e Clellan

A great place to live, work, learn & play.

March 2, 2000

Department of the Army
Garrison Commander

Fort McClellan, Alabama 36205

Dear Sir:

Attached is the Economic Development Conveyance application from the Joint Powers
Authority (JPA) for property at the former Fort McClellan. On February 8, 2000, the
JPA Board of Directors passed a resolution authorizing the submission of this
application and its amended Reuse Plan.

In submitting this application, we:
o...recognize that our mission is to create jobs and revenue to offset the loss of
jobs caused by the fort closure.
o...understand that any revenue generated must be used during the first seven
years of redevelopment exclusively for the redevelopment effort.
o...believe that we have demonstrated that even the most conservative estimate
of our revenue-generating ability will allow us to cover our most realistic cost
projections. This is a viable plan.
o...recognize the Reuse Plan, amended by this application, as our vision for the
redevelopment effort, but we also recognize that our mission may require
modifications to accommodate new circumstances and opportunities.
o...will comply with all applicable laws in our effort.

We are willing to accept property after it clears all the legally required federal and state
requirements and all environmental requirements and is remediated for its intended
uses.

We have made every effort to fumish enough detail to support the conclusion that we
have a visble plan to redevelop the former Fort. We are a capable entity ready to carry
on with our mission. For that reason, we look forward to the prompt approval of this
application; however, in the event that any explanations, additional information, or
clarification is needed by the various organizations reviewing this application, we ask
that email be the primary mode of comespondence when paper documentation is
required, as this will help reduce processing time. Our email is jpalra@aol.com.

WMM * 180 Sleadguarters Drive * PO.Bax 5327 * ¥t McClllan, AL 36205

Phone: (256)236-2011 * Fax: (256)236-2020




We look forward to working with the Army and the Department of Defense in this

effort.
Sincerely, %‘
/ Kiyw Whitley

Execunvc Director, JPA

Incl: EDC Application
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Economic Development Conveyance Application
Submitted by:
Fort McClellan Development Joint Powers Authority (JPA)
Local Redevelopment Authority (LRA)

INTRODUCTION: This document represents the JPA’s application for a no-cost
Economic Development Conveyance of specified land, facilities, and personal property at
Fort McClellan. In order to demonstrate EDC viability, this application makes every
effort to project revenue in the most conservative manner possible and expenses in the
most realistic manner, recognizing that any net proceeds must and will be reinvested by
the JPA in redevelopment of Fort McClellan pursuant to applicable EDC requirements.

At Appendix A is a copy of our Reuse Plan as approved by the JPA Board of Directors on
March 27, 1999 and as amended. Of special note: The Reuse Plan was originally
published over two years ago. Much has changed since its publication that affects this
EDC application and its associated business plan (the “Business Plan™). This EDC
application focuses on the lower-cost alternative in the original Reuse plan, and we made
adjustments thereto for this application, reflected in the cost and revenue estimates of this
application. We ask that this application/Business Plan replace the estimates of the
original Reuse Plan (the JPA Board approved this application and amended Reuse Plan
on February 8, 2000). The Business Plan constitutes the best view of our intent. The
following were taken into consideration in our update of the Reuse Plan.

A. The conveyance of the former Fort to the JPA/LRA will be at no cost. The
original Reuse Plan was developed when the law did not permit a no-cost conveyance for

large profit for the LRA; rather, Reuse Plans were often developed with the unstated
purpose of demonstrating the worst-case cost/revenue scenario for purposes of
negotiating: though the JPA did not prepare the original Reuse Plan, we understand that
this was the case in the development of that plan. We have done a “reality-check” and
adjusted the Business Plan accordingly.

B. The JPA recently became the approved LRA. None of the staff of the JPA
were present for the development of the original Reuse Plan. Most of the Board of
DixectorsofﬁleJPAmmﬂyuﬁvedonthesoene. Thispmscntsanewsetofeyes
looking at the Reuse Plan. As aresult, we h:vemadebothqualitaﬁvemdqumﬁtutive
adjustments in the Reuse Plan, reflected in the approved amendment thereto and the
Business Plan included in this application.

C. TheﬁrmthatptepmdmostofﬁwkeusePhnwaswquiredbyahrgerﬁrm,
s0 some of the background material used to generate the numbers in the Reuse Plan is no
longer available; we had to resort to recollections or simply recreate our own best
estimates in some instances,




D. In recent years significant cha ges occurred on the Fort, making some
properties no longer available to the LRA. These changes include a new location for the
Alabama National Guard; fed-to-fed transfers providing numerous facilities to the US
Department of Justice, the US Public Health Service, and the US Army Reserves;
significant properties conveyed to the Parks and Recreation Department of the City of
Anniston; several educational PBC’s approved by the US Department of Education but,
in some cases, subsequently withdrawn by the educational entities; and a large amount of
acreage now carmarked for the US Fish and Wildlife Service as a wildlife refuge. The
revenue effects of these new realities have been factored into our application.

E. We now have a much clearer picture of the environmental hurdles that exist on
the former Fort, what properties are unencumbered and what properties will need
remediation. This provides us a much clearer picture of what we can market ecarly and
what must wait. This is reflected in the Business Plan.

F. The City of Anniston has annexed most of the Fort and is providing a full
range of municipal services. The city’s annexation significantly reduces the costs for the
JPA, and is reflected in the adjustments made to costs in the Business Plan,

G. Numerous developers and firms have indicated to the JPA that they wish to
locate on the former Fort. We are actively engaged in serious negotiations with such
firms. This gives us a much clearer, real-life picture of what kinds of businesses we will
attract and what revenue and jobs will be produced. This situation has made it easier for
us to predict revenues in the first few years of redevelopment. These more accurate
projections have been integrated into our cost/revenue plans and job-production schedule.

H. Significant new industry has located in our area. Honda will construct a large
vehicle manufacturing plant in nearby Lincoln, Alabama (the rail spur from the Fort runs
to Lincoln), about 20 miles from Fort McClellan. Fiat will construct an engine
manufacturing plant in nearby Sylacauga. These plants present both positive and
negative aspects: on the positive side, we will likely get one or more satellite activities on
the Fort, sincethecityofAnnistonhclpedpayfoxthehndpmvidedtoHonda(that
satellite probability is not directly reflected in our projections, as it is currently
unpredictable); on the negative side, these plants may consume some of the available
labor in the area. The Honda plant, with over 2,000 new jobs, is expected to generate an
increase in the nead for home purchases and rentals in our area,

I.AllutiliﬁesweresoldbytheUSArmyCorpofEngineetspﬁortotheIPA's
having an opportunity to be involved in their marketing. We applaud the Corp’s effort,
which will reduce or eliminate most of the utilities-related costs that some LRAs entail.

J. There is a recognition by the JPA that in order to stay financially viable we will
have to down-scale the scope and pace of parts of the original Reuse Plan; some facilities
will be moth-balled to that end: the Army will winterize virtually all developable



buildings, making moth-balling expenses attributable to the JPA minimal and
significantly reducing heating and cooling expenses. In addition, the amount of
demolition to be undertaken by the JPA has been reduced significantly, for reasons
stipulated further on in this application. We recognize these realities in our business plan.
We also recognize the Reuse Plan as a dynamic document, as many of the foregoing
changes in circumstances demonstrate,

K. The Eastern By-Pass connecting McClellan to Interstate 20 is now fully
funded, and early construction work is being done. This will make McClellan much
more attractive to new industry.

GENERAL DESCRIPTION OF PROPERTY REQUESTED: We will accept all
acres that comprise the main area of Fort McClellan, and all buildings, roads, personal
property approved for retention, utilities not already transferred or sold, and equipment,
but excluding: “Petham Range” and further excluding: any property which the federal
agencies do not have the authority to convey, property which may have been conveyed or
assigned under Public Benefit Conveyance authority, and all other and property conveyed
to other governmental entities including city, county, state, or federal agencies.

The JPA wishes to express its desire that should any of the foregoing exclusions
not be used at any time in the future for the full purpose for which they were conveyed, or
by the entities to which they were most recently conveyed, that the JPA be given the
option of regaining control of the property for redevelopment or of leaving the property
under the control of the conveying agency.

We recognize that certain parcels requested by the JPA will not be remediated for
some time to come, and will not be deeded until remediation is complete.

DESCRIPTION OF INTENDED USES: Our primary purpose and goal is to use the
property conveyed as an economic engine to create jobs. The Reuse Plan at Appendix A
generally describes our intended specific uses for the property, but we recognize that
planning is an imprecise process, and we expect to be able to take advantage of new
opportunities if they present themselves and are acceptable. This “fuzzy beginning”
seems to be both normal and desirable, WerecognizcthatsaleofwdﬁnghousMgdow
not create new jobs directly, though the presence of several-hundred new families/retirees
will generate or support jobs in the local community; the revenue produced from the sale
of housing is critical to the financial viability of the JPA and its efforts to produce new
Jobs. Certainly indirect jobs are created by an increase in population and by the
construction work required to improve the housing. Repopulation of Fort McClellan will
support commercial redevelopment. ‘We will aggressively seek enterprises that will
generate new jobs, consistent with the desires of the community.

DESCRIPTION OF ECONOMIC IMPACT OF CLOSURE ON THE
COMMUNITY: The impact is financially devastating, and the longez it takes to convey
the Fort to the LRA, the worse matters will get. The loss of almost 3000 jobs directly,




and more indirectly, is estimated to remove about a billion dollars a year from the local
cconomy, based on a study performed by Jacksonville State University in 1993. We add
here that this closure is the second federal decision to have adverse impacts on our local
economy: the first was the decision to build and operate an incinerator to burn the entire
stockpile of chemical weapons stored at Anniston Army Depot, a decision that according
to some may make the arca less marketable. A billion dollars a year represents about
30% of the total economy of this area. Over the last two years, the most obvious
economic impact of Fort McClellan’s being on the closure list has been that this
community shows little economic growth at a time when most of our nation is a virtual
boom-town; now in the first four months following closure, tax revenues for the city of
Anniston are off about 15%.

DESCRIPTION OF THE FINANCIAL CONDITION OF THE COMMUNITY:
Calhoun County has a weak economy with most growth attributed to the retail activity at
the intersection of Interstate 20 and Highway 21, in Oxford, Alabama, about 20 miles
from Fort McClellan. Local agencies project a decline in the population even absent the
Fort closure, with a gradual substitution of lower-paid, part-time jobs for higher-paid full-
time jobs and professional jobs. Alabama is 36* out of 50 states in per-capita income.
Anniston has the second-lowest per-capita income of Alabama’s ten largest metropolitan
areas.

COMMUNITY COMMITMENT TO REDEVELOPMENT: The JPA Board
represents by its membership the State of Alabama (2 members), the City of Anniston 2
city council members), Calhoun County (three county commissioners), the Mayor of the
City of Jacksonville, and a State Representative from the City of Piedmont. All members
are very active in the redevelopment efforts of the JPA.

As we noted in the description of the financial conditions of the community, few
funds are readily available to the JPA. However, the State of Alabama has contributed
$330,000.00 for FY 00 and we have indications it will do 5o as reflected in our revenue
projections. Calthoun County has contributed $30,000.00 for this FY. The City of
Anniston, by annexing Fort McClellan, has taken on a considerable financial burden in
providing municipal services and operating the several recreational facilities it gained
from the federal government. The city estimates that it will lose about $790,000.00 for
FYO00, revenues less expenses on Fort McClellan, A substantiating document for this
projected revenue loss is at Exhibit 1, a letter from the Revenue Division, City of
Anniston,

PROSPECTS FOR REDEVELOPMENT OF THE PROPERTY: The closed Fort at
once represents a huge liability for the community and a significant potential; it is likely
to retmhanaliabilityﬁrﬂmcommuaityforyeaxs to come, particularly to the City of
Anniston, which has annexed it and which will provide normal city services absent the
tax revenue that will eventually be forthcoming as the Fort is redeveloped. Its positive
potential depends on careful planning, aggressive and sustained marketing, and some
good fortune.




