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Reuse potential for historic resources
on closing bases throughout U.S.

By Elizabeth G. Johnson

The Department of Defense owns 25
million acres that include some of our
nation’s finest historic and archeologi-
cal treasures. As many of these sites are
transferred under the BRAC process,
they present an opportunity to local ju-
risdictions to acquire and reuse build-
ings, and in some cases, entire districts
or neighborhoods, that are considered
significant to both localities and the na-
tion under the National Historic Pres-
ervation Act of 1966.

Some sites existed prior to the mili-
tary establishing ownership, including

colonial mansions, settlers’ homesteads
and trails of exploration, such as the
Oregon Trail. Other military sites are
significant because of their architecture,
such as the Spanish vernacular on many
bases as applied by local architects,
or the Victorian Officers’ Rows around
the country.

Some sites are well known because of
their importance in national history. The
Presidio of San Francisco was estab-
lished in 1776 by the Spanish, and be-
came a U.S. Army base in 1846. A Na-
tional Historic Landmark, the base con-

Continuved on page 10

Communities turn to business incubators
as successful economic development tool

By Charles Eason

This is the first of a two—part review of
business incubators as a successful tool in
base reuse.

One of the most difficult tasks facing
communities that have experienced base
closures is finding a way to replace the
jobs lost when the military leaves.
While some pin their hopes on finding
one large corporate entity to replace
these jobs, this rarely occurs. Since it is
often difficult to find one industry to
replace another, an increasing number
of communities are turning to business
incubators as one approach to revitalize
their local economies. According to
the National Business Incubation Asso-
ciation (NBIA), which tracks data on the
incubator industry, the number of

incubators in operation has grown from
10 to more than 500 over the last 15
years, with new incubators opening at
the rate of one per week.

Business incubators create a nurtur-
ing environment for young companies
by providing entrepreneurs know-
ledge about effective business practices
and access to community resources.

Continued on page 8
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Strategies for reuse:
Critical steps for
successful base reuse

By Randall A. Yim

The Base Reuse Forum begins a series of ar-
ticles outlining the critical steps in successful
base closure and reuse from the LRA perspec-
tive. Unlike the military, which emphasizes
property disposal and completion of prerequi-
sites to disposal, or the regulatory agencies,
which emphasize cleanup, LRAs must empha-
size planning, public participation, marketing,
caretaking, and financing. LRAs must aggres-
sively moderate the process of closure, disposal
and cleanup to prioritize reuse.

Previously The Forum has detailed concepts
of “opportunity and constraint mapping.”
(See: Mapping the Path To Successful Re-
use, BRR, July, 1995.)

Once preliminary reuse opportunities
and constraints are identified, a strategy
to go from where you are to where
you want to be must be conceived. This
strategy will, of course, be continually
refined as more reuse planning occurs,
but first steps should be identified early
in the process.

The strategy must address the “nuts
and bolts” of how to take advantage of
identified opportunities. It should iden-
tify specifically what steps must be taken
to achieve successful reuse by the local
community, and particularly by each de-
partment within the local governing ju-
risdictions. A checklist creating a com-
prehensive development strategy helps
coordinate activities within the LRA it-
self. The LRA must have its own activi-
ties coordinated, if it is to expect the
military and regulatory agencies to co-
ordinate their roles with the LRA.

Important components of this com-
prehensive development strategy are:

* Development of a comprehensive mar-
keting and financing plan.

* Development of an interim leas-
ing strategy.

* Acquisition and upgrading of utility
systems, roads and other infrastructure.

Developing a comprehensive
marketing and financing plan
How will reuse be financed? Where will
base opportunities be marketed? A real-
istic plan to finance reuse must recog-
nize the substantial upfront costs facing
the LRA, and the difficulty of obtaining
sufficient public funds to pay develop-
mental costs.

Public funds must be used to lever-
age private capital. The private sector
must be encouraged to invest at the clos-
ing base, rather than elsewhere, by meth-
ods and incentives which enhance the
“attractiveness” of the base, when com-
pared to other available property in the
region. High user fees, rents, or prop-
erty assessments may help provide pub-
lic financing but at the expense of dis-
couraging private investment.

Marketing of base opportunities
should not result in illusory economic
gains. Marketing which simply “shuffles
the deck chairs,” that is, transfers
businesses from one part of the
region to the base, does not provide
real or net economic benefit. Statewide,
national, or international marketing
must be considered.

Phasing and timing of development
will enhance marketing and financing.
Reuse builds upon itself. Those initial
uses or improvements which enhance
the attractiveness of the base, particu-
larly infrastructure and transportation
improvements, must be prioritized.
Competition between portions of the
base itself must be avoided.

An interim leasing strategy

The local reuse authority must have ini-
tial successes to keep interest in base de-
velopment alive, to encourage the pri-
vate sector to consider long term invest-
ment at the base (no one wants to be the
first), to keep skilled workers in the com-
munity, to maintain depreciable assets,
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and to generate needed initial revenues
to finance upfront costs for long-range
plans. Interim leasing strategies are criti-
cal to these goals.

Interim leasing strategies should
evaluate short—term opportunities, re-
alizing that these interim land uses may
not be incorporated into long—term
plans. Interim use forms the first phase
of the future long—term vision. Build-
ings not ultimately part of the long—
range plan may nonetheless have short—
term value. The utility of short—term use
must be considered in light of the rela-
tive ease by which such use can be
achieved, and the difficulty of abandon-
ing the use in the interest of long—term
goals. Communities must be a bit ruth-
less. Buildings with some potential for
short term use, but little real value,
should be scheduled for demolition if
necessary to support long—term goals.

Good interim use is not inconsistent
with a different long—term land use
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form. The key is to incorporate a logical
strategy which “phases” property devel-
opment to serve both interim and long
range goals. Interim uses may be
achieved with the cooperation of the
military, even before a comprehensive
property disposal record of decision is
issued, and/or before ownership of
land is actually conveyed to the local re-
use authority.

The utility of a master lease between
the military and the LRA should be
evaluated. The LRA may also assist in
facilitating licenses or permits to use the
specific parcels directly between the
military and the user. However, the LRA

must be certain that it, not the military,
negotiates the deal and decides on the
appropriate land use.

Develop a strategy to acquire
and upgrade utilities, roads and
other infrastructure

The infrastructure at most bases is old,
outdated, not to local building “codes”
and generally inadequate to support re-
use. Typically, utility systems considered
as a whole are negative assets, although
individual components may have posi-
tive value. For example, the electrical
system as a whole at a base is typically
without market value, although a par-
ticular substation or transformer may
have intrinsic value.

