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EXECUTIVE SUMMARY

Recommendation

LAND USE

The proposed Land use Plan recommends Research & Development /
Developmental Manufacturing as the single ultimate use for the entire DATP
property. This use is designed to take advantage of the adjacency to the
existing General Motors Technical Center and other nearby firms automotive
sector, new and existing transportation resources, and the open and flat land
which is suitable for large-footprint light and medium industrial buildings.

PHASING

Phase 1
¢ demolition of Building 4

e development of NE corner for R&D use (16 acres)

Phase 11

e development of SE corner for Commercial use (30 acres)

Phase 111
¢ development of SW corner for R&D/Light Industrial use (35 acres)

Phase IV
e development of N half of property for R&D / Light Industrial use (65
acres)

 demolition of building 7 and 8 & development for R&D/Light Industrial
use (7 acres)

Phase V

e redevelopment of SE corner for R&D use (30 acres)

Page a
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IMPLEMENTATION

The recommended Implementation Plan is based on an Economic
Development Conveyance (NDAA 94 Title XXIX, § 2903) coupled with
Section 334 - Authority to Transfer Contaminate Federal Property before
Completion for the 153 acre DATP site. As an alternative allowing for early
transfer, the LRA could request an Environmental Conveyance (DBCRA 90 §
2905(e)) for the 153 acre DATP site.
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BUSINESS PLAN

Management Model

It is recommended that the City of Warren use the Internal City Management
model. This is the fastest way to set up the Authority required for
Renaissance Zone status.

Cash Flow Analysis

Cash flow analysis of forecasted financial items indicates negative cash flows
of $16.6 million and $2.3 million.for 1998 and 1999 respectively which must
be offset by local, state and government grant funding. For the years 2000 -
2004 there will be an average postive cash flow of $2.0 million per year.

Page b
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MARKETING

Marketing of R&D/ Industrial Redevelopment properties will require:
o Identification of target markets;
e Development of a marketing plan

e Creation of a marketing materials, including video and CD ROM
presentations.

Page ¢
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Introduction

Overview

The BRAC Process

In the 1940s, the Detroit Arsenal Tank Plant (DATP), in Warren, Michigan,
was seen as the economic "engine" for producing World War II tanks. This
153-acre site housed administrative, warehouse, manufacturing and assembly
facilities for full-scale tank production. Even after World War II, the DATP
continued producing tanks for a variety of military purposes.

In 1990 the military defense budgets began to shrink creating consolidations
of military programs and bases. In 1995 the 153-acre military facility was
identified by the US Government as a BRAC-95 closure, under the Defense
Base Closure and Realignment Act of 1988. The impact on the community
was an estimated job loss of 2,500. In addition, business activity for local
retail stores and restaurants have fallen off since the closure. Today, the plant
sits vacant.

The City of Warren recognized that the site offered tremendous development
potential. With this in mind, Warren proceeded to obtain funding from the
Office of Economic Adjustment for a comprehensive reuse plan, and in a
competitive move, received a Renaissance Zone status for the DATP site. In
October 1996, the City of Warren retained Giffels Associates, Inc., and their
associated firms with BRW Associates,(base realignment expertise) Inc. and
Plante & Moran, LLP (financial expertise), to prepare a comprehensive reuse
plan for the DATP site.

The following is a general description of the Base Realignment and Closure
Act, which provided guidance to the reuse planning process.

Identification of Surplus Property

In this step, the Army identified the Department of Defense and Federal
property needs for the TACOM site. Based on these needs it proceeded to

[GAWARREWAR\DNAREPORTINTRO DOC
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identify surplus real and personal property and commenced an environmental
impact analysis process.

LRA is formed as a Local Authority

The LRA (Local Reuse Authority) was formed and recognized as a Local
Authority by the Army and the Department of Defense. It is comprised of the
Mayor of Warren and Warren’s City Council. In the early stages of the
process, the LRA was responsible for the solicitation and considerations of
public interest, homeless assistance needs and the consultation with the
Military Department regarding the status of surplus property uses.

The Redevelopment Plan and Homeless Provider Act

The LRA’s responsibility in this stage was to prepare both a Comprehensive
Reuse Plan for the reuse of the DATP property identified in the BRAC-95
closure, and the solicitation and reporting on homeless needs based on the
Stewart B. McKinney Homeless Assistance Act.

The Homeless Providers survey was coordinated and conducted through the
City of Warren along with Congressman Sander Levin’s Office. Under the
HUD regulation, the City of Warren carried out a suitability assessment of the
DATP facilities in relation to homeless needs. At the September 27, 1996
close date, there were no Notices of Interest (NOI) for the DATP site.

The second aspect was the preparation of the Comprehensive Reuse Plan for
the reuse of the 153 acre DATP site. This was done through the creation of
LRC (Local Reuse Committee), who’s responsibilities was for the selection of
an appropriate consultant, the overseeing of the redevelopment planning
process and the final recommendation of the redevelopment to the LRA. The
LRC was comprised of individuals who brought a wealth of diverse
experience to the process. Representing the LRC were individuals from
Warren’s Mayors Office, Legal Department, Department of Planning,
Engineering Department, local Chamber of Commerce Department, business,
education, utilities and labor unions, County, Army, Department of Defense
and representatives of the community.
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The LRC’s initial task was the development of a Request for Proposal for the
solicitation of potential consultant for the Redevelopment Plan, as well as
provide a basis for obtaining funding from the Department of Defense. The
process was expedited by contracting with an outside consultant who’s
specialty was in the development of Request’s for Proposals. This process
included input from various members of the LRC, the Department of Defense
and the City.

Upon the completion of the Request for Proposal, the LRA proceeded to
obtain funding from the Department of Defense in the amount of $100,000.
The dollar amount was awarded based on the recognition that the City had
sufficient internal resources available to assist in the redevelopment and
implementation process. Based on this premise, the selected consultants were
to provide expertise that built on the City’s existing resources. In addition to
the grant submission, the LRA proceeded to solicit proposals from various
local and national consultants for the development of the Reuse Plan. In
September of 1996, the LRA unanimously approved the selection of the
consulting team of Giffels Associates, Inc., and their associated firms, BRW
Associates, Inc. and Plante & Moran, LLP.

