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March 31, 2004 INSIGHT RESEARCH

9441 LBl Freeway

Mr. Bill Thornton, President Box 20
Fort Worth Chamber of Commerce
777 Taylor, Suite 900

Fort Worth, TX 76102

SUBJECT: Historic Analysis of Economic, Employment and
Tax Revenue Impacts 1995 — 2003; Forecast 2004 — 2008;
Texas Motor Speedway Complex, Fort Worth, Texas

% Dear Mr. Thornton:

Insight Research Corporation has completed an economic impact analysis that examines
the historic impact of the Texas Motor Speedway Complex in the City of Fort Worth and
Denton County from 1995 through 2003, and forecasts its expected impact from 2004
through 2008.

The analysis was commissioned by the Fort Worth Chamber of Commerce, the Fort
Worth Convention & Visitors Bureau, the City of Fort Worth, Denton County Economic
Development, Denton Chamber of Commerce Economic Development, the Denton
Chamber of Commerce Convention & Visitors Bureau, the City of Lewisville, the
Lewisville Chamber of Commerce Visitors Bureau, and the Town of Northlake Economic
- Development Corporations. Special thanks for the assembly of the information required
,%;; to prepare this report are due to the Texas Motor Speedway, the City of Fort Worth, the
Fort Worth Chamber of Commerce, and the Fort Worth Convention & Visitors Bureau.

This report transmits current findings of economic, employment and tax revenue impact
of this major tourist and entertainment venue, showing how its activities have benefited
the City of Fort Worth, Denton County, the Northwest Independent School District (ISD)
and the State of Texas from the project’s inception, as well as examining a five-year
forecast of its potential.

BACKGROUND AND PROJECT DESCRIPTION

With site selection and land acquisition in 1995, the Texas Motor Speedway began
development of an approximately 1500-acre site in Denton County, the City of Fort
Worth, and the Northwest Independent School District. The Texas Motor Speedway has
fulfilled its initial concept plan, bringing NASCAR and other racing and community events

viinsight.com » www.getinsight.com




%%%

to North Texas and providing a major tourism and entertainment feature in the region,
increasing visibility of the region through a series of nationally promoted and televised
racing activities.

The Texas Motor Speedway Complex has several integral components that are
evaluated separately in this analysis in order to distinguish the economic, employment
and tax revenue benefits of each. Those components are:

1. The acquisition and construction phase of the Texas Motor Speedway site,

2. The year-to-year operations of the Texas Motor Speedway and the Speedway
Club Tower,

3. The induced benefits of visitor spending related to activities at the Texas Motor
Speedway,

4. The privately owned condominium portion of the LoneStar Tower, and

5. The office portion of the LoneStar Tower, also a privately owned structure.

Texas Motor Speedway and Speedway Club: The Texas Motor Speedway facilities
and grounds are publicly owned by the Fort Worth Sports Authority and operated by the
Texas Motor Speedway organization. The Texas Motor Speedway currently hosts three
major nationally sanctioned race weekends per year, plus other minor racing events, as
well as auto fairs and swap meets for approximately 30 days of activity annually. Many
other activities, concerts and regional events are also held at the Speedway Complex
facilities, including track rentals for special events such as the Lone Star Biker Bash, use
of the facilities by new car manufacturers, and miscellaneous parking area displays and
space rental. The Speedway Club also hosts hundreds of events annually in its meeting
space and ballroom facilities.

Most recent records of visitors show approximately 900,000 visitors per year to Texas
Motor Speedway events, with approximately 60% of those being non-local visitors. An
estimated 85,000 hotel room nights are generated per year from visitors to the area who
require overnight accommodations. In excess of $28 million is generated in gate
admissions, food and beverage sales account for some $5 million on an annual average
basis, while merchandise sales provide another $12 million in sales taxable activity.

The Speedway can accommodate in excess of 200,000 spectators, including the infield,
grandstand seating, and luxury suites in the Speedway Club. Parking is provided on 600
acres, 131 of which are paved, with 1,100 reserved infield camping spaces, and 5,000
camping spaces outside the grandstand.
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The Speedway Complex includes a 1.5 mile competitive track, the “Lil" Texas” one-fifth
mile oval track with seating for 1,400, and the “Dirt Track”, a four-tenths mile oval with

The Speedway Club is a nine-story, private sports and entertainment club constructed in
1999. It offers banquet and meeting rooms with food service, dining, a health club and
spa, and private grandstand seating.

