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EXECUTIVE SUMMARY 

Harvey Hanna and Associates Inc. (HHA, also known as “Harvey Hanna”) proposes to redevelop 

a 3 million square feet industrial business park in New Castle County, Delaware. The purpose of 

this report is to evaluate the economic and fiscal impact that the redevelopment will generate 

within the State of Delaware and New Castle County. The findings from this report are intended to 

enhance the public discussion about the proposal by articulating important economic and fiscal 

considerations by which the proposed development should be evaluated.  

 

The proposed redevelopment will reactivate a dormant site located at 801 Boxwood Road, 

Wilmington, Delaware, 19184, which was once home to a General Motors Assembly Plant. The 

site was a major employer that provided thousands of jobs for over 50 years until its closure in 

2009. Since then, the property has remained a dormant brownfield site located near a residential 

community. HHA’s proposed redevelopment of the site will bring thousands of jobs back to the 

community, increase state and local tax revenues, and have a positive impact on the property 

values of the immediate surroundings. The once dormant property will be restored to a thriving 

and attractive business campus. 

 

HHA proposes to redevelop 801 Boxwood Road into the “Boxwood Logistics Campus I-95,” more 

simply identified herein as the proposed “Boxwood site” or the “Boxwood campus.” In terms of 

economic activity, the proposed redevelopment will generate new jobs, labor income and sales 

activity, first during the construction period and later as a 21st Century business campus that is 

home to e-commerce, distribution, networking, logistics and fulfillment tenants.  We use standard 

input-output modeling techniques and conservative assumptions about economic activity levels to 

estimate total jobs, employee compensation earnings and overall economic impact from the 

redevelopment. 

 

The proposed redevelopment of the Boxwood site into a pre-planned, 21st Century logistics, 

distribution, and technology campus will have the following projected economic impacts: 

 
 Construction expenditures are projected to be $17.3 million per year.   

 
 Over a nine-year construction period, this investment translates to total projected 

construction expenditures of $155.9 million. 

 
 Construction spending will support the creation of 160 new jobs, including 100 jobs 

directly related to the construction industry and 60 additional jobs in professional services, 
health care, and other support services. 

 
 The nine-year construction phase will generate $6.8 million to the State of Delaware in tax 

revenues.   

 
 At full occupancy, the planned business campus will produce $281 million annually in 

economic impact and support more than 2,100 permanent jobs in logistics, distribution, 
engineering, technology, transportation, and an array of support industries and services. 
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 Tax revenue attendant to full occupancy is projected to be $7.6 million annually in State 

personal and business taxes.  Additionally, the redevelopment is expected to generate 
$2.4 million in new property taxes to the Red Clay School District and New Castle County. 

 
 As a result of the redevelopment, median home values in the vicinity of the site are 

expected to increase from $215,000 currently to $245,000 or higher, exclusive of inflation. 

 

These economic metrics are further summarized in Table ES-1 and Figure ES-1. 

  

 

TABLE ES.1 – SUMMARY OF ECONOMIC IMPACTS FROM BOXWOOD SITE REDEVELOPMENT WITHIN THE STATE OF 

DELAWARE1 

  
Annual Economic Impact 

from Construction  
Annual Impact from Ongoing 

Operations  

Total Economic Output ($M) $27.2 $281.0 

Total Employment Supported (FTE) 160 2,116 

Total Employee Compensation ($M) $10.7 $105.2 

Tax Revenues Generated ($M) $0.8 $7.6 

Source: IMPLAN (2015), Econsult Solutions (2018) 

 

                                                

 
1 The annual economic impacts from construction are an annualized average of the impacts throughout the course of the nine years during which 

construction takes place.  

 



 

 

 

  

 

 

Econsult Solutions   |   1435 Walnut Street, 4th floor |   Philadelphia, PA 19102   |   215.717.2777   |   econsultsolutions.com 

 

 

iv 
Harvey Hanna & Associates | Economic Impact of the Boxwood Road Site| Final Report  

FIGURE ES.1 – THE POTENTIAL ECONOMIC IMPACT FROM THE CONSTRUCTION AND ONGOING OPERATIONS OF THE 

BOXWOOD SITE IN DELAWARE 

 
Source: IMPLAN (2015), Piktochart (2018) 
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1.0 INTRODUCTION 

1.1 THE PURPOSE OF THE STUDY 

This report was commissioned by Harvey Hanna and Associates, Inc. (HHA) to articulate and 

quantify the potential economic and fiscal impacts produced by the redevelopment of the former 

General Motors plant, located at 801 Boxwood Road in New Castle County, Delaware. HHA is a 

commercial real estate redevelopment firm headquartered in New Castle County that owns, 

develops, and manages more than 6.0 million square feet of commercial, retail, and industrial 

assets in the Mid-Atlantic region. The proposed redevelopment will return economic activity and 

jobs to a site that has laid dormant since the 2009 closure of the General Motors Plant. The 

proposed logistics campus will also generate significant tax revenues for the State of Delaware, 

New Castle County and the Red Clay School District. These impacts will arise from both the 

project's construction phase and from future logistics operations at the property. 

