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[the housing industry has loved the baby boom since its members

I entered the housing market in the mid-i970s. Born between 1946
I and 1964, this large birth cohort has affected the housing market-

place until today. Developers of retirement housing are jockeying for
position, anticipating the retirement of the baby boom between 2010 and
2028. The question most often asked by developers is "how will baby
boomers be different from retirees who have gone before them?"

This manuscript will focus on only one segment of baby boom retirees,
namely, those who may make long-distance residential moves. A strong
attempt has been made to ground the speculation, therefore, in thebody
of knowledge accumulated in a research Iiterature known as retirement
migration (Longino, 1995),

Speculation about the baby boom is certainly not new. The behavior of
members of the baby boom generation has been a subject of intense
speculation generally for decades, because fluctuation in the size of a
population brings with it resulting fluctuations in the numbers of
potential students, voters, workers, drivers, home owners, service
users, and consumers of all kinds. Every institutional sector of society
has had to pay attention or risk disastrous consequences (Rlrssel/, 1993).

The maturing of the baby boom created a tidal wave of individuals
moving through schools from kindergarten to college, into job markets,
along career paths, and into first and second home markets. Now into
financial markets, boomers, in their forties and early fifties, are begin-
ning finally to invest in their future retirement lifestyles (Dent,1993).ln

approach (based on capitalization of income or
discounted cash flow); or 3). replacement or repro-
duction cost.

This equation only refers to the negative or aggra-
vating factors to be deducted from unimpaired
value. As a result, mitigating factors that may offset
the negatives are often overlooked. Mitigating fac-
tors should be considered when using the basic or
refined formulas mentioned above. to derive net
values.

Both aggravating and mitigating factors generally
concern technical and legal aspects of environmen-
tal risks and solutions, which likely fall beyond the
expertise of an appraiser alone. Thus, it may be
necessary to assemble a multi-disciplinary team of
environmentalconsultants,legalcounsel, and other
relevant professionals to generate the information
and analysis necessary to assist an appraiser in
placing a value on various aggravating and mitigat-
ing factors. The Appraisal Standards Board has
approved the use of multi-disciplinary teams for
the valuation of contaminated real property, ex-
pressly recognizing that appraisers may rely on the
professional work of others, as long as each profes-
sional acts within the scope of his or her expertise
and acknowledges the contributions of the others.l

LIMITING COSTS TO FUTURE OWNERS
A basic premise of value is that it represents the
value to a future owner. Contamination affects
market value primarily due to environmental liabil-
ity and costs that may be incurred by future owners.
If a future owner may incur little or no cost or loss,
there may be Iittle or no reduction in market value.

Cleanup pior to sale.
In many cases, owners clean up sites before

sale, as is the general policy of the major oil compa-
nies in selling service station sites. This reduces the
uncertainty of cleanup costs, hence mitigating or
eliminating possible discounts.

Cost recooery frcm responsible parties,
The market value impact of contamination may

be limited by the identification of liable parties,
especially those with deep pockets, who may bear
remediation costs so that future owners will not be
affected or may recover such costs. To illustrate,
there may be little or no impact on the value of a

property due to contamination from formerly leak-
ing underground storage tanks at a gasoline service
station where the responsible parties include a major
oilcompany, but there maybe greater impact where

the responsible parties are defunct or have limited
financial resources.

Environmental laws impose liability on a num-
ber of parties. For example, the Comprehensive
Environmental Response, Compensation and Li-
ability Act of 1980 (CERCLA), 42 U.S.C. SS 9601 dt

se4., generally imposes strict liability on present and
past owners and operators of contaminated prop-
erty, as well as on the Senerators and transporters
responsible for the disposal of hazardous waste,
subiect to limited defenses. It is therefore appropri-
ate to consider the potential for cost recovery from
responsible parties.

According to some commentators, "IgJenerally,
anticipated recoveries are not considered in the
property value estimate."2 This may be the case
when an appraiser acts alone, without the expertise
necessary to estimate cost recoveries, or where esti
mation would be purely speculative, in which case
the appraisal opinion is subiect to an important
Iimitation and may nol reflect economic reality. If
possible, cost recovery should be considered in
order to enhance the validity of the appraisal.

