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ABOUT TRIPP UMBACH

*  Founded in 1990.

* Headquartered in Pittsburgh, PA with
offices in Atlanta, GA; Baltimore, MD;
Baton Rouge, LA; Erie, PA; Minneapolis,
MN; and Tucson, AZ.
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* A national leader in research, strategic
planning, and economic impact analysis:
having consulted with over 500
healthcare institutions, 150 universities, ¥ g, E i
and 75 academic medical centers. S iy ek o
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e Tripp Umbach has completed projects in
both the U.S.A. and internationally.

¢ Tripp Umbach completes 100 consulting
projects annually.

* Ateam of 20 professionals with diverse
backgrounds.
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ABOUT UTC EODD

On December 12, 2012 and July 17, 2013, the County Commission of Monongalia County
(the “County”) established, by Order, (i) Development District No. 4 (the “Property Tax
District”) and (ii) University Town Centre Economic Opportunity Development District (the
“Excise Tax District”), respectively. The Districts are comprised of the same geographic
boundaries with 1,450 acres located at or near the Interstate 79 Star City/West Virginia
University Exit and the City of Morgantown, as well as a new Interstate 79 exit currently
under construction in the southern portion of the Districts. The Districts as previously
established encompass all of the land for Phase 1 and Phase 2 as described below, however
the Phase 1 Project Plan’s TIF funded improvements were only underwritten with the
projected increases resulting from Phase 1 development, leaving significant additional
bonding capacity available for the future build out of Phase 2.

Project Plans — Phase 1:
The County approved Project Plan 1 in connection with the establishment of each of the
Districts for the development of the following Projects:

i.  Monongalia County Ballpark, home of West Virginia University’s baseball team and the
West Virginia Black Bears of the New York-Penn League.

ii. New interstate highway interchange at the new Exit 154

iii. Public infrastructure improvements in and around the Districts, primarily on the East
Side of the new I-79 Exit 154 and NW corner of I-79 Exit 155
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OUT UTCEODD

The County received approval from the State of West Virginia to issue up to $45,000,000 of
Excise Tax District revenue bonds and $20,000,000 of Property Tax District revenue bonds to

finance the Projects. To date, the County has issued the following revenue bonds in
connection with the Projects:

Excise Tax District bonds $ 22,165,000 S 21,830,000 S - $ 43,995,000

Property Tax District bonds S - S 9,605,000 S 4,515,000 $ 14,120,000

These Projects both support and enhance the continued development of University Town
Centre, including the newly completed Monongalia County Ballpark, West Virginia University
Healthcare Outpatient Care Center, as well as numerous other lodging, retail, dining, office
and other establishments currently planned or under construction.

The creation of the new interstate highway interchange at the new Exit 154 will not only
establish a southern entrance to the University Town Centre development but will also
provide access to over 600 contiguous acres of previously undeveloped and inaccessible
property to the west of Interstate 79 (Phase 2). The new access point presents a significant
opportunity for future development that will improve the quality of life of individuals in the
area while also benefitting the State, the County, and local municipalities.
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ABOUT UTCEODD

Praject Plans — Phase 2:

The County and developer currently seek approval of their proposed 2" Project Plan,
including the issuance of an estimated $45 million in additional revenue bonds in
furtherance of the economic development of the Districts. The funds made available through
the bond issuance are intended to finance the construction of infrastructure improvements
including, but not limited to, roads and utility extensions servicing the more than 600 acres
of land situated to the west of Interstate 79. The Master Plan for the Phase 2 expansion
includes office, retail, residential, entertainment, and other development sites based on

highest and best use of the property as well as the significant interest already expressed by
companies looking to relocate or expand in the Morgantown area.
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ABOUT UTC EODD

: Phase 1 Properties and I-79 Exit 154 construction in the background

with Phase 2 properties in the foreground
@
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ABOUT UTCEODD

Phase 2 Properties
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ECONOMIC IMPACT STUDY GOALS

To provide a conservative and defensible
estimate of the development.

To calculate the economic, employment, and
government revenue impacts of the

construction and operations resulting from the
UTC EODD Phase 1 & Phase 2 Projects.
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IMPLAN METHODOLOGY

7o complete this study, Tripp Umbach utilized IMPLAN. It is an input-output
methodology that derives the impact based on spending patterns by industry
type (NAICS codes). Itis the industry standard.