 

1.2 ABOUT THE PROPOSED REDEVELOPMENT 

The proposed redevelopment envisions a 3 million square foot business campus. The project 

encompasses the demolition of the existing plant followed by the transformation of the 142 acre 

campus into a multiple-tenant business campus, suitable for e-commerce, fulfillment, distribution 

and manufacturing. Its location at 801 Boxwood Road is within easy access to I-95, I-295, I-495, 

the Port of Wilmington and Philadelphia and New Castle airports (see Figure 1.1). In addition, 

more than 100 million people live within a 500 miles of this major mid-Atlantic corridor. 

 

Importantly, the site was once home to thousands of Delaware jobs; the redevelopment of this 

site will restore some of these formerly lost jobs to the region, activate the area with new 

economic stimulus, and create the opportunity to remediate an existing brownfield site. HHA and 

the Delaware Department of Natural Resources and Environmental Control (DNREC) have been 

working in concert with Revitalizing Auto Communities Response (RACER) Trust on both a short-

term remediation plan and a long-term stewardship program that is protective of public health, 

safety and the environment. Four large segments of the site have already been addressed using 

funds from the RACER Trust. The brownfield remediation has been met with positive response 

from the community.2 

                                                

 
2 Cannon, Kathy, “Residents embrace Harvey Hanna’s plans for Boxwood site,” December 8, 2017, Delaware Business Times, 

http://www.delawarebusinesstimes.com/residents-embrace-harvey-hannas-plans-boxwood-site/.  

http://www.delawarebusinesstimes.com/residents-embrace-harvey-hannas-plans-boxwood-site/
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FIGURE 1.1 – MAP OF PROPOSED DEVELOPMENT, RED CLAY SCHOOL DISTRICT, NEW CASTLE COUNTY AND DELAWARE 

 

 
Source: ArcGIS (2018), Mapbox (2018) 

 

1.3 HOW MAJOR REDEVELOPMENT PROJECTS ARE IMPACTFUL ON REGIONAL 

ECONOMIES 

Redevelopment projects like the Boxwood site are important to the regional and state economy, 

and should be prioritized because of the magnitude of the impact they will produce in terms of 

jobs, economic activity, and increased tax revenue. To begin, construction expenditures will be 

large in scale, representing a significant and sustained boost to the local construction 

employment industry, to local suppliers, and to the state tax base. Similarly, ongoing operations 

will also directly and indirectly support employment in a wide range of sectors across the state 

(Figure 1.2). Appendix A – About Economic Impact Modeling includes the full methodology on 

modeling the economic and fiscal impacts of the proposed redevelopment.  
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FIGURE 1.2 – ECONOMIC IMPACT METHODOLOGY 

 

 
Source: Piktochart (2018) 

 

1.4 OVERVIEW OF REPORT STRUCTURE 

The purpose of this report is to measure the potential economic impact of the proposed 

redevelopment as well as its net fiscal impact in terms of net new tax revenues less net new 

public expenditures. In addition to the Executive Summary, the report is divided into four content 

sections: 

 

 Section 2 assesses the existing demographic and economic considerations around the 

site in order to demonstrate the impact of the proposed redevelopment. 

 Section 3 estimates the economic and fiscal impact of construction costs related to the 

proposed redevelopment.   

 Section 4 estimates the annual economic and fiscal impact of the long-term operations of 

the property once it is fully redeveloped. 
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2.0 EXISTING CONDITIONS OF THE SITE 

2.1 HISTORY OF THE GENERAL MOTORS PLANT 

The Wilmington Assembly Plant was a General Motors automobile factory that operated from 

1947 to 2009. It was under the management of the Buick-Oldsmobile-Pontiac Assembly Division, 

which manufactured cars under these GM brands. During its operation, the Wilmington Assembly 

Plant once employed more than 5,000 workers and was Delaware’s second-largest private 

employer. After GM announced bankruptcy in 2009, it decided to close the plant. It was the last 

operating auto assembly plant on the East Coast.3 

 

2.2 DEMOGRAPHICS OF THE SURROUNDING COMMUNITY 

The proposed redevelopment is located within the Red Clay Consolidated School District, the 

study area that we identified to capture the demographics of the surrounding community (see 

Figure 2.1). The study area has a current population of 143,123 persons, which is estimated to 

remain about the same in 2022. Overall, the population is majority homeowners, and has a 

median age of 39 years old. Over the next five years, the population is forecasted to remain 

essentially the same, with increasing ethnic and racial diversity. According to the study area’s 

economic indicators, median income and home values have remained stagnant since 2010, and 

when adjusted for inflation, have slightly decreased. Table 2.1 shows current demographic 

indicators as well as projections for how the population may change through 2022, according to 

ESRI Business Analyst estimates. This analysis does not take into consideration the positive 

impact that the Boxwood redevelopment could have on economic indicators such as median 

household income and median home value. Additional demographics indicators can be found in 

Appendix B. 

