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Sean . Proposed Action and Alternatives;
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Christy (with honors); M.C.R.P City an_d Reg_ional Propose_d Action an_d AIternatiyes;
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B.A. Geography; M.A. Physical Geography; 34
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government.
Mary B.S. Meteor_ology; M.S. E_nvironmental Scier_1ce _ _
Kaplan (Atmospheric Concentration); 6 years experience Resource Area Leader - Air Quality.
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Social & Environmental Associates.
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Darlene Engineering; 21 years experience in Radioactive Waste Sections. Review of
Stringos- environmental engineering, site assessments and previous environmental dOCLlJmentation
Walker investigations, remedial design of waste sites, and site visit

ISO 14001 Lead Auditor Certified. '
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B.S. in Biology; M.S. in Oceanography; 35 years Resources Lead. Data gathering;

Rich Muller experience in environmental impact assessment analysis; report writing; response to
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preparation of Land Use and
Transportation sections.
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federal, state and Tribal governments.
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Daniel M.A. Geography; 25 years of experience in
M applying GIS to NEPA, natural resource studies, GIS/ Mapping Lead.
oreno i X . .
and military installation mapping.
. B.S. Business Administration; 3 years experience
Elizabeth . . . : .
in socioeconomic data gathering and Support/ document review.
Pratt . oo . .
environmental analysis including BRAC properties.
James M.S. I.EnV|ro.nment.aI Englneerlng;. 30+.years Air Quality and Noise assessments.
Wilder experience in environmental engineering.
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AAP
ACHP
ACM
ADNL
amsl|
AOC
AQCR
AQRV
Army
AST
ASTM
Base Closure Act
BEA
bgs
BRAC
CAA
CDNL
CEQ
CERCLA

CERFA
CFR
CoO
CWA
dB

dBC

dBp
DBCRC

DNL

Army Ammunition Plant

Advisory Council on Historic Preservation
Asbestos-containing Material

A-weighted day/night sound level

Above Mean Sea Level

Area of Concern

Air Quality Control Region

Air Quality Related Values

U.S. Department of the Army

Aboveground Storage Tank

American Society for Testing and Materials
Defense Base Closure and Realignment Act of 1990
Bureau of Economic Analysis

Below Ground Surface

Base Realignment and Closure

Clean Air Act

C-weighted day/night sound level

Council on Environmental Quality

Comprehensive Environmental Response,
Compensation and Liability Act

Community Environmental Response Facilitation Act
Code of Federal Regulations

Carbon Monoxide

Clean Water Act

decibel

C weighted Sound; suitable for use when the ear is
exposed to higher sound levels

Decibels above one picowatt

Defense Base Closure and Realignment
Commission

Day-Night Noise Level
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DoD U.S. Department of Defense

DZI Day & Zimmermann, Inc.

EA Environmental Assessment

ECP Environmental Condition of Property

EDC Economic Development Conveyance

EIFS Economic Impact Forecast System

EIS Environmental Impact Statement

EO Executive Order

ER,A Environmental Restoration, Army

ESA Endangered Species Act

ESCA Environmental Services Cooperative Agreement
ETA Early Transfer Authority

FAR Floor Area Ratio

FEMA Federal Emergency Management Agency
FHWA Federal Highway Administration

FNSI Finding of No Significant Impact

FPPA Farmland Protection Policy Act

FY Fiscal Year

GOCO Government-Owned, Contractor-Operated
HEBG High Explosive Burning Ground

HEDG High-Explosive Demolition Ground

HUD Department of Housing and Urban Development
IAP Installation Action Plan

ICRMP Integrated Cultural Resources Management Plan
ICUZ Installation Compatible Use Zone

INRMP Integrated Natural Resources Management Plan
IPMP Integrated Pest Management Plan

IRP Installation Restoration Program

IWTP Industrial Wastewater Treatment Plant

kv kilovolt

kVA kilovolt-amperes

kWH kilowatt hours
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ACRONYMS AND ABBREVIATIONS
Environmental Assessment for Disposal and Reuse of
Lone Star Army Ammunition Plant and Red River Army Depot, Texas

LBP Lead-based Paint

Leq Equivalent Noise Level

LIR Low Intensity Reuse

Lpeak peak noise level

LRA Local Redevelopment Authority

LRS Lone Star Railcar Storage Company
LSAAP Lone Star Army Ammunition Plant

MEC Munitions and Explosives of Concern
Mgd million gallons per day

MHIR Medium-High Intensity Reuse

MLIR Medium-Low Intensity Reuse

MLRS Multiple Launch Rocket System

mm millimeter

MMRP Military Munitions Response Program
MOU Memorandum of Understanding

MSA Metropolitan Statistical Area

NAAQS National Ambient Air Quality Standards
NAICS North American Industry Classification System
NCA Noise Control Act

NEPA National Environmental Policy Act

NHPA National Historic Preservation Act

NOx nitrogen oxide

NPDES National Pollutant Discharge Elimination System
NPL National Priorities List

NRC Nuclear Regulatory Commission

NRCS Natural Resource Conservation Service
NRHP National Register of Historic Places
OB/OD Open Burning/Open Detonation

OSHA Occupational Safety and Health Administration
oTC Ordinance Training Center

PA/SI Preliminary Assessment/Site Investigation
PCBs Polychlorinated Biphenyls
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pClI/L
PM10