Development capital invested in these facilities from 1995 through 2003 in land and
construction of the Speedway and Speedway Club totaled $266 million. Another $6
million was expended for furniture, fixtures and equipment.

The Speedway and Speedway Club provide in excess of 200 full-time equivalent
positions and a total annual payroll of $8.2 million. In addition, an estimated $600,000 is
currently paid to another 1,200 part-time event staff each year.

LoneStar Tower Offices: The LoneStar Tower, built in 1997, includes office space on
the lower four floors of the building, and 76 condominium units on floors five through ten.
Office use includes approximately 100,000 square feet (sf), and was constructed at an
estimated $14 million initial capital investment.

Tenants in the LoneStar Tower may or may not be related to the activities of the Texas
Motor Speedway, but they have chosen this location over other options in the area.
Office space users in facilities of this size typically invest additional capital expenditures
of $2 million for furniture, fixtures and equipment. Based on current occupancy in the
office portion of the LoneStar Tower, it is estimated that 200 persons are employed there
with a conservatively estimated total annual payroll of $6.7 million generated on site.

LoneStar Tower Condominiums: As in the case of the LoneStar Tower Offices,
owners of these condominiums may or may not be related to activities at Texas Motor
Speedway, but clearly have chosen these residences over other options, thus generating
additional economic and tax revenue activity in association with the site. Additional
capital investments associated with the LoneStar Tower's 76 condominiums were $22
million for land and construction. Current appraised values of these units in 2003
averaged $381,000.
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FINDINGS

Economic Impact: Actual 1995 through 2003: $2.00 Billion
Actual Plus Forecast 1995 through 2008: $3.11 Billion

The economic impact of construction and operation of the Texas Motor Speedway
Complex from 1995 through 2003 has been $2.00 Billion, and is expected to reach
$3.11 Billion by the year 2008. This impact is widely experienced and driven by all
areas of construction, payroll, maintenance and operating activities occurring on the site.
These impacts result from the following phases:

Cumulative Economic Impact
(In Billions of Dollars)*

1995 - 2003
Speedway Construction $066 B
Speedway & Club $0.56 B
Induced Speedway Benefits $060 B
LoneStar Tower Condos $0.05 B
LoneStar Tower Office $0.12 B
Total $2.00 B
1995 - 2008
Speedway Construction $0.70 B
Speedway & Club $1.04 B
7 Induced Speedway Benefits $1.07 B~
‘LoneStar Tower Condos $0.05 B
LoneStar Tower Office $0.25 B
Total $3.11 B

*Totals may vary slightly due to rounding.
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Texas Motor Speedway and LoneStar Tower
Annual and Cumulative Economic Impact
1995 — 2008 with Existing Venues

Year Annual Impact  Cumulative Impact
1995 $158 M $158 M
1996 $269.9 M $2857 M
1997 $419.8 M $7055 M
1998 $2328 M $9382 M
1999 $2357 M $1,1739 M
2000 $208.9 M $1,3829 M
2001 $2004 M $1,5833 M

I 2002 $2039 M $1,7872 M
2003 $2113 M $1,9985 M
2004 $214.4 M $2,2129 M
2005 $2188 M $2,4317 M
2006 $2232 M $2,6548 M
2007 $227.7 M $2,8826 M
2008 $2324 M $3,1149 M

Cumulative Economic Impact
1995 - 2008

Cumulative Economic Impact  $ 3141 Billion
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Employment Impact - 1995 through 2003: 413 new jobs and 15,163 years of work
1995 through 2008: 20,963 years of work

All elements of the Texas Motor Speedway Complex currently employ 413 persons in
{“ full-time equivalent positions in 2004, and have provided 15,163 new years of work in
b the regional economy from 1995 through 2003. As noted, another 1200 part time event
staff positions are also in place.
*One job for one year is one work year.