Early studies of the impact of closure indicated that high infrastructure costs
would be incurred to render the Fort an economic engine capable of offsetting the losses
caused by closure, and that many years would pass before those losses would begin to be
significantly offset in Calhoun County. As noted above, circumstances have changed
since those studies were completed, and Fort McClellan will develop at much less cost
than was previously anticipated. This conclusion is supported by the interest of several
large housing and retail developers in our housing stock and open sites,

We believe an active market for housing sales at the Fort and the opportunity to
Create a retirement community exists; the interest of several large housing redevelopment
firms supports this conclusion. We have received serious proposals from major
developers such as The Aspen Corporation and the Staubach Corporation, along with the
Berkshire and Chateau firms (please keep these names confidential: these proposals are
available in more detail in our office). In addition, absorption rates are provided with
this application showing a steady increase in demand for housing. Though the number of
jobs created by housing sales is not large, the revenue produced is absolutely critical to
redevelopment and job creation.

Two types of retail development are envisioned, small businesses and more
significant ones. We have entertained many developers interested in Fort McClellan
property for such properties. Additionally, a few of the buildings at the Fort may be
useable for industrial purposes, and training and educational entities will help add jobs.
Green-field and brown-field sites are also availsble and have generated interest.

Always on the horizon is the vision of a major industrial activity that would
employ thousands of employees, and we will work in every way possible to gain such an
industry: absent such an industry, replacing all the jobs lost and all the income they
represented is likely to take years. We are actively engaged in negotiations with
businesses wanting to locate on McClellan, and can provide specific examples of the
potential the Fort represents.

JOB GENERATION SCHEDULE: This schedule projects jobs generated in each
building or area from which we conservatively project lease or sales revenue; the number
of jobs projected for each is based on actual projections by interested firms, or by the
estimates of experienced realtors and businessmen. This job creation estimate does not
attempt to predict jobs created by large industrial and commercial activities, though those
are seen as inevitable, Inwmecmweusedacﬂnlpmomelpxqecﬁonsﬁom
prospective users of facilities, and in others we used a rule-of-thumb of about 200 square
feet per administrative person and about 300 square feet for light industrial personnel.,
The 200 square feet comes from The Code of Federal Regulations, Volume 41, Chapter
101, paragraph 17.304-1, and is mid-way in the range of space provided in that Code (a
copy is at Exhibit 24). Here is the table of our most conservative job-creation projection;
it is followed by a brief explanation of most of the individual projections.
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JOB CREATION SEHEDULE

Fort McCleflan
Year
Location 1 2 3 4 5 6 7

Library 30 5

500 Warehouse 10 5

Child Care Center 10 5 5

School 30 5 5

NCO Academy 2 2

Polygraph Buiiding 15

Starships 20 . 20

AC Museum 30

Warehouses (various) 10 10 10

K-9 Training 17 10 10 10 2

Sub-Total Leaged Sites 127 30 67 17 7 30 0

Soid Sites:

140-160 Buildings 25 10 10 10
Acreage 100 100 100
Apartments 3

BOQ's 6

Buliding 350 100 50 30

Housing 3

Cleaned Acres 5 20 20 20 20
{Dental Clinic 12 12

Other 10 10 10

The Lodge 10

VIP Apartments 3
|Welcome Center 6

Sub-Total Sold Sites 3 22 137 217 168 130 30
TOTAL - All Sites 120 5 24 | 24 | 13 | 1m0 20

This table reflects jobs created for buildings and sites we project to lease or sell. It does not include
jobs created by the influx of one or more significantly large new industries or collection of retail
activities. We anticipate such events but cannot predict their iming or volume of jobs created.

The total jobs reflected in the table equels 983.




Job creation rationale:

Library: Assuming it will be an office eavironment, we used an estimate of 200 square feet per
employee, the library is about 7,000 square feet, thus generating a possible 35 jobs.

500 Warchouse: We asked the two firms interested in this facility how many employees they
thought they'd have in it, each estimated 10 to 20, thus the 15 jobs reflected.

Child Care Center: prior to closure this center employed 25 personnel: we show 20 jobs.
School: the jobs are based on the staff and faculty of a school currently bidding on this facility.
- NCO Academy: the four jobs are janitorial,

Polygraph Building: this building has 14 separate offices, each sufficient for one employee, and a
reception area; thus, the 15 jobs,

Starships: these huge buildings could handle hundreds of employees. We reflect the 20 jobs in
years 3 and 6 as estimates of some minimal activity. Interested firms such as Telemedia, the
State Police Academy, and an investor have indicated their minimum jobs created would be in
the range we reflect.

Warchouses: We show 20 jobs in sbout 150,000 square feet of warehouse space. This estimate
includes the possibility that the local job-incubator activity will occupy a warehouse, and would
employ about ten people.

K-9 training: this is based on input from Aubumn University, who will operate this facility.

Acreage: This is a very conservative estimate of what will be down with undeveloped acreage,
as 2 minimum. These numbers reflect small retail possibilities; big-box activities, outlet malis
and such would of course generate more jobs, as would significant industrial activity.

Apartments and BOQ; These jobs are janitorial and management personnel.

Building 350: The Centurion Boat company of Merced, Califomia, indicated it would employ
about 180 people in this facility. At 90,000 square feet, this is about 500 square feet per
employee.

At Exhibit 20 is a job-creation estimate from a developer with which we are actively
negotiating. It is included here to demonstrate the job-producing potential of properties
not incladed in the above profections.




SUPPLEMENT/AMENDMENT TO THE ORIGINAL REUSE PLAN

Here is the Reuse Plan amendment recently approved by the JPA. Following it is the
logic that supported this amendment. A map of the current Reuse Plan accompanies this
application.

“Amendment to the Original Reuse Plan

The Joint Powers Authority (JPA) was fully staffed as of June 1999 and was well on its
Way toward meeting the BRAC requirements when the Fort closed September 30, 1999.
The JPA has now built substantial momentum. Outlined below is the Structure and
Management Strategy of the JPA.

To date the JPA has:

* Developed a staff consisting of an Executive Director, a Director of Finance, an
Economic Director, a Director of Planning, a Property Manager, and an Executive
Secretary.

* Relocated its office to the heart of McClellan, the Headquarters Building at
Buckner Circle (December of 1999), 2 move requiring a separate FOSL.

® Resolved all the Public Benefit Conveyance applications.

Successfully negotiated and signed a Master Lease on 2,054 acres of land and 854
buildings (January 2000). This lease is an interim master lease with no costs
charged to the JPA until land and/or buildings have been subleased to end-users.

* Walked-through all 1,700 buildings on the Fort and inventoried all personal
property for the JPA per BRAC regulations.

o Begmnegoﬁaﬁngtheassumpﬁon of the Caretaker Agreement from the Armmy in
order to take control of the maintenance of McClellan.

¢ Identified property for demolition to make way for short-term interim leases to
generate revenue.

Participated with the FOSL and FOST preparation and review.,

Drafted in-house, pre-negotiated and submitted & Draft Economic Development
Conveyance Application. With the approval of this document, its subsequent
MOA and approved FOSTs, the JPA will be able to convey property, in addition
to continuing our active leasing program.

Goals for Reuse Plan

The goals and conclusions from the original Reuse plan have been developed since the
announcement of base closure. Three scenarios were identified in the original Reuse Plan;




the preferred scenario as modified by this amendment is outlined below. It assumes that
Fort McClellan becomes a regional employment center offering office, research and
development, and commercial and industrial activities. The preferred land use plan
fulfills the objectives of the community while addressing constraints that include market
size, environmental disposition, and capital costs. The key physical features of the
preferred land use scenario are:

¢ A mix of uses, with a majority of the residential areas south of Cane Creek and
the majority of the employment areas north of Cane Creek.

e The creation of a series of living, working, learning and shopping neighborhoods
that create a mixed- use community.

¢ A nature preserve in the Choccolocco Mountains,

* Anopen space network that links the various neighborhoods through the use of
existing and new sidewalks, bike paths and walking trails. This will provide a
valuable public amenity.

¢ A corridor cleared of UXO along which the Eastern By-pass is built.

* A maintained rail line and its possible extension to the north, to provide rail -
access to industrial sites.

* A respect for the natural beauty of the site.

RESIDENTIAL

A potential exists for a small but active market for homes at McClellan as well as the
opportunity to create a retirement community for the purposes of job creation. As
development at the Fort accelerates, it is likely to generate a further internal demand for
homes of various types. Several residential areas have been identified in the Preferred
Land Use Alternative, including:

Baker Estates and New Home Construction

This includes a combination of existing housing units and potential new development that
includes both upscale single-family and multi-family attached and detached units. The
existing housing is divided up into two areas, North Baker and South Baker. It is
proposed that the North Baker housing be developed immediately and that the South
Baker housing, along Summerall Gate Road, be demolished to make property available
for hold for upscale planned office and commercial development.

There are many acres of wooded land on Fort McClellan where new subdivisions may be
constructed. However, most of the land is curreatly encumbered by environmental
concems, specifically Unexploded Ordnance (UXO). Until such time as the Army
completes the characterization and remediation of these areas, the amount of new housing
that could be constructed, if any, is difficult to determine. Therefore it is imperative that
we protect and carefully plan for the clean acreage presently available for residential
development.
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Buckner Circle

Buckner Circle has traditionally been referred to as "the heart of McClellan" and it
represents the site's most significant housing area. It has been determined eligible for the
National Register of Historic Places as  historic district. There are 22 single-family
officer quarters that can become the focal point of the Town Center as identified on the
Future Land Use Map. Included within Buckner Circle are the multi-story barracks,
constructed in 1930, that can be developed into apartments, retirement units, offices, or a
convention center. The marketing strategy for Buckner Circle will be based upon its sense
of place and of history and will stress the availability of federal historic preservation tax
incentives. Whatever the ultimate use for Buckner Circle becomes, it must retain the
same aesthetic character and historic value it has today.

A Planned Retirement Community

Striking demographic trends will affect senior age groups over the next 25 years. There
is an opportunity for McClellan to take advantage of these trends by establishing, with
private sector developers, a planned retirement community, The community would be
targeted toward those interested in retiring to the southeastern United States and would
support the State of Alabama’s objective to attract increasing numbers of retirees to the
region. McClellan currently offers the amenities that would attract such a developer, such
as the PX and Commissary, City recreational facilities (Traman Gym, Family Fitness
Center, Golf Course), aesthetically pleasing natural landscape areas, and access to two
lakes.

Due to the various housing types on McClellan there are numerous opportunities to bring
retirees to McClellan, including:

The Buckner Circle Development includes the reuse of approximately 40 existing units
would make an excellent location for a small retirement development. Buckner offers
one and two story detached single-family units (2,000-4,000 square feet) as well as multi-
story apartments or condominiums. The Circle also includes, a chapel, a 400-seat
auditorium, a gymnasium, and an officers club with two swimming pools. Furthermore,
this area is located adjacent to shopping opportunities to be developed within the Town
Center.

Assisted Care or Independent Retirement Living can be accommodated in the high-rise
apartments (200 units). Future expansion in this area would be possible.

RETAIL

The Alabama Highway 21 corridor has traditionally attracted retailers that provided
services to the personnel at Fort McClellan, such as tailors, barber/hair dressers, new and
used vehicle dealers, and fast food restaurants. As the fort’s personnel strength decreased,
these local businesses have had to change merchandise or developed other marketing
strategies to remain viable. Therefore, it is critical that the type of retail that is brought to




11

McClellan be carefully planned to be compatible with the future development of
McClellan.

Therefore, two types of retail development have been identified as being appropriate: 1)
small-scale service retailing to support the immediate needs of local residents and
workers, and 2) a longer-term opportunity to support larger, regional shopping needs.
Suggestions include:

0...A series of small-scale retail sites throughout the propetty to serve the
proposed neighborhoods. These would include use of existing buildings and
development in the Town Center area.

o...Two sites along Highway 21, one at the southern end of the property, adjacent
to the new Eastern By-Pass and the Baker Estates community, and one at the
northern end near the WAC museum.

0...A Town Ceater, close to the current heart of McClellan. The Town Center
would include community uses such a post office, meeting hall, public
recreational facilities, and retail uses such as specialty shops, restaurants and
grocery stores.