  

                                                

 
3 “GM Ex-Worker on Closing of Delaware Plant,” NPR, June 1, 2009, https://www.npr.org/templates/story/story.php?storyId=104797229.  

https://www.npr.org/templates/story/story.php?storyId=104797229
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FIGURE 2.1 – RED CLAY CONSOLIDATED SCHOOL DISTRICT MAP 

 
Source: Google Maps (2017) 

 

 

TABLE 2.1 – DEMOGRAPHICS SUMMARY OF RED CLAY SCHOOL CONSOLIDATED SCHOOL DISTRICT POPULATION 

  2010 2017 20224 

Population 139,313 143,123 144,389 

Households 55,781 57,633 58,218 

Average Household Size 2.46 2.44 2.44 

Median Age 39.1 41.7 42.3 

Median Household Income (in 2017 Adjusted Dollars) $72,870  $68,367 $75,647 

Median Home Value (in 2017 Adjusted Dollars) $290,607 $263,291 $275,752 

Source: ESRI Business Analyst (2017) 

 

 

We used data from the Longitudinal Employer-Household Dynamics (LEHD) program to evaluate 

employment of residents within the study area. We found that in 2008 (before the plant closed), 

there were approximately 65,300 residents who were also employed within the service area. By 

2010, the number of residents employed in the area decreased by nearly 5,000 workers. In 2015 

(the most recent data available from the LEHD), more residents are employed within the study 

                                                

 
4 These are projections calculated by ESRI Business Analyst. These estimates do not take into account the proposed development of the 

Boxwood campus; therefore it is possible that the redevelopment may enhance the median household income and median home value further.  
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area, although still not at the same level as in 2008 (see Table 2.2). In other words, the economy 

has rebounded, but not back to pre-recession levels. 

 

 
TABLE 2.2 – NUMBER OF EMPLOYED RESIDENTS IN RED CLAY CONSOLIDATED SCHOOL DISTRICT 

  2008 2010 2015 

Number of Employed Residents 65,310 60,253 63,024 

Share of Employed Residents Living and Working in Area 26.0% 25.0% 23.6% 

Source: Longitudinal Employer-Household Dynamics (2008, 2010, 2015) 

 

 

Taking a closer look at the area surrounding the proposed redevelopment, the census tract in 

which the site is located, has a lower median household income and median home value 

compared to the northern part of the study area. In the proposed redevelopment’s census tract, 

the median household income is $55,000 and the median home value is $194,500, which is 

among the lowest of the 37 census tracts that makes up the school district (see Figure 2.2 and 

Figure 2.3) and is also lower than the statewide median income of $66,000. 

 

 
FIGURE 2.2 – MEDIAN HOUSEHOLD INCOME BY CENSUS TRACT IN RED CLAY SCHOOL DISTRICT (2016) 

 
Source: ArcGIS (2017), American Community Survey (2016), Mapbox (2017) 
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FIGURE 2.3 – MEDIAN HOME VALUE BY CENSUS TRACT IN RED CLAY SCHOOL DISTRICT (2016) 

 
Source: ArcGIS (2017), American Community Survey (2016), Mapbox (2017) 

 

2.3 LOCAL SCHOOL DISTRICT PROFILE AND QUALITY 

The Red Clay Consolidated School District is the largest public school district in the state, in the 

number of students served. It serves more than 16,000 students in 15 elementary schools, six 

middle schools, five high schools, and three special education schools. Red Clay schools are rich 

in amenities for students, where each school has a library, planetarium and observatory, 

swimming pool, science labs, technology labs, industrial arts, shops, and theatre and music 

facilities.5  

 

Red Clay is highly ranked relative to other school districts. It is ranked as the best place to teach 

in Delaware, the district with the highest quality teachers, and is the second most diverse in 

Delaware.6 The school district is also rated as above average, with a favorable student/teacher 

ratio of 14 to 1.7 One public magnet middle and high school within proximity to the proposed 

redevelopment, Conrad Schools of Science (Grade 6 -12), is highly ranked and well regarded in 

the community for its high quality as well as its focus on graduating students to be ready for future 

careers in health and biotechnology.8 The school is a significant amenity for residents that live 

                                                

 
5 “Student,” State of Delaware, Red Clay District School Profile, 

http://profiles.doe.k12.de.us/SchoolProfiles/District/Student.aspx?checkSchool=0&districtCode=32&district=R.   
6 This is according to Niche.com, a comprehensive School Rankings website, https://www.niche.com/k12/d/red-clay-consolidated-school-district-

de/  
7 “Red Clay Consolidated School District,” Niche.com, https://www.niche.com/k12/d/red-clay-consolidated-school-district-de/.  
8 “Conrad Schools of Science,” Niche.com, https://www.niche.com/k12/conrad-schools-of-science-wilmington-de//  

http://profiles.doe.k12.de.us/SchoolProfiles/District/Student.aspx?checkSchool=0&districtCode=32&district=R
https://www.niche.com/k12/d/red-clay-consolidated-school-district-de/
https://www.niche.com/k12/d/red-clay-consolidated-school-district-de/
https://www.niche.com/k12/d/red-clay-consolidated-school-district-de/
https://www.niche.com/k12/conrad-schools-of-science-wilmington-de/
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near the proposed redevelopment. In fact, many of the local residents are graduates of Conrad 

High School, which first opened in 1935. 
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3.0 POTENTIAL IMPACT FROM CONSTRUCTION 

3.1 SECTION OVERVIEW AND KEY FINDINGS 

The construction phase of the proposed redevelopment will represent a significant  boost to the 

local and regional economy. For the purposes of this analysis, this report shows the total 

economic impacts accrued to the State of Delaware; most of that activity will specifically take 

place in New Castle County. Direct construction activity will put construction workers and 

professional service providers to work, who will in turn spend a portion of their salaries and wages 

within the local and state economy. It will also catalyze the procurement of a wide range of goods 

and services, which will translate into new economic opportunities for local and state vendors.  

