with the addition of
new single-family homes.

3,794,000

• Unemployment rate lower at 7.4%
(Index 85).

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
Consumer preferences are estimated from data by GfK MRI.

10.9%

Include a number of mobile homes
(Index 152).
They rely on their smartphones and mobile devices
to stay Household
Average
Size: 2.69
in touch and pride themselves on their expertise. They
• Affordable housing, median value of
prefer to buy American and travel in the US. This Median
market
Age: $158,000
43.0 (Index 89) with a low vacancy rate.
is younger but growing in size and assets.
• Young couples, many with children;

Median Household
Income: size
$72,000
average household
is 2.73.

• Labor force participation typical of a
younger population at 66.7% (Index 106).
• Traditional values are the norm here—
faith, country, and family.
• Prefer to buy American and for a
good price.
• Comfortable with the latest in technology,
for convenience (online banking or saving
money on landlines) and entertainment.

WHO ARE WE?
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The Green Acres lifestyle features country living and

TAPESTRY
self-reliance. They are avid do-it-yourselfers, maintaining
TM

and remodeling SEGMENTATION
their homes, with all the necessary power
esri.com/tapestry
tools to accomplish the jobs. Gardening, especially growing

OUR NEIGHBORHOOD

SOCIOECONOMIC TRAITS

• Rural enclaves in metropolitan areas,
primarily (not exclusively) older homes
with acreage; new housing growth in
the past 10 years.

• Education: 60% are college educated.
• Unemployment is low at 6% (Index 70);
labor
force
participation
rate rate
is tohigh
at multiplied
67.4%
Note: The
Index represents
the ratio of the segment
the US rate
by 100.
Consumer preferences are estimated from data by GfK MRI.
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