0...A large reserve site, at the intersection of the Eastern By-Pass and the
McClellan Parkway, which would provide the opportunity to develop a
commercial complex to serve the wider region.

Each of these areas would be planned as an upscale commercial shopping center and
designed as a unified development rather than an assemblage of pieces. There are three
goals for retail development at McClellan: 1) ensuring that development is sustainable; 2)
promoting quality development that will attract new and different retail markets, and 3)
promoting economic development that will provide a steady source of quality jobs.

Office and Research and Development

Office Parks will be an important component of the McClellan redevelopment. Carefully
planned and designed office parks will not only provide jobs for our community, but they
will provide a market for housing and a customer base for the retail areas. Office parks
that respect the natural landscape and provide good traffic design will be encouraged.
Two locations where we expect this type of development to occur are along Summerall
Gate Road, where the Eastern By-pass will have a point of ingress, and north of
Summerall Gate Road, behind the fire station on Highway 21. This area will make an
excellent transition from the residential housing to the Eastern By-Pass. Access should be
carefully planned to use the spur road from the By-Pass or to construct a frontage road on
to Highway 21. Individual curb cuts should be avoided.

The opportunity exists to position McClellan as a regional employment center. There are
very few fully infrastructured sites in single ownership of 1,000 acres or more in the
southeast. In addition, the construction of the Eastern By-Pass will provide rapid access
to Interstate 20, which connects Birmingham and Atlanta, Therefore it is envisioned that
McClellan will be a prime location for new industry and research and development




12

opportunities. With the announcement that Honda will develop a major automobile
production facility at Lincoln, support businesses will likely look at McClellan as a prime
location, especially with the direct rail access that links the two sites.

The distribution and warehousing industry has changed in recent years as a result of the
manufacturing industry's increased demand for just-in-time delivery. This change has
created a greater demand for new building products, more widely dispersed warchousing
centers, and locations near the center of multiple metropolitan markets where multi-
modal transportation systems are in place. McClellan meets all these needs with its many
warchouse spaces, rail access, forth-coming access to Interstate 20, and large areas of
vacant land where new buildings can be constructed for less cost due to existing
infrastructure,

The provision of one or more large reserve sites for research and development or
industry, close to enhanced road and rail facilities, will help place McClellan high on the
list of preferred industrial locations. In order to establish McClellan’s identity as an
employment location, the following must happen:
¢ Currently identified areas of land prime for industrial use must be cleared of UXO
in an expedited manner.
¢ Construction of the Eastern By-Pass must begin by the summer of 2000 and be
completed no later than 2003. This will require the full commitment of both our
federal and state legislatures.
¢ Planning should begin now for a truck route along the eastern side of McClellan
that would accommodate the truck traffic from the industrial areas that would use
the Eastern By-pass to access McCleltan.

Educational

McClellan has in illustrious history as a military training establishment. Many of the
existing buildings are geared to the needs of the training industry; classroom space
abounds, and transient accommodations are located in several aress of the base. With this
range of facilities, the community has an exceptional and virtually unmatched
opportunity to accommodate local and regional educational institutions.

The existing Military Police School and the Polygraph Institute Building provide
excellent opportunities for reuse for educational purposes. Currently Auburn University
and the local Educational Consortium plan on moving some of their operations to
McClellan. Having these educational opportunities available at McClellan will assist in
aftracting Research and Development businesses as well as offering worker training to
companies that locate to McClellan.

The National Center for Domestic Preparedness has been located at McClellan.
Individual sites and buildings have been transferred as part of the fed to fed transfer under
the BRAC laws. The Reuse Plan provides sufficient flexibility for this initiative.




13

Recreation and Open Space

Most of the public recreational facilities have been transferred to the City of Anniston,
including Truman Gym, Family Fitness Center, Cane Creek Golf Course, and numerous
ball fields.

The community also benefits from:

*  Open space that provides a network of passive and active recreation areas that
link each of the neighborhoods to the larger open space system surrounding
the site.

Active recreation areas. :
Town Center Park, which primarily provides a natural amenity for the Town
Center. .

* Buckner Park, which is located in Buckner Circle. This area was part of the
original parade grounds in front of the houses and behind the barracks
structures and provides an amenity for this historic housing.

* A trail system for both biking and walking which will connect these different
open spaces with their surrounding neighborhoods.

Special Use Areas/Special Use Buildings
In addition to the main economic drivers described above, several special use properties
exist at McClellan. Personal property contained in special use buildings was retained to
support job creation.
0...The existing Elementary School will provide a community amenity for the Baker
Estates Community and any new residential homes constructed in that area.
0...The Day-care Facility will be important to attracting large companies as an
employee benefit.
o...The property adjacent to LaGarde Park will be utilized for additional cultural and
recreation facilities after clean-up of UXO is completed.
o...The Dental Clinic can be used to bring a medical presence to McClellan.
o...The Heavy Vehicle Maintenance Facility (Building 350) is the most marketable
industrial building available,.
0...The Central Shipping and Receiving building will be a good facility to market to
the E~commerce industry.

Infrastructure Improvements

Infrastructure improvements must be carefully planned to ensure that ten years from now
there will be adequate capacity. Through the PBC process, the fire, police, and park and
recreation facilities have been transferred to the City of Anniston and are up and running,
Electric, gas, water, and sewer facilities have been transferred to the respective local
utility companies.

Of concern to the JPA is the need to find additional sewer capacity. Currently the sewer
capacity is 2.2 million gallons per day. This will accommodate most of the residential and
early proposed commercial and office needs. However, if a large manufacturing plant
were to locate at McClellan, the additional capacity needed could not be accommodated
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in the existing plant. The JPA will need to work closely with the Anniston Water and
Sewer Authority to plan for a new scwage treatment plant at Pelham Range to meet not
only the future needs of McClellan but the surrounding communities as well,

The road network in McClellan consists of approximately about 1000 miles of existing
roads. Many roads will need to be abandoned and others will need to be improved to
accommodate future development. It is incumbent on the JPA, in conjunction with the
City of Anniston, to prepare an analysis of the road network, and to specifically identify
which roads are best suited for commercial and industrial traffic and which roads should
be used for residential traffic only.

Adequate access to Highway 21 is critical to the success of McClellan. In order to
minimize curb cuts and to insure efficient flow onto Highway 21, a traffic study should
be completed that examines the road network and makes recommendations for necessary
improvements.

Environmental Issues

The greatest deterrent to redevelopment outside the Master Lease Areas is the presence of
undefined quantities of UXO and chemical and biological hazards. Not only is their
existence a marketing challenge, but the bureaucratic process established for cleanup is
time consuming and often incompatible with desired redevelopment timetables. The JPA
will continue to work with the Army and environmental regulators to ensure the safe
clean up of McClellan within a timetable that does not slow down redevelopment.

Six landfills have presently been identified on McClellan. The JPA will accept the
transfer of these properties once final remedies are in place and operating and the landfills
are found to be suitable for transfer under applicable state and federal laws.”

LOGIC FOR REUSE PLAN AMENDMENT

Our review of the Preferred Land Use Plan concurred with the physical features found in
section 3 of the original Reuse Plan as an acceptable vision, with the following
exceptions.

A. The four-lane parkway and the separate truck routes are not seen as financially
viable if the JPA must generate the revenue to build them; any cost associated with this
part of the vision have been scrubbed out. However, these roads are important in the
long-term, and it is distinctly possible to find state or other funds for them, particularly if
a large industry locates on McClellan. Rather than speculate on the availability of special
funds and the demands of large industry, we removed the patkway from our Business
Plan.
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B. Five entrances to McClellan are seen as too expensive to maintain in the early
years of redevelopment. The Business Plan adjusts for fewer entrances to maintain.

C. The Residential potential as described in the original Reuse Plan (3.1) seems to
understate the potential that housing on McClellan represents for generating needed
revenue for redevelopment and job creation efforts. It is in fact critical to redevelopment;
if we cannot market the housing, the redevelopment and job creation effort is seriously in
jeopardy. We have been approached by no less than four national developers interested
in the housing on the Fort (all of it). We can provide specific examples of the firms
interested, and we have developed RFPs to formally solicit developers; those RFPs are on
the street now. We did increase the number of dwellings on the demolition list, as
certain properties are seen as having a best-use other than housing.

D. Retail development may include more than was originally conceived of the in
the original Reuse Plan. One developer, the largest in the USA, proposes an outlet mall
to rival the famous Potomac Mills in Virginia, for instance. The intersection of the new
By-Pass and Highway 21 at the former main gate of McClellan is already attracting retail
interest.

E. Agriculture and agribusiness (3.4) are seen as remote possibilities. However,
revenue from a timber management program is seen as very important source of revenue
for redevelopment, and we intend to conduct a proper timber management program and
use the proceeds in redevelopment and job creation.

F. Training and education (3.5) will indeed be crucial to our redevelopment. We
have worked out local solutions where our financial interests and educational PBCs
conflicted, and these are described in more detail in the latter pages of this narrative. Our
financial data assume that our solutions are supported by the Army.

G. Recreation/Open space (3.6) is important to our redevelopment. We very
much want to retain the natural beauty and recreational opportunities at McClellan, both
to make this a more attractive area for traditional industry as well as for the growing
poteatial of eco-tourism. Many recreational facilities and a considerable amount of open
space has already conveyed to the City of Anniston. We do not feel that the executive
golf course mentioned in the original Reuse Plan could be built by the JPA, so we would
depend on a developer at some point in the future, if such a course is to be; thus, we do
not refloct this development in our Business Plan, although we have had interests
expressed by at least one golfing resort developer. Any other areas developed, such as
Buckner Park and the trail system, would have to be privately funded or covered by
Common Area Maintenance Fees.

H. Special Use Areas and Buildings (3.7) are important, but events have
transpired since the original Reuse Plan that change the original vision for several of
these areas, reducing projected costs and improving revenue projections in our Business
Plan.
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1) The Youth Services building conveyed to the City of Anniston,
'2) Yahoo and Riley Lakes conveyed to Anniston.

3) The WAC museum (closed when the WAC foundation moved to Fort
Lec) has proven to be much in demand by significant job-producing firms, and we
foresee its sale for such purposes. We found that if a museum were to locate in this
facility it would produce few or no new jobs and no revenue.

4) Cemeteries continue to require a resolution and are not seen as revenue
or job producers.

5) Noble Army Hospital was taken by the Public Health Service to train
first responders.

Should the DOJ or PHS leave, the JPA would very much appreciate their
propertics being made available to the JPA for redevelopment so we can attempt to
replace the valuable jobs those two organizations generated for our community.

L. The various Phases described in the original Reuse Plan seem to infer that
activities cannot occur simultancously, that the Reuse Plan cannot be adjusted for new
opportunities, and that redevelopment can be broken into discreet phases; we do not
agree. Morcover, we now better understand that FOSTs may require time for
environmental remediation. Our Business Plan will not look as far into the future as the
original Reuse Plan did because we do not believe that there is much credibility in
predictions of economic activity so far into the future. Our Business Plan is intended to
reflect that the JPA plan is a viable, realistic entity for the next seven years. Thereafter,
any details provided are much more speculative in nature and little could reasonably be
concluded from them. We believe it is our future to make, and that a certain degree of
trust in our abilities is noeded.

STATEMENT AS TO WHY OTHER MEANS OF CONVEYANCE CANNOT BE
USED: Fort McClellan is the largest of the 1995 BRAC closures and requires an
orchestrated redevelopment to make it what this community desires it to be. In order to
create jobs to offset the loss of jobs caused by the closure, a no-cost conveyance is
absolutely essential. Afier a full consideration of public benefit conveyance authorities
and negotiated sale authority, it was determined that only a no-cost economic
development conveyance authority combined the use-flexibility needed to redevelop the
Fort to offset lost jobs with the no-cost requirement for economic feasibility.

LEGAL AUTHORITY: The Joint Powers Authority is recognized by the US
Department of Defense Office of Economic Assistance as the Local Redevelopment
Authority for Fort McClellan. The JPA was formed on June 10, 1998 pursuant to an
Intergovernmental Agreement between the City of Anniston and Calhoun County
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officials. The JPA will act in accordance with all Federal, State and local laws and
regulations.