The cost recovery factor may be considered by
a multi-disciplinary team including environmental
consultants and counsel who can identify poten-
tially responsible parties and advise as to the extent
of their potential liability under applicable legal
remedies. The availability of such responsible par-
ties and their ability to bear their liability should
also be considered.

lnsurance rccotery.
The costs of remediation may be covered by

liability or property damage insurance. While cur-
rent forms of commercial general liability insur-
ance policies may contain "absolute" pollution ex-
clusions, coverage may be available under older
policies that were in effect when contamination
occurred. Furthermore, at some cost, it is possible to
purchase insurance specifically addressing envi-
ronmental risk (e.9., pollution liability coverage,
first party property damage insurance without a

pollution exclusion, and coverage for costs associ-
ated with contamination not discovered during a

site assessment by qualified environmental con-
sultants). Stop loss/cost cap insurance may miti-
gate the risk associated with cost overruns in a

remediation program. Costs associated with a

Ieaking petroleum underground storage tank may
be covered from a state fund for the cleanup of
such sites. Thus, the availability of past or present
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MrucATrNG FacroRS rN
AppnersAl & VaruATroN oF

CoNraMrNATnp Rrar PnopERTY
by Allan E. Gluck, Donald C. Nanney, & Wayne C. Lusaardi

J.! nvironmental issues have become a key concem in real property

['l t.ansactionr. One particularly difficuit issue is the question of
.LJ how contaminated or formerly contaminated properties should
be valued for sale, lease, or financing transactions, as well as to deter-
mine loss or damaBe in litigation cases. The following seemingly simple
equation has emerged for valuation of contaminated properties:

about five years, as the earliest and oldest baby
boomers approach very early retirement, the specu-
lation about retirement mobility patterns in this
huge birth cohort has already begun to buzz with
intense coniecture.

TREATING THE BABY BOOM AS THOUGH
IT IS A CONCRETE THING
It is always dangerous to assume that any market-
place is only influenced by population size. Not all
voters vote, nor do all consumers consume. Pro-
jected market trends based on such oversimple
assumptions are bound to disappoint in the end.
For example, such proiections tend to overlook the
fact that baby boomers have a distinctive market
profile.

Age-based marketing has created an image of baby
boomers that is truly mythic in proportion. One
often hears such phrases as the baby boom likes
certain things or will take certain actions, as if the
baby boom were a person. This tendency to reifying
the baby boom is philosophical wrong-headedness.
It may be too obvious to point out that the goal of
marketing is to sell products and services. Market-
ing, therefore, is most interested in that part of the
population with discretionary income. By focusing
just on the college-educated portion of the popula-
tion, however, demographic analysts have built
psychographic images that are then applied by the
lay observer to all persons born between 1946 and
1964. Such uncomplicated thinking reifies the baby
boom and ignores its rich diversity.

All myths, however, are rooted in an element of
truth. And the generalized images of middle-class
baby boomers generated by age-based marketing
cannot be dismissed out-of-hand. Overall, there is a

greater value for independence. the entrepreneur-
ial spirit, and empowerment. Also, there is a greater
distrust of authority of all kinds, less company and
brand loyalty, greater value for leisure over work,
informality over formality, and a more relativistic
understanding of ethics among middle-class baby
boomers than there were among their parents
(Russell,1993). To the extent that retirement moves
are made by the better-educated part of the middle.
class, these baby boom values may have an influ-
ence on their mobility choices.

What has been described in the research literature
as lifestyle-motivated migration, should apply well
to babyboomers. One would expect that their appe-
tite for leisure and new experiences would rein-
force retirement migration to areas rich in amenities

with pleasant climates and vistas. Therefore, for the
20 years following 2010, there should be a surge of
migration of recently retired baby boomers to high
amenity areas. The tide will rise rapidly for the first
decade of this period, the rate of growth slowing
during the second. Retirement community devel-
opers are already rubbing their hands together in
eager anticipation of this surge. The problem is that
they will cross a valley before they get to the popu-
lation mountain, so positioning themselves too early
with large-scale construction proiects could be prob-
lematic. People retiring now were bom during the
depression when fertility rates were at a historical
low.

Unfortunately, however, when projecting images
of baby boom relocation more than two decades in
the future, one cannot take into account surprising
technological and economic changes that will occur
in the interim. These factors will certainly alter
population-based proiections, perhaps even radi-
cally. It is much more realistic to discuss the diver-
sity within the early baby boomers and how this
diversity will expend our understanding of retire-
ment lifestyles, including those among the mobile.