PM2.5

PMP
PSD
ppm
PSS
PVC
RAB
RCRA
RDX

RFI
RO

RRAD
RRAD-WEP
RRCP
RRRA
RTV
SHPO
SPCC
SWEPCO
SWMU
SWPPP
TCEQ

TES

TNER
TNRCC
TNT
TPDES
TPWD

picoCuries per liter of air

particulate matter measuring less than 10 microns in
diameter

particulate matter measuring less than or equal to
2.5 microns in diameter

Pest Management Plan

Prevention of Significant Deterioration
parts per million

Palustrine Scrub/shrub

Polyvinyl Chloride

Restoration Advisory Board

Resource Conservation and Recovery Act

Cyclotrimethylenetrinitramine (Research Department
Composition X)

RCRA Facility Investigation

Region of Influence

Red River Army Depot

Red River Army Depot western excess property
Red River Commerce Park

Red River Redevelopment Authority

Rational Threshold Value

State Historic Preservation Office

Spill Prevention, Control and Countermeasure
Southwestern Electric Power Company

Solid Waste Management Unit

Storm Water Pollution Prevention Plan

Texas Commision on Environmental Quality
Threatened and Endangered Species

Texas North Eastern Railroad Service

Texas Natural Resource Conservation Commission
Trinitrotoluene

Texas Pollutant Discharge Elimination System

Texas Parks and Wildlife Department
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tpy
TSCA
USACE
USsC
USEPA
USFWS
UST
vOoC
pg/m3

tons per year

Toxic Substance Control Act

U.S. Army Corps of Engineers

United States Code

U.S. Environmental Protection Agency
U.S. Fish and Wildlife Service
Underground Storage Tank

Volatile Organic Compound

micrograms per cubic meter
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Lone Star/Red River Reuse Master Pien April 2007

] 2 / SITE REDEVELOPMENT PLAN

A. INTRODUCTION

The site redevelopment plan described in Chapter 12 is designed to achieve the economic
development goals articulated by the Red River Redevelopment Authority Board of Directors, the
teadership of Bowie County and the surrounding communities. This is a seminal project for North
East Texas and the region’s civic leadership is committed to the long-term success of this effort.

The site redevelopment plan describes the future land use, land parcelization, development
phasing and conveyance strategy for both facilities over the next 15 years. This section aiso
includes an estimated range of future utility and infrastructure costs to prepare each site for reuse.
These key reuse assumptions are then modeled in a 15-year financial proferma, which projects
future revenues, operating expenses, and debt service payments.

Given the shear size of the two facilities, the RRRA must manage is resources wisely and
selectively reinvest in areas that have the potential to capture private investment and create jobs.
This wili be accomplished through o cooperative agreement between the Army, Day and
Zimmerman, Bowie County, and the Red River Redevelopment Authority. The site redevelopment
pian is the foundation on which all future agreements and business decisions wili be made.

B. SUMMARY OF MAJOR FINDINGS AND CONCLUSIONS

® The northeastern portion of the Lone Star property is tentatively being designated for yse
by the current government contractor at Lone Star, Day and Zimmerman, Inc. The current
land use plan assumes that roughly 2,213 acres would be made available to their
operations, east of Central Avenue and north of Old Boston Road.

" With the existence of the Texas Northeastern Railroad (TNER) short-line extending west
from Texarkana at the property's northern boundary, the Lone Star facility has access to
both the Union Pacific and Kansas City Southern rail lines. This creates potential
opportunities for large warehouse and distribution users.
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Mexico, has been estoblished by the Kansos City Southern Railroad and creates o
potential market opportunity for the Lone Star facility,

= Indusirial/General - The northeastern portion of the Lone Star property is tentatively
being designated for use by the current government contractor at Lone Star, should they
decide to continye their on-site operations. The current land use plan assumes that roughly
2,213 acres would be allocated to their operations, east of Central Avenue and north of
Old Boston Road.

The RRRA would maintain open public access to Central Avenve and DZI would locate
within a new secured fence line. A 93-acre parcel with frontage along U.S. Highway 82
would also be clossified as industrial general and could be utilized by DZI as their
administrative headquarters. Another 1,601 acres south of Old Boston Road has also
been designated for future industrial uses, and could be used to accommodate DZI's future
operations or other companies that might want to locate here.

@ Commercial/Industrial - The conceptual land use plan also calls for approximately 352
acres for commercial/industrial use, primarily for complementary commercial operations to
serve the future needs of people warking at the Lone Star facility, as well as those living
in nearby communities such as Leary and Hooks. The potential for commercial uses is
created by the proposed construction of o new interstate highway (1-69) through the Lone
Star property. U.S. Highway 59, which connects to southern Mexico and the Houston
metropolitan areq, creates a highway corridor through east Texas, which passes through
Texarkana, TX. Since the precise right-of-way for the new Interstate 69 in Bowie County
has not yet been decided, the consultants have identified two potential highway corridor
options through Lane Star that would bring the new highway either along the far eastern
edge of the property or directly through the middle (west of Central Avenue), which would
open up future development opportunities around two new interchange locations.

= Landfill - The existing landfill operations located in northwest portion of the site (Area A),
west of Washington Avenue, are planned for continued use and could become a more
convenient and perhaps lower cost municipal fandfill option during the site remediation
phase. Eventually, the facility cauld be used by companies located at the Lone Star
property and perhaps could serve the future landfill needs of nearby communities.
Approximately 625 acres have been set aside for these operotions.

