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|. MASTER PLAN OBJECTIVES

The architectural firms of LMN/Strang, along with Schreiber-Anderson Associates, were
selected in March, 2007 to perform a master planning study of the Alliant Energy Center
campus and facilities in order to establish the long-term approach to expansion and
development of new facilities on the 160 acre site owned by Dane County.

The objectives of this study are as follows:

¢ Analyze conditions existing on the campus, including traffic patterns,
parking, and existing buildings

e |dentify and define planning considerations such as vehicle, pedestrian and
service access, adjacencies, future facility locations, and utilities

¢ Assess the condition of existing buildings and suitability for future service

® Develop a program summary, including existing and future buildings, to
meet long-term goals and establish master planning parameters

e Accomplish a step-by-step planning process that develops site plan schemes
for consideration, focuses on the options worthy of further study, and
ultimately selects a preferred option, or hybrid of various schemes

e Describe the selected master plan design, including conceptual site
and building plans, design features, key elements and concepts for phasing
and sequencing of future construction

e |dentify possible related development alternatives, such as hotel and
restaurant locations on the property, and an outdoor amphitheater

¢ Develop order-of-magnitude cost information for Phase 1 of the preferred
masterplan option

Figure 1 Existing Campus Aerial Photo
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II. ANALYSIS OF EXISTING SITE CONDITIONS

SITE LOCATION

The existing Alliant Energy Center, formerly known as the Dane County Expo Center, is
located on approximately 160 acres of land in the unincorporated Town of Madison, about
2.5 miles south of downtown Madison and the University of Wisconsin campus. The site
is in close proximity to the freeway Beltling, and is served by the Rimrock Road and Nolen
Drive exits. Arterial streets bordering the site are John Nolen Drive, Rimrock Road, and
Olin Avenue. John Nolen Drive from the Beltline is known as the “Gateway to Madison,”
and is a scenic drive along Lake Monona to the center of the city.

LOCATION ADVANTAGES AND LIMITATIONS

Although the campus is well located in the Madison metropolitan area, and is within short
distance and easy automobile access to the City Center and the Beltline, the Alliant Energy
Center is in a suburban location that lacks the immediate pedestrian access to a choice of
hotels, restaurants and other off-site entertainment facilities that are normally found in an
urban convention center location.

However, the site affords a number of advantages that are not typically found in urban
locations. The large acreage provides space for a park-like greenbelt on the perimeter,
with room for on-site drainage wetlands. The abundance of space has allowed for the
ample development of surrounding surface parking lots that is extremely rare in similar
convention and exhibit facilities. In addition, this location and site allow the comfortable
accommodation of large livestock and agriculture-related events that would not be feasible
at a traditional downtown location.

gmcp&mm% \ v ' i The current site will allow a noteworthy number of alternatives for future development of an
Figure 2 Area Map ambitious master plan, including large scale future building construction, good adjacency
of parking, efficient on-site circulation, maintenance of the green-belt and water features,
accommodation of livestock, space for hotel expansion, provision for overflow parking of
trucks, trailers and RVs in Quann Park, and development of other amenities.
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EXTERNAL TRAFFIC

The site is adjacent to the USH 12/18 corridor (Beltline) which carries over 110,000 vehicles
per day. The two interchanges linking the site to the Beltline- Rimrock Road and John
Nolen Drive carry 20,000 and 49,000 vehicles per day respectively. Olin Avenue, which
defines the north side of the site, carries 11,000 vehicles per day.

The site is currently served by four entryways, providing controlled points of vehicle access,
as shown on Figure 3. These are the Main Gate from Rimrock Road on the south-east; the
Nolen Gate from John Nolen Drive on the east; the Olin Gate from Olin Avenue on the
north; and the Rusk Gate from Rusk Avenue on the south.

The majority of the traffic accessing the site utilizes the Beltline Highway. Traffic coming
from the east will exit/enter at John Nolen Drive. Traffic coming from the west will exit/
enter on Rimrock Road. Traffic coming internally through the City of Madison (from the
north) will either use John Nolen Drive or Park Street. This traffic is also more likely to use
the Olin Avenue entry on the north.

Madison Metro bus service has regular stops along John Nolen Drive, Olin Avenue and
Rimrock Road. There are currently two bus stops on Rimrock Road, two on John Nolen
Drive, and one on Qlin Avenue adjacent to the Alliant Energy Center.

