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II. EXECUTIVE SUMMARY

The Wilmington Industrial Park (WIP) redevelopment process has been slow but
deliberate. ~Despite the significant investment attracted to the park, the rate of
development has fallen below that of surrounding communities.

The industrial districts adjacent to the Port of Los Angeles accommodate transportation,
logistics, and materials for the import/export operations. Design standards are
inconsistent or non-existent. ~The historic residential block pattern is extremely
constricting, as trucks struggle to navigate the streets and find parking. Despite its
blighted condition, the land in this area is valuable, with buyers paying as much as $15
or even $20 per square foot for land that is sometimes contaminated.

WIP OVERVIEW

The WIP contains an incongruent mix of privately owned industrial and some office
structures, scattered residential dwelling units, oil extraction equipment, automobile
salvage yards, and unimproved streets and alleys. Numerous potential code violations
are apparent in the form of scrap metals piled well above the tops of fences and the
occupation of businesses on City rights-of-way.

Efforts to revitalize the area began in 1974 when the Los Angeles City Council voted to
designate the 232-acre WIP as a Redevelopment Area in an effort to generate labor-
intensive industries and reduce blight. At that time, the WIP was in a state of severe
economic decline and physical deterioration. Since then, the Community
Redevelopment Agency (CRA) of Los Angeles has coordinated clean-up and land
assemblage activities that have resulted in 33 new and expanding projects comprising
nearly 700,000 square feet of development, and involving $30 million in private
improvement.

MARKET CONDITIONS

The WIP receives demand among cold storage, truck parking, and various
manufacturing owner-operators, as well as developer and broker representatives also
looking for speculative development opportunities. The CRA prefers that new
development be as valuable and job-intensive as is appropriate given the site’s context.
State-of-the-art warehouse development requires massive 250,000 square foot floorplates
that would require relocation of internal utilities in the WIP and are therefore
impractical. Moreover, they offer only modest tax increment and job prospects. These
factors, in combination with the strength of demand for small-scale niche
manufacturing, assembly, and cold storage in this area justify the development of a
strategic plan that provides cost effective ways to accommodate this diverse set of users
within the park, with a focus on manufacturing.
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MANUFACTURING PROSPECTS

Although much has been written about the loss of manufacturing employment in Los
Angeles County, the manufacturing sector remains a major driver of the County
economy, providing 620,000 jobs housed in 240 million square feet of industrial space.
Within this industrial market, there are niche opportunities for attracting job-intensive,
high-value manufacturing to the WIP.

Despite the flat job markets in the County, industrial users continue to seek
opportunities to capitalize on the area’s central location and large labor force. In the
South Bay portion of Los Angeles County, property scarcity will grow even more acute
while the area’s transportation infrastructure is being upgraded and port capacity is
rapidly increasing. In the midst of this activity, numerous small manufacturing
operations are fighting for viable space.

Industrial demand is expected to be particularly strong for small to mid-size properties.
This is particularly true with regard to for-sale buildings. Many small businesses are
taking advantage of low interest rates by purchasing industrial buildings in the 10,000 to
30,000 square foot range. Over the long-term, demand for industrial facilities for lease
and for sale will outstrip the supply of space that can be developed on the limited
amount of land available for building in central and south Los Angeles County.

The South Bay Area captures, on average, about 20 percent of Los Angeles County’s net
absorption. Even if that share drops to 10 percent (not inconceivable as the Inland
Empire grows in prominence), the South Bay would capture about 2 million square feet
annually. If the Wilmington Industrial Park can leverage its locational attributes to
capture approximately 10 percent of the South Bay submarket under these conditions,
the site could be largely redeveloped within a decade. Capture of regional demand will
require the ability to assemble viable industrial parcels offering appropriate scale and
configuration.

Key sectors serving as candidates for the WIP and surrounding industrial areas include:

* Manufacturing. Manufacturing in the region is heavily concentrated in smaller
firms. 85 percent of all manufacturing establishments employ fewer than 50
employees. The existing large base of firms in the area provides quick access to
inputs. There may be opportunities for sustaining and even growing food
processing employment in the Harbor Cities area, where location relative to the
Ports is an important consideration for frozen fish operations and other
perishables handling companies.

*  Warehouse, Distribution, and Logistics. The need to store, assemble, and
distribute goods in areas adjacent to the ports provides a basis for strong,
ongoing demand among warehouse operations. However, these operations have
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relatively low assessed values and employment densities. Moreover, large-scale
warehouse development would not likely pencil-out financially, given the need
to relocate underground utilities to prepare building pads of adequate size. A
related, more appropriate use is the logistics industry, consisting of freight-
forwarders and other office/flex users.