APPROACHES TO RETIREMENT MOBILIfi
Are there characteristics and attributes in the baby
boom population that may bear on the issue of
retirement migra tion? Certainly thereare. First, there
will be an increase in the number of couples among
retirees where both had careers, and who have
complex packages of rettement income drawn from
several sources. There will be, perhaps, a larger
increase in the retirement of single parents, whose
reduced opportunities and increased burdens may
leave them with reduced retirement income. So,
greater relative wealth and poverty may be simulta-
neously evident in the retiring baby boom. In the
upper incomeend ofthe distribution, the numberof
those who can afford to make retirement amenity
moves will increase. The simultaneous growth of
the low-income elderly will have little effect on
interstate migration. The near-poor have not been
well represented among amenity migrants in past
decades. The unprecedented growth of the U.S.
economyduring the middle-aging of the babyboom
will no doubt enhance the wealth of couples with
two professional careers.

Second, due to the elevated value of leisure in the
babyboomupper income segment, those with ample
financial resources in their fifties may be lured
during the next decade by the development of
leisure-oriented "empty nest" communities that
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Where:

"I" = impaired value
"U" = unimpaired value
"C" = remediation cost
"S" = stigma

This equation has been refined in the literature to break down the cost
("C") factor into three sub-factors, including: 1). the cost to implement
an applicable remediation plan; 2). the cost of any applicable use
restrictions; and 3). impaired financing costs. Thus, the equation can
include more elements, but only as a variation on a theme.

Stigma ("S") can be defined as the incremental loss in value beyond the
cost factor due to market perceptions arising from uncertainty and fear
associated with the actual or potential presence of contamination.

Unimpaired value ("U") is determined as if there were no contamina-
tion, utilizing any of the customary valuation methods: 1). the compa-
rable sales approach (based on recent sales of like properties, with
adiustments relevant to the property being appraised); 2). income
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are beginning to appear in Arizona, Texas, and
elsewhere. These communities feature golf, health
spas, hiking and biking trails, club houses, and to
the casual observer, they look very much like up-
scale retirement communities. Most of the resi-
dents, however, are not yet retired. Nor art they
interstate migrants. Rather, they move from, and
commute k), the adiacent metropolitan area. Of
course, if the residents do not move, the residential
development, over tim€., will become a retirement
community, de facto.

Third, it is easy to speculate that, as middle-class
baby boomers first enter retirement, there will be an
increase in alternative retirement lifestyles. Carry-
ing on as before, but without working, or moving to
a retirement community in the Sunbelt, will not be
the only lifestyles from which to choose. Some of
these choices will not require the purchase of a ner,r'

home, nor a permanent move. Lifestyle change
characterizt'd many college students in the late
1960s and early 1970s. The early boomers valued
their generational differences. They let their hair
grow long, dressed down, and rejected the view of
maturity espoused by the middle-class of the 1950s.

As a consequence, some will be more sensitive to
experience rather than location. The idea of a per-
manent retirement move may not attract these par-
ticular boomers.

Rescue operations,
For boomers with a stron8 service orientation

and the willingness to spend parts of the year away
from home, the American Red Cross already pro-
vides an interesting model. The organizatirrn trains
a cadre ofvolunteers who will fly intodisaster areas
and set up the infrastructure for the thousands of
local volunteers who will put out the fires, search
for survivors, or fill sandbags. The lodging, feeding,
and health care of these volunteers requires trained
volunteers who are willing to move from one natu-
ral disaster to another. And most of these trained
volunteers are retired. This kind of activity is cer-
tainly more experience-based than location-based
and it is a functional alternative to retirement mi-
gration. The Peace Corps was a baby boom phe-
nomenon; it will surely find a counterpart among
retirees of the same birth cohort.