Sidewalk is provided along the perimeter of Rimrock Road from Rusk Avenue to John Nolen
Drive. The major section of sidewalk along Rimrock Road connects the Main Gate to a
major cross walk at the signalized intersection of John Nolen and Rimrock Road. There
is no sidewalk on John Nolen Drive except a short section from the bus stop near the
intersection of Olin Avenue that wraps around to continue along Olin Avenue.

There are also two major bike path systems that provide connections the facility: The
Wingra Creek Bike Path to the north follows Wingra Creek through Quann Park and
connects to the Park Street and Fish Hatchery Road area. The other is the Lake Monona
bike path system that runs along the east side of John Nolen Drive.

Proposed revisions to the existing traffic and access patterns are illustrated on the Vicinity
Access Plan at Fugure 3.

ON-SITE ACCESS and CIRCULATION

Once the campus is entered at one of the gates, vehicle circulation without manned traffic
control becomes a poorly directed free-for-all where roadways often blend into parking
lots and traffic routes are undefined. The primary through-access street is Fairgrounds
Drive, which hisects the site from east to west. and provides the only internal means of
moving from east to the west side of the site.

Internal pedestrian circulation is not well defined after entry into the Main Gate. Other
than isolated walkway systems around the individual buildings and along the major
corridor, there is no coordinated interconnected pedestrian system through the campus.
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Figure 6 Loop Road Plan

Figure 7 Loop Road Detail

STRANG / LMNARCHITECTS

IIl. SITE PLANNING CONSIDERATIONS

BUILDINGS TO REMAIN

The expected useful life, degree of complexity and replacement cost, as well as adaptability
into the future development of the campus, has led to the designation of the following
three buildings to remain on the site, as shown on Figure 5:

e The Coliseum: Arena building with 10,000 fixed seats, built in 1968, and
used for sports, concerts and livestock exhibition events.

e The Exhibition Hall: 100,000 square feet of clear-spanned, 30 foot clear
height, multi-purpose exhibit space with prefunction/lobby at the east edge
and loading/service at the west edge; completed in 1995.

e The Clarion Hotel: Privately developed, 170 rooms on eight floors, with
supporting meeting space and amenities; built in 1997.

VEHICULAR, SERVICE AND PEDESTRIAN ACCESS

There is a definite need to control vehicle circulation on the campus, and to provide
credible and easily understood wayfinding assistance to drivers. In addition, the system of
vehicle circulation will ideally provide access to all parking areas and functional locations
for both patrons and service vehicles throughout the campus, regardless of the entry gate
utilized. Vehicle traffic must also avoid crossing conflict with pedestrian circulation as
much as possible.

The concept of a three lane Loop Road, similar to that which can be found surrounding
a shopping mall, college campus, or large sports complex, is an obvious approach to the
solution. The route for this roadway currently exists around three sides of the perimeter of
the developed portion of the site, requiring only upgrading of the roadway as illustrated by
Figure 6 and 7, with designation of through lanes, turn lanes and landscaped street edges
with curb cuts to control the traffic and parking access. The loop road would connect each
of the gates with a defined roadway system that would connect three sides of the campus.
The connection of the hotel to the Exhibition Hall will prevent a connection at the fourth









Currently there are about 5,800 parking spaces that are fairly evenly distributed in surface
parking areas in each of the site quadrants. Up to 300 new surface parking spaces may
be developed in the former Lichtberg Park site. In addition, significant area for overflow
parking is available in Quann Park.

Along with the building expansions, additional parking in structures will be needed to
accommodate the greater demand and loss of surface parking. Parking capacity may be
adjusted to meet the program requirement of each expansion phase by increasing the size
of footprint and /or number of levels of the parking structures.

Parking structures should be located so that they serve the Convention Center as well
as events in the Coliseum. Multi-level parking will allow more cars to park closer to the
function venues, thereby reducing walking distances, reducing pedestrian conflicts with
major vehicle circulation, and providing a degree of weather protection between parking
and building entrances.

The expanded hotel, which shares parking in the Southeast Lot, will require an additional
500 spaces, or more than half of the capacity of that prime location. One level of structured
parking should be considered in this area along with the hotel expansion. If the siting of
such a parking structure capitalizes on the existing grade on the east, it will remain low
enough so that the view of the front of the Convention / Exhibition Center will not be
blocked.

