CHAPTER SEVEN
COMMERCIAL LAND USES

7.1 EXISTING COMMERCIAL LAND USE

Commercial facilities and activities in Johnson County are primarily concentrated within the
City of Buffalo and the Town of Kaycee. Additional commercial activities are also located
mostly within adjoining unincorporated areas situated within a one-mile radius of both
communities (Figure 7-1 and Figure 7-2).

7.1.1 City of Buffalo

The primary commercial center of Johnson County is the City of Buffalo. In this community,
there are about 260 commercial enterprises (Table 7-1). Most commercial activities are
concentrated along Main Street, Hart Street, and Fort Street. However, a considerable
number of commercial enterprises are being operated from the homes of many residents (See
Section 7.2.4).

TABLE 7-1
COMMERCIAL ACTIVITIES
CITY OF BUFFALO
2002
Type of Commercial Establishments Number of Establishments

Retail Trade 49
General Merchandise 40
Information 11
Finance and Insurance 35
Real Estate Rental and Leasing 4
Professional, Scientific and Technical Services 31
Health Care and Social Assistance 7
Accommodations and Food Services 39
Other Services 27
Other categories 15
Total 258
Source: Johnson County Assessor's Office, 2001; Pedersen Planning Consultants, 2002.
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7.1.2 Unincorporated Area of Johnson County

About 40 commercial establishments operate in the unincorporated area of Johnson County
(Table 7-2). PPC estimates that 85-90 percent of these establishments are located within a
one-mile radius of Buffalo's municipal boundary. Most of the remaining are situated within a

one-mile radius of Kaycee.

TABLE 7-2

COMMERCIAL ACTIVITIES
UNINCORPORATED AREA
OF JOHNSON COUNTY

2002
Number of
Commercial Activities Establishments
Retail Trade 9
General Merchandise 6
Information 0
Finance and Insurance 0
Real Estate Rental and Leasing 0
Professional, Scientific and 7
Technical Services
Health Care and Social 0
Assistance
Accommodations and Food 13
Services
Other Services 2
Other Categories 3
Total 40

Source: Pedersen Planning Consultants, 2002.

TABLE 7-3

COMMERCIAL ACTIVITIES
TOWN OF KAYCEE

2004
Commercial Number of
Establishments
Retail Trade 3
General Merchandise 1
Information 0
Finance and Insurance 1
Real Estate Rental and Leasing 1
Professional, Scientific and 0
Technical Services
Health Care and Social 0
Assistance
Accommodations and Food 8
Services
Other Services 5
Other categories 0
Total 19

Source: Pedersen Planning Consultants, 2002

Similar to Buffalo and Kaycee, a
considerable number of residents
operate home-based commercial
enterprises from their homes. Most of
these businesses represent sole
proprietorships and operate with no
paid employees.

7.1.3 Town of Kaycee

There are approximately 19 commer-
cial businesses within the Town of
Kaycee (Table 7-3) that operate in
commercial facilities. These businesses
are largely associated with accommo-
dations and food services. However, a
few additional enterprises are related to
retail trade, general merchandise,
finance and insurance, as well as real
estate rental and leasing.

The flood of July 2002 significantly
impacted the availability of commercial
facilities. One mercantile store was
lost due to damage and losses
experienced from the flood.

Since the flood of July 2002, a new
private investor established a new
mercantile store operation west of
Nolan Avenue. A convenience store
also opened at the intersection of
Nolan Avenue and First Street. In
addition, a new retail horse tack store
is also expected to open along Nolan
Avenue during the summer of 2004.

Similar to the City of Buffalo, a number
of residents in Kaycee likely operate
home-based commercial businesses
from their homes. A gas station,
convenience store, and the KC RV
Park are also located west of Interstate
25 along Sussex Road. However,
these commercial facilities are located
outside of the municipal boundary.
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7.2 COMMERCIAL LAND USE ISSUES
7.2.1. Recent Market Trends
Recent market information associated with the sale of commercial property and undeveloped

commercial lots in Johnson County signal some trends that are relevant to the availability of
commercial floor space and undeveloped commercial lots (Table 7-4).