 

The  economic impact generated during construction projected to be $27.2 million annually, which 

will support approximately 160 jobs each year. The total annual tax revenue will potentially be 

$0.8 million per year. Over the nine-year construction period, the total economic impact related to 

the Boxwood redevelopment is projected to be $244.8 million, plus generating $6.8 million in tax 

revenues for the State of Delaware. While the construction-related benefits extend over the 

course of nine years, the redevelopment will create 90 direct construction jobs across many 

construction disciplines, thus spurring positive economic impact and supporting the 40 additional 

indirect and induced jobs.9  

 

3.2 DIRECT CAPITAL INVESTMENT 

The construction of the new Boxwood campus will create a sustained economic impact for New 

Castle County and Delaware economies over the course of the nine-year redevelopment period 

(encompassing both demolition and construction periods). According to construction cost 

estimates from HHA, demolition of the existing plant and construction of four planned logistics 

facilities will result in $155.9 million in direct expenditures. Construction costs include an 

estimated $153.4 million in hard and soft costs 10  that will put construction workers and 

professional service providers to work over the nine year redevelopment period (see Table 3.1).  

 

 

                                                

 
9 See Appendix A “Input Output Theory” for a more detail explanation of the difference between direct, indirect, and induced economic output. 
10 Hard and soft costs include, but are not limited to, demolition, physical construction of the building, labor and materials required for construction 

and architectural and engineering fees. 
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TABLE 3.1 – ESTIMATED CONSTRUCTION BUDGET, ANNUALIZED  

Use Type  

Total 
Construction 
Expenditures 

Annualized 
Construction 
Expenditures 

Modelable 
Portion 

Modelable 
Construction 
Expenditures 

Hard and Soft Costs ($M) $153.4 $17.0 100% $17.0 

Permits, Fees, and Licensing ($M) $2.5 $0.3 0% $0.0 

Total ($M) $155.9 $17.3 - $17.0 

Source: IMPLAN (2015), Econsult Solutions (2018), Harvey Hanna (2018) 

 

 

Input-output modeling classifies different types of expenditures based on their direct ability to 

generate a second round of economic impact. Fee and permit expenditures are not typically 

included in economic impact analyses as they do not circulate through the local economy and 

therefore do not create economic impact. Therefore, these costs ($2.5 million) were excluded 

from the total, and only modelable expenditures were used. In addition, the hard and soft 

construction costs were annualized over the nine-year construction period. After accounting for 

these factors, the construction expenditures associated with the proposed development totaled 

$17.0 million each year. 

 

3.3 ECONOMIC IMPACT FROM CONSTRUCTION11 

The direct average construction spending of $17.0 million over nine years will generate an 

estimated total economic impact of $27.2 million annually in the State of Delaware and support 

160 jobs, including 90 construction and 70 professional services, healthcare, accommodation and 

retail jobs. The total economic impact related to a sustained nine-year construction period is 

$244.8 million. The volume and distribution of jobs are based on county-level multipliers that we 

use to estimate how the construction activity will generate direct as well as indirect and induced 

economic activity. The indirect and induced economic activities refer to the potential industries the 

construction of the proposed redevelopment will support, either through construction expenditures 

or workers’ spending. Of the total economic impact of the proposed redevelopment’s 

construction, we estimate that $10.7 million will be attributed to employee compensation (see 

Table 3.2). 

 

 

 

                                                

 
11 Note that because the output estimates for New Castle County and the State of Delaware are so similar, the outputs for New Castle County are 

omitted from the economic impact tables. 
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TABLE 3.2 – POTENTIAL ECONOMIC IMPACT OF BOXWOOD SITE TO THE STATE OF DELAWARE 

Potential Economic Impact from 
Upfront Construction 

Potential Economic Impact to 
the State of Delaware (Annual) 

Economic Impact to the 
State of Delaware 

(Aggregate) 

Direct Output ($M) $17.0 $153.4 

Indirect & Induced Output ($M) $10.2 $91.4 

Total Impact ($M) $27.2 $244.8 

Total Employment Supported (FTE) 160 160 

Total Employee Compensation ($M) $10.7 $96.6 

Source: IMPLAN (2015), Econsult Solutions (2018) 

 

 

The nine years of construction will support approximately 160 direct, indirect and induced jobs 

across several industries. Most of these supported jobs – 57 percent – will be directly engaged in 

the construction sector, or approximately 90 jobs. However, many other industries benefit, 

including the professional, scientific, and technical services; the health care and social 

assistance, and the accommodation and retail trade industries (see Figure 3.1). 