UTILITIES

A major utility right-of-way exists in Fairgrounds Drive. This corridor provides the sewer
and water utility capacity to serve the existing and future campus development including
an existing 42" sanitary sewer force main. There would be significant costs involved to
relocate these utilities in the event that a major structure was to be constructed within that
corridor. The existing central location of these utilities will facilitate connection of new
construction at minimum cost. As aresult, it is recommended that the utility corridor under
Fairgrounds Drive should remain in place, to serve the campus into the future.

STORMWATER

Management of run-off from the large areas of impervious surface on the site will be of
increasing importance as new County regulation is enacted to control and treat stormwater
before it is released into the natural drainage system. As an element of environmental
sustainability, stormwater may be retained and used for irrigation and other non-potable
uses on the campus. Another sustainable and attractive option for treatment of stormwater
is to route it through a raingarden, or swail, planted with wetland vegetation, that slows
the run-off and filters sediment.

The need for an additional detention pond on the west edge of the site has been identified,
and will impact the development of the loop road in that area.
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ALLIANT ENERGY CENTER
PROGRAM SUMMARY

AVERAGE CONVENTION CENTER:

FUNCTIONAL AREAS

Lobby/Prefunction Areas
Exhibit Hall
Exhibit Hall Support
Meeting Rooms
Meeting Room Support
Administrative Offices
Food Service
Building Operations & Service/Dock

Functional Area Totals (Net SF)

General Building Circulation
Mechanical/Electrical Equipment

Building Totals (Gross SF)
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EXHIBIT AREAS
Average Facility  Existing AEC Expansion 1 Expansion 2 Expansion 3
Area 100,000 100,000 200,000 300,000 400,000
%
14%| 42,000 23,800] 84,000 126,000 168,000
33% 100,000 100,800 200,000 300,000 400,000
5% 15,000 15,000 30,000 45,000 60,000
14%] 42,000 21,000] 84,000 126,000 168,000
2% 6,000 6,000 12,000 18,000 24,000
1% 4,000 4,000 8,000 12,000 16,000
4% 12,000 12,000 24,000 36,000 48,000
9% 27,000 27,000 54,000 81,000 108,000
248,000 209,600 496,000 744,000 992,000
11% 32,000 32,000 64,000 96,000 128,000
7% 20,000 20,000 40,000 60,000 80,000
100%| 300,000 251,200] 600,000 900,000 1,200,000

Figure 11 Program Summary

IV. BUILDING PROGRAM

The underlying program objective of this master planning exercise is to show how an
ultimate build-out of a convention / exhibition facility of 400,000 square feet of exhibition
area can best be accommodated on the site. Meeting space and food service capacities,
along with public lobby and pre-function spaces and back-of-house services are to be
provided in proportion to the size of the sequentially developed exhibit halls, always
maintaining a full service convention center at any point in its phasing. This facility will
be designed to accommodate current and predicted future exhibition and convention
business, and will need to provide all of the amenities expected by event planners in order
to compete for and attract new convention business in the future.

Additionally, all other types of events that are currently using the Alliant Energy Center
are to continue to be supported, including the World Dairy Expo, horse shows, concerts
and sports events.

CONVENTION INDUSTRY AVERAGE FUNCTIONAL AREAS

The first column in the table at Figure 11 shows the general allocation of floor areas in
an average convention center with 100,000 square feet of exhibit hall. These are the
functional spaces that are expected in a complete facility by the nation-wide convention
center industry.

EXISTING BUILDING AREA SHORTFALLS

The second column indicates the existing floor areas provided within the Exhibition Hall
building of the Alliant Energy Center. The areas indicated in the boxes are below the
industry averages for lobby/prefunction and meeting spaces, resulting in a total gross area
that is about 50,000 square feet below the norm for a comparable facility offering 100,000
square feet of exhibition area.

FUTURE EXPANSION INCREMENTS

The remaining columns in the table show convention center expansion phases in 100,000
square foot exhibition hall increments, and indicate how the development of meeting
and lobby/prefunction spaces needs to be emphasized over time to achieve parity with
industry norms.