TABLE 7-4
COMMERCIAL PROPERTY AND LOT SALES
CY 1999-CY 2001

1999 2000 2001
LOCATION Number Average Number Average Number Average Number | Average Sales
of Sales of Sales of Sales of Price ($)
Buildings Price ($) Buildings |  Price ($) Buildings | Price ($) Lots
Buffalo 5 51,755 0 0 2 60,569 3 13,941
Commerce
Center
Addition
Burlington 1 111,000 0 0 0 0 0 0
Addition
Downtown 5 135,330 4 145,100 3 259,333 0 0
Fort Street 1 58,000 2 89,750 2 210,000 0 0
East Hart 1 90,000 0 0 1 85,000 0 0
Street/Hwy 16
Total Sales Total Sales Total Sales Total Sales
TOTALS | 13 | Volume 6 Volume 8 Volume 3 | Volume
$1,194,274 $122,960 $1,404,138 $41,822
Average: Average: Average: Average:
$91,867 $22,421 $175,517 $13,941
Unincorporated
Johnson 1 $ 185,500 0 0 0 0 0 0
County

Source: Buffalo Board of Realtors, Multiple Listing Service, 2002; Pedersen Planning Consultants, 2002.

With the exception of one commercial building sale in the unincorporated area of Johnson
County, all commercial property sales during the CY 1999-CY 2001 period involved properties
in Buffalo. Commercial sales data suggests that the primary demand is for existing
commercial buildings. The historical downtown area appears to be the area where most
commercial buyers want to establish their commercial enterprises. Considerably higher prices
are paid to purchase commercial buildings in this area.

In CY 1999 and CY 2000, only commercial properties with building improvements were sold.
In CY 2001, only three of 30 commercial property sales involved undeveloped commercial lots.
Aside from the primary demand for existing commercial buildings, the lack of commercial lot
sales may also be due to the lack of undeveloped commercial lots.

Johnson County Comprehensive Land Use Plan
Final - March 2005
Page 7-5



7.2.2 Lack of Land and Floor Space for Commercial Expansion
7.2.2.1 General

The stability of smaller rural communities is partly dependent upon the availability of lands to
support a combination of uses such as residential, commercial, industrial, community facilities
and public facilities. The availability of lands for commercial land use is essential to sustain a
viable local economy that generates employment and income. The availability of commercial
properties and facilities is also important to stimulate future economic investments, attract new
residents and help sustain an existing resident population.

7.2.2.2 Downtown City of Buffalo

One of the most important retail trade areas in
Buffalo is along Main Street between Fort Street
and Angus Street. Retail establishments in this
area have the advantage of capturing potential
visitor and resident markets as both groups are
attracted to the historical downtown area.

If Johnson County desires to attract more visitors
to downtown Buffalo, the business community,
local landowners, and local government leaders
should work cooperatively to:

= expand the amount of land available for future commercial investment;

= examine the structural capability of selected buildings in downtown Buffalo to support
future building renovations;

= encourage the gradual renovation of existing commercial buildings along Main Street

= demolish buildings that may not be feasible for renovation and pose a significant
safety hazard; and

= select and apply an architectural theme to future development and redevelopment
along Main Street.

The completion of these tasks will enable the creation of additional commercial floor space in
downtown Buffalo. Expanded floor space will enable the establishment of more retail
shopping opportunities necessary to help increase visitor length of stay. While Johnson
County is blessed with an abundance of natural resources and attractive outdoor recreational
opportunities, many visitors to Buffalo are attracted to the scenic and friendly atmosphere of
the community. The availability of increased shopping opportunities will create a more
diversified experience for incoming visitors. Greater
retail sales generate more employment, income, as
well as municipal and county sales tax revenues.

7.2.2.3 Hart Street

Hart Street is an important commercial area that is
primarily devoted to accommodations and food
services. This area is very important to the local
economy because it is the primary location where
many visitor expenditures are made.