Senior aolunteer seroices,
There are organizations that help retirees to

find places where they can live and work as volun-
teers on projects that are not as dramatic as rescue
operations. The Human Service Alliance of Win-
ston-Salem, North Carolina, for example, houses

The generalized images of middle-class

baby boomers generated by age-based

marketing cannot be dismissed

out-of-hand. Ooerall, there is a greater

oalue for independence, the ettrepreneurial

spirit, afld empozoen rent. Also, there is a

greater ilistrust of authority of all kinds,

less company anil brand loyalty,
greoter aalue for leisure oaer u)orkl

informality oaer forrnality, and. a more

relatiaistic ttflderstaflding of ethics anong
middle-class baby boomers than there we re

arflong their parents. To the extent that
retiretneflt mooes are made by the

better-educsted part of the n iddle-class,

these baby boom aalues nay hazte an

influence on tlrcir mobility choices.

and trains hospice workers who care for the termi-
nally ill in a home-like environment and respite
workers who care for autistic children weekly in an
enriched educational environment. Retired couples
are among the live-in volunteers. These'are service
opportunities that require travel and temporary
relocation, and may be viewed as an alternative to
leisure-oriented seasonal migration.

Elderhosteling.
Summer visits to college campuses across this

country have been organized for decades by the
Elderhostel organization. During the past decade, it
has expanded its operation to college campuses in
several other countries. Perhaps such travel should
be considered as an alternative to vacations, rather
than to residential moves, because the visits are for
a relatively short duration. Indeed, elderhosteling
in no way precludes a retirement move. Nonethe-
less, it is experience-based mobility and demand for
these experiences that are likely to increase among
early-retired baby boomers. Sensing an increased
interest in service opportunities among early baby
boomers, Elderhostel is setting up a branch office to
expand the concept into this new area.

Mobility in cyberspace,
Baby boomers dominate the Internet. In propor-

tion to their numbers, Ceneration Xers use it more,
but boomers greatly outnumber them (Smilll &

easily gleaned from the disciplines in which they
are currently being studied, especially if wc want to
fit what they tell us into some kind of market
framework. To get what we want to know will
require a mind that is open to interdisciplinary
u'ork.

My broad-brushed view of what is likely to happen
is that there will be more geographic dispersion of
the head-using activities that now fill up our cur-
rt'nt office space. This movement, howcver, need
not be to far away places; nor must it dramatically
reduce the density of the population in most places.
What it will be is movement that is chsely co-
located to activities that are no$,outside present-
day office buildings, including what happens in the
home. We are, in my view, social animals who will
resist moves that isolate us from one another. Yet
ne are also economic animals who will be more
than willing to take advantage of technologies that
will be giving us the means to avoid some of the
problems that arise rvhen u,e concentrate our activi-
ties in geographic space, e.9., curgestion, pollution.

In my view, we are probably headed into a world
populated rvith urban villages - plact's where
people work at sites of their on,n choosing but
choose to live near one another in well-thought-out
and well-planned communities. What this implies
ivith respect to "office space" is a matter that, in
time, will become a major preoccupation of those
who analyze the office space rnarket."u,

NOTES
i. Offi.eactivity is not easilydefined b('causeit is u'(irk thatcuts

across both occupation.lnd industry classifications. We can
say in a general way that it involves mental activity as

oppos&l to physicalactivity. And it is mental actif ity onlyas
opposed to mental activitv that is combined h'ith physical
activity. There also gradations in the level of thinking re
quired, goinS fronr the low-level requirements of clerical
work b the high powcred requirements of the cxecutive
staff- Clerical $ork, however, is diminishing so that office
work is increasin8ly becoming head-using activity in the
sense of dealing with complicated problems.

2. For a detailed discussion of the economics of these location
decist)ns, a discussiotr that emphasizes the importance of
access, sc€ DiPasqualt', E. and W.C. Wheaton. Urhntt Ecottunl-
ics dnd R&tl Estale Mart.ls. Prentice Hall: Englervtxxi Cliffs,
NewJerscy, 1996, Chapters 5,6 and I L Alsosee Clapp,J. M.
Dynartics of Officc Mdrk ts. Washington D.C.: The Urban
Institute I'ress, 1993, Ch,rpter 4.

3. One ofthe more celebr.lted promotersofthis vieh'ofthe ner.r
economv is Don Tapscott. See T/rr Digilal Erorrorrrv. Ne*'
York: McCraw-Hill Publishing, 1996. See also Kevin Kelly,
Nea, Rx['s For llreN.{{, E.oromv. New York: Viking Press,l998
and Department of Commerce, T/rr' l)m rgirt.q Diq,lrl E.on0rrv.
Washjn8ton D.C.. Department of Commerce, 1998.