 

 
FIGURE 3.1 – ANNUAL INDUSTRY DISTRIBUTION OF THE POTENTIAL EMPLOYMENT IMPACT OF THE  REDEVELOPED 

BOXWOOD SITE WITHIN THE STATE OF DELAWARE12 

 
Source: IMPLAN (2015), Econsult Solutions (2018) 

 

 

 

 

 

                                                

 
12 The figures for employment distribution are based on industry standards for New Castle County and include direct, indirect and induced impact.  
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3.4 TAX REVENUE IMPACT FROM CONSTRUCTION 

Construction of the redeveloped business campus will generate $6.8 million in projected tax 

revenues during the nine year construction period to the State of Delaware. On average $0.8 

million in state tax revenue will be generated annually from the direct construction activity and its 

indirect, and induced economic impacts (see Table 3.3).  

 

 
TABLE 3.3 – POTENTIAL  TAX REVENUE GENERATED FROM BOXWOOD SITE CONSTRUCTION  

WITHIN THE STATE OF DELAWARE (IN $M) 

Tax Revenue Impact from 
Construction 

Tax Revenue Impact to 
State of Delaware (Annual) 

Tax Revenue Impact to 
State of Delaware 

(Aggregate) 

Personal Income Taxes  $0.3 $2.3 

Business Taxes $0.5 $4.4 

Total Taxes $0.8 $6.8 

Source: IMPLAN (2015), Econsult Solutions (2018) 
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4.0 POTENTIAL ECONOMIC IMPACT FROM ONGOING 

OPERATIONS 

4.1 SECTION OVERVIEW AND KEY FINDINGS 

Ongoing operations of the proposed redevelopment will represent a significant amount of 

economic activity within the County and State economies. As a multi-tenant logistics campus with 

wide-ranging distribution, e-commerce, and fulfillment activity, the proposed redevelopment will 

add new jobs to the local economy; those workers will in turn spend a portion of their salaries and 

wages within the local and state economy. Ongoing operations will also require the procurement 

of various goods and services, which will translate into new economic opportunities for local and 

state vendors representing a wide range of industries. The total economic impact of ongoing 

operations is projected to be $281 million annually and along with the concurrent creation of more 

than 2,000 jobs. Total state tax revenue generated by the proposed redevelopment’s operations 

is estimated to be $7.6 million annually. 

 

4.2 ESTIMATED OPERATION COSTS 

Harvey Hanna’s plans for the site include distribution, fulfillment, and logistics facilities. We 

estimated employment for the redeveloped site by reviewing the square footage and building use 

of other comparable business campuses. Based on our review of the Twin Spans Business Park, 

a comparable facility in Harvey Hanna’s portfolio, we estimated a conservative ratio of 2,000 

square feet per employee. This estimate was confirmed by national industry averages obtained 

through independent research (see Table 4.1).   

 

 
TABLE 4.1 – COMPARABLE DISTRIBUTION/FULFILLMENT BUILDING AREA PER EMPLOYEE 

Site Building area 
Estimated 

employees 
Square feet 

per employee  

Twin Spans Business Park, New Castle County 2,000,000 1,000 2,000 

U.S. Average - - 1,843 

Source: Harvey Hanna (2018), US Energy Information Administration (2012) 

 

 

Using a ratio of 2,000 square feet per employee, the proposed 3 million square feet of distribution 

and fulfillment space conceived in the proposed redevelopment translates to 1,500 employees on 

site at full capacity. Using industry data from IMPLAN and the Bureau of Economic Analysis, 

annual revenue levels and total employee compensation can be derived from that amount of 

employees on site. Our analysis yields an estimated $151.5 million in annual revenues at the 

proposed redevelopment when at full operating capacity and $68.2 million in employee 

compensation (see Table 4.2). 
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TABLE 4.2 – ESTIMATED EMPLOYMENT AND COMPENSATION FROM THE PROPOSED DEVELOPMENT 

Area (sq. feet) 

Building Area 
per Employee 

(sq. feet) 

On-site 
Employee 

Estimate 

Estimated Direct 
Employee 

Compensation ($M) 

Estimated 
Annual 

Revenues ($M) 

3,000,00013 2,000 1,500 $68.2 $151.5 

Source: IMPLAN (2015), Econsult Solutions (2018) 

 

4.3 ECONOMIC IMPACT FROM ONGOING OPERATIONS 

Ongoing operations related to the proposed redevelopment produces favorable spillover effects in 

the local economy, as salaries and wages are circulated back into the local economy through 

household spending, and as procurement of various goods and services represent economic 

opportunities for a wide range of local vendors. Using standard input-output methodologies and 

multipliers, the total economic impact from direct annual operating expenditures can be 

estimated. At full occupancy, operations at the Boxwood site will generate approximately $281 

million annually in total economic impact within the State of Delaware, supporting 2,11614 total 

jobs, and $105.2 million in employee compensation annually (see Table 4.3).  