* Cold Storage/Value-Added Packaging. Cold storage remains a viable use in the
WIP. The site’s proximity to the Port provides an opportunity to maintain an
unbroken cold chain in the delivery of fresh fish and other perishables. There is
excellent synergy between cold storage operations and the more labor-intensive,
value-added processing and packaging industry.

GEOTECHNICAL AND ENVIRONMENTAL CONDITIONS

The geologic and human history of the formation and development of the project site
has shaped and defined the geotechnical and environmental considerations for
development of the project site. As noted in the geotechnical report (Volume I1I),
considerable investigation work has been done, and that data, combined with the
history of the site and the current state of practice, indicates the following (note figure
numbers refer to figures in Volume I1I):

*  Most of the site was an estuary, the delta of the Dominguez channel behind the
barrier sand spit, Rattlesnake Island. Most of the project area was below sea
level with the shoreline cutting across the northwestern portion of the site; some
of the site was a marsh as shown on Figure 3. The estuary deposits consisted of
soft weak and compressible fine-grained soils (silts and clays) and sands.

* The site, like most of southern California, will be subject to strong ground
shaking during major earthquakes. The site is not within any fault special
studies zones so the risk of fault rupture is considered low. Loose sands have the
potential to liquefy during strong earthquakes. The westerly and southwesterly
portions of the site are mapped as potentially liquefiable on the seismic hazards
maps as shown on Figure 10. Current codes require that liquefaction be
addressed and mitigated for new occupied building construction.

* Initial development consisted of constructing a railroad roughly along the
shoreline, followed by filling the estuary and marsh using some dry land fill, but
mostly material dredged as part of the reclamation of the marsh and channel
development of the Port of Los Angeles. This eventually resulted in reclaimed
land over the project area up to approximately 15 feet above sea level. The
resulting fill depths range from less than five feet near the northwest corner of
the site to over 25 and 15 feet in the southwesterly and southeasterly portions of
the site, respectively as shown on Figure 11. Except for recently placed fills for
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new building construction, all of the fills should be assumed to be uncertified
and not acceptable for foundation support under current codes.

* The area was a major oil field with approximately 115 oil wells in the project area
as shown on Figure 5. Nineteen wells are still active (May 2002). The remaining
wells were abandoned or converted to water injection wells.

+ Oil field development resulted in areal subsidence of as much as 29 feet in the
Long Beach harbor area, with subsidence in the project area of 2 to 6 feet as
shown on Figure 6. To arrest the subsidence, water has been continuously
injected into the underlying formations. Recent (2000, 2001) subsidence
monitoring data shows that the subsidence in the project area has essentially
been stopped.

* Domestic groundwater pumping from the inland aquifers has resulted in
drawing the aquifers down below sea level resulting in salt water intrusion from
the sea. This intrusion is being controlled by lines of fresh water injection wells
that result in interconnected fresh water mounds, which form a continuous
barrier to the salt water intrusion. Such a barrier extends across a portion of the
site as shown on Figure 9. Water injection along the barrier creates a continuous
flow of groundwater from the barrier alignment towards the north, where the
water table declines in elevation. Water table elevations beneath the project area
range from sea level beneath the southern half of the WIP area to 10 to 12 feet
below sea level along the northern margin. The depth to groundwater beneath
the project area ranges from approximately 8 to 20 feet across the site deepening
from south to north. The groundwater beneath the site is not used as a potable
aquifer.

*  Much of the near-surface soil in the project area has been contaminated from oil
field operations. Other contamination has occurred from land uses such as junk
and maintenance yards. In general the contamination is expected to be in the
near-surface soils.

Based on the geotechnical and contamination conditions, and the current codes, the
development of the site will have to consider the following;:

* Groundwater:

= The Water Replenishment District of Southern California (WRD) manages
the adjudication of the basin and supplies water to LA County DPW for
injection in the sea water intrusion barriers. Groundwater activities are
strictly controlled, and an approval process is required for remedial
activities. While WRD is interested in cleanup of contamination,
they have the power to grant waivers for groundwater cleanups required
by Regional Water Quality Control Board (RWQCB).

= The property owner is typically responsible for contamination. If
investigation finds groundwater contamination requiring remediation, it
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would probably be best treated as an area wide problem rather than
parcel-specific.