#*tt*‘#t#t#**tt***t*t***“##t#t#t#*

BUSINESS PLAN

DETAILED REVENUE/COST PROJECTIONS: Tables accompanying this
Business Plan show these projections. These reflect the changes to the original Reuse
Plan as described above. Alabama law prohibits any state entity, not separately and
specifically empowered to do otherwise, from conveying property at less than fair-market
value, except to other governmental entities. Most conveyances to non-governmental
entities will require a determination of fair market value prior to sale or lease.

Please note that our revenue/cost projections demonstrate this redevelopment to
be self-sustaining, with no borrowing by the JPA projected or needed; thus, cost of
capital is not included in this plan.

Estimates of value utilized in our cost/revenue projections, always conservative,
are computed using a variety of sources.

o...The Army retained good records of the then-year costs of construction and
subsequent improvements and has provided them to this office. We use those humbers in
part. They are found in the exhibits associated with each piece of property.

o...The Calhoun County Tax Assessor’s Office has a computer model that, given
an array of information about a given building, will produce an estimate of appraised
value; this model is based on the Code of Alabama, Title 40, 1975 and on the Alabama
Appraisal Manual as prescribed by the State of Alabama, and is used throughout the state,
We have submitted the examples provided in this application to that model: our
experience is that the model produces a value higher than the cost of construction, so we
assign a value that reconciles those two valuations. Examples are found in the exhibits.

o...Local realtors maintain a quarterly publication, “Sold Properties Book;” this
book includes a market analysis of local commercial and residential sales, and details of
all sales, very useful in our determination of values and absorption rates. At Exhibit 2 are
copics of a quarterly market analysis performed by a local real estate analysis group and
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Herewith is a brief explanation of some of the known revenue-producing activities
in our near future. Job creations associated with these items are discussed with the job
creation table.

REVENUE SOURCES, INDUSTRIAL (all are job-producing)
BUILDING 350

This is the former maintenance complex and an excellent industrial facility. We had a
boat manufacturing firm from California very interested, but lost it due to the building
and grounds not yet clear of environmental issues. The Alabama Development Office
tells us that this is the most attractive and complete industrial facility available in our
area. For purposes of our Business Plan, we anticipate it will be sold for a conservative
$1.26 million; this estimate is based on the recent sales of two very similar buildings in
the southeast. Its probable new job production over 5 years will be about 180. The
number 180 is based on projections by the boat firm (name provided confidentially, on
request) and by a square-footage allocation estimate; generally, we use 200 square feet
per employee (see Exhibit 24) in an office and 300 in a light industrial application. At
Exhibit 3 are the following documents: govemment cost of construction and cost
information on two similar buildings in the southeast, considered in our market area for
such buildings.

WAREHOUSING

There is a known shortage of available warehouse space in our community. The
Chamber of Commerce’s Economic Development Committee is actively soliciting such
space, cither existing or to be constructed. At Exhibit 23 in a letter confirming this
demand.

The building 500 complex includes an air-conditioned warehouse of about 50,000 square
feet. We have had an e-commerce firm and a pharmaceutical firm interested. We expect
this warehouse to lease for about $100,000.00 ($2.00 per square foot) per year beginning
year 1 at 50% occupancy, going to 100% occupancy in year 2. This $2.00 per square foot
is based on input from the Alabama Development Office, Mr. David Hutchinson, at 334-
242-0415; he is a very experienced development project manager for the State,
Information on this facility is at Exhibit 18. Job estimates for this facility are based on
indications from the above-mentioned interested commercial entities,

Many of the warehouses along the rail line will likely sell for industrial uses in years 2-5.
We reflect, conservatively, their lease value of about $1.00 per square foot per year. We
havehadnumaousrequestsforthispmpertyﬁ'omlocalﬁnnsandﬁomWalmarL

FORMER WAC MUSEUM
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This modern facility has generated interest from industry. It is very probable that this
attractive property will sell in year 1 or 2 for office or light industrial applications, but we
reflect its revenue over years 1-3 at a total of $600,000.00 in lease and sale revenues. It
will produce about 30 new jobs, based on input from an interested industrial firm. At
Exhibit 4 are cost of construction information and a tax-assessor model print out. Job
production estimates are explained following the job-creation table earlier in this
document.

MOVIE PRODUCTIONS

We have had one site locator visit us so far. We do not reflect any revenue from this
difficult-to-predict industry, but for the time being, we are keeping some old barracks
previously on the demolition list for such an option. ‘

STARSHIPS

These four very large billets, classrooms, and office spaces may prove hard to market, but
we are currently showing them to two different possible users, so we conclude that at
least one will market, and we project that revenue in years 3-7, with job production of 40.
Estimated value of a lease is $250,000.00 per year. This estimate is based on discussions
with the firm, Telemedia, which indicated it was an acceptable price but chose not to
locate here, for reasons other than price. We know of no commercial equivalents to these
Starships upon which to base an estimate, so we used the figure above, based on
negotiations with that firm. Data on these buildings are at Exhibit 19.

DENTAL CLINIC

We are showing this facility to two different prospects, and we conclude that it will sell
or lease no later than year two and that it will produce 24 jobs (there are 24 dental
cubicles built into this building). Estimated sales value is $400,000.00 based on cost of
construction and the tax model. At Exhibit 5 are the cost of construction and tax model
information. We are currently in negotiations centering on the foregoing price.

BUILDING 500 COMPLEZX, less the warehouse.

This complex with over 130,000 square feet of space has had various firms interested in
it; however, due to the unpredictability of selling or leasing this large facility, we project
no revenue at this time. Once this property is conveyed to the JPA, we will completely
shut it down and leave it in a secured, mothballed state, as it is too expensive to maintain
unused.
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CHILD-CARE CENTER

This large, federally-approved facility can accommodate 225 children from 6 weeks of
age, up. We have had two parties express an interest in the facility. We regard this
facility as very important in our efforts to recruit large companies, as we can demonstrate
that child-care can be provided: for this reason it is critical that we nof convey this facility
as an educational PBC, as such a conveyance may very well lose us significant industry.
This facility employed about 25 direct employees. We foresee its lease or sale by the
third year of redevelopment, and reflect jobs and that revenue accordingly, at
$112,500.00 per year. At exhibit 6 are our computations and logic to reach this revenue
figure.

INDUSTRIAL SITES

There are many possible green-field and brown-field sites on the former Fort. They will
inevitably produce at least one major industry and several smaller ones, probably
satellites for the auto industry in the area. We cannot see with any specificity what
industries we will gain, but we will actively recruit and will, we are sure, produce. This
price for raw acres is reflected in one offer we received, but varies greatly depending on
location within the county and relative to transportation access. We have identified two
large sites contiguous to our Master Lease area that we are asking be cleaned early in the
clean-up process, one of which we have submitted to the State of Alabama for its
microprocessor plant initiative.

REVENUE SOURCES, RESIDENTIAL

It is noted here that sales of residential properties produce few new direct jobs, but that
they support or create numerous jobs in the local community, helping offset the effects of
closure of the Fort. Given the number of housing units to be improved prior to sale,
development of housing will support many construction jobs for a period of years. The
revenue generated from these sales is essential to the viability of the JPA and its job-
generation effort, and will help improve infrastructure and properties to make them
attractive to users that will generate new jobs.

Inquiries from several firms and investors indicate a very high probability that residential
sales/leases will produce revenue early-on and for some years to come. We do not expect
to sell these dwellings one at a time, but rather to sell them to one or more developers
who will improve them and place them in the market in quantities that do not depress
housing values. Please note that the demand for housing in our area has risen steadily
from 1993 to present, as has the average price of a home; see Exhibit 2 for graphic data.
Also, we anticipate that the Honda plant now under construction will accentuate this
growth curve. Nearby Jacksonville State University is projecting a 25% growth in its
student population. This revenue is absolutely critical to redevelopment; without it, our
redevelopment and job creation effort will be difficult to sustain.
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At Exhibit 7 is a proposal from a housing developer that substantiates our revenue
estimates from housing; this developer has recently purchased vacant housing units at the
Seneca Army Depot and is very familiar with the issues involved in the transfer of
military housing. This exhibit is confidential and should not be released to the public.
Also in this exhibit are data from the local Board of Realtors reflecting past absorption
rates. We anticipate that the new Honda plant, now under construction, will increase
demand for housing.

BUCKNER

We know to a near certainty that the Buckner Circle will be one of the first significant
residential sales. We have serious offers pending, and can provide details if need be.

A conservative effort of the value of the Buckner area is about $1 million, based on
verbal input from a developer who submitted a proposal. We expect to sell it outright to
a developer, but if need be we can market it one building at a time. At Exhibit 25 is an
informal estimate from a realtor in our community, which we regard as optimistic. We
show this revenue in years one and two. Exhibit 7 addresses this and includes a tax
model valuation; these buildings were constructed in the 1920's, 8o cost of construction is
not relevant. The tax model responds poorly with this unique property.

BAKER ESTATES

We have one developer who would convert about 50 homes per year to garden homes for
retirees, and he has offered about $5,000.00 per set. We have two large developers who
will make us an offer on all these homes. At Exhibit 7 is an example of such an offer, as
well as tax-model evaluation on a duplex. Of course, values are quite different when
selling large numbers of units for renovation. However, for purposes of this application,
we reflect conservative annual incomes on these homes totaling $1,590,000.00. Again,
we can provide more specifics if needed.

THE LODGE

There is a lodge (motel) with 50 rooms, which we believe will market in support of
activities such as the nearby Auburn K9 school. An independent living firm has also
indicated an interest. We expect this to sell outright for about $500,000.00 in year three.
This estimate is based on $10,000.00 per room, a value local realtors place on such
property; the tax model does not take into consideration the excess of motel space
generated by the closure and thus overstates its value. At Exhibit 11 are the tax model
evaluation of this property and an estimate of its reatal value provided by the Mobile
office of the US Army Corp of Engineers.



GUEST HOUSES

There are two stand-alone homes originally used to house VIP visitors to the Fort. We
will sell them in years one and two, and they are conservatively valued at about
$90,000.00. At exhibit 8 are examples of similar homes sold in this area.

HIGH RISE BOQs

There are two BOQ buildings that offer market potential, but we reflect their revenue in
year 5, at $125,000.00. We have entertained two independent-living firms who have
indicated that this price estimate as a ballpark number. One of these buildings may be
tied-up for some time in an environmental issue, thus the value we place on this property
is less than the tax model generated. The tax model output is at exhibit 13.

APARTMENT COMPLEX

There is an apartment complex of 24 units. We project its sale in years 4 and 5 at
$250,000.00. This is an extrapolated estimate based on input from a firm interested in
several similar properties on McClellan, including the following set of apartments.

VIP APARTMENTS

These are located behind the old officers’ club and are very nicely apportioned. We
expect to sell these outright late in year four for about $300,000.00, or to employ a
property manager and lease them out, generating about $4,500.00 per month net.
Currently, we have a professional appraiser developing a value for this unit, but it is not
yet available. The tax model at Exhibit 14 assigns a slightly lower value, but it does not
reflect that this building is located immediately across the street from the golf course
clubhouse.

FORMER NCO ACADEMY

These high-rise buildings will be mothballed, but we see an excellent potential to lease

these to the DOJ if their student load increases as they predict it will, so we show income

from these in years 3-5. We estimate these to be $4000.00 per month, net-net-net.
REVENUE SOURCES, OFFICE

BUILDINGS NEAR BUCKNER CIRCLE

The 140-series and 160-series buildings, the former post headquarters, JAG offices, and
smaller offices at Buckner Circle offer a good opportunity for both large and small
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offices. These buildings may be purchased by a developer (along with the historic
quarters next to them), but we assign a minimum value to them for years 4-7.

FORMER POLYGRAPH INSTITUTE BUILDING

This building offers 14 small offices and a reception area. It is an attractive building that
will be put to commercial use. Its value, at a conservative $6.00 per square foot per year
(using the per-square-foot guidelines of the Mobile District Corps of Engineers) is

$36,000.00 per year beginning in year two. Cost of construction data are at Exhibit 15.