 

 
TABLE 4.3 – ANNUAL ECONOMIC IMPACT OF BOXWOOD SITE OPERATIONS TO THE STATE OF DELAWARE AT FULL 

OCCUPANCY 

Economic Impact from Ongoing 
Operations 

Annual Economic Impact to 
the State of Delaware15 

Direct Output ($M) $151.5 

Indirect & Induced Output ($M) $129.5 

Total Impact ($M) $281.0 

Total Employment Supported (FTE) 2,116 

Total Employee Compensation ($M) $105.2 

Source: IMPLAN (2015), Econsult Solutions (2018) 

 

 

The impact of ongoing operations of the distribution and fulfillment facility will support numerous 

industries within the state. In addition to the approximately 1,500 distribution and fulfillment jobs 

created at the Boxwood Site, the operating activity will affect a variety of industries, including 

transportation and administrative services (see Figure 4.1). Supply chain impacts from the 

redeveloped site will require products and services from a wide range of industries. For example, 

                                                

 
13 The total area of the proposed redevelopment is 2,952,900 square feet, but it has been rounded in the table (as have other estimates). 
14 These 2,116 total jobs include the 1,500 jobs on-site and the 616 indirect, direct and induced jobs supported by ongoing operations. 
15 Note that because the output estimates for New Castle County and the State of Delaware are similar, the outputs for New Castle County are 

omitted from all economic impact tables. 
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tenants will contract with carriers to transport raw materials to the site and finished goods to the 

market. Employees located at the redeveloped site will also inject additional money into the 

economy, supporting jobs in other sectors, including the health care, social services and real 

estate industries. An estimated full-time equivalent of 616 jobs is projected in all other support 

industries.  

 

 
FIGURE 4.1 – DISTRIBUTION OF THE POTENTIAL EMPLOYMENT IMPACT OF  

BOXWOOD SITE WITHIN THE STATE OF DELAWARE 

 
Source: IMPLAN (2015), Econsult Solutions (2018) 

 

4.4 TAX REVENUE IMPACT FROM ONGOING OPERATIONS 

At full occupancy, the proposed redevelopment project will generate an estimated $7.6 million of 

new tax revenues annually to the State of Delaware. This economic impact includes new income 

and business taxes from the direct, indirect and induced economic activity generated by the 

proposed redevelopment (see Table 4.4). 

 

 
TABLE 4.4 – ANNUAL TAX REVENUE GENERATED FROM BOXWOOD SITE OPERATIONS  

WITHIN THE STATE OF DELAWARE AT FULL OCCUPANCY (IN $M) 

Tax Revenue Impact from 
Ongoing Operations 

Tax Revenue Impact to State 
of Delaware 

Personal Income Taxes  $2.5 

Business Taxes  $5.1 

Total Tax $7.6 

Source: IMPLAN (2015), Econsult Solutions (2018) 
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Redevelopment of the Boxwood site and the ensuing operations of the new business campus will 

also raise the assessment value of the site, creating new property tax revenues for New Castle 

County and the Red Clay School District. At full occupancy of the new business campus, the 

potential future real estate tax generated will be about $2.4 million annually, including nearly $1.9 

million to Red Clay School District and $525,066 to New Castle County (see Table 4.5). The net 

real estate tax generated to New Castle County will be nearly $2.1 million. 

 

 

TABLE 4.5 – ESTIMATED PROPERTY TAX REVENUES GENERATED FROM THE  

PROPOSED SITE AT FULL OCCUPANCY16 

  Tax Rates 
Property 

Tax 
Full Occupancy 

Property Tax 

Estimated 
Increased Property 

Tax Generated 

Red Clay School District 
Tax Rate/$100 Assessment $2.3540 $230,699 $1,871,983 $1,641,284 

New Castle County Tax 
Rate/$100 Assessment $0.7006 $68,660 $525,066 $456,406 

Total $3.0546 $299,359 $2,397,049 $2,097,690 

Source: Econsult Solutions (2018), Harvey Hanna (2018), New Castle County Assessment (2018) 

 

4.5 POTENTIAL IMPACT ON NEARBY RESIDENTIAL PROPERTY VALUES 

Another potential impact from the redeveloped Boxwood campus will be the positive externalities 

generated from the transformation of a previously dormant 142-acre site into a new center of 

economic activity.  Dormant and abandoned properties have negative spillover effects that impact 

neighboring properties, and when concentrated, entire communities and even cities. Research 

links foreclosed and abandoned properties with reduced property values, increased crime, 

increased risk to public health and welfare, and increased costs for municipal governments.17,18,19 

As a point of reference, a study of property value impacts in Philadelphia conducted by ESI found 

that vacant land is estimated to cost the city $3.6 billion in lost property value.20  

 

Abandoned land’s association with crime, increased risk to health and welfare, decreased 

property values, and escalating municipal costs contribute to overall community decline and 

disinvestment. In contrast, basic real estate economics demonstrate that when positive features 

are added to an area, such as new development, demand for that place as a residential location 

                                                

 
16 The property tax estimates shown in this table were provided directly by Harvey Hanna. 
17 Ashley N. Arnio, Eric P. Baumer, and Kevin T. Wolff. 2012. “The Contemporary Foreclosure Crisis and US Crime Rates,” Social Science 
Research 41:6, 1599–1600. 
18 Bob Winthrop and Rebecca Herr. 2009. “Determining the CO$T of Vacancies in Baltimore,” Government Finance Review 25:3, 39. 
19 On crime and health see Eugenia C. Garvin, Carolyn C. Cannuscio, and Charles C. Branas. 2012. “Greening Vacant Lots to Reduce Violent 

Crime: A Randomised Controlled Trial,” Injury Prevention 2013:19, 198; and on property values see Susan M. Wachter, Kevin C. Gillen, and 
Carolyn R. Brown. 2008. “Green Investment Strategies: A Positive Force in Cities,” Communities & Banking 19:2, 24–7. 