Business volume is impacted in three ways:

DIRECT vs. INDIRECT vs. INDUCED IMPACT

INDIRECT e emeeecmncmnnnncneceannne > INOUCED  ameeene-

Purchases from Area Suppliers {nysa
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RMS AND DEFINITIONS

ONGOING OR COMPLETED

COMMITTED

FUTURE PROJECTED

DEFINITION

Under Construction or Operational

Letter of Intent or Purchase Agreement

Based upon Developer Forecasts and

confirmed by Market Metrics Feasibility
Report
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T TAL PHASE 1 CONSTRUCTION IMPACT BY YEAR

EHASEE ! CONSTRUCTION TOTAL CONSTRUCTION | . . .
AT I, The total impact of Phase 1 construction is

ihe omiain Student Housing 525,000,000 $31,500,000 2011-2012 . enme
14 Uity andInfrastructure 52000000 $2000000  2012:2013 projected to be $507,9 m||||on, support 3,537
¢t wvork Contract 512,000,000 $12,000,000 2012-2013 . I .
e arDeslectie 58000000 14300000 20132013 jobs, and generate $17.6 million in state and
1 iley Davison Dealership 56,000,000 $7,500,000 2013-2013
1 Boora Hotel $10,440,000 $14,458442  2015:2015 Ioca | gove rnment revenue.
3I S Convenience Store $1,500,000 $3,642,857 2013-2013
N € ounty Ballpark 523,800,000 527350000 20142015
1= ULilit s and Infrastiucture SS,OOO,QOO SS,OO0,000 20]4—20]5 PHASE 1
o vie s Construction (Earthwosk) — $13,500,000 $13500,0000  2014:2015 TOTAL CONSTRUCTION
i1 tioom Hotel $11,600,000 $16939935  2014-2015
UM Gupatient Center $38500000 4552000000 20142015
2o Turde (Sports Bar) $620,000 $2,000000  2014-2015 e IMPACT IMPACT (J08S) STATE TAX REVENUE OFTOTAL
trsnslatye Retail Build Out $3,200,000 $5.000,000 20152015 2011 $10255854 7 $355.21 2.0%
100 lioom Hotel $8,640,000 $12420779  2015-2015 2012 $38,410,802 268 $1330,351 7.6%
T $700,060 $2375000 20152018 2013 $27,748,658 193 $961,070 5.5%
Tupeotle $275,000 $1,050000  2015-2015 2014 $74,691.259 520 32586918 14.7%
T 5250000 $1000000 20152015 05 $168,776,700 1175 56,444,828 33.2%
wiorthange Cantract $23,000000  $23,000000 20152016 e CIERAHEE 247 33,627 2>3%
S 1 s 1 OFfice Building 36,000,000 $9.250,000 20152016 017 58952:50 &2 31,042,223 =a%
F41 lwamn Hotel $10,440,000 $15545942 20152016 —_— — :
i oo Hotel 58,640,000 $13,208279  2015-2016 __$17590.229 e oo o
S Ruilding $35,000,000 $44,151,471  2015-2016
Lo Rt il $2/400,000 $3000000  2015-2016
vl $1,000,000 $1,400000  2016-2016 PHASE 1
et $12000000 16317647 20162016 TOTAL IMPACT
T+ lium Box Retail $5,000,000 $9,342,857  2016-2016
ST 58,000,000 S’LS,SOO;QOO 20162016 IMPACT IMPACT (JORBS) STATE TAK REVENUE TOTAL mAC'
von b Bank $1,050,000 §3125000 20162016 E::‘:ﬂ:: : 2::::3@3 Sompiee S:;;':?:?Z G ; ‘;‘i iZi:zj‘z‘j ?:2:
ALl GRra sose) 51,000,000 58625000 . 20162018 Coﬁ:lrucliun‘» Future 5102'.3121030 713 s 1)
Haskatnant - Casual Dining $2,100,000 $5,125,000 2016-2016
g el $2,000,000 55,625,000  2016-2016 e . s oA asw oseeas 100w
L slatvaat $1,650,000 $3,950,000  2016-2016
I teurant $1,500,000 $3700000  2016-2016
i Restail $1,500,000 $4250,000 20162016
i e Building $6,000,000 $8,900,000 20152017
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PHASE 1 CONSTRUCTION IMPACT BY PHASE + YEAR

PHASE Y
COMPLETED OR ONGOING BY YEAR The total impact of completed or

ro o TOTAL LOCAL AN i . : TH
 BEEEEETERETTTE  onsoing construction is $314.9 million,

011 $10,255,894 7 $355,211 2,193 jobs, and $10.9 million in state
A $38,410,802 268 $1,330,351 .