The military should not piecemeal
such systems, attempting to sell those
components with value and conveying
the remainder to the local reuse author-
ity. The community must be able to

Continued on page 15

e BRAC Rebuttal Services

Washington, DC Office
2300 M Street NW

Suite 800

Washington, DC 20037

e Military Base Reuse and Conversion Planning

e Caretaker/ Cooperative Agreements

(202) 973-2823 @ (202) 293-3083 FAX

“Innovation, Teamwork and Excellence”

e Site Selection, Recruitment & Marketing

The Liaison Group, Inc. was the architect of the largest
military base conversion grant awarded to date.

Midwest Regional Office

1864 North US-23

P.O. Box 383

East Tawas, Michican 48730

(517) 362-0280 ® (517) 362-0281 FAX

® Economic Development Strategies

e Financing/Funding Mechanisms

 Wurthsmith Air Force Base

Representative Projects

Louisiana Army Ammunition Plant
Loring Air Force Base

Grissom Air Force Base

Griffiss Air Force Base

RAF Chicksands, UK
Novgorod, Russia
Charleston Naval Complex
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BRR Interview:
James E. Meadows

Lowry head uses skills, methods
of master—planned communities

By Sigrid Bathen

James E. Meadows is executive director of the
Lowry Redevelopment Authority formed by the
cities of Denver and Aurora, Colo., to man-
age, market and oversee redevelopment of the
former Lowry Air Force Base, which is often
touted as one of the models of successful base
reuse. A graduate of the U.S, Air Force Acad-
emy near Colorado Springs, Colo., he was
a pilot in Vietnam and brings to Lowry
long experience as a home and commercial
builder. As senior vice president of land devel-
opment and home building operations in the
Continental USA division of Castle & Cooke
Homes, Inc. (a division of Dole Foods), he was
responsible for four community master plans
n two states.

This is the second in a two—part review
of the Lowry reuse (see BRR Case Study,
Jan. 1996).

BRR: The Denver City Council recently
approved a tax increment financing pack-
age for the Lowry reuse. Please describe
the package and how it will be used.

Meadows: The tax increment financ-
ing package for Lowry is approximately
$33 million, which will be issued in three
separate bond issues, the firstin 1996 for
$8 million, primarily for building demo-
lition. We have to demolish almost 200
buildings that were “temporary” build-
ings created for the Army Air Corps in
World War II. The second is $14 to $18
million to be issued in 1998 for construc-
tion of a regional parks network. The last
portion is probably something that is
unique, and that is $7 to $8 million to
build a public school on Lowry. Whereas
the public schools would have a prob-
lem raising a capital bond issue for just
one school or, in today’s tax agendas,
raising a major bond issue for any capi-
tal construction, we can build a school
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and turn it over to them, by virtue of a
tax increment bond which helps every-
body out.

BRR: You've also had unusual success in
renting existing base housing. Comment.

Meadows: The housing element has
been a major story for Lowry. We've used
the interim housing rentals to actually

- “The last base or
post commander can
either leave you a
skeleton base and
no transitional
 support, or he can
 help you outby
smoothing the way
during the critical
transitional period.”

- James E. ﬁeaidQWS,

fund our major planning and a small
portion of our infrastructure redevelop-
ment by releasing, in their current con-
dition, the existing houses. We have
more than 550 presently leased at an
average rental rate of $740 a month.

BRR: Housing on other bases has not al-
ways been utilized as quickly, and much
has deteriorated. What distinguishes
Lowry from other bases in that regard?

Meadows: Some of the Lowry housing
was renovated in the ’70s, and it has
updated interiors, but it retains the old
base flavor, with hardwood floors and
large units. People are renting out here
for three reasons: (1) the low density

compared to apartment living else-
where; (2) the units are about twice the
size as [other] apartments for the same
amount of money, and (3) oddly
enough, they like the security of being
behind a fence in a “gated” community,
although we’re not geing to be keeping
the fence up in the long term.

BRR: Please describe your funding
sources, in addition to the tax incre-
ment package.

Meadows: We have about $100 million
in cost structures to be paid for at Lowry,
part of which are our payments to
the Air Force. About $36 million is
for infrastructure replacement, $40 mil-
lion to the Air Force, plus or minus. The
balance is parks and recreation and
school construction. Our revenue
streams for that are the tax increment
financing bond issue—as well as revenue
bonds of approximately $36 million to
pay for the infrastructure costs: roads,
new water, sewers, underground gas and
electricity. Then the balance is being
funded by land sales for residential lots
and for commercial development.

One thing Lowry is doing differently
is, we're acting as the master developer.
We're not selling off large tracts of
land to developers. We're selling off plot-
ted, zoned and restricted lots to indi-
vidual builders and for commercial
areas, for two reasons: to increase our
revenues and to maintain the quality
that we want to have in the Lowry
master—planned community. If you sell
off tracts of land, you lose that control.
If you sell off lots with deed restriction
you can maintain the quality of the sur-
rounding neighborhoods.

BRR: Your professional background be-
fore Lowry was in residential and com-
mercial building, including master-
planned communities. How has that pre-
pared you for the base reuse field?

Meadows: Well, I think it’s essential. In
the case of Lowry, the city department
heads, specifically the planning director,
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kind of pushed the issue of bringing in a
private—sector persen to run the rede-
velopment authority. The analogy is that
you are really running a small city. We
have the dual role of having all munici-
pal-type facilities in the short run,
meaning we have to plow the streets
when it snows, repair the existing wa-
ter/sewer lines, maintain buildings. At
the same time, we have to do infrastruc-
ture construction, building demolition,
marketing programs. It’s like a major
development company . .,

If youre going to act as the master
developer, we think it is pretty critical
that you have somebody from the pri-
vate sector. [ also have the benefit of hav-
ing a deputy director, Jane Blackstone,
who has major public sector experience,
and a second deputy director, Tom
Markham, whose major background is
in facilities management, managing a
major community college campus when
it was starting up.

BRR: Lowry was closed only last year, yet
the transition has been, in many areas,
very rapid. What elements make for a
smooth transition?

Meadows: [ would caution other bases
from discounting a Lowry—type success
by saying, “Well, that’s an urban setting,
it doesn’t apply to my base.” Communi-
cation, both pre— and post—closure, |
think is absolutely the most important
criteria. Communication with your base
commander, your delegation, your lo-
cal community or communities. Prior
to closure, the last base commander, Col.
Mike Wright, worked with us in the best
manner possible.

The last base or post commander can
either leave you a skeleton base and no
transitional support, or he can help you
out by smoothing the way during the
critical transition period. In this case, we
had total cooperation from the active
duty Air Force. We also had strong coop-
eration from our local base conversion
agency representatives, and that helped
us in not getting into little contests of
who was going to control what.
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We worked together. We had weekly
meetings with both the base commander
before base closure and the Air Force
Base Conversion Agency representative
after closure.