POST WELCOME CENTER

Centrally located, this small building will be an office. It is attractive and has an
estimated value of $55,000.00 in year three, based on its attractiveness and key location.
Data on this building are at Exhibit 16. We cannot afford an appraisal on this property,
so this is a rough estimate; this is a prime location on the Fort.

REVENUE SOURCES, RETAIL AND SERVICE

We have several interested parties seeking to develop retail and service activities on the
former Fort. These include a large master developer who would offer the JPA a
partnership in their effort thus producing no significant income in the early years. They
also include an entity which would buy several hundred acres outright for retail
development, generating several million dollars for the JPA in the first year. We also
have at least one other significant developer, but are not at liberty to discuss this offer at
this time. Retail development is inevitable.

ACERAGE for such development currently sells, according to the Cathoun
County Tax Assessors Office, for about $10-20,000.00 per acre. Some property near the
intersection of Highway 21 and the new By-Pass will be worth significantly more. We
anticipate the sale of about 100 acres per year and reflect income accordingly. We are
expecting a bid from a major firm to construct new retirec-oriented housing on about 400
acres and to develop retail activities nearby on McClellan land, and have received a bid
for raw acres, at Exhibit 17.

There are many small facilities that will be offered for sale. These include a bank,
auto-craft shop, former Class VI store, library, three churches, a theater, and other small
buildings. Their absorption rate is unpredictable, so we have placed them in our revenue
flow at $83,000.00 per year in years 2, 3, and 4.
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COSTS
COSTS (shown in constant year 2000 dollars): Our costs are divided between Operating
and Capital/Infrastructure costs.

OPERATING COSTS: (see table). Our “planning for or the marketing of the
redevelopment and reuse of the installation” operating expenses are anticipated to fall
into seven major categories: staff expenscs; legal expenses; surveying and engineering;
Grounds and building maintenance; marketing; and Insurance.

We note that several factors tend to minimize some operating costs and capital
and infrastructure costs:

o...The city of Anniston has annexed the former Fort, providing fire and police

protection throughout McClellan.
- 0...The Anniston Water Works has assumed responsibility for water and

wastewater treatment facilities, to include storm and sanitary sewer construction.

o...The Army has or will have winterized virtually all buildings not on the
demolition list or in current use.

0...Other federal and state agencies are responsible for property transferred to
them. It appears at this point that significant properties will convey early in the
redevelopment process, thus reducing any caretaker expenses.

o...All utilities are owned and operated by commercial entities. Utility
construction will thus be theirs. ‘

CAPITAL/INFRASTRUCTURE COSTS: (see table). The above factors that reduce
certain operating costs will likewise reduce costs. The mechanism for tracking spending
proceeds on redevelopment will be the use of generally accepted accounting procedures,
audited at least annually. Separate sub-ledgers and accounts will be established to
monitor large reinvestments. Examples of capital costs included in our pro-forma tables
include:

Building rehabilitation/Bringing buildings to code: The federal government was
not required to meet local codes, so we anticipate the possibility of having to bring some
buildings to code in order to maximize their marketability; other buildings will be sold
with the buyer required to assume that burden. This dollar estimate is in effect a
placeholder, as we do not know and cannot know the full details to refine this estimate.
We are currently negotiating with a housing developer and do not see this as a factor in
determining value, as the developer will renovate each dwelling to the extent that code
compliance is a minor item. We may well have to expend funds to improve certain
buildings to accommodate several smaller businesses.

Signs: Attractive signs will be installed at the entrance to McClellan, with our
logo and contact information. As businesses begin to locate on McClellan, signs will be
developed and installed to provide a consistent theme throughout the development. An
estimate of sign cost is at Exhibit 9.
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Road Network/Construction: there are almost 1000 miles of roads on McClellan,
including dirt roads for former ranges and training areas. Some of these will need to be
closed, of course, and others will require improvements. We will conduct a
transportation study and engineering analysis of the roads and identify needed
improvements. The cost estimate for roads is based on repair of 35 miles of roads using
cost estimates provided by the City of Anniston. At Exhibit 10 are documents from the
city addressing this estimate. The Alabama Department of Transportation has offered to
perform certain functions at no cost, such as surveying the centerlines of roads on
McClellan. The City of Anniston and representatives of Calhoun County are working on
the details of what road-related costs will be absorbed by which entity. The city has
signed an intergovernmental agreement agreeing to provide the same municipal services
to the newly annexed Fort McClellan as it now provides throughout the city.

Landscaping: One of the signal features of McClellan is its natural beauty. To
ensure that remains, the JPA will replace landscaping as it dies or after the effects of
severe weather, or install new landscaping to make some properties more attractive.

Survey of Property: As part of the final transfer, the property must be surveyed for
outer boundaries, as a minimum. We will apply to OEA for these funds. We are working
closely with the Alabama Department of Transportation, which has offered its services at
no cost to do certain road surveys.

Demolition of Older Structures: The proposed demolition program in the original
Reuse Plan suggests that 1.7 million square feet of existing buildings be demolished.
However, the Alabama National Guard moved from the Starships to an area previously
marked for demolition, reducing the like demolition by about 800,000 square feet. All
buildings to be demolished contain lead-based paint and asbestos, making this a costly
process. Nonetheless, we will undertake demolition to make acres available for
redevelopment at the cost of the buyer/developer whenever possible; thus, the demolition
line is smaller than the amount originally anticipated in the original Reuse Plan,
amounting to 371,000 square feet that we may do (126,000 are shown in the Business
Plan as being done). These 371,000 square feet would support our marketing plan,
largely to render certain property more attractive. It is important to note that we reflect
no revenue for any property slated for demolition, thus, passing the costs of demolition to
a buyer does not require reducing any revenues in this application/plan. Again, we
~ recognize the need to invest any net proceeds on redevelopment.

General Redevelopment and Allocation of “Excess” Proceeds: We have stated several
times in this application that we recognize the requirement to reinvest net proceeds in
redevelopment, and we have provided specific examples of such costs. There are many
other redevelopment applications that we could expend such funds on, but they are not
absolutely required and their locations, timing, and specific costs cannot be determined in
the “fuzzy beginning” that we are dealing with. The below costs are largely notional and
intended to reflect that we recognize the requirement to wisely reinvest any proceeds in
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redevelopment, and that there are many opportunities to do so. Such opportunities may
include, subject to the BRAC laws:

o...Building Rehabilitation:

Meters: None of the buildings on McClellan have gas, water, or electric
meters. We generally intend to require the lessee/purchaser to pay for this,
but in some instances we may do this ourselves; this could cost about
$100,000.00.

Safety improvements: Many of the warchouses on McClellan have no
fire-suppression systems. We may find that it makes good economic sense
to install them; this could cost $250,000.00.

Americans With Disabilities Act: Aknost no buildings on McClellan
comply with this act. We may install elevators, ramps, special restrooms,
and other improvements to comply with this act, making buildings in
compliance more marketable. This could cost $1 million.

o...Site improvements. In order to make a site more attractive to prospects, it may
make economic sense to improve the site and/or its approaches or to add new roads. This
could cost about $1.5 million.

o...Infrastructure improvements: Building upgrades. Most of the office-type
buildings are shop-worn. At some point, we may want to upgrade buildings to make
them more attractive and more useful to various types of business entities. This could cost
$1.5 million.

o...New construction. We may later enter into arrangements to build new general-
applications buildings to attract finns that would generate larger numbers of new jobs.
We could spend about $500,000.00 here.

o...Demolition: This category has been discussed in previous paragraphs. We
may pay for demolition to reduce safety risks and eyesores or to make property generally
more attractive where land under facilities is more valuable empty than occupied with
unused buildings. Two examples of such possibilities include the “3200” area cinder-
block buildings and the old World War II barracks area. We could spend about
$612,000.00 here.
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PUBLIC BENEFIT CONVEYANCES, revenue impacts and recommendations:
EDUCATIONAL PUBLIC BENEFIT CONVEYANCES

The US Department of Education approved the applications of all five educational

entities that applied for property on McClellan. The Department of the Army asked the
JPA to attempt to resolve the building overlaps; it also asked the JPA to find solutions to
resolve the differences between what we felt was right for our community and what the
educational entities wanted. We did so, and here is what transpired. The JSU-consortium
conveyance resolution is still pending a cost-analysis by the consortium needed to

finalize their decision as to which buildings they want; this is a friendly process and
should resolve shortly.

1. MARION MILITARY INSTITUTE (MMI): The MMI Board of Directors voted to
not support the relocation of MMI, and MMI withdrew its application.

2. THE OPPORTUNITY CENTER: In a letter dated January 10, 2000 the Opportunity
Center notified the JPA in writing that it would withdraw its PBC application. A copy of
this letter has been provided to the US Department of Education.

3. THE ANNISTON SCHOOL SYSTEM. The Anniston City Board of Education agreed
by a majority vote at its meeting of December 16, 1999 to withdraw its application for the
Fort McClellan property. A copy of a letter from the Superintendent of schools,
confirming this vote, has been provided to the US Department of Education.

4. AUBURN UNIVERSITY. Auburn University has agreed to withdraw its PBC
application and for their own reasons enter into a lease agreement with the JPA for its K9
training properties and for its rescarch facility construction program. We understand that
the US government’s preferred method for this conveyance is a PBC, but the JPA asks
the Army to support this lease, a result of what the Army asked us to do, resolve our
differences locally. What follows is a list of the stipulations that Auburn has agreed to for
this lease that would not be provided in a PBC; these stipulations will create or protect
numerous jobs in our community that otherwise would have been lost under a PBC.
Auburn also agreed to pay a Common Area Maintenance Fee that will help with
redevelopment and that would not have been provided with a PBC. Importantly, Auburn
also agreed to a much-reduced footprint with the lease, freeing up about 150 acres of
property and scveral marketable buildings for job-producing new businesses on the Fort.

Aubum will stipulate to the following in its lease, items not provided for in a PBC: that it
will buy all K9 supplies locally; that it will use local construction firms; that it will
maintain its vehicle fleet in local shops; that it will lodge its students in non-federal
facilities (its PBC would have used federal facilities); that it will have a minimum of 49
employees in its K9 facility; that it will begin construction of a research facility within
two years. All of these stipulations produce new jobs or support local jobs that might
otherwise be lost with the closure of McClellan.
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In Closing: We extend our sincere appreciation to the many representatives of the
US Department of Defense who have offered their counsel and assistance in the
preparation of this application. Should there be any questions, in the interest of
time, they may be submitted to us by email at jpalra@aol.com. Otherwise,
questions may be mailed to Joint Powers Authority, PO Box 5327, Fort McClellan,
AL 36205.
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Projection of Costs

Jolnt Powers Autharity
Staff and Administrative Expenses
Your
1 2 3 4 [ ¢ 7 Totat
Tota! Salaries S206825 $311456 § 327020 $ 343381 $ 200550 § 37BETT $ WTH0E $2.415,123

Fringes:

Ratirement 21,120 22.17¢ 23284 24449 25871 26955 28302 171,957

SSAN 2 2356 25018 26200 27582 28,961 30,400 184,787

Madical Insurance - Existing 20238 20346 21470 2114 777 23,490 24,184 156,088

Vacetion 11400 11979 12578 13207 13,087 14,5681 15,200 22,090

Sick Pay 13800 _uans 15004 15848 18,841 17473 ¥ 2] 111,487
TOTAL SALARIES AND FRINGES 385774 404857 424473 445268 46708 400967 14018 3131282
Office Space:

Ront

Utilies 11400 11,72 12,004 12487 12831 13216 13812 88,302

RapairsAaintenance 3,000 3,000 3,183 321 33 3417 3581 23235
Office Supplies 9,000 9270 9548 9834 10,120 10,433 10,746 ”|.710
Communicalion:

Telephone 8,000 4,400 $365 6558 €753 €956 7,188 48,478

Courler 900 ©27 955 904 1014 1044 1,078 ¢S74

Postage 1400 1483 1827 1573 1420 1,000 1,719 11,184

Intamet 1,200 12% 1273 1311 1380 1391 1433 9,204
Equipmant Rental {Copier) 1,900 2,0% 2,100 2,963 2228 2295 2364 18334
Insurence:

Oullding/LishilityTire 4,104 4227 4354 4,485 4820 4,750 4,902 31,793

Officers & Direclors 2018 20% 2,138 22 2268 235 2408 15,010

Werlurs Comp 1,320 1,500 1,401 1,443 1,408 1531 1517 10,228

Austemablle 1,600 1,730 1,782 1538 1,800 1.M47 2,008 13,000
Travel - Othiar than Maristing 14400 14832 s2n 15,738 16,207 14,003 17,104 111538
Dues/Subscriptions %0 203 827 862 s7s 804 91

2,400 2472 254 282 2,701 2,782 2085
300 300 s s 38 M3 3%
1200

1,206 1273 131 13% 1301 1433

Fusl
RepeirsMaintenance
Maeslings
Markaling .
30,000 30,900 3t nm 33,708 M8 B
Trevel
Equipment 1800 1,545 1981 163 1,088 1,79 1,1
COansulling 5
Mid. Motoriale 20004 20,004 210 21089 2818 0,190 3808
Duss/Subcriplions

1500 1546 1581 159 1588 1,759 1,91
Asiormobiies Purchess 18500 18,500
Ofics Equipment:
Compulers 12000 12,000
Color Laser Printer 200 2,800
Sorver 3500 3800
Projector $.000 $,000
Socanner 1500 1500
Seminers/Cont. Bd. 3,000 3.000 3183 3278 3376 3477 3581 a8
Professional
Lagat 4900 4944 5082 $248 5402 5584 6.3t 37478
Consultants: 24000 24720 25482 222¢ 21013 214823 284888 185,902
Acoaunting/Audit __380 __ 3708 3819 3004 40852 4174 429 27888

TOTAL $607.508 $007006 § 613806 $ 640343 § GSO1S § @SS § 727,100 §$4560900

Teble C
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EXHIBIT 1

CITY OF ANNISTON REVENUE/EXPENSES AT
McCLELLAN



Summary of Data from the City of Anniston:

Revenues:

National Guard Coop Agreement: $ 68,745
DOT Exercise Reimbursement: $10,720
Fort McClellan Coop Agreement: $350,000
Recreation income at Fort: $700,000
Total Revenues: $1,129.465
Expenses:

Police: $219,737
Fire: $498,339
Parks and Recreation $1,201,360
Total Expenses: $1,919436

Net loss: (5 789,971)




91-07/02 15: SR 2 dacl
E——s 328 CITY OF ANNISTON 5 FT MCCLELLAN ELE ‘. 055
. pot

REVENUE DIVISION
ciTY Dl"" ANNISTON

. max 2168
ANNIITDN. AL 356202-2)80
1256) 231-7728

January 7, 2000

Mr. Kenny W. Whitley
Executive Director
Joint Powers Authority
P. O. Box 5327

Fort McClellan, AL 36205

Dear Mr. Whitley:
Based on the most recent information that has been formally

compiled, our FYOO revanue and expanse estimates for Fort
McClellan are as follows:

REVENUES:
National Guard Cooperative Agreenment $ 68,745
pOT CDTF Exercise Reimbursement 10,720
Fort McClellan Cooperative Agreement (DA & DOJ) 350,000
300
EXPENSES: “'r 508 __—
8 ‘,,q;Ho'ﬁ
Police Department: /
Personnel , Fringe Benefits and Training $135,9867
Vehicles and Related Expenses 83,750
-—-———-—-—"‘7
Fire Departwmant: 2/ 1 '73
Personnel, Fringe Benafits and Training $449,639
Vehicles and Station Expenses M
w7 $,3 39
parks and Recreation Dapartment
Personnel costs & oporating expenses for:
Properties with buildings $324,052
Pallfields & Other Properties without buildings 126,833
Golf Course 750,475
.———/
1 30’03?0
One budgeted amount is excluded from this summary. The City’

FYOO budget includes $50,800 for maintenance and repair to
electrical systems mainly associated vwith f.raffxc signals.

' _wor)ir 97
7 &Ul&uiiw—/y CJ w M«iﬁ( j %Mu
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Page 2
Mr. Kenny Whitley
January 7, 2000

Public Worke Director Dale Garrett does not at this time
anticipate expending those funds this fiscal year. On the other
hand, PARD Director Tammy Chapman continues to encounter
unforeseen situations that will most certainly and significantly
exceed the forecasted expences for PARD at Fort McClellan. For
the purpose of completing the Application for an Economic
Development Conveyance, You may want to include this amount
allocated in the manner that best suits the situation.

If I can further assist you, please call me at 231-7725.

51 rely,

Peggy J. Grubbs
Senior Revanue Officer

Copy: Rick Whitehead, City Manager
pawn Lloyd, Finance Director



EXHIBIT 2

MARKET ANALYSIS INFORMATION. THIS
DOCUMENT IS NOT FOR RELEASE TO THE

PUBLIC.
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Calhoun MLS Market Analysis Book: 3rd Quarter 1999 Page 1

ACTIVE LISTINGS

Totol Active Active Active Avg

Active New  BOM Volume Average Median Days

RESIDENTIAL 868 73 8 $83,515,028 $06,215 $79,900 138
Alexandria/Wellington 45 2 1 $4,765,300 $105,896 $96,900 142
Annisten-East 122 7 1 $11,158,650 $81,464 $68,500 167
Anniston-West i 4 2 $796,030 $25,678 $26,500 173
Anniston-North 32 4 1 $1,469,400 $45,919 $45,000 195
Coldwater/Bynum/Wellborn 3 $226,500 $75,500 $76,000 438
Dville/Chocco 21 2 $2,704,700 $128,795 $94,900 99
Golden Springs 68 9 $8,796,390 $120,359 $112,600 101
Jville/Plv 93 3 $10,234,900 $110,053 $95,000 128
Ohatchee 25 1 $2,242,500 $89,700 $68,000 111
Oxford 132 17 1 $16,300,677 $123,490 $95,950 111
Piedmont 24 3 $1,401,800 $58,408 $43,900 106
Saks 108 7 1 $7,823,356 $72,438 $66,200 169
Weaver 86 [ $3,628,335 - $64,792 $63,250 125
White Plains 25 $3,686,100 $147,444 $144,900 172
Other 29 4 1 $3,876,490 $133,672 $96,000 121
MULTHFAMILY 10 1 $766,900 $76,690 $64,950 175
FARM/ACREAGE 36 $4,575,750 $127,104 $86,875 267
LOTS 115 6 1 $2,088,225 $18,158 $13,900 333
COMMERCIALANDUSTRIAL 76 4 1 $21,521,800 $283,182 $142,000 211
ALL Property Types 1105 84 10 $112,467,703 $101,781 168

SALE ACTIVITY REPORTED  From: 07/01/99 Through: 09/30/99

Total Sold Sold Soid Avg %Of ~Off-Mkt—-
Soid Volume Average Medion Days ListS Pnd Bxp Oth
RESIDENTIAL 290 $27,623,861 $95,255 $83,750 137 96% 9 124 130
Alexandria’Wellington 21 $1.824175 $86,865 $77,000 175 96% 10 9
Anniston-East 24 $2,396,461 $99,853 $73,500 200 94% 1 21 16
Anniston-West ] $115,900 $19,317 $21,500 147 93% 5 7
Anniston-North 2 $121,500 $60,750 $60,750 125 9% 3 3
Coldwater/Bynum/Weitborn 1 $116,000 $116,000 $116,000 309 9%
7 $971,900 $138,343 $88,000 158 97% 2
Goiden Springs U $4,165,950 $122,528 $100,000 145 96% 5 9
Jviltle/Piv 40 $3,866, $96,650 $91.300 134 9% 2 21 20
Ohatchee 6 $440,100 $73,350 $81,750 122 96% 3 4
Oxford 51 $6,647,265 $130,339 $105,000 07 7% 3 10 20
Pledmont 15 $553,900 $36,927 $30,000 68 95% 1 3 4
Saks 33 $2,458,140 $74,489 $72,500 127 5% 17 13
Weaver 7 $1,252,380 $73,669 $74,800 129 94% 8 7
White Plains 6 $747,700 $124,617 $113,500 119 99% 1 3 3
Other 5 $443,500 $88,700 $77500 117 95% 6 7
MULTILFAMILY 0 % 1 1
FARMWACREAGE 4 $317,000 $79,250 $33,500 221 85% 5 3
LOTS 9 $244 802 $27,200 $26900 344 106% 9 4
COMMERCIALANDUSTRIAL 5 $1,707,900 $341,580 $85,000 62 93% 14 2
* Property Types 308 $29,893,663 $97,057 143 96% 10 153 139




EXHIBIT 3

BUILDING 350: GOVERNMENT COST OF CONSTRUCTION;
COST OF SIMILAR BUILDINGS SOLD IN OUR AREA; TAX
MODEL OUTPUT




MAP 120

Building Profile: Building 350 Heavy Vehicle Maintenance

Complex —Use Sq. Feotage
#349 Maintenance Shop 7,200 1991
#350 Heavy Vehicle 87,832 1991
#352 Storage Building 1,200 1991
#356 Buried Fuel Storage Tank 318 1993
TOTAL 96,550
General Information:

18" Street and 3" Ave. Ft. McClellan, AL 36205 (former U.S. Army Base)
Building is within the City of Anniston, AL MSA and Calhoun County, AL

Largest Production Area — 87,832 expandable to 6 adjacent acres
Office Space - 5,000 sq. ft. - conditioned

Acreage Available - footprint, including parking - 6 acres
Parking: paved for 50 cars plus adjacent gravel area for 100 more
Foundation/Floor: 8" reinforced concrete.

Walls: metal masonry / concrete block. Ceiling Height: 24-30 ft.
Roof: steel joist or beam with metal decking.

Added Fire Protection System - Sept. of 1993,
Buildings include paint booth and 4 - 10 ton overhead cranes plus
2 and 3 ton overhead motor-driven monorails.

10,000 gallon fuel storage tank is buried.

Trucking: ZODMInGamseDoax 1- Dock Height
RailSpurrnnnin directly behind property — Norfolk Southern
i&lmﬁdunng,l’nekmii

Previous use; Industrial by U. S. Army for Heavy Vehicle Maintenance.

Utilities: Gas ~ Alagasco Electric — Alabama Power Phone - BeliSouth
Water and Sewer — Anniston Water and Sewer Board

Nearest Commercial Passenger Air Service: Bimningham, AL 60 miles

Interstate Highway: within 10 miles of Interstate-20 (Atlanta, GA/B’ham, AL)

Lease with Option to Purchase: negotiable and based on job creation

Pictures and Floor Plans Available

Point of Contact: Paul A. Saia, Director of Economic
Joint Powers Authority, P. O. Box 5327, Anniston, AL 36205
256/236-2011 Fax: 256/236-2020 www.mcclellan-jpa.com




11/29/1999 HART CORPORATION Page 12

TN000660
SOLD STUDY FOR Hart Corporation
CITY/ST: Greeneville, TN YR BUILT: 1982
ADDRESS: 711 Campbell Drive DESCRIPT: Separate 20,0008f whse on 5a

& 3,600sf outbldg, not in sf

LOCATION: Ext.E/27 Mi. S of Johnson City

SQ. FT.: 105,300 ' QUALITY: Good
LOT SIZE: 11.00 Acres
EXTRA GRD: 1.00 Acres RAIL: Not available
DIMENSION: 370' X 250° LOADING: TG, DI _
COL SPACE: 50' X 329'/ 50' X 316 FLOORS: 6" reinforced concrete
OFFICE: 9,700 S.F. WALLS: Metal
MIN C.H.: 20.0_0 COLUMNS: Steel
AX C.H.: 30.00 CEILING:-~Metal deck
PARKING: Ample, paved ROOF': Insulated wmetal
LAST USE: Metal fabrication GAS: City
MISC: Cranes in all bays . WATER: City

SEWER: city
ASK PRICE: $2,400,000.00 A/c: | Office only.
ASK RENT: POWER: TVA

HEAT: Gas space heaters
POSSESSW: SPRNKLER: 100% wet

SELL PRICE: $2,200,000.00

PRICE7BQ FT: 20.89

SELLER: - LAND AIR CORPORATION

BUYER: MILLER INDUSTRIES

DATE SOIP: 12/30/96 MONTHS ON MARKET: 26

- e - - - - e s - - -
- G o™ A R S G R G W e e M e AR G e e e e A G G R L G G M WD MR ED Gm SR S AR R O dm o om G R e o - - - - -

COMMENTS4- Pirect deal to Atlanta buyer.