.t. For an insightful discussion of the nature of knorvledgeasan
input int() business activity in our ncw economic world sec'

Teece, D. J. "Capturing Valuc'from Knowledge Assets: The
New Economy, Know-howand IntargiblcAssets." Col ifLtrnia

Mana$enent Rn'irl'a, 40 (3), 1998, 5F79.
5. St'e lhe E.onorrisl. "The Death of Distance; A Survt'y of

Telecommunications, (Speci.rl Supplement)." September 30,

1995, l-28.
6. This is not to say that there is no interactive communication

currently being carried out in cvbeEpace.ls indeed thr,re is.

It is to say that the kind of clectronic interaction currently
possibledoes not measurcup to manyof the communication
nt'eds in today's business world. Fora discussion of what is
g()ing on inthevirtual world today see Duarte, D. Land N. T.
Snyder. Mdslari,,.q yirllrdl f.?rrs. San Franciscor Jossey-Bass
Publishers, 1999.

7. See for example L. Trevino, R. Duft and R. Lengel. "Under-
standing Media Choices: A Symbolic Interactionist Perspec-
tive," inFalkand SteinJields (ed.), Orgnxirrtiollsand Con tru-
rricnlior lcr*rrrrlo.gy. Ne$'bury Park, Califomia: Sage Publica-
tions,1992.

8. For one discussion of some of the possibilities see M.
Dertouzos. Whal Will Bt: Ho1L, the Ne?!' lNotld of hiorfialbn
Will Changt: Oar Liles. San Francisco: HarpersEdge, 1997,

Chapters 3,4 and 9.
9. Sce R. D. Putnam. "The Str.nge Dsappearance of Civic

Ameica" Amuican Prosl,..l, Winter 196, 34-48.

10. Sc'e B. Arthur. " lncreasing Returns and the New World of
Business.,, Hnn,ard B!5;r!,s< Rr1,i.-.r,, July / August. 1996, l0G.
109.

I L See N. Pliskin. "Explaining the Paradox of Telecommuting."
llxsi,ress Horizors, March/April, 1998, 73-7tt.

12. See for example Robe s,S.Il.?rr?ss tfie Flilrir.. Toronto:John
Wilev and S()ns lnc., '1998, Chapter 4-

13. One recent survev ofthe location decisionsof "information-
age" companies is suggestiveofthe kind ofchanges that will
be a part of this process of change. See O'Mara, M. A.
"Strategic Drivers of Locatkrn Decisions for Information-Age
Companies," IournrlofRcol fslnfe Rrsrarc/r, Vol. 17 (3), 1999,

365-388.
14. See for example, S,chwartz, I'., P. Leyden and,. Hyatt. Irl.l.org

Boom. Reading, Ma.: Perseus lJooks, 1999.
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(even in cutting-edge areas of the technology) is not
the result of some people continuing to live in the
dark ages. It is a consequence of having a technical
infrastructure that cannot do what face-to-face en-
counters are able to do when dealing with certain
kinds of problems. It is also a conse,cluence of the
technologv itself, creating activities that can be best
carried out when the participants are physically
close to one another. All this bodes well for the
existing office building market.

But-and this is a big "but"-as tc'chnology im-
proves, it will (over time) provide us with some-
thing that comes close to mirroring what we can do
now face-to-face. As this happens, the basic struc-
ture of th€, office building market will change, just
as it did n'hen the automobile camc to dominate
the journey to work. This time, however, the ulti-
mate result could be much more dramatic. The
specifics of such change are, at this time, anybody's
guess. But whatwecan say is that significant changes
are on the way both in what the market looks like
and in the way we will have to look at it to make
sense of it.

As noted earlier, traditional models of the office
building market have emphasized the accessibilitv
of the sitt, of the building to workers, customers,
and suppliers of certain kinds of services as the key
to its value. To the extent that our head-using
personnt-l no longer need to be close to one another
and those they serve and are sen ed by, accessibilitv
in the classic sense loses its importance.

This is going to happen, but not overnight. Nor will
it be an abrupt change.'' The answer to the question
of u,hen rvill depend, in part, on how r.r'e are able to
deal u.ith the complex problems being given to us
by our unfolding technologies. Right now, dealing
with those problems is strengthening the demand
for office space. The race to build our cyberspace
infrastructure is, in fact, helping to revitalize parts
of some of our cities.

Suppose the pace of innovation slows. The impetus
it is currently providing to office space demand
would ebb and could substantiallv be reduced,
which would not bodt well for this market.