You can chart the successful bases by
their communication, which [at Lowry]
had to extend between two jurisdictions
(the cities of Denver and Aurora). You
had a case study (see “Nightmare at
George,” BRR, March 1995) with mul-
tiple jurisdictions where they’re still ar-
guing over what to do and years later
nothing is done.

Aurora and Denver, just by way of
example, have a history of not being very
close, to say the least. They made a deci-
sion at the highest levels, early on, to
cooperate on this reuse plan, and it’s
trickled all the way down to the public
input and all the way back up to both
mayors. We have been very fortunate in
the areas of communication.

BRR: [ understand you have used a “con-
tracting—in” process, providing services
for starting up other LRA’, including
re—using the closed Stapleton Airport.
Describe this process.

Meadows: It’s not quite that formal,
although we have offered our services.
We've developed a core of people who
have the actual, physical-plant exper-
tise—things like environmental inspec-
tions and cleanup, infrastructure repairs
and maintenance. We've been advising
the new board of directors at Stapleton
concerning our policies and procedures,
and have let them adopt similar policies
and procedures, rather than starting
over. At other bases, we’ve been asked to
fly out and advise on a variety of areas
such as caretaker negotiations with the
federal government and with the local
cities. We've advised on economic de-
velopment conveyance negotiations.

It’s been more informal, but we
would like to formalize it, subject to our
board approving it.

BRR: One important aspect of your plan
has to do with locating educational facili-
ties on the former base. How did you ac-
complish this?

Meadows: That could have been a dog
fight, because the [community college]
was given a public benefit conveyance
and had absolutely no reason that they
had to work with us. But we sat down
early on and decided to hire joint plan-
ners. We've been working together
closely even to the extent of sharing snow
plows and water trucks. The college
campus Is one of two major anchor ten-
ants (the other is the Defense Finance
and Accounting Service). Another thing
that makes Lowry unique is having a
10,000 student campus as part of the
master plan—and have it actually be
open the day the base closes.

BRR: You also have a military back-
ground in the Air Force Strategic Com-
mand. Has that been helpful as well?

Meadows: Yes. [ was able to talk the
“blue suit” language from day one,
which is not always the same as real es-
tate jargon, certainly. More important
than language, I think, is the fact that
there are certain things that the Depart-
ment of Defense can do, and there are
certain things, to use the basic term, you
can’t push on a rope. Basically, if you get
into those positions where people start
talking “should”—"“the federal govern-
ment should do this, and they should
do that”—you’re going to end up in the
middle of nowhere.

BRR: One of the biggest complaints, of
course, from the private sector in base re-
use is the red tape. Any suggestions?

Meadows: Certainly, there is red
tape, and there are impediments, but [
would point out that, basically in 18
months, we were able to get our record

Continued on page 16



Legislative Update

Authorization measures buffeted
by political winds in Washington

By Josh Kirschenbaum

Josh Kirschenbaum is the Defense Conversion
Coordinator for the Institute of Urban and
Regional Development ar the University of
California, Berkeley.

Even though we are a month into the
New Year, the President has yet to ap-
prove the National Defense Authoriza-
tion legislation for Fiscal Year 1996. On
Dec. 19, 1995, the bill cleared Congress,
but was vetoed by the President on Dec.
28. Therefore, the House Bill (HR1530)
is dead and Congress is now forced to
develop a new bill for Defense Authori-
zation programs.

The rationale behind the President’s
veto involved budget concerns over
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weapons programs and had nothing
to do with the base closure language.
THE Base REuse REpoRT here provides an
overview of the base closure programs
contained in the original Defense Autho-
rization Bill. The primary source of the
summary was provided by the DoD’s
Bay Area Base Transition Office in San
Francisco. All of the language is subject
to change until a bill becomes law.

The following base closure provisions
and section numbers were included in
the original Defense Authorization Bill
that was recently vetoed.

==L~

283 1— Deposit of Proceeds From Leases of Property
Located at Installations Being Closed or Realigned:

requires that leasing proceeds at BRAC sites be
deposited into the applicable BRAC account.

2832— In—Kind Consideration for Leases At
Installations To Be Closed or Realigned: allows the
military departments to accept in-kind
consideration on any portion of the installation
in lieu of cash rent for leases of base closure
property (currently the services can only
accept in—kind consideration on the portions of
the base being leased, unless a majority of the base
is being leased).

2833—Interim Leases of Property Approved for
Closure or Realignment: permits DoD to offer
prospective interim lease tenants lease terms long
enough to warrant relocation to the base and
insulates interim lease decisions from legal
challenges if activities under the lease will not
significantly or irreversibly alter the environment.

g,

2834—Authority to Lease Property Requiring
Environmental Remediation at Installations
Approved for Closure or Realigniment: would allow
DoD to enter into long term leases while
environmental restoration is ongoing.

Strategic Communications Planning,
Marketing and Public Relations

That Get Results

Aaron D. Cushman and Associates is a 43-year-old company with a strong record
of results in helping base properties and affected communities successfully market themselves.

Services include:
Hdentification of Appropriate Markers Media Relations
Hdentificanion of Target Bustnesses Develgpment of Markeeting Materials
Strategic Communications Planning Special Fvent Planning

Marketing and Communications Training

To Discuss How We Might Assist You, call:

Thomas Amberg, President

Aaron D. Cushman and Associates © 35 E. Wacker Ste. 850 * Chicago, lllinois 60601 = (312) 263-2500

aaron d cushman and associates, inc.
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2836—Exercise of Authority Delegated by GSA:
expands the authority of the SECDEF, with the
concurrence of GSA, to prescribe general policies
and issue regulations for utilizing excess property
and disposing of surplus property.

“SEimgE—deemmn

2837— Lease Back: to allow base closure property
that is still needed by DoD or another federal
agency to be transferred to the LRA, providing the
LRA leases back the property to DoD or the federal
agency for a long term at no cost.

EEEteatemn

2838—Improvement of Base Closure and
Realignment Process Regarding Disposal of Property:
clarifies that the Redevelopment Act applies to
both closures and realignments, clarifies that LRAs
are responsible for conducting state and local
screening under the Federal Property and
Administrative Services Act of 1949, and changes
HUDs role to an advisory one, requiring the
Department of Defense to pay substantial
deference to HUD-approved redevelopment plans
when issuing a Record of Decision.

2839—Agreements for Certain Services at
Installations Being Closed: clarifies current law that
authorizes SECDEF to enter into agreements with
local governments for the provision of police,
security, fire protection, airfield operations, or
other community services.

e Y

2840—Authority to Transfer Property At Military
Installations to Be Closed to Persons Who Construct
or Provide Military Family Housing.