® Future Industrial - The existing storage igloo and magazine storage areas {Areas T, U, V,
and W) are located in four parcels throughout the property covering roughly 1,584 acres.
These areas have been designated for future industrial uses, primarily due to the high cost
of removing the reinforced bunkers {as much as $60,000/unit by some estimates), and the
availability of other developable land areas. The plan does not anticipate the need to
develop these areas within the foreseeable future, and new development will be
encouraged in adjacent areas, untit which time, future demand justifies the cost of
removing these bunkers.
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® Forest Management Area/Future Industrial - The largest single land use designation is
classified as forest management area/future industrial, which covers more than 4,040
acres and is located south of Old Boston Road and west of Central Avenue, extending to
the far southern boundary of the Lone Star property. This land is being reserved for
future industrial uses, but its predevelopment function will be as o forest management
area, where timber resources will be managed and harvested, and the revenue from
timber sales will be used to pay for future infrastructure investments (e.g., rail and road
replacement and repair, utility extensions, ete.}. Until which time when this area would be
needed for economic development, the RRRA intends to manage the timber resources in a
responsible and sustainable manner. Without the potential revenue from timber soles, the
RRRA would not be able to reinvest in the property at a level sufficient to redevelop the
site as described in the reuse master plon.

5  Hazardeus Materials Landfill — A 490-acre parcel locoted at the southern eastern end of
Central Avenue is designated as a hazardous materials landfill. This orea is currently
identified os the High Explosive Demolition Grounds and contains opproximately 100
acres. Another 22-acre ashestos landfill is locoted at the far southeast corner of Parcel
L33 (Parcel L36). The RRRA proposes to retain this facility for use during the
environmental remediation phase.

c.) lond Parceilization Plan

The land parcelization plan illustrates a general lotting scheme for the redevelopment of
LSAAP (Exhibit 12-2). Some of the large land use areas with the greotest redevelopment
potential have been subdivided into smaller and more marketable development sites to
accommodate the types of companies thot will be recruited by the local redevelopment
autherity.

@ The centerpiece of the redevelopment will be o regional warehouse/distribution center
within o foreign trade zone. Sixteen separate parcels (L1-L16) comprise the 2,705-acre
warehouse/distribution areaq, with development sites ranging in size from 89 acres to 300
acres. The central location for future distribution uses is likely to be located between
Fourth ond Fifth Streets ond between Washington Avenue and the proposed highway
right-of-way running through the middle of the site. Lone Star's trunk utilities ond moin
access roads create an internal loop system that currently serves Areas B, C, F, F, G, H
(See: Exhibit 2-2). In order to support new development, utility laterals ond access roads
will hove to be extended into the interior of these porcels.

This central area, which contains over 1,985 acres (Parcels L7-116) and is served by rail,
could support the largest of warehouse and distribution users. Even at a very low floor-
area-ration of 5%, this area could support neorly 4.3 million squore feet (SF) of building
space, depending on the site layout. At a more realistic FAR of 13%, the area could
support more than 11.2 million SF of space, which would put it on par with some of the
largest distribution centers in the Southwestern U.S,

Parcels L17 and L36 (647 acres} contains existing londfill operotions ond the RRRA would
continve operating these facilities as a municipal ond asbestos landfill. Approximotely 22
acres {Parcel L36) at the northwest corner of the intersection of Old South Boston Rood
and the proposed interstate is the registered (non-permitted) Eastern Active Landfill. This
landfill contains construction waste and asbestos. Approximately one million pounds of
asbestos from RRAD have been disposed in separate asbestos cells in the Eastern Active
Londfill, and additional cells can be constructed os needed. In each of the production line
areas, asbestos, lead paint, and universal wastes will need to be removed from the
structures prior to MEC clearance. The Red River Redevelopment Authority (RRRA) intends
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fo continve to operate the Eastern Active Landfill, and propeses that all asbestos and
general building debris created during the remediation phase at LSAAP be disposed in
this {andfiil.

®  Parcels L25-128 comprise the 4,040-acre forest management /future industrial area, which
has not been subdivided info smaller parcels, given the fact that it is not expected to
develop in the foreseeable future. This area will become an actively managed and
renewal forest and will provide predictable timber revenves in support of future
infrastructure investments in the northern portion of the property. However, it should be
noted that the forest management area is not the only location where timber will be
managed, harvested and reforested. Similar practices will occur throughout both Red
River and Lone Star properties, however, other timbered areas may be eventualy
redeveloped earlier given their location and their access to roads and utilities. The RRRA
proposes to utilize plantation cutting practices in the forest management areas and to
harvest timber on a 35-year rotatian cycle.

® Parcels L29-L31 include three commercial/industrial parcels totaling 352 acres iocated
near a proposed interchange of the future Interstate 69. If the interstate right-of-way
does not come through the Lone Star property, these parcels will be marketed to industrial
vsers.

® Parcels L18-L24 include above ground magazine and storage bunker areas and other
areas that are not expected fo redevelop in the foreseeable future. The construction of a
new interstate might increase the value of these parcels encugh to justify the cost of
removing the magazines/bunkers. These parcels contain approximately 2,259 acres of
future industrial land that will not likely be needed for development during the first three
phases.

® Parcels 132-134 contain approximately 3,907 acres of industrial general land. As
mentioned previously, parcels L31 and L32 (2,306 acres) are tentatively planned as Day
and Zimmerman's future operations center and production area, should they decide to
confinue their on-site operations.