11/29/1999 HART CORPORATION Page 11

NC001239 ‘
SOLD STUDY FOR Hart Corporation i
|
CITY/ST: Salisbury, NC YR BUILT: 1990
ADDRESS: 1325 Whalen Drive DESCRIPT: Modern one story building
Former Western Atlas Plant
LOCATION: 35 miles NE of Charlotte
SQ. FT.: 100,620 QUALITY: Excellent
LOT SIZE: 8.75 Acres
EXTRA GRD: 0.00 Acres RAIL: None
DIMENSION:  400' X 200' LOADING: 1 DI, 4 TG
COL SPACE: 25' X ‘slo' FLOORS: Reinforced concrete
OFFICE: 15,620 SF , WALLS:  Metal
MIN C.H.: 19.70 o TR coroms: T
X C.H.: 25.00 CEILING: Metal
PARKING: 112 paved spaces ROOF : Metal
LAST USE: Conveyor manufacturing GAS: Peidmont NG 4" line
MISC: 5 2T cranes; alarm system WATER: Ciﬁy
SEWER:  City
ASK PRICE: $2,300,000.00 A/c: Office only
ASK RENT: POWER: 500KVA 2,948 A
HEAT: Gas
POSSESSN: Immediate ' SPRNKLER: 100% wet
SELL PRICE: $1,875,000.00
PRICE/SQ FT: 18.63
SELLER: H K SYSTEMS
BUYER: SALISBURY MACHINERY COMPANY
DATE SOLD: 06/01/98 MONTHS ON MARKET: 11

o D W m R M SR VR M R e W AR e e e e e s e e am G G AR GR Gm M A G W W AR e M G R A SR N AR G e GD W Th Mm am G Be e TR G0 WE En R AR ER AR AR SR R W e UD G em D WS W am e
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EXHIBIT 4

FORMER WAC MUSEUM: TAX MODEL, COST OF
CONSTRUCTION




MAP B-14

Bailding Profile: Building 1077 WAC Museum
Use Sa. Foetage  XYr, Built
#1077 Museum 10,681 1977
General Information:

3" St. & McClelian Bivd. Ft. McClellan, AL 36205 (former U.S. Army Base)
Building is within the City of Anniston, AL MSA and Calhoun County, AL

Largest Office/Display Area — 10,000

Office Space - 681 sq. ft.

Acreage Available - 3 acres

Paﬂnng:pavedfor%m Foundation/Floor: reinforced concrete
Floor Covering: carpeting

Walls: Bmkaer

Ceiling Height: 12 ft. (suspended ceiling)

Roof : replaced in June, 1996 and is warranted through 7/2006
Fire Protection: Sprinkier System

Building contains large display arcas and some storage/office space.
Air conditioned throughout with automatic lawa sprinkler system.
Loading: Truck docking; One Roll Down Garage Door

Zoning Use: Commercial; Fire Rating 3

Previous use: Historical Museum by U. S. Army

Utilities: Gas — Alagasco Electric — Alabama Power
Phone - BeliSouth Water and Sewer — Anniston Water and Sewer Board
Nearest Commercial Passenger Air Service: Birmingham, AL 60 miles
Interstate Highway: within 12 miles of Interstate-20 (Atlanta, GA/B’ham, AL)
| Lease with Option to Purchase: negotiable and based on job creation
| Pictures and Floor Plans Available

Point of Contact: Paul A. Saia, Director of Economic Development
Joint Powers Authority P. O. Box 5327 Anniston, AL 36205
256/236-2011 Fax: 256/236-2020 www.mcclellan-jpa.com
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COMPONENT INSPECTION OF AIR COMPRESSOR IN BUILDING 1%3&9

ONE INSERSOLL-RAND COMPRESSOR.

MODEL No. 1@T3NL SER. No. 307555196
STENL-19-30 PSI, 16TINL-25-30 PSI
INTERCOOLER PRESS 2% Ta 37 psi1

WITH

ONE CENTURY MOTOR SER. No. 35@193-21
6@ Hz VOLTS 200-230-480
AMPS, 38-26713
HP 12 @1750 RPM

ONE INGERSOLL-RAND COMPRESSOR.

MODEL No. 10T3NL SER. No.PLATE IS5 MISSING
STENL-10-3@¢ PSI, 10T3NL-25-3Q PSI
INTERCOOLER PRESS 25 TO 37 psi

WITH

ONE LINCOLN MOTOR SER.No. 34164595
6@ Hz VOLTS 200-230-480
AMPS. Z8-26/13
HP 15 @175@& RPM

INSFECTION DATE 1-~3@-S&

LEOM RHODEN
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Child-Care Center

We surveyed three local child-care centers. The average per-child rate is $90.00 per
week for ages six weeks to six years old.  Our center accommodates 225 children, so at
maximum capacity would generate gross income of about $20,000.00 per week at full

capacity.
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PROPOSALS FOR HOUSING AND ACRES, NOT FOR
RELEASE TO THE PUBLIC. COST OF CONSTRUCTION,
TAX MODEL INFORMATION.
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- McClellan Development Partners -

February 21. 2000 . . -

Mrs. Miki M. Schacider

Director of Planning

Anniston-Calhoun County Fort McClellan Development
Joint Powers Authority

P.O. Box 5327

Fort McCletlan, AL 36205

Re: Résponse to RFP Regarding the Development of McClelian
Dear Mrs. Schneider:

Pursuant to our conversations on this topic, McClellan Development Partners is prepared
to revise our Proposal in Support of the Master Development of Fort McClellan,
originally submitted to the JPA on November 5, 1999 (“Proposal™). in the following
manner. Please consider this Proposal, with the following revisions, to be made in
response to your formal Request for Proposals, dated January 11, 2000.

In support of the JPA’s mission and its own devclopmeat plans, we would be amenable to
developing some smaller portion of Fort McClelan in line with what we have proposed
for such parccls in our Master Development Proposal. This being said, we would do so
within the residential, retail and industrial sectors as we have proposed therein without
our having responsibility for master development of McClellan. Such “lesser™
development by McClellan Development Partners would be done on the same basis and
under the same terms as described in our Proposal, except for the “Consideration” 10 be
paid by the Developer to the JPA.,

As reflected in the draft “Memorandum of Agreement” submitted as part of our Proposal,
we had proposed a nominal Initial Consideration, and Additional Consideration
equivalent to ten percent (10%) of the ownership of the Project and the net income
gencrated thereby. If we arc not awarded a “master development” contract respecting
McClellan, we would propose an “Initial Consideration” for cach of these respective
conVeyances, without any subsequent additional consideration in the form of ownership
or share of nct income generated:

CONFIDEN 77/ &
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14

esidenti;
Phase II. Parcel 1 69 Acres
Opc_r_lﬁpacc. Parcels 2 and 3 242 Acres
B T30 Ass
Retail
Phase 1(B), Parcels 2,3 and 6 99 Acres
Phase 111, Parcel 1 44 Acres
Industrial
Phase 11, Parcels 2,34 and 5 370 Acres

413 781 8888 . . P.0O3

$1,555.000

$1,430,000

$1,850,000

Please keep us informed and let me know what your next steps in this process are. We
look forward to working with the JPA in the development of McClellan in whatever
capacity we may be of benefit to the Anniston-Calhoun County community.

Very truly yours,

Dee ke

Bruce Leshine :
Vice President and Chief Operating Officer

cc: James Clarke
Thomas Sandlin
Jeff Kellogg
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PFURCHASE PROPOSAL

Our purchase proposal allows for an outright, all-cash purchase of gn initial group of
housing units, and all-cash options on some additional pieces. Our total purchase price is
$4,000,000, cash, broken down as follows:

For the all-cash, immediate Payment, sum of Two Million Five Hundred Thousand Dollars
(52,500,000), Aspen purchases the following:

- Buckner Circle, Buildings #1 - #30, #31 - #90, #102 - #107, and any related
garages.

- Historic Building #58(Clubhouse) and related pools and buildings

- Building #57, Distinguished Visitors Quarters, consisting of 12 units

- Galloway Road, Buildings #3301 and #3303

- Avery Drive, all 29 Officers Quarters duplex buildings (#3310 through #3343)

- Lillebrandt Drive above Baker, all twelve Officers Quarters buildings (#3400 -

. #3411)

- Llllebnndtfl‘mer/Bmy/Cooper NCO Quarters, all 30 duplex buildings

- Wirans/Morton/Dooley/Church Officers Quarters, all duplex buildings below
Baker, which consists of 51 duplexes.

Secondly, Aspen takes an option on all of the Summeral/Sharp multi-plex units, as well as

all housing located above Baker on Morton and Church Roads, at an exercise price of

$1,000,000.

Lastly, at an exercise price of $500,000, Aspen takes an option to purchase the 180 units in
the two buildings referred to as Lee Hall, the 24 unit building located across from the
entrance to Lee Hall, and McClellan Lodge. The phasing schedule will be determined
during subsequent discussions between Aspen and the JPA. It is our intent to work with a
local provider to establish some form of assisted and/or independent living for elderly

citizens.
CONFIDENTIAL
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5. SEWER 1 (% Unknown - -

ommon | T s P W opeon

d. gas 2l b Thokncam - 4

e. STEAM - e

1. CONDENSATE - RE e

DA FORM 2877
1 NOV 64

» 0P ; 1963 0~ 793039

REPLACKS OA FORMS Yong. §-47, §-49, §-50,
B-51, AND 3-52. WIRITI-AME OBSOLETE.

REAL PROPERTY RECORD
(AR 73527)

CATEGORY COD?llzh

Type

|oesicnaTION

"' NoriflyBeetion I, Duplex

FACILITY NO.

3859




2. COST DATA

YOUGCHER BATE COosST OF TOTAL
RIPTION OF CHANGE
NO. COMPLETED ossc CHANGE COosT

25-60 [ 7-7-59 ' gi 5100

18-75 _P0JanT5

FACILITY NO.

CATESONY COD"7.‘ 1 9’4 OESIGNATION




EXHIBIT 8

HOMES IN THE SAME GENERAL CATEGORY AS
THE TWO VIP QUARTERS, SOLD LOCALLY.




Residential

Residential

Book: 3rd Quarter 1999

Page 106

a3

QUALL RUN DRIVE

tisiPrice $69,900
Areo T R s C30 3001l0i# 5 Blocks A
totsze . Cunent Sioks  Sold
Corstruct Vinyt Siyle 2 Siwories Chonge Siohs  No Change
+B80 200 DR Ist$ Torm O Haot Cantral Heat
Foy MBR xxx MIp Termbmg Cool Hemt Pump
wR 28R xxx Tox 364 Fis CAR, VI
GR xx 38R xxx s SM8 Gong
DR xxx 48R xxx Age Wok City
Denxxx  5BR Eqty San Sewr City
K oxxx  w/fT Fin ¢
a1 Frp wint
Appt 8T, 0w Schi SubDiv QUAR RUN
Owre TRDAD. e Possession

NEW SCHOOL-DEN 2 BR & BATH UPSTAS-STORAGE
Remarks

Oihections  HWY 21-TURN AT FARMERS COOP-18T STREET ON

DrPPy Seliinmg™ VA
Showing netructions  CALL LO for key, Appt SolesPrice $80,900
LtOitice CBFAHL LAgent (avs P 435-7600 ExpOt 10/2049
SOice CBANMIST SAgent Bucknert. I0OM 198 SelDate 0NN

listPrice 389,900
A0 Jacksenville (I B CSO 3.00 Lot* M&B Blacke M&B |
LotSize 70+ Acres Cusient Sialus  Sold
Construct Vinyt Siyle  Ranch Chonge Siahus  No Change
#0100 #R 2 1§ Term Ovi Heot Central Heat
Foy MBR x MIp Term Rmg Cool Heat Pump
® x 28R x Pymt Tox $7¢ Fs MW, CAR, Vi
GR 38R 1Y ' 3200 Garg
DR o \ncr Age Wolr County
Oen 50R Eqty St Sewr Septic
aox wit Fin Lse w/opt
(% o fnt Ops .
Appi Gas Range, REF Schi SubOly None
Ownv Caudie Phe Possession

Speciol Feohwes  Yery Nics home sited on 4+~ acres. Living Room with hardwood |

with Gas Logs, KRchen with new cabients, Gas Stove, Ceifing Fan, Bath has 1ub
Remoris with separaie shower. Metal Root, Vinyl Siding, Central Heat & Ak, Stoc
with Calfish & Brim. Fenced. Above Ground Pool, Energy Efficlent windows, Deck
and more.  Room for herses.