2853—Transfer or Jurisdiction and Land
Conveyance, Fort Devers.

|

2859— Land Conveyance, Fort Ord.

2862—Land Conveyance, Army Reserve Property,
Fort Sheridan.

2864—Modification of Existing Land Conveyance,
Army Property , Hamilton AFB.
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2867—Land Conveyance Alternative to Existing
Lease Authority, Naval Supply Center, Oakland.

et

2870—Land Conveyance, Navy Property,
Fort Sheridan.

2881 —Conveyance of Resource Recovery Facility,
Fort Dix.

2884—Conveyance of Water Treatment Plant,
Fort Pickett.

S R,

2897— Sense of Congress and Report Regarding
Fitzsimons AMC: Sense of Congress that the
Military Departments should consider the
expedited transfer of facilities to LRAs while the
facilities are still operational; requires the Army
to report within 180 days on the action taken to
convey Fitzsimons AMC.

321 — Revision of Requirements for Agreements for
Services Under Environmental Restoration Program:
States or territories participating in agreements
under the defense environmental restoration
program would only receive reimbursement for
providing technical and scientific services. The
provision would also require the submission of a
reprogramming request for amounts in excess of
$5.0 million.

624—Authorization of Dislocation Allowance
for Moves it Conjunction with Base Realignments
and Closures.

T,
T47— Report on Effect of Closure of Fitzsimons

AMC on Provision of Care to Military Personnel,
Retired Military Personnel, and Their Dependents.

No new base closure legislation has been
introduced this calendar year and there
were three new Notices and Rules and
Regulations in the Federal Register since
the last update.

T R RS O
Department of Defense (DOD)
Office of the Secretary of Defense (OSD)

Notice: Base Closure and Community Rede-
velopment and Homeless

Assistance Act; Base Realignments and Closures

Contact: Helene O’Connor, (703) 604-5905

Effective Date: 01/02/96

(FEDREGISTER 61 FR 52 01/02/96; 44 lines.)
R TR T

Department of Housing and Urban

Development (HUD)

Office of the Assistant Secretary for Community

Planning and Development

Docket No. FR-4004-N—01 — Notice of Funding
Availability (NOFA) for Fiscal Year (FY) 1996:
Notice of Funding Availability for: the HUD-
Administered Small Cities Community
Development Block Grant (CDBG)

Program-Fiscal Year 1996; and the Section 108
Loan Guarantee Program for Small Communities
in New York State

Contact: Stephen Rhodeside, (202) 708-1322

Application Date: 03/13/96

(FEDREGISTER60FR 6726012/28/95;3141 lines.)
e s sy

Small Business Administration (SBA)

13 CFR Parts 108, 116,120, 122, 131

Proposed rule: Business Loan Programs

Contact: Ronald Matzner, (202) 205-6882

Comment Date: 01/16/96

(FEDREGISTER 60 FR 64356 12/15/95;
7562 lines.) )

RKG Associates, Inc.
Redevelopment Services include:

8 Creative Design for
America’s Communities

Engincers @ Planners ¢ Environmental Scientists

Suryeyors/Photogrammetrists
Greenhorne & O’Mara, Inc.

Offices in the eastern U.S. and Colorado

9001 Ed ston Road, Greenbelt, Maryland 20770
(301) 982-2800 Phone (301) 220-2483 Fax

277 Mast Road
Durham, NH 03324
voice: 603-868-5513

fax: 603-868-6463
e-mail: crs@rkg1.com
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Communities turn to ...
Continued from page 1

Incubators typically offer flexible lease
terms to allow tenants the capability to
expand and even move out of the
facility as their businesses grow and
flourish. In addition, incubators can
help reduce startup costs by providing
shared resources such as copiers, fax
machines, computer equipment, confer-
ence rooms, and secretarial/reception-
ist services.

With corporate down-—sizing becom-
ing commonplace, the US economy has
come to rely on small businesses to cre-
ate the bulk of new jobs. In an annual
study by Cognetics Inc. of Cambridge,
Mass., small businesses accounted for
two—thirds of all new jobs created bet-
ween 1990 and 1994. However, small
businesses also tend to experience a high
failure rate primarily due to lack of infor-
mation and improper planning. Accord-
ing to the National Business Incubator
Association, businesses who choose to
locate in an incubator can expect to ex-
perience increased survival rates due to
the availability of support services—in-
cluding assistance with business plan-
ning, financing, and marketing.

Steps to follow

The first step for communities consid-
ering the creation of an incubator is to
conduct a feasibility study. A feasibility
study should attempt to answer ques-
tions such as:

* Is there pent—up entrepreneurial de-
mand in the community?

* Who are potential incubator sponsors
and stakeholders?

® Is there political support for an incu-
bator program?

* What facilities are available and what
are the renovation costs?

* Should the incubator have a specific
focus or be a mixed use operation?

A new book available through the
NBIA, Growing New Ventures, Creating
New Jobs, Principles and Practices of
Successful Business Incubation, outlines
three critical principles to successful
business incubation:

THE BASE REUSE REPORT
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1. Focus the energy and resources of the
incubator on developing companies.

2. Manage the incubator as a business
and develop a self-sustaining business
operation.

3. Develop a sophisticated array of ser-
vices and programs that can be targeted
to companies, depending on their needs
and stage of development.

“The primary goal
of the incubator, is
 to create jobs—

The first principle relates to the pri-
mary goal of the incubator, is to create
jobs—preferably high-paying jobs.
Choices have to be made as to what type
of tenants the incubator wants to attract.
Some incubators choose to focus on one
industry or technology such as biomedi-
cal, environmental, or computer firms,
etc.. Most incubator programs pursue
a mixed—use approach that might in-
clude a combination of service, manu-
facturing, and high technology firms.
The decision is largely based on the re-
sources available in the community. For
example, if there is a federal laboratory
or a research university in the area, an
incubator may be able to focus solely on
high technology or R&D ventures.

Self-sufficiency the key

There is much debate in the industry
about the second principle—incubator
self-sufficiency. Most incubators oper-
ate as non—profit entities under spon-
sorship by an economic development
agency or university with some sort of
subsidy to cover capital expenditures

and a portion of operating expenses. The
debate is largely a semantic argument
about whether financial support to an
incubator should be considered a sub-
sidy or an investment.

A community should expect to pro-
vide some sort of subsidy for the first
three to four years. After all, incubators
are essentially “start—up” ventures de-
signed to assist other start—up ventures.
Thus, incubators as a business, are in-
herently unstable and risky. One of the
dilemmas incubator managers face is the
gap between the initial enthusiasm when
an incubator is founded and the renewed
enthusiasm that occurs several years
down the road when successful compa-
nies emerge from the incubator. During
this time period , communities may not
have the patience to wait for results, and
political/financial support may wane.