@ Parcel L35 equals 490 acres, including a 390-acre safety buffer around the existing 100-
acre High Explosive Demolition Grounds. Past demolition activities in this area hove
created a kick-out zone of exploded ordnance and material fragments have been
disbursed info the adjacent forest. In the future, MEC contaminated soils from other
remediated dareas on the faciiity will be excavated and disposed onsite in L35. It is
estimated that the disposal of contaminated materials at Parcel L35 will save the Army
tens of millions of dollars during the environmental clean-up phase due to reduced
transportation and soil treatment costs, as well as fipping fees in approved off-site
landfills. Once remediation work has concluded, this site will be permanently capped and
secured from public access. In addition, no timber harvesting will be permitted in the kick-
out zone as a public safety measure,

" Parcel L38 contains 100 acres and will be set aside as a potential right-of-way for the
propased Interstate 69 corridor. While na decision has been made about the future
location of the 1-69 corridor in Bowie County, this right-of-way will be reserved along the
eastern border of the property. In the event that the interstate is not constructed at this
location, this area will be retained as a buffer zone between future industrial uses at
LSAAP and adjacent privately-owned properties.
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In addition to the development of Parcel L7, the existing landfill at Parcel L17 (Area A)
will continue to operate as a municipal fandfill and will help reduce disposal costs during
site remediation phase. While this facility will not receive hazardous materials, the facility
is a RCRA-D permitted landfill currently permitted to serve the needs of LSAAP and RRAD.
This facility is a Type 1 landfill capable of accepting municipal wastes and Class Il
industrial wastes, including materials contaminated with up to 1,500 ppm total petroleum
hydrocarbons (TPH). This landfill is reported to be approximately 10% full, and there is
ne expiration date for the existing landfill permit. As this time, it has not been determined
if the landfill will be opened to accept the waste stream from adjacent municipalities, but
that may be o possibility. Parcel L33 {2,213 acres) has been designated for DZi's
continued operations if they should decide to remain at LSAAP.

Phase 2 will include the central warehouse /distribution area defined by Parcels L8-L14.
While this large area is not likely to be fully developed during Phase 2 (Years 6-10), it is
anticipated that the RRRA will be able to prepare these parcels for redevelopment during
this period and atftract several new warehouse/distribution users. The utility and
infrastructure investments leveraged by the construction of the ethanol plant(s) in Phase |
will prepare this area for redevelopment. In addition, the southern portion of Parcel L17
would be included in Phase 2, if additional landfill space is needed.

Phase 3 would include the northern most warehouse/distribution parcels fronting U.S.
Highway 82. Five parcels ranging in size from 89 acres to 143 acres and totaling 583
acres would be fargeted in Years 11-15, This are smaller parcels served by rail,
however, these parcels are also impacted by the presence of the Texas Northeastern
Railroad short-line that runs along the southern edge of Highway 82 and potentially
restricts access to these sites from the highway. Obtaining rail crossings and access points
to each one of these development sites off Highway 82 is not likely to happen given
railroad safety concerns. That will require users to access these sites from Fourth Street,
which maybe viewed as less convenient by some companies.

= Alternative Development Phasing Plan - In the event that the ethanol plants are not
constructed at Lone Star, the reuse plan contains an alternative phasing plan that assumes
a more madest investment and development scenario (Exhibit 12-4). Under this scenario,
it may take several years to position Lone Star as a regional, multi-modal
warehouse /distribution center and in the interim, the property may attract development
tevels similar ta those experienced at the Red River Commerce Park, which is also being
marketed and developed by the Red River Redevelopment Authority (RRRA). Of course, if
targeted companies were attracted early in the redevelopment process, the utility and
infrastructure investment program would be accelerated based on available cash flows.
However, the RRRA would not anticipate making these upfront investments on speculative
basis.

Phase | would begin at Parcels L&, L11 and L16, which is an area that is currently served
by ali essential utilities and infrastructure. Given the poor conditian of the sewer lines and
the likely contamination underlying much of the sewer collection system, miles af old, clay
tite pipe may have to be replaced as new development extends dawn Fourth and Fifth
Streets in the future. During the environmental remediation phase, it is likely that some
soils below cracked and open sewer lines have been contaminated with hazardous
residues washed from the munitions productian lines into open sewer drains, These
frenches may have to be remediated and the old sewer lines removed. However, the
alternative development phasing plan assumes that minimal sewer replacement will be
required during Phase |, since the main trunk line that runs down Central Avenue from the
sewage treatment plant is newer PVC collection line and does not have to be replaced ot
this time.
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Parcel L33 (2,213 acres) has been designated for DZI's continued operations if they
should decide to remain at LSAAP.

Phase 2 contains nine parcels {L7-L10, L12-L15, and the southern half of Parcel L20)
totoling approximately 1,981 acres. Phase 2 (Years 6-10) would include utility and
infrastructure investments along Fourth Street to prepare the central part of the property
for larger warehouse and distribution users. In oll likelihood, the upgrading of rail
infrastructure maybe needed during Phase 2 depending on the size and type of users
attracted to this area. The southern 325 acres of Porcel L17 would allow for additional
municipal landfill operations depending on the existing capacity of the active landfill
(Area A) at that time.

Phase 3 under the alternative scenario is essentially identical to the preferred
development phasing plan.