The following employment totals are associated with each portion of the Complex:

Cumulative Employment Impact
i (In Years of Work)

Historic Total 1995 -

( 1995 - 2003 2008
; Speedway Construction 6,131 6,557
Speedway & Club 2,295 4,066
Induced Speedway Benefits 3,265 5,292
LoneStar Tower Condos 2,980 492
LoneStar Tower Office 492 4,556
Total 15,163 20,963
Work Years

¥ i
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Tax Revenue Impacts - Cumulative 1995 through 2003:  $134.3 Million

A tax increment finance district to support the development of the Texas Motor
Speedway Complex was established using a portion of the direct taxes as shown below
to reimburse the accelerated infrastructure costs and to fund some of the development
of this publicly owned Complex.

Tax advantages generated from the activities of the Texas Motor Speedway Complex to
year end 2003 are as shown below, with direct and indirect real and personal property,
sales tax and hotel occupancy taxes as generated by the Complex and its staffing:

Cumulative Direct and Indirect Tax Benefits*

1995 — 2003
*Totals may vary due to rounding.

Direct Indirect Total Direct &
Indirect Taxes

City of Ft. Worth $18,998,000 $2,887,000 $21,884,000

Denton County $688,000 $1,122,000 $1,811,000
State of Texas $74,960,000 $19,617,000 $94,577,000
Northwest ISD $4,891,000 $6,745,000 $11,637,000
Transit $4.114,000 $275,000 $4,389,000
TOTAL $103,651,000 $30,647,000 $134,298,000
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Forecast Tax Revenue Impacts - Cumulative 1995 through 2008: $224.2 Million

Through the nine-year period of historic activity and five years of projected potential, the
Texas Motor Speedway Complex could be expected to yield $224.2 Million in
cumulative tax revenues to the following jurisdictions from 1995 through 2008:

Cumulative Direct and Indirect Tax Benefits*

1995 - 2008
*Totals may vary due to rounding.

Direct Indirect Total Direct &

Indirect Taxes
City of Ft. Worth $32,046,000 $4,563,000 $36,609,000
Denton County $1,295,000 $1,640,000 $2,935,000
l State of Texas $126,457,000 $31,841,000 $158,298,000
Northwest ISD $9,304,000 $9,794,000 $19,098,000
,. Transit $6.817.000 $460.000 $7.277.,000
b TOTAL $175,919,000 $48,298,000 $224,218,000
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FUTURE DEVELOPMENT POTENTIAL

Possible Second NASCAR Cup Event. A second NASCAR NEXTEL Cup race is being
sought for the Texas Motor Speedway. Should these preliminary discussions be
successful, the addition of this event would add some 20 full-time equivalent positions
and $830,000 to the payroll of the Complex by 2005. Part-time event staff would likely
increase by 600, requiring an additional event-related expenditure increase of
approximately $300,000, bringing the total annual payroll generated by a second
NASCAR NEXTEL Cup event to $1.13 million.

Current estimates indicate that a second NASCAR NEXTEL Cup Event would boost
attendance by some 430,000 additional visitors to the Speedway Complex, generating an
additional $37.8 million in annual sales taxable activites by 2008, including gate
admissions, food, beverage and merchandise. Another $4 million in area hotel room
revenues could also be added annually.

Potential Added Impacts

. Economic Impact: Should the Texas Motor Speedway be successful in securing
another NASCAR NEXTEL Cup event, the potential economic impact resulting
from this new event alone and its related visitors to the region could add $295.7
million in new economic activity in the region from 2005 to 2008.

. Employment Impact: The potential employment impact resulting from a second
NASCAR NEXTEL Cup event alone could add 21 direct employees and 211
indirect and induced positions by 2008, resulting in a cumulative total of 898 work
years from 2005 through 2008.

. Tax Revenue Impact: A second NASCAR NEXTEL Cup race could provide new
direct, indirect and induced tax revenue benefits to the region. Direct revenues to
all jurisdictions from 2005 through 2008 could total an additional $26.8 million,
with an additional of $1.6 million in indirect revenues for a total of $28.4 million.
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METHODOLOGY

The types of impact examined in this report are defined as follows:

1. Economic Impact. Economic impact is the benefit to the general economy of
the entire Fort Worth Primary Metropolitan Statistical Area (PMSA), shown as a
multiplier and generally referred to as the "economic ripple effect." This
calculation uses U.S. Bureau of Economic Analysis Regional Input-Output
Modeling System (RIMS I1) multipliers specific to the Fort Worth PMSA.