Dractions  Mwy 204, Hight to PV schiool, Leit on Rocky Hotlow, st Y rn lelt,

oy ' SeNlms  FHA
Shawing ngiuctions  Appt Only, MLE Lock Bex  SolasPrice 265,900
LOtice  CNOIAMO 1AQent pughe IPhe 2371882 ExpD! 18089
30tce CHOIAMO $AQent PUGHE TOM 128 SolDate Se/13%9

99001442

Alexanciria Roed SW Usthrice $69,900

Area Jacksonvitie 1 R S CSO 3.00 Lol# 14 Biock+ B
lotsre 1 CuwontSichs  Sold
Consruct Brick, Sivle Ranch Chonge Sictus  No Change
#00 200 #BR Yorm Ot Haol Central Hest
foy MER 13x11 Tom Ring Coot Heat Pump
R 28R 10110 Tax $165 As CAR, VI
GR 16xtt J0R 11x10 Y& [ $350 Gorg

oR B8R tnch Age 2% Wwalr Chry

Den 5BR Eaty Sqit 1200 Sows Cly

Kt 19x1S  w/1 Minds Fin Lse w/opt

8 ame Fp wint Ops

Appi REF, ST Sch SbDiv Greeniest Hecitage
Owre Rucker Phe Possession

Special Feohuwres  graet deck surrounding above pool, new paint, new vinyl
{arge yard, great condition, era home warranty

Dkections  Hwy 21 N to Grasnlest St (L) to Alexandris Ad (L)
or/Pg

Showing Istructions  ApptOnly, MLS LockBox SolesPrice 1000
1OMce ERAKING LAgent McCORKLE LPhe 0203417 ExpDt 13120
SOtice ERAKING SAQent ARMSTRON M W SelDote 0872789

Aea Jacksonvitie T R 8 CIO 3%iloes Bocke2
LotSice Current Stotus  Sold
Construct FRAME Siyle RANCH Cnonge Sighss Mo Change
80 200 #OR s TemOd  Heot CENTRAL GAS
Foy X MRX Term Rmg Cool CENTRAL ELEC
) 2R x Tox $500 Fn  VINYLCPT
GRX 3RX s 3275 Garg DBL

or aoR o Age Wat CITY

losn ) sy saft Sewr QITY

L I 4 wit fin

o o "

Appl STOVE.OW  Sctv SUbDiv MECCA WOODS

Owre GRIFFI P Posseasion

M4 90001483  Ackchess 1928 MISS ANNE'S DRIVE LstPrice $72,500

Soeciol Fechses  Meduced o the bone! Seller
I1S" PCLID 711206 23 143 084. LARGE LIVING &

CLOSETS.NOTE: ONLY HAYE 1 KEY TO DEADBOLT ON SIDE
LOCK-ONLY LOCK DEAD BOLTHN
{Orections 21N, W ON GREENLEAF, L ON MISS ANNIE'S, HOUSE ON LEFT W/SIGN

D/PiPg Sellfrms  FHA
Showing insluctions  APPMTALKBX Sciewrice $65,000
LOfice BOMS-O UAgent Gitlam LPh# 435.8465  ExpDt OW11/98
$OfMica CBFAML SAgen! SpesrsB OM 386 SeiDote 8773099

(All Sizes Are Approximate)

Jacksonville




A $23,500
B ewiF 2 Bocks sac
iSoks  Sold
Age Nokn  Me Change
B Mool GAS FLR FURN
’ Cool nane

¥ 12 Py eptvinyl
-“0

L Wom oY

Sewr CITY

Book: 3rd Quarter 1999

- - t! o sar N -T—‘- ’ fi’
< ~ 3 e i ')ﬂ’
T - O e S T

~ it ,ﬁ,, f
R Lg
Wit S <
el oo
'j sﬁzw 4 Sl ~¥‘ -

M # 90001013 Adchess 1013 Lackwood Court ListPrice 15000
A16Q Anniston-East 1 R s C50 3.00 Lotk 3 Biocke 541
LofSize SOM128 Custent Stutus ~ Soid
Corsiuct Brick Style Cottege Change Status  Na Change
#80 100 #BR 2 s term Ori Heo! Gas-Floor
foy MBR x Mip term Rmg Cool Window

R x B8R x Pymi Tox $250 Frs HW, CAR W1
GR 38R x T3 s Gorg

oR 48R Lnex Age Wakr City

Den 58R Ealy Saft Sewr Sepiic

K x wiT Fin Lse w/opt

BKT Eat-  Fip *int Ops

Appt ST Schi SubDiv AL Perking

Ownr Chariens Sioan  Pra : Possession

Spacial Fachres mmmmwmmc-umm-m

3

Directions mnsmmmmmmmm.mnmmm

[27, 2125 Seifrms  Conventional
Showing Instructions  Appt then Lockbox SolesFrice $28,000
LOMce AMERHSTD LAgen! GRIDERD LPhe 2350344  ExpDl 0120
SOMce  1ISOMB-O SAgent STANFORD TOM 202 SeiDcte 093098

99001398

$49.900
Slock+ §32

ListPrice
CSO 2.0 Loix &
Cunen! Sialus  Soid

Congiruct Brick Siyle  Ranch Chonge Stotus  No Change
“80 200 BR Torm Oni Heot Figor Futnace
foy MBR x WD Yerm fang Cool Window
R x 288 x Pymi Tox $185 Ars CARL WY
GR JBR x w 3] $300 Garg

DR x L. n Age 20+ Wat City
Den S8R Eqly Sqft 1800 Sewr City

a x w/T fin Lse w/opd .

[y fp 1 ant Op$

Al 8T Schi SubDiv Anniston Land Co
Owrx Hins Phae Possession

Speciol Feotwes

Reenoris

Directions  10th Street to Hightand Ave to Margustite
Dpg

Showing rahtuctions  MLS Lock Box, Vacant
LOMCe ERAKING UAgent LINDBLOM LPhe 835-1966  ExpDi 672299

1OM 372 SeiDcle 07299

SOtice CBANNIST SAQen! JACKSONL.

Anniston-East




EXHIBIT 9

SIGN ESTIMATE
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Southern
Custom
| - Exhibits‘
January 4, 2000
Mr. Paul Saia
Joint Powers Authority
McClellan Redevelopment

P.-O. Box 5327
Ft. McClellan, AL 36205

Reference: Sign Rendering
Mr. Saia,

I am enclosing a rendering of proposed Entry Signage at Baltzell Gate for
your review. -~

We could build this for approximately $1,800.00.
Please call if you have questions or need additional information.
Regards.

Sincerely,

SOUTHERN CUSTOM EXHIBITS

%%M

Greg B. Morrow,
President

GBM:SM

ENCL. 1

1416 Commerce Boulevard « Anniston, AL 36207 ¢ Phone 256-835-9377 « FAX 256-835-9383
e-mail address: gmorrow(@internettport.net




EXHIBIT 10

CITY COST HISTORY FOR ROAD REPAIR
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EXHIBIT 11
LODGE: COST OF CONSTRUCTION; TAX MODEL




Bldg, #

APPRAISAL WORK SHEET

oumty | T Area Sext % Sect Block Paccet Number Dt # CONSTRUCTION DATA
" 3293127, 3124 o Buscpton ] ]3[4 JCom]  Desseien T E1314] ]
= - FOUNDATION (1.48-49) ROOF MATERIAL (2, 2526
No.| Phy.
oo By [HoPhy, Adpusant Lond NIt/ 1] %60 T T_] Sivest Mesal 2
—— N — 2] P - 2 _] Mo Comp. 2 )
— o VRN 2 Cors, vt | 3 |sunmse s I 3
. , 4] Conc. Bk 7 4 | Shingie, Asp. 4 W\ ¥ s
Scate 1 = . 5] Bk Tl [ aghe A 5
-BUILDING DATA , & Conc. T Comen Tin el 1 494
I s —
T = : a2 A 7] Swne R AT z e ot
Type Lt 8| Wood < 8 | Bermude ) 2.1 Peor ] i
Wt Wert By Oue zgtml ) .7 9| Sie 1 3 | Ave.Ne. Tie 8
Yoo Buil s R 1 =] [0 | Cowas. @ T | e, Te i
__ (989 L= M EXTERGA WALLS 1,301 22 S s ] 2 RS DPEL X
Class Sesle C bB% ¥y 3] Corr. Mo 1. = Fx et ol &
- 5| Yeepd Fr, Shucea.. | 20 - Fx 8o .
- - Apariment sl worinasin [0 : noomeee) FcR A =
- , 7 G Pai a Pywood
Roamt S50 | : 3] wood F1 Asn Cor)| 32 2. 5.0 s
f—t 3 3] C.8 Sweco 3 3] Conc. on Grade [} Pd HEATING - AR CONOITIONING
vt N‘ i 11} W s Snaaming | 33 Al Conc & A The LA 1 0 [ MNone -
o wers By Sone T P 124 Buick.an Wood - 3] Cone: Reised 2 1| Geaviy -
. Aate - S Rk ) = o 1.8 Terstso 2 2| FHA =
- m i 7] D.Pins 10 3 | Steamiot waier -
—— Semace 29 (2] 1 70 e 12 O XTI
Adjusied BL 2 . 9] Pre-CastConc 12 < 5] TooyWak =
= — A B : F7) - Lo _.....r...w.qf ] 81 CowalUniiFHAAL =
8 . i s a9 45 11| Ouany 12 29 | Fisplce -
_Fo!x.:.oa ?0“ PR . an 5 12 | Cecamic Tie 17 10 | Suspanded Heal -
n o 1.1 Markie, 24
58 ¥} & 141 _C Ll 12
. — Gh\ m“ [ v Fr 21] Eath -]
Admin. Area :W 5 it g Veawa S 1 1
— f 2B I 2 ADSUSTMENTS
RoomS .N.W\ONQ S o1 L INTERION FINISH (2.85-3¢) N
WOOF TYPE (1, 65-06) T | Unhowahed o1 1 V] Fr.Yimoar . 1 -
NN \N\ SF T Fiel Shed T 2 | Pavwed s 2.1 Fi Qo Siasl -
: ) 2| HiplGable of 1] b= 3| We. o Cod Bd [ 3] 1. Pein. Cone =
Additienal _LNFoRHATION < Smcon T e W P e T
{ S | Gambest 9] 1 T 1] [T Pesier.tobur, 134 5] Meay -
6 | Mansass 9 wf g $_ | Paste s Forr 0 [ X =
7 1 Monagc [] SIS 7 1 Crywal 7] 2.1 Aot Ecuiv =
3 | PiaSmsatonc. | 10 1 37| wood Penel 35 'S i 2
9 | We. Tross & Wd. Decki 13 ’ 7 9 | Enam, Metsl [5) 9] Soscialtise -
11 | Sweel Tes 13 b 13 1 PN Paomt 24
8 | B MLDC(Rig W | V] | 7] |-
. LANG DATA
I s e R ) B s e
.aﬂm.@‘
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