2. Red River Army Depot Western Excess Property (RRAD-WEP)

Unlike the Lone Star facility, the RRAD is largely untouched and does not include any existing
production-related structures, utilities, or major infrastructure improvements. As such, the property’s
3,835 acres are not well positioned to support development in the near-term. The following
section describes the future redevelopment plan for RRAD-WEP and the challenges that must be
addressed to achieve economic development benefits at this location,

a.) Site_Access

Primary access into the Red River excess property will occur off U.S. Highway 82
approximately 2,200 feet from the intersection of State Highway 8 and Highway 82 and
about 1 %4 miles from Exit 201 of Interstate 30. A secondary access point is proposed along
Highway 8 approximately 2 miles south of the Interstate 30 interchange.

b.] Conceptual Land Use

The conceptual land use plan far the Red River property identifies four primary land uses for
the 3,835-acre property {Exhibit 12-5). Similar ta the Lone Star property, the land use plan
reflects the RRRA’s desire to generate economic development benefits at this location.
However, it should be reiterated that the potential existence of wetlands or wetland soils on
the Red River property could greatly impact its development potential. As presented in
Chapter 4 of this report, previous wetland investigations have identified o variety of wetland
soils running north to south through the middle of the western excess property. While the
designation of jurisdictional wetlands is beyond the scope of this report, it is recommended
that additional field investigations be conducted in the future to determine the extent of
wetland conditions on both properties.

* Commercial/Industrial ~ Approximately 75 acres have been designated for
commercial /industrial uses at the corner of U.S. Highway 82 and State Highway 8 in the
City of New Boston, TX. This corner location offers commercial highway frontage that
could support 500,000 to 1,000, 000 square feet of commercial building space at a 30%
floor-area-ratio.  While local market demand is not likely to support a large scale
commercial development in the near future, New Boston officials support the expansion of
higher value commercial uses at this intersection.
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Office/Flex Space — As the City of New Boston grows and redevelopment occurs at
LSAAP, the demand for support office space, repair shops, machine and mechanic shops,
and contractar yards will increase to support the business operatians at Lone Star. To
meet this demand, the conceptual land use plan designates 205 acres for office and flex
space operations. Flex space o type of building designed to be versatile, which may be
used in combination with office, research and development, quasi-retail sales, and
including but not limited to industrial, warehouse and distribution uses. A typical flex
building will be one or two stories with at least half of the rentable area being used as
office space, have ceiling heights of 16 feet or less, and have some type of drive-in door.
Because of lower lease rates ($3 to $4 cheaper than single-story office space), flex
buildings have been viewed as budget space, but now companies increasingly are
utilizing this type of space to address specialized needs.

Industrial General = Four parcels consisting of approximately 1,447 acres have been set
aside for general industrial uses, primarily smaller-scale, light industrial operations. Uniike
the Lone Star property, which will be planned ond marketed to attract large and very
large users, the RRAD-WEP will be marketed to regional companies. The presence of
streams and wetland soils could severely impact portions of the industrial general
properties, particularly those parcels fronting Highway 82.

Forest Management Area/Future Indusirial — The forest management /future industrial
area consist of two large parcels tataling 1,834 acres. Both parcels currently are
impacted by the presence of storage bunkers, streams, and unknown wetlands. These
conditions could increase the cost of, or even prohibit, future development activities. As
such, the property will be managed for its timber resources. The revenues generated by
timber sales will be used to make utility and infrastructure improvements to other
developable areas on the property.

¢.) Land Parcelization Plan

Exhibit 12-6 contains the land parcelization plan for the Red River excess property. The plan
divides the 3,835 acres info nine separate parcels and four land uses. Development parcels
range in size from a t4-acre commercial parcel at the north entrance of the site to a 1,313-
acre forest management/future industrial parcel at the far south. The RRAD-WEP does not
have an existing system of paved roads but rather gravel patrol roads. As such, each
development site will require new access roads in most cases.

Parcels RT and R2 comprise 75 acres and are designated for commercial/industrial uses.
These two sites will front on a new access road called Walnut Road that will enter the site
from Highway 82.

Parcel R3 is a 205-acre parcel designated for office/flex uses. Access to Parcel R3 will
be accessible from Highway 8 and from the proposed new access road off Highway 82.

Parcels R4-R7 consist of 4 larger parcels ranging in size from 291 acres to 465 acres. A
total of 1,447 acres are designated for industrial general development. These parcels
can be accessed from Highway 82 (Parcels R4 and R5), a new access road from Highway
8 {R6 and R7) and through a series of internal patrol roads that will require paving.
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® Parcels R8 and R? are designed as a future forest management/future industrial area
and is comprised of 1,834 acres. These parcels will be accessed by existing patrol roads
and internal logging reads.

d.} Development Phasing Plan

A three-phase development plan has been prepared for the Red River property, but future
development will depend largely on market demand and the cost and benefit of extending
utilities and infrastructure to these parcels (Exhibit 12-7). The ability of the RRRA to extend
sanitary sewer fo RRAD-WEP will be constrained by cost factors, since the far eastern edge of
the excess property is several miles west of the existing Red River Commerce Park. These
limitations may require the RRRA to negotiate with third parties (City of New Boston, TWU or
other providers} to provide water and sewer service.

® Phase 1 (Years 1-5) — Parcels R1 and R2 have the greatest potential for development,
primarily due to the availability of nearby utilities and infrastructure along Highway 82.
Locat commercial demand will determine the development pace of these parcels.

@  Phase 2 (Years 6-10) — Phase 2 includes Parcel R2 designated for office and flex space.

® Phase 3 (Years 11-15) — Phase 3, which includes Parcels R4 and R5, will be developed in
later years for general industrial uses. Given the competition for industrial uses created
by the redevelopment of LSAAP, it may take longer for industrial absorption to occur at
Red River.

All remaining parcels at Red River are designated as long-term, future development areas
beyond Year 15.

D. UTILITY IMPROVEMENT PLAN

The redevelopment of the LSAAP and RRAD-WEP facilities site to commercial and industrial uses
will require a significant investment in the upgrade and expansion of major utility systems and
infrastructure. The proposed upgrades are shown on the Proposed Utility Location Map (Exhibits
12-8, 12-9 and 12-10) for both the LSAAP and RRAD-WEP sites. The following section highlights
the range of improvements that might be required in order to achieve the proposed development
vision.