2. Direct and Indirect Employment Impact. This economic impact analysis
includes direct and indirect employment for both construction and operating
phases. Direct employment refers to persons on the payroll of the facility, while
indirect employment is generated by the purchases of goods and services by the
facility and its employees.

3. Direct and Indirect Tax Revenue Impact. Direct tax revenue impact refers to
the taxes paid by the facility itself, while indirect taxes are tax benefits to the state
and local jurisdictions as a result of employment and other taxable spending.

4, Induced Benefits. Induced benefits are the “spin off” benefits added to the
regional economy as a result of a specific event taking place at a subject site, as
opposed to those benefits which result from the site’s year-to-year, on-going
operations.

LIMITATIONS OF THE ASSUMPTIONS

. Total economic impact of the development extends beyond the Fort Worth
PMSA, as some purchases are made outside the region.

. Employment of any part-time workers has been reduced to "full time equivalent"
positions (FTE) using a standard workweek and benefits.

. Models use a “constant dollar” forecast in 2004 dollars, with no property value or
tax increases, no depreciation, or CPl increases assumed.

o Analysis assumes local point of sale on taxable equipment and construction

materials.
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. Tax revenue impact does not include federal income tax on payroll or on the
activities of the Texas Motor Speedway and other entities on the site, which are
determined as a tax on annual net profits or book values.

Thank you for the opportunity to be of service. | look forward to our further discussions
and may be reached at your convenience at (972) 238-8838.

Sincerely,

S

M.%lizabeth Morris

CEOQ / Chief Economist
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INSIGHT RESEARCH CORPORATION

Our Mission

“Insight Research Corporation clearly defines the economic costs and benefits of

project alternatives so that decision makers have fully informed choices.

We match companies and communities, showing them how to generate and

measure new economic growth, so that everybody wins.”

Insight Research Corporation is one of the nation’s most respected and recognized
economic analysis firms, completing more than 450 assignments each year. Founded
in 1981, its custom approaches and pioneering methodologies have received wide

industry acclaim.

Insight is a dominant competitor in business site location analysis; economic,
employment, and investment grade tax revenue impacts; and cost/benefit analysis. To
date, Insight's studies have assisted in location decisions directly affecting more than
1.8 million workers. Insight Research Corporation has special depth in transportation,
traditional and high-tech manufacturing, and the telecommunications industries.

Insight Research Corporation also consults with public jurisdiction economic
development programs at state and local levels.

To assure the complete objectivity of our work, Insight does no brokerage or incentive
negotiations.

i

“Every day in North America,
an Insight Research project is front page news.”
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INSIGHT RESEARCH CORPORATION

“Every day in North America,
an Insight Research project is front page news. "

Services for Corporations

e Business Site Location Searches and Weighted Evaluations

e Economic, Employment, and Tax Revenue Impact Analysis

e Project or Program Cost/Benefit Analysis

L

o Legislative Impact Analysis for Federal, State and Local Issues

Services for Local and State Jurisdictions, Port/Transportation Authorities

e Development Simulation Modeling

o Economic Impact of Public and Private Facilities

e Investment Grade Tax Revenue Forecasts and Tax Audits
e Cost/Benefit Analysis for a Wide Range of Projects

e Local Impact of Transportation Improvements

o Economic Revitalization Projects and Specialized Tax Districts
) ¢ Retail Opportunity Analysis, the ROAN Reportg

% e Targeted Economic Development Recommendations, Program
Consulting and On-Going Analytical Support

All analytical services provided by Insight Research Corporation are confidential
and are custom-designed to address the specific needs of each client.

i
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INSIGHT RESEARCH CORPORATION

