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Olsson Associates Background

Water/Wastewater ® Water Resources ® Transportation ¢ Rail Transportation e

Landscape Architecture and Urban Planning ¢ Land Development ¢ Field Services

Building Services ¢ Public Involvement
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Early Site Selection Considerations
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Infrastructure Assessment
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Benefits of Infrastructure Assessment
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Site Preparation and Site Selection

Case Study — Harbor Freight Tools

‘ (@ Distribution Center Site Selection Consultant
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Harbor Freight Tools

Harbor Freight Tools operated a national disfribution center out of Southern California. Current and projected
volume called for the establishment of a second warehouse, somewhere east of the Mississippi River.

WDGC was commissioned to recommend the optimal location for the second distribution center. Our first charge
was to ascertain the least cost locafion based on freight economics. That was in the eastern Tennessee/western
North Carolina area. We then determined that a 250 mile radius was acceptable based on transportation costs.

Next WDGC conducted a locational screen to identify a shortlist of three candidate areas. Labor market indicators
played a key role in defining the shortlist. Subsequently, WDGC launched a first hand evaluation of the three
areas. This included a series of interviews with local manufacturers and wholesalers. We sought a location
wherein Harbor Freight Tools could achieve employer of choice status at a favorable wage level. Other prominent
considerations included truck service/cost (including backhaul oppertunities), ready to goffast track construction
sites, low natural disaster risk, no inventory tax, nonunion, 4 lane highway linkage, and delivery times to customers.

The end result was a location in Dillon, SC. While Dillon was further removed from markets and carried a higher
freight tab, labor and occupancy costs more than offset the differential. Additionally the company received a
significant incentives package equal to about $10,000 per new job. Harbor Freight Tools has enjoyed much

success as a leading employer. Recently the company doubled its capacity in Dillon. i
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Overview

Olssan Associates has performed a property ass=ssrment and
Development on a parce] of land located in Cazad, ME. The p

existing property features, identify

existing transportation and

propertys readiness and lmitations for mdustrial developmen

as follows.

Industrial Park Information

The proposed industrial park is +/- 195 acres; nearly al
The industrial park consists of four parcels: CDC Addis
£DC Addition Lots 1-3 are owned by the Corad Devel
owned by the Cover Foundation. Corad Development
Addition Lot 1.

There are no existing structures in the industrial park.
The manimum slevation on the property is 2485 (1929
property is 2476, There is 9 of fall across the property
The Mational Wetlands fmventory map indicates the po
park property.

Any wetlands which may exist on the industrial proper
Engineers

The entire industrial property is located outside of the
paned number 3104700405

The =asemants which exist on this property are as follc
easements is induded in the tide report induded in the

Cozad, ME 195 Acre indus

Site Diligence Overview

Cozad, ME

a

o

o

Rig!quWay Dieads :nmyed to The Farmers & Merchants brigatic
County Irrigation Company

Electric Line Easement granted to Consumers Public Power District
Right of Way Easement granted to Loup River Public Power District
Right of Way Grants granted to SourceGas (formerdy Kansas-Mebra
Telephane Ensament granted tn Corad Telephone Company
Easement granted to Nebragka Department of Roads

Right of Way Easement granted to City of Corad

Unility Easements granted to City of Cozad

Right of Way Eazement granted to Cable USA

Elighuf'n'uy g'uwbcdtuﬁndm Fipe Line Company

Electric Line Easement granted to SourceGas (formerdy Kansas Fipe
Sewer Easements granted to City of Corad

Unility Easerments granted to City of Cozad

2 and 3, CDC Addition No. 3

Right of Way and Warranty Deeds conveyed to The Farmers & Mer
and Dows=an County Irrigation Company

Electric Line Exsement granted to The Western Service Company
Fight of Way Grants granted to Source Gas {formerly Kansas-Nebrz
Easement for Telephone Cable granted to Cozad Telephone Comp
Right of Way Easement granted to City of Cozad

Right of Way Easement granted to Cable USA

»  The Dawson County soil survey maps indicate that the sails on this site 2
survey map is induded in the Site Development saction of this report.

Zoning

+ The property is currently zoned within the City of Cazad as General Indie

= A zoning changs Id nat be

For industrial devel ofd

. ‘mmingrs'?mmmn:m Hery 21 (west side of property) or Monroe Strest

+ Aooess to the industrial park i not controlled by a trafiic signal.
»  The nearest north-south interstate & Interstate 29 which & located 230 miles cast.

s Agcess from to the property from 127 can travel from the 29 and Nebraska Hwy 2 interchange and
travel west 50 miles to the Hery 77 and Hey 2 interchanage in Lincoln, NE. Folloa Hwy 77 north for 5

miles o the 180 and Hwy 77 interchange. Follow 1481
and F80 interchange). Travel north along Hey 21 (5.
entrance. Otherwise continue north along 5. Meridia
Manroe % mile to narth property entrance.

»  The nearest cast-west interstate & Interstate BO, loca
Meridian Averie.