The LRC proceeded to hold monthly meetings, open to the public, in which
various task teams would present status and findings that were critical in the
planning process. It was within these meeting that Giffels and team presented
their findings of the various stages of this project. Other issues that were
presented were updates and findings in relation to the Homeless Screening,
transfer negotiations and the Environmental Remediation Process. The
following are dates and presentation topics presented by Giffels:

o October 18, 1996 Introduction of Giffels Associates ,Inc. to LRC
e November 15, 1996 LRC Status Meeting
e December 17, 1996 LRC Status Meeting

e January 7. 1997 Visioning Session
e January 17, 1997 Context Analysis
e February 21. 1997 No meeting held
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e March 6, 1997 Pre Reuse Concept Meeting

e March 13, 1997 Worksession with City of Warren Planning
Department

e March 13, 1997 Meeting with DoD, City of Warren, and Giffels
Status Report to DOD

e March 14, 1997 Presentation of Reuse Concepts

e March 27, 1997 Status Report to Co-Chairs of LRC and City of
Warren

e April 1, 1997 Final Recommendation to LRC. LRC presents
approved Reuse Concept to LRA.

e April 11, 1997 Implementation, conveyance and phasing
worksession with the City of Warren, Giffels
and BRW

e April 30, 1997 Review final draft report with the City of
Warren

e May 2, 1997 Submission of final report

On April 1, 1997, Giffels presented the recommended Land Use Concept to
the LRC. On that date, the LRC unanimously voted on the approval of the
Concept Plan. The approved plan was turned over to the Mayor of Warren
and representatives of the LRA. This date served as a transition date in which
the LRC disbanded, completing their responsibilities and allowing the LRA to
move forward with the implementation of the Reuse Concept.

The completion of this step will be for the LRA to present the Redevelopment
Plan and the Homeless Submission to the DoD and HUD. The Military
Department will report property to Federal sponsoring agencies for the
recommended Economic Development Conveyance (EDC), complete
environmental impact analysis and make disposal decisions.

Property Conveyance

The final step in this process will be the conveyance of the DATP site to the
LRA or enacted Authority for the implementation of the Redevelopment Plan.

[GAWARREWAR\DN\REPORTINTRO DOC Page 4
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Planning Methodology

IDENTIFY GOALS

In order for the team to explore the needs and desires of the local community
and to formulate a list of alternatives that express these desires, Giffels
conducted a public Visioning Session that comprised of both the public and
business community. Through a “round robin” session, the community
provided input into the development of reuse alternatives. In addition to the
Visioning Session, Giffels obtained other goal statements from sources such
as; the Request for Proposal, The City of Warren’s Policy Plan and the
Macomb County Economic Development Report.

ANALYZE CONTEXT

This section of the analysis assessed the strengths and weaknesses of the
physical infrastructure and the local economic environment. This information
was used to identify opportunities and constraints that the physical
infrastructure and the local economy had on the reuse alternatives. The
following areas were assessed by the team:

e Local and Regional Economic Conditions

¢ Local and Regional Socioeconomic Conditions
¢ Local Real Estate Market

e Local Infrastructure

¢ Site and Facility Analysis

DEVELOP CONCEPTS
Reuse Alternatives

Based on the Visioning Session, a range of reuse alternatives for the site were
identified. This phase provides the opportunity for the community to take part
in the evaluation of the alternative reuses against data collected in earlier
phases. In this phase alternatives were evaluated based on their abilities to:

e C(Create Jobs

[G\WARREWAR\DN\REPORTUNTRO DOC Page 5
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e Generate Tax Revenue
e Respond to Market Demand

¢ Compatible with Community and Existing Land Use

In addition to the above factors, the reuse alternatives were evaluated against
the local economy, and socioeconomic conditions, and the available land,
facilities and infrastructure. The results of the evaluation identified that
R&D/Industrial reuses would provide the most economic benefit to the
community.

IDENTIFY NEEDS

Based on the alternatives, two land use plans were identified and evaluated for
their economic potentials. The land use plans were general site plans that
identified permitted uses as well as facilities identified for reuse. In a public
LRC presentation the two alternatives were presented and a recommendation -
was made to return the site to a greenfield status.

THE PLAN

In order to implement the community’s reuse strategy, the team has provided a
detailed implementation plan that outlines the following:

e Redevelopment Phasing

e Conveyance (Transfer) Method
¢ Management Model

e Cash Flow Analysis
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Goals of the Redevelopment Plan

Objectives

Goals

The following goals serve as the foundation of the overall planning process
and reuse strategy. They reflect the priorities of the community and the
private sector, and the goals of the City of Warren and Macomb County.

The goals were listed as part of the City of Warren’s request for proposal
(RFP) for the DATP Comprehensive Reuse Plan of July 3, 1996 as follows:

Provide for the optimal reuse of the facility and/or site under anticipated,
realistic market conditions that offer the greatest potential for the City and
regional economy;

Provide an orderly and timely transition from plant closure to reuse
implementation;

Minimize any negative effects of the plant closure on the City of Warren
or the region;

To outline a strategy for reuse that will ensure that the character, quality
and scale of new development is compatible with and meets or exceeds
the needs of the City of Warren;

To create a Reuse Plan and marketing strategy that optimizes
marketability and value of the site and facilities, creates jobs for the
region, and provides direct and indirect economic benefits to the City of
Warren;

To create a Reuse Plan that provides development cost parameters which
are outweighed by the economic benefit return for the proposed reuse.

These goals, subsequently refined by the LRA (Local Reuse Authority) and
the LRC (Local Reuse Committee) in meetings with the Consultants, provide
the framework by which to evaluate the DATP reuse proposals.
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e Optimize the marketability and value of the site and facilities

e Create quality full-time jobs

e Obtain the highest potential tax revenue

¢ Insure that economic benefits outweigh the cost of redevelopment

e Influence growth in other business sectors

e Minimize any negative effects of the plant closure

¢ Be compatible with and meet or exceed the needs of the community

e Provide an orderly and timely transition from base closure to reuse

These goals can be categorized as economic, social, environmental, and time-
based. This report will outline a strategy for achieving these goals.
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Economic Development Goals

Objectives

Methodology

The following are the overall economic development goals and policies of
Macomb County and the City of Warren. These policies are designed to
attract, retain and strengthen commerce within the community, providing
guidance for attracting and enhancing the existing business base. In addition,
the policies list focus industries for the local and regional economy, and serve
as a framework for understanding the strengths and weaknesses of community
resources.