Types of Projects Analyzed:

o Freeways, Toliways, Highways, Bridges, Airports and Seaports

e Intermodal Facilities: Rail, Truck, Air, Cargo and Passenger

e Call, Command, Data and Switching Centers

e Manufacturing, Warehousing and Distribution

_

 Office Buildings and Office Campus Developments

« Regional Malls, Off-Price, Wholesale and Retail Activities

e Speedways and Racetracks

e Sports Venues, Stadiums and Arenas

e Hotels and Resorts

e Studios and Sound Stages

e Single and Multi-Family Housing, and Retirement Communities

i

For further information about analytical services, please contact:

Insight Research Corporation Telephone: 972-238-8838
9441 LBJ Freeway, LB 20 FAX: 972-238-0588
Dallas, TX 75243

Copyright 2004. Insight Research Corporation, 9441 LBJ Freeway, LB 20, Dallas, TX 75243 (872) 238-8838.




FEDERAL

FDIC

US Department of Energy
US Dept of Housing &
Urban Development

STATES/PROVINCES

Oklahoma Dept of
Commerce

Province of Nova Scotia

Province of Quebec
State of Arkansas
State of Louisiana
State of Michigan
State of Minnesota
State of Tennessee
Texas Dept of
Transportation

CITIES/COUNTIES

Aberdeen, MD
Alameda, CA
Albuquerque, NM
Allen Park, Ml
Allen, TX

Ann Arbor, Mi
Arlington, TX
Asheville, NC
Atianta, GA
Austin, MN
Austin, TX
Battle Creek, M
Beaumont, CA
Bedford, TX
Beloit, Wi
Bethel, CT
Borger, TX
Boston, MA
Calgary, Alb
Cambridge, Ont
Carol Stream, 1L
Carroliton, TX
Cedar Hill, TX
Cedar Rapids, 1A
Champaign, IL
Chicago, IL
Cleveland, OH
Colleyville, TX
Collierville, TN
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Columbia, SC
Coppell, TX
Corpus Christi, TX
Corsicana, TX
Cross County, AR
Dallas, TX
Davenport, IA
Denton, TX
Denver, CO
DeSoto, TX
Edmond, OK

El Paso, TX

El Segundo, CA
Ennis, TX

Euless, TX
Farmers Branch, TX
Fayetteville, TN
Flint, Mi

Florence, KY
Flower Mound, TX
Frankfort, IN
Fremont, Mi
Frisco, TX

Fort Worth, TX
Fort Smith, AR
Garland, TX
Georgetown, TX
Grand Rapids, Ml
Grapevine, TX

Greenville/Spartanburg, SC

Haltom City, TX
Houston, TX
indianapolis, IN
Jackson, MS
Jonesboro, AR
Kansas City, MO
Katy, TX

Keller, TX
Killingly, CT
Kinston, NC
Kirkwood, NY
Lake Charles, LA
Lansing, Mi
Lauzon, Quebec
Lexington, KY
Lubbock, TX
Lynchburg, VA
Mansfield, TX
Marion, AR
Marysville, Ml
McKinney, TX
Memphis, TN

INSIGHT RESEARCH CORPORATION

Partial List of Public and Private Sector Clients

Mesquite, TX
Miami, FL
Midlothian, TX

New York (Manhattan), NY

Niles, OH
Northbrook, iL
QOak Forest, IL
Olive Branch, MS
Orlando, FL
Pearland, TX
Peoria, IL
Pflugervilie, TX
Plano, TX
Plymouth, Ml
Port Fourchon, LA
Portland, OR
Raleigh, NC

Rancho Cucamonga, CA

Reno, NV
Richardson, TX
Rockwall, TX
Rock Springs, WY
Rosenberg, TX
Round Rock, TX
Rowlett, TX
Saginaw, Mi

Salt Lake City, UT
San Antonio, TX
San Diego, TX
Schaumburg, IL
Shelby County, TN
Southgate, MI
Southlake, TX

St Louis, MO
Sterling Heights, MI
Summit, IL
Sweetwater, WY
Sunnyvale, CA
Tallulah, LA
Tampa, FL
Topeka, KS
Visalia, CA

Waco, TX
Waterford, Mi
Waxahachie, TX
West Chicago, IL
West Memphis, TN
West Valley, UT
Wichita Falls, TX
Wylie, TX

York, PA
Youngstown, OH
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INSIGHT RESEARCH CORPORATION

Partial List of Public and Private Sector Clients

LEGAL

Akin Gump Strauss Hauer
& Feld

Canterbury, Elder, Stuber
& Gooch

Fulbright & Jaworski

Gardere & Wynne, LLP

Hughes & Luce, LLP

Jenkens & Gilchrist, PC

Munsch, Hardt, Kopf, Harr

Stollenwerck Moore &

Silverberg

Strasburger & Price, LLP

Vinson & Elkins

Winstead Secrest & Minick

CORPORATE

3-M Corporation

Albertsons Inc.