= There should be an area-wide shallow groundwater investigation by the
CRA to get a more clear perspective on the issue.

Some cleanup of the upper soils should be anticipated throughout the
development area. In general the depth of contaminated soils should be less
than 5 to 10 feet, and cleanup could generally be achieved by removal and
replacement. It might be possible to obtain a waiver of cleanup in event the
contaminated soil is not disturbed, and surface paving or encapsulation mitigates
the potential for offsite migration.

There is potential for gas emission beneath new buildings because of the oil field.
Site specific monitoring can check this, and some buildings might require under-
building gas ventilation. There are standard code provisions for such
ventilation. Generally, construction of a building over or adjacent to a former
well is not advisable and may not be allowed.

Existing uncertified fill will not be suitable for foundation support. Where fills
are shallow (less than 10 feet) they could be removed and recompacted. It
should be noted that removal of the fill could be difficult because some of the
dredged fill material and the underlying estuary soils have been found to be too
soft and weak to support heavy grading equipment. Where the fill is too deep
for removal, pile foundations that gain support below the fills and the soft
underlying soils will be required. For intermediate depth fills (5 to 10 feet),
methods are available to improve them in place; however these will require
requests for modifications to the City of Los Angeles requirements which will
delay permitting and which might not be approved since they have not been
used in the City before. Generalized interpretations of the zones of fill depth are
shown on Figure 12.

Areas that are potentially subject to liquefaction require investigation and, if
liquefaction threat is confirmed, mitigation. Liquefaction mitigation in the City
has typically taken the form of pile foundations. However improving the
ground using stone columns and other methods to mitigate the liquefaction
potential could be applicable. A generalized interpretation of the zones of
potential liquefaction is shown on Figure 12.
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DEVELOPMENT OPPORTUNITIES & PROTOTYPES

The WIP has much to offer the development interests, provided the community, the
Port, the City, and the Redevelopment Agency dedicate the necessary resources and
facilitate innovative methods to overcome its significant constraints. With its potential
availability of functional, master-planned land, the quality of the existing anchor
tenants, the site’s proximity to the Ports of Los Angeles and Long Beach, the strong local
labor force, and its access to the regional and national transportation network, the WIP
offers development opportunities that should attract both owner/users and speculative
developers. To attract significant investment in certain areas, land will need to be
assembled, and made available to house clusters of industrial buildings. Such buildings
may accommodate sales-service, assembly, manufacturing, and niche warehousing
operations.

Development entities that will be seeking development opportunities within the WIP
include: 1) developers building speculative and build-to-suit products, and 2) end-
user/landowners building facilities to house their industrial operations. The facility
types these entities will be developing are envisioned as manufacturing, cold
storage/packaging, light industrial, and other sales/support uses. Because of the low
employment to land area ratio associated with warehouse/ distribution uses, they do not
meet the job generation goals of the community and should be directed to other suitable
locations in the region when possible.

The site is organized and has been developed in a manner that accommodates a wide
range of facilities from small 10,000 square foot owner/operator facilities, to multiple
block developments for large industrial complexes. With anchor tenants interspersed
throughout the site, pockets of land remain available or underutilized. The
configurations of these pockets will support two distinct types of development.

* Infill Development Opportunities. The existing block and parcel grid, with
numerous small lots, requires a continued strategy of infill development. With
historical block sizes averaging 3.5 acres, facilities as large as 68,000 square feet,
assuming a maximum FAR of .45, can be readily developed in several parts of
the WIP.

* Superblock Development Opportunities. Juanita’s Foods and Potential
Industries represent developments that have combined multiple blocks,
abandoning unnecessary street and alley rights-of-way, to build large-scale
facilities and complexes. Throughout the site, there are at up to six additional
opportunities for multiple-block consolidations, ranging from seven to 35 acres
in size.
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Providing opportunities for both of these development strategies will position the WIP
to cater to a variety of users, and to respond to the changing demands of the local
industrial market over time.

WIP DEVELOPMENT DISTRICTS

Organizing the WIP into a comprehensive, logical development pattern is aided by the
two primary streets, Eubank Avenue and E Street, which bisect the site. These two
streets, combined with other environmental, ownership, circulation, and existing
development patterns, organize the site into four distinct, yet inter-related Development
Opportunity Focus Areas.