Currently all road access fom 8D and Hey 21 interc
boundary. Intersection improvements site paving infi
propesty

. Theveumraﬂma-dmmﬂtzmdumﬂpﬂ:peﬂy

Commercial Air Service

s The nzarest commerdial air s=rvice is North Flatte Re
alung Highway 30

+  Cozad, NE also has municipal air service at Cozsd M
concrete, lighted rumeay.

sign Trade Zones

. Th:dmlnrugnnﬁe:msbmadmimmh\.l

The foreign trade zone (Zone Nurmber 59) is kocated
48508, The trade zone & 372 aces in size.

Utilities

s The City of Cozad operates the locl power distribut

. hias an existing overhead electric line al
:uppbr xe permansnt power service to the indusrial

= A 34.5 BV subtransmizsion fine exists at the east prop

» A 414 kY substation i located one mile to the north
345 kV line to supply larger industrial demands.

Cozad, ME 195 Acre Industrial Property

Cozed, ME 195 Acra industrial Property

Gas
s Sgurce(ias operates the local natural gas distribution which s=rves the industrial park.
= An sxisting 2* gas line iz located adjacent at the southwest comer of the indusrial park.

»  Tha 2= gas line haz 2 pressure of 15gai, but increass 1o 30-40psi.

A e
Water Sarvi

= The City of Cozad operates the public watsr systam.

+  An existing 107 water main i located at the north property line along Monme Street. An existing 8
water main is located along the south property line, leading to the westesster treatment plant.

s The & and 107 water mairs have static pressures of 50-55psi.

ste =r Serv
= The City u{Cmd operates the public wastewater system.
= The wastewater treatment plant at the immedizte southeast cormer of the industrial park.

s The treatment plant has an average treatment capacity of 0.83 million galions/day (MGD). The paak
treatment capacity of the systemn is 0.99 MGD.

+ fin existing 10~ sanitary sewer line is located slong the narth property line of the Cover Addition
parcel in the industrial park.

+ fn existing 16 sanitary sewer is locsted along the east property line of the industrial park.

Telecommunications

*  The Corad Telephane Company [CTC) i a privately owned provider of tedecommunication service ta
the City of Cozad,

+ T has recently undertaken a major upgrade to the system with the installation of Fiber to the
Home [FTTH) technology. The technology significantly increases the available bandwidth and
redundancy for residential and cormmercialfindustrial users in Cozad.

Environmental

® A Phase | Environmental Site A
the industrial park parcels.

= The m:uwemmayufﬁ: Fhas: 1 EAmr.thed that
summary nF dﬂmﬂﬂrulndudad b=|uw. for additional information :\dﬂm:: the Fhas= 1 ESA

document,

[ESA) was { by Dlszon A

in July 2011 an

»  Tenneco is located upgradient of duemmem property. This facility is under RCRA investigation
and diation for VOC ion in the groundwater. The groundwater at the amemment
property has VOC contamination amociated wnﬁ the Tennaco lan1ny This contaminated
groundwater iz a REC.




Lesson Learned ... The Case for Site Assessment
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What We are Seeing . .. The Case for Site Assessment

Lack of Site Control

Unidentified Utilities Capacity

Misunderstood Permitting Requirements
Unclear Transportation Service and/or Access
Ineffective or Inefficient Platting
Improper Zoning

Incompatible Peripheral Uses
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Site Preparation Benefits

Infrastructure Increase
Readiness Negotiating Power




Optimizing Development Potential — Site Planning

S|te Ana|ysis « Mitigation of encumbrances

: : « Consideration of options
Flndlngs * Review of economic targeting

 Creation of site plan alternatives
 Finalization of site master plan

» Assessment of zoning and land use policies
» Uncover anticipated permitting issues

Master Planning

Costing and » Determine logical phasing patterns
» Assess costing for build-out

Phasing Options [ |dentify funding options



Site Planning Benefits
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The Importance of Site Planning

Blair South Industrial Site, Blair, NE
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Preliminary Site Planning




Lincoln Air Park Rail Campus
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Lexington 80 Acre Industrial Site
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Gothenburg Rail-Served Large Tract Site
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Fremont Technology Park
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Seward/Lincoln Regional Rail Campus'
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What We Are Seeing . . . The Case for Site Planning

No Site Plan

Mismatched Targets
Unidentified Timelines for Build-Out
Lack of Logical Site Development Phasing
No Alignment of Infrastructure Needs to CIP

Lack of Investment Protection
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Site Preparation Benefits

Optimize
Development
Potential

Infrastructure
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Case Study: Biofuels Company

$500 million in initial CapEx

Water capacity critical
Truck traffic increased
Rail access needed

Infrastructure key to incentives decision-making
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Case Study: 1,500 Acre Site — Overlay Zoning

Special overlay district for industrial

Conditional use permits not available
Public process exhaustive

Site assessment key to mitigating potential time-to-production
Issues

O\ oOLSSON

ASSOCIATES



Case Study: Targeting Mismatch

3,250 acres

Targeting plastics and resins manufacturers
Natural gas critical input

Infrastructure plays a role in viability
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Case Study: Funding of Site Development

Owned by EDC

Assessment and master planning complete
Understood timelines and infrastructure costs

Site preparation assessment leads to inclusion of timeline In
local CIP for priority infrastructure funding
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Site Preparation Benefits

Optimize
Development
Potential

Increase Enhance
Negotiating Power Marketability

Infrastructure
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“When it comes to data, location consultants find a

good portion of what they need on the Intranet and

through private providers before they ever come
knocking on your door.”