— e = ey and local tax revenue. This represents
o 569,740,080 486 52415435 62% of the Phase 1 construction impact.
J005 $125,653,610 875 $4,351,990

St $43,074,755 300 $1,491,886

PHASE 1 The total impact of committed

COMMITTED BY YEAR construction is $90.7 million, 632 jobs,

T 54,951,179 3 $171483 revenue. This represents 17.9% of the
SRS = ASGeLS Phase 1 construction impact.

BRI 555,395,954 386 51,918,628

PHASE 1 . .
UTURE BY YEAR The total impact of future construction
- IR (WESSBRSES) byl million in state and local tax revenue.
20 g $12,789,004 89 51,042,223 .
o BT 581 e This represents 20.1% of the Phase 1
Sy 58,952,303 62 51,042,223

construction impact.
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PHASE 2 CONSTRUCTION IMPACT

The economic impact of Phase 2 construction is projected to be $442.1 million,
sustain 3,079 jobs, and generate $15.3 million in state and local tax revenue.

PHASE 2

CONSTRUCTION PHASE 2
WESTSIDE FUTURE CONSTRUCTION IMPACT BY YEAR

e TOTAL ECONOMIC TOTAL EMPLOYMENT TOTAL LOCAL AND PERCENTAGE
fif improvements 545,000,000 $45,000,000 2015-2018 IMPACT IMPACT {J0BS} STATE TAX REVENUE OF TOTAL
143

e 11F Construction $25,0600,000 $34,000,000 2015-2018 2015 $20,527,745 $710,975 46%
S—— : : ‘ ) 2016 $131,230,942 914 $4,545,160 29.7%
etaurant - Fast Food $700,000 $2,200,000 2016-2016 2017 §115.835,133 807 54,011,929 26.2%
¢ smivenience Store $1,800,000 $4,571.429 2016-2016 2018 $51,319,383 5 $1.777437 )1.6%
2019 $20,527,745 143 $§710,975 4.6%
Lohvenience Store $1,800,000 $4,571,429 2016-2016 2030 $24.936,548 174 863,327 56%
Igestaurant - Fast Food $700,000 $2,375000 2016-2016 2021 527,859,083 B 364,834 S
2022 $24,926,548 174 $863,327 5.6%
tostaurant - Casual Dining $2,100,000 $5,200,000 2016-2016 2023 17,595,210 123 $600,407 20%
1) Room Hotel $8,640,000 $12,620,779 2016-2017 2024 37,331,338 3 5253920 2%
rhedium Size Retail $4,800,000 $10497,143  2016-2017 5
Crfpe $5,250,000 $7,432,500 2016-2017
Oithice building $50,000,000 $70,184,000 2016-2017
o Dealership $10,000,000 $17,225,000 2016-2017
12y Bo < Retail $6,400,000 $13,482,857 2017-2018
3thee Building $7,000,000 $11,000,000 2017-2018
712y Bo< Retail $12,000,000 $24,450,000 2017-2018
O $18,750,000 $29,462,500 2019-2020
Olfea 518,750,000 $27,687,500 2019-2020
it $5,000,000 $7.875,000 2020-202]
Mo $3,750,000 $5,937,500 2021-2022
Orffee $5,000,000 $7,750,000 2021-2022
e $5,000,000 $7,750,000 2022-2023
T $6,250,000 $9,312,500 2023-2024
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ECONOMIC IMPACT — BOTH CONSTRUCTION
P H AS ES TOTAL ECONOMIC IMPACT