20 Econsult Corporation, 2010. “Vacant Land Management in Philadelphia:  The Costs of the Current System and the Benefits of Reform.” 
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increases, which produces an increase in housing values. This improves the health of individual 

neighborhoods and the vitality of the neighborhood as a whole: an increase in housing values 

means more wealth for property owners and more property tax revenues for the County and the 

School District. The additional tax revenue may lead to improved school facilities, which will offer 

greater educational opportunities and outcomes for students, and in turn will foster a stronger 

local community. 

 

As discussed in Section 2 of this report, the area immediately surrounding the proposed 

redevelopment has lower average home prices than the study area overall.  This analysis focuses 

on the property value impacts that will accrue to owner-occupied homes within a one mile radius 

of the proposed redevelopment. One applicable study found that the introduction of new 

commercial amenities to a community raised property values between 14 and 30 percent.21 

Although the Harvey Hanna proposed project is a different redevelopment than the ones in the 

study, it is reasonable to assume that the transformation of a dormant brownfield to a jobs center 

will have some positive benefit on surrounding property values. Accordingly, given the current 

local average home values of $215,000, it is reasonable to project home values to rise in a range 

from $245,000 (14% increase) to $279,000 (30% increase), all exclusive of inflation. 

 

 

 
 

 
  

                                                

 
21 http://reconnectingamerica.org/resource-center/browse-research/2007/an-assessment-of-the-marginal-impact-of-urban-amenities-on-

residential-pricing/ 
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5.0 SUMMARY OF THE PROPOSED REDEVELOPMENT’S 

ECONOMIC IMPACT 

The proposed redevelopment of the Boxwood site into a pre-planned, 21st Century logistics, 

distribution, and technology campus will have the following projected economic impacts: 

 

 Construction expenditures are projected to be $17.3 million per year.   

 

 Over a nine-year construction period, this investment translates to total projected 

construction expenditures of $155.9 million. 

 

 Construction spending will support the creation of 160 new jobs, including 100 jobs 

directly related to the construction industry and 60 additional jobs in professional services, 

health care, and other support services. 

 

 The nine-year construction phase will generate $6.8 million in property and business taxes 

to the State of Delaware.   

 

 At full occupancy, the planned business campus will produce $281 million annually in 

economic impact and support more than 2,100 permanent jobs in logistics, distribution, 

engineering, technology, transportation, and an array of support industries and services. 

 

 Tax revenue attendant to full occupancy is projected to be $7.6 million annually in State 

personal and business taxes.  Additionally, the redevelopment is expected to generate 

$2.4 million in new property taxes to the Red Clay School District and New Castle County. 

 

 As a result of the redevelopment, median home values in the vicinity of the site are 

expected to increase from $215,000 currently to $245,000 or higher, exclusive of inflation. 
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APPENDIX A – ABOUT ECONOMIC IMPACT MODELING 

Economic impact estimates are generated by utilizing input-output models to translate an initial 

amount of direct economic activity into the total amount of economic activity that it supports. It 

includes multiple waves of spillover impacts generated by spending on goods and services and 

by spending of labor income by employees. To model the impacts resulting from the direct 

expenditures, Econsult Solutions, Inc. developed a customized economic impact model using the 

IMPLAN input/output modeling system. 

 

The economic impacts in turn produce non-recurring or ongoing increases in various tax bases, 

which yield temporary or permanent increases in various tax revenues. To estimate these 

increases, Econsult Solutions, Inc. created a tax revenue impact model to translate total 

economic impacts into their commensurate tax revenue gains. These tax revenue gains only 

account for a subset of the total tax revenue generation that an institution or industry may have 

on the economy. Furthermore, where institutions are tax exempt, only the tax revenue generation 

from supported indirect and induced industries is accounted for.  

 

INPUT-OUTPUT MODEL THEORY  

In an inter-connected economy, every dollar spent generates two spillover impacts:  

First, some amount of the proportion of that expenditure that goes to the purchase of goods and 

services gets circulated back into an economy when those goods and services are purchased 

from local vendors. This represents what is called the “indirect effect,” and reflects the fact that 

local purchases of goods and services support local vendors, who in turn require additional 

purchasing with their own set of vendors.  

 

 First, some amount of the proportion of that expenditure that goes to the purchase of 

goods and services gets circulated back into an economy when those goods and services 

are purchased from local vendors. This represents what is called the “indirect effect,” and 

reflects the fact that local purchases of goods and services support local vendors, who in 

turn require additional purchasing with their own set of vendors. 