American Express

American Nat't Power

AT&T

BeautiContro! Cosmetics

Bell South

Blue Cross-Blue Shield

Campeau Corporation, CA

Carter & Burgess

Catullus

CB Commercial

Centex Development Corp

Cushman & Wakefield

Dallas Design District

Dell Computer Corporation

Dr Pepper/Cadbury NA

EDS Realty Corporation

Ernst & Young

ExxonMobil Qil Corp

FDX

Federal Express

Fischer Group

Forbes Development

Frito-Lay, Inc.

G E Capital Corporation

General Shopping
Centers

Gerber Products Corp

Goodman Homes, Inc.

GTE

Halff Associates

Hunt Properties, Inc.

Imperial Sugar

Kimley-Horn & Associates

Koch Industries

KPMG

Lutheran Brotherhood

Maguire Thomas,
Partners

Matthews Southwest CA

MCIWORLDCOM

Merrill Lynch

Microsoft

Mills Corporation

Mirant Energy

Mobil Solar Energy Corp

Mutual of New York

Bank of America

Nestle Corporation

Pagenet

Pepsico inc.

Pepsico International

Perot Group/Hillwood Dev

Perot Systems Corp.

Quaker Oats

Roadway Express

Rosewood Properties, Inc.

SABRE Group
Sandoz Pharmaceutical
Skywalker Development
/Lucas Films
Sogetexas, Inc. (France)
Southland Corporation
Southwestern Bell Corp.
Staubach Company
Terrabrook
Texas Industries (TXI)
Texas Instruments Inc.
The Container Store
Trammell Crow Company
TriCon Global Taco Bell,
KFC, Pizza Hut
Visa International
Westerra Development
Wine Institute
Woodbine Development
Xerox Realty Corporation

PROFESSIONAL
SPORTS

Dallas Stars (NHL)
Major League Baseball
(MLB)

National Basketball
Association (NBA)
National Football League

(NFL)
San Antonio Spurs (NBA)
St Louis Rams (NFL)
Stafford Sports

TRANSPORTATION

Alliance Airport

Chrysler-Daimler

CSX intermodal

CSX Railroad

CSX Transportation, Inc.

D/FW International Airport

Dallas Area Rapid Transit
(DART)

Dulles International Airport

Federal Express

LSTransit

Norfolk Southern Railroad

North Central Texas

Council of Governments

North TX Tollway Authority

Texas Dept. of Transportation
and TTA

Union Pacific Railroad

Wilbur Smith Associates

NON-PROFITS

2012 Olympic Committee

Baptist General
Convention

Greater Dallas Chamber

Home and Apartment
Builders Association

Presbyterian Healthcare

System
YMCA
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INSIGHT RESEARCH CORPORATION
“The E-D FAST TRAKKER — A Cost/Benefit Software Breakthrough”

Two of the most controversial questions facing communities are:
A. “What kind of incentives can we afford to offer to desirable new businesses?”
B. “When can we expect to get our money back?”

Insight Research’s E-D FAST TRAKKER quickly and accurately computes the cost-to-benefit relationship of
a proposed project. Reports provide simple, consistent results, illustrated by colorful graphics. Able to be
fully customized for each project, these tools allow a jurisdiction to test mulitiple options of incentives, grants,
infrastructure investments or tax abatements against the potential benefits, including examination of the
following issues:

Costs: Benefits:

» Public service New assessed values

» Afull range of incentives, abatements, Real and personal property taxes
grants, rebates, infrastructure participation, Inventory and sales taxes
fee waivers Permit and fee generation

» Environmental credits Utility franchise fees

> Special tax exemptions Land or special use donations

YV VVVVY

e All financial analyses can be prepared by the local jurisdiction’s staff, safeguarding the confidentiality
of the project.

s Software is tailored for the jurisdiction’s individual tax, benefit and incentive structure, as well as for
each project opportunity.

e Comparative results provide a consistent, reliable way to compare projects against each other and
communicate findings to the public.

s The friendliest, most knowledgeable support services in the industry - by telephone, e-mail or on-site
-- are available to assist the user.