Hart Street, Buffalo
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Hart Street is the first visual impression of the community for many visitors to Buffalo. Familiar
signs associated with various nationally known franchises are evident and attracts visitor
traffic. However, this is the view that many visitors find in most American communities. When
visitors come to Buffalo, many hope to find a different view.

To attract more visitor traffic, the business community should strive to keep this corridor clean,
attractive, and interesting to visitors. Attractive landscaping and signage, and other onsite
improvements, e.g., the carousel adjacent to the Bozeman Trail Steak House restaurant,
represents constructive approaches. However, this should be a concerted effort of all
businesses along Hart Street in order to make a significant impression on visitors.

7.2.2.4 Nolan Avenue in Kaycee

The commercial area of Kaycee is primarily located
along Nolan Avenue. Since the flood of August 2002,
some redevelopment has occurred along Nolan
Avenue. Such development will gradually encourage
greater commercial investment and redevelopment.

The focus of future re-development should focus
upon retail trade opportunities that can meet some of
the everyday retail needs of local residents and
travelers along Interstate 25. The history of Kaycee
and the surrounding area also presents an
opportunity to lengthen the time visitors stay in the
community. An extended visitor length of stay can increase expenditures associated with
accommodations, food service, auto repairs, fuel, and other retail services. These efforts will
help sustain the viability of existing commercial enterprises and encourage future investment
in new businesses.

7.2.3 Retail Leakage

Local governments, community and business leaders, and potential investors should also
examine other retail trade opportunities. An evaluation of retail trade leakage was presented
in Chapter Two. This analysis indicates significant retail leakage in the sale of general
merchandise, home furniture, and groceries. Some retail leakage is also occurring with auto
dealers, gas services, and local restaurants. In contrast, the actual sales of building materials
and hardware, as well as miscellaneous retail sales, reflects that residents are purchasing
more of these items from local retail establishments.

Greater selection and attractive pricing in retail markets in Sheridan, Gillette, Casper, and
Billings, Montana, are important factors motivating residents to make expenditures outside of
Johnson County. It should also be noted that Montana imposes no state sales tax.
Nevertheless, future economic development efforts should target local entrepreneurs and
other investors who may express interest in pursuing retail trade opportunities in these
merchandise categories. Calculations of potential sales in 2001 and 2002, which were
developed by PPC for its evaluation of retail leakage, can provide a "starting point" for these
business recruitment efforts (Table 3-10).
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7.2.4 Home-Based Businesses

A correlation of existing commercial establishments in Buffalo, Kaycee, and the
unincorporated area of Johnson County with non-employer statistics from the U.S. Census
Bureau indicates that a considerable number of Johnson County residents operate small
businesses from their home. Home-based commercial enterprises are important to the
regional economy because they expand the type and number of retail trade and technical
services available in Johnson County. Many of these businesses generate sales and use tax
revenues to local government. In some cases, home-based businesses help foster the growth
of larger small businesses. For this reason, it is important that the Johnson County Land Use
Plan encourage home-based businesses within Buffalo, Kaycee, and the unincorporated area
of Johnson County.

Some types of home businesses may generate land use conflicts and adversely impact
residents on neighboring properties. For example, home- based businesses that generate
considerable vehicular traffic, parking issues, and/or significant noise levels can cause
conflicts with neighboring residents. In order to avoid these consequences, any future zoning
ordinance should include provisions to restrict home-based businesses that may generate
significant adverse consequences to neighboring residents.

7.3 FUTURE DEMAND FOR COMMERCIAL LAND USES
7.3.1 City of Buffalo

Greater expenditures for accommodations, food services, and retail trade are anticipated
during the 2003-2012 period. These expenditures will primarily be tied to an expected
increase in visitor industry traffic and a growing retirement age population. An increase in
coal bed methane employment is expected to supplement the expenditures from visitors and
the retirement age market groups.

Increased resident and visitor expenditures will generate demands for additional commercial
lands and floor space (Table 7-5). It is estimated that such demand will generate the need for
approximately 76,000 square feet of additional commercial floor space.