Development goals and strategies were obtained by means of:
¢ Consultant meetings with the Planning Department of Macomb County

e The Economic Development Plan for Macomb County
e The Policy Plan for the City of Warren (1989)

MACOMB COUNTY

The economic goals of the Macomb County Economic Development
Division are as follows:

e Attract and supports new business endeavors
o Enhance and expands existing business
e Provide low-cost government and a strong infrastructure

Primary industry focus:

e Machine & Tooling Industry
¢ Tool and Die Industry

¢ Plastics Industry

¢ Engineering Design
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CITY OF WARREN

According to the City of Warren Policy Plan, the economic viability of the
City lies in its industrial strength and its position within Macomb County as
the Metropolitan Area’s industrial manufacturing center. The Policy Plan also
indicated that the key to Warren’s economic future lies in the creation of
strong functional relationships between Warren and communities to the North
and West, allowing it to maintain its status as a regional employment center.

The Policy Plan identifies the following economic goals and strategies as
important to the future viability of the City:

To be Southeast Michigan’s center of automated manufacturing
¢ Establish linkages with developers of technology-based manufacturing

e Work with Macomb Community College in training the work force
needed to staff new High-Tech industrial facilities

Increase the amount of land planned and zoned for industrial use

e Evaluate potential rezoning of older residential and commercial zones
Attract a younger population

¢ Emphasize attractive neighborhoods, good schools, and recreational

activities

¢  Support affordable and quality housing for the younger population.
Create an attractive and more inspiring place to live

e Create buffer zones to separate incompatible uses.

e Encourage the development of a more visually pleasing and functionally
efficient community.

Analysis
Macomb County and the City of Warren are oriented toward strengthening the
existing base of manufacturing and tool & die sectors. As the Policy Plan
suggests, the infusion of new technologies and equipment is vital to the long-
term viability of these sectors. The redevelopment of the DATP property
[GAWARREWAR\DN\REPORT\REPORTBA.DOC] Page 10
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presents an opportunity to contribute to this process, providing incentives for
technologically and developmentally oriented firms to locate in Warren.

The following is a general assessment of the opportunities and/or constraints
on the current direction of the economic development plan:

Macomb County has created an economic environment that has lowered
the cost of government while maintaining quality community services, an
important factor in attracting and retaining manufacturing industries.

Macomb County has greatly strengthened the infrastructure needed for
industrial growth. This directly supports the type of industries that are
currently located and those that will locate to this area in the future. This
offers three primary benefits to the DATP site:

1. Access to quality labor markets.
2. Distribution channels for the movement of materials.
3. Capacity to support future industrial growth.

The City of Warren has positioned itself to be Southeast Michigan’s
center of automated manufacturing, which is in line with the overall
direction of Macomb County. This will direct the community in
developing an economic and government infrastructure to support
manufacturing sector.

City land use policies aim to strengthen the two primary industrial
corridors. This will be done by inventorying available land for reuse,
phasing out old residential and commercial properties, and rezoning this
land for appropriate industrial use.

A younger population is critical to the long term viability of the city and
county. The lack of a younger population will pose future constraints on
industries located in the area as older workers move into retirement age.
By creating a strong industry and an attractive place to live, a younger
population will be drawn to this area.

With regard to the DATP reuse plan, the recommended R & D and
Developmental manufacturing activity is seen as contributing to the
strengthening of the region’s manufacturing base as this shifts towards
automated manufacturing according to the policies in place.
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Regional Economic Profile

Objective
The following economic profiles on the general state of the regional and local
economy provide a context for understanding the economic variables that
influence the DATP reuse alternatives.

Methodology
Data was obtained from various agencies within Southeast Michigan.
Information relevant to the reuse of the DATP site was compiled and
analyzed for potential impact.

Economic Drivers

The primary economic drivers of Macomb county are:

* Automotive Manufacturing - ‘Big Three’ Automotive Manufactures

* Automotive Suppliers - First & Second Tier Suppliers
¢ Tool & Die - Metalworking Machinery

¢ Retail & Services - Retail Stores & Commercial Businesses

DATP redevelopment strategies should take these sectors into account as
outlined below:

Automotive Industry: Since the regional economy relies heavily on the
automotive industry, swings in the national economy ultimately affect the
strength of the local economy.

Manufacturing Technology: Dependence of the local economy on
manufacturing means that new automated technolog1es could have adverse
effects on the employment base.

Retail Industry: While the recent shakeout in the retail industry is forcing the
closing of some stores, projected population increases will generate a greater
need for retail and services.

[G\WARREWAR\DN\REPORT\REPORTBA.DOC) Page 12
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TRENDS

The general 1997 economic outlook is good, with modest increase in the
annual GDP (Gross Domestic Product) estimated at 2.0 - 3.0%. Employment
is predicted to climb slightly in 1997, suggesting a continued tight labor
market.

The following trends are associated with employment growth, development
and new market expansion. These trends provide information to assess the
strengths and weaknesses of DATP development options.

EMPLOYMENT TRENDS

Employment in Southeast Michigan is predicted by SEMCOG to grow over
the next ten years as follows:

o Retail Trade + 8%
o Services Industry + 18%
e Transportation, Communications and Utilities +6%
o Wholesale Trade +12%
¢ Finance, Insurance and Real Estate + 10%
e Public Administration +4%

Employment is expected to decrease over the next ten years in:

e Industrial Sector -4%

The industries expecting increases could provide new opportunities for both
Macomb County and the City of Warren. Providing an educated work force
to support these industries may pose constraints without direct training
programs. Others sectors, such as retail, may bring jobs to the area, but often
provide low paying or seasonal work. Decreases in the industrial sector pose
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risks to Macomb County and the City of Warren. Declines in industrial
employment may be offset by a general decrease in the prime working force
over the next ten to twenty years. In order to minimize the impact of shifts
from high paying employment in the industrial sector to the lower paying
services sector, the City must exploit its comparative advantage.
Redevelopment of the DATP property provides such an opportunity.

Figure 1 - Southeast Michigan Employment Trends by sector (1990-2020)
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However, as shown in Figure 2 below, 1995 growth in industrial
employment in Macomb County accounted for over 50% of new jobs. The
policies of the County and City to increase their level of specialization,
therefore, indicate that more general regional indicators have only a limited
applicability to the DATP property.