* Northwest Opportunity Focus Area. The northwest corner of the site provides a
significant opportunity to consolidate land holdings into a single project ranging
from 25 to 35 acres in size, or three or four 7 - 10 acre projects. In addition, there
are infill development opportunities. Environmental, ownership, and circulation
patterns support the superblock concept in this area.

* Southwest Opportunity Focus Area. The southwest corner of the site has
several significant constraints to development, including the potential for
liquefaction, existing business relocation requirements, as well as oil well,
environmental, and ownership issues that favor an infill development approach.
This area has been designated as a “relocation zone.” It is intended to
accommodate relocations of existing businesses within the WIP as a means of
assembling land in other focus areas, and as a repository for desirable tenants
being relocated by the Ports of Los Angeles and Long Beach.

» Eastern Opportunity Focus Area. The eastern corner of the site is comprised
primarily of small lots and can be organized to accept both infill development
and one or two superblock developments, provided relocations of existing

businesses are feasible.  This area represents long-term development
opportunities due to the significant environmental, oil well and ownership
constraints.

* Central Core Opportunity Area. This area of the site is loosely organized to
flank both sides of the two major, bisecting circulation corridors, Eubank,
Avenue and E Street, and presents immediate superblock and infill development
opportunities. Development occurring on both sides of these streets will be
fundamental in shaping the character of the overall site. There are also
opportunities in this area to incorporate public open spaces associated with local
serving retail and public transit nodes.
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PHASING AND DEVELOPMENT PROGRAM

General tenets of the phasing strategy include:

* Seek development of light industrial and manufacturing product appropriate
for diverse users and settings. Parcels should be combined, as practical, into 1-
3.5 acre, 3.5-7 acre, and larger areas to accommodate an array of specialized
manufacturing, light industrial/flex, cold storage, and other port-related uses
such as logistics firms. Product should incorporate common walls, and be
divisible to 10,000 square feet where possible. Floorplates should generally not
exceed 130,000 square feet in order to avoid the expensive relocation of utilities
under vacated street rights-of-way.

» Target key corridors and entrance areas to improve the site’s market appeal and
to show physical evidence of CRA redevelopment progress. This can be done by
improving the East-West and North-South axes of the Park. The planning and
development of these areas will catalyze high-value development of the Park’s
major land assets - particularly those located in the Northwest Quadrant.

* Attempt to pair more easily developed parcels with more difficult areas that
are contaminated, have fragmented ownership, or have other development
constraints. This will cross-subsidize development of difficult areas, and it will
improve the market appeal of readily developed parcels.

* Target areas with good soils for the development of buildings. Even if these
areas have difficult parcelization and ownership patterns, they are more
economically developed than areas requiring piles due to liquefaction threat.

* Cluster properties into “packages” that will incorporate the scale necessary to
support minimum debt issuance thresholds, qualify for substantial grant funds,
and attract major private sector development interests.

* Defer development of lands in the Southwest Quadrant, unless there is a
strategic need to improve them. This area has potential liquefaction issues and
likely requires expensive subsurface improvements (e.g., piles or stone columns).
The development of the other areas of the park, combined with the long-term
prospects for Port-related relocations able to pay development cost premiums,
will facilitate intensive development of this area over the long-term. The area’s
development will also be assisted by appreciation within the WIP and the
continued dwindling of regional land supply.

* Solicit property owner participation in the redevelopment process. The WIP is
home to several property owners that are very accomplished industrial
developer/brokers. In some cases, outside developers could be paired with
existing property owners. If property owners are disinterested, the CRA should
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assertively proceed with one or more RFQ/RFP processes, select one or more
qualified developers for exclusive negotiations, and structure contractual
agreements providing for timely development and a sharing of extraordinary
costs.

* Relocate displaced manufacturing operations into newly developed industrial
space. Developers of new facilities within the WIP will be better able to obtain
construction financing by virtue of having pre-leased or pre-sold buildings.

* Designate interim locations for truck parking and union training operations in
the Southwest Quadrant - the area most susceptible to liquefaction threat. These
operations do not necessarily require environmental remediation or high-quality
soils, command very high residual land values (around $20 per square foot), and
provide for effective marketing by requiring site clearance. The CRA should
incentivize parcelization and paving of key sites with the provision that land will
be needed within a 5 to 10-year time frame for more intensive development.

* Designate a permanent location for a modern salvage facility (off-site if
possible, on-site as a back-up option); grant funds should be obtained and
specifically targeted to this project; if built on-site, only viable, higher value
salvage operations should be relocated to this area. The relocation strategy for
salvage yards should allow existing salvage operation inventories to dwindle
over a period of 90 days. Remaining inventory will be surplus/low value and
less expensive to purchase for disposal.