OTHER PROGRAM REQUIREMENTS

In addition to the typical convention center program requirements, there are a number of
other major functions that will be provided at the Alliant Energy Center that are not always
part of a convention center in an urban location:

¢ Due to the distance to downtown and the remoteness of many of the existing
hotels in the Madison area, space on the Alliant Energy Center campus for 500
additional hotel rooms must be planned and made available to a hotel
developer. Separate on-site locations for restaurant development is also
desired.

e On-site parking, increased in proportion to the size of the expanded facilities,
must be provided, due to the fact that there are no other sizable parking
alternatives available for use by patrons on- or off-site.

e Temporary housing for livestock and facilities for those events will continue
to be required and must be provided.

e The abundance of park-like open space suggests that facilities for warm
weather outdoor events such as concerts, festivals and markets would create
new business opportunities in a season of the year when such activity is
possible.
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VI. THE SELECTED OPTION

The L-2 Concept (Figures 16 and 17), was chosen as the expansion approach that included
the most potential advantages. To improve on the initial concept, and provide for the
requirements of the program and the site planning considerations, a number of additional
features were incorporated to create an efficient and cohesive overall plan:

KEY PLANNING STEPS
The following key concepts were added to the basic exhibit hall expansion plan to optimize
the effectiveness and multiple use of all new facilities on the campus:

e Parking/Barns: To increase the benefit of structured parking to both the
Convention Center and the Coliseum, new parking needs to be located adjacent
to both, ideally in the Livestock Quadrant. The idea that new livestock housing at
the grade level can be co-located with elevated levels of parking above
provides a workable solution. There are examples elsewhere nationally that
have large-scale livestock barn development with parking above which
have functioned well for many years. This idea was discussed with World
Dairy Expo and horse show representatives in user group meetings, and all
recognized the inherent advantages of such a plan. An added benefit is that
the existing barns, which are nearing the end of suitability for their use, would
be replaced with new housing and support for livestock events. A movable
stall system, similar to that currently in use in the barns, would allow for
removal and thorough cleaning on a regular basis, so that the lower level can
be converted to parking during the winter months when livestock events are
inactive and conveniently located parking is most desired.

e Hotel: The market analysis report completed by CSL in 2006 identifies the
need for 500 additional hotel rooms at the Alliant Energy Center. The preferred
on-site location for this is the eastern side of the site, with visibility from
Rimrock Road, John Nolen Drive and the Beltway. In the Hotel Quadrant,
the location of a separate and competing hotel with sufficient “identity

SERVICE / STORAGE
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Figure 16 The Full Build-Out Ground Level

100K

100K

(D_ EXISTING
EXERCISE

RING

EXERCISE
RINGS

WARM-UP
RING

“TOWN CENTER”

STRANG / LMNARCHITECTS



MEETING

#3 PARKING
3 floors
850 cars

#2

PARKING

#1  EXHIBIT HALLS BELOW 3 floors
850 cars

MEETING

“TOWN CENTER”

Figure 17 The Full Build-Out Upper Level
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separation” from the existing hotel would consume valuable parking space
and obstruct primary views of the front of the Convention Center. To

mitigate these concerns, the master plan recommends that the hotel
development be accomplished as an expansion of the existing hotel property,
thereby eliminating the need for duplication of many hotel functions. A single
facility has more presence as the "headquarters hotel” and is able to occupy
the optimum location to make the connection to the convention center.

SITE DEVELOPMENT

Creation of the three-lane Loop Road, as described in Section 3, is the key to organizing
and controlling vehicular traffic on the campus. Development of future facilities must
contribute to the reinforcement of the loop as the means of approach for trucks and service
vehicles as well as access to parking.

RECOMMENDED FULL BUILD-OUT

The majority of new construction required by the Program is related to the expansion of
exhibition and meeting facilities of the convention center. Other new construction included
in this master plan, as previously discussed, includes expansion of the hotel, addition of
structutred parking and replacement of livestock facilities.

Expansion of the convention facilities is envisioned as follows:

e Exhibit Halls (blue on graphic diagrams): The basic element for planning of
the convention facilities is the exhibit hall, which is recommended to

be added in increments that are planned on the industry-standard 30 by

30 foot exhibit booth layout module, at an overall nominal size of 240 feet

by 420 feet for each phase. With the existing 210 feet by 480 feet exhibit
hall as the starting point, Expansion #1 would be added in the area available
to the south, configured to extend east toward the Hotel. This expansion will
provide a flexible-use hall, suitable for large-scale dining or general assembly
functions. Subsequent Exhibit Hall Expansions #2 and #3 would be added









to the south convention center expansion from the hotel is desired.
Dedicated parking is required adjacent to or below the hotel, which may
extend into the east parking lot in front of the Exhibition Hall building.
Hotel expansion of this scale will require a high-rise structure of 10 to 13 floors
or more in order to fit the footprint allocated in the master plan.