Figure 2 - Employment Growth in Macomb County 1995
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UNEMPLOYMENT RATE

Both Macomb County and the City of Warren currently show low
unemployment rates (3.5% and 4.1% respectively for October 1996.) At
present, the strengthening economy is a major factor in the low
unemployment rate; however, the SEMCOG study indicates that changing
demographics will be the major long term influence in the region. The main
factor in the drop in unemployment is the tightening labor market. This may
pose short term constraints on supplying quality labor necessary for
redevelopment of the DATP property as a center for technologically
advanced manufacturing. (Figure 3)

Figure 2 - January - October 1996 Unemployment Trend

Macomb County
B City of Warren
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NON-RESIDENTIAL CONSTRUCTION

Over the past four years the general trend in construction for Macomb County
and the City of Warren have seen dramatic increases. This is a good
indication that economic incentives are attracting new business to the
community. In the past four years the City of Warren has seen $322.5 million
in non-residential development. (See Figure 4.)

Figure 4 - Non-Residential Construction Spending - City of Warren (In
Millions of Dollars)
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DEVELOPMENT TRENDS

The general development trend in Macomb County and the City of Warren
shows that over half of development is represented by industrial facilities,
with the remainder by office and retail space.

Figure 5 - 1994 Development - Macomb County and the City of Warren
Macomb County City of Warren

57% 60%

38% 23%

B Office MIndustrial W Stores @ Offices MIndustrial MStores

Canadian Market Expansion

A recent trend creating growth in Macomb County is the expansion of
Canadian industries into the United States. The expansion has benefited both
Canada and Macomb County for the following reasons:

¢ 14 new manufacturing firms have moved to the area over the past 5
years.

e expansion has created over 730 jobs.
¢ $50 million has been invested in Macomb County’s economy.

¢ Canadian businesses benefit from access to the major transportation
infrastructure that connects to the north, south and west.

e It provides a central location to both the US and Canadian market place.

e Macomb County provides a good economic climate for Canadian
business.
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Labor and Demographics Profile

Objective

Methodology

This profile is identifies socioeconomic variables that provide new
opportunities and/or pose constraints on the redevelopment of the DATP site.
The areas that are critical to a strong redevelopment are labor availability,
quality, and cost, and labor relations.

Labor Availability

The following data was compiled from various agency reports on the
socioeconomic conditions in Southeast Michigan. The information was
analyzed by taking independent variables and combining them to provide
comparable measures.

Ao~

ACCESS TO LABOR FORCE

With much of the highway infrastructure in place, employers locating to the
DATP site can draw from the labor force of the Tri-County area. The
primary labor-drawing area is Macomb County, while the secondary areas are
Oakland and Wayne Counties.

POPULATION PROJECTION

The population in Macomb and Oakland County is expected to increase over
the next 10 years, while Wayne County has projected a slight decline. Trends
indicate that over the next 10 years the employment demand will be greater
than the available labor force, creating a tight labor market. While a shortage
could constrain any employer’s ability to fill positions with a qualified work
force, the specialization of the area’s labor force balances this constraint,

Macomb County - The labor market will remain tight if modest economic
growth continues. Since much of Macomb County’s economic strength is
tied to the automotive industry, a down-turn could have a negative effect on
employment demand. Continued growth in population will spur increases in
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other economic activities such as housing, retail and other service related
industries. Assuming the available work force as 52% of total population as
suggested by Dr. James Jacobs of Macomb Community College, the
following figure compares population, work force, and projected employment
(based on population figures from SEMCOG.)

Figure 6 - Work force Assessment (Macomb County)
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However, demographics are projecting an aging population for the first
decade of the next century, so that calculation of the available labor force at
the current 52% will overestimate the projections.
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Oakland County: The labor market will remain tight if modest economic
growth continues in the region. If so, Oakland County will not provide much
relief to a tight labor market in Warren. The continued demand for labor in
Oakland County may create competition for labor in both Wayne and
Macomb Counties. The following figure compares population, available
workforce (calculated at 52% of the total population) and the projected
employment outlook. (Figure 7)

Figure 7 - Work force Assessment (Oakland County)
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Wayne County: The labor market will remain tight if modest economic
growth continues as expected. Like Oakland County, Wayne County will not
provide much relief to the job market and may in fact be in competition for
labor, since the declining labor force is a national as opposed to a regional
phenomenon. (Figure 8)

Figure 8 - Work force Assessment (Wayne County)
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City of Warren: Over the next 10 years Warren is projected to experience
declines in both population and employment. Despite the decline in
population, the increase in demand for service employment means that
general employment demand will exceed the available work force. (See
Figure 9.)

Figure 9 - Work force Assessment (City of Warren)
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AGE DEMOGRAPHICS

The average age for Macomb County and the City of Warren is 35. (Figure
10) Despite population growth, there will be a decrease in all groups up to
age 45 until 2020 (SEMCOG), the age group including the primary
workforce. In addition, there will be a significant increase in the age group
45-75. The effect will constrain labor availability to employers locating to
this area. (Figure 11)

Figure 10 - Age Demographics for Macomb County and the City of Warren
Macomb County City of Warren
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24% 21%
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EMPLOYMENT TRENDS

Macomb County has a diverse employment base comprised of manufacturing
and professional services. Of Macomb County’s largest employers,
approximately 89% are in the manufacturing sector, while 11% are in the
services sector. (Figure 12)

Figure 12 - Employment Trends (Macomb County)
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SOURCE - Macomb County Community Profiles
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HOUSING TRENDS

Housing values for both Macomb County and the City of Warren have
increased in value over the past four years, although the Warren increases are
slight in comparison to those of the County. (Figure 13) The continued
growth of housing values in southern Macomb and Oakland Counties
indicates that this is the direction of future housing growth. With only 45% of
available land in Macomb County currently developed, suitable area exists for
housing growth. This growth will lead to regional population increases and
corresponding increases in the future available labor force.

Figure 13 - Average Housing Values (Macomb County & City of Warren)
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Education

In Macomb County, 64% of the population (25 years of age and over) has a
high school education, some college, or an Associate degree. This is a strong
educational attainment for the manufacturing work force. Additionally, 13%
of the population holds a Bachelor’s degree or higher. (Figure 14)

Figure 14 - Educational Attainment (Macomb County)
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For the City of Warren, 62% of the population (25 years of age and over) has
a high school education, some college or an Associate degree. This is a
strong educational attainment for the manufacturing work force.

Additionally, 10% of the population has a Bachelor’s degree or higher.
(Figure 15)

Figure 15 - Educational Attainment (City of Warren)
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COLLEGES, UNIVERSITIES & TRAINING INSTITUTIONS

The primary institution providing a new educational skill set is Macomb
Community College, located in the City of Warren. The core areas of study
provide a good base for training the new work force to meet the new skills
required in the industrial sector. The main courses offered are:

e Arts and Science

¢ Business Administration and Information Management
¢ Design and Mechanical Technology

e Health and Human Services

e Applied Technology

e Public Service

e Automotive Technology
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LABOR RELATIONS

The unionization rate in Macomb county (for firms of 100 or more
employees) is 17%.