¢ Five models of the E-D FAST TRAKKER are available to accommodate a user’s preferred term of
study and financial variables.

For further information about the E-D FAST TRAKKER, please contact:
Mollie Tully, Director of Statistical Analysis
Insight Research Corporation, 9441 LBJ Fwy, LB 20, Dallas, TX 75243
Telephone 972-238-8838, Fax 972-238-0588, email: theteam@getinsight.com.
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INSIGHT RESEARCH CORPORATION
The ROAN Report® - “A Diagnostic Analysis of Retail Opportunity”

The ROAN Report® is a breakthrough retail diagnostic software which produces a report measuring the
balance between retail supply and demand in virtually any custom-designated geographic trade area in
the United States or its territories. This analysis is designed to answer the questions:

e “What retail use will be most profitable on this site?” or
e “What is the unmet demand for certain goods and services at this site?”

This software program adds significant value by reducing retail risk, revealing current unmet retail
demand by category. The ROAN Report® is unique to the retail industry because, for the first time, both
supply and demand information are provided in one cost-effective, timely and completely custom
analysis.
Included in this report is the following timely custom-quantified information:

¢ New Retail Opportunity; Quantification of Unmet Retail Demand

e Supportable Square Footage

e Sales Tax Revenue Potential

e Marketshare Analysis; Identification of Retail Needs Met

e U.S. Population and Income Trends Compared to the Study Area

e Estimate of Annual Jobs Associated with Potential Retail Square Footage

The Roan Report® cannot be compared to any existing demographic report currently in the marketplace.
It has been developed and tested in an applied research environment, and has been refined, calibrated
and used by Insight Research Corporation’s clients in hundreds of retail site evaluations throughout the
United States over the past decade.

For further information about analytical services, please contact:
Mollie Tully, Director of Statistical Analysis, Insight Research Corporation
9441 LBJ Fwy, LB 20, Dallas, TX 75243
Telephone 972-238-8838, Fax 972-238-0588, Email: theteam@getinsight.com.
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Development Simulation Modeling for Local Government

Development Simulation Modeling is a method of forecasting a community's future growth
under different development scenarios while simultaneously estimating the public cost of that
development. Simulation modeling provides for short and long term, risk-free examination of
future community, zoning and economic development alternatives, helping to answer the following
questions:

» What is the optimum balance between residential and commercial growth for
this city?

> When will this city need more capital facilities such as police and fire
facilities, parks and infrastructure?

> If the current development trends continue, what will our financial needs be
one to ten years into the future?

> How can we modify our current development trends to achieve a more
favorable outcome?

Development Simulation Modeling is possible using the integrated disciplines of public financial
management, planning and zoning, and computer analysis. It provides a set of tools to allow
elected officials and municipal professionals to do the following things:

e Forecast community growth under alternative hypothetical scenarios using
variable assumptions, testing many different opinions and options.

e Examine the tax revenue balance produced from different volumes and types
of development.

e Plan for long term capital and operating budget needs expected for the
community.

e Facilitate consensus on community goals, such as desired community
service levels, tax rate thresholds, and a locally specific balance between
various types of residential and commercial development.

¢ Monitor on-going progress toward these goals with each development project
and zoning decision.

For further information about Development Simulation Modeling, please contact:
Mollie Tully, Director of Statistical Analysis,
Insight Research Corporation, 9441 LBJ Fwy, LB 20, Dallas, TX 75243
Telephone 972-238-8838, Fax 972-238-0588, Email: theteam@getinsight.com.
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This report may be based in part on information obtained from sources deemed reliable.
Insight Research Corporation cannot guarantee or warrant the validity or accuracy of

such information.

Insight Research Corporation has no financial or vested interest in the outcome of
decisions which may be influenced by this analysis.
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