¢ The “Town Center”: Several uses have the potential to be located in the
prime, central location that is currently occupied by the Arena Building.
Important public activity should be located here to contribute to the creation
of a central plaza, oriented around the drop-off loop at the heart of the
campus. With lobby bridges from the other convention center spaces, the
public circulation would hinge around this focal point, and extend along the
pedestrian mall toward the Coliseum. Following are possible activities that
could be considered for inclusion singly or in combination in the Town Center
Facility:

- A presentation auditorium with stage, sloped floor, theater seats and high level
audio-visual systems

- Enhanced meeting (Board Room)

- Food Court

- An alternative on-site hotel

- Administrative offices

e Equine Show Ring, Training and Warm-up Ring:

The requirement for a 40" x 90" x 14" high covered warm-up ring, adjacent to
the arena-level entrance to the Coliseum, may be met by a removable tent, to
be installed on a seasonal basis in the driveway area to the north of the door.
A portable structure is preferred because space is tight in that location due to
the driveway access required to the Coliseum, the proximity of surrounding
mechanical facilities and retaining walls, and the future need for space in the
vicinity for the planned Loop Road.

A weather-protected equestrian exercise and training ring may be located in
the north end of each new barn facility and in the current location of the
uncovered ring on the west end of the existing barns- for a potential of three
rings. The animal stall capacity of the proposed new barns exceeds the
current barn capacity, and allows for some area in each new structure to be
utilized for a warm-up ring. Space would also be available in those locations
for movable bleachers to accommodate small spectator groups of up to a few
hundred people.
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PHASE 1B
PARKING / BARN

/ / Figure 21 Expansion Phase 1
PHASE 1C

EAST MEETING ROOMS

Figure 22 Expansion Phase 2

Figure 23 Expansion Phase 3
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SEQUENTIAL PHASED DEVELOPMENT

This master plan envisions three major phases of development, corresponding to the three
increments of exhibit hall expansion. Each major phase is intended to be completed in
succession as utilization and market demands dictate, and includes a complete set of
convention center program elements, to make the convention center an appropriately
functional entity at any given time.

e Expansion #1 (Figure 21), includes a 100,000 square feet new
exhibit hall to the south of the existing hall. This includes meeting rooms
and banquet hall on upper levels, with kitchen and service corridor and
service elevator on the south, and extension of the loading dock on the
west. Lobby/prefunction is extended from the existing building to serve the
new facilities on two levels, and continues to connect directly to the hotel.
This first phase requires the removal of the Huber Center.

e Expansion #2 (Figure 22), adds another 100,000 square foot exhibit hall
contiguous to the existing, on the north, requiring demolition of the
former Forum Building and the former County Extension Offices Building.
Lobbies will wrap around to the north side, bridging over Fairgrounds Drive to
serve new meeting rooms and the drop-off loop.

e Expansion #3 (Figure 23), essentially duplicates Expansion 2, extending to
the west and completing the program for total future build-out.

The future timing of Expansions #2 nd #3 allows for the capture of economic return on the
remaining useful life of the existing facilities in those footprint areas.



CONSTRUCTION SEQUENCE OPTIONS

Listed in general order of priority, other phases of construction may be accomplished
independently, but preferably, and to the extent possible, will be combined in concert with
expansion Phases 1-3:

1. The Loop Road and related site development is an improvement that is
independent of building expansion, and will significantly improve vehicular
circulation now, and also importantly, during construction of Expansion #1.

2. Seasonal Covered Warm-up Ring

3. Hotel expansion is required to support new business that will be pursued
for Expansion #1.

4. Parking/Barn Structure #1 may precede Expansion #2 as a stand-alone
structure. At the latest, it should be constructed a part of the Expansion #2
project.

5. Town Center

6. The Auditorium is an important amenity that is also a significant element
in the creation of the central plaza, drop-off loop and main entrance- which will

connect directly to Expansion #2.