Figure 16 - Unionization Rate (Macomb County)

83%  @Union

17% B Non-Union

LABOR COSTS

Macomb County’s wage summary for companies with 100 or more employees
showed that manufacturing positions paid an average of $12.00 per hour,
while the non-manufacturing positions paid an average of $16.00 per hour.
Manufacturing hourly labor costs are slightly higher than the national average
of $11.00 per hour. (Figure 17)

Figure 17 - Labor Cost (Average hourly) - Manufacturing & Non-
manufacturing (Macomb County)
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LABOR BENEFITS

On average, 16% of employee’s wage and salary went to benefits, which is
comparable to other cities with a similar manufacturing base. (Figure 18)

Figure 18 - Benefits Survey (Macomb County)
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SOURCE: 1995 State of Michigan Wages
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Market Analysis

Objective

Methodology

To assess the real estate market and identify local and regional trends that
may suggest directions, provide opportunities or pose constraints on DATP
redevelopment.

Real Estate Analysis

The following data was compiled and analyzed using the resources of Plante
& Moran, LLC. Cresa , the real estate arm of Plante & Moran, LLC. The
market analysis focused on trends, demands and rates relative to market
demand. Data represents the assessment of Southeast Michigan real estate
market.

TRENDS

The regional real estate market continues to look strong for 1997. In less than
four years the overall industry rebound has moved from the cyclical bottom of
0 to 6.0, which is half way to the next crest. Phasing of the DATP property
development will be impacted by market cycles for certain possible uses.
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Office Sector

The office sector for both suburban and downtown offices continues to look
favorable for investors. Office vacancies will continue to fall and relative
property values and rental rates will continue to rise. The general market
tendency is to stay with Class A offices for their ability to respond to the
flexibility and technological needs of corporations. The market is moving
away from Class B and C facilities due to their inability to meet current needs
and the cost associated with bringing them up to current standards. (Figure
19) This situation affects the reuse of DATP facilities.

Figure 19 - Office Sector

Investor Buy Recommendations Predicted Values Gain (Loss)
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Industrial Sector

The industrial sector is comprised of warehouse/distribution centers and
factories. Investors favor warehouse-distribution properties for their low risk
and high rate of returns. The need for low cost, just-in-time inventory, drives
demand for these properties. Industrial vacancies will continue to fall and
relative property values and rental rates will continue to rise. (See Figure 20.)

Figure 20 - Industrial Sector

Investor Buy Recommendations Predicted Values Gain (Loss)
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Research & Development

Investors continue to have an upbeat attitude about Research & Development
facilities with the sector ranking 5th in investment potential. Investors should
be cautious and watch out for cyclical business cycles such as that of the
automotive industries. (Figure 21)

Figure 21 - Research & Development Sector
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Retail

1997 will be another disappointing year for investors in retail properties.
Record growth in the industry has created an over supply of retail services to
the general population. This has forced major competition has caused a
continuing industry shakeout, forcing many retailers into bankruptcy.
Socioeconomic conditions have also burdened the retail market. Home
shopping, travel time and the aging populations have reduced the number of
trips to local malls; spending will continue shrink as baby boomers hit

retirement age.(Figure 22)

Figure 22 - Retail Sector
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Overall Predicted 1997 Rent Increase/Decrease

The following is the projected rent increase/decrease for 1997. As shown in
Figure 23, rental increases are expected in the Office (5.5%), Industrial
(4.4%) and R&D (4.4%) sectors, while a .01% decrease is expected in the
Retail / Commercial sector. These projections influence the DATP reuse plan.
In particular, the allocation of 30 acres to Commercial use in Phase II depends
on the interest of a single potential user, not on prevailing market conditions.

Figure 23 - Rent Change

H Office

W Industrial
OR&D

B Retail

Real Estate Demand

With the recent outsourcing trends in the automotive industry, the Detroit
Metropolitan area has experienced a high demand for quality light industrial,
R&D and manufacturing facilities. Over 2 million square feet of industrial
space was absorbed in 1996, with the trend continuing into 1997.

The greatest demand has been for facilities with 40,000 - 80,000 square feet.
Since the market place does not absorb large industrial facilities (500,000 SF
and up) on a predictable basis, placing the DATP on the market as a single or
multiple industrial facility (100,000 SF sub-divided) would bear a larger
market risk. However, the shortage of large parcels of industrially zoned
property means that the possibility of a single end user should not be
neglected.

Although Macomb County and the City of Warren are not an intense market
place for offices, the market place for Class A space remains modestly tight.
In 1996, only 1,000 SF of Class A office space, represented by a single
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building, was absorbed from a single office building into the Macomb County
market place (see Figure 24) which reflects both the shortage of this type of
space as well as a low perceived demand. For class B space, a negative
absorption of 147,000 SF for the County indicates the lack of interest in this
type of facility. The high vacancy rate for Class B office space strongly
suggests against the reuse of existing office buildings on the DATP site.

Industrial vacancy rates for the City of Warren and Macomb County are
relatively low. Net absorption figures for 1996 are shown in Figure 24 and
indicate an on-going demand.

MARKET DEMAND AND ABSORPTION

Figure 24 - Vacancy and Absorption Rates (sq.ft.)

Industrial

Warren 24,078,000 | 2,129,000 1,878,000 251,000 | 78%
Macomb 56,077,000 | 3,848,000 2,840,000 1,008,000 . 5. 1%
Tri-County 222,255,000 | 15,831,000 | 13,646,000 ‘ 2,185,000 | 6.2.‘.'/:.
Office

N B
Macomb 135,000 12,300 11,300 1000 | 8 4%
Tri-County 26,450,000 | 2,287,000 1,765,000 522,000 6.7%
e k. )
Macomb 1,722,000 217,000 364,000 (147,000) ' 21 2%
Tri-County 31,467,000 | 4,487,000 5,130,000 (643,000) 163%

NOTES: 1. This absorption figures is based on a single building.