Of course, there are those pecldling the idea that we
are now Iiving in a world in which there will forever
be innovations that change rl'hat it is that we do and
how we do it in the business lvorld.rr If so, there will
not be a quick retreat from the need to huddle close
to one's co-worker in order to deal effectively with

the complexities and uncertainties continuous in-
novation brings about.

AUTHOR'S CONCLUDING THOUGHTS
Personally, I am less sanguine about such things.
Historically, innovations have comc in spurts and
there seems to be no compelling rt'ason to exPect
this to change in the future. Thus, in my vit'w, .ts

technology gives us electronic means that mimic
more of what we can do face-to-face and the current
spurt of innovation begins to wind down, virtual
head-using activity as a proportion of the total will
begin to increase substantially. lf you accept these
two hypotheses, there will comc a time when the
decisions made about where to conduct such activ-
ity will be based on considerations much different
from those of today. This could very well mean
dramatic changes in the office building market as

we now know it.

Just how much change and what kind of change
will, in my vielr,, depend both on technical and
social elements in the equation. The technical ele-
ments are those that will determine' just how closely
we will be able to mimic the strenBths of face{o-face
communication and whether any currentlv unrec-
ognized strengths in electronic communication
emerge as we develop the technology. ln the minds
of those enamored with the subject, this is a no-
brainer. The technology will deliver the means of
radically transforming how we communicate and
hence hou' we organize our busincsses. But it is

well to remember that the same thing was said
about the telegraph, the telephonc', and even televi-
sion.

More important, as I see it, are the social elements as

they come to bear on the question of the future
organization and operation of business. There can
be little doubt about the prospect of more physical
isolation of the individual in how we organizt'our
business activities in the future. But how much
more is going to depend, in part, on how we view
that prospect. Just how much of a social animal are
we? How important is interaction on a face-to-face
basis over the course of a workday?

What all this says to me is that if we want real
insights into what is going to happen to the office
building market over the long term, we are going to
have to focus more on subject matter that has tradi-
tionally fallen outside the analyses we have been
making of this market - social relationships that
reflect such things as feelings and trust. As I have
found out, what we know about these things is not

Clunnut, 1997). An opulent banquet of mobility
experiences u'ill be marketed to retired baby boomers
over this medium. The Internet home pages of the
many Sun Cities, for example, are an integral part of
their national marketing operation. At the same
time, Elderhostel makes lvorldwide educational
travel information available on its home page. Na-
tional volunteer organizations, such as Senior Corps
and the Environme.ntal Alliance for Senior Involve-
ment do the same. Communications for a Sustain-
able Future cut across education and service do-
mains, offering campus-based opportunities to
study ecology antl the environment, heterodox eco-
nomics, peace and conflict, education and service-
learning, and international studies. These krpics
sound like baby burm agendas of the late 1960s.

During the next'10 vears, Internet opportunities to
learn about expericnce-based mobility will double
and double again, encouraging further the diver-
sity of retirement activity for baby boomers.

Virtual communities.
We are at an early stage in the development of

virtual reality as a viable travel experience. The
popular image of the future in this regard is the
holodeck on the Starship Enterprise. There is no
way at this time to make reasonable proiections
concerning the availability and uses of such tech-
nology in the future. However, the future will be
different than the present, and by 2050 when the
baby boom dies off, it may be very different indeed.
There will be technologies in the future that will
simulate travel in lvays that will satiate wandcrlust
without requiring physical mobility. How these
technologies will influence geographic mobility in
retirement is anyone's guess, but to ignore their
potential would be foolish.

CONCLUSION
So, will the patterns of retirement mobility change
between 2010 and 2020 as thebaby boom generation
enters retirement? The answer, of course, is yes and
no. The general patterns of retirement migration
have changed very little over the past 40 years.
Between 4 percent and 5 percent of the population
60 or older will move across state lines in each five-
vear period. Most u'ill be recent retirees. The popu-
lar destinahon states today will be popular among
migrants in 20 years. Actually, even if somewhat
smaller proportions pour into Florida, Arizona,
Texas, North Carolina, and Califomia, the larger
population base will still make the numbers rise.

On the other hand, there are enough free agents and
trailblazers among baby boomers that some new

trends should be set into motion. Some candidates
have been suggested here.*.,
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