7. Parking/Barn Structure #2 connects directly to Expansion #3.

STRANG / LMNARCHITECTS



VII. OPTIONAL DEVELOPMENT ALTERNATIVES

A DESTINATION SITE

The Alliant Energy Center will benefit significantly from site development that improves the
“curb appeal” of the campus, creating the impression that this is an exciting and appealing
destination for public entertainment and interaction. Extra effort to create a stand-alone
destination is necessary to offset the fact that the attractions of the City Center or the
University campus are at some distance.

HOTEL LOCATIONS

Beyond the 500 room expansion, additional hotel capacity will be required to support the
full build-out of this master plan, and as an important part of the creation of a “destination”
site. Potential additional hotel locations are indicated on Figure 24, and include the Rusk
triangle site, where a credit union and other properties are currently located, as well as an
alternative use for the prime central location of the present Arena Building. The area of
the east parking lot, in front of the existing Exhibition Hall, is kept open for visibility of the
convention center from the surrounding roadways.

RESTAURANT SITES

Possible restaurant development locations are also identified on Figure 24. These businesses
will need perimeter locations in order to also serve off-site clientele, but are an important
element in creating the perception that everything desired by convention patrons is easily
accessible on the site.

AMPHITHEATER

The location of an outdoor amphitheater is shown on Willow Island, between the two
existing ponds located to the north of the Coliseum (Figure 25). This will provide the venue
for warm weather functions as listed in Section 4, by making use of previously undeveloped
open space and activating this highly visible area during the summer months.
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Figure 24 Potential Hotel and Restaurant Locations

wiLLOW
ISLAND

Figure 25 Potential Outdoor Amphitheater



OTHER RECOMMENDED AMENITIES

e Enhanced Greenbelt and raingarden landscaping, along with an active water
feature in a prominent location in one of the ponds.

e Implementation of shuttle bus service to the City Center to serve larger
convention-type events.

¢ Improved pedestrian connection to public transit and planning for a
convenient connection to a future light rail station as shown on Figure 24.

e Provision for the use and storage of electric golf carts by patrons during
livestock events.
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VIIl. APPENDIX

BUDGET COST INFORMATION

EXISTING BUILDINGS SURVEY
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BUDGET COST INFORMATION
The following budget cost information is provided for the initial Expansion Phase 1, including:

¢ Construction Cost based on square foot unit costs for the major components, as would be
presented in a general contractor’s bid, stated in 2007 dollars

¢ Project “Soft Costs” which are additional to construction cost and consist of agency

fees, taxes, design fees, legal services, furniture/fixtures/equipment (FFE) purchase, project
administration and similar project expenses which must be included in the total project cost

¢ Cost Escalation of both of the above to the anticipated start of Construction of Phase 1

Each of the foregoing is based on current industry information to forecast the cost of yet-to-be-
designed facilities and future construction market economic conditions, all to facilitate order-of-
magnitude budget and funding decision making.

A. CONSTRUCTION COST: 2007 Dollars (x1,000,000)

Expansion Phase One

Demolition (Huber Center) and Site Prep 20-.30
Lobby / Prefunction 18.9-2838
Exhibit Halls 22.0-34.0
Exhibit Hall Support 44-6.8
Meeting Rooms 13.2-20.2
Meeting Room Support 34-52
Food Service 31-48
Building Operations and Support 6.2-79
Site Development 1.0-20
TOTAL CONSTRUCTION COST $72.4-$110

OPTIONAL ADDITIONAL FEATURES:

Phase 1A: Loop Road $1.25-$1.85

Phase 1B: Parking / Barn Structure $22.0-9$275

Phase 1C: Additional 2nd Floor Meeting Rooms $6.6 - $10.0
B. SOFT COSTS:

Soft costs with land acquisition can be as much as 50 percent of construction cost. Without
land cost, we estimate soft costs for Alliant Energy Center expansions will be approximately 30
percent, as follows:

TOTAL SOFT COST: $72.4M to 110M x 30% = $21.7M to $33.0M

Note that the Optional Additional Features above are not included in this calculation. If any of
these features are added to the project, related soft costs must be included.

C. ESCALATION:

Data over the last two years indicates that project costs have been increasing at a rate of about
1% per month, and will likely continue to increase at the same rate in the near future. However,
these are record rates of increase and long range forecasting may see reduced escalation that is
more consistent with the historical average of 4 to 6 percent annually.
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