These figures indicate that the development of the DATP property will have a
significant impact on the regional real estate market and it’s ability to absorb
new industrial facilities. Even the temporary reuse of Building 4 would
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represent 100 percent of the 1996 absorption of industrial properties for
Macomb County and almost four times the absorption for the City of Warren.
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RATES

Current lease rates for industrial facilities in Macomb County are $4.00 -
$6.00/SF (Triple Net) and hi-tech facilities are $5.00 - $12.00 (Triple Net.)
Sales prices for industrial properties for the Tri-County area averaged $30
per square foot.

Current gross rentals rates for Class A offices in Macomb County averaged
$16.50 per square foot, with Class B offices valued between $8.00 - $16.50
per square foot. (Figure 25)

Figure 25 - Average Lease Rates - Cost / Square Foot (Triple Net Lease)
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g |
] &
13
COMPETING MARKET AREA

Competing market areas will depend on the Reuse Plan for the DATP
property. The feasibility of reusing the main manufacturing Building 4 will be
influenced by competing available facilities. Although larger manufacturers
were identified as the potential industries that the DATP would likely
compete for, many larger manufacturers have relocated their operations South
were they can take advantage of a lower wage rate. While recent
consolidations and closure of auto plants has placed a number of idle plants
on the market place, there are no facilities on the market that directly compete
with Building 4. This can be interpreted as a lack of demand for this kind of
facility.
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Other reuse strategies, such as development of the DATP property asaR &
D park, will put it into competition with other R & D facilities such as those
located in the Ann Arbor and Auburn Hills areas. The specific advantage of
the DATP site, particularly its proximity to the GM Technical Center, must be
taken recognized and marketed so that the development can compete
favorably with traditionally acknowledged R & D locations.
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Local and Regional Infrastructure

Objective

Methodology

To identify the opportunities and constraints posed by the existing
infrastructure.

Infrastructure Analysis

This analysis is based on observations taken from the contexts of the Tri-
County area and the city of Warren, as well as from the immediate
surrounding areas and transportation systems relative to the site.

ROAD

The DATP site benefits from a well integrated interstate highway system. I-
696, 1-94 and I-75 provide the site with good access to northern and southern
Michigan, Ilinois, Indiana, Ohio and Canada. Primary access to the DATP
site is from Van Dyke Avenue which runs along the eastern edge of the site.
One main entrance and two secondary entrances from Van Dyke currently
exist. Van Dyke Ave. is one of the city’s major arteries. It serves as a primary
route to the city’s central business and commercial districts, including
Warren'’s industrial corridor. Van Dyke Rd., a 4-lane arterial, is currently
badly congested with car and truck traffic to and from the major highways
(primarily 1696.) The bi-directional Traffic Flow Rate for Van Dyke Avenue,
is 72,700 vehicles for an average 24 hour period between I-696 and 12 mile
Rd. Some of Van Dyke’s high traffic volumes are partially relieved by
Mound Road west of the DATP site beyond the US Army TACOM facility.
The corresponding segment of Mound Road, a 6-lane arterial, has a bi-
directional Traffic Flow Rate of 70,200 vehicles. Mound Road is currently
being expanded to 8 lanes which could result in the rerouting of heavy truck
traffic, reducing the traffic stress on Van Dyke Avenue.

The location of the DATP site relative to these major arteries provides an
opportunity for direct linkage to all of Warren’s major roads as well as the
major tri-county highways. While the high traffic volumes on Van Dyke Ave.
present some constraints, they do not represent major access problems for the
DATP site. Since redevelopment may generate greater demand on Van Dyke
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Ave., it seems advantageous to develop alternate truck access along the North
and South site boundaries.

AIR

Detroit Metropolitan Airport and Detroit City Airport are the primary air
transportation terminals and are easily reached from the DATP site. Detroit
City Airport provides regional and national transportation, and can
accommodate planes up to the size of 727’s. Detroit Metropolitan Airport is
both a national and intemational airport, handling major airlines

RAIL

Conrail currently provides service to the DATP site. The line runs north-
south along the western edge of the site and continues north to Utica, serving
as the primary industrial corridor for Macomb County. A second line, the
Grand Trunk Western, passes to the east and connects Detroit to Port Huron
and Sarnia. This provides opportunities for Canadian companies that are
currently expanding to the Macomb Area.

Depending on the proposed reuse of the DATP property, rail access may be of
little comparative advantage.
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Facility Analysis

Objective

Methodology

To identify the opportunities and constraints posed by the existing facility
portfolio on future redevelopment of the site.

Building Analysis

This analysis is based on visual and structural observations taken from site
visits as well as building documents and information received from various
sources pertaining to the site. It is intended to provide general information for
evaluating reuse options.

Many of the existing buildings on the DATP property have restrictive internal
and structural characteristics which limit their potential for adaptive reuse.
Most, if not all, buildings would require minor improvements to
accommodate future tenants and to comply with applicable ADA,
environmental and general UBC standards. Furthermore, the marketability of
these buildings is in doubt. Office facilities in particular are problematic,
since the demand for office space is largely for Class A space, and thus the
cost of upgrading such buildings does not appear feasible. Approximately 23
buildings have been identified for Phase I demolition due to their condition
and potential threat to human health and safety.

The results of the facility analysis are summarized in the attached Table. The
following conclusions regarding the potential reuse of the buildings is drawn
from the Cultural Resources Management Plan prepared by Geo-Marine Inc.
for the U.S. Army Corps of Engineers:

Building 1, 2, 3 are structurally in sound condition but will require major
capital improvements to be reusable for Administrative office type functions.
Building 1 will require the addition of one or more elevators to provide
barrier free access to the second and third floors. Toilet room modifications
are required to comply with Michigan barrier free and ADA Americans with
Disabilities Act. A new heat source will be required with the
decommissioning of Building 5, the central power plant. Door hardware
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modifications will be required to comply with BOCA code. Asbestos has been
found in the buildings and will require removal (Figures 9 and 10).

Building 4, the primary manufacturing facility, is structurally in sound
condition but will require major capital improvements to be reusable. A new
steam heat source will be required to supply the existing heating system.
Steam power to Building 4 could be obtained from RDA Engineering, a third
party vendor presently constructing a new plant north of the DATP which will
be of sufficient capacity. Information regarding the Building’s waste product
treatment plant is incomplete, but it is possible that the plant could be used by
new tenants with some modifications. It is impossible at this time to project
the associated costs.

Building 5, the central power plant, is structurally in sound condition but
currently does not meet air quality standards and would require considerable
capital improvements. Its current capacity far exceeds the demand for its
potential energy. At this time no other purchasers of energy outside of the
DATP site have been identified. As a result it would be uneconomical to
maintain operations. In addition, the Army has made a decision to
decommission the plant effective December 1997, prior to any likely property
transfer date.