11 TOTAL ECONOMIC TOTAL EMPLOYMENT TOTAL LOCAL AND
Tipe total ecanomic impact offboth

construction phases is expected to 2011 510,255 7 $355,211
anpe . 2012 538,410,802 268 $1,330,351

total nearly $1 billion, sustain more o romporys e et
than 6,600 jobs, and yield $32.9 2014 §74,691,259 520 525586918
_— ) 2015 $189,304,444 1,318 $7,155,803
a:1lion in state and local tax revenue. 2016 $310272,374 2,160 $9,414788
2m7 $124,787,435 869 $5,054,152

2018 451,319,362 357 $1,777436

1.2.5% of construction projects fall it Vil L e
i . 2020 $24,926,547 173 $863,326
into the ongoing or com plete or 2021 $27,859,082 194 $964,894
. 2022 $24,926,547 173 $863,326
committed category. 2023 $17,595,210 122 $609,406
2024 $7,331,337 51 $253,919

BOTH CONSTRUCTION PHASES

TOTAL IMPACT
TOTAL ECONOMIC TOTAL EMPLOYMENT TOTAL LOCAL AND PERCENTAGE OF
IMPACT IMPACT (JOBS) STATE TAX REVENUE TOTAL IMPACT

<Zonstruction - Ongoing or Complete $314,883,799 2,193 510,905,943 33.1%
Construction -Committed 590,681,219 632 $3,140,727 95%
¢ ’omstruction - Future $544,391,684 3,792 $18,854,909 57.3%
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NSTRUCTION IMPACT SUMMARY

The total revenue impact to state and local governments from
Phase 1 and Phase 2 Construction total nearly $33 million.

The total regional economic impact from Phase 1 and 2
Construction is approximately $950 million.

These impacts will be accrued over a 14 year period from
2011-2024.

Given that the vast majority of construction expenditures
occur outside of the TIF districts, these revenues (taxes and
fees) are assumed to not be collected in the TIF accounts and

are therefore a direct positive revenue impact to the State of
West Virginia.
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OPERATIONAL IMPACT BY PHASE

PHASE 1 OPERATIONS IMPACT

TOTAL ECONOMIC TOTAL EMPLOYMENT TOTALTAX
IMPACT IMPACT (JOBS) IMPACT

Ongoing/Complete $136,202,521 1,357 $7,876,359
Comimitted = $30,209,689 334 $3,147,258
Future $29,447,739 468 $2,176,174

PHASE 2 OPERATIONS IMPACT

TOTAL ECONOMIC TOTAL EMPLOYMENT TOTALTAX
IMPACT IMPACT (JOBS) IMPACT

Future $713,188,436 7,708 $32,761,985
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ECONOMIC IMPACT OF OPERATIONS

The projected economic impact of operations is $909 million, over 9,800 jobs, and nearly

&4 million in state and local tax revenue. This is an annual impact and reflects when all

businesses are at their projected full operational capacity.

TOTAL IMPACT OF OPERATIONS (ALL PHASES)

TOTAL ECONOMIC TOTAL EMPLOYMENT TOTALTAX
IMPACT IMPACT (JOBS) IMPACT

Direct Effect $554,473,644 6,903 $24,888,327
indirect Effect : $100,919,856 819 $4,044,172
induced Effect $253,654,885 2,146 $17,029,277

TOTAL ECONOMIC IMPACT OF OPERATIONS (ALL PHASES)

TOTAL ECONOMIC TOTAL EMPLOYMENT PERCENT OF
IMPACT IMPACT (JOBS) GRAND TOTAL

megoing/Complete $136,202,521 1,357 15.00%
Committed ' $30,209,689 : 334 3.30%
Future $742,636,175 8,176 81.70%
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TOTAL OPERATIONAL IMPACT

TOTAL IMPACT OF OPERATIONS (ONGOING/COMPLETE)

TOTAL ECONOMIC TOTAL EMPLOYMENT TAX _ i
IMPACT IMPACT (JOBS) IMPACT The total impact of ongoing/

Diven t Eifesct .$84,818,204_ _ _935 $4,902,065 Complete Operat—lons 5136_2 mi"ion’
i Elfect s |9,549,006 1528 $836,173 . S
it ! Effect $31,835,312 269 $2,138,121 1,357 JObS; and $7-9 million.