A few incubators such as the
Center for Business Innovation in
Kansas City operate on an equity/roy-
alty basis, whereby they rely on deferred
revenues generated by equity positions
recovered or “harvested” from success-
ful companies by way of IPOs, etc. This
is essentially a venture capital format
where the incubator must carefully se-
lect only those companies which have the
potential to grow rapidly. The drawback
to this approach is that the harvest pe-
riod may be five to 10 years.

Another consideration of incubator
development is finding the appropriate
facility or facilities. This is an area where
base closure communities have both an
advantage and disadvantage. There is the
advantage of having a large inventory of
empty buildings. However, many of the
buildings are often older World War 1T
vintage buildings that may need exten-
sive renovation work or have environ-
mental hazards such as asbestos and
other contaminants.

As to self-sufficiency, the question
arises as to how large an incubator facil-
ity should be. Based on an average
incubator budget and rental rate, a
break—even analysis will reveal that an
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incubator facility must contain bet-
ween 40,000 and 50,000 square—feet to
cover operating expenses and achieve
self—sufficiency.

It is the availability of facilities that
has led to the formation of incubators
at many of the former military bases
in this country. One such incubator
is the Inland Empire Business
Incubator located at the former
Norton AFB in California. The incu-
bator is operated by the Inland Valley
Development Agency (IVDA), a Joint
Powers Authority composed of the
local cities and county.

After completing a feasibility study
with the aid of grants from a local util-
ity company and the DOD Office of
Economic Adjustment, the IVDA made
the decision to start the incubator in a
14,000 square—foot building that also
housed the base “Caretaker Operation.”
After filling the first building, the incu-
bator expanded into a newer 10,000
square—foot building and is now look-
ing at expanding into a third building.
Spaces leased range from 90 to more
than 3,000 square feet with average
rental rates of 60 cents per square foot.

Inland: mixed-use
The Inland Empire Business Incubator,
a mixed use incubator, now houses more
than a dozen small businesses. Some of
the businesses are service businesses
which will provide support services to
the larger tenants who move onto the
base, while others are technology-re-
lated, such as a computer firm special-
izing in geographic information systems
(GIS). The incubator looks for busi-
nesses that can provide support services
to the local area as well as those with the
potential to become Inc. 500 companies.

William Bopf, executive director of
the IVDA, advises other reuse groups to
“encourage the creation of an incubator
in the early stage of the reuse process.”
By working with the base Commander,
Bopf says, “it should be possible to iden-
tify a building that can be used to get an
incubator up and running with minimal
expense for facilities.”

A key decision made prior to
opening the Inland Empire Business
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Incubator was to contract with the local
Small Business Development Center
(SBDC) to manage the center. This link-
age provided the tenants access to a host
of SBDC services and expertise in areas
such as business planning, marketing,
funding sources, government procure-
ment, international trade, environmen-
tal issues, etc.

Other bases are looking to duplicate
the success at Norton. Currently, feasi-
bility studies are being conducted in
California at George AFB, March
AFB, and the Long Beach Naval Sta-
tion to name a few. These communi-
ties hope that incubators will be one
more tool they can add to their eco-
nomic development toolbox. )

Next month: A review of successful in-
cubators around the country.

Charles Eason manages the Inland Empire
Busiriess Incubator, which is funded by the In-
land Valley Development Agency, a Joint Pow-
ers Authority made up of the local county and
surrounding cities. Under a contract with the
Inland Empire Small Business Development
Center, Eason serves as incubator manager and
business consultant. He has a bachelors degree
in Engineering Sciences from the University of
California, San Diego, and an MBA from Cali-

fornia State University, San Bernardino.

He worked in the defense industry as a sys-
tems engineer.
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Reuse potential . ..

Continued from page 1

tains 870 historic buildings representing
a range of architectural styles. It is now
being converted to national park status
from a local landmark that has been
open to the public for recreational use.
The variety of historic structures on the
Charleston Naval Base ranges from
elegant officers’ quarters to unique early
industrial buildings. Lack of access to
secure bases such as Charleston has
meant low public awareness of these
sites. They are no less important, how-
ever, for being little known.

Historic buildings represent building
and construction types that are not fea-
sible to create today. They evoke an ear-
lier time when government buildings
were built sparing no expense, with the
finest materials and techniques available.

Military installations were showcases
of landscape design and site layout be-
cause most were created as“new towns”:
self-contained and providing all neces-
sary services on large, raw parcels of
land. Hamilton Air Force Base in
Marin County, Calif., is not only famous
for its Spanish-revival architecture, but
also for its siting on the north end of San
Francisco Bay, and the 1930s landscape
of curvilinear streets following the to-
pography of the hills, with a formal ad-
ministrative center. That base, closed in
the 1970s, is finally realizing its poten-
tial and many of the administrative
buildings will be reused as community
centers for the mixed—use development
of the base.

The history of most towns associated
with military bases is illustrated in the
patterns of development onand around
those bases. The many ship workers that
lived in Vallejo, Calif., have strong asso-
ciations with Mare Island Navy Ship-
yard, which is visible from the town’s
hills and shoreline. The town could lose
much of its identity and shared history
if they are unsuccesstul in marketing the
shipyard’s National Historic Landmark
district for reuse.

10
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With mobilization for World War I1,
changes in building technology provided
a greater uniformity in the appearance
of bases across the country. These instal-
lations, which have just reached the 50-
year criterion for eligibility to the Na-
tional Register, are often significant for

their role in shaping world history, as
sites of historic events, or as sites of in-
novations in technology. In addition,
many Cold War—era sites are eligible for
the National Register because they meet
these criteria.

In partnership with DoD

The National Trust for Historic
Preservation has been working in part-
nership with the Department of Defense
and the National Park Service for the last
three years to provide preservation as-
sistance to military installations, funded
by the DoD’s Legacy Resource Manage-
ment Program.

As a federal agency, DoD is subject
to the National Historic Preservation Act
(NHPA) of 1966, as amended (16 U.S.
Code [USC] 470—470t, Public Law [P.L.]
95-515; P.L. 102-575). This act estab-
lishes as federal policy the protection
of historic properties or places and
their values in cooperation with state
and local governments. Subsequent

amendments designated the State His-
toric Preservation Officer (SHPQ) as the
individual responsible for administering
the program in the states.

The NHPA also creates the Advisory
Council on Historic Preservation
(ACHP). Federal agencies are required
to consider the effects of their undertak-
ings on historic resources,and to give the
ACHP a reasonable opportunity to com-
ment. The base reuse planning process
is subject to the requirements of Section
106 of the Act, and regulation 36 CFR
800 which implements the Act, requir-
ing installations to identify resources and
consequences of their actions and pro-
grams on historic resources, as well las
sections 110 and 111, governing trans-
fer of historic property.