TABLE 7-5
ANTICIPATED COMMERCIAL LAND USE DEMANDS
CITY OF BUFFALO

2003-2012
Type of Commercial Activity Floor Space
(square feet)
Accommodations 20,000’
Food Service 24,0007
Food and Beverage 4,000°
Retail Trade 25,000*
Furniture and Home Furnishings 3,000°
TOTAL 76,000

Notes:
" Assumes the development of 4 new motels that each contain 20 rooms and a gross building area of roughly 5,000
square feet.
2 Assumes the development of eight new food service enterprises that each contain 3,000 square feet of floor area.
3 Assumes the expansion or redevelopment of existing grocery stores in Buffalo.
Assumes the development of 10 new retail stores that contain an average of 2,500 square feet.
° Assumes the expansion or redevelopment of existing furniture and home furnishing stores.

Source: Pedersen Planning Consultants, 2002.
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The likelihood of expansions in accommodations, food service, and retail trade facilities is also
dependent upon the continuing efforts of the business community, the Buffalo Chamber of
Commerce, and local government to increase visitor traffic during the late fall and winter
months. These promotional efforts are necessary to increase business cash flows during the
off-season and for businesses to be able to retain key personnel. Various approaches can be
used to attract more visitor traffic during the fall and winter months. Some examples include:

= schedule more cultural and recreational events in the community;

= pursue opportunities to host more small to medium size conventions;

» market the expanded use of the County fairgrounds to groups from outside of Johnson
County; and,

= designate selected Johnson County roads and State Highway segments for a historical
Bozeman Trail corridor and promote opportunities for self-guided vehicular tours (see
Chapter Two).

7.3.2 Town of Kaycee

Commercial activities along Nolan Avenue serve both resident and visitor markets. The
population of Kaycee represents a small market. The potential visitor market traveling along
Interstate 25 averages about 5,000 vehicles per day.

Data from the Wyoming Department of Transportation indicates that about 30 percent of the
average daily traffic (approximately 1,500 vehicles) exits at the Town of Kaycee. About 38
percent of the exiting vehicles drive to the state rest area on the west side of Interstate 25.
Most of the remainder probably travel into Kaycee where some commercial services are
available.

The demand for commercial space will largely
depend upon the efforts of existing businesses
and the community to attract greater truck and
passenger traffic from Interstate 25. The
community's recent establishment of the Kaycee
Visitor Center represents an effective marketing
tool for attracting greater visitor traffic by
providing useful information concerning Kaycee's
history, recreational opportunities,
accommodations, food and other retail services,
and schedule of upcoming community events.
Other possible strategies could include:

» the display of community information inside the Kaycee rest area facility;

» the lease of increased signage along Interstate 25 by the Town of Kaycee;

= promotion of scheduled community events by the Wyoming Business Council and
others; and,

* maintaining Kaycee’s friendly small town atmosphere.

Greater visitor traffic could generate an expansion of commercial operations in Kaycee.
Commercial expansion could include:

» gradual expansions of the mercantile store and other retail trade establishments;
* renovation, redevelopment, or expansion of existing visitor accommodations that may
sustain reasonable summer and fall occupancies; and,
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= asmall seasonal snack shop operation that sells items such as ice cream, snow cones,
hot dogs, baked goods, ice tea and coffee.

Greater truck traffic may be attracted through the establishment of a truck parking area. An
increase in truck parking could facilitate greater sales of diesel fuel, food, convenience items,
and truck supplies. The Town of Kaycee or local landowners could establish a truck parking
area through the development of vacant property that may be publicly or privately owned.
Once established, local truck stop operators could maintain the truck parking area.

Each of the preceding opportunities would have to be marketed to both residents and visitors
traveling along Interstate 25 to be financially feasible. Consequently, expansion of commercial
facilities in Kaycee is dependent upon a marketing strategy to attract greater traffic from
Interstate 25.

Assuming that business and community leaders pursue a visitor marketing strategy, it is
believed that commercial opportunities will generate demands for about 10,000 square feet of
additional commercial floor area during the 2003-2012 period (Table 7-6). These demands
generally represent additions to existing commercial floor space in the community. The
expected amount of floor space for accommodations assumes the renovation or
redevelopment of existing accommodations.