1. Wastewater Colleciion and Treatment

a.) Lone Star Army Ammunition Plan
The main trunk-line at LSAAP can be used for the continued outflow and treatment from RRCP
and RRAD to the WWTP. All laterals at LSAAP require abandonment due to deteriorated
condition and environmental impacts. The WWTP requires upgrades to maintain capacity,
improve treatment and meet new permit limitations.

A new WWTP is needed to address the requirements of any new users during redevelopment,
The capacities and treatment capabilities will need to address these new commercial and
industrial users. The new WWTP will be strategically sited to allow the following:
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@ Streamlined permitting since the discharge will not fiow inte a water supply reservoir,
@ The elimination of several fift stations so that system operates by gravity, and
®  The elimination of several miles of sewer main and associated 1&! concerns.

The planned upgrades fo the existing WWTP to meet new permit requirements are estimated
to range from $2.2 million to $2.6 million. To construct & new 1.5 MGD WWTP to serve new
development is expected to cost in the range of $3.3 million to $3.6 million (Table 12-1).

Gravity sewer main construction necessary to support future development will be performed in
a phased approach. Based on a strategically located central WWTP, three primary sanitary
sewer main branches will be needed as follows:

% A branch to serve the northern halves of Areas B, C, E, F, G and Areas BB, D and L,
which is estimated to cost $2.0 million to $2.4 million (Exhibit 12-8 and 1 2-9).

® A branch to serve the southern halves of Areas B, C E F, G and Areas H and V, which
is estimated to cost $1.8 million to $2.2 million.

® A branch to serve the areas east of Central Avenve including Areas J, K, M, N, P, Q, R
and §, which is estimated to cost $2 million to $2.4 million.

The cost to construct these basic collection mains to these areas will range from $5.8 million to
$7 million, The cost does not include installation of service laterals which will be constructed
for specific users. The ultimate development of the southwestern portion of the site may
require an additional main frunk line to that area for which costs have not been estimated.

The cost to provide wastewater treatment and collection to such a large area is extremely
variable. In summary, a new WWTP is needed to replace the existing obsolete and poorty
focated treatment plant. The cost to extend mains from the new plant to the redeveloped
areas will be made on an “as needed” basis. The following table shows estimated costs for
redevelopment.

Table 12-1
Future Sewer Improvement Plan
Lone Star Army Ammunition Plant

ftem Description Cost Range

New WWTP New Plent 1.5 MGD $3.3 10 $3.6 miilion
Provide Gravity Sewer to the northern half of the production areas Phase { Sewer Replacements $1.8 to $2.2 million
Provide Gravity Sewer to the southern haif of the production areas Phase )i Sewer Replacements $2.0 to $2.4 million
Provide Gravity Sewer to the eastern side of the production areas Phase llt Sewer Replacements  $2.0 to $2.4 million

Source: MTG Engineers, 2007
Note: The scheduling of wastewater improvements can only be determined based on the pace and location of new users in the
redeveloped areas.
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b.) Red River Army Depot-West Excess Property

The RRAD footprint requires all new sewers. Connection to either the RRCP or New Bosten vig
lift station will be determined based on construction and operaticnal econemics. For smaller
users, lift stations and force mains to the New Boston system may be sufficient (Exhibit 12-10),
For larger or industrial flows, a new treatment plant or package system installed by the RRRA
will probably be the best alternative.

Because of the variable nature of the how and when this property will develop, it is difficult to
estimate the cost of providing sewer service to the area. Cost could range from $500,000 for
laterals, iift stations and force mains to $3.6 million for a new WWTP. |t is to be noted that
the heavier users of sewer will probably be located at the LSAAP site in order to not have to
duplicate the cost of providing additional WWTPs.

Potable and Raw Waler

a.) Lone Star Army Ammunition Plan

For LSAAP the main distribution loop with purchased water from TWU can be used for well
into the future. All service laterals ta the production areas will have to be abandoned due to
deteriorated condition and envirenmental impact. New service laterals can be installed by
RRRA based on redevelopment phases. For the southern area {below Fifth/Sixth Streets), a
new southern loop sheuld be planned.

Table 12-2 shows the redevelopment costs to provide water service to the interior of Areas G,
F. E and B. However, for future developments fronting Fourth Street, water service is
generally available at no additional cost to the RRRA. For all redevelopment purposes, the
RRRA will have to provide water service. It will be difficult to maintain chlorine residuals with
the large diameter mains and present water demand. Having RRRA as the singular service
provider for the LSAAP redevelopment will ensure the system integrity for ail users.

TWU operates a thirty-inch potable water line adjacent to the site. There is sufficient capacity
in its system to add heavy water users. Up to 5 MGD of treated water may be possible for
future industries. In addition about 100 MGD of raw water is available by permit from Lake
Wright Patman.