Trust assists bases
One of the tasks assigned to the Trust
has been to assist bases and communi-
ties affected by base closures. It is up to
each base and community to determine
how historic resources will be preserved
after the military disposes of the base.
The DoD approves the base reuse plan
and prepares environmental documen-
tation on the plan, and enters into con-
sultation with the ACHP and the SHPO
when properties eligible for the National
Register are involved. When there are
significant properties, the DoD, the re-
ceiving agency, the ACHP, and the SHPO
enter into an Agreement which assigns
responsibility for maintaining the his-
toric resources after transition. (The
Trust is preparing a new information
booklet to assist communities with pre-
serving and reusing historic resources on
bases that are closing which will be avail-
able in February of 1996.)
Unfortunately, there is little federal
money available to assist reuse agencies
in rehabilitating the structures, or to
pay for the administrative costs in
additional project reviews. There are,
however, economic incentives available
to investors to support the reuse of his-
toric structures. The Federal Tax Credit
for the rehabilitation of historic build-
ings provides a 20 percent tax credit
to owners or certain lessees who reha-
bilitate the structures according to the
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Secretary of the Interior’s Standards
for Rehabilitation.

Economic Benefits

Other economic benefits such as tax
valuation and grant and loan programs
are available from some states. Also,
many states have adopted a Historic
Building Code which allows flexibility
in interpreting local building codes to
preserve historic features that will not
affect health and safety. A final economic
incentive that appeals to communities
eager to create jobs for skilled labor is
that rehabilitation is 20 percent more
labor—intensive than new construction.
In the last 20 years, historic preservation
has become recognized as a redevelop-
ment tool in many cities.

Some of the challenges in reusing his-
toric property involve delayed mainte-
nance that may have occurred due to
budget problems. In addition, DoD has
been exempt from local building codes.
Many DoD buildings were constructed
in wartime and lack conveniences, or
were intended to be temporary. The in-
frastructure and basic utilities at most
installations are outmoded, and need to
be upgraded for any part of the base to
be reused. Hazardous materials con-
tamination at buildings or sites can also
be an impediment to reuse.
Successful examples
Examples of historic DoD proper-
ties that have been reused successfully
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include the Charlestown Navy Ship-
yard in Boston, which was jointly
developed under the auspices of the
Boston Redevelopment Agency and the
National Park Service. After 20 years,
the resulting project includes a museum
that interprets shipbuilding and displays
the U.S.S. Constitution, set in a campus
that includes open space, housing,
offices, and medical research facilities
in reused historic structures, as well as
infill construction.

Another good example is Officers’
Row, adjacent to Ft.Vancouver, Wash.
The City of Vancouver acquired the 21
Victorian houses in the 1980s and reha-
bilitated them using a combination of
redevelopment monies, state grants, and
a special-obligation bond issue. The re-
sult is a commercially viable mixed use
development that turned dilapidated
military housing into beautiful offices,
housing, and community uses. The
rental income from the project is
paying off the bonds.

A typical reuse of historic districts on
bases is for educational institutions,
which have similar space requirements
and find the military campus style

similar to theirs. Ft. George Wright,
outside of Spokane, has been preserved
in this way. Ft. EthanAllan in Vermont
evolved from its first incarnation as stu-
dent housing to moderate—income
housing as a project of the Vermont
Housing Finance Agency.

Many historic bases that were closed
in the early BRAC rounds are still work-
ing with the transition process. Ft.
Sheridan in suburban Chicago has
benefitted from strong participation by
the Landmarks Preservation Council of
Illinois, which lobbied early on for the
inclusion of historic preservation plan-
ning in the reuse process. As a result, the
historic district of officer’s housing will
be preserved as market-rate housing,
and significant open space and the mili-
tary cemetery will be preserved by the
local open space district.

Charleston Navy Shipyard in
South Carolina has more than 100 build-
ings eligible for the National Register.
The town of North Charleston is heavily
dependent on the shipyard for employ-
ment. The reuse authority has had some
success in leasing or transferring Navy
property to keep shipyard businesses
employed. The Memorandum of Agree-
ment calls for the identified historic
properties to be marketed for reuse for
a period of time, then if no feasible
proposal is made which preserves the

Continued on page 14
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News Briefs

Washington, D.C.
After closing 243 military bases
commission closes its own doors

On Dec. 29, the Defense Base Clo-
sure and Realignment Commis-
sion closed its headquarters in Rosslyn
after determining the closure of 243
military installations in the 1991, 1993
and 1995 closure rounds.

“We were the heavies,” said Charles
C.Smith, the last executive director of
a commission created to insulate elected
officials. “We saved the taxpayers over
$5 billion a year for the next four years,
and we did it for under $13 million.”

Sen.Sam Nunn, who helped write
the legislation creating the commission,
said it worked “amazingly well. Not per-
fect, but to compare it to anything else
I've seen around here in 25 years ...”

The commission has suggested an
extended hiatus on closings. The 20
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percent of U.S. domestic bases being
shuttered still leaves considerable slack
in the military infrastructure, Chair-
man Alan Dixon said, but it may take
two presidential elections before the
country has any appetite to address
it again.

Former Chairman Jim Courter
agreed. “If I seriously went up on the Hill
and tried to rally my former colleagues
into creation of another commission
right now [ wouldn’t get anywhere at all,”
he said. “They’ve had it

Nunn, however, said tight defense
budgets could mean the pressure to close
more bases will come sooner, and from
the military services. “They don’t enjoy

it either,” Nunn said, “but when it’s
either that or not modernize, it makes
a difference.”

Source: The Washington Post

Vallejo, Calif.

City of Vallejo funds four studies
for reuse of Mare Island Shipyard

The City of Vallejo has awarded con-
tracts for four studies on the reuse of the
Mare Island Naval Shipyard. Each
study is funded by OEA grants.

The first study was awarded to MPC
Associates (Washington D.C.) to de-
termine the market conditions for form-
ing an educational district. A consor-
tium of nearby educational institutions
have expressed their interest in the con-
ceptand the reuse plan includes the idea.
The $60,000 contract should be com-
pleted by this March.

The second study will determine the
viability of establishing a historic district
adjacent to the educational district.
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Williams—Kubelbeck and Associ-
ates, Architectural Resources
Group and Military Base Conver-
sion Consultants were awarded a
$49,000 contract to study the feasibility,
create a business plan, estimate the
project’s costs and to compare various
types of districts. The study should be
completed by this March.

The third study was awarded to Bay
Area Economics to develop an action
plan to assist local businesses in over-
coming the impact of the shipyard’s clo-
sure. Like the previous studies, the study
should be completed by this March.