* Pursue negotiations with oil companies active in the area to modify facilities
(e.g., adopt slant-drilling techniques from key areas set-aside within the WIP) to
accommodate development, so that resource losses do not affect redevelopment
feasibility.

The redevelopment of the WIP follows a three-phase strategy, all built on the continued
push to reduce illegal uses and improve the general appearance of the park. As shown
by Figure 11, the Phasing Strategy includes:

* Phases I and IA. Improve major entrances and transportation corridors within
the park. This will involve the development of several large, cleared parcels in
the core of the park. Active oil wells and the potential for liquefaction are the
two greatest constraints to development in these areas.

* Phases II, ITA, and IIB. Seek a master developer for the redevelopment of the

Northwest Quadrant. A 25 +/- acre area in the heart of this quadrant is partially
cleared, significantly assembled, and very marketable.
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* Phases III and IIIA. The development of the property located in the eastern-
central portion of the park will provide additional opportunities for owner-user
infill projects.

PROJECT FINANCING

The total investment associated with implementing the phasing strategy is $158 million,
including soil remediation, relocation, backbone infrastructure, and vertical construction
costs. Of this, it is estimated that private debt and equity sources can fund about $111
million, limited by total asset (land, infrastructure, and buildings) value and return on
investment requirements.

Extraordinary costs of about $47 million are created by business relocation requirements,
contaminated soils, mitigation measures associated with foundation improvements, oil
well abandonment, and infrastructure improvements (including circulation and
landscaping). These items must be funded through public financing mechanisms and
grant sources.

Within the phasing strategy area of the WIP, an employment capacity of 1,700 jobs
exists. The potential employment capacity at the WIP is associated with a variety of
manufacturers and is located in the midst of a highly regarded urban community and
labor force. As a result, the project is very well positioned to tap-into some of the major
State and federal brownfields and economic development initiatives. The City also has
an opportunity to invest in its labor force by a short-term sharing of certain revenues
generated by new WIP businesses. This would be an excellent City investment in
strategically located, contaminated redevelopment projects that could be of major
benefit to the Wilmington community.

The following sources have significant potential for funding the WIP’s extraordinary
costs:

»  Tax Increment: Tax increment revenue from new development in the WIP can be
applied to a wide variety of uses, including soil remediation.

* Land-Secured Financing: 1f a Mello-Roos Community Facility District is
established at the WIP, land-secured financing could be used to help fund soil
remediation and infrastructure improvements, as well as to reduce liquefaction
threat.

* EPA Funding: The EPA provides grant funds for brownfields assessment and
cleanup as well as funds to capitalize a revolving loan fund.

o State Industrial Development Bonds (IDBs): IDBs offer low-cost financing to

manufacturers looking to expand or build capital facilities. This source of
funding has particular potential when manufacturing end-users are identified.
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» City Contributions: The City of Los Angeles, through potential sharing of annual
City revenue generated by the project (as described in Chapter VII) and
inclusion of key projects in its Capital Improvement Plan (as recommended by
the project engineer), can be a very important catalyst for the project.

PROJECT IMPLEMENTATION

With the creative and strategic application of public and private funding sources, guided
by cost effective coordination of remediation and soil improvement, avoidance of
expensive utility relocation projects, and a sensible phasing strategy, there is an
opportunity to develop 2,500 jobs at buildout within the underutilized areas of the WIP
(see Table 3) . The following summarizes key project implementation considerations:

* Public/Private Development Concept. The CRA’s role includes strategic
discussions with City regulators (streamlining approvals), port officials
(establishing the WIP as a Port relocation repository), and the Mayor’s Office
(securing up-front funding for the project). The CRA will also be responsible for
selecting, negotiating, and coordinating with selected landowners and
developers, as discussed below. The CRA plays a major role in project funding
through the strategic application of tax increment and other funding resources,
combined with private sector debt and equity, to accomplish the complete
redevelopment of the WIP.

 WIPDAT Creation and Participation. The CRA and (ultimately) developers
should have a WIP Development Assistance Team in place to facilitate phasing
refinement, discussions with property owners, negotiation of OPA/DDA
business terms, capital and vertical development strategies, and troubleshooting.
The multi-disciplinary team would provide outside technical assistance to the
public/private development process funded through a combination of public
and private sources. This could include the Mayor’s Business Development
Team, the CRA, and outside experts.