Jay Garner
Garner Economics, LLC and Past Board Chair, IEDC
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“The main crisis in economic development today Is
Irrelevance . . . “

Rick Weddle, Measurement Radical Marketing
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Marketing for Site Selection

Fact: [V hat makes

Elimination is your sife
the game. stand out?

Fact: How d
Site searches m;;féezy'z%

begin and end sites 1o the
without your unknown?
knowledge.

Fact: * How do your

Positive first sifes benchmark

impressions are [EELE N
vital compefifor sifes?
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Norfolk 160 Acre Site Marketing Map

BOUNDARIES

MNorfolk

. I'=
160 Acre Site .

Oraha Avenie
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Fremont Technology Park Marketing Information

OVERVIEW

REMONT

chnology Pork

r.»bgy reloied busine
sl 3 just 35 rminuh
1 and the Eppley Aifield Omaha Arport.

The City of Fremont offers OggRessive iocal incenfives, and he Nebrasa
Depatment of EConomic Develonmeant, Tougn ths Nebiasko Aovarage
Frogram, 1as some of e MesT SoQISsEive KX NCENIves in Me nanon.

The sites i3 senved by @ fing fed maundont ana reicnie 698 TOnsmission
e for power fhat is owned and operdied by the Cify of Fremont wiln
some of he lowest cost per KWh in e nation. The: electical syshem has
Deen ioted 05 excelent by ool industies ous 10 it ieobiity and senace.

The sife: hos occess fo @ minimum of four fekecom fiber cames with ring
fed redundant fiber enfrances info the: ste. Al four camers are copable of
Droviding Up 10 10GDES of Dandwidin 10 the Ste. Two of he comcrs con
supeor Mmulfive 106G0ps cifcuis 1o the e,

Fremont has @ stiong, well educaied worndoice. Metropaifan Community
Colege in Fremont offers 0 dofa cenler management deres prognam
hat hons shucdenis on voscus aspects of doha cenfer design and
managermentand has a hands-on working dafa conser lab for real wodd
Taining 1o 15 shudents. The Colepe oifer e first of it nd tee veor oegres
EFOONOT N QREssn OO SENAST MaNQoSrEant it DAMMENIc Wit B

Fremontt cifers a high qualty of B wih a low cost of Iving. Siafegically
locoied at the clossioods of maor highway inis, rescdents o aoic 1o
reach fhe cownfown areas of Lhcoln ond Gmana in less than an hode
With 0 popuidtion of 26,397 nesicents, Fremont 5l Nos a smal Town feel
With OCCEss 10 west Omand in just 20 minutes, resicents con enjoy me
Cuieal acvantoges of O Dig oW,

REMONT

wchnology Parks

ZONING

The City of Fremont nas soecial ond owenay cismicts, inchuding Mixed
Uss Disinct (MU), which dliows for minor modification fo the reguldions
of the base zoning disiict  The Mxed Use Disiict requirss mied wse
plan and a mixed use agreemnent o be developed. These agreements
must be gopoved by e City Council This mechanism aliows #or minos
medificgion of the base 2oning disMct reguaticns when appopnane 1o
odapt fo a special cose scenaic.

Froper; adiocent to the Framont Technology Fark: is cunenthy zoned as follows:

A
— GEreaterFREMJINT
T

- CRBLCrMENT COBMEE

Fremont, being part of e only public power siafe in the couniny, has
some of the iowest electic mes i the nation. The slechicd sem hos
besan noted oz eelent by 000l Nousmes for reiabiity ond senice. The
Fremont Technology DOk is ing fed with &8 kW honsmission ines, and
voitoges avoiobic for senice within e Technology Fark are 65K, 13.8
KV, free ohase 120/208v of hiee phase: 277/460, ang os wel as 120240
singie: phase.




Phase lll: Virtual Builld-Out




What We Are Seeing . . . Site Prep is Crucial to Site Marketing

Inaccessible Site Information

Marketing Efforts that Proceed Diligence Assessment

Mismatched Incentives
Misidentified Decision-Maker
Inability to Visualize Development On-Site

Lack of Polished Presentation of Facts
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Effective planning and preparation for primary
development is crucial to securing opportunities.

Municipal revenues from primary development are
worth the planning efforts and impact the success of
all other forms of local development.
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Olsson Assoclates

Your Partner in Strategic Design

Courtney Dunbar, CEcD, EDFP
Olsson Associates

2111 South 67" Street, Ste. 200
Omaha, NE 68106

402.938.2432 — or — 402.201.8822
cdunbar@oaconsulting.com
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