The fourth study was awarded to
Moffatt and Nichol Engineers (Wal-
nut Creek, Calif.) to recommend a
method of replacing Mare Island’s cen-
tral steam plant. The $98,000 contract
is expected to be completed by April.

San Francisco, Calif.
BADCAT seeks innovative,
environmental technologies

The Bay Area Defense Conversion Ac-
tion Team (BADCAT) will provide an
opportunity for selected groups to dem-
onstrate the effectiveness of new envi-
ronmental technologies that improve
site characterization, remediation and
remedy validation methods. Consider-
ation will be given to proposals that
address contamination in soils and
sediment consisting of inorganic mate-
rials in combination with volatile
petroleum hydrocarbons. Remediation

THE Base REUsE REPORT
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technologies that use in—situ process and
do not require off-site disposal or dis-
charge of residual hazardous materials
are preferred.

The field demonstrations will be held
through the Bay Area Environmen-
tal Technology Project, which is
a public—private collaboration of
BADCAT and other organizations.
For more information, please contact
BADCAT at (415) 357-3100 or 181
Fremont Street, Ste. 210, San Francisco,
CA 94123,

Limestone, Maine
Loring will retain name to keep
identity, attract more businesses

Loring AFB will now be known as
Loring Commerce Centre. The new
name included “Loring” because of the
identity already associated with the base.
Using the European way of spelling“cen-
tre,” the Loring Development Au-
thority of Maine hopes to create an in-
ternational image for the marketing of
the former military base. At the same
time, the committee determined that
Maine should be part of the overall
name, including a the tag line: “Your
Maine Door to Opportunity.”

Source: Bangor Daily News

Written and compiled by Christopher G. Hart.
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Reuse potential . ..
Continued from page 11

building, for the buildings to be mar-
keted without restriction.

The Presidio of San Francisco, is an
example of efforts to create “trusts” to
enable income—producing activities on
park service property. The National Park
Service’s real estate specialists have de-
veloped financial packages for leasing
historic properties which create an in-
come stream while preserving the build-
ing. In addition, the Fort Point and
Presidio Historical Association has been
successful in retaining items from the
Presidio Museum for a future museum.

The jewels of Mare Island

The city of Vallejo, Calif. and the Navy
are still working on a Programmatic
Agreement for the city’s reuse plan for
Mare Island Naval Shipyard, the first
U.S. Navy installation on the Pacific. The
Navy’s consultant has recommended
that the National Historic Landmark be
re—designated to include a district cov-
ering 1,000 acres, including turn—of-
the—century officer’s houses, industrial
buildings spanning the industrial revo-
lution to the nuclear age, and hundreds
of other structures of interest: adminis-
tration building, hospital, and schools,
barracks and dry docks.

One of the jewels of Mare Island is
a Shingle-style chapel with authentic
Tiffany windows. The Forest Service
will relocate offices to one of the his-
toric complexes, ensuring its preserva-
tion. A consultant is currently determin-
ing the feasibility of operating a mari-
time historical park or other historical
building reuse for the core area of
the shipyard.

The Trust is working with the SHPO
and the NPS to assist the city with means
to preserve all of the NHL. A private
foundation, the Mare Island Historic
Park Foundation, has been formed to
make a working maritime museum
there a reality.

THE Base Reuse ReporT
r c

e

CASE STUDY

Ft. Benjamin Harrison outside
Indianapolis was established in 1903
and will close in 1997. Its Colonial
Revival style historic structures will be
protected by preservation covenants in
the deeds that are transferred, with a
marketing program to find new users for
the properties.

Installations affected by the most re-
cent round of BRAC include the Naval
Undersea Warfare Center, in
New London, Conn. The base is built on

top of and among a Civil War—era fort,
with historic and modern structures
side—by—side. Many of the bases on the
1995 list are Guard or Reserve units, con-
sisting of one or two buildings.

Economic viability
The Trust’s Legacy program is also pro-
viding support to groups that are form-
ing around the issues of museums and
collections protection, as well as the re-
use of historic buildings for public ben-
efit or nonprofit use. There are only so
many museums that can be supported
by a region, and communities must
search for more economically viable
reuses for these structures to ensure
their preservation.

The city of San Francisco is
currently developing a reuse plan for

Treasure Island Naval Station.
There are three remaining Art Deco
structures from the 1939 World’s Fair,
held before the island was taken over by
the Navy for WWIL One of these, the
Administration building, houses the
Treasure Island Museum, which is now
raising funds to continue operation as
a nonprofit.

At Alameda Naval Air Station,
Calif., an educational institution is plan-
ning to reuse most of the base’s Art Deco
historic district. A group has formed
here to preserve one of the buildings as
a Naval Aviation museum to display
Navy aircraft. In addition, the Aircraft
Carrier Hornet Foundation is attempt-
ing to save the historic ship and port her
near the museum.

Elizabeth Johnson is the Legacy Project Coor-
dinator in the Western Regional Office of the
National Trust for Historic Preservation in San
Francisco. She is responsible for implement-
ing the agreement between the Trust and the
Department of Defense to assist in the man-
agement of cultural resources on military in-
stallations in the nine western states. Her back-
ground is in environmental planning and
project management, and she holds a Master
of Urban Planning degree from Columbia Uni-

versity, with a B.S. in Political Science from
Northern Michigan University. &)
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Strategies for reuse...
Continued from page 3

offset the positively valued assets against
the negative value of the remainder, par-
ticularly given the substantial cost of
necessary upgrades.

Finding a “buyer” or “taker” for the
utilities may be very difficult. Utility
companies will be reluctant to assume
the liabilities posed by an inadequate
system and commit the substantial
upfront costs needed to bring such sys-
tems on line. This reluctance is com-
pounded by the lack of an established
customer base to generate revenue to
offset the capital expenditures.

Revenue guarantees by the local
reuse authorities may be requested.
Grants and special financing must
be made available to provide some
incentive for utility companies to
acquire and upgrade, or to help the
LRA pay for these costs. The LRA
itself is typically ill-equipped to become
a utility company, in addition to the
other roles it must assume in the base
closure process. Public utility commis-
sion rules may prohibit such “private”
utility acquisition.

THE Base REUSE REPORT
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Good infrastructure is a necessary
prerequisite to implementation of both
interim and long—term reuse plans. Pri-
vate businesses will not relocate to abase
without essential services. Disruptions
due to infrastructure construction, up-
grading or relocation must be mini-
mized. A cooperative effort between the
military, the LRA, utility companies,
federal and state financing sources, and
public utility regulators must be achiev-
ed to quickly implement a plan to trans-
fer utilities, roads and other infrastruc-
ture to the local communities, and to fi-
nance the necessary improvements.
Next: Developing and adopting the commu-
nity reuse plan.