For a detailed analysis of Building 5, see Appendix 2.

Buildings 7 and 8 are the property of TACOM whose site lies directly west
of the DATP site. The buildings are in good condition and serve as test
laboratories and could be reused for Research and Development facilities,
although their age would mean they would likely require modifications to
bring them up to modern R& D Standards.

Building 9 was completed as part of the original complex; however the
replacement of its exterior wall glazing with metal panel siding has decreased
its historical significance. The building, initially used for storage and since
converted for a vehicle maintenance, is in good condition and could be reused
for industrial functions or as support facility for the adjacent Power Plant.
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Buildings 12-22 originally served as barracks, cafeteria, and some
madministration for the complex. Of wood-frame construction, these
buildings are in poor condition and have no economic value for potential
reuse. They are pending demolition.

Buildings 54-57 provided Facility Engineering services to the complex. Their
Quonset hut/ corrugated metal construction is in poor condition. They are
considered by the Consultants to be ineligible for potential reuse.

Buildings 58-59 provided storage and warehousing for the facility. These
steel frame/ corrugated metal structures are in poor condition. They are
considered ineligible for potential reuse.

Buildings 61 provided Facility Engineering services and Building 63
provided storage. Both are currently used for storage and are in good
condition. They could continue fulfilling this function or could be reused to
house other related industrial facilities or as a support facility to the adjacent
Power Plant.

The balance of the facilities on site are primarily used for storage and in most
cases are in poor condition and far beyond the built life span.
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Applicable Laws and Regulations

Historical Significance

Homeless Providers Act

The DATP site is considered by the National Register of Historic Places
(NRHP) to be a historic property and is protected by the National Historic
Preservation Act (NHPA) as amended through 1992.

The Administration and the Main Assembly buildings (Building nos. 1 and 4)
and five W.W_II buildings (Building nos. 2, 3, 5, 7, 8) as well as the test
track/ bridge are considered potentially eligible for the NRHP under Criterion
A for its association with events of national scope that have made significant
contributions to the broad patterns of our nation’s history.

Any work proposed for the site or to any of the buildings or structures on the
site is subject to approval by the Section 106 Review Process of the Michigan
State Historic Preservation Office.

Environmental
Concerns

Prior to this study the City of Warren along with Congressman Sander
Levin’s Office, conducted a Homeless Provider search. Under the HUD
regulation, the City of Warren carried out a suitability assessment of the
DATP facilities. As of the September 27, 1996 close date, there were no
Notices of Interests for the DATP site. See Appendix 3.

The U.S. Army Environmental Center has contracted with Science
Applications International Corporation located in McLean, Virginia to prepare
a Base Realignment and Closure (BRAC) Cleanup Plan (BCP) for the Detroit
Arsenal Tank Plant site. The BCP describes the status, management and
response strategy, and action items relative to ongoing environmental
restoration and associated compliance programs.
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The following laws were used to define the scope of the BCP:
e BRAC Act
¢ National Environmental Policy Act

o Comprehensive Environmental Response, Compensation, and Liability
Act (as amended)

¢ Resource Conservation and Recovery Act

The BCP was developed by BRAC Cleanup Team consisting of members
from:

e U.S. Army
e U.S. Environmental Protection Agency

e Michigan Department of Environmental Quality

A draft of the Environmental Baseline Survey of the DATP site was
completed in February 1996 which identified 39 areas requiring
environmental evaluation. A Remedial Investigation/Feasibility Study was
started in September 1996 to evaluate these 39 areas. Federal law requires that
sites be made safe for human occupation prior to their transfer to any users.
The law also allows parcelization to take place while remediation efforts are
underway. In order to expedite development of the DATP property,
remediation efforts must be coordinated with the LRA development schedule
so that property transfer of remediated parcels can take place in a timely
manner.

The U.S. Army TACOM Environmental Coordinator should be contacted for
an update on the status of all environmental evaluation and remedial
investigation studies.
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Reuse Alternatives

Introduction

The following section analyzes reuse potentials for the DATP (Detroit
Arsenal Tank Plant) Site, and evaluates each alternative against various
criteria, including potential to create quality long-term jobs, highest
potential tax revenue, marketability and quality/consistency of the
development. The reuses resulting in the greatest economic benefit were
recommended as options for the DATP property. Land use concept plans
were developed based on the selected reuses, and evaluated for economic
return.

Methodology

The reuse alternatives for the DATP property were analyzed for highest
and best use according to the primary goals of job creation, tax revenue,
marketability and quality. The Reuse Plan is based on the resulting
analysis.

Over the course of the project, many interested parties communicated to
the City of Warren and the US Army their interests in the DATPssite. In
order to register all these opportunities, Giffels worked closely with
representatives of the City of Warren to evaluate the benefits and tradeoffs
associated with such reuse that may have been overlooked in the analytical
process.

The following table shows land use alternatives which were evaluated for
the DATP property. Listed with each use type are the industry types
associated with that reuse.
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Reuse Evaluation
Criteria

GOALS

Goals that provided the context for evaluating the reuse options included:
o Create quality, full-time jobs

¢ Influence growth in other business sectors

o Obtain the highest potential tax revenue

¢ Be compatible with and meet, or exceed, the needs of the community
e Optimize the marketability and value of the site and facilities

e Insure that economic benefits outweigh the cost of redevelopment

¢ Provide an orderly and timely transition from base closure to reuse

¢ Minimize any negative effects of the plant closure

CRITERIA

The following criteria and their associated issues were use in evaluating
the various reuse options.

Employment

e Number of jobs created for the City of Warren and Macomb County
(Within the DATP site, and those created locally as a support to the
new industry)

e Quality of jobs

Tax Revenue
e Potential tax revenue based on market value

e Other economic benefits generated from businesses created from the
DATP reuse.
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Market
¢ Absorption rate into the market place

e Expected property value

City Master Plan
¢ Consistency with the current zoning

¢ Quality of the development

Evaluation

JOB CREATION

Job creation is measured by the ability of a new development to create
quality long term jobs. Job creation is measured in two forms; (1) number
of jobs created and, (2) the quality of those jobs.

Job quantity is measured as jobs created per acre of developed land.
Figures were established using local industries as benchmarks. Job
quantity relates only to the DATP site, and has not been quantified for
potential jobs created off-site. See Table 2 for a qualitative evaluation of
this variable.