TOTAL IMPACT OF OPERATIONS (COMMITTED)

IMPACT IMPACT (JOBS) IMPACT . .
The total impact of committed

Dhteact Effoct $19,812,300 251 $2,550,670 ] o )
leiclitvit Bifiect $4,772,876 36 5218911 operations $30.2 million, 334 jobs

ek e Fifect $5624,513 48 $377.679 and S3.1 mi"ion.

4

TOTAL ECONOMIC IMPACT OF OPERATIONS (ALL PHASES)

TOTAL ECONOMIC TOTAL EMPLOYMENT .
IMPACT IMPACT (JOBS) The total impact of future

Cagung/Complete $136,202521 1,357 operations $742_6 mi||ion’ 8,177
Canntted $30,209,689 334 N oppe
Frits $742,636,175 8,176 JObS' and 534'9 million.
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OPERATIONS IMPACTS SUMMARY

The total revenue impact to state and local
governments for Phase 1 and Phase 2 Operations,

including taxes at the corporate and household level,
totals nearly $46 million annually.

The total regional economic impact from Phase 1 and
2 Operations is approximately $909 million.

The $46 million and $909 million are the projected,
point-in-time calculations of impact when all of the
businesses are at full operation. Impacts will be lower
in the initial years of the development, however TIF
collections will also be lower.
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STATE OF WEST VIRGINIA INVESTMENT

Of the $46 million in annual estimated government
(tax and fee) impacts, approximately...

— S40 million is estimated to be State revenue impacts

— S6 million is estimated to be local or county revenue impacts

Of the $40 million in annual projected state revenue
iImpacts, approximately...

— 510 million of the S40 million projected State revenues are
estimated to be collected in the TIF Excise Account and

used to fund the public improvements, which allow for the
total impact to occur (the “but for” test)

— 530 million of the $40 million impact is a direct state
revenue increase

— The ROI of the foregone Sales Tax Collections (which
wouldn’t exist “but for” the TIF funded infrastructure) is

(S30 million / $10 million = 300% ROI)

23
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SUMMARY OF FINDINGS

The potential operational economic impact of the combined
projects is nearly $1 billion annually at full capacity.

The number of permanent jobs supported by 2025 is
projected to be nearly 9,900 in a variety of industry sectors

including healthcare, retail/hospitality, and other
professional fields.

The construction phase of this project will support $960
million in the statewide economy and 6,600 jobs over the
14 year build-out. Over 42% of the projected development is
either a) ongoing or complete or b) committed.

The State of West Virginia will receive an annual net
increase in revenues of approximately $30 million.
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TOTAL iMPACT OF OPERATIONS ALL PHASES

Ditect f:ffect 6,903 $362,981,243 6395,928 318 $554,473,644
ndirect Effect $819  $35,044,815 ."$57,281,921 1$100,919,856
duced Effect 2,146  $82,074,261 $145,348,401 $253,654,885
Toial Effect $9,868 $480,100,318 $598,558,640  $909,048,385

ALL PHASES TOTAL STATE & LOCAL TAX IMPACT

Proprietor Tax'on Production

Description Compensation Inceme anc Imports Households Corporations Total
Dividends $50,443 $50,443
Sovial Ins Tax- Employee Contribution. $293,733 50 $293,733
Social Ins Tax- Employer Contribution $567,883 $567,883 I
Tax on Production and Imports: Sales Tax $16,954,059 $16,954,059
Tax on Production and Imports: Property Tax 58,572,221 $8,572,221
Tax on Production and Imports: Motor Vehicle Lic: $250,023 $250,023
Tax on Production and Imports: Severance Tax 54,065,149 $4,065,149
Tax on Production and Imports: Other Taxes '$1,733,052 $1,733;052
Tax on Production and imports: S/L NonTaxes $300,868 $300,868
Coirporate Profits Tax $1,287,497 $1,287,497
Peisonal Tax: incotne Tax $10,458,060 $10,458,060
Personal Tax: Nonh1axes (Fines- Fees) $872,556 $872,556
Peisonal Tax: Motor Vehicle License $417,665 $417,665
Peisonal Tax: Property Taxes $136,517 $136,517

Peisonal Tax: Other Tax (Fish/Hunt)

-
Bt

A Amounts per Piper Jaffray TIF bond underwriting projections
B - All amounts assumed in this analysis are upon full buildout of both phases
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