Randall A. Yim is Contributing Editor of the
Bask REUSE REPORT.

Calendar of Events

Jan. 31=Feb. 2: 4th annual winter
meeting “The Effective Technology
Transfer Professional”’—San Jose, CA
(800) 6786882

Feb. 1=2: National Association of State
Development Agencies “Enterprize
Zones in a New Era” ‘Partnerships in
Revitalizing Trageted Commun-
ities’ workshop—Washington D. C.
(202)898-1302.

Mar. 6-8: California Redevelopment
Association Annual Conference—San
Francisco, CA (916)448-8760

Mar. 14-15: National Association of
Installation Developers Regional Confer-
ence—Qakland, CA, Contact: Bill
Hunter (415) 788-4646

April 2-5: California Association for
Local Economic Development (CALED)
Annual Conference—San Diego, CA

Jun. 20-23: Cultivating Community
Sucess. A National Conference on “Stra-
tegic Lessions From Community Assess-
ment”—Lincoln, NE (800) 927-1115.

Aug. 4-7: NAID Annual Conference—
Sacramento, CA (703) 8367973

INnPUT
ties and constraints

for indirect and direct reuse planning
(3) obtain expert/consultant advice
+ marketing analysis

+ financing options

long—term opportunities are presented
(5) investigate utility of a master lease
technical information; ascertain condition

potential for reuse

(8) identify buildings for demolition

(1) preliminary identification of reuse opportuni-

(2) inventory real and personal property available

(4) examine short-term uses compatible with long-
term goals which may be easily abandoned when

(6) map and inventory existing utilities & other in-
frastructure; obtain “as-built” drawings & other

(7) evaluate structural integrity of buildings with

THIRD CRITICAL STEP

BEGIN FORMULATING A COMPREHENSIVE STRATEGY TO REALIZE IDENTIFIED OPPORTUNITIES

OuTpPuT

(1) provides immediate “successes” to maintain interest &
momentum for base reuse; encourages businesses to make

leng—term commitments

(2) develops strategy for timing & phasing infrastructure

improvements & development

(3) evaluates usefulness of master lease concept

(4) develops short—term marketing and financing strategy,
which may later be incorporated into long-range plans

(5) identifies areas for immediate toxic cleanup to facilitate

quick reuse

(6) identifies potential long—term constraints on reuse
(7) identifies and work out the “bugs” for long—term reuse

(8) creates potential to integrate infrastructure improve-
ments, particularly roadways and sewers, with existing or

proposed regional construction projects

(9) coordinates activities within the LRA itself

BOTTLENECKS
(1) lack of toxic contamination data

(2) lack of funding for infrastructure
improvements

(3) lack of community consensus for
interim reuse goals

(4) inability to obtain cooperation of
military, utility & environmental regu-
latory agencies for reuse implementa-
tion before transfer of control of prop-
erty to LRA

(5) costs and liability associated with
acquisition of utility system; lack of
customer revenue base without LRA

guarantees

(6) inability to negotiate acquisition

“price” with the military for utilities
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Continued from page 5

of decision a full month before closure.
We also got our EDC (economic devel-
opment conveyance) in record time, just
nine months after the gates closed at
Lowry. We’ve been able to work through
that red tape by just picking and choos-
ing our battles. And, basically, our tac-
tic has been that if we have an issue, we
fly the team that is necessary back to
Washington and we sit there until we
have a resolution.

BRR: What has been the Lowry experi-
ence with the McKinney Homeless Assis-
tance Act?

Meadows: One of the disadvantages of
an urban base is that there is a high de-
gree of interest by McKinney provider
groups. Suburban or rural bases will
have very few McKinney-type requests.
We had requests for more than 300
McKinney units, which represented al-
most a third of our existing housing
stock. That was totally unacceptable to
the community.

We think we had a major impact on
the changes in the McKinney Act that
were modeled after what we did locally.
We went out and got each of the appli-
cants to agree to drop their McKinney
applications in favor of a private con-
tract between the LRA and the indi-
vidual provider group. We went to HUD
and asked for a grant, matched it with
state and local and LRA funds. HUD
put up $5 million, the others put up

TuE Base REusE REPORT
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$4 million, and we had a $9 million pot
of money. Then we created a coalition
in the five—county area and asked each
to take on its fair share of additional
homeless, McKinney-type units.

We created 200 new units of transitional
housing in the five—county region,
with 86 transitional family and 87
individual units at Lowry, which was a
compromise accepted by the surround-
ing neighborhoods.

We have 550 families at Lowry, of
which 65 are transitional housing for
McKinney providers. It has gone very

smoothly. We've had no more issues with
the McKinney families than we have had
with normal move—ins and move—outs
in other rental housing.

BRR: Lowry is often cited as one of the
so—called “poster children” in base reuse.
What distinguishes Lowry from other
closed bases?

Meadows: First, Lowry is an urban
base. We are surrounded by existing
stable developments. That, on the sur-
face, makes life a lot easier. You also find
that expectations are much higher—I
have 39 surrounding neighborhoods
that take a look with a microscope at
every issue we deal with. We go to every
public meeting, every homeowners’ as-
sociation that has a Lowry agenda. We
are on the road probably 10 to 15 times
a month on public speaking tours. Lo-
cation is definitely a plus. We have en-
joyed support from the community. We
have been a bit pushy. We have had the
benefit of a lot of good planning by hir-
ing a national planning firm, and excel-
lent staffing.

But communication and location
are probably our two biggest sec-
ret weapons. &
Sigrid Bathen is the Editor of the BAsE
Reust REPORT.

Contact: _
- Public Relations Manager, Lowry
Redevelopment Authority, 555 Uinta
- Way, Denver, CO 80220, phone
& ‘r,aaa) 34.%13276 fax (303) 3915

® ReaL ESTATE
® AFFORDABLE HousING

® REDEVELOPMENT
PLaN ADOPTION & FINANCIAL ANALYSIS

San DiEco
619/792-7577

San FraNCIsco
415/398-3050

KEYSER M ARSTON ASSOCIATES [NC.

Advisors in:

® EcoNnomic DEVELOPMENT
® Base CONVERSION

® [NFRASTRUCTURE FINANCE
® FiscaL IMPACT ANALYSIS

Los ANGELES
213/622-8095

The Base Reuse REPORT—is secking your RFP,
RFQ and employment opportunity advertise-
ments. Deadline for publication is the 15th of each
month for the following issue, e.g. February 15th
for the March issue. The cost is only $10.00 per
line. The Base Reuse REPORT is specifically tar-
geted to the base reuse community, offering you
a focused means to advertise your needs.
Contact Ms. Kelly Moore at

(916) 448-6168

to place your advertisement today.
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