TABLE 7-6
ANTICIPATED COMMERCIAL LAND USE DEMANDS
TOWN OF KAYCEE

2003-2012

Type of Commercial Activity Floor Space

(square feet)
Accommodations 5,000’
Food Service 500°
Food and Beverage 1,000°
Retail Store (work clothes, hardware & auto parts) 1,000"
Truck Stop Retail 1,000°
TOTAL 8,500

Notes:

' Assumes the renovation or redevelopment of existing accommodations within the community.

2 This floor space would probably be generated through the establishment of a seasonal snack shop
operation.

® This floor space requirement would most likely be met through the potential expansion of the existing
convenience store along Nolan Avenue.

* The potential expansion of the new mercantile store could provide this floor space requirement.

® This floor space would logically be met by expansions to convenience stores within existing service stations
and truck stops.

Source: Pedersen Planning Consultants, 2002.

7.4 AREAS FOR FUTURE COMMERCIAL EXPANSION

7.4.1 City of Buffalo
7.4.1.1 General

Areas desirable for future commercial expansion in Buffalo include undeveloped properties
along existing commercial corridors along Main Street, Hart Street, and Fort Street. Some
commercial properties along these corridors should also be considered for redevelopment
when returns-on-investment are attractive.
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7.4.1.2 Old Downtown Buffalo

The city should consider a continued expansion of retail
trade and food services along Lobban Avenue, between
Benteen and Bennet Street. A few commercial facilities are
already located along Lobban Avenue. As existing
residences are sold, new commercial facilities could be
developed. This expansion would enable resident and
visiting shoppers to walk and/or drive around a looped
shopping area. An attractive pedestrian walking area that
emphasizes the existing bridge and Clear Creek could be
established along Fetterman Street, between Main Street
and Lobban Avenue.

The establishment of a one-way circulation pattern along this short segment of Fetterman
Street would enable the City of Buffalo to dedicate one lane of the existing street for exclusive
pedestrian and bicycle use. This central walkway would create an attractive downtown space
that would help attract shopping traffic on both Main Street and Lobban Avenue. As increased
shopping activity is realized, the city should consider a central vehicular parking area along

Lobban Avenue.

7.4.2 Town of Kaycee

Nolan Avenue is the primary corridor where most
existing commercial establishments are located and
future expansion is desirable. While significant
renovation and redevelopment is needed, Nolan Avenue
represents the greatest opportunity for commercial
expansion because of its central location and connection
to Interstate 25 and state highways 190, 191, and 192.

Home-based businesses should be encouraged to

stimulate expansion of a variety of retail services. Any zoning ordinance that may be adopted
by the Town of Kaycee should permit home occupations in residential areas unless those
occupations increase vehicular traffic, create significant parking issues, or generate significant

noise in local neighborhoods.

7.4.3 Unincorporated Area of Johnson County

7.4.3.1 Interstate Highway Interchanges

Retail sales may be increased if truck stops
are situated closer to existing interchanges
along Interstate 25 or Interstate 90. One
potential site is a somewhat developed area
that is located just east of the Buffalo
municipal boundary, north of the proposed
high school site, and immediately west of
Interstate 25.
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7.4.3.2 West of Kaycee

Commercial expansion may be feasible west of Interstate 25 along State Highway 191. A
state rest area, an RV campground, and small truck stop are already located just west of the
Interstate.

In the event that a truck parking area cannot be developed within the Town of Kaycee, this
area would represent an alternative. Commercial expansion might also include the
development of a food service establishment or an expanded RV campground.

7.4.3.3 Johnson County Airport

Johnson County has existing and future plans to expand the Johnson County Airport. This
expansion includes commercial space for hangars and other related facilites. Johnson
County should reserve appropriate lands around its airport so that it may qualify for future
state and federal funds to continue expansion of the airport.

7.4.3.4 Other Unincorporated Areas

Home-based businesses should be encouraged in the unincorporated areas of Johnson
County to expand the variety of retail and technical services. Any zoning regulations adopted
by Johnson County should permit appropriate home occupations in rural areas.
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