* Developer Review and Selection. The CRA has provided planning level due
diligence on the WIP as evidenced by the data contained in this report, previous
reports, and the data captured for GIS/web site presentation. Next steps include
determining local property owner interest, issuance of RFQ/RFP documents as
appropriate, developer selection, and negotiation of contractual agreements. For
larger projects, such as the master developer opportunity in the northwest
quadrant, it may be appropriate to involve a third-party developer specializing
in remediation, engineering, and entitlements, coordinating with the CRA and
the property owners to reduce risks and costs.
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CRA/Landowner Coordination. The existing anchor tenants in the WIP are
extremely valuable to the park and the local community. Every effort should be
made to facilitate their continued operation and expansion within the WIP.
Major property owners may be interested in expanding operations on-site,
expanding operations into adjacent sites, and/or partnering with developers to
construct larger development opportunities including owner-occupied build-to-
suit as well as speculative development. Coordination will be very important in
establishing certain funding resources, including the land-secured financing
associated with Mello-Roos Community Facilities Districts.

Immediate Upgrade Strategy. The CRA should embark upon several steps
needed to improve park perception, including plantings, fencing, enforcement of
zoning restrictions, and demolition of illegal structures.

Regulatory Framework Modifications. The CRA, in cooperation with the City,
should determine a regulatory framework establishing a list of uses and design
standards that qualify projects for fast-track permitting.

Development Quality Strategy. The CRA should produce and adopt
enforceable, comprehensive development standards and design guidelines
addressing site planning, architecture, circulation, streetscape, signage, and
lighting for the WIP.

Comprehensive Circulation System Development. Implementation of the
phasing strategy will require the redesignation of streets according to a long-
term strategy of implementing the ultimate circulation concept. This will also
involve the strategic vacation of streets.

Site Remediation Process. There are excellent opportunities to reduce the level
of wuncertainty and developer funding responsibility associated with
contaminated soils. Specific steps include the following:

o Initiate discussions with property owners actively pumping oil.

= Review valuation of wells to determine whether to build around or close
them.

s Conduct environmental records search and visual property inspections
(Phase I Analysis) for areas outside the coverage of the SCS Engineering
Study.

= Line-up financial resources through the preparation of a Phase-specific
financing plan.

o Develop detailed site plans in conjunction with developers and
regulators. In this regard, explore alternatives for cost effective solutions
to both soil contamination and stability issues.
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* Land Use Strategy Recommendations. The existing land use, circulation, and
ownership configuration of the site lends itself to two land use strategies, infill
development and superblock development. The CRA should continue to
encourage and actively seek infill development opportunities and direct those
potential developments to available land, while holding out the areas were
superblock development is most likely to take place. The circulation network
should be consolidated (see Figures 4 and 5), with abandoned rights-of-way
identified as utility easements to help facilitate superblock assemblies.

CONCLUSION: PROJECTED RESULTS

The successful implementation of the project will produce benefits to the local labor
force, will attract significant investment resulting in higher assessed values, and produce
revenue accruing to both CRA and City budgets. Charts 1a through 1c show the
projected net effects on employment, tax increment, and city revenue due to
redevelopment of the phasing strategy area.

* Employment. Chart1a shows the net increase in employment during each of the
three phases. With the completion of Phase III, approximately 1,500 net new jobs
are expected within the phasing strategy area.l

¢ Tax Increment. Chart 1b shows the estimate of gross annual tax increment
within the phasing strategy area. = With the completion of Phase III,
redevelopment is expected to yield annual tax increment revenue of about $1.4
million in FY 2002/03 dollars.

* City Revenues. Chart 1c shows the net annual city revenues (primarily business
license fees and utility users tax) by phase associated with the redevelopment
projects occurring within the phasing strategy areas. By then end of Phase III,
the City is projected to receive approximately $2.8 million annually in net
additional revenue resulting from the successful implementation of the
Economic Adjustment Strategy.2

1 Existing employment within the phasing strategy area was calculated by estimating the employment
density for the phasing strategy area to be two-thirds of the park-wide employment density, or 3.5
employees per acre.

2 Figure is net of estimated revenue currently generated in the WIP. Estimate assumes revenue contribution
is equal to estimated intensity of employment.
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Chart 1a
Net Employment Growth by Phase [1]
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Chart 1b

Annual Gross Tax Increment by Phase
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Chart 1c
Net Annual City Revenue by Phase [1]
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