 

 Second, some amount of the proportion of that expenditure that goes to labor income gets 

circulated back into an economy when those employees spend some of their earnings on 

various goods and services. This represents what is called the “induced effect,” and 

reflects the fact that some of those goods and services will be purchased from local 

vendors, further stimulating a local economy. 

The role of input-output models is to determine the linkages across industries in order to model 

out the magnitude and composition of spillover impact to all industries of a dollar spent in any one 
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industry. Thus, the total economic impact is the sum of its own direct economic footprint plus the 

indirect and induced effects generated by that direct footprint.  

 

INPUT-OUTPUT MODEL MECHANICS  

IMPLAN represents an industry standard approach to assess the economic and job creation 

impacts of economic development projects, the creation of new businesses, and public policy 

changes within its surrounding area. IMPLAN has developed a social accounting matrix (SAM) 

that accounts for the flow of commodities through economics. From this matrix, IMPLAN also 

determines the regional purchase coefficient (RPC), the proportion of local supply that satisfies 

local demand. These values not only establish the types of goods and services supported by an 

industry or institution, but also the level in which they are acquired locally. This assessment 

determines the multiplier basis for the local and regional models created in the IMPLAN modeling 

system. IMPLAN takes the multipliers and divides them into 440 industry categories in 

accordance to the North American Industrial Classification System (NAICS) codes. 

 

The IMPLAN modeling system also allows for customization of its inputs which alters multiplier 

outputs. Where necessary, certain institutions may have different levels of demand for 

commodities. When this occurs, an “analysis-by-parts” (ABP) approach is taken. This allows the 

user to model the impacts of direct economic activity related to and institution or industry with 

greater accuracy. Where inputs are unknown, IMPLAN is able to estimate other inputs based on 

the level of employment, earnings, or output by an industry or institution. 

EMPLOYMENT AND WAGES SUPPORTED  

IMPLAN generates job estimates based on the term “job-years,” or how many jobs will be 

supported each year. For instance, if a construction project takes two years, and IMPLAN 

estimates there are 100 employees, or more correctly “job-years” supported, over two years, that 

represents 50 annual jobs. Additionally, these can be a mix of a full and part-time employment. 

Consequently, job creation could feature more part-time jobs than full-time jobs. To account for 

this, IMPLAN has a multiplier to covert annual jobs to full-time equivalent jobs.  

 

Income to direct, indirect, and induced jobs is calculated as employee compensation. This 

includes wage and salary, all benefits (e.g., health, retirement) and payroll taxes (both sides of 

social security, unemployment taxes, etc.). Therefore, IMPLAN’s measure of income estimates 

gross pay opposed to just strictly wages.  
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APPENDIX B – ADDITIONAL DEMOGRAPHIC INDICATORS 

TABLE B.1 – HOUSING UNITS BY VACANCY AND STATUS OF RED CLAY CONSOLIDATED SCHOOL DISTRICT POPULATION 

  2010 2017 2022 

Total Housing Units 60,342 62,270 63,132 

Occupied 92.6% 92.6% 92.2% 

Owner 65.2% 62.7% 62.5% 

Renter 27.3% 29.9% 29.8% 

Vacant 7.4% 7.4% 7.8% 

Source: ESRI Business Analyst (2017) 

 

 

In comparison to the State of Delaware, the population appears to be more educated than the 

state as a whole, where the population has a higher proportion of undergraduate and graduate 

degrees, 40.2 percent versus 31 percent. However, 35 percent of the population over 25 years 

old has a high school degree or less than a high school education (see Table B.2). 

 

 
TABLE B.2 – EDUCATIONAL ATTAINMENT FOR POPULATION AGE 25+ 

  
Red Clay 
School District State of Delaware 

Less than 9th Grade or No Diploma 10.0% 11.0% 

High School Graduate or GED/Alternative Credential 25.7% 29.3% 

Some College, No Degree 17.9% 20.4% 

Associate Degree 6.3% 8.3% 

Bachelor's Degree 22.0% 17.7% 

Graduate/Professional Degree 18.2% 13.3% 

Source: ESRI Business Analyst (2017) 
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FIGURE B.1 – PER CAPITA INCOME IN RED CLAY SCHOOL DISTRICT, 2009 TO 2016 

 
Source: ACS (2016) 
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APPENDIX C – ABOUT ECONSULT SOLUTIONS, INC 

Econsult Solutions, Inc. is a Philadelphia-based economic consulting firm.  It provides businesses 

and public policy makers with economic consulting services in urban economics, real estate 

economics, transportation, public infrastructure, public policy and finance, community and 

neighborhood development, and planning, as well as expert witness services in support of 

litigation.   

 

Its principals are nationally recognized experts in real estate, government and public policy, 

planning, transportation, non-profit management, and business strategy and administration, as 

well as litigation and commercial damages. Staff members have outstanding professional and 

academic credentials, including active positions at the university level, wide experience at the 

highest levels of the public policy process, and extensive consulting experience. 