Job quality is measured by hourly compensation (including wage &
benefits) and the strength of the local job market. Figures were
established using data from the MESS and the Department of Labor.
(Figure 1)
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Table 1

Industry Type Jobs / Acre | Compensation | Strength
Retail/Commercial 15-40 $7.00 - $12.00 | Low - Mod
Professional Office 35-40 $15.00 - $28.00 High
R&D / High Tech 18 - 35 $28.00 - $35.00 | Mod - High
Industrial 15-30 $21.00 - $25.00 | Slow- Mod
Institutional
Healthcare 20-30 $11.00 - $25.00 | Mod - High
Colleges/Trade 5-10 $18.00 - $25.00 | Moderate
Municipal/Public
Municipal 10 - 20 $23.00 - $25.00 N/A
Public 8-12 $10.00 - $12.00 N/A
Recreational 3-10 $7.00 - $12.00 N/A
Wholesale & Intensive 3-5 $14.00 - $20.00 N/A
Business District
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Quality of Jobs
Hourly Wages w/
Benefits

0/A 15/A 30/A 45/A 6&/A
Jobs Created Per Acre of Developed Land

A

High

$35/Hr. T
R&D / High Tech.
$28/Hr. Municipal/Public
Professional Office
$21/Hr.
Education &
Training
$14/Hr. Warehousing
Recreational Healthcare
Retail/Commercial

Low

$7/Hr.

Source: MESC.

TAX REVENUE

Potential tax revenue is measured by the ability of any new development
on the DATP site to generate the highest potential tax revenue. Tax
revenue generation is measured in two forms —tax revenue generated from
the market value of the property, and the ability of the new development
on site to create spin-off, economic growth and retention of existing
industries in the local economy.

Potential tax revenue is based on the market value per square foot of
developed land, excluding real property. Developed land is defined as a
greenfield site with existing infrastructure, roads and utilities, but without
buildings. Properties of higher value will net a greater tax revenue. A
general rule for calculating tax revenue is to divide the market value of the
property by two and multiply the result by the non-residential mill rate.
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Property types are broken down into three classifications; residential
(homes), commercial (retail, offices) and industrial (manufacturing).
These real estate classifications are standard definitions, and are not meant
to overlap with the building types expressed in this report.

Table 2 - Tax benefits by Land Use

District/Industry Classification | Value Range | Spin-off
Retail/Commercial Commercial | $5.00 - $7.50 Low
Professional Office Commercial | $5.00 - $7.50 | Moderate
R&D / High Tech Commercial | $5.00 - $7.50 Mod -

High
Industrial Industrial $2.75 - $3.25 Mod -

High
Institutional
e Healthcare Commercial | $5.00 - $7.50 Mod -
P Co]_legesfrrades Commercial $500 - $750 ngh

, Moderate

Municipal/Public N/A N/A N/A
Recreational N/A N/A N/A
Wholesale & Intensive Industrial $2.75- $3.25 Low
Business

Note: The classifications listed are standard real estate classifications used to define property types. They are
not definitions for this report.

Potential economic spin-off is measured Low/High probability of
economic growth and retention of existing industries in the City of
Warren and Macomb County. (Figure 2)

The following potential industries could be created and/or enhanced as a
result of new development.

Retail/commercial developments tend to generate lower-paying jobs and
would not provide substantial new economic growth beyond the DATP
property. However, a complementary development, such as an
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entertainment complex or sport/recreational arena, could potentially
strengthen the existing retail/commercial base.

Office Development would most likely enhance the existing retail base,
as restaurants and local shops benefit from lunch and after-work
activities..

A Research & Development / High Tech Development would enhance
the existing retail sector and create new opportunities for the light
industrial sector. R&D would also enhance the existing Tool & Die sector
as new industries and technologies come to the area. Furthermore, an
influx of high-paying jobs would stimulate demand for higher quality
housing and positively affect the retail and services sector.

Areas zoned as Institutional could contribute uses ranging from
healthcare to colleges, all of which would enhance the existing
retail/commercial base.

Areas such as Wholesale and Intensive Business would provide little
benefit to local retail/commercial and industrial uses.
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Figure 2

$1.25/SF $4.38/SF $7.50/SF >
Value of Future Tax (Market Value/Square Foot of Land)
High * Industrial R&D / High Tech.

)

Potential for
Spin-off Economic
Growth and Retention

Professional Office

Healthcare

Education & Training

Warehousing

Retail/Commercial

Low

Source: Plante & Moran, LLP.
Note: Recreational, Municipal & Public are not-tax generators
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MARKET DEMAND & VALUE

Market demand and projected value gain is measured by how a use will
perform in the real estate market. Two areas are tracked —market demand,
as it relates to market absorption, and projected property value gains.

Market demand takes into account two measurements. The vacancy rate
is a ratio of the total available square footage (supply) in the market and
the current occupancy (demand). If vacancy rates decline, the relative
demand for that type of space is growing. Vacancy rates also track the
amount of space on the market. The absorption rate is expressed by the
estimated time to sell or rent space of a given development. That is, the
time the market needs to absorb the new supply. The primary real estate
types that are tracked and reported are office (Class A, B, C) and
industrial (bulk distribution, manufacturing and research &
development/high tech) sectors. Real estate data regarding office types
were not available for the Warren area but, for the Metro Detroit area.
Industrial data is represented for the Warren area. Information was not
available for this analysis for retail / commercial, healthcare, and
municipal / public properties. Assumptions were made that took into
account the general trends in these industries, and the local market place.

Retail/commercial. The City of Warren has a large supply of retail/
commercial developments that consist of larger department and discount
stores, grocery, small retail and restaurants. Because of proximity of
developed residential to the DATP property, new retail to support growing
populations is not a suitable use for the site. New residential development
in Macomb County will occur north of M-59, therefore not providing
much benefit to the City of Warren. This, along with the current “shake-
outs” in the retail industry, provides a strong argument for not adding
more space to an already oversupplied market. However, a
retail/commercial use complimentary to the existing retail and bolstered
by a clear expression of interest from a viable developer, would be the
exception. Examples of this are entertainment complexes (theaters, sport
arena, recreational). These types of developments draw large quantities of
people to the area, benefiting and strengthening the existing
retail/commercial base.

Healthcare. The general trend in healthcare over the last five years has
been the merging and consolidating of healthcare organizations, and the
new approaches to providing patient care. In the past, patient care, (in-
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