Tuble 12-2
Lone Star Ammunition Plant
Preferred Reuse Alternative - Water Service Redevelopment Costs

fem Description Estimated Cost
Provide Water Service to Area G Construct 12" Water Main (4,300 LF) $150,000 to $250,000
Pravide Water Service to Area F Construct 12" Water Main {5,000 LF) $200,000 to $300,000
Provide Water Service to Areg E Construct 12" Water Main (6,600 LF) $280,000 to $280,000
Provide Water Service to Area B None Needed for Flows < 1,000 gpm $1,500,000
Provide Water Service to Any Area For Flows > 1,500 gpm $1.0 to $1.5 million

Note: These improvements can be made independent of each other. Availability is approximately 1,000 gpm
Source: MTG Engineers, 2007
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b.] Red River Army Depot-West Excess Property

The RRAD-WEP footprint requires all new water lines which can be connected to the RRCP.
RRRA can coordinate providing water to this area for development. Because of the variable
nature of the how and when this property will develop, it is difficult to estimate the cost of
providing water service to the area. Cost could range from $250,000 to $500,000 far water
lines and fire hydrants to service a 400 acre commercial development. It is to be noted that
the heavier users of water probably will be located at the LSAAP site in order to not have to
duplicate the costs of providing large water capacity at both sites.

4. Electrical

a.) Lone Star Army Ammunition Plan

For LSAAP, the main distribution loop can be used well into the future. However, all service
lines to the production areas will have to be abandoned. New service lines can be installed
by RRRA based on redevelopment phases. The local electrical company, SWEPCQO, can
provide service to the area. Some issues exist in maintaining service to DZ| for the balance of
their contract while they locate to their final footprint. The RRRA can coordinate these logistics
with DZ} following early transfer.

b.) Red River Army Depot-West Excess Property

The RRAD footprint requires all new power lines. These will be connected to the SWEPCO
system from New Boston. SWEPCQ can provide the operation and maintenance to the system
in keeping with their PUCT regulations. A new substation on the RRAD footprint could assist
both the privatized area and expanding RRAD missions.

5. Natural Gas

a.) Lone Star Army Ammunition Plan

For LSAAP, the existing system cannot be operated by the local gas provider, Centerpoint
Energy Gas Transmission Pipeline, due to the age and type of construction. All service lines to
the production areos will probably have to be abandoned due to deteriorated conditions and
environmental impacts. New service lines can be installed by RRRA based on redevelopment
phases.

b.} Red River Army Depot-West Excess Property

The RRAD footprint requires all new gas lines. These can be connected to the Centerpoint
Energy's existing natural gas distribution system fram New Boston. Centerpoint Energy can
pravide the operation and maintenance to the system in keeping with their Texas Railroad
Commission regulations.

6. Storm Water

a.) Lone Star Army Ammunition Plan

Storm water permitting and management will be required based on specific use. There is
sufficient area on the LSAAP site far RRRA to pravide regional management as required.
Discharge monitoring and permitting can be undertaken based on development activity.
Annual budgets will be required to address maintenance activities for the creeks, roadside
ditches and culverts.

b.) Red River Army Depot-West Excess Property

Storm water permitting and management will be required based on specific use. There is
sufficient area on the RRAD site for RRRA to provide regional management as required.
Discharge monitoring and permitting can be undertaken based on development activity.
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Annual budgets will be required to address maintenance activities for the creeks, roadside
ditches and culverts.

E. TRANSPORTATION IMPROVEMENT PLAN

1. Road Maintenance Costs

Table 12-3
Lone Star Ammunition Plant
Annual Road Maintenance Costs

There are approximately 32 miles of
paved roads and 109 miles of unpaved
road. Road maintenance basically will

. ltem Description Estimated Cos{
be caretaker status untit redevelopment -
Th id h Repave roads 1.0 mile per year $100,000
OCC}JFS. _e COSf‘ fo . provide — the Regrade roads 4 miles per year $25,000
maintenance is described in Table 12-3. Replace cuiverts /ditches Annuai Cost $1C,000
This number will increase as the road Emergencles/Contingincies Annual Cost $15,000
system becomes fully utilized. Source: MIG Enginesrs, 2007

2. Rodad Improvements

As part of the redevelopment plan, new  1abke 12-3
road construction could be required in  Lone $tar Ammunition Plant
subsequen’r developmen’r phclses. Table Road Improvement Costs (to open southern portions of LSAAP)

. . . ltem Dascription Estimoted Cost

- i v
12-4 l.S a list of mpro en?enfs needed Old Boston Road {Cnsite) 4.3 miles of new road $6,500,000
to achieve redevelopment in subsequent o sovion Road {Offsite} 1.5 miles of new road $1,500,000
phases south of Fifth Sireet. The Old RRAD (SHS ta U582} 1.25 miles of new raod $1,250,000

Boston Road reconstruction 1s required in Source: MTG Engineers, 2007

order for the southern two thirds of

LSAAP to develop. This east/west road

will connect to FM 2148 on the east side. The off-site construction will occur between LSAAP and
the state road. For development north of Fifth Street, the existing road network is generally
serviceable to meet most user needs,

RRAD roads are comprised of a north to south road at the existing gate with an east to west
connection to Highway B. This road loop will open approximately 400 acres for development at
the northwest corner of the site.

3. Future Rail Concerns

The Union Pacific (UP) rail system is classified as main-line rail. In general shipping or freight rates
are less costly. In order fo use the UP connection located to the south near Redwater, UP has
suggested that significant rail upgrades and /or maintenance is needed. These are as follows:

@ Construct new switching at spur off main line for approximately $600,000.
"  Reconstruct UP spur into RRAD/LSAAP for approximately $2 milfion to $2 million.

One particular concern with using the UP spur is getting permission and security clearances to cross
a short section of RRAD at the southwestern part of LSAAP. If a decision is made to upgrade this
spur, RRAD, RRRA and UP will have to coordinate efforts. It is to be noted that between 1998 and
2001, UP brought three heavily loaded, 80-car unit trains per week through this connection
without the aforementioned improvements. At this time UP has not responded to information
requests as to the need for the above improvements (operational or maintenance),
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Table 12-5
Red River Commerce Park Existing Tenant Raster
1998.2007

Estimated Qccupied Year Started at
Tenant Industry Employment Square Footage RRCP
RRRA Municipal 7 2300 1998
Best Built Portable Buildings  Prefabricated Structures i0 17800 1999
Genova Products PYC Pipe Distributar 1 2576 2000
Oak Grove Golf Course Services/ Recreation 20 20000 2001
Lear Stegier Services Manufacturing 400 422745 2002
CAS Defense 20 15827 2002
URS Engineering Sves Industrict 15 34618 2003
Surpluss Plus Maintenance 15 31718 2004
Burns Picture Frames Househotd ltems 10 26000 2004
Express RX Pharmaceutical 20 235400 2004
Lindsey & Osborne Management 5 4800 2004
Green Valiey Trucking Trucking 1 0 2005
BAE Systems Technology 20 4000 2006
Quail Tools Manufactyring 20 40000 2007
Total - 564 621984 -

Seurce: leffrey Donchoe Associates LLC, 2007

2. Job Creatien Projections

However, the RRRA is opproaching the limit on the amount of development it can support in the
existing Red River Commerce Park. It is anticipated that the Commerce Park will achieve build-out
within the next three to five years. As the RRRA's available tand from the 1995 BRAC round
declines, the RRRA will re-focus this economic development effort to sites at the Lone Star facility,
The RRRA will continue its aggressive approach ta ecanomic development, working tirelessly to
expand employment epportunities within the regian,

Going forward, the RRRA will use a multi-pronged approach to the redevelopment of the Lone
Star and Red River properties. The RRRA has identified a four-part strategy ta pursve the

attraction of new jobs, retention af existing jabs and expansion of existing employers.

a.) Maintain Existing Jobs

First and foremost, the RRRA will focus on retaining existing jobs on-site. This mean working
with existing tenants at the Red River Commerce Park, as weil as ensuring that existing
employers on the Lone Star site have the opportunity fo continue operations, RRRA's first
effort in this regard was to create a redevelopment strategy which supports continued
operations for Day and Zimmermann {DZI). DZI operates the LSAAP on hehalf of the
government, and employs an estimated 275 people. The redevelopment plan allows DZi to
continue ifs operations, while focusing on the commercialization of its products and
technologies. In addition, other on-site tenants at Lone Star, such as Tec Linens, American
Dehydrated Foods, Munitions Tech Division and Lone Star Railcar  Services, employ
approximately 60 peopie on-site, and RRRA has developed a strategy to maintain these
critical jobs as well.

b.) Continued Economic Development Marketing
RRRA has aggressively marketed the Bowie County region as a business location, primarify
through trade associations, conferences, publicity and personal marketing by key staff. The

m Associates, Inc
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results have been solid — long-term, steady growth of jobs on-site. As discussed above, RRRA
has created an average of appraximately 60 net new jobs annually over the past ten years,
It is anticipated that the RRRA will be able to create an average of 60 net new jobs annually
af the excess Lone Star and Red River properties as they become available for
redevelopment. For the next several years, a portion of these jobs are expected to be
accommodated at the Commerce Park, but as that site reaches cq pacity, more of the new jobs
dre expected to locate at Lone Star.

¢.) Capitalize on the State’s Position as a Leader in Energy

The State of Texas has a long history of being a leader in the field of energy. However,
because of its location and proximity to the raw materials, the State has onty recently begun
to attract the attention of alternative fuels plants.  The RRRA has a memorandum of
understanding and real estate development option in place with an ethanol production
company. The company indicates that they plan fo construct two ethanol plants, as well as an
associated cellulose plant. The projected construction cost for these facilities is estimated to be
$350 to $400 million, creating between 4,000 and 6,000 person-years of constryction
employment. Operational employment at the plants is expected to be between 75 and 100
permanent employees.

d.} “Swing for the Fences”

While the RRRA’s existing marketing and business attraction efforts have shown significant
results, every economic developer dreams of “hitting @ home run”. For some communities and
regions, the home run comes in the form of g major manufacturing facility. In the recent past,
several car companies have dramatically altered the landscape of communities by developing
new auto and truck plants. For the RRRA, the availability of large tracts of land with excellent
highway access and rail service means that the dream could be related to large-scale
warehouse and distribution opportunities. As discussed elsewhare in this report, large-scale
warehouse development Is an industry that is attractive for Lone Star and Red River, based on
growth in the industry, quality of transportation access, availability of a sufficient workforce
and the presence of utilities. The RRRA will aggressively pursue large-seale warehouse and
distribution uses for the site, in order to capitalize on the excellent rail and highway access, as
well as available infrastructure systems. While it is difficult to definitively forecast when a
large-scale user might be recruited to the site, RRRA is confident that at least one million
square feet of warehouse space will be developed at the site in the next twelve to fifteen
years. This would create an estimated 700 to 1,100 permanent jobs in the warehousing and
distribution industry on-site.

Table 12-6 shows projected job creation and retention activities at Lone Star and Red River. As
shown, the retention of existing jobs, the completion of the ethanoi plants and the ongoing
marketing efforts of the RRRA are projected to result in more than 500 jobs on-site within five
years, and more than 750 jobs on-site within ten years. In total, the RRRA projects total
employment of more than 2,000 on-site over the next fifteen to twenty years, as a result of the
redevelopment of Lone Star and Red River.
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APPENDIX

Appendix A — Environmental Condition of Property Parcel Map

Lone Star Army Ammunition Plant
Red River Army